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Updated information

This Product Disclosure Statement (PDS) has been prepared by APN Funds
Management Limited ABN 60 080 674 479 (also referred to in this PDS
as “APN FM”, “the Responsible Entity”, “we”, “us” and “our”) as the
responsible entity of the APN Coburg North Retail Fund, ARSN 601 833
363 (Fund). APN FM is the holder of an Australian Financial Services
Licence, AFSL Number 237500. APN FM is the issuer of this PDS and of
units in the Fund (“Units”).

Current information on, and performance details of the Fund can be
obtained from:

APN FM is a wholly owned subsidiary of APN Property Group Limited
ACN 109 846 068 (APN), a company listed on the ASX (ASX Code APD).
However, APN is not the issuer of this PDS.

¡
¡
¡
¡

Investor Services: 1800 996 456 (toll free)
Adviser Services: 1300 027 636
Website: www.apngroup.com.au
Postal Address: PO Box 18011, Melbourne Collins Street East VIC
8003.

PDS availability

This PDS is not required to be, and has not been, lodged with the
Australian Securities and Investments Commission (ASIC). ASIC takes no
responsibility for the contents of the PDS and expresses no view regarding
the merits of investments set out in the PDS.

This PDS is available in electronic format, including via APN FM’s website.
Investors receiving this PDS electronically should ensure that they have
received the complete Application Form and PDS and should contact APN
FM if unsure of whether the electronic document is complete. A printed
copy is available free of charge.

This PDS is dated 3 November 2014. You should read this PDS in its
entirety before making a decision about whether to invest in the Fund.

Selling restrictions

Investors should seek their own advice
The information contained in this PDS is general information only and
does not take into account an investor’s individual objectives, financial
situation, needs or circumstances. APN FM recommends that investors
obtain professional advice from a licensed financial adviser before
investing in the Fund. Certain information in this PDS is subject to
change and may be updated from time to time without the need to notify
investors, if not materially adverse. APN FM will notify investors of any
changes that may have a material adverse impact on investors or any
other significant event that affects the information in this PDS. APN FM
may also provide updated information on its website at www.apngroup.
com.au or on request, at no charge.

This PDS does not constitute an offer or invitation in any place where,
or to any person to whom, it would not be lawful to make such an offer
or invitation. No action has been taken to register or qualify the Fund
or otherwise to permit a public offering of the Units in any jurisdiction
outside Australia and New Zealand. Accordingly, the distribution of this
PDS in jurisdictions outside Australia and New Zealand is limited and
may be restricted by law. Persons holding copies of this PDS who are not
in Australia and New Zealand should familiarise themselves with and
observe any such restrictions. Any failure to comply with these restrictions
may constitute a violation of securities law.
Units may be offered to professional and sophisticated investors in certain
jurisdictions outside Australia if that offer is made in accordance with the
laws of that jurisdiction.

The forward looking statements included in this document involve
subjective judgment and analysis and are subject to significant
uncertainties, risks and contingencies, many of which are outside the
control of, and are unknown to, APN FM and its officers, employees,
agents or associates. Actual future events may vary materially from
the forward looking statements and the assumptions on which those
statements are based. Given these uncertainties, you are cautioned to not
place undue reliance on such forward looking statements.

Unless otherwise determined by APN FM, the Units to which this PDS
relates will only be issued on receipt of an Application Form available from
APN FM.

There are references to past performance in this PDS. Past performance is
no guarantee of future performance.

All amounts quoted in this PDS are in Australian dollars (“AUD”) unless
stated otherwise.

In particular, in considering whether to invest in the Fund, investors should
consider the risk factors that could affect the financial performance of
the Fund. Some of the risk factors affecting the Fund are summarised
in Section 6. APN FM recommends that before making a decision to
invest in the Fund, you consult your financial adviser, accountant or other
professional adviser.

No cooling off

APN FM does not guarantee the success of the Fund, the repayment
of capital invested in the Fund or any particular rate of return on an
investment in the Fund.
An investment in the Fund does not represent a deposit with or a liability
of APN FM, APN or any member of the APN Property Group. An investment
is subject to investment risk, including possible delays in repayment and
loss of income or capital invested. None of APN FM, APN, and any member
of the APN Property Group or any of their officers, advisers, agents or
associates in any way guarantee the performance of the Fund nor any
return of capital.

The offer of Units under this PDS is only available to persons receiving a
printed or electronic copy of this PDS in Australia.

Currency

No cooling off rights apply to an application for Units. This means that
you cannot withdraw your application once it has been made.

APN interests
APN FM, APN and their related entities may, subject to the law and acting
as an investor on its own account or in another capacity, acquire Units and
in that capacity may apply for, retain, purchase or sell on its own account
those Units and may offer or sell such Units otherwise than in connection
with the offer under this PDS. Accordingly, references in this PDS to the
Units being offered or allocated should be read as including any offering
or allocation of Units to APN FM and any of their related entities acting in
such capacity.
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PRODUCT DISCLOSURE STATEMENT

An opportunity
to invest in
a brand new
neighbourhood
shopping centre
anchored by a
20 year lease to
Woolworths

APN is pleased to present an opportunity to invest in the brand
new and recently opened Coburg Hill Shopping Centre (Coburg
Hill). Located approximately 10km north of Melbourne’s Central
Business District (CBD), the centre is anchored by a full-line
Woolworths supermarket and BWS outlet, complemented by
seven1 specialty tenants. Representing almost 60% of rental
income, Woolworths has agreed to enter into a 20 year lease2
expiring in 2034, underpinning Coburg Hill’s Weighted Average
Lease Expiry (WALE) by income of 13.9 years.
A single asset, closed-end unlisted property fund, the APN Coburg
North Retail Fund (Fund) will distribute income monthly, with a
forecast initial distribution yield of 7.00% p.a. for the year ended
30 June 2015, forecast to increase to 7.20% for the year ended
30 June 2016.
Constructed in conjunction with a significant in-fill residential
development and located directly opposite the Newlands
Primary School, Coburg Hill is well positioned to become a
strong convenience based retail shopping precinct for the local
community and surrounding suburbs. For investors, the long term
Woolworths lease, combined with APN’s active asset management
skills, position the Fund to deliver a sustainable income yield with
the potential for capital growth over time.
1 The Property has been purchased subject to an eighteen month rental
guarantee on the two tenancies that are currently unoccupied representing
4.3% of NLA.
2 Woolworths has executed an Agreement for Lease for 20 years to April 2034
however a formal lease has not at the date of the PDS been executed, therefore
execution of a formal lease with Woolworths remains a condition precedent to
settlement.

APN COBURG NORTH RETAIL FUND
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PRODUCT DISCLOSURE STATEMENT

Attractive
distribution
yield paid
monthly
Forecast initial 7.00%
distribution yield1, which is
forecast to increase to 7.20%
in FY2016 (60%-70% tax
deferred)
The Reserve Bank of Australia (RBA) has now maintained a record
low cash rate of 2.50% for 14 consecutive months2. The statement
issued by the Governor of the RBA following the RBA Board
Meeting in October 2014 indicated that the Board of the RBA
maintains its previous guidance that “the most prudent course was
likely to be a period of stability in rates”.
Recent equity market volatility has highlighted some of the key
attractions of quality commercial property investments. Well located
and leased commercial property investments with appropriate levels
of debt offer the potential to deliver a sustainable income stream
at a significant yield premium to current cash, deposit and fixed
income investments, with less volatility compared to traditional
equity markets.
The following chart highlights the relative distribution yields
available from various investment classes compared to that forecast
from the Fund. While the risk profiles of these different types of
investments are naturally different, APN believes the Fund is well
placed to deliver investors with an attractive risk/return profile.

Current yields on different asset classes
8.00%
7.00%
6.00%
5.00%
4.00%
3.00%
2.00%
1.00%
0.00%

APN
Coburg North
Retail Fund

S&P / ASX 200
Index
Dividend Yield

Australia
Government Bond
10 Year Yield

Cash Rate

Source: Bloomberg information as at 30 September 2014
1 For the forecast period to 30 June 2015
2 As at 8 October 2014
APN COBURG NORTH RETAIL FUND
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PRODUCT DISCLOSURE STATEMENT

Brand new
neighbourhood
shopping centre,
located in the
inner city suburb
of Coburg Hill,
10km from
the CBD
Completed in April 2014, Coburg Hill is located at the entrance
of a large in-fill residential development known as Focus @
Coburg Hill. It is understood that the development will comprise
approximately 400 dwellings on completion which is leading
a significant rejuvenation and population expansion of the
immediate area.
As a neighbourhood centre, Coburg Hill is designed to service the
immediate community with their day-to-day non-discretionary
convenience requirements. The Property is serviced by a local
bus route and positioned directly opposite the Newlands Primary
School, broadening its appeal as a local convenience shopping
destination.

Population growth is forecast at around 0.6% per annum to
20,000 residents by 2026 and over this period MacroPlan
Dimasi projects a 5.0% p.a. average annual growth rate in total
centre retail sales, from a projected $29 million in 2014/15 to
approximately $50 million in 2026.
The purchase price of $18.9 million represents a passing yield of
7.35% per annum (equivalent to a purchase price of $4,270 per
m2 and a market capitalisation rate of 7.25%), which is consistent
with recent comparable sales and the independent valuation
report from m3property which is summarised in Section 9.

Further potential exists to enhance the destination appeal
of Coburg Hill by carefully selecting tenants for the existing
vacancies (which are subject to an 18 month rental guarantee) to
supplement the centre’s existing convenience based offering.
As part of its due diligence investigations, APN has commissioned
a demographic analysis investigation by MacroPlan Dimasi, a
summary of which is included in Section 3.7. The main trade area
currently comprises an estimated 18,660 residents, including
12,100 residents in the primary sector. This is considered a
substantial catchment for a supermarket anchored neighbourhood
shopping centre.

APN COBURG NORTH RETAIL FUND
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PRODUCT DISCLOSURE STATEMENT

Woolworths
‘Blue-chip’ anchor tenant,
leased to April 2034
Founded in 1924, Woolworths Limited has grown to be one of
Australia’s largest ASX listed companies and the largest food retailer
in Australia. Across Australia and New Zealand, Woolworths and its
businesses service over 28 million customers weekly.
With more than 3,000 stores across Australia and New Zealand,
spanning food, liquor, petrol, general merchandise, home
improvement and hotels, Woolworths reported total revenue for
the 2014 financial year of $60.8 billion and a net profit after tax
totalling $2.45 billion.
Woolworths has been secured as the anchor tenant (58% by gross
rental income) of the centre on a 20 year lease expiring in April
2034, operating a 3,193m2 full-line supermarket and BWS (liquor)
outlet.
Initial Woolworths trading results from the commencement of
trading in April 2014 are strong (MacroPlan Dimasi estimated sales
of $24-$25 million for 2014/2015) and are forecast to increase with
the expected population growth in the main trade area surrounding
the centre.

APN COBURG NORTH RETAIL FUND
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PRODUCT DISCLOSURE STATEMENT

Active fund
management
and exit strategy
APN FM’s strategy is to
maximise retail centre
turnover by enhancing its
convenience appeal.
The Fund is a single asset, closed-end property fund. The Fund
aims to provide unitholders with a sustainable income yield
(partially tax deferred) with the potential for capital growth.
To achieve this objective, APN FM will, on behalf of the Fund,
acquire the Property and seek to increase the capital value
and income of the Fund by actively managing the Property,
carefully selecting tenants for the two existing vacancies (which
are subject to an 18 month rental guarantee from the date of
settlement of the acquisition of the Property) to enhance the
centre’s convenience offering and destination appeal for the local
community. As the centre matures we will also seek to leverage
the forecast increase in retail turnover to achieve increased rents
on the renewal of foundation tenancies, with further potential
capital appreciation possible as Woolworths approaches turnover
rent thresholds.
It is intended that the Fund will seek to realise the Property
on termination of the Fund and distribute the net proceeds to
investors.
APN actively monitors all property markets relevant to its
investors. If an opportunity arises to sell the Property on attractive
terms, it will be explored with the objective of maximising returns
for investors.

APN COBURG NORTH RETAIL FUND
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PRODUCT DISCLOSURE STATEMENT

Manager
APN Property Group is one
of Australia’s leading real
estate investment managers.
APN FM is a wholly owned subsidiary of APN Property Group
Limited (APN). Established in 1996, APN is a specialist real estate
investment manager with operations based in Melbourne (Head
Office) and Singapore.
Focussed exclusively on real estate funds management and with
a core philosophy of “property for income”, we seek to establish
and actively manage a suite of real estate funds to provide
sustainable, growing income and wealth creation opportunities for
retail and institutional investors.
At the core of our business is our commitment to investment
performance and outstanding service. We deliver this through our
highly disciplined investment approach, our deep understanding
of commercial real estate and our dedicated in-house client
services team.
Our team has a broad range of specialist skills, experience and
relationships across multiple property sectors. This depth of
expertise positions us to identify attractive opportunities and
proactively manage properties to deliver value for our tenants and
value for our investors.

PROPERTY
FOR INCOME
APN COBURG NORTH RETAIL FUND
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2 INVESTMENT OVERVIEW
Further
details

Important dates
Offer Opening Date

3 November 2014

Offer Close Date

19 December 2014 (unless closed earlier or extended at APN FM’s discretion)

Units Allotted

22 December 2014 (unless closed earlier or extended at APN FM’s discretion)

First Distribution

Will be paid in respect of the period ending 31 January 2015

4.2

Further
details

Key features of the offer
Offer Amount

$11.078 million

Issue price

$1.00 per Unit

Minimum Application
Amount

The minimum Application Amount under the Offer is 20,000 Units at the offer price of
$1.00 per unit for a total investment of $20,000. The Responsible Entity may waive the
minimum Application Amount at its discretion.

4.2

4.2

APN Property Group will fund the payment of interest to investors on all cleared
application monies from the date of receipt until the issue of units in the Fund or the
return of application monies if the minimum offer amount of $11.078 million is not raised.
Interest will accrue at 4.50% p.a. and will be paid on Unit issue on refund of application
monies received.
Minimum Offer Amount

The minimum offer amount is $11.078 million. If the minimum offer amount is not raised
by the Offer Close Date (being 19 December 2014 or such other date determined by APN
FM, at its discretion), APN FM may:

4.2

¡¡ enter into an underwriting arrangement with an underwriter(s) to take up any shortfall
in subscriptions through the issue of units to the underwriter(s);
¡¡ enter into a placement arrangement with one or more investors (which may include
APN and/or its related parties and associates) to take up any shortfall in subscriptions
through the issue of units to such investor(s); or
¡¡ not to proceed with the Offer and return application monies plus accrued interest to
investors (refer Section 4.2 for details).
Any units issued to the underwriter(s) or such investor(s) may have different rights to Units
(which are ordinary units in the Fund), including that these units may be redeemed using
the proceeds from the subsequent issue of Units.
Further
details

The Property
Property

APN, on behalf of the Fund, has entered into a contract to acquire the strata titled freehold
property known as the Coburg Hill Shopping Centre located at 153 – 167 Elizabeth Street,
Coburg North, Victoria.

Value

$18.9 million as assessed by the independent valuation performed by m3property dated
30 September 2014.

Occupancy and
weighted Average
Lease expiry (WALE)

The building is approximately 95.7% occupied (by net lettable area (NLA)), with a WALE of 13.9
years (by income) and 15.8 years (by NLA) as at 30 September 2014. An eighteen month rental
guarantee from the date of settlement of the acquisition of the Property has been secured for the
two outstanding vacancies in the centre, representing the remaining 4.4% of NLA.

Tenants

Woolworths anchors the shopping centre, occupying 72% of the NLA and representing 58%
of the Property’s annual gross income.
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3

3.4
3.4,3.5

3.5

2 INVESTMENT OVERVIEW
Further
details

Key features of the Fund
Investment
objective

The Fund aims to provide Unitholders a sustainable income yield (partially tax deferred) with the
potential for capital growth.

4

Fund type

The Fund is a single asset, closed-end unlisted property fund created to provide exposure to a Melbourne
based neighbourhood shopping centre anchored by a full-line Woolworths supermarket and BWS outlet,
through the acquisition and holding of the strata titled freehold property located at 153 – 167 Elizabeth
Street, Coburg North, Victoria (Property).

4

Responsible
Entity and Fund
management

APN FM is the Responsible Entity of the Fund.

5

Proposed term
of the Fund

The Fund is intended to have a seven year term from its commencement (i.e. it is proposed that the Fund
will terminate on or about 22 December 2021), unless the Property is sold earlier.

APN FM may appoint a third party property manager to collect the rent and manage the ongoing
maintenance requirements of the Property.

4.5

It is intended that APN FM will seek to sell the Property immediately before termination of the Fund and
distribute net proceeds from the sale of the Property to Unitholders.
If APN FM considers that it is in the best interest of Unitholders, it may seek an extension to the term
of the Fund (for a period of two years) by calling a meeting of Unitholders. Any proposal to extend
the term of the Fund will need to be approved by a special resolution of Unitholders (i.e. a resolution
that has been passed by at least 75% of the votes cast by Unitholders that are entitled to vote on the
resolution).
Early sale of
the Property

If the Responsible Entity considers it appropriate to take advantage of a disposal opportunity, it may sell the
Property prior to the conclusion of the Fund’s proposed seven year term to maximise returns to Unitholders.

4.5

Redemption policy

It is not proposed that a withdrawal facility be available to Unitholders during the term of the Fund.

4.6

Distributions

The Responsible Entity intends to pay distributions monthly in arrears commencing from 31 January
2015. Distributions are expected to be paid within 10 business days following the end of each month.
Distributions are forecast to be 7.00% per annum (annualised) for the period to 30 June 2015 and are
forecast to increase to 7.20% per annum for the year to 30 June 2016.

4.7

Tax deferred

The Responsible Entity anticipates that the distribution payments to Unitholders will include a tax
deferred component. The tax deferred component is forecast to be 60% - 70% for the period to 30 June
2015 and the year to 30 June 2016.

10

Investment
rationale and
strategy

The value of the investment is underpinned by a full-line Woolworths supermarket and BWS outlet
(20 year lease, expiring in April 2034), together with seven specialty tenancies.
Well positioned as part of a significant infill residential development, and located opposite the Newlands
Primary School, Coburg Hill provides a strong convenience retail based offering for its local community.
To ensure value is maximised for Unitholders, the Responsible Entity’s strategy will be to actively manage
the Property during the term of the Fund. This will include:
¡¡ carefully selecting tenants for the existing vacancies (which are subject to an 18 month rental
guarantee from the settlement date of the acquisition of the Property) to enhance the centre’s
convenience offering and destination appeal for the local community;
¡¡ actively seeking to renew and extend the existing specialty leases prior to expiry on favourable terms
as the centre’s trading patterns mature; and
¡¡ tightly managing centre operating costs and capital expenditure requirements.

Debt finance

The Responsible Entity has signed an agreement with the Bank of Melbourne which provides for a
$9.45 million debt facility or a term of 3 years. The debt facility will assist in funding the acquisition of
the Property. The Fund’s initial gearing ratio is expected to be 49.7%.

4.4

APN
co-investment

APN and/or its related parties and associates may invest in the Fund on either:

4.9

¡¡ the same terms as other investors via subscribing for Units; or
¡¡ by acting in the capacity as an underwriter or wholesale investor to subscribe for units that have
different rights to the Units (which are ordinary units in the Fund), including that these units may be
redeemed using the proceeds from the subsequent issue of Units.
APN COBURG NORTH RETAIL FUND
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2 INVESTMENT OVERVIEW
Further
details

Risks
General risks

General risks include, but are not limited to:

6.2

¡¡ Downturn in economic and market conditions;
¡¡ Interest rate and inflation fluctuations; and
¡¡ Legislative changes.
Real estate risks

Real estate specific risks include, but are not limited to:

6.3

¡¡ Decrease in property valuation, including as a consequence of assignment of the
Woolworths lease;
¡¡ Decrease in property net operating income, including as a consequence of termination of
the Woolworths lease;
¡¡ Force majeure events such as natural disasters, market volatility or terrorism;
¡¡ Leasing risk such as renewal/re-leasing risk and lease termination and assignment risk; and
¡¡ Capital expenditure risk such that forecast capital expenditure estimates are exceeded.
Fund risks

Fund risks include, but are not limited to:

6.4

¡¡ Liquidity risk – there will be no withdrawal facility established;
¡¡ Investment timeframe varies from stated fund term of 7 years;
¡¡ Leverage and interest rate exposure – higher than forecast interest costs, debt covenant
breaches or debt facility not being renewed (noting that the proposed debt facility is for a
three year term);
¡¡ Lack of portfolio diversification. As a single asset fund, there is significant reliance on one
major tenant. This may mean that income and capital returns to investors may be adversely
impacted if, amongst other things, the major tenant becomes insolvent or is placed under
administration or if the major tenant’s lease is terminated, assigned or not renewed and
equivalent replacement tenants cannot be found;
¡¡ Deferral of Unit Issue date – the unit issue date and therefore Fund commencement date
may be delayed if the Property settlement conditions are not met;
¡¡ Unexpected litigation; and
¡¡ Investment return targets not achieved.
Further
details

Fees and other costs
Base management fee

0.60% per annum of the Gross Asset Value.

