. B
i
PFFI’ DISCLOSURE STATEMENT NO. 4

PROPERTY FUNDS
AUSTRALIA LIMITED

ACN 078 199 569
AFSL No. 224106

PFD 1/06




Contents
Section

Investment Overview
The Portfolio
Structure and Strategy
Investment Services
Management
Financial Information
Risks

Independent Reports
Additional Information
How to Invest

© o N o gk~ w >

—
o

Key Dates

EVENT

DATE

Monthly cut-off date for applications 5pm (AEST) on the 25th day of each month

Allotment of Units

Within the first three business days of the first day of each month

Dispatch of holding statements

Units quoted on BSX

Record date for distributions

Within 7 days after allotment

Within 7 days after allotment

KEY DATES - Rights Issue (Current Unitholders only)
RecordDae  4jme2o6

Record Date

Closing Date

The General Offer will remain open until fully subscribed. However, PFA may close the General Offer at any time. Investors
are encouraged to submit their Application Forms as soon as possible as the General Offer may close eatly without notice.

INVESTOR ENQUIRIES FREECALL 1800 687 170

Important Notice

Property Funds Australia Limited ACN 078 199 569 (“the
Manager”), the holder of Australian Financial Services
Licence (“AFSL") No. 224106 is the responsible entity of
the PFA Diversified Property Trust ARSN 097 860 690 (“the
Trust”). The Manager is the issuer of this PDS.

This PDS is an important document and should be read in
its entirety. The PDS is dated 5 June 2006. A copy of this
PDS has been lodged with the Australian Securities and
Investments Commission (“ASIC”) and the Bendigo Stock
Exchange (“BSX”) on 5 June 2006. ASIC and BSX take no
responsibility for the contents of this PDS.

No person is authorised to provide any information or to
make any representation in connection with the Offer which
is not in this PDS. Any information or representation not in
this PDS may not be relied upon as having been authorised
by the Manager in connection with this Offer.

Capital and investment returns are not guaranteed.

Investments in the Trust are not deposits with or liabilities of
the Manager and are subject to investment and other risks,
including possible loss of income and capital invested. The
Manager does not guarantee any particular rate of return on
Units, the performance of the Trust or repayment of capital.

In particular, this PDS contains certain statements which
relate to the future, including forecast statements relating
to the Trust and forecast performance, financial position

and strategy. These forecast statements are not guarantees
of future performance. Neither the Manager, the Trust nor
any other person gives any representation, assurance or
guarantee that the results, performance or achigvements
expressed in or implied by the forecast statements contained
in this PDS will actually occur.

This PDS is not financial advice. Investors should
seek their own financial advice.

The Offer does not take into account the objectives, financial
situation or particular needs of Investors. It is important
that Investors read the entire PDS before making any
decision to invest in the Trust. In particular, in considering
the prospects of the Trust, it is important that Investors
consider the risk factors that could affect the performance of
the Trust. Investors should carefully consider these factors
in light of their particular objectives, financial situation and
needs (including financial and taxation issues) and seek
professional advice from their own professional advisers
before deciding to invest. Some of the risk factors that
should be considered are set out in section 7.

Restrictions in jurisdictions outside Australia

This PDS does not constitute an offer in any jurisdiction

in which, or to any person to whom, it would not be lawful
to make such an offer. The distribution of this PDS in
jurisdictions outside Australia may be restricted by law and

persons who come into possession of it should seek advice

on and observe any such restrictions. Any failure to comply
with such restrictions may constitute a violation of applicable
securities law. Units will only be issued to Investors who have
submitted an Application Form which was attached to this PDS
or to Current Unitholders who have submitted an Entitlement
and Acceptance Form which accompanied this PDS.

Integrity of the content of the PDS

The PDS (including the Application Form) is available

in electronic format, including on the internet at
www.pfaltd.com.au. While the Manager believes it is
unlikely that during the period of the Offer the electronic
version of the PDS will be tampered with or altered in any
way, the Manager cannot give any absolute assurance that
this will not occur. Any prospective Investor in doubt as
to the validity or integrity of an electronic copy of the PDS
should immediately request a paper copy of the PDS. A
paper copy of this PDS will be provided free of charge to
any person in Australia who requests a copy by contacting
Property Funds Australia Limited on 1800 687 170.

Definitions

A number of words and terms used in this PDS have defined
meanings or should be interpreted in a particular manner;
these appear in the Defined Terms section. All references to
monetary amounts are expressed in Australian currency.