Expense recoveries

Estimated at approximately 0.35% per annum of the Gross Asset Value. The Responsible Entity
is entitled to be reimbursed by the Fund for all costs and expenses properly incurred in relation
to the Fund.

Acquisition fee

1.50% of the gross purchase price of the Property (excluding transaction costs).

Disposal fee

1.00% of the gross disposal price of the Property (excluding transaction costs).

Leasing fee

Up to 3 month’s gross rent payable on a new lease or the extension of an existing lease.

Debt arrangement fee

0.50% of the amount of the debt facility (up to a maximum of $50,000) for the arrangement
or extension of a debt facility for the Fund. APN will not charge this fee on establishment of
the Fund.

Performance fee

20% of the amount by which the Fund’s Internal Rate of Return exceeds the Target Rate of
Return of 10% per annum.
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2 INVESTMENT OVERVIEW
Further
details

ASIC benchmarks and disclosure principles1
Gearing
(Benchmark 1:
Gearing Policy and
Disclosure Principle 1:
Gearing Ratio)

The Responsible Entity satisfies Benchmark 1 in ASIC’s Regulatory Guide 46. The
Responsible Entity has adopted and complies with a written Treasury Policy for the Fund
that governs the level of gearing for an individual debt facility.

Interest cover
(Benchmark 2:
Interest coverage policy and
Disclosure Principle 2:
Interest coverage ratio)

The Responsible Entity satisfies Benchmark 2 in ASIC’s Regulatory Guide 46. The
Responsible Entity has adopted a written Treasury Policy for the Fund that seeks to limit
the minimum interest cover to 2.00 times (Bank interest coverage ratio basis (ICR)) on an
individual debt facility basis.

Interest capitalisation
(Benchmark 3:
Interest Capitalisation)

The Responsible Entity satisfies Benchmark 3 in ASIC’s Regulatory Guide 46. The interest
expense incurred by the Fund will not be capitalised.

Scheme borrowing
(Disclosure Principle 3:
Scheme borrowing)

The Fund is a geared investment product.

Portfolio diversification
(Disclosure Principle 4:
Portfolio Diversification)

The Fund is predominantly invested in one asset, being the Property.

Valuations
(Benchmark 4:
Valuation Policy)

The Responsible Entity satisfies Benchmark 4 in ASIC’s Regulatory Guide 46. The
Responsible Entity has adopted a written Valuation Policy for the Fund that governs the
minimum requirements of when an independent valuation is required and establishes the
guidelines for the appointment of the valuer.

4.8

Related party transactions
(Benchmark 5: and
Disclosure Principle 5:
Related Party Transactions)

The Responsible Entity satisfies Benchmark 5 in ASIC’s Regulatory Guide 46. The
Responsible Entity has adopted a written Conflicts of Interest and Related Party
Transaction Policy to ensure that any related party transaction entered into by APN FM or
its related parties is on arm’s length terms and is monitored on a regular basis.

4.8

Distributions practices
(Benchmark 6: Distribution
Practices and Disclosure
Principle 6: Distribution
Practices)

The Responsible Entity satisfies Benchmark 6 in ASIC’s Regulatory Guide 46. Distributions
will be funded from accumulated cash from operations (excluding borrowings).

4.7

Withdrawal arrangements
(Disclosure Principle 7:
Withdrawal Arrangements)

Units in the Fund are an illiquid investment. Investors will not be able to withdraw their
investments in the Fund until the Fund is terminated and the Property is sold (subject to
any redemption rights attaching to units issued to the underwriter(s) and/or wholesale
investor(s), if applicable).

4.6

Net Tangible Assets
(Disclosure Principle 8:
Net Tangible Assets)

The net tangible assets of the Fund on establishment (assumed to be 1 January 2015) is
forecast to be 86.20 cents per unit.

8.2

4.4

Under its Treasury Policy, the Responsible Entity seeks to limit the maximum gearing ratio
to 60% (and 60% on a Bank Loan to Value Ratio (LvR) basis). The initial gearing ratio is
forecast to be 49.7% (and 50% on a Bank LvR basis).
4.4

The interest cover ratio is forecast to be 3.11 times for the period ended 30 June 2015.

4.4

1 and 3.5

1 ASIC has established six benchmarks and eight disclosure principles under Regulatory Guide 46 – Unlisted Property Schemes: Improving disclosure for retail investors.
The information summarised in this table and explained in detail in the identified section is intended to assist investors with analysing the risks of investing in the Fund.
Investors should consider this information together with the detailed explanation of various benchmarks and principles referenced throughout this PDS and the key risks of
investing in the Fund highlighted in Section 6 of this PDS.

APN COBURG NORTH RETAIL FUND
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3 PROPERTY AND MARKET OVERVIEW
3.1		 Key features of the Property
¡¡ Brand new (completed in April 2014) mixed use residential
(not being acquired) and retail two storey building
¡¡ Located approximately 10km north of Melbourne CBD in
Coburg Hill (Melbourne metro location)
¡¡ Full-line Woolworths supermarket (3,193m2) on a
20 year lease, with 7 specialties
¡¡ Centre is 95.7% occupied by NLA with the vacant space
subject to an 18 month rental guarantee
¡¡ WALE of 13.9 years by income and 15.8 years by NLA
as at 30 September 2014
¡¡ Purchase price reflects a passing yield of 7.35% and
$4,270 per m2 NLA

3.2		 Property Description
Completed in April 2014, Coburg Hill comprises a retail and
residential mixed use modern two storey building constructed via
reinforced concrete and steel frame with post tensioned floor slab
and band beams, precast concrete facades and metal deck roof
structures.
The building forms part of a larger mixed use development area
and provides for some 4,400m2 of NLA, including a full-line
Woolworths supermarket, BWS outlet, 7 specialty stores and 194
external on-grade and basement car parking bays. The Property
also comprises 10 residential apartments and 10 basement car
parking bays which will be subdivided from (and will not form a
part of) the Property being purchased.
Coburg Hill is divided into areas in accordance with their specific
uses. The supermarket is located in the central and west ground
level area, with main access through a double height common
lobby off Elizabeth Street. The retail tenancies are located to the
north and south of perimeter ground level areas. The residential
apartments and Jetts Gym are located on level 1 and accessed
from the south and north of the Property respectively. Residential
car parking is located on the basement level with access via
a ramp off Focus Road. Parking for the retail component is
located on the basement level which extends to the northern
site boundary below the external ground floor footpath and the
northern on grade car park.
The shopping centre is serviced by two passenger lifts and a
moving walkway. Specialty tenancies were constructed to a shell
and core with tenants taking on responsibility for the installation
and maintenance of air conditioning and ventilation systems to
suit their requirements.
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3 PROPERTY AND MARKET OVERVIEW
3.3		 Location
Coburg Hill is located approximately 10 kilometres north of the
Melbourne CBD. The site was formally the Kodak Australasia site
and sits within the City of Moreland zoned BZ1 and is now the
subject of a large infill residential development by the Satterly
Property Group for which planning permission has been received
for approximately 400 new dwellings.
The suburb in which the Property is located is accessible via the
main thoroughfares of Sydney Road and Bell Street with the
Property occupying a highly visible location on the north-western
corner of Silver Boulevard and Elizabeth Street, easily accessible
as a convenience shopping destination for surrounding residents.
Coburg Hill currently services a primary and secondary trade
area1 covering an estimated population of 18,660 and is the only
full-scale supermarket within its main trade area (2km radius from
the centre). No competing developments are currently proposed
and the Property is well positioned to effectively service the
surrounding residents as a convenience retail destination.
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1 The primary trade area covers the surrounding residential areas around the
centre, extending around 1km to the east and bounded by Bell Street to the
south. The secondary trade area sits to the east of the primary trade area and
is bounded by the railway line to the east. See Map 1 in Section 3.7.
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3.4		 Property Facts
			(RG46 Disclosure)
Property type

Neighbourhood
shopping centre

3.5 Major tenant profile
Woolworths Limited
Area

3,193m2

% NLA

58% by income

Strata titled, Freehold

Lease expiry

8 April 2034

Land area

6,798m2

Option

4 terms of 5 years each

Zoning

“Commercial 1 Zone”
Moreland City Council

Passing Gross rent

$928,000 per annum

Rent reviews

Purchase price

$18,900,000

Independent valuation2

$18,900,000

5 yearly based on the average of the
aggregate turnover rent paid in the 3
years preceding

Date of valuation

30 September 2014

Valuer

m3property

Market capitalisation rate

7.25%

Total NLA

4,426m2

Car parking

206 spaces

Occupancy (NLA)

95.7% (balance subject to 18
month rental income guarantee)

Major Tenant

Woolworths Limited,
expiring April 2034

Weighted Average
Lease Expiry

13.9 years by income and
15.8 years by area as at
30 September 2014

Location

153-167 Elizabeth Street,
Coburg North, VIC

Ownership

2 m3property valuation dated 30 September 2014.

3.6		 Building report
A detailed technical due diligence report has been prepared by
SGA Property Consultancy. In the opinion of the Responsible
Entity, the report does not identify any major issues which would
preclude the acquisition of the Property. Where issues have
been identified, they have been costed and a 10-year capital
expenditure budget has been provided and included in the
forecast financial information where applicable.
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3 PROPERTY AND MARKET OVERVIEW
3.7		 Demographics and outlook
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Executive summary

Coburg Hill SC is a recently opened supermarket anchored centre located in the
inner northern suburb of Coburg North, approximately 10 km from the
Melbourne CBD. The key points to note in relation to the centre are summarised
below:
Location and accessibility
• Coburg Hill SC is located on a highly visible site on the north-western corner of
Silver Boulevard and Elizabeth Street. The centre is easily accessible as a
convenience shopping destination for surrounding residents.
• Map 1 shows the location of Coburg Hill SC, as well as its catchment sectors.
Composition and performance
• Coburg Hill SC is a small neighbourhood shopping centre, anchored by a
Woolworths supermarket of 3,200 sq.m and also containing a small number of
specialty traders, including a Degani’s Café, a Regency Pharmacy, a car wash
outlet, and a dental clinic, as well as a Jetts 24 Hour gymnasium.
• The recent average weekly sales for the Woolworths supermarket were around
$435,000 (including GST). The Woolworths store is estimated to achieve
around $25 million in sales for 2014/15.
• Gross retail specialty rents at Coburg Hill SC currently average $675 per sq.m,
while gross rents for the non-retail tenancies currently average $433 per sq.m.

Coburg Hill SC, Melbourne
Sales growth outlook
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3 PROPERTY AND MARKET OVERVIEW
Executive summary

Trade area analysis
• The main trade area served by Coburg Hill SC includes a primary and a
secondary sector, which together form a well-defined main trade area,
reflecting the geographical features in the locality, including the railway line,
Bell Street and the industrial zoned land.
• Table 1 details the population levels within the Coburg Hill SC main trade area.
The main trade area population is estimated at 18,660 at present, including
12,100 residents in the primary sector, which is a substantial catchment for a
supermarket anchored centre of this scale and mix.

Table 1
Coburg Hill SC trade area population, 2006-2026*
Estimated population
Trade area sector
Primary
Secondary
Main trade area

Forecast population

2006

2011

2014

2016

2021

2026

11,250

11,800

12,100

12,280

12,730

13,080

6,080

6,410

6,560

6,640

6,790

6,940

17,330

18,210

18,660

18,920

19,520

20,020

2006-11

2011-14

2014-16

2016-21

2021-26

110

100

90

90

70

66

50

40

30

30

176

150

130

120

100

2006-11

2011-14

2014-16

2016-21

2021-26

Average annual growth (no.)
Trade area sector
Primary
Secondary
Main trade area

Average annual growth (%)
Trade area sector
Primary

1.0%

0.8%

0.7%

0.7%

0.5%

Secondary

1.1%

0.8%

0.6%

0.4%

0.4%

Main trade area

1.0%

0.8%

0.7%

0.6%

0.5%

*As at June
Source: ABS Census 2011; Victoria In Future, May 2014; MacroPlan Dimasi

• Population growth in the main trade area will be driven primarily by further infill development and renewals of older housing stocks, expected to take the
population base to just over 20,000 people in 2026, including 13,080 residents
in the primary sector.

Coburg Hill SC, Melbourne
Sales growth outlook
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Executive summary

• The Coburg Hill SC main trade area is reflective of an established inner
suburban area, comprised of traditional families generally in their middle life
stages.
• The total retail expenditure generated by the main trade area population is
estimated at $226.5 million in 2014, including $147.6 million from primary
sector residents. The available retail expenditure of the main trade area
residents is projected to grow at an average annual rate of 3.4% per annum,
to reach $338.3 million by 2026, including $222.1 million in the primary sector.
• Expenditure on take-home food, packaged liquor and groceries (FLG) is the
largest expenditure category, accounting for 45% of all retail expenditure in
the main trade area, and is the most important category for supermarket
based centres such as Coburg Hill SC.
Competition
• Coburg Hill SC provides the only full-scale supermarket within the main trade
area, and is well positioned to very effectively serve surrounding residents,
particularly from the primary trade area, for their food and grocery shopping
needs.
• Beyond the main trade area, alternative supermarket facilities are provided at
Reservoir to the north-east; Preston to the east; and Coburg to the southwest. The locations of the South Morang railway line, Bell Street and Sydney
Road however help to ‘insulate’ the competitive influence of those centres.
• There are no competitive developments currently proposed, of a scale or
nature which are likely to impact noticeably on Coburg Hill SC.

iv

Coburg Hill SC, Melbourne
Sales growth outlook
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Executive summary

Centre outlook
• The sales outlook for Coburg Hill SC is detailed in Table 2. Woolworths at
Coburg Hill SC is estimated to achieve sales of around $25 million in 2014/15,
reflecting a solid Year 1 average productivity level of $7,900 per sq.m. Store
sales are projected to increase on average by around 5.1% per annum, to
reach around $44 million by 2026, though with higher sales growth expected in
the first 2-3 years.

Table 2
Coburg Hill SC - Annual sales potential, 2015-2026*
Estimated sales potential ($M)
Category

2015

2016

2017

2018

2019

2020

2021

2022

2023

2024

2025

2026

25.3

27.8

30.1

32.3

34.0

35.5

36.8

38.1

39.5

40.9

42.3

43.8

Major tenants
Woolworths
Retail specialties
• Degani's Café

1.5

1.6

1.7

1.8

1.9

2.0

2.1

2.1

2.2

2.3

2.4

2.5

• Regency Pharmacy

1.2

1.3

1.4

1.5

1.6

1.6

1.7

1.7

1.8

1.9

1.9

2.0
0.7

• Specialty 1**

0.5

0.5

0.5

0.5

0.6

0.6

0.6

0.6

0.7

0.7

0.7

• Specialty 2**

0.8

0.9

0.9

1.0

1.0

1.1

1.1

1.2

1.2

1.2

1.3

1.3

29.4

32.2

34.7

37.1

39.0

40.8

42.3

43.8

45.3

47.0

48.6

50.3

9.4%

7.9%

6.9%

5.2%

4.4%

3.7%

3.6%

3.5%

3.5%

3.5%

3.5%

Total centre - retail
Sales growth

*Inflated dollars & including GST
**Currently vacant tenancies, assumed to be leased in FY15
Source: MacroPlan Dimasi

• The solid initial sales volume for the Woolworths supermarket will ensure that
there is a substantial amount of activity at the centre, from which the specialty
traders will be well placed to benefit.
• The outlook for the centre is for solid growth, with no competitor developments
expected to impact sales growth. Total centre retail sales are projected at over
$29 million in 2014/15, to reach around $50 million by 2026, reflecting
average annual growth of 5% over the forecast period.

Coburg Hill SC, Melbourne
Sales growth outlook
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4 THE FUND AND INVESTING IN THE FUND
4.1		 Fund Overview

Ordinary Units

The APN Coburg North Retail Fund (ARSN 601 833 363) is an
unlisted unit trust which was registered with ASIC as a registered
managed investment scheme on 29 September 2014. APN FM is
the responsible entity of the Fund.
The Fund was established to provide exposure to a neighbourhood
shopping centre, anchored by a full-line Woolworths supermarket,
a BWS outlet and associated specialty retailers, through the
acquisition and holding of the Property located at 153 – 167
Elizabeth Street, Coburg North, Victoria.

4.2		 The Offer
APN FM is seeking to raise $11.078 million through the Offer to
fund the acquisition of the Property by the Fund. Under the Offer,
Units will be issued at an offer price of $1.00.
The table below sets out the important dates in relation to the
Offer.
Important dates1
Offer Open Date

3 November 2014

Offer Close Date (5 pm Melbourne time) 19 December 2014
- last date for receipt of Applications and
(unless closed
Application Monies (unless extended or
earlier)
closed earler)
Issue Date - date of issue of Units under
this PDS

22 December 2014

1 These dates are intended to be indicative only and may be subject to change.
APN FM reserves the right to amend this timetable including the right to
extend the latest date for receipt of Applications, subject to the Corporations
Act. APN FM reserves the right to close the Offer early or withdraw the PDS
and the Offer at any time, in which case Application Monies will be refunded to
investors in full (with interest).

APN Property Group has agreed to fund the payment of interest
to investors on all cleared application monies from the date
of receipt until the issue of Units in the Fund or the return of
application monies if the minimum offer amount of $11.078
million is not raised. The interest will be funded out of APN
Property Group’s internal cash resources. Interest will accrue at
4.50% pa. on the cleared application monies received and will be
paid on Unit issue or refund of application monies received.
APN reserves the right to decline an Application in whole or in
part in its absolute discretion.
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Applicants who are issued Units under the Offer will be issued
ordinary units in the Fund.

Underwriter and/or wholesale units
If the minimum offer amount of $11.078 million is not received by
the Offer Close Date (being 19 December 2014 or such other date
determined by APN FM, at its discretion), then APN FM reserves
the right to:
¡¡ enter into an underwriting arrangement with an underwriter to
take up shortfall in subscriptions through the issue of units to
the underwriter; or
¡¡ enter into a placement arrangement with one or more
wholesale investors (which may include a related party) to take
up the shortfall in subscriptions through the issue of units to
those investors.
The units issued to the underwriter or wholesale investors may
have different rights to the Units (being ordinary units in the
Fund), including that these units may be redeemed using the
proceeds from the issue of Units

4 THE FUND AND INVESTING IN THE FUND
4.3		 Fund structure
The structure of the Fund is as follows:

Financier
(Limited recourse loan to
APN FM as Responsible
Entity of the Fund)

Investors2

First ranking fixed
and floating charge
over the assets

APN FM
(Responsible Entity
and Custodian)

APN Coburg North
Retail Fund
100% ownership

Loan secured by first
registered real property
mortgage

Coburg Hill Shopping Centre
(Freehold title)

2 Investors in the Fund rank behind secured (Financier) and unsecured creditors of the Fund.

On 3 November 2014, APN entered into an agreement for the
acquisition of the Property. The key terms and conditions of that
agreement are summarised as follows:
¡¡ APN as the purchaser of the Property may nominate another
purchaser to acquire the Property. It is intended that following
the successful completion of the offer of Units under this PDS,
APN will nominate APN FM as the responsible entity of the Fund
to acquire the Property;
¡¡ the purchaser is entitled to a rental guarantee, secured by a
bank guarantee, of $208,320.85 from the vendor over a period
of 18 months, to be paid monthly whereby the purchaser is
entitled to an amount equal to the difference between any
amount of rent and outgoings actually received (in respect
of specialty shops 3 and 4) and one eighteenth of the rental
guarantee amount noted above, if any;
¡¡ in addition to the rental guarantee, the purchaser is entitled
to a deduction from the balance of the purchase price of
$132,387.59, for incentives which may be payable to tenants,
letting fees, Property advertising fees, Property management fees
and commission (in respect of specialty shops 3 and 4);

¡¡ the settlement of the Property is conditional on:
–– the registration of the plan of subdivision, which will separate
the 10 residential apartments and 10 basement car parking
bays from the Property being purchased, within six months
of the day on which the contract is signed by the vendor and
the purchaser;
–– execution of the Woolworths Limited lease;
–– Woolworths Limited consenting to the sale of the Property to
the purchaser; and
–– Woolworths Limited consenting to the plan of subdivision;
¡¡ the purchaser will acquire the Property subject to all planning
restrictions, existing defects in buildings and any contamination
of the Property and releases the Vendor from any liability, claim
or proceeding arising from the condition of the Property and
compliance with environmental law;
¡¡ the Vendor will assign the benefit of the building contract
between Vaughan Constructions Pty Ltd and the vendor for the
construction of the Property to the purchaser; and
¡¡ the Vendor will assign any guarantees, warranties or
undertakings of which the vendor has the benefit.