The Offer at a Glance

The Offer

An Investment
Opportunity For

Attractive Distributions*

Tax Effective Distributions*

Monthly Distributions

Minimum Investment
for General Offer

Offer Price
Rights Issue Price

Quality and Diversified
Property Exposure**

Access to Funds

Well Established Management

and Custodian

Investment Strategy
of the Trust

Entry Fees
Trust Performance*

Up to 23,963,317 Units in the PFA Diversified Property Trust ARSN

097 860 690 which owns a portfolio of Australian investment grade
properties currently valued at $374 million (including the further property it
has contracted to purchase which is valued at $34 million see section 1.10.2).
The Trust will continue to grow its asset base through the acquisition of
quality investment grade properties.

Current PFA Investors

New Investors

Superannuation funds

Institutions and property securities funds

Forecast distributions are 9.80 cents per Unit per annum during the 2006/07
financial year. This equates to an annualised distribution rate of 8.83%
per annum when calculated on the Offer Price of $1.11 per Unit

(see section 6.2).

68% of the forecast distributions are expected to be Tax Deferred in the
financial year 2005/06 and 57 % in the financial year 2006/07 (see section
6.2 Note 12).

Paid by electronic funds transfer.

$5,000 and then in multiples of $1,000.

$1.11 per Unit.

$1.09 per Unit for Current Unitholders pursuant to the Rights Issue (see
section 1.10.1).

A quality portfolio of 16 investment grade properties diversified by
geographic location, property sector, tenant and lease expiry (see section 2).
The Units in the Trust are listed on the Bendigo Stock Exchange (“BSX”) and
can be traded (see section 3.9).

The Trust’s responsible entity/manager is Property Funds Australia Limited,
an experienced and specialist property fund manager. The Custodian is Trust
Company of Australia Limited, established in 1885 (see section 5.2).

To invest in a growing portfolio of quality properties diversified by

property sector, geographic location, tenant profile and lease expiry with

the properties generally in the price range of $10 million to $50 million (see
section 3 for the detailed strategy).

Nil.

In the last financial year, prior to lodgement of this PDS, net tangible asset
backing per Unit increased by 15% following the revaluation of 4 properties.

Distributions have continued to occur as per the published forecasts.

Investors who held Units throughout the 2005/2006 financial year received
16.24 cents per Unit during that financial year due to a special distribution.

Tax Deferred components of distributions have been above published
forecasts.

The Trust was awarded the 2005 Property Trust Industry Award by the
Australian Property Institute (Qld Division).

* These forecast distributions are not guarantees of future performance. Past performance should also not be taken as indicative of
future performance. Neither the Manager, the Trust, the Custodian nor any other person gives any guarantee of performance or
returns (if any) on Investment in the Trust.

** An unconditional contract to purchase the Citigate Melbourne hotel, 270-272 Flinders Street, Melbourne has been entered into,
settlement of which is anticipated to occur on 30 June 2006.

PFA DIVERSIFIED PROPERTY TRUST



Managing Director’s Letter

5 June 2006

Dear Investor,

On behalf of Property Funds Australia Limited, I am pleased to offer you the opportunity
to invest in the PFA Diversified Property Trust.

Following completion of recent property acquisitions and a contract to acquire the Citigate Melbourne
property, the value of the Trust’s portfolio will be $374 million. The Trust’s Portfolio is located in all states
and territories (except South Australia and Northern Territory) and is spread across the retail, office, industrial,
car park, entertainment and hotel sectors.

The purpose of this product disclosure statement is to raise approximately $20 million to primarily enable the
Trust to continue to acquire interests in further quality investment grade properties.

Units will be allotted to Current Unitholders who lodge their Entitlement & Acceptance Form prior to the
Rights Issue Closing Date in priority to all other applications.

During the 2006/07 financial year, the forecast distribution is 9.80 cents per Unit per annum with
approximately 57 % of that forecast distribution expected to be Tax Deferred. Based on the Offer Price of
$1.11 per Unit, this equates to a yield of 8.83% per annum.

The Trust currently has in excess of 3,700 Unitholders and is listed on the Bendigo Stock Exchange, which
offers investors access to a transparent secondary market for the trading of Units.

The Trust has achieved an excellent recent trading performance, with net tangible asset backing per Unit
increasing in the 2004/05 financial year by 15%. With the continuing improvement of the commercial
property markets since that time, we are expecting further growth in that backing in the 2005/06 financial year.

Monthly distributions have continued to occur in accordance with published forecasts. In addition to

those regular monthly distributions, certain existing Unitholders also enjoyed a special distribution in the
2005/06 financial year which will take their total distributions to 16.24 cents per Unit for that period. The
performance and other qualities of the Trust were recognised by the Australian Property Institute (Queensland
Division), which awarded it the Property Trust Industry Award for 2005.

Our objective for the Trust is to continue to grow the Trust’s asset base and to maximise performance
through the acquisition of quality properties diversified by property sector, geographic location, tenant profile
and lease expiry. These properties are generally intended to be in the price range of $10 to $50 million. Any
future acquisitions will, of course, be subject to the rigours of our financial, physical and legal due diligence
assessment processes.

We will continue to actively source and secure value added investment opportunities on behalf of the Trust.

In summary, the Trust offers you exposure to a growing quality property portfolio with a strong tenant profile
and good diversity, all of which combine to deliver attractive tax effective distributions and support the
Trust’s value.

On behalf of the Directors, I look forward to welcoming new Unitholders to the Trust and I encourage
existing Unitholders to consider increasing their investment in the Trust.

Yours sincerely

Chris Morton
Managing Director

PRODUCT DISCLOSURE STATEMENT No.4



The Benefits of the Offer

Attractive Distributions 8.83% per annum annualised forecast distribution during the 2006/07
financial year (calculated by reference to the Offer Price of $1.11 per Unit).

Substantial Tax Benefits 68% of the forecast distributions during the 2005/06 financial year are
expected to be Tax Deferred and 57 % in the 2006/07 financial year.

Sound Diversification The Portfolio has sound diversification by sector, tenant and lease expiry

profile. Investors will be exposed to a quality property portfolio which is
predominantly leased to a number of widely recognised quality tenants as
the chart below demonstrates. The underlying Properties are valued at
$374 million. The Portfolio’s diversification is also demonstrated in the
charts below.

Quality Tenants Approximately 87 % of the Portfolio’s income is derived from national or
government tenants.

Monthly Distributions Monthly distributions are by electronic funds transfer.

Expansion Opportunities Further properties are intended to be acquired thereby enhancing the

diversification of the Trust.

Established and Experienced Property Funds Australia is the responsible entity of the Trust. Established
Management in 1997, PFA is a specialist property fund manager which is 50% owned by
a wholly owned subsidiary of Mirvac Limited. PFA’s Directors and
key officers have a wide variety of background skills and experience in
areas critical to the successful acquisition, management and sale of the
Trust’s assets.

Super Fund Suitability Currently, superannuation funds which are unable to borrow in their own
right can invest in the Trust. The Trust borrows so gearing benefits are
obtained.

Listed Investment The Trust is a $374 million property trust listed on the Bendigo Stock

Exchange. The Trust has in excess of 3,700 Investors. Being listed, there
is an operating secondary market with freely available and transparent
market information. Units in the Trust can be traded on the Bendigo
Stock Exchange.

Sector
Hotel 7%

Suburban

f o
Entertainment 3% Retail 11%

Bulky Goods 6%
Industrial 5% .
Tenant Profile
Suburban
CBD Office 34% Office 30%

Balance of Portfolio 31%
CBD Retail 4%

Geographical Diversification
National Australia Bank 3%
. ¢
WA - Perth 13% ACT - Regional 9% Harvey Norman 3%
Woolworths 3%

NSW - Regional 4% Country Road 3% ————
Energex 4%

Government 33%

Citigate

Melbourne 7%

PBL 5%

Suncorp Metway 4%
AAPT 4%

VIC - Melbourne 11% NSW - Sydney 13%

TAS - Hobart 9%

QLD - Regional 5% QLD - Brisbane 36%

PFA DIVERSIFIED PROPERTY TRUST



Defined Terms

Words with initial capital letters throughout this PDS are defined in this section.

AGAAP Australian Generally Accepted LVR loan to valuation ratio. It is the ratio of
Accounting Principles. the debt funding amount (i.e. provided
AIFRS Australian Equivalents to International by the lender to the Trust) as against
Financial Reporting Standards. the lenc.ier’s ascribed value to the
Applicant a person or entity who submits an Properties. .
Application Form. Manager Property Funds Australia.
- S . Mirvac Mirvac Limited ABN 92 003 280 699.
Application an application form attached to this
Form PDS. NLA net lettable area.
ASIC Australian Securities and Investments Offer . the General Offer and the Rights Issue.
Commission. Offer Price $Olff11 per Unit under the General
BSX/Bendigo the stock exchange conducted by ) et )
Stock Exchange  Bendigo Stock Exchange Limited. PDS this product disclosure .statement,
CGT capital gains tax. PFA . Property Funds Australia.
Citiate h described i con 2 Portfolio the Properties collectively.
M ﬂ) € property described In section 5, Property Funds Property Funds Australia Limited ACN
elbourne previously known as a Ramada Hotel. A Ii ) ;
o - ustralia 078 199 569, the responsible entity/
Constitution tl;e c}(:.n;tl.tutlon of t.he Trgst, a summary manager of the Trust.
of which s set out in section 9.1. Properties the properties which form the key
Corporations Act the Corporations Act 2001 assets of the Trust and which are listed
(Commonwealth). in section 2.
Current Unitholders registered as at Registry the registry maintained by Property
Unitholders 14 June 2006. Funds Australia which records the
Custodian Trust Company of Australia Limited details of each Unitholder.
ACN 004 027 749. Rights Issue the 1 for 7 rights issue to Current
Directors the directors of Property Funds Unitholders.
Australia. Rights Issue $1.09 per Unit under the Rights Issue.
Equated Yield sustainable net market income as a Pl:lce
percentage of value. E;gg::;s;:& 25 July 2006.
Entitlement the entitlement of Current Unitholders