APN COBURG NORTH RETAIL FUND
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4.4 Debt finance
Debt finance policy
The prudent use of debt finance or leverage is an important
component in establishing the optimal capital structure for a
fund. The extent to which a fund’s assets are financed by debt
is reflected in its gearing ratio. A higher gearing ratio means a
greater reliance on debt to finance assets and increases a fund’s
exposure to adverse changes in both interest rates and finance
markets. A highly geared fund may have lower covenant head
room available to rely upon in times of financial stress.
APN FM has a Treasury Policy governing the level of gearing and
interest cover to be applied to the Property and the Fund. Under
this policy, the Responsible Entity will seek to limit the Fund’s
and Property’s gearing ratio and interest cover ratio, calculated in
accordance with the finance facility agreement (i.e. Bank loan to
value ratio (“Bank LvR”) / interest coverage ratio (“ICR”)) to no
greater than 60% and no less than 2.00 times respectively.
It is intended that the Property and the Fund will target a Bank
LvR ratio of no more than 55.0% and Bank ICR ratio of no less
than 2.50 times for the term of the Fund. These targets have been
established on commencement of the Fund with the objective of
providing prudent debt facility covenant head room to reduce the
likelihood of a debt facility covenant breach as a result of a fall
in the Property value or a reduction in property income and/or
increase in interest rates.

Debt Facility
The Responsible Entity has signed an agreement with the Bank
of Melbourne which provides for a $9.45 million debt facility to
assist in the acquisition of the Property. Drawdown under this
facility is subject to a number of conditions precedent which are
customary for a debt facility of this nature.
Under the terms of the facility agreement and subject to
satisfaction of the draw down conditions, APN FM can elect to
draw down the facility at a fixed rate for a specified term up to the
expiry date of the facility.

The key terms of the debt facility are as follows:
Facility limit

$9.45 million

Facility type

Bill acceptance / discount facility

Initial drawing

The initial drawing is expected to be
$9.45 million

Maturity date

3 years from drawdown, which is
forecast to be 31 December 2014

Total cost of interest

Forecast at 4.35% per annum based on
the 3 year swap rate (BBSW) of 3.20%

Initial Gearing Ratio3/ Based on the Independent Valuation
Bank LvR4
of $18.9 million, the initial Bank LvR
is 50%. The initial Gearing Ratio is
forecast to be 49.7%
Bank LvR covenant

60%

Forecast ICR
(FY’15 / FY’16)

3.11 times/3.01 times

Bank ICR6 covenant

2.0 times

WALE covenant

Greater than the remaining term of the
debt facility (initially 3 years)

WALE on
establishment

13.7 years by income (on the forecast
settlement date of 22 December 2014)

5

3 The Gearing Ratio indicates the extent to which a fund’s assets are financed
by borrowings. It is calculated in accordance with ASIC Regulatory Guide 46 by
dividing total interest bearing liabilities by total assets. Gearing levels provide an
indication of the potential risks a fund faces in terms of its level of borrowings
due to, for example, an increase in interest rates or a decrease in asset values. It
is a useful indicator of risk that can be weighed up against a fund’s rate of return.
As well as increasing potential returns to investors, higher gearing can increase
the risk of your investment. Please refer to Section 6 for further information on
gearing risk. The amount of borrowings drawn down by the Fund and the Fund’s
Gearing Ratio will depend on a number of factors, including the amount of capital
raised and the Property valuation.
4 The Bank LvR (loan to value ratio) while similar to the ASIC defined gearing ratio,
represents the ratio of bank borrowings against secured assets as defined in the
relevant debt facility agreement. A breach of this ratio is generally considered an
event of default, permitting the lender to take enforcement action.
5 The ICR measures the ability of a fund to meet its interest payments on
borrowings from its earnings. It is calculated in accordance with ASIC Regulatory
Guide 46 by dividing (EBITDA - unrealised gains + unrealised losses) by interest
expense calculated based on the forecast information presented in Section 8.
The ICR is a key measure of the risks associated with a fund’s level of borrowings
and the sustainability of borrowings. Broadly speaking, the ICR measures how
many times the income of the Fund is able to cover its interest expenses. The
lower the interest cover, the higher the risk that a fund will not be able to meet its
interest payments. A fund with a low interest cover only needs a small reduction
in earnings (or a small increase in interest rates or other expenses) to be unable
to meet its interest payments. Interest cover is also useful for investors when
comparing a fund’s relative risks and returns to investments in similar products.
Please refer Section 6 for further information on interest cover risk.
6 The Bank ICR while similar to the ASIC defined ICR, represents the ratio of
net property income to interest payable as defined in the relevant debt facility
agreement. A breach of this ratio is generally considered an event of default,
permitting the lender to take enforcement action.
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Based on the terms of the signed facility agreement, a fall in the
value of the Property by 20.00% or a reduction in net operating
income of 50.56% (for the 12 months to 30 June 2016) will result
in a breach of covenants under the relevant facility.
The financier will only have recourse to the assets of the Fund and
will not have recourse to the assets of individual investors. The
financier’s recourse to the assets of the Fund has priority over the
rights of investors to the income or capital of the Fund.
The maturity date of the signed facility agreement is less than
the proposed term of the Fund. On maturity of the facility, the
financier has no obligation to enter into a new debt facility with
the Fund. There is a risk that if the debt facility is not renewed
or replaced with another facility, the Fund may be required to
dispose of the Property at a less than optimal price. Refer to
Section 6 for further information about the risks associated with
the renewal of the debt facility.

4.6		 Withdrawal and transfer
It is not proposed that a withdrawal facility be available to
Unitholders during the term of the Fund. Unitholders cannot
withdraw their investments in the Fund until the Fund is
terminated and the Property is sold.
As the Fund will not be “liquid” for the purposes of the
Corporations Act, Unitholders will only be able to withdraw from
the Fund before termination if the Responsible Entity makes
a withdrawal offer in accordance with the Constitution and
the Corporations Act. The Responsible Entity does not propose
to make any withdrawal offers during the term of the Fund
(subject to any redemption rights attaching to units issued to
the underwriter(s) and/or wholesale investor(s), if applicable).
Unitholders will be able to transfer their Units to a third party in
accordance with the Constitution. Transfers will not be effective
until registered by the Responsible Entity. The Responsible Entity
may refuse to register any transfer of Units.

4.5		 Proposed term of the Fund
The proposed term of the Fund is seven years (i.e. it is proposed
that the Fund will terminate on 22 December 2021), unless the
Property is sold earlier. The Responsible Entity proposes to sell
the Property on or before termination and distribute net proceeds
from the sale of the Property to investors after termination of the
Fund.
Under the Constitution, the Responsible Entity may (subject to
acting in the best interests of investors) postpone the sale of the
Property and the distribution of the net proceeds for a reasonable
period after termination of the Fund.
In accordance with the Constitution, the net proceeds from
the sale of the Property will be distributed to Unitholders in
proportion to the number of Units they hold.
If APN FM considers that it is in the best interest of Unitholders,
it may seek an extension to the term of the Fund (for a period
of two years) by calling a meeting of Unitholders. Any proposal
to extend the term of the Fund will need to be approved by an
ordinary resolution of Unitholders (i.e. a resolution that has been
passed by at least 50% of the votes cast by Unitholders entitled
to vote on the resolution).

4.7		 Distributions
APN FM expects to pay distributions monthly in arrears, with
the record dates being the last day of each calendar month. The
first distribution for the Fund will be for the period ending on
31 January 2015 unless the Offer is closed early, in which case
the first distribution period will be for the period ending on the
last day of first full calendar month following the close of the
Offer. The Constitution permits APN FM to allow reinvestment of
distributions; however as at the date of this PDS, the Responsible
Entity does not intend to allow the reinvestment of distributions.
The Responsible Entity will inform Unitholders if it decides to
allow distributions to be reinvested.
The Responsible Entity intends that distributions will be made in
line with the Fund’s accumulated cash from operations (excluding
borrowings). However, in accordance with the Constitution,
distributions may include a return of capital and undistributed
cash from operations from prior periods and cash from operations
may be withheld from one period to the next in order to smooth
future distributions and/or provide additional working capital for
future periods.

APN COBURG NORTH RETAIL FUND
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4.8		 Valuations
The Responsible Entity has adopted a written valuation policy
that will apply to the Fund. In accordance with this policy, at a
minimum, an independent valuation will be obtained at least once
every three years and within 2 months of the Responsible Entity
forming the view that there has been a material change in the
value of the Property.
In appointing an independent valuer to value the Property, the
Responsible Entity will ensure that the:
¡¡ valuer will be registered, licensed or a member of the
appropriate professional body applicable to the relevant state,
territory or jurisdiction in which the Property is located (as
appropriate);
¡¡ valuer will be independent from parties that may have a
financial interest in or associated with the Property and will be
free from conflicts of interests. Where an actual or perceived
conflict of interest is identified the appointment of the valuer
will be terminated; and
¡¡ same valuer will not be appointed for more than two
consecutive independent valuations for the Property (excluding
the acquisition valuation).

4.9		 Related party transactions
Related party transactions can carry a risk that they could be
assessed and monitored less rigorously than arm’s length third
party transactions. It is important for investors to be able to
assess whether responsible entities take an appropriate approach
to related party transactions. A significant number and value of
such transactions may mean that investors should consider the
financial position of the related group as a whole and the risk of
potential conflicts of interest.
APN FM manages related party transactions and conflicts
of interest issues through the application of its governance
arrangements, which include Board consideration or investment
committee approval of all investment related transactions. All
related party transactions are scrutinised by APN FM to ensure
they are in compliance with regulatory requirements. APN
FM maintains a related party and conflicts of interest policy
that provides guidance on the management of related party
transactions and conflicts of interest.
Whenever a transaction presents APN FM with a conflict of
interest, it will be conducted in accordance with this policy.
Under this policy and the law, APN FM is required to act in the
best interests of investors and to ensure that principal and agent
transactions with a related party are conducted at arm’s length
and on commercial terms or better.
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The policy is in place to ensure that any service provider,
employee or director does not, without the approval of the
Board (or investor approval if required by the Corporations Act),
become interested, either directly or indirectly, in a related party
transaction or in any other situation, arrangement or transaction
which gives rise to a conflict of interest or a perceived conflict of
interest.
APN FM will ensure that it has appropriate controls in its related
party transaction policy management system including:
¡¡ monitoring and assessing transactions by staff regarding
related party transactions;
¡¡ ensuring any relevant transaction is on “arms length” terms;
¡¡ monitoring and reviewing transactions by the compliance
officer for compliance with this policy; and
¡¡ referring transactions to the Compliance Committee of the
relevant fund for compliance with this policy.
It is possible that APN, the parent company of APN FM, and/or
APN’s related parties and associates may invest in the Fund.
By acting in the capacity as underwriter or wholesale investor,
APN and/or its related parties and associates may be issued units
that have different rights to the Units (which are ordinary units in
the Fund), including that these units may be redeemed using the
proceeds from the issue of Units. Unitholder approval of APN and
its related parties and associates’ investments will not be sought
as those investments will be made on arm’s length terms. Any
investment made by APN and its related parties and associates
will comply with APN FM’s related party transaction and conflicts
of interest policy and will not carry any risks for other investors in
the Fund.

4.10		 Additional investment
It is intended that additional investments in the Fund will not be
accepted.

4 THE FUND AND INVESTING IN THE FUND
4.11 How to apply

4.12 Investor Communications

Persons wishing to apply for Units must complete the Application
Form which accompanies this PDS in accordance with the
instructions set out in this PDS and submit it to APN FM no later
than 5 pm on 19 December 2014. Applicants must attach to the
Application Form a cheque or bank draft for an amount calculated
by multiplying the number of Units applied for by the Issue Price.
Please note that APN FM reserves the right to close the offer
earlier.

Investors will receive the following acknowledgments, statements
and reports relating to their investment in the Fund:

Alternatively, you may invest by:
1 direct debit from a nominated bank account by completing a
direct debit request form accompanying this PDS; or
2 direct credit into the following account:
Branch number (BSB): 063-012
Account number: 1030 6613
Account name: “APN FM Applications account”
Investors must include their name as the reference when
making a direct credit payment.
3 cheque: Please make cheques payable to “APN FM
Applications account” and crossed “not negotiable”.
Forward cheque(s) to:

¡¡ a transaction statement for each application for Units. A
copy of each transaction statement will be forwarded to the
financial adviser whose stamp is affixed to the Application
Form (if any);
¡¡ a monthly distribution statement including income distributions
paid to an investor and the balance of their investment at the
end of the distribution period;
¡¡ an annual taxation statement showing the detail of the
distributed income and its components for the last financial
year; and
¡¡ any other information that is required by legislation.
An annual report including APN FM’s report to investors and the
Fund’s audited financial statements will be made available for
download from the APN website at www.apngroup.com.au.
Investors may elect to receive a hard copy (see Section 7 of
Application Form).

APN Funds Management Limited
PO BOX 18011
Melbourne, Collins Street East
Victoria 8003
Cheques must be drawn on or be payable at an
Australian Bank.
All Application Monies must be received on or before the Offer
Close Date (19 December 2014). Please do not send cash by mail
or money orders. Receipts for payment will not be issued.
APN Property Group has agreed to pay investors interest on all
cleared application monies from the date of receipt until the
issue of Units in the Fund or the return of application monies
if the minimum offer amount of $11.078 million is not raised.
The interest will be funded out of APN Property Group’s internal
cash resources. Interest will accrue at 4.50% p.a. on the cleared
application monies received and will be paid on Unit issue or
refund of application monies received.
APN reserves the right to decline any Application in whole or in
part in its absolute discretion.
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A specialist
real estate
investment
manager
¡¡ 18 year performance history in public
and private real estate markets
¡¡ Over $2 billion funds managed on behalf
of retail and institutional investors
¡¡ Listed on the ASX (code: APD)
¡¡ Well regarded, experienced leadership team
¡¡ Highly disciplined investment process
¡¡ Strong corporate governance
¡¡ 15 separate real estate investment funds
invested in real estate securities and
direct assets
¡¡ 45 staff with offices in Melbourne
and Singapore
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5 FUND MANAGEMENT
5.1		 About APN
APN FM is the responsible entity of the Fund and is a subsidiary of
APN Property Group Limited, one of Australia’s leading real estate
investment managers.
Since 1996, APN has actively invested in, developed and managed
real estate and real estate securities on behalf of retail and
institutional investors.
At the core of our business is our commitment to investment
performance and outstanding service.
As an investment manager focussed exclusively on real estate,
APN brings a rare depth of experience. A deep understanding of
property acquired over many cycles, together with a conservative
and disciplined investment approach supports APN’s objective to
deliver consistently strong risk adjusted returns.
Rigorous research, detailed valuation processes, broad industry
networks and specialist property expertise developed over several
cycles enables us to deliver on this objective for our investors.

5.2		 Investment style
APN’s commitment to investment performance is underpinned by
a highly disciplined approach that focuses on the fundamental
drivers of real estate investment.
The importance of a secure income stream as the foundation of
commercial real estate’s current and potential value is the basis of
APN’s “property for income” investment philosophy.
APN’s ability to deliver long term value is driven by an active
investment approach whereby assets are intensively managed to
maximise rents and occupancy levels.

PROPERTY
FOR INCOME
APN COBURG NORTH RETAIL FUND
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5.3		 Management team
APN has brought together a highly qualified team, with experience developed over a number of property cycles. The key individuals
responsible for the APN Coburg North Retail Fund are set out below. The operations of the Fund will be managed with the assistance of a
number of additional members of APN’s broader professional team (across finance, compliance and investor services):

Chris Aylward
Executive Chairman

Tim Slattery
Executive Director

Jufri Abidin
Assistant Fund Manager

Chris has more than 30 years’
experience in the Australian property and
construction industry.

Tim has over 10 years’ of experience
across real estate, funds management,
investment banking and law and is
responsible for leading APN’s Direct
Funds business.

Jufri has over 3 years’ experience
in property and asset management
and is responsible for the day-to-day
management of APN’s direct property
funds. Since joining APN in early 2011, he
has gained experience across all aspects
of property and asset management
including developing and implementing
strategic asset and leasing plans,
managing agent and tenant relationships,
identifying asset value add opportunities
and sourcing and evaluating acquisition,
disposal and project opportunities.

Prior to jointly establishing APN in 1996,
Chris was a founding director of Grocon
Pty Limited and had overall responsibility
for the construction of commercial and
retail properties in Sydney and Melbourne
with a total value of over $2 billion.
Chris has led the construction and
development of the following high profile
properties:
¡¡
¡¡
¡¡
¡¡

Governor Phillip Tower in Sydney
Governor Macquarie Tower in Sydney
120 Collins Street in Melbourne
World Congress Centre in Melbourne
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Over Tim’s career, he has practised at
Herbert Smith Freehills as a corporate
lawyer and worked in investment
banking with Goldman Sachs.
Tim has worked on mergers, acquisitions
and financing transactions of several
billion dollars within Australia and
internationally including a number
of significant commercial real estate
transactions.
Tim is a member of the APN Board of
directors and will be the Fund Manager
for the APN Coburg North Retail
Property Fund.

5 FUND MANAGEMENT
5.4		 Board of Directors
The Board of Directors of APN Funds Management Limited, the Responsible Entity of the Fund, at the date of this PDS are:

Geoff Brunsdon

Michael Johnstone

Independent Non-Executive Chairman

Independent Non-Executive Director

B.Com, CA, F Fin, FAICD

¡¡ A Director since 2009
¡¡ Chairman since 2012
¡¡ A member of the Audit, Compliance & Risk Management
Committee and the Nomination & Remuneration Committee
Geoff has had a career in investment banking spanning more than
25 years. Until June 2009 he was Managing Director and Head
of Investment Banking of Merrill Lynch International (Australia)
Limited. He is a member of the Australian Takeovers Panel,
Chairman of Sims Metal Management Limited (director since
2009), IPE Limited (director since 2004) and MetLife Insurance
Limited (director since 2011).
Geoff is also Chairman of Redkite (supporting families who have
children with cancer), and a director of the Wentworth Group of
Concerned Scientists and Purves Environmental Custodians.

BTRP, LS, AMP (Harvard)

¡¡ A Director since 2009
¡¡ Chairman of the Audit, Compliance & Risk Management
Committee and a member of the Nomination & Remuneration
Committee
¡¡ A member of the Investment Committee for the APN
Development Fund No.2
Michael has 40 years of global business experience in chief
executive and general management roles and more recently in
non-executive directorships. He has lived and worked in overseas
locations including the USA, has been involved in a range of
industries and has specialised in corporate and property finance
and investment, property development and funds management.
His career has included lengthy periods in corporate roles
including 10 years as one of the Global General Managers of the
National Australia Bank Group. He has extensive experience in
mergers and acquisitions, capital raising and corporate structuring.
Michael is a non-executive director of the Responsible Entity
of the listed Folkestone Education Trust (since 2004) and the
Folkestone Social Infrastructure Fund (since 2004). He is also a
non-executive director of a number of companies in the private
environment including the not for profit sector.
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Jennifer Horrigan

Howard Brenchley

Michael Groth

Independent Non-Executive
Director

Non-Executive Director and
Investment Committee Chair

Alternate Director for
Howard Brenchley and
APN’s Chief Financial Officer

BBus, GradDipMgt, GradDipAppFin, MAICD

¡¡ A Director since 2012
¡¡ Chairman of the Nomination &
Remuneration Committee and a
member of the Audit, Compliance &
Risk Management Committee.
Jennifer is currently Chief Operating
Officer of Greenhill Australia, a leading
independent investment bank. She
also has 16 years’ experience as a
leading adviser to Australian and
international corporations on financial
communications, investor relations and
corporate issues. She has advised on
some of Australia’s largest and most high
profile transactions.
She has extensive experience in
enterprise management, including
the supervision and management of
compliance, financial management
and reporting, HR and other critical
administrative areas.
Jennifer is also a director of Redkite
(national children’s cancer charity and is
involved with fundraising and support
of The Mater Hospital, North Sydney
(Patricia Ritchie Centre for Cancer Care).
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BEc

¡¡ A Director since 1998
Howard has a long history in the
Australian property investment industry
with almost 30 years’ experience
analysing and investing in the sector.
Howard joined APN in 1998 and was
responsible for establishing the APN
Funds Management business. In this
capacity he developed a suite of new
property securities and direct property
funds, including the flagship APN AREIT
Fund and the APN Property for Income
Fund, both market leading property
securities funds in Australia. Howard now
chairs APN’s investment committee
Prior to joining APN, Howard was cofounder and research director of Property
Investment Research Pty Limited, one of
Australia’s leading independent research
companies, specialising in the property
trust sector.
Howard is also a highly sought after
commentator and speaker on property
investment. He has lectured on property
and property securities investment for
Industry associations, Universities and
leading financial planning dealer groups.

BCom, BSc, DipIFR, CA

¡¡ An Alternate Director since March
2014
Michael’s professional career includes
over 7 years with KPMG Melbourne,
where he worked closely with a
number of major listed companies and
stockbrokers before moving to the United
Kingdom to work in the financial services
industry and for a government regulatory
body.
Since joining APN in 2006, Michael has
had broad exposure across all areas of
the Group, most recently in the role of
Director, Corporate Finance where he
was responsible for working with APN’s
businesses to support their growth as
well as being responsible for accounting,
taxation and treasury across the business
and a key contributor to setting the
business’s direction and strategy.

6 RISK FACTORS
6.1		 Risk and Return

6.3		 Real estate risks

As with all investments, an investment in the Fund will be subject
to a wide range of risks, some of which are outside the control
of the Responsible Entity and the investment team. If these risks
eventuate, forecast returns to investors may not be achieved and
distributions may be reduced or suspended and/or the capital
value of the Fund may be reduced.

These are risks that relate specifically to a direct investment in real
estate:

All investments are subject to varying degrees of risk and
generally go up as well as down in value. Asset classes perform
differently at different times and have different risk characteristics
and volatility. Generally, the higher the expected return of an
investment the higher the risk. When you consider an investment
in the Fund, you should take into account your personal risk
tolerance. The Responsible Entity does not guarantee the income
or the return of capital to investors.
The Responsible Entity has identified the key risks below which
should be considered before choosing to invest in the Fund. This
section does not purport to be a comprehensive summary of all
of the risks related to an investment in the Fund. You should read
this PDS in full before deciding whether to invest and consider
consulting your financial adviser, stockbroker or other professional
advisers should you require advice or clarification.

6.2		 General risks
General risks that may affect the future performance and/or
capital value of the Fund include:
¡¡ a downturn in the Australian and/or global economy in general;
¡¡ interest rate and inflation fluctuations;
¡¡ legislative changes (which may or may not be retrospective),
including in relation to laws, taxation, regulatory, government
policy and accounting standards; and
¡¡ natural disasters, including earthquakes, social unrest, terrorist
attacks or war in Australia or overseas.

Valuation and sale
The value of a property is influenced by many factors including the
supply, demand, capitalisation rates, rentals, lease terms, tenants
in occupation, property markets and economic conditions that
exist at the time of valuation and/or sale. There is no guarantee
that the Property valuation will not fall as a result of assumptions
upon which the relevant valuation is based upon proving to be
incorrect or that the Property will achieve a capital gain on sale.
Under the terms of the Woolworths lease Woolworths can,
without the consent of the landlord, assign the lease to a related
corporation and be released from its obligations or, with the
consent of the landlord, assign the lease to a third party retail
tenant of appropriate standing. If an assignment of this lease
occurs, it may affect the perceived quality of the anchor tenant
covenant and possibly the Property’s valuation. The likelihood
of Woolworths assigning the lease may be mitigated by the
satisfactory trading performance of Woolworths. Woolworths’
satisfactory trading performance will be dependent on the
Property’s appeal as a convenience retail destination and
competing developments in the main trade area, of which none
are currently planned. However should such an assignment occur,
an adverse affect on the NTA per Unit of the Fund or amount of
net proceeds able to be returned to investors may result.

Revenue
The Fund’s forecast income is largely dependent on tenants
paying rent in accordance with agreed contractual terms. There is
a risk that if these contractual terms are breached, rental demand
or rental renewal rates fall or tenant incentives rise, the Fund’s
income may fall and/or increased costs may be incurred on releasing vacant space and/or enforcement action.
In addition, Woolworths can terminate its lease if there is a breach
of agreed service conditions in respect of the number of centre car
parks or specialty tenancy occupancy levels. There are currently
no requirements or plans to reduce centre car parks and the
Responsible Entity has a number of options available in respect
to maintaining specialty tenancy occupancy levels including rent
abatement and commercial negotiations with Woolworths.
Where there is an adverse change in sentiment toward the
Property such that it is unable to maintain or renew its existing
leases, the income of the Fund will be lower than forecast and the
value of the Property will probably be affected.
Should such events occur, an adverse affect on the income and/or
the NTA per Unit of the Fund may result.
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6 RISK FACTORS
Property liquidity

Investment timeframe

Direct real estate assets are by their nature, illiquid assets. It may
be difficult for the Responsible Entity to dispose of the Property
at the end of the Fund term in a timely manner at its optimal sale
price. This could affect the timing and/or net proceeds available
for return to Unitholders when the Fund is wound up.

Investors should note that there is no guarantee that their monies
will remain invested for the scheduled Fund term of 7 years. There
are circumstances which may result in the Fund term being shorter
or longer including:

Capital expenditure
There is a risk that capital expenditure could exceed forecast
allowances and as such monies would need to be borrowed
or retained by the Fund resulting in either higher than forecast
interest costs or a temporary reduction in distributions for the
duration of the capital expenditure project.

Force majeure events
There is a risk that force majeure events, such as natural
phenomena and terrorist attacks, may affect the Property for
which insurance is not available or for which the Fund does not
have insurance cover. Should such an event occur, a loss will result
which will have a negative impact on the income and/or capital
value of the Fund.

6.4		 Fund risks
These risks that relate specifically to an investment in the Fund:

Liquidity
It is not proposed that a withdrawal facility be available to
Unitholders during the term of the Fund (subject any redemption
rights attaching to units issued to the underwriter(s) and/
or wholesale investor(s), if applicable). Unitholders generally
cannot withdraw their investments in the Fund until the Fund is
terminated and the Property is sold. The Responsible Entity retains
the right to provide some liquidity to investors, and will advise
Unitholders of its intention to do so and its policy for withdrawals
if it is able to or elects to provide liquidity.
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¡¡ while it is not the current intention to dispose of the Property
before the end of the Fund term, if the Responsible Entity
considers it appropriate to take advantage of a selling
opportunity, it may sell the Property prior to 22 December
2021 if it believes that an early disposal of the Property would
maximise returns to Investors; and
¡¡ if APN FM considers that it is in the best interest of
Unitholders, it may seek an extension to the term of the Fund
(for a period of two years) by calling a meeting of Unitholders.
Any proposal to extend the term of the Fund will need to
be approved by a special resolution of Unitholders (i.e. a
resolution that has been passed by at least 75% of the votes
cast by Unitholders entitled to vote on the resolution).

Leverage and interest rate exposure
The Fund is a geared investment product which increases the
potential for capital gains and losses. Changes in interest rates
and the availability and cost of finance during the term of the
Fund will affect operating cashflows and therefore the amount of
cash available to pay distributions.
As with any geared investment, a fall in the value of the Property
or the net property income could result in a breach of a debt
covenant. If there is a breach of a debt covenant, the financier
may be entitled to enforce its security against the Property which,
amongst other things, will allow the financier to sell the Property
at a time or in circumstances that may not be optimal in realising
the Property’s maximum value.
The Fund has secured a 3 year debt facility which is less than the
scheduled term of the Fund. On its expiry, the financier has no
obligation to roll over the debt facility on the same terms and
conditions and there is no certainty that alternative sources of
finance, on comparable terms, will be available. The availability,
cost and terms and conditions of finance will be dependent on the
circumstances that exist in credit markets and with the Property
at the time of any refinance event. If the debt facility is not
renewed, the Fund may be forced to sell the Property at a time or
in circumstances that are not optimal in realising the Property’s
maximum value in order to repay the Financier.

6 RISK FACTORS
Diversification

Legal and counterparty

Generally, the more diversified a portfolio, the lower the impact of
an adverse event affecting one property or lease will have on the
income or capital value of an investment.

The Fund may, in the ordinary course of business, be involved in
possible litigation and disputes (for example, tenancy disputes,
environmental and occupational health and safety claims,
industrial disputes and legal claims or third party claims). A
material or costly dispute or litigation may adversely affect
the income or capital value of the Fund. In relation to any risk
associated with environmental liability, SGA Property Consultancy
considers the site to represent a low environmental risk for
ongoing commercial use (based on the results of the limited
environmental assessment it conducted in relation to the
Property).

The Fund will own a single property and so is not diversified by
investment class, geographic location, properties or exposure to
different property sectors. In addition, Woolworths is the anchor
tenant of the centre, representing approximately 58% of the
Fund’s income. As such this tenant concentration may mean
that income and/or capital returns to investors may be adversely
impacted if, amongst other things, Woolworths:
¡¡ is not able to meet its obligations under its lease (e.g. in
circumstances where the tenant becomes insolvent or under
administration);
¡¡ assigns its lease to a related corporation or third party retailer
of lesser standing; or
¡¡ elects to terminate its lease as a result of a breach in a service
condition; and
¡¡ other suitable tenant(s) for the Property cannot be found
within a reasonable period of time or, where new tenants are
found, leases with new tenants are on less favourable terms.

Deferral of Unit Issue Date
The Issue Date for the Offer is 22 December 2014, however
under the agreement for the acquisition of the Property, the sale
of the Property is conditional on the registration of the plan of
subdivision and execution of the Woolworths lease by 31 March
2015. If these conditions have not been satisfied by the Issue
Date, it will not be possible to settle the acquisition and issue
units in the Fund at that time. In these circumstances, APN
Property Group will supplement, from its internal cash resources,
interest up to a rate of 7.00% p.a. on application monies from 23
December 2014 until the conditions of sale have been satisfied
and the units are issued in the Fund or the application monies are
refunded.

The Fund has entered into, and may in the future enter into, legal
and contractual arrangements in respect to the acquisition or
sale of the Property and the Fund’s operation, including property
management arrangements, debt financing arrangements and
tenancy arrangements. Should a counterparty fail to perform as
contracted under these agreements, the Fund may be adversely
affected.

Investment return
Neither the performance of this investment nor the repayment
of Unitholder contributions subscribed is guaranteed. The tax
deferred component of the distribution will depend on the Fund
satisfying various requirements. If the Fund does not satisfy these
requirements, the tax deferred component of the distribution
could be materially less. Changes to taxation laws may result in
changes to the tax deferred component of distributions from the
Fund.
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CONSUMER ADVISORY WARNING
Did you know?
Small differences in both investment performance and fees and costs can have a substantial impact
on your long term returns.
For example, total annual fees and costs of 2% of your fund balance rather than 1% could reduce
your final return by up to 20% over a 30 year period (for example, reduce it from $100,000 to
$80,000).
You should consider whether features such as superior investment performance or the provision of
better member services justify higher fees and costs.
You may be able to negotiate to pay lower contribution fees and management costs where applicable.
Ask the fund or your financial adviser.

To find out more
If you would like to find out more, or see the impact of the fees based on your own circumstances, the
Australian Securities and Investments Commission (ASIC) website (www.moneystmart.gov.au)
has a managed investment fee calculator to help you check out different fee options.

This section shows fees and other costs that you may be charged. These fees and other costs may be deducted from your application money,
directly from the returns on your investment in the Fund or from the assets of the Fund as a whole.
Information on taxation is set out in Section 10.
You should read all of the information about fees and other costs before making a decision to invest in the Fund because it is important to
understand their impact on your investment.
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7 FEES AND OTHER COSTS
7.1		 Fees and other costs of the Fund
The table below sets out the fees and expenses of the Fund.
Type of fee or cost

Amount

How and when paid

Fees when your money moves in and out of the Fund
Establishment fees/costs
The initial fees and costs for
establishing the Fund and
making this Offer

Nil

N/A

Contribution fee
The fee on each amount
contributed to your investment

Nil

N/A

Withdrawal fee
The fee on each amount you
take out of your investment

Nil

N/A

Exit fee
The fee to close your investment

Nil

N/A

Management costs
The fees and costs for managing
your investment.

The management costs of the Fund will comprise the
following: 1,2
¡¡ a management fee of 0.60% per annum of Gross
Asset Value.

¡¡ The management fee is payable to APN FM from the
assets of the Fund in arrears and on a monthly basis.

¡¡ estimated reimbursable expenses of up to
0.35% of the Gross Asset Value per annum;

¡¡ Reimbursable expenses are payable as and when
they are incurred.

¡¡ an acquisition fee of up to 1.50% of the gross
purchase price of the Property (excluding transaction
costs);

¡¡ Payable to APN FM out of the assets of the Fund
upon completion of the acquisition of the Property.

¡¡ a disposal fee of up to 1.00% of the gross
disposal price of the Property;

¡¡ Payable to APN FM out of the assets of the Fund
upon completion of the disposal of the Property.

¡¡ a leasing fee of up to 3 month’s gross rent on a
new lease or the extension of an existing lease;

¡¡ Payable to APN FM out of the assets of the Fund
upon the execution of a lease or lease extension.

¡¡ a performance fee calculated as 20% of the
excess Internal Rate of Return over the Targeted
Rate of Return of 10% per annum;

¡¡ This fee is payable to APN FM out of the assets of
the Fund upon completion of the disposal of the
Property or in certain other circumstances.

¡¡ a debt arrangement fee of 0.50% of the amount
of the debt facility (up to a maximum of $50,000)
for the arrangement or extension of the debt facility
for the Fund.

¡¡ This fee is payable to APN FM out of the assets of
the Fund on execution of the relevant debt facility
except on establishment of the Fund in which case it
has been waived.

N/A

N/A

Service fees3
Investment switching fee
The fee for changing investment
options.

1 The management fee may be negotiated with Wholesale Clients as defined under the Corporations Act. See the Additional Explanation of Fees and Other Costs in Section 7.2.
2 See the Additional Explanation of Fees and Other Costs in Section 7.2 for an explanation of the expense recoveries. The expense recoveries estimate is based on the latest
available figures of the Fund as at the date of this PDS.
3 All fees and other costs quoted include GST less any reduced input tax credits / recoverable GST. APN FM has assumed that all GST paid will be recoverable. If this is not the
case, additional amounts may be charged to recover any GST paid.
4 Investors may nominate that part of their application money be paid to their advisers as an advice fee for the provision of financial advice. See the Additional Explanation of
Fees and Other Costs in Section 7.2 for an explanation of the advice fee.
APN COBURG NORTH RETAIL FUND
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Example of annual fees and costs
The table below gives an example of how the fees and costs of the Fund can affect your investment over a one year period. You should use
this table to compare the Fund with other managed investment products.
Example
Contribution Fees

Balance of $50,000 with a contribution of $5,000 during the year
Nil

For every additional $5,000 you invest in the Fund, you will be charged $0.

PLUS
Management Costs

1.90%1

AND, for every $50,000 you have in the Fund, you will be charged $515.50 each year.2

EQUALS
Cost of Fund

1.90%

If you had an investment of $50,000 at the beginning of the year and you put in an additional
$5,000 during that year, you would be charged fees of A$515.50.3

1 This figure represents the Indirect Cost Ratio of the Fund. The Indirect Cost Ratio is a measure of the annual management costs charged against the net assets of the Fund.
See ‘Indirect Cost Ratio’ on page 45 further details.
2 Additional fees may apply. This example only includes estimates of the annual management costs which are likely to be incurred (i.e. the annual management fee and
expense recoveries). Acquisition fees, disposal fees, leasing fees, performance fees and debt arranging fees may also be incurred but they are not included because they will
fluctuate. If payable, all of these fees will be met by the Fund. See ‘Management Costs’ on page 44 for further details.
3 The annual management fees are incurred progressively throughout the year, but for the purpose of these fee examples we have not included any annual management fees
incurred on the $5,000 contributed during the year. In practice, following the Offer Close Date, additional contributions to the Fund will not generally be possible.

7.2		 Additional explanation of
			 fees and other costs
7.2.1 Adviser remuneration
As a part of the Federal Government’s Future of Financial Advice
reforms, APN FM does not pay commissions or trail commissions
to advisers.
You may nominate that a portion of your application money be
paid to your adviser for financial advice provided by your adviser
(i.e. advice fee). APN FM will deduct the nominated amount of the
advice fee from your application monies and invest the balance of
the application money in the Fund.

7.2.2 Management costs
The management costs outlined in the Fees and Other Costs table
on page 43 include amounts payable for:
¡¡ Management fees – This fee is payable to APN FM for the
ongoing management, oversight and strategic management of
the Fund and its underlying investments. The fee is calculated
at a rate of 0.60% of Gross Asset Value per annum and is
calculated and paid on a monthly basis in arrears.
¡¡ Acquisition fee – This fee is charged by APN FM for property
identification, contract negotiation, conduct of due diligence,
structuring of the Fund and equity raising. The fee is calculated
as 1.50% on the gross purchase price and is payable to APN
FM upon completion of the acquisition of the Property.
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¡¡ Expense recoveries – these costs are incurred by APN FM
on behalf of the Fund and relate to the Funds’ administration
and compliance. APN FM is entitled to recover these expenses
as and when they are incurred. These expenses include but
are not limited to accounting fees, legal fees, valuation fees,
audit fees, property management fees, facilities management
fees payable to APN FM and third parties as the costs and fees
relating to the management and administration of underlying
investments of the Fund.
Whilst it is not possible to determine the quantum of expenses
which may be incurred, APN FM has estimated that these
expenses will be 0.35% per annum of the Gross Asset Value.
¡¡ Disposal fee – This fee is charged by APN FM for managing
the disposal of the Property. The fee is calculated as 1.00%
on the gross sale price of the Property upon disposal and is
payable to APN FM upon completion of the divestment of the
Property.
¡¡ Leasing fee – This fee is charged by APN FM (or its related
parties) for negotiating and co-ordinating new tenants for the
building and the extension of existing leases. This is calculated
as up to 3 months of the applicable gross rent payable upon
the execution of a new lease or extension of an existing lease.
¡¡ Debt arrangement fee – This fee is charged by APN FM for
arranging a new debt facility for the Fund or the extension of
an existing debt facility for the Fund. This fee is calculated as
0.50% of the amount of the debt facility arranged or extended
up to a maximum of $50,000 except on establishment of the
Fund, in which case it has been waived.