Entitlement and

to Units under the Rights Issue.

the form issued to Current

Subscription

the amount as set out on an
Application Form (after deduction
of any adviser service fees) paid by

Acceptance i i
Formp Unitholders as part of the Rights Issue the Applicant and accepted by the
documentation. M
anager.
Financiers the Commonwealth Bank of Australia

Limited and certain mortgage funds
managed by ING Management
Limited.

Tax Deferred

that component of distributions from
the Trust that are not taxed. For
further explanation see section 6.2
Note 12.

Forecast Period the period from 1 July 2005 to Trust the PFA Diversified Property Trust
30 June 2007 in respect of which ARSN 097 860 690 as constituted by
Property Funds Australia has prepared the Constitution.
financial forecasts for the Trust. Unit a unit in the Trust.
General Offer  the offer of Units made in this PDS, Unitholder a holder of Units in the Trust
ther th t to the Right '
Lo A PEBHARE R e TR Unitholding the unitholding of a Unitholder in the
GsT d' A servd Trust.
800ds and services tax. Vacancy not leased or subject to receipt of
Investment the ownership of Units in the Trust. income in respect of relevant space.
Investor a Unitholder or prospective Vacancy is calculated on an income
Unitholder. basis.
Joint Finance  the joint finance facility provided by the ~ we Property Funds Australia.
Facility Financiers and described in section 6.5. you an Investor.

Interpretation

All data, charts and references to the Portfolio in this PDS incorporate the Citigate Melbourne property, notwithstanding that as at the
date of this PDS, settlement of this property had not occurred.

PRODUCT DISCLOSURE STATEMENT No.4






Investment Overview

The information set out in this section is a summary only. It should be read in conjunction with the

information contained in the remainder of this PDS.

1.1 Introduction

The Trust is a listed Australian unit trust which
owns the Portfolio (either directly or through
wholly owned subsidiary trusts) and which is
currently valued at $374 million. The Portfolio is
diversified by property sector, geographic location,
tenant profile and lease expiry. The Trust currently
has in excess of 3,700 Unitholders.

The Trust recently entered into an unconditional
contract to acquire a 182 room four star hotel
located at 270 Flinders Street, Melbourne, currently
known as Ramada Melbourne, to be renamed
Citigate Melbourne. This property is located
directly opposite the Flinders Street Station and
within walking distance to the Melbourne CBD,
major sporting, shopping and entertainment venues.

The intention of PFA is to continue to expand the
Trust through further acquisitions. The Trust has
achieved a strong trading performance over recent
years, including the financial year ended 30 June
2005. In particular:

e during the 2004/05 financial year, the net tangible
asset backing per Unit increased by 15%;

e distributions of the Trust have traditionally
occurred in line with published forecasts; and

e Unitholders (as at 30 June 2005) will have
received 16.24 cents per Unit during the 2005/06
financial year due to a special distribution.

Past performance should not, however be relied
upon as indicative of future performance.

1.2 The Offer

PFA is offering Investors the opportunity to

acquire Units in the Trust by subscribing for up to
23,963,317 Units. PFA reserves the right to accept
oversubscriptions. However, in deciding whether

to accept oversubscriptions, PFA will have regard to
factors including but not limited to the effect (if any)

PRODUCT DISCLOSURE STATEMENT No.4

that accepting oversubscriptions has on forecast
distributions to Investors.

1.3 Purpose of the Offer

The purpose of the Offer is to issue up to
23,963,317 Units to raise capital to continue to
grow the Trust through property acquisitions in
accordance with the investment strategies of the
Trust. The proceeds of the Offer will be used to
provide cash reserves to enable funding of future
acquisitions.