7 FEES AND OTHER COSTS
¡¡ Performance fee – The performance fee is a part of the
management costs of the Fund. The performance fee is paid
in order to align the interests of APN FM with Unitholders by
providing an incentive to maximise the capital value of the
Property on its sale. APN FM will be entitled to receive a fee
of 20% of the amount by which the Fund’s Internal Rate of
Return (IRR) exceeds the Target Rate of Return of 10% per
annum. The IRR is the annualised, compound rate of return
received by Unitholders, taking into account all income and
capital cashflows over the term of the investment.
Following the sale of the Property, a calculation will be
undertaken to determine the Fund’s IRR. If the IRR is in excess
of 10% per annum, 20% of the IRR above 10% per annum
will be payable to APN FM within 7 days of the completion of
the sale.
An example of the calculation of the performance is provided
below for the purpose of illustrating how the performance fee
works.
–– Assume that the Fund raised $1.00 per unit from investors,
paid distribution of 7.0 cents per unit per annum for seven
years and returned $1.30 per unit to investors;
–– The IRR would be 10.14% and the cashflow in excess of a
10% IRR is 0.0137 cents per unit;
–– The performance fee would be calculated as 20% of 0.0137
cents per Unit which is a fee of 0.0027 cents per Unit
payable to APN FM;
–– For an investor with 100,000 Units, the performance fee in
this example would be $274 for the seven year period.
The above example is provided for illustrative purposes only and
does not represent any actual or prospective performance of the
Fund. It is not possible to estimate the actual performance fee
payable as we cannot accurately forecast the Fund’s performance.
APN FM does not provide any assurance that the Fund will
achieve any performance shown and you should not rely on this
in determining whether to invest in the Fund. You should also
be aware that in circumstances of high outperformance, the
performance fee may be substantial.
Under the Constitution, the performance fee is also payable if
APN FM is replaced as the responsible entity for the Fund or
where an alternative exit mechanism is agreed by Unitholders
(including a unit rollover into another fund or an in species
distribution of the assets of the Fund). In all instances, the IRR
must exceed the Target Rate of Return for a performance fee to be
payable.
The benefit of any tax deductions in respect of the management
fees will not be passed on to you in the form of a reduced fee or
cost. The management costs set out in the table in Section 7.1 are
an estimate only and the actual management costs could vary.

7.2.3

Indirect Cost Ratio

The Indirect Cost Ratio is the ratio of the annual ongoing
management costs of the Fund (that are not deducted directly from
the Investor’s account) to the total average net assets of the Fund.
The annual management cost of the Fund (excluding acquisition
fees, disposal fees, leasing fees, performance fees and debt
arranging fees) is 0.95% p.a. of the Gross Asset Value. Assuming
that the gearing of the Fund is 50%, the Indirect Cost Ratio,
measured as the annual costs charged against the net assets of
the Fund, would be 1.90% p.a. (i.e. the Indirect Cost Ratio). This is
shown in the ‘Example of Annual Fees and Costs for this Fund’ table
in this section.
The Indirect Cost Ratio increases as the gearing level increases, and
will decrease when the gearing level decreases.

7.2.4 Fee increases and alterations
Fees and charges are current at the date of this PDS. APN FM
may increase fees up to the maximum amounts permitted under
the Constitution of the Fund or by amending the Constitution of
the Fund (subject to Unitholder approval) to increase the current
permitted maximums. Under the Constitution, APN FM may also
change the frequency in which management costs are calculated
and paid. However, APN FM will provide investors with at least
30 days notice of any increase in fees before they take effect, to
allow investors to make other arrangements if they wish. Under
the Fund’s Constitution, APN FM is permitted to charge the
following maximum fees:
¡¡ management fee of up to 2% per annum of Gross Asset Value;
¡¡ a contribution fee of up to 5% of each contribution made by
an investor;
¡¡ an acquisition fee of up to 5% of the purchase price of the
Property;
¡¡ a disposal fee of up to 5% of the sale price of the Property;
¡¡ a leasing fee of up to 3 month’s gross rent for the Property;
¡¡ a project management fee of up to 5% of any works to be
carried out on the Property;
¡¡ a debt arrangement fee of up to 2% of any third party debt; and
¡¡ a performance fee calculated as 40% of the excess Internal
Rate of Return over the cumulative required rate of return.
APN FM does not currently intend to increase the fees and
charges set out in this PDS to the extent that the fees and charges
described in this PDS are determined by APN FM.
Under the Constitution of the Fund, APN FM may accept lower
fees than APN FM is entitled to receive or may defer payment for
such period and on such terms as APN FM determines. APN FM
does not intend to alter the fees described in this PDS during the
life of this PDS.
APN COBURG NORTH RETAIL FUND
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7.2.5 Expense recoveries
APN FM is entitled under the Constitution of the Fund to be
reimbursed out of the assets of the Fund for a broad range of
costs and expenses properly incurred in relation to the Fund.
These expenses typically include costs incurred in connection
with the establishment of the Fund, acquisition and disposal of
the Property, property management, arranging debt facilities,
managing leases in relation to the Property, unit registry and
custodial services, investor communications, unit pricing, auditors’
and tax agent fees and PDS preparation.
A list of expenses that may be reimbursed to APN FM out of
the Fund is set out in the Constitution of the Fund. A copy of
the Constitution of the Fund may be obtained from APN FM on
request. APN FM is also entitled to be indemnified out of the Fund
for any liability properly incurred by it in operating the Fund. An
estimate of the expense recoveries in the Fund is included in the
management costs set out in the fees and costs table in Section
7.1 however the level of expense recoveries may change without
notice to investors.

7.2.6 Operational costs
These costs are in respect of the day to day operation of the
Property and the Fund and are a cost to the Fund. These expenses
typically include land tax, rates, insurances and other property
operating costs to the extent that they are not recoverable from
tenants.

7.2.7 Different fees for different investors
Subject to the Corporations Act and the Constitution of the
Fund, APN FM may negotiate lower or different fees in certain
circumstances, with certain investors, including with respect to
wholesale clients as defined in the Corporations Act.

7.2.8 Working out fee structures
If you wish to work out your own fee structure and the impact this
has on your investment, you should ask your financial adviser or
visit www.moneysmart.gov.au where ASIC offers a fee calculator
to help investors compare the fees and costs of different financial
products.

7.2.9 GST
All fees and other costs quoted include GST less any reduced
input tax credits / recoverable GST. APN FM has assumed that
all GST paid will be recoverable. If this is not the case, additional
amounts may be charged to recover any GST paid.
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8 SUMMARY FINANCIAL INFORMATION
8.1		 Introduction
The ‘Forecast Financial Information’ contained in this section
consists of the following:
¡¡ forecast income and distribution statement for the six month
period ending 30 June 2015 and the year ending 30 June
2016 (Forecast Period);
¡¡ pro-forma statement of financial position as at the Issue Date
assuming the offer is fully subscribed; and
¡¡ sources and application of funds.
The Forecast Financial Information should be read in conjunction
with the Fund’s material best estimate assumptions and key
accounting policies as set out in this section that have been based
on our knowledge of the Property and the industry.
While the Responsible Entity considers these assumptions to be
appropriate and reasonable at the date of this PDS, prospective
Unitholders should be aware that many factors which may affect
actual results are outside the control of the Responsible Entity,
or may not be capable of being foreseen or accurately predicted.
Prospective financial information is predicative in nature and may
be affected by inaccurate assumptions or by known or unknown
risks and uncertainties. Accordingly actual results may vary
materially from those in the Forecast Financial Information.
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8.2		 Forecast Financial Information Compiled on an AIFRS Basis
Forecast income and distribution statement
Assuming that the minimum offer amount of $11.078 million is raised and the Property is settled on 1 January 2015, the forecast income
statements of the Fund for the six month period to 30 June 2015 and year to 30 June 2016 are set out below:
Period to
30 June 2015
$'000

Year ending
30 June 2016
$'000

826
15
841
(120)
721
721
2
722
(57)
(31)
(1,307)
(5)
(29)
(204)
(910)

1,628
31
1,660
(257)
1,403
1,403
4
1,407
(115)
(62)
(16)
(10)
(29)
(412)
762

(910)

762

(29)
1,307
5
29
402
(14)
388

(29)
16
10
29
788
9
798

3.50c
7.00%

7.20c
7.20%

Forecast Income Statement
Gross rental income
Outgoings recovered
Outgoings (including leasing fees)
Amortisation of fitout contribution
Net property income
Interest income
Total income
Base management fee
Administration expenses
Property revaluation
Amortisation of borrowing costs
Other
Interest on debt facilities
Forecast net profit
Forecast cash distribution statement
Forecast net profit
Adjustment for non-cash items
Straight-lining of rent
Amortisation of fitout contribution
Property revaluation
Amortisation of borrowing costs
Other
Forecast cash available for distribution
Contribution (to)/from retained earnings
Forecast cash available for distribution
Distribution per unit
Distribution yield (annualised)
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Pro-forma statement of financial position
The following table sets out the pro-forma statement of financial position of the Fund, including NTA and gearing on Issue Date.

Notes
Assets
Cash
Other assets
Investment Property
Total assets
Liabilities
Borrowings
Other liabilities
Total liabilities
Net assets

1 Jan 2015
$'000
71
29
18,900
19,000

1

2

9,450
9,450
9,550

Equity
Issued units
Transaction costs
Retained profits/ (losses)
Total equity
Unit on issue (‘000)
Net Tangible Assets (NTA)
Gearing

11,078
(130)
(1,399)
9,550
3
4

11,078
$0.8620
49.7%

Notes:
1 As per the independent property valuation of the Property by m3property, dated 30 September 2014.
2 As per the signed facility agreement, reflecting the fully drawn facility used to acquire the Property. Refer to Section 4.4 for further details.
3 The NTA has been calculated in accordance with ASIC Regulatory Guide 46 by dividing (the net assets of the Fund – intangible assets) by the total number of Units proposed
to be issued. NTA measures the total tangible asset backing per Unit in the Fund and helps investors understand the value of the assets upon which the value of their Units
is determined. Generally speaking, the higher the NTA, the greater the level of asset backing per Unit, and the lower the risk of loss of capital to investors on the winding up
of the Fund.
4 Calculated in accordance with ASIC Regulatory Guide 46 as the ratio of interest bearing liabilities to total assets. As outlined in Section 4.4, this calculation is different to
the calculation of the Bank LvR, one of the key bank debt facility covenants.
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Sources and application of funds

8.3.2 Net property income

The following table sets out the assumed application of the
minimum offer amount of $11.078 million used to acquire the
Property.

Net property income comprises rental income from the Property
and recoverable outgoings charged to tenants less property
expenses. The main assumptions underlying the Fund’s forecast
net property income are:

Sources and uses

$'000

Uses
Property acquisition
Purchase price
Stamp duty
Transaction costs
Acquisition fee
Other
Fund set up costs
Debt establishment costs
Cash float
Total

¡¡ income increases in accordance with lease provisions;
18,900
1,040
76
284
20,299
130
29
71
230
20,528

Sources
Debt
Equity
Total

¡¡ income reflects leases and terms agreed for lease amendments;

9,450
11,078
20,528

8.3		 Best Estimate Assumptions
8.3.1 Issue date
The Issue Date for the Offer is assumed to be 1 January 2015
for the purposes of preparing the Forecast Financial Information.
Should the Offer close early, Units will be issued and the
Property will be settled at the first available opportunity. The
first distribution for the Fund will be for the period ending on 31
January 2015 unless the Offer is closed early, in which case the
first distribution period will be for the period ending on the last
day of the first full calendar month following the close of the
Offer.

¡¡ income on the existing vacant spaces which are supported by a
contracted 18 month rent guarantee;
¡¡ there are no tenant defaults during the Forecast Period;
¡¡ property expenses and other recoveries are collected from
tenants in accordance with the lease provisions and are
assumed to increase by 2.5% on 1 July 2015.

8.3.3 Base management fee
The base management fee is payable by the Fund to the
Responsible Entity and is calculated based on the Fund’s Gross
Asset Value as set out in Section 7. The base management fee in
the Forecast Period has been calculated assuming that the value
of the Property does not change from its acquisition valuation.
The management fee charged by APN FM is 0.60% of the Gross
Asset Value per annum.

8.3.4 Performance Fee
A performance fee may be payable to the Responsible Entity and
is calculated with reference to the total return to Unitholders
at the end of the term of the Fund as set out in Section 7. No
performance fee has been assumed as being payable within the
Forecast Period.

8.3.5 Fund expenses
The Responsible Entity is entitled to be reimbursed for all
reasonable outgoings and disbursements in connection with the
proper performance of its duties and obligations in operating
the Fund. Expenses recovered may, for example, include those
relating to property acquisition and disposal, leasing, property
management, debt establishment, financing, postage, printing,
accounting services, auditing services, legal services, valuations,
registry and custody services. These amounts have been forecast
relative to the size of the Fund.

8.3.6 Acquisition fee
The Responsible Entity is entitled to an acquisition fee of
$283,500, being 1.5% of the gross purchase price of the Property
as set out in Section 7.
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8.3.7 Finance costs
Finance costs include interest and other costs incurred in
connection with the establishment of the Fund’s debt facility.
The debt facility comprises a margin payable on the fully
drawn debt facility balance. The weighted average interest rate
(comprising the forecast variable and fixed base rates and the
margin payable) for the Forecast Period is expected to be 3.80%.
The Responsible Entity intends to elect to draw down at least
75% of the facility at a fixed rate for at least the Forecast Period.

The Forecast Period does not include future revaluations or
changes in fair value of the Property or movements in the
market values of derivatives as required by AIFRS as there is
no reasonable basis to make forecasts in relation to future
capitalisation rates, property yields, interest rates or general
market conditions, all of which are outside the control of
the Responsible Entity. For these reasons it is not possible
to accurately quantify the impact on the Forecast Financial
Information of these items.

Sensitivity analysis

The forecasts in this section are based on assumptions about the
Property, interest rate markets and other economic factors. The
forecast distribution and financial statements are sensitive to
interest rate movements, and the table below sets out a summary
of the possible impact on the distribution yield of different
outcomes of this key assumption. The movements disclosed below
are indicative only and are not intended to be a complete list of
all possible outcomes:

Sensitivity table
Movement in
interest rate
(0.25%)
0.00%
0.25%

8.4.1 Basis of preparation
The Forecast Financial Information has been prepared in
accordance with AIFRS, the Corporations Act and the Constitution.
The Forecast Financial Information has been prepared on the basis
of accrual and historical cost accounting except for the Property
which is carried at fair value.

8.4.2 Property

8.3.8 Fair value adjustments

8.3.9

8.4		 Key Accounting Policies

Distributions for Period Ending
30 June 2015

30 June 2016

7.2%
7.0%
6.8%

7.4%
7.2%
7.0%

Note:
If assumptions move favourably, the potential for the payment of a higher
distribution yield than that forecast in this PDS will be advised to Unitholders at
that time.

The Property comprises the strata titled freehold interest in
the land, buildings and improvements comprising Coburg Hill
Shopping Centre and is held for long term rental income or capital
appreciation or both. The Property is initially recognised at cost,
including transaction costs directly associated with its purchase.
Immediately subsequent to initial recognition, the Property is
remeasured at its fair value. Fair value is determined at each
reporting date in accordance with APN FM’s Valuation Policy (refer
to Section 4.8 for further details).
Gains or losses arising from changes in the fair value of the
Property are included in the income statement in the period in
which they arise. The carrying amount of the Property recognised
in the Statement of Financial Position may include components
relating to the straight-lining of rental income relating to fixed
increases in rents in future periods, lease incentives and direct
leasing costs.

8.4.3 Fund establishment and equity
			issuance costs
Fund establishment and equity issuance costs are recognised in
the Statement of Financial Position as a reduction of Unitholder
equity.

8.4.4 Financial instruments
The Fund may enter into derivative financial instruments such
as interest rate swaps to manage its exposure to interest rates.
Derivatives are initially recognised in the Statement of Financial
Performance at fair value on the date the derivative contract
is entered into and are subsequently remeasured to their fair
value at each reporting date. The resulting gain or loss on remeasurement is recognised in the Income Statement immediately.

8.4.5 Borrowings and borrowing costs
Borrowings are initially recognised at fair value, net of transaction
costs incurred. Interest expense is accrued over the period when
it becomes due and is recorded in the Income Statement with
the offsetting amount recorded as part of payables in current
liabilities.

APN COBURG NORTH RETAIL FUND
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8.4.6 Revenue
Revenue is recognised to the extent that it is probable that the
economic benefits will flow to the Fund and the revenue can be
reliably measured.
Rental income is brought to account on a straight-line basis
over the lease term for leases with fixed rent review increases.
Lease incentives granted are considered an integral part of the
total rental revenue and are recognised as a reduction in rental
income over the non-cancellable term of the lease agreement on
a straight-line basis. In all other circumstances, rental income is
brought to account on an accruals basis.
Prospective lessees may be offered incentives as an inducement
to enter into leases. These incentives may take various forms
including upfront cash payments, rent free periods, or a
contribution to certain lessee incurred costs such as fit-out and/
or relocation. The value of the incentives offered are recognised
in the Statement of Financial Position as a component of the
carrying value of the Property and amortised on a straight-line
basis over the non-cancellable term of the lease agreement.
Direct leasing costs incurred by the Fund in negotiating and
arranging leases are recognised in the Statement of Financial
Position as a component of the carrying value of the Property and
amortised on a straight-line basis over the non-cancellable term of
the lease agreement.
Interest revenue is recognised as the interest accrues using the
effective interest method.

8.4.7 Expenses
Expenses are brought to account on an accruals basis. Ongoing
fees payable to the Responsible Entity are recognised as expenses
when the services are rendered. A performance fee is only
recognised once it is assessed as probable that the amount will be
payable in the future based on the Fund’s performance.

8.4.8 Income Tax
Under current income tax legislation the Fund is not liable to pay
income tax as the net income of the Fund is assessable in the
hands of the beneficiaries (the Unitholders) who are presently
entitled to the income of the Fund on an annual basis. The liability
for capital gains tax that may arise if the Property were sold is not
accounted for. See Section 10 for more information on taxation.

8.4.9 GST
The Fund will be registered for GST and as such the impact of GST
payments and recoveries should be neutral to the Fund and the
forecasts are not adjusted to include GST.
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SO:cm2
142852/32921

1 October 2014

The Directors
APN Funds Management Ltd
PO Box 18011
COLLINS STREET EAST VIC 8003

Dear Sirs

RE:

VALUATION OF COBURG HILL SHOPPING CENTRE, COBURG NORTH

INSTRUCTIONS
We have been instructed by Mr Tim Slattery, Director – Corporate Development, APN Property
Group to assess the Market Value of Coburg Hill Shopping Centre, Coburg North, Victoria, to be
relied upon by APN Funds Management Limited (APNFM) for acquisition and financial reporting
purposes and the Bank of Melbourne for first mortgage security purposes. We have completed a
detailed valuation report dated 30 September 2014. The valuation was undertaken on the basis of
a number of critical assumptions which are outlined in the valuation report. We were also
instructed to assume the following:
a)

The purchasing entity is fully indemnified (including the benefit of retentions under the
contract of sale) from any additional stamp duty liability arising from the transfer of the
leasehold and freehold interests;

b)

All outstanding tenant incentives are paid out by the vendor at the valuation date;

c)

A rental guarantee for 18 months on the two current vacancies will be provided for by the
vendor. In addition to the rental guarantees, the vendor will also be liable for all leasing
fees and incentives associated to leasing the premises; and

d)

Subdivision of the centre has been approved by the council and registered at the titles
office.

m3property (Vic) Pty. Ltd.
ABN 99 472 148 297
Level 5/114 William Street
Melbourne Vic 3000
DX 548 Melbourne

Liability limited by a scheme approved under Professional Standards Legislation

Telephone 03 9605 1000
Facsimile 03 9670 1658
info@m3property.com.au
www.m3property.com.au
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The following is a summary of the valuation report which should be read in conjunction with the
report.

VALUATION DATE
30 September 2014

BRIEF DESCRIPTION
Completed in April 2014 Coburg Hill Shopping Centre is a predominantly single level
neighbourhood shopping centre. The centre comprises a Woolworths supermarket, seven
speciality shops, a Jetts gymnasium, a basement car wash and two ATMs. There are 166 car
spaces located on title within the basement (135) and at grade (31) and a further nine car spaces
located in the residential car park for use by the level one tenancy (Jetts Fitness).

VALUATION METHODOLOGY AND RATIONALE
In arriving at our valuation we have examined the available market evidence and applied this
analysis to the Discounted Cash Flow approach, Capitalisation of Net Income approach and Direct
Comparison approach.
The Discounted Cash Flow approach involves formulating a projection of net income over a
specified time horizon, typically ten years, and discounting this cash flow including the projected
terminal value at the end of the projection period at an appropriate rate. The present value of this
discounted cash flow represents the market value of the property.
The Capitalisation approach involves estimating the potential sustainable Gross Market Income of
a property from which annual outgoings are adopted to derive the Net Market Income. This Net
Market Income is then capitalised at an appropriate rate derived from analysis of comparable sales
evidence.
Adjustments to the Capitalised Value are then made for items including profit rent/shortfall derived
from passing rents which are above or below market, letting up allowance over vacant areas
including foregone rental and outgoings over the assumed letting up period together with marketing
expenses and leasing commissions, short term capital expenditure, outstanding lease incentives
including rent free periods and committed Lessor contributions.
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The Direct Comparison approach involves applying a Value Rate to the selected unit of
comparison which in this case is the value per square metre GLA, with the adopted Value Rate
derived from analysis of comparable sales evidence.
In the current market, assets like the subject are usually being purchased by private investors who
are typically focused on capitalisation rates and the capitalisation approach to value rather than
discount rates and the net present value approach. We have considered this when rationalising
these two approaches to value.

MARKET COMMENT
Since mid 2013 there has been heightened transactional activity in the neighbourhood and subregional sector. Institutional purchasers have become dominant purchasers again led by Charter
Hall, Lend Lease, Dexus, CFS, ISPT, and Challenger. Purchasers have been focused on assets
that can be repositioned and which are dominant centres in their catchment as well as centres that
have a strong non-discretionary retail component. The increased activity has led to a tightening of
yields, particularly during late 2013 and into 2014. We are aware of a number of centres currently
in due diligence subject to Contracts of Sale which will re-affirm the tightening market parameters.

SUMMARY OF VALUE
Valuation Date

30 September 2014

Net Present Value – DCF Approach

$18,732,833

Capitalisation Value

$18,898,768

Equated Market Yield

7.25%

10 Year IRR

7.87%

Value Per Square Metre GLA

$4,270 per square metre

Market Value

$18,900,000

DISCLAIMER AND QUALIFICATIONS
Please refer to the formal valuation report in respect to disclaimers, qualifications and assumptions
in respect of the valuation.
m3property has prepared this letter based upon information made available to us at the date of
valuation. We consider that this information is accurate and complete; however we have not
independently verified all such information. Further liability disclaimers regarding the preparation
and reliance of this valuation summary letter and the naming of m3property in the Product
Disclosure Statement (PDS) are outlined in the PDS. m3property provides consent for the
inclusion of this summary letter in the PDS.
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We understand this valuation summary letter will be included in a PDS which is being prepared by
APN Funds Management Limited and it should be noted that m3property have not been involved in
the preparation of the PDS and makes no statement in the PDS other than in our valuation report
and/or in this valuation summary letter. Neither m3property, nor any of its directors, accepts any
responsibility for information in any other part of the PDS.
No part of this valuation summary letter or any reference to it may be included in any other
document or reproduced or published in any way without written approval of the form and context
in which it is to appear.
We confirm that m3property do not have any pecuniary interest that would conflict with the proper
valuation of the subject property and the valuation was made independently of APN Funds
Management Limited. m3property are not licensed to provide financial services and the
information detailed herein (and the full valuation report) is not intended to provide advice on your
investment decision.

Yours sincerely
m3property

Shaun O'Sullivan
Director
shaun.osullivan@m3property.com.au
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10 TAXATION
General

Income Tax

Set out in this section is a general summary of the potential
Australian tax implications of resident individuals, complying
superannuation entities, trusts and companies of Australia for tax
purposes investing in the Fund and who hold their units on capital
account.

Presently entitled Unitholders (who are not under any legal
disability) will generally be assessable on their share of the net
income of the Fund. Unitholders will be taxed on their share of
the net income of the Fund to which they are presently entitled
in the financial year to which their entitlements relate, even if it is
received in the next financial year.

The summary below does not deal with the tax implications for
Unitholders who are not residents of Australia for tax purposes. It
also does not deal with the tax implications for Unitholders:
¡¡ who hold their Units as revenue assets or trading stock;
¡¡ who are banks, insurance companies, partnerships and
taxpayers carrying on a business of share trading;
¡¡ have acquired their Units for the purpose of resale at a profit;
and
¡¡ who change their tax residency while holding their Units.
It is intended that this section is a general guide only and is
not an authoritative or complete statement of all potential tax
implications for each Unitholder.
The summary below is not advice and should not be relied on as
such. It also does not take account of any individual circumstances
of any particular Unitholder. Taxation is a complex area of law
and the taxation consequences for each Unitholder may differ
depending on their own particular circumstances. Accordingly,
Unitholders should seek specific professional advice particular to
their own applicable circumstances.
The summary below is based on the law in effect as at
30 September 2014. Future changes in Australian taxation law,
including changes in interpretation of application of the law by
the courts or taxation authorities in Australia, may affect the
taxation treatment of an investment in Units or the holding and
disposal of Units.

Taxation of the Fund
The Fund should not be subject to taxation on net income derived
for tax purposes provided that it is fully distributed to Unitholders
(the Fund is required to pay tax on behalf of some non-resident
Unitholders or Australian residents under a legal disability). The
Responsible Entity intends to make Unitholders presently entitled
to all of the net income of the Fund each year.
Revenue losses or net capital losses incurred by the Fund cannot
be distributed to Unitholders. Net capital losses may, however, be
available to offset future capital gains of the Fund (if any). The
availability of revenue losses to offset future assessable income
of the Fund may be restricted, in particular, if certain “Trust loss”
rules are not satisfied.
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The net income of the Fund is expected to comprise assessable
rental income from the leasing of the Property less allowable
deductions (e.g. operating expenses, interest expenses and capital
allowances on capital works and depreciating assets). The net
income of the Fund as forecast for the period ending 30 June
2015 and year ending 30 June 2016 is shown in Section 8 of this
PDS.
Unitholders’ share of the net income in the Fund for income tax
purposes is expected to be less than the actual cash distributions
received (e.g. a portion of the distributions received is likely
to be tax deferred). This is a result of the availability of noncash deductions for capital allowances on capital works and
depreciating assets. The capital gains tax (CGT) implications of the
receipt of tax deferred amounts are detailed below.
The income derived from leasing the Property and any capital
gains derived upon its future sale will retain its character as it
flows through to the Unitholders.

Taxation of Financial
Arrangements (TOFA)
Australian income tax law includes specific TOFA rules. In summary,
the TOFA rules can operate to make assessable or deductible, gains
or losses arising from certain ‘financial arrangements’.
As the application of the TOFA rules is dependent on the particular
facts and circumstances of the taxpayer, Unitholders should obtain
their own advice in relation to the potential applicability of the TOFA
rules, in light of their own individual facts and circumstances.

Public Trading Trust issues
The Fund may be taxed as if it is a company and any distributions
made taxed as dividends if its income from “eligible investment
activities” does not represent at least 98% of its total income.
It is intended that the Fund will only carry on eligible investment
activities in the form of deriving rent from real property, and the
Fund should not be taxed as a company, and that no distribution
by the Fund will be taxed as a dividend to Unitholders.

10 TAXATION
Taxation of Managed
Investment Trusts (MITs)

Capital Gains Tax (CGT)

(a) MIT Election

Where the Property is held on capital account or an MIT election
has been made, the disposal of the Property will be subject to the
CGT rules.

Eligible MITs can make an election and treat certain assets as held
on capital account. These assets include certain shares and nonshare equity interests, units in unit trusts, and land or interests in
land, and options over these assets (“eligible assets”). The Fund
intends to hold an investment in land, which is an eligible asset,
to derive rental income.
The Responsible Entity intends to make an MIT election if it is
eligible to do so. The eligibility to make an election will depend,
in part, on the number, profile and the nature of Unitholders who
hold Units in the Fund, which is currently not known.
Where an election is made, gains and losses from eligible assets
will be subject to capital gains tax regardless of whether they are
held on revenue or capital account. All other assets will be taxed
according to ordinary concepts depending on whether they are
held on revenue or capital account.
Where an MIT election has been made, the gains from eligible
assets will be taxable as capital gains. The 50% CGT discount will
be available where the particular investment has been held by the
Fund for at least 12 months.

(a) Disposal of the Property

The Fund should be entitled to apply the 50% CGT discount to
calculate the net capital gain provided it has held the Property for
at least 12 months before its disposal. Where the Fund is entitled
to the 50% CGT discount, Unitholders who are Australian resident
individuals or trusts will generally be assessable on 50% of their
share of the capital gain. Unitholders who are Australian resident
complying superannuation funds will be assessable on 67% of
their share of the capital gain. The CGT discount is not available
to Unitholders that are companies.
Any capital losses available to a Unitholder must first be offset
against the whole of their share of the capital gain before
applying the relevant discount to the remainder. The distribution
of the discounted capital gain to a Unitholder will not require a
reduction in the cost base of their units or trigger a capital gain
under CGT Event E4 of the Income Tax Assessment Act 1997.

If the Fund is not eligible to make an MIT election, gains and
losses will be determined in accordance with ordinary concepts.

The capital gain on the sale of the Property will be calculated as
the difference between the capital proceeds from its disposal and
its cost base. The cost base of the Property will be reduced by the
amount applicable to depreciable items of plant and capital works
deductions available on the Property prior to sale.

(b) Proposed legislative amendments

(b) Disposal of Units by Unitholders

The Federal Government has announced that it will put in place
a new tax system for certain MITs under which Unitholders will
be taxed on a fair and reasonable basis having regard to their
interest in the Fund. This potentially means that Unitholders
may be liable to pay tax on amounts they have not received. The
new regime also proposes to deem MITs as fixed trusts for tax
purposes.

Although it is not likely that Unitholders will be able to sell their
Units prior to the expiry of the investment term, gains made on
the disposal of Units may be assessable as ordinary income or
under the capital gains tax provisions (depending on whether the
Unitholder holds Units on revenue or capital account). The CGT
discount may apply to Units held on capital account for more than
12 months by Unitholders who are Australian resident individuals,
trusts and complying superannuation funds. Investors should seek
independent professional advice where they hold their Units on
revenue account.

These changes may impact how the Fund and Unitholders are
taxed in the future.

The capital gain is the difference between the capital proceeds
from the disposal of the Units and the cost base of the Units.
The cost base of the Units will, however, be reduced by the nonassessable part of trust distributions received (e.g. the tax deferred
components of distributions such as the building allowance).
A capital gain may arise under CGT event E4 where the nonassessable part of the distribution exceeds a Unitholder’s cost
base in their Units. However, there will be no reduction in the cost
base of the Units for the tax free portion of discounted capital
gains.
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10 TAXATION
Capital Distributions
A return of capital by the Fund will reduce Unitholders’ cost base
of their Units. Where the return of capital exceeds the cost base,
the excess will result in a taxable capital gain under CGT event E4.

Annual Tax Reporting
To assist in the preparation of income tax returns the Responsible
Entity will provide an annual taxation statement. This statement
will contain details of any income, non-assessable components
and capital gain paid by way of distribution in a financial year to
Unitholders.

Tax File Number (TFN) and
Australian Business Number
(ABN)
It is not compulsory for Unitholders to quote a TFN or ABN.
However, failure of Australian Unitholders to quote or claim an
exemption may cause the Fund to withhold tax at the highest
marginal rate (including Medicare Levy) from distributions.

Goods and Services Tax (GST)
The acquisition, redemption and disposal of Units in the Fund by
investors should not be subject to GST. Furthermore, distributions
by the Fund to investors should not be subject to GST.
The Fund may not be entitled to recover all of the GST incurred
on acquisitions made by or on behalf the Fund. This will depend
on the type of acquisition and the recovery rate applicable to that
acquisition.
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11 ADDITIONAL INFORMATION
11.1 Constitution

11.1.6		 Responsible Entity’s powers
				and duties

The Fund is governed by a Constitution dated 25 September
2014. The following summary outlines some of the key terms of
the Constitution.

The Responsible Entity holds the Fund’s assets on trust and may
manage those assets as if it were the absolute and beneficial
owner of them.

11.1.1		 Unitholders’ rights and obligations

The Responsible Entity may appoint delegates or agents (including
custodians or property managers) to perform any act or exercise
any of its powers, as well as advisers to assist it with its duties
and functions.

The beneficial interest in the Fund is divided into Units. The
Responsible Entity may also create different classes of units in
accordance with the Constitution and may, if it so determines,
eliminate, reduce or enhance any of the rights or obligations
which are to be carried by different classes.
Each Unit confers on the Unitholder a beneficial interest in the
Fund as an entirety and does not confer an interest in a particular
part of the Fund or the Fund’s assets.

11.1.2 		 Issue of Units
The Responsible Entity may issue Units in accordance with the
Constitution. The Responsible Entity may accept or reject, in whole
or in part, any application for Units without being bound to give
any reason.

11.1.3		 Issue Price of Units

11.1.7		 Successor Scheme
The Responsible Entity has the power, with the approval of
a special resolution (i.e. at least 75% of the votes cast by
Unitholders entitled to vote on the resolution) of Unitholders, to:
¡¡ transfer assets having a value equal to the value of the Units
to another managed investment scheme (Successor Scheme)
in exchange for the issue to the Unitholders of units in such
Successor Scheme with an equivalent total value; or
¡¡ cause the Units of those Unitholders to be transferred to a
Successor Scheme in exchange for the issue of units to the
Unitholders in such Successor Scheme with an equivalent total
Issue Price,

The Constitution contains provisions for calculating the Issue Price
of Units. The Issue Price of Units issued under this PDS (prior to the
Minimum Application Amount being met) will be $1.00 per Unit.

where the Responsible Entity reasonably believes that it is in
the best interests of all Unitholders to do so or is not materially
adverse to those Unitholders.

11.1.4		 Redemption and transfer

The Responsible Entity is authorised to complete any application
or other documents necessary to give effect to such arrangement
on behalf of a Unitholder.

The Constitution allows the Responsible Entity to redeem Units
upon request, in certain circumstances. As the Fund is not
‘liquid’ for the purposes of the Corporations Act, Unitholders may
only withdraw from the Fund in accordance with the terms of
any current withdrawal offer made by the Responsible Entity in
accordance with the Corporations Act.
The Responsible Entity does not intend to make any withdrawal
offers (subject to any redemption rights attaching to units issued
to the underwriter(s) or wholesale investor(s), if applicable) during
the term of the Fund.

11.1.5		 Liability of Unitholders
Each Unitholder’s liability under the Constitution is limited to the
amount (if any) that remains unpaid in relation to the Unitholder’s
Units.
However, the ultimate liability of unitholders in a unit trust in the
event that the liabilities of the Fund exceed its assets has not
been finally determined by the courts.

11.1.8		 Valuation of assets
The Responsible Entity may at any time cause the valuation of any
asset of the Fund and must do so if and when required by ASIC
or under the Corporations Act. The value of an asset will be its
market value unless the Responsible Entity determines otherwise.

11.1.9 		 Responsible Entity’s limitation
				of liability
The Responsible Entity will not be liable for any loss or damage to
any person (including any Unitholder) unless it acted other than
in accordance with the Constitution and without a belief held in
good faith that it was acting in accordance with the Constitution.
In any case, the liability of the Responsible Entity is limited to
the assets of the Fund from which the Responsible Entity is
indemnified.
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11.1.10 Indemnities
The Responsible Entity has a right to be fully indemnified out of
the assets of the Fund in respect of all expenses, liabilities, costs
and any other matters incurred by it in connection with the Fund
and against all actions, proceedings, costs, claims and demands
brought against it in its capacity as responsible entity of the Fund
except in the case of its own fraud, negligence or wilful default or
in respect of overhead expenses of the Responsible Entity.
If any member of a Compliance Committee established by the
Responsible Entity in connection with the Fund incurs a liability in
that capacity in good faith, the Responsible Entity may indemnify
the member out of the Fund property, to the extent permitted by
the Corporations Act.

11.2 Property Management
			Arrangements
APN FM intends to appoint a property manager to manage the
Property and provide services including leasing, the collection
of rent & outgoings, payment of operating expenses, debtor
control, property accounting, maintenance contract management
& engineering services, OH&S and other property management
services.
The property manager will be engaged on commercial terms and
at market rates. The proposed terms of any property management
arrangement between APN FM and the property manager will
cover, amongst other things:
¡¡ the property manager being responsible for providing property
management services;
¡¡ the extent of liability for the property manager in the provision
of the services;
¡¡ the property manager providing an indemnity to APN FM for
any loss, damage or costs incurred as a result of the property
manager’s negligence or willful default;
¡¡ APN FM as responsible entity for the Fund indemnifying the
property manager out of the assets of the Fund for any liability,
expenses and costs incurred by the property manager in
connection with the property management arrangements; and
¡¡ conditions for the termination of the property management
arrangements.
The cost of property management services are recoverable as
expense recoveries from the assets of the Fund and form part of
the management costs of the Fund.
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APN FM reserves the right to appoint itself or a related party on
commercial arm’s length terms to act as property manager for the
Fund. In these circumstances APN FM’s related party transaction
policy (see Section 4.9) would be applied. Where APN FM or a
related party is appointed as the property manager, it would be
entitled to any property management fees.

11.3 Custody arrangements
APN FM will be the custodian of the Fund and be responsible for
the safekeeping of assets of the Fund.

11.4 Compliance Plan
The Fund has a Compliance Plan that sets out the arrangements
and measures that APN FM, as Responsible Entity, applies in
operating the Fund to ensure compliance with the Corporations
Act and the Constitution. Compliance with the Compliance Plan
is overseen by the Audit, Risk Management and Compliance
Committee, a sub-committee of the Board of APN FM, and
the directors of APN FM. The Audit, Risk Management and
Compliance Committee is required to monitor the Responsible
Entity’s compliance with the Constitution, Compliance Plan and
the Corporations Act, to report on its findings and to assess at
regular intervals the adequacy of the Compliance Plan.

11.5 Amendment of Constitution
			 or of any contract with
			Unitholders
The Responsible Entity may amend the Constitution if it considers
that the amendment will not adversely affect Unitholders’ rights.
Otherwise, the Constitution may be amended by way of a special
resolution of Unitholders.
To the extent that any contract or obligation arises in connection
with the acceptance by the Responsible Entity of an Application
or reliance on this PDS by a Unitholder, any amendment to the
Constitution may vary or cancel that contract or obligation.
Further, that contract or obligation may be varied or cancelled by
a deed executed by the Responsible Entity with the approval of a
special resolution of Unitholders, or without that approval if the
Responsible Entity considers the variation or cancellation will not
materially and adversely affect Unitholders’ rights.

11 ADDITIONAL INFORMATION
11.6 Complaints
The Constitution contains procedures for the handling of
complaints from Unitholders. If a Unitholder has a complaint, the
Unitholder may write or call APN FM (including name, address
and investor number). APN FM is required to acknowledge receipt
of a complaint as soon as practicable. APN FM must give proper
consideration to the complaint and must act in good faith to deal
with a complaint.
The determination relating to the complaint, the remedies (if
any) available and information regarding any further avenue for
complaint must be communicated within 45 days of receipt of the
complaint.
APN FM is a member of the Financial Ombudsman Service
(“FOS”), an external dispute resolution scheme. Unitholders can
contact FOS on 1800 78 08 08 or write to FOS at GPO Box 3,
Melbourne, Victoria, 8007.

11.7 Anti-money laundering
			regulations
By applying for Units you are taken to agree to the following
terms:
¡¡ you warrant that you comply with all applicable anti-money
laundering laws and regulations, including but not limited to
the anti-money laundering laws and regulations of Australia (in
force from time to time);
¡¡ you are not aware and have no reason to suspect that:

11.8 Statement regarding
			labour standards, and
			environmental, social or
			ethical considerations
The Responsible Entity does not, as at the date of this PDS,
take into account labour standards or environmental, social or
ethical considerations in the selection, retention or realisation of
investments for the Fund. The Responsible Entity does consider
environmental issues when considering potential investments of
the Fund.