Set out below is a summary source and application
of funds for the Trust associated with the Offer:

Source of Funds

$'000's
Subscriptions from Unitholders 20,000
Application of Funds
$'000's
Equity component of assumed future
property acquisitions 19,100
Capital raising related costs 900
TOTAL 20,000

1.4 Minimum investment

The minimum application for Investors under
the General Offer is $5,000 and thereafter in
multiples of $1,000. PFA reserves the right to accept
applications for differing amounts at its discretion.

PFA reserves at its absolute discretion the right to
waive the minimum application requirements or
decline in whole or in part any application. Where
any application is declined, the surplus application
monies will be refunded, without interest, to the
Applicant as soon as practicable.



1.5 Who is able to invest?

Investment in the Trust is appropriate for private
investors, superannuation funds, institutions or
property securities funds seeking any or all of:

e diversified exposure to the commercial property
sector;

® aregular income stream;
e a tax effective income return;
e potential for capital growth.

Investors should however seek their own financial
advice.

1.6 Monthly distributions

Income distributions are currently paid monthly
directly into a nominated Australian bank, building
society or credit union account by electronic funds
transfer. The monthly distribution is a reasonably
unique feature of the Trust when compared to
other similarly diversified and listed property
trusts. Direct deposit of distributions enables access
to funds quickly and with minimal effort. The
Application Form contains a provision to nominate
relevant account details. Distribution instructions
can be changed at any time by notifying the
Registry in writing.

1.7 How to apply

Application for Units must be made on either the
Application Form at the end of this PDS or, in the
case of Current Unitholders taking up all or part of
their Entitlement pursuant to the Rights Issue, on

the Entitlement and Acceptance Form forwarded to
them. Please refer to section 10 for full details
on ‘How to Invest’.

1.8 Nature of Units and
transferability

Each Unit confers on the Unitholder an equal
undivided interest in the assets of the Trust as
a whole, subject to the liabilities of the Trust.
However, it does not confer an interest in any
particular asset of the Trust. Unitholders may
transfer Units, subject to the procedures set out in
the Constitution. Unitholders may also trade their
Units on the Bendigo Stock Exchange (see section

3.9 for further details on the BSX).

1.9 Limited liability

The Constitution contains provisions designed
to limit Unitholders’ liability in respect of

their investment in the Trust to the assets and
undertakings of the Trust. However, Australian
courts have not finally determined this issue.

1.10 Relevant current events

1.10.1. Rights Issue

Current Unitholders have a one for seven
Entitlement under the Rights Issue at $1.09 per
Unit (i.e. a discount of two cents per Unit to the
Offer Price). To accept the Entitlement, Current
Unitholders must lodge their duly completed
Entitlement and Acceptance Forms (and not the

Civic Tower, Sydney.

PFA DIVERSIFIED PROPERTY TRUST



Investment Overview continued

Application Form attached to this PDS) with
Property Funds Australia by 5pm (AEST) on
25 July 2006.

Fractional Entitlements will be rounded up.

The number of Units to which Current Unitholders
are entitled under the Rights Issue will be set out on
their Entitlement and Acceptance Form.

Each Current Unitholder may also apply for
additional Units which will be pursuant to the
General Offer. However, these additional Units will
be issued at the Offer Price.

1.10.2. Citigate Melbourne Acquisition

On 2 June 2006 the Trust entered into an
unconditional contract to purchase the Citigate
Melbourne property in Flinders Street, Melbourne. A
profile of this property is contained in section 2. The
purchase price for this property is $34 million with
settlement scheduled to occur on 30 June 2006.

Exterior balcony, the Citigate, Melbourne.
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This property is a 182 room four star hotel which is
centrally located at 270 Flinders Street, Melbourne
directly opposite the Flinders Street Station and
within walking distance to the Melbourne CBD,
major sporting, shopping and entertainment venues.

This property will be leased to Citigate Melbourne
Pty Ltd and managed for that company by Mirvac
Hotels Pty Limited under its Citigate brand. Mirvac
currently manages over 30 hotels and resorts
throughout Australia and New Zealand. Mirvac’s
hotel brands include Sebel, Quay Grand, The Como,
Quay West, Sea Temple and Citigate.

The purchase of this property is being funded

from existing cash reserves and a further advance
under the Joint Finance Facility. This PDS has been
prepared on the basis that the Citigate Melbourne
property is part of the Portfolio.

The addition of this property to the Portfolio
enhances its diversity, security and lease expiry
profile.




The Portfolio

2.1 Introduction

The Portfolio has the following characteristics:

e $374 million in property assets over 16 properties;

e gross revenues of approximately $40.2 million per annum;

* astrong 6.6 year weighted average lease expiry;

e a balanced lease expiry profile;

* a 1.42% Vacancy rate;

e approximately 87% leased to national or government tenants;
*  143,269m? of Net Lettable Area; and

e sound diversification, particularly by reference to sector and tenant, with a material Queensland
geographical bias.

Following the assumed purchases which are incorporated into the forecasts within this PDS (see section 6),
the Portfolio is expected to have a value in excess of $400 million.

An Australian property market commentary by independent property researchers and valuers, LandMark
White, is contained in section 8.3. This commentary focuses on those property sectors and geographic locations
which currently affect the Portfolio and should assist in an understanding of relevant property markets.

Summaries of each of the Properties are set out below, with further details in the property valuation
summary reports in section 8.4.

The data, charts and tables in this section incorporate the Citigate Melbourne property, notwithstanding that
as at the date of this PDS, settlement of this property had not occurred.

2.2 The Portfolio

The Portfolio comprises 16 properties, summarised as follows:

Asset Sector Location % of Current
Portfolio Value Independent Valuation
Civic Tower Commercial Office Sydney CBD, NSW 14.52 $54,350,000*
Sevenoaks Office Cannington, Perth, WA 10.02 $37,500,000
Garden Square Office Park Office Upper Mt Gravatt, Brisbane, QLD 9.35 $35,000,000
Citigate Melbourne Hotel Melbourne, VIC 9.09 $34,000,000
Homeworld Centre Retail/Office Tuggeranong, ACT 8.68 $32,500,000
The Lands Building Office Hobart, TAS 7.75 $29,000,000
Anzac Square Offices Office Brishane CBD, QLD 6.41 $24,000,000
Cairns Hypermart Retail/Industrial/Office Cairns, QLD 518 $19,400,000
388 Queen Street Office Brisbane CBD, QLD 5.08 $19,000,000
180 Queen Street Retail/Office Brisbane CBD, QLD 4.81 $18,000,000
Riverdale Centre Retail/Entertainment Dubbo, NSW 4.1 $15,750,000
AAPT Centre Office/Industrial Richmond, Melbourne, VIC 4.07 $15,250,000
544 Kessels Road Retail/Industrial MacGregor, Brisbane, QLD 3.24 $12,140,000
Centro on James - Stage 3 Retail/Entertainment Fortitude Valley, Brisbane, QLD 2.94 $11,000,000
The Precinct Office/Retail Coorparoo, Brisbane, QLD 2.79 $10,450,000
33 McDowell Street Industrial Welshpool, Perth, WA 1.84 $ 6,900,000
100 $374,240,000

* The value of the Trust’s 50% interest is shown.

PFA DIVERSIFIED PROPERTY TRUST
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The Portfolio continued

2.3 Geographical diversification

The following chart demonstrates the geographical

diversification of the Portfolio and its current

Queensland geographical bias. Part of the

investment strategy of the Trust is to gradually

reduce this bias towards Queensland.

Geographical Diversification (by Gross Income)

WA - Perth 13%

-
}A

TAS - Hobart 9%

QLD - Regional 5%

Perth, WA
Sevenoaks
33 McDowell St
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ACT - Regional 9%

NSW - Regional 4%

NSW - Sydney 13%

QLD - Brishane 36%

-

Melbourne, VIC
The AAPT Centre
Citigate Melbourne

2.4 Property sectors

The following chart demonstrates the break-up
of the Portfolio by property sector.

Property Sectors (by % of Income)

Hotel 7%

" o Suburban
Entertainment 3% Retal 11°%
Bulky Goods 6%
Industrial 5%
Suburban
CBD Office 34% Office 30%

CBD Retail 4%

Cairns, QLD
Cairns Hypermart

Brishane, QLD

Anzac Square Offices

388 Queen Street

180 Queen Street

Centro on James — Stage 3
Garden Square Office Park
544 Kessels Road

The Precinct

Dubbo, NSW
Riverdale Centre

Sydney, NSW
Civic Tower (50% interest)

Canberra, ACT
Homeworld Centre

[

L, Hobart, TAS

The Lands Building



2.5 The tenants

The following chart illustrates the contribution by
income (approximately 70%) of the top ten tenants.
The subsequent table identifies some of the well
known tenants that make up part of the balance of
Portfolio income.