11.9 Electronic instructions
If an investor instructs APN FM by electronic means, such as
facsimile, email or internet the investor releases APN FM from and
indemnifies APN FM against, all losses and liabilities arising from
any payment or action APN FM makes based on any instruction
(even if not genuine) that APN FM receives by an electronic
communication bearing the investor’s investor code and which
appears to indicate to APN FM that the communication has been
provided by the investor e.g. a signature which is apparently the
investor’s and that of an authorised signatory for the investment
or an email address which is apparently the investor’s. The investor
also agrees that neither they nor anyone claiming through them
has any claim against APN FM or the Fund in relation to such
payments or actions. There is a risk that a fraudulent withdrawal
request can be made by someone who has access to an investor’s
investor code and a copy of their signature or email address.
Please take care.

–– the money used to fund your investment in the Fund has
been or will be derived from or related to any money
laundering or other activities deemed illegal under
applicable laws or regulations or otherwise prohibited
under any international convention or agreement (“illegal
activities”); or
–– the proceeds of your investment in the Fund will be used to
finance illegal activities; and
–– you agree to promptly provide us with all information that
we reasonably request in order to comply with all applicable
laws and regulations relating to anti-money laundering.
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11.10 Continuous disclosure

11.11 Privacy

Under the Corporations Act, whilst there are 100 or more
investors in the Fund, the Fund is a “disclosing entity” and, as
such, is subject to regular reporting and disclosure obligations
(“continuous disclosure requirements”). As at the date of this
PDS, the Fund is a “disclosing entity”.

When making an application to invest in the Fund, APN FM will
collect personal information from an investor in the Application
Form. APN FM may also collect additional personal information
from an investor by other means in the future. Investors with any
questions about the personal information collected should contact
APN FM.

Copies of documents lodged with ASIC in relation to the Fund
may be obtained from, or inspected at, an ASIC office. While the
Fund is a “disclosing entity”, if an investor wishes to obtain a
copy of:
¡¡ the Fund’s annual financial report most recently lodged with
ASIC;
¡¡ any half-year financial report of the Fund lodged with ASIC
after the lodgement of the annual report; or
¡¡ any continuous disclosure notices given by the Fund after
lodgement of the annual report,
the investor should telephone 1800 996 456 and APN FM will
provide them with copies of these documents free of charge.
Investors may also obtain a copy of any continuous disclosure
notices given by the Fund at the APN FM website
www.apngroup.com.au in accordance with ASIC’s good
practice guidance for website disclosure.
In any period when the Fund has less than 100 investors,
APN FM will place these documents on its website.

Investors can request access to or change their personal
information held by APN FM by writing to them. APN FM will
assess these requests in accordance with the National Privacy
Principles.
The personal information that investors supply to APN FM will
be used for the primary purpose of establishing an investment in
the Fund. Personal information will also be used for the purposes
of processing an investor’s application, administering their
investment, complying with applicable laws and regulations for
purposes related to APN FM’s product and service development.
APN FM will also use personal information to forward to investors,
from time to time (including by e-mail), details of other investment
opportunities available from APN FM or any member of the APN
Property Group. However, if an investor requests, no information
of that nature will be sent.
APN FM will take reasonable steps to protect the personal
information that APN FM collects and ensure that the information
is accurate and up-to-date. Investor information is held on secure
servers or in storage locked in controlled environments. APN FM
employees are required to maintain the confidentiality of any
personal information held by APN FM.
If an investor does not supply APN FM with all the information
APN FM needs, APN FM may be unable to establish their
investment in the Fund, process their application and administer
their investment.
The types of organisations to which APN FM may disclose the
information provided by you include:
¡¡ with the investor’s consent, their adviser and dealer group;
¡¡ any third party service provider APN FM may engage to provide
custody, administration, technology, auditing, mailing, printing
or other services;
¡¡ government authorities when, and to the extent, required by
law; and
¡¡ APN FM’s professional advisers (including legal and accounting
firms, auditors, consultants and other advisers).
Investors can update or change their personal information by
notifying APN FM in writing at any time (including by facsimile,
email and internet – see page 33 for more details on electronic
instructions) or by phone, subject to passing APN FM’s security
checks.
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11.12 Consents
MacroPlan Dimasi
MacroPlan Dimasi has given and, at the date of this PDS, has not
withdrawn, its written consent to the inclusion of an extract of
their demographic report in Section 3.7 in the context in which it
is included and to all references in this PDS to that report in the
form and context in which they appear.
MacroPlan Dimasi has not otherwise been involved in the
preparation of this PDS and has not caused or otherwise
authorised the issue of this PDS. MacroPlan Dimasi and its
employees and officers do not accept any responsibility arising
in any way for errors or omissions from this PDS, other than in
relation to the statements for which it has provided its consent.

Hall & Wilcox Lawyers
Hall & Wilcox Lawyers has given and, at the date of this PDS, has
not withdrawn, its written consent to be named as legal advisers
to APN FM.
Hall & Wilcox Lawyers has not otherwise been involved in
the preparation of this PDS and has not caused or otherwise
authorised the issue of this PDS. Hall & Wilcox Lawyers and its
employees and officers do not accept any responsibility arising
in any way for errors or omissions from this PDS, other than in
relation to the statements for which it has provided its consent.

m3property
m3property has given and, at the date of this PDS, has not
withdrawn, its written consent to the inclusion of the summary
valuation report in Section 9 in the context in which it is included
and to all references in this PDS to that report in the form and
context in which their appear.
m3property has not otherwise been involved in the preparation of
this PDS and has not caused or otherwise authorised the issue of
this PDS. m3property and its employees and officers do not accept
any responsibility arising in any way for errors or omissions from
this PDS, other than in relation to the statements for which it has
provided its consent.

SGA Property Consultancy
SGA Property Consultancy has given and, at the date of this
PDS, has not withdrawn, its written consent to the inclusion of
references to their technical due diligence report, or statements in
the PDS which are based on or referable to statements made in
that report, in the form and context in which they are included.
SGA Property Consultancy has not otherwise been involved in
the preparation of this PDS and has not caused or otherwise
authorised the issue of this PDS. SGA Property Consultancy and
its employees and officers do not accept any responsibility arising
in any way for errors or omissions from this PDS, other than in
relation to the statements for which it has provided its consent.
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APN Funds Management Limited
PO Box 18011, Melbourne Collins Street East, Victoria 8003
Investor Services | 1800 996 456 Adviser Services | 1300 027 636
E | apnpg@apngroup.com.au F | (03) 8656 1010 W | apngroup.com.au

APN Coburg North Retail Fund Application Form

APN Funds Management Limited
ABN 60 080 674 479
AFSL 237500

This Application Form relates to the offer of units in the APN Coburg North Retail Fund (ARSN 601 833 363), made under the PDS for this Fund
dated 3 November 2014.
Please complete this form using BLACK INK and write clearly within the boxes in CAPITAL LETTERS. Mark appropriate answer boxes with a cross
as indicated.
1. Investment Details
Investor name | Trust name | Company registered name | Partnership name

Place a cross (×) below to indicate your investment type:
Individual | Joint Investors - Complete Annexure A
Company - Complete Annexure B
Superannuation Fund | Trust (Individual Trustees) - Complete Annexure A & C
Superannuation Fund | Trust (Corporate Trustee) - Complete Annexure B & C
Formal Partnership - Complete Annexure A & D
2. Contact Details
Postal address (PO Box address is acceptable)			

Contact name		

Suburb/City/Town						

Occupation | nature of activities of company/trust

State		 Postcode		

Mobile number

Country (if outside Australia)			

Work number						

(

)

Home number		

(

Fax number

)

(

)

Email address | for electronic correspondence 		

Place a cross (×) in one of the options below to indicate your preferred method of correspondence:
1. Email all

2. Email all, mail Distribution Statements

3. Mail all

4. Mail all, excluding Annual Report

3. Investment
Please specify the amount you wish to invest in the Fund. The total minimum initial investment is 20,000 Units at the Offer Price of $1.00
per unit for a total cost of $20,000.
Fund name					

Minimum investment 		

APN Coburg North Retail Fund		

$20,000		

Initial investment

$

NB. All investment amounts to be quoted in Australian dollars.

4. Payment Details | Select ONE of the following payment options below
Option 1 Direct Debit		

Please complete the attached Direct Debit Request form on page 81.

Option 2 Direct Credit		
						

Branch number (BSB) | 063-012
Account number | 1030 6613 Account name | "APN FM Applications Account"

						

Please provide your account name as a reference.

Option 3 Cheque			 Please make cheques payable to “APN FM Applications Account” and crossed “not negotiable”.
						 Forward cheque(s) to: APN Funds Management Limited
							
PO Box 18011, Melbourne, Collins Street East, Vic 8003
						 NB. A fee may be charged for payments made by cheque and/or direct debit which are dishonoured.
APPLICATION FORM page 1 of 6
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5. Distributions
I/we authorise for distribution payments to be credited directly to the following bank account.
Name of financial institution		

Branch number (BSB)

Account name

Account number

6. Account Signing Authority
Joint (non-corporate) investors only – complete this section of the Application Form to nominate the account signing authority for
payment instructions. Please note: if no option is nominated, all instructions will require both investors to sign.
Either Investor A or B		

Investor A only			

Investor B only

NB. Please provide a written instruction if more than two investors are required.

7. Annual Financial Reports
An electronic copy of the annual financial report is available for download from our website www.apngroup.com.au
Please cross (×) this box

if you would like to be posted the APN Coburg North Retail Fund’s annual financial report each year.

8. APN Online
APN Online allows investors to securely and conveniently access account details and generate statements online.
Email address of investor A

Email address of investor B

Your Online Access ID will be emailed and your password will be mailed.
9. Nominated Representative or Agent (optional) | This may or may not be your financial adviser or custodian
I / We nominate the following person as my/our nominated representative to act for me/us in relation to my/our investment(s) described in
Section 3 of this Application Form, including (without limitation) investing and withdrawing from the Fund.
Name of nominated representative (please print)

Signature of nominated representative

X
Address			
Date			
		
						
		
State		Postcode

Name of Investor A | Trustee | Company Director (please print)

Name of Investor B | Trustee | Company Director/Secretary (please print)

Signature of Investor A | Trustee | Company Director

Signature of Investor B | Trustee | Company Director/Secretary

X

X

Date			

Date

continue over page...
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10. Adviser Nomination
Adviser name			

Representative no.		

Dealer/Adviser stamp

Dealer group name 		

AFSL no.				

-

				
Company name						

New advisers ONLY - complete the following details
Company address (PO Box address is not acceptable)

Postal address (if different from company address)

Suburb/City/Town		

Suburb/City/Town		

State

State

Postcode		

Company main number		

(

Direct number			

(

)

Postcode

Mobile number		

)
Fax number

(

)

Email address | for electronic correspondence

Web address						

11. Adviser Fee
I/we have arranged to pay my/our financial adviser an Adviser Fee in relation to my/our investment and hereby direct APN FM to
pay my/our financial adviser on my/our behalf an amount of $
of my Application Monies. This amount will be
deducted from my Application Monies. The balance of your Application Monies after deduction of the Adviser Fee will be invested into the
Fund.

Before proceeding to Sections 12 to 15 of the Application Form, please ensure you have completed the following:
➥ Individuals | Joint Investors
➥ Company
➥ Superannuation Fund | Trust (with individual trustees)
➥ Superannuation Fund | Trust (with corporate trustee)
➥ Formal Partnership

APPLICATION FORM page 3 of 6

➠ Complete Annexure A		
➠ Complete Annexure B		
➠ Complete Annexure A & C
➠ Complete Annexure B & C
➠ Complete Annexure A & D
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12. Consent to conduct Electronic Verification
APN FM may use the personal information collected about investors for any purpose stated in our Privacy Policy as well as for the
purposes of verifying their identity in accordance with APN FM’s obligations under Anti-Money Laundering Laws.
When conducting customer identification using electronic means:
(a) APN FM may disclose personal information about individuals to a credit reporting agency for the purposes of providing an
assessment as to whether the personal information matches (in whole or part) personal information contained in a credit
information file in the possession or control of the credit reporting agency.
(b) The credit reporting agency may provide APN FM with the assessment.
(c) The credit reporting agency may use the personal information about the individual, and the names, residential addresses and dates
of birth contained in credit information files of other individuals, for the purpose of preparing the assessment. Other uses of your
personal information by the credit reporting agency are restricted under Privacy laws.
You may consent to APN FM providing your personal information to a credit reporting agency for electronic
verification purposes by signing the declaration below.
I/we consent to APN FM providing my/our personal information to a credit reporting agency for the purposes of conducting customer
identification.
Name of Investor A | Trustee | Company Director (please print)					 Name of Investor B | Trustee | Company Director/Secretary (please print)

Signature of Investor A | Trustee | Company Director 						 Signature of Investor B | Trustee | Company Director/Secretary

X

X

Please note - if this consent is not signed, you will need to provide APN FM with a certified copy of one of the following documents so
that we can verify your identity manually:
(a) a licence or permit issued under a law of a State or Territory or equivalent authority of a foreign country for the purpose of driving a
vehicle that contains a photograph of the person in whose name the document is issued;
(b) a passport issued by the Commonwealth of Australia;
(c) a passport or a similar document issued for the purpose of international travel, that:
(i) contains a photograph and the signature of the person in whose name the document is issued;
(ii) is issued by a foreign government, the United Nations or an agency of the United Nations; and
(iii) if it is written in a language that is not in English - is accompanied by an English translation prepared by an accredited translator.
(d) a card issued under a law of a State or Territory for the purpose of proving the person’s age which contains a photograph of the
person in whose name the document is issued.
(e) a national identity card issued for the purpose of identification, that:
(i) contains a photograph and the signature of the person in whose name the document is issued;
(ii) is issued by a foreign government, the United Nations or an agency of the United Nations; and
(iii) if it is written in a language that is not in English - is accompanied by an English translation prepared by an accredited translator.
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13. Privacy Collection Notice
When you make an application to invest in the Fund, we will collect personal information from you in the Application Form or otherwise
as part of the application process.
We may also collect additional personal information from you by other means in the future, including through forms, through our
website and by telephone if you access our Investor Services or Adviser Services.
We generally collect your personal information directly from you, but may also collect it from other sources such as from third parties
who have hosted events or marketing promotions in which APN has been represented and you have expressed an interest in an APN
fund. If you have any questions about the personal information collected you should contact us.
We collect your personal information primarily so we can verify your identity and establish your investment in the Fund. We will also
collect and may use and disclose your personal information for the purposes of:
¡¡ processing your application and administering your investment;
¡¡ complying with our obligations under applicable laws and regulations; and
¡¡ improving our products and services development.
We may also use your personal information to gain an understanding of you, your needs and your interactions with us so we can identify
and notify you (including by email) of other investment opportunities, products and services which may be of use to you, whether from
us, any member of the APN Property Group or our partners. However, if you request, no further material of that nature will be sent to
you.
We will take reasonable steps to protect your personal information that we collect and ensure that the information is accurate and
up-to-date. Investor information is held on secure servers or in storage locked in controlled environments. Our employees are required to
maintain the confidentiality of any personal information held by us.
If you do not provide us with all the personal information we request, we may be unable to establish your investment in the Fund,
process your application and administer your investment, or provide you with any, some, or all of the features of our products or services
available to you.
We may be required by the Anti-Money Laundering and Counter- Terrorism Financing Act 2006 and corporate and taxation legislation to
collect your personal information. For certain investors, we may also be required to collect and disclose certain personal information to
the Australian Taxation Office in order to comply with the Foreign Account Tax Compliance Act (FATCA).
The types of organisations to which we may disclose the personal information provided by you include:
¡¡ with your consent, your adviser and dealer group;
¡¡ any third party service provider we may engage to provide custody, administration, technology, auditing, mailing, printing or other
services;
¡¡ government authorities when, and to the extent, required by law; and
¡¡ our professional advisers (including legal and accounting firms, auditors, consultants and other advisers).
You can request access to or seek correction of your personal information by notifying us in writing at any time (including by facsimile,
email and internet - see page 3 for more details on electronic instructions) or by phone, subject to passing our security checks.
The APN Group Privacy Policy provides information about how you may access and correct the personal information we hold about you.
Our Privacy Policy also includes information about how you may complain about a breach by us of the Australian Privacy Principles and
how we will deal with such a complaint. A copy of the APN Group Privacy Policy is available on our website at http://www. apngroup.
com.au/apn/website/privacy.aspx, or you can request a copy by calling us on 1800 996 456.
Any inquiries, complaints or feedback you may have regarding privacy matters can be directed to our Privacy Compliance Officer at:
Privacy Compliance Officer
APN Property Group Limited
Level 30, 101 Collins Street
MELBOURNE 3000
Phone: +61 3 9654 7655
Fax: +61 3 9654 7685
E-mail: apnpg@apngroup.com.au

APPLICATION FORM page 5 of 6
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14. Declaration
I/we declare and agree that:

¡¡ I/we have read the PDS dated 3 November 2014 for the APN Coburg North Retail Fund (ARSN 601 833 363) to which this application
applies and have received and accepted the offer in it, in Australia.
¡¡ My/our application is true and correct.
¡¡ I/we am/are bound by any terms and conditions contained in the PDS, the provisions of the Constitution of the Fund as amended from
time to time and this Application Form.
¡¡ I/we have legal power to invest.
¡¡ My/our adviser whose stamp appears on this Application Form will receive the payments detailed in the PDS and this Application
Form. I/we authorise APN FM to give information relating to my/our account and investment in that account to my/our adviser.
¡¡ If I/we have received the PDS from the internet or other electronic means that I/we received it personally or a printout of it,
accompanied by or attached to this Application Form.
¡¡ If this is a joint application, each of us agrees, unless otherwise indicated on this application, that our investment is as joint tenants.
Each of us is able to operate the account and bind the other(s) to any transaction including investments, switches or withdrawals by
any available method.
¡¡ This application is not the result of an unsolicited meeting with or telephone call from another person.
¡¡ Future investments will be made in line with the most recent investment or transfer transaction (excluding regular investment plan)
unless I/we instruct you otherwise.
¡¡ If investing as trustee on behalf of a superannuation fund or trust I/we confirm that I/we am/are acting in accordance with my/our
designated powers and authority under the trust deed. In the case of superannuation funds, I/we also confirm that it is a complying
fund under the Superannuation Industry (Supervision) Act.
¡¡ I/we acknowledge that an investment in the Fund does not represent an investment in or a deposit or other liability of APN Funds
Management Limited, APN Property Group Limited or any member of the APN Property Group.
¡¡ I/we acknowledge that none of APN FM, APD, any member of the APN Property Group or any of their officers, advisers, agents or
associates in any way guarantee the performance of any of the Funds nor any return of capital.
¡¡ I/we acknowledge that APN FM and its related bodies corporate may disclose and use personal information as contemplated in the
PDS under the heading “Privacy” in section 11.11.
¡¡ I/we acknowledge and agree that electronic instructions will be treated as contemplated in the PDS under the heading “Electronic
Instructions”in section 11.9.
¡¡ I/we will provide to APN FM or its nominee any information that APN FM reasonably requires in order to enable APN FM to comply
with all its obligations under the Anti-Money Laundering and Counter-Terrorism Financing Act 2006 and its associated rules and
regulations (in force from time to time).
¡¡ I/we acknowledge that investments in the Fund are subject to the risks outlined in section 6 of the PDS under the heading "Risk Factors".
¡¡ I/we acknowledge that if I/we have elected to apply for APN Online, that I/we have read and agree to be bound by the terms and
conditions set out at www.apngroup.com.au/apnonlineterms.aspx
¡¡ I/we acknowledge that the information collected by APN FM (including in this application form) may be used for identification
purposes, including via a third party verification service, to enable APN FM to comply with all its customer identification obligations
under the Act and associated rules and regulations referred to above.
15. Signature(s)
Joint applicants must both sign

¡¡ If this application is signed under Power of Attorney, the Attorney declares that he/she has not received notice of revocation of that
power (a certified copy of the Power of Attorney must be submitted with this application unless APN FM have already sighted it).
¡¡ Sole signatories signing on behalf of a company confirm that they are signing as a Sole Director and Sole Secretary of the company by
ticking the relevant box.
¡¡ Two Directors or a Director and a Company Secretary must sign unless the company has a Sole Director and Sole Secretary.