Top 10 Tenants (by % of Income)

Balance of Portfolio 31%

National Australia Bank 3%
Harvey Norman 3%
Woolworths 3%

Government 33%

l(\:/ligl%%tﬁme 7%
Energex 4% AAPT 4%
Tenant % of Portfolio Income
1st Fleet 2.6%
MacGillivrays Solicitors 2.4%
Palace Cinemas (a Village Roadshow subsidiary) 11%
Freedom Furniture Group (including Capt'n Snooze) 11%
ALDI Stores 0.9%
Trendwest Resorts 0.8%
JB Hi-Fi 0.7%
Citibank Limited 0.4%
Westpac Banking Corporation 0.4%

2.6 Lease expiry, average
lease term

The graph below shows the Portfolio’s current lease
expiry profile. The current Portfolio has a weighted
average lease term of 6.6 years and a Vacancy
rate of approximately 1.42%.

% Income

‘06 ‘07 ‘08 ‘09 10 ‘1 12to  “16and
15 later
Financial Year Ending 30 June

Some of the major tenants of the Portfolio

ADAAPT Y National

“The Fresh Food !

AR T

.,\:\“ 3
~'~f‘\<\, /// «%
energex SUNCORP

000
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Civic Tower

Description

Civic Tower is located on a prominent corner in the Sydney mid-town sector. The property has frontage onto both
Castlereagh and Goulburn Streets and is situated in close proximity to the recently completed World Square development.

The property comprises a 22,931m? office tower over 24 floors constructed above an existing podium building known
as the Masonic Centre. Additionally, the property comprises a ground floor foyer and separate retail area. Typical floor
plates are 940m? NLA with central core configuration and column free. The property has a 4% star SEDA green rating.

The property’s existing three major tenants include Publishing and Broadcasting Limited (PBL), the Federal Department of
Public Prosecutions and Keddies Litigation Lawyers. The top eight floors are presently vacant. Rental and other support
is being provided until December 2008, subject, however, to a capped amount.

The property was completed in late 2004 within the airspace above the existing Masonic Centre, belonging to the site’s
freehold owners, Masonic Investments Ltd. Masonic Investments has granted a 125 year lease (expiring on 16 August
2116) over the airspace in which the office tower is located.

The Trust has acquired the property as tenants-in-common in equal shares with diversified property trust group, the
Australand Group.

Key Data
Location: 66-68 Goulburn Street, Sydney ~ Principal Use: Commercial office Lease Expiry
Title: Stratum Leasehold Date Acquired: December 2005
Date Built: 2004 Car Spaces: 54
Site Area: N/A - Stratum Vacancy:* Nil
Net Lettable Area: 22,931m? office Weighted Av. Lease Expiry:* 6.54 years

257m? retail Ownership: 50%

Major Tenants

% of Income Lease Expiry
'06'07'08'09'10'11'12'13'14'15'16'17

PBL 37% August 2016 o , and fater
Financial Year Ending 30 June

Federal DPP 24% May 2014

Keddies 4% August 2014

Current Valuation Information

Value (50% interest) $ 54.35 million Valuation Date  October 2005 Valuer CB Richards Ellis
Market Income (Net)(50%) $ 4.06 million Equated Yield 7.25% Value/m? (NLA)  $4,062

*Rental support has been treated as a lease for the term of the relevant support.

PRODUCT DISCLOSURE STATEMENT No.4
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Sevenoaks

Description

Sevenoaks is a modern four level office building situated in the Perth suburb of Cannington, 11 kilometres south-east of
Perth’s city centre. It is located across the road from Cannington train station and bus interchange and some 600 metres
from the Westfield Carousel regional shopping centre.

Sevenoaks has a large 5,500m? floor plate which is highly attractive to government and large corporate tenants due to
spatial efficiencies. Two internal atriums within the building enable natural light to penetrate through it.

The building, which was originally built for the Australian Taxation Office, has been constructed to a high government
specification. It offers a highly beneficial car parking ratio of one car space per 27m?.

The building is wholly leased to the State Government of Western Australia with 78% of it leased until 30 June 2017.

The property comprises approximately two hectares of surplus land which the Manager intends to dispose of after its
subdivision, and clarification of development issues associated with it.

The building has an attractive entrance area and has recently undergone significant refurbishment and new fitout as a
consequence of the commencement of the main Western Australian Government lease.

Key Data
Location: 303 Sevenoaks Street, Cannington, WA Lease Expiry
Title: Freehold Principal Use: Commercial office
Date Built: 1992 Date Acquired: February 2005
Site Area: 5.02 ha Car Spaces: 776 or
Net Lettable Area: 20,820m? office Vacancy: Nil Lsor
1,382m? storage Weighted Av. Lease Expiry:  9.37 years £ 60
Major Tenants 27
20
% of Income Lease Expiry u
0

‘06 '07 '08 '09 '10 17
State of Western Australia - Shared Services 78% 30 June 2017 and later
State of Western Australia - Education 13% 30 April 2010 Financial Year Ending 30 June

Current Valuation Information

Value $ 37.5 million Valuation Date  February 2005 Valuer Knight Frank (WA) Pty Ltd
Market Income (Net)  $3.385 million Equated Yield 8.99%* Value/m? (NLA)  $1,729

*Assuming disposal of sutplus land at valuer’s estimated value.