Name of Investor A | Trustee | Company Director (please print)				 Name of Investor B | Trustee | Company Director/Secretary (please print)

Signature of Investor A | Trustee | Company Director 					 Signature of Investor B | Trustee | Company Director/Secretary

X

X

Director Sole Director | Sole Secretary Date						 Director Secretary

Date

														 Company seal (if company or trust)

Lodging your Application

Please mail this completed Application Form and relevant
Annexure(s) to:
APN Funds Management Limited
PO Box 18011, Melbourne, Collins Street East, Victoria 8003
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APN Coburg North Retail Fund Annexure A

APN Funds Management Limited
ABN 60 080 674 479
AFSL 237500

ARSN 601 833 363

Individuals | Joint Investors | Individual Trustees | Partners
1. General Information
Individual | Joint Investor A | Individual Trustee | Joint Investor | Partner
Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Male

TFN or exemption code

Female

Date of birth

Residential address (PO Box address is not acceptable)

ABN or exemption code				

		
Aust. Drivers Licence
									
Suburb/City/Town
		
State

Country of residence (only required if you are a foreign resident for tax purposes)

Postcode		

		

US Taxpayer Identification Number (TIN)

Politically Exposed Person*
		

(only required f you are a United States
(US) citizen or resident of the US for
tax purposes

*A Politically Exposed Person includes a head of state or government, government minister or senior politician, senior government official, judge, governor of a central bank or any other person
who holds a position of influence with a reserve bank, senior foreign representative, high ranking member of the armed forces or board chair or senior executive of a state owned enterprise or the
immediate family member or associate of any such persons.

NB. If there are more than four investors, trustees or partners, please provide details on a separate sheet.

Joint Investor B | Joint Trustee | Partner
Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Male

TFN or exemption code

Female

Date of birth

Residential address (PO Box address is not acceptable)

ABN or exemption code				

		
Aust. Drivers Licence
									
Suburb/City/Town
		
State

Country of residence (only required if you are a foreign resident for tax purposes)

Postcode		

		

US Taxpayer Identification Number (TIN)

Politically Exposed Person*
		
Please tick this box if you are a domestic or foreign politically exposed person.

(only required f you are a United States
(US) citizen or resident of the US for
tax purposes

*A Politically Exposed Person includes a head of state or government, government minister or senior politician, senior government official, judge, governor of a central bank or any other person
who holds a position of influence with a reserve bank, senior foreign representative, high ranking member of the armed forces or board chair or senior executive of a state owned enterprise or the
immediate family member or associate of any such persons.

NB. If there are more than four investors, trustees or partners, please provide details on a separate sheet.

continue over page...
ANNEXURE A page 1 of 2
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1. General Information...continued
Joint Investor C | Joint Trustee | Partner
Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Male

TFN or exemption code

Female

Date of birth

Residential address (PO Box address is not acceptable)

ABN or exemption code				

		
Aust. Drivers Licence
									
Suburb/City/Town
		
State

Country of residence (only required if you are a foreign resident for tax purposes)

Postcode		

		

US Taxpayer Identification Number (TIN)

Politically Exposed Person*
		
Please tick this box if you are a domestic or foreign politically exposed person.

(only required f you are a United States
(US) citizen or resident of the US for
tax purposes

*A Politically Exposed Person includes a head of state or government, government minister or senior politician, senior government official, judge, governor of a central bank or any other person
who holds a position of influence with a reserve bank, senior foreign representative, high ranking member of the armed forces or board chair or senior executive of a state owned enterprise or the
immediate family member or associate of any such persons.

NB. If there are more than four investors, trustees or partners, please provide details on a separate sheet.

Joint Investor D | Joint Trustee | Partner
Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Male

TFN or exemption code

Female

Date of birth

Residential address (PO Box address is not acceptable)

ABN or exemption code				

		
Aust. Drivers Licence
									
Suburb/City/Town
		
State

Country of residence (only required if you are a foreign resident for tax purposes)

Postcode		

		

US Taxpayer Identification Number (TIN)

Politically Exposed Person*
		
Please tick this box if you are a domestic or foreign politically exposed person.

(only required f you are a United States
(US) citizen or resident of the US for
tax purposes

*A Politically Exposed Person includes a head of state or government, government minister or senior politician, senior government official, judge, governor of a central bank or any other person
who holds a position of influence with a reserve bank, senior foreign representative, high ranking member of the armed forces or board chair or senior executive of a state owned enterprise or the
immediate family member or associate of any such persons.

NB. If there are more than four investors, trustees or partners, please provide details on a separate sheet.

➥ Individuals | Joint Investors
➥ Individual Trustees
➥ Partners
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➠ Return to Section 2 of Application Form
➠ Complete Annexure C before returning to Section 2 of Application Form
➠ Complete Annexure D before returning to Section 2 of Application Form

ANNEXURE A page 2 of 2

APN Coburg North Retail Fund Annexure B

APN Funds Management Limited
ABN 60 080 674 479
AFSL 237500

ARSN 601 833 363

Australian and Foreign Companies
1. General Information
Registered name						

Country where established (if outside Australia)
				

ABN				

TFN or exemption code

Registered office address (PO Box address is not acceptable)
(PO Box address is not acceptable)			

Principal place of business (if different from registered office address)
(PO Box address is not acceptable)

Suburb/City/Town				

Suburb/City/Town		

State		

State

Postcode

Country (if outside Australia)

Postcode

Country (if outside Australia)

Web address			

2. Company Type | Select only ONE of the following categories
Proprietary		

Proceed to Section 3 below

		
Name of market/exchange
Public					

Proceed to page 1 Section 2 of Application Form

3. Directors | Only needs to be completed for proprietary companies
This section does NOT need to be completed for public and listed companies.
Please state the number of directors in this box

and provide the full name of each director below.

Director 1 | Given name(s)			

Surname

Director 2 | Given name(s)			

Surname

Director 3 | Given name(s)			

Surname

Director 4 | Given name(s)			

Surname

NB. If there are more than four directors, please provide details on a separate sheet.

➥ Foreign Companies			
➠
								
➥ Foreign Corporate Trustees ➠
								
➥ Companies				
➠
								
➥ Corporate Trustees			
➠
								

ANNEXURE B page 1 of 4

Proceed to section 4 and 5 of this Annexure before returning to page 1 Section 2 of
Application Form
Proceed to section 4 and 5 of this Annexure and complete Annexure C before returning to
page 1 Section 2 of Application Form
Proceed to Section 5 of this Annexure before returning to page 1 Section 2 of
Application Form
Proceed to Section 5 of this Annexure and then complete Annexure C before returning to
page 1 Section 2 of Application Form
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4. Foreign Companies ONLY
Is the foreign company registered with ASIC?

ARBN

YES		
If yes, provide ARBN and complete details
				
Select ONE of the following:						
Name of local agent in Australia
		

Principle place of business address in Australia			

		
Local agent name and address details
							

Address (PO Box address is not acceptable)						
									
Suburb/City/Town 				
State
								

NO

Postcode

Country of residence

Provide Company ID and complete details below						

Principle place of business in the company’s country of formation or incorporation (PO Box address is not acceptable)						
								
Suburb/City/Town 				
State
								
				

Postcode

Country of residence

Registered address of company									
Provide the registered address as registered with ASIC. If the company is NOT registered with ASIC, provide the registered address in the
country of formation, incorporation or registration (if any).
													
Suburb/City/Town 				
State
Postcode
Country of residence
								
									

Foreign registration									
Is the company registered with a foreign regulator?
YES		

If yes, provide the relevant identification number

Regulatory | Listing Details | Select the following categories which apply to the company and provide the information requested
Regulatory company (licensed by an Australian Commonwealth, State or Territory statutory regulator)
Regulatory name
Licence details					

Listed as defined in the IFSA | FPA Guidelines
Name of market/exchange

Majority-owned subsidiary of an Australian listed company
Australian listed company name

Name of market/exchange
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Foreign company verification
Standard verification procedure for foreign companies registered with ASIC:
Verify the full name of the company as registered with ASIC, the ARBN issued by the company, whether it is registered by a foreign
registration body and if so whether it is registered as a private company or a public company. Attach an original or certified copy of the
certification or registration issued by ASIC or by the relevant foreign registration body.
Standard verification procedure for foreign companies NOT registered with ASIC:
Verify the full name of the company, whether it is registered by a foreign registration body and if so whether it is registered as a private
or a public company and the identification number issued to the company. Attach an original or certified copy of the certification of
registration issued by the relevant foreign registration body or a disclosure certificate from the company given by an individual acting as
agent of the company (where the agent has been verified). See your licensee for other disclosure certificate requirements.
5. Foreign Account Tax Compliance Act (FATCA) Information
US Company
If the company is a United States (US) company for US tax purposes please provide the company’s US Taxpayer Identification Number
(TIN) or exemption code if the company is an exempt payee.

Non-US Company
If the company is not a US company, is the company (select one):
(a) A Financial Institution?
		
If Yes, provide the company’s Global Intermediary Identification Number (GIIN), or advise the FATCA status of the company as
		(select one):
			Deemed compliant FFI
			Excepted FFI
			
Exempt beneficial owner
			Non-participating FFI
			Other (please specify)
(b) A Non-financial Public Company?
		
If Yes, no further information required.
(c) A Non-financial Proprietary Company?
		
If Yes, for each beneficial owner that is a US citizen or a US resident, please provide their name, residential address (PO Box is
		
not acceptable) and US TIN.
Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Residential address (PO Box address is not acceptable)

Suburb/City/Town		

State

Postcode

US Taxpayer Identification Number (TIN)

Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Residential address (PO Box address is not acceptable)

Suburb/City/Town		

State

Postcode

US Taxpayer Identification Number (TIN)

ANNEXURE B page 3 of 4

APN COBURG NORTH RETAIL FUND

| 77 |

5. FATCA Information...continued
Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Residential address (PO Box address is not acceptable)

Suburb/City/Town		

State

Postcode

US Taxpayer Identification Number (TIN)

Mr/Mrs/Miss/Ms/Other

Surname

First name		

Second name

Residential address (PO Box address is not acceptable)

Suburb/City/Town		

State

Postcode

US Taxpayer Identification Number (TIN)
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APN Coburg North Retail Fund Annexure D

APN Funds Management Limited
ABN 60 080 674 479
AFSL 237500

ARSN 601 833 363

Partnerships

1. General Information
Registered name						

Country where established (if outside Australia)
ABN
				

TFN or exemption code

2. Type of Partnership 
Is the partnership regulated by a professional association?

Name of association

YES
Provide name of association
Membership details
Provide membership details (attach proof of membership)			
NO		

				

Please state the number of partners

3. Verification
Please attach a certified copy of either the partnership agreement, minutes of a partnership meeting, a notice issued by the
Australian Taxation Office within the last 12 months (e.g. notice of assessment - it is advised to block out the TFN before copying this
document), a registration of business name issued by a government or government agency in Australia.

➥ Ensure Annexure A for ALL partners is completed before returning to Section 2 of Application Form ➠

ANNEXURE D page 1 of 1

APN COBURG NORTH RETAIL FUND
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APN Funds Management Limited
ABN 60 080 674 479
AFSL 237500

APN Coburg North Retail Fund Direct Debit Request Form
ARSN 601 833 363

1. Investor Name(s) Giving Direct Debit Request
I/We
authorise APN Funds Management Limited ABN 60 080 674 479 with User ID Number: 209 615 to arrange for funds to be debited from my/our account, held with the
Financial Institution as described in Section 3 below.
Investor residential address							

Suburb/City /Town

State

Postcode

2. Payment Details
Direct debit to be deducted at the time of application and at the time of any additional investment.
3. Details of Account to be Debited
Name of financial institution					
Account held in the name(s) of

Branch number (BSB)

Account number

NB. Please check with your Financial Institution to ensure the account nominated will facilitate direct debiting. See attached Service Agreement Clause 5.

4. Direct Debit Request Authorisation | This is to be signed by the holder of the bank account debited
 I/we have read and understood the terms and conditions of the attached “Service Agreement” overleaf and acknowledge and agree to it.
 I/we request this arrangement remain in force in accordance with Section 3 above and in compliance with the terms and conditions of
the “Service Agreement”.
 Sole signatories signing on behalf of a company confirm that they are signing as a Sole Director and Sole Secretary of the company by
ticking the relevant box.
 Two Directors or a Director and a Company Secretary must sign unless the company has a Sole Director and Sole Secretary.
Name of Investor A | Trustee | Company Director (please print)

Name of Investor B | Trustee | Company Director/Secretary (please print)

Signature of Investor A | Trustee | Company Director

Signature of Investor B | Trustee | Company Director/Secretary

X

X

Director Sole Director | Sole Secretary Date

Director Secretary

Date

				

Company seal (if company or trust)

Please forward this completed Application Form to:
APN Funds Management Limited
PO Box 18011, Melbourne, Collins Street East, Victoria 8003
Investor Services | 1800 996 456 Adviser Services | 1300 027 636
Email | apnpg@apngroup.com.au Fax | (03) 8656 1010
Website | www.apngroup.com.au

DIRECT DEBIT REQUEST FORM page 1 of 2
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Direct Debit Request Service Agreement
1. APN Funds Management Limited (the “Debit User”) will debit the BSB/Account nominated in Section 3 of this Direct Debit
Request as specified.
2. APN Funds Management Limited will give not less than 14 days written notice to the investor should it propose to vary the
arrangements of this Direct Debit Request.
3. The investor(s) may request APN Funds Management Limited to defer or alter the payment amount specified in Section 3 of
this Direct Debit Request. Requests authorising these changes may be made by phoning or providing written advice to APN Funds
Management Limited. Investor(s) may change the:
 Due date of payment;
 Payment amount; and
 Frequency of payment.
Investor(s) wishing to vary the drawing account details specified in Section 3 of this Direct Debit Request must provide signed
authority for such changes to be effected.
4. In compliance with the Industry’s Direct Debit Claims Process, APN Funds Management Limited will assist investor(s) disputing any
payment amount drawn on the nominated BSB/Account in Section 3 of this Direct Debit Request. APN Funds Management
Limited will endeavour to resolve this matter within the Industry agreed time frames. Investor(s) may visit any branch of their
financial institution and complete a “Direct Debit System Claim Request” form to initiate the process.
5. APN Funds Management Limited advises that some Financial Institution accounts do not facilitate direct debits and as such the
investor(s) must check with their Financial Institution to ensure the account nominated in Section 3 of this Direct Debit Request
enables direct debiting.
6. It is the investor(s) responsibility to ensure at all times there is sufficient cleared funds available, at the due date of the debit
drawing, to enable payment from the BSB/Account as nominated in Section 3 of this Direct Debit Request.
7. APN Funds Management Limited advises that the debit drawing will be made on the agreed due date as nominated in the payment
details of this Direct Debit Request. When the due date is a closed Melbourne business day, APN Funds Management Limited will
initiate the debit drawing on the next open business date. Investor(s) may direct processing inquiries to their Financial Institution.
The funds will be processed as an application on the following business day. A closed business day is defined as any calendar day
on which the investor(s) financial institution is not open for direct debit processing. That is:
 Weekends;
 Public Holiday - State; and
 Public Holiday - National.
8. Where an unpaid debit item is returned by the investor(s) financial institution, APN Funds Management Limited may apply an
outward dishonour fee to the investor(s) account.
9. Investor(s) who wish to cancel this Direct Debit Request must notify APN Funds Management Limited in writing not less than 14
days before the next scheduled debit drawing. This request may be directed to APN Funds Management Limited or to an investor(s)
financial institution.
10. APN Funds Management Limited requests the investor(s) to direct all inquiries, disputes requests for payment changes or
cancellation directly to them.
11. APN Funds Management Limited agrees to keep confidential all investor(s) records and account details contained in Section 3
of this Direct Debit Request unless authorised to release such information pursuant to a debit item dispute or similar event where
the investor(s) has provided prior consent to do so.
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13 GLOSSARY
In this PDS, the following terms have the following meanings, unless the context otherwise requires:
Term

Definition

A$

Australian dollars

AIFRS

Australian equivalent to International Financial Reporting Standards

AFSL

Australian financial services licence

Applicant

Person who submits an Application

Application

An application for Units pursuant to this PDS

Application Amount

The monies payable by an Applicant to apply for Units

Application Form

The application form attached to this PDS

Application Monies

Monies received from Applicants in respect of their Applications

APN

APN Property Group Limited ABN 30 109 846 068

APN FM, Responsible
Entity, we, us or our

APN Funds Management Limited ABN 60 080 674 479

APN Property Group

APN and its subsidiaries (including its predecessors)

ASIC

The Australian Securities and Investments Commission

Board

The board of directors of APN FM

CGT

Capital gains tax

Coburg Hill

Coburg Hill Shopping Centre located at the Property

Compliance Committee

The compliance committee of the Fund

Compliance Plan

The compliance plan of the Fund

Constitution

The constitution of the Fund, dated 25 September 2014

Corporations Act

Corporations Act 2001 (as amended)

Gross Asset Value

Gross asset value of the Fund determined in accordance with the Constitution

GST

Goods and services tax as defined in the A New Tax System (Goods and Services Tax) Act 1999 (Cth)
(as amended)

Director

A director of APN FM

Forecast Period

the six month period ending 30 June 2015 and the year ending 30 June 2016

Fund

APN Coburg North Retail Fund, ARSN 601 833 363 including, where the context permits, its controlled
entities

Gross Asset Value

Gross asset value of the Fund determined in accordance with the Constitution

GST

Goods and services tax as defined in the A New Tax System (Goods and Services Tax) Act 1999 (Cth) (as
amended)

Internal Rate of Return,
IRR

The annualised, compound rate of return received by Unitholders taking into account all income and capital
cashflows over the term of the investment

ICR

Interest cover ratio

Issue Date

Expected to be on or about 22 December 2014 unless otherwise determined by the Responsible Entity in its
discretion

APN COBURG NORTH RETAIL FUND
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Term

Definition

Issue Price

$1.00 for each Unit issued under this PDS

LvR

Loan to value ratio

MacroPlan Dimasi

MacroPlan Dimasi Pty Ltd ACN 154 875 635

m2

Square metres

m3property

m3property (Vic) Pty Ltd ABN 99 472 148 297

NLA

Net Lettable Area

NTA

Net tangible assets

Offer

The offer of Units made under this PDS

Offer Open Date

3 November 2014

Offer Close Date

19 December 2014 (unless closed earlier)

PDS

This product disclosure statement, dated 3 November 2014

Property

the property located at 153-157 Elizabeth Street, Coburg North, Victoria.

Responsible Entity

The responsible entity of the Fund, being APN FM

SGA Property
Consultancy

SGA Property Consultancy Pty Ltd ACN 103 479 992

Targeted Rate of Return

The amount of annualised return which must be achieved by the Fund before a performance fee is payable

Unit

An ordinary unit in the Fund

Unitholder

The holder of a Unit

Valuer

m3property

WALE

Weighted average lease expiry

Woolworths

Woolworths Limited ABN 88 000 014 675
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CORPORATE DIRECTORY
Responsible Entity
of the Fund
APN Funds Management Limited
ABN 60 080 674 479
AFSL No.237500

Registered Office
Level 30
101 Collins Street
Melbourne VIC 3000
Telephone: (03) 8656 1000
Facsimile: (03) 8656 1010
Freecall: 1800 996 456
Email: apnpg@apngroup.com.au
Web: www.apngroup.com.au

Directors of the
Responsible Entity
Geoff Brunsdon, Independent Non-Executive Chairman
Michael Johnstone, Independent Non-Executive Director
Jennifer Horrigan, Independent Non-Executive Director
Howard Brenchley, Non-Executive Director and Investment Committee Chair
Michael Groth, Alternate Director for Howard Brenchley

Legal Advisers
Hall & Wilcox Lawyers
Level 30, Bourke Place
600 Bourke Street,
Melbourne VIC 3000

APN Property Group Limited
Level 30, 101 Collins Street,
Melbourne, Victoria 3000
Investor Services 1800 996 456
Adviser Services 1300 027 636
Email apnpg@apngroup.com.au
Website apngroup.com.au