PFA DIVERSIFIED PROPERTY TRUST 13
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The Lands Building

Description

The Lands Building is a ten level office building located in the prime southern precinct of Hobart’s CBD. It is one block
from the core of Hobart’s CBD in an area recognised as the centre of State and Commonwealth Government activity.
The precinct is characterised by a concentration of landmark buildings.

The Lands Building offers tenants generous natural light and impressive views over Hobart and its harbour. The building
has floor plates of approximately 1,182m? and offers quality office accommodation.

The building is fully leased with a 12 year remaining lease term and houses a number of State Government agencies.
The ground floor is home to the Tasmanian State Government’s customer service centre, known as Service Tasmania.

The building has an attractive entry foyer and in recent years has undergone a substantial refurbishment carried out in
consultation with the tenant.

Key Data
Location: 134 Macquarie Street, Hobart, Tas Lease Expiry
Title: Freghold Principal Use: Commercial office
Date Built: 1976 Date Acquired: March 2004
Site Area: 1,968m? Car Spaces: 32 100
Net Lettable Area: 11,675m? Vacancy: Nil 80

Weighted Av. Lease Expiry: 11.92 years

=23
o
T

% Gross Income

N
o
T

Major Tenants

% of Income Lease Expiry
‘06 '08 10 '12 14 16 '18

0
State of Tasmania 100% 31 March 2018 and later

Financial Year Ending 30 June

n
o
T

Current Valuation Information

Value $27.65 million Valuation Date ~ March 2004 Valuer Knight Frank Valuations™
Market Income (Net)  $2.55 million Equated Yield 9.21% Value/m? (NLA)  $2,368

* Valuation Services (VIC) Pty Lid trading under licence as Knight Frank Valuations.

PRODUCT DISCLOSURE STATEMENT No.4
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388 Queen Street

Description

388 Queen Street is a modern 14 level office building located on the edge of Brisbane’s “Golden Triangle” CBD precinct.
It is located 300 metres from the GPO and provides close proximity to both the financial and retail sectors of the CBD. It
is positioned approximately 100 metres from the Brisbane River where the majority of the premium office buildings are
located and where there has been considerable activity (e.g. refurbishment, new construction, etc.). The property is well
positioned and provides good amenity to all transport services.

Suncorp Metway, Australia’s sixth largest bank is a significant major tenant.

388 Queen Street is an attractive and well presented office building which features good natural light and two sizes of
floors (371m? and 700m?).

Key Data
Location: 388 Queen Street, Brisbane, Qld Lease Expiry
Title: Freehold Principal Use: Commercial office
Date Built: 1988 Date Acquired: December 2001
Site Area: 911m? Car Spaces: 39
Net Lettable Area: 6,266m? Vacancy: Nil

Weighted Av. Lease Expiry:  2.07 years

Major Tenants

% of Income Lease Expiry

‘06 '07 '08 '09 10 11 12 13

Suncorp Metway 65% 31 December 2007 and later

Financial Year Ending 30 June

Current Valuation Information

Value $19.0 million Valuation Date  June 2005 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  $1.61 million Equated Yield 7.24% Value/m? (NLA)  $3,032

PFA DIVERSIFIED PROPERTY TRUST 15



Garden Square Office Park

Description

Garden Square is an office park comprising two separate commercial office buildings — one of three levels and the
other of four levels. It is located 11 kilometres south-east of the Brisbane CBD and is located within the Garden City
commercial and retail centre (one of Brisbane’s major regional hubs). The property is ideally located for an office park
having the benefit of being adjacent to the Garden City regional shopping centre, one of Queensland’s largest
shopping centres.

The property has a high profile, with frontage to the South East Freeway. The property also offers easy vehicular access,
excellent public transport links and a good car parking ratio.

Garden Square has the location and image that has attracted and should continue to attract significant tenants such as
Queensland Government and Citibank.

Since the property’s acquisition, a capital works program has been completed with improvements including upgrade to
the lift foyers and interiors, reconfiguration of the car park, new building signage and entrance statement. The property
also has future development opportunities due to the land’s size and versatile zoning. This zoning means there is an
opportunity to increase improvements on this property by 24,585m? of gross floor area.

Key Data
Location: 643 Kessels Road, Upper Mt Gravatt, Qld Lease Expiry
Title: Freehold Principal Use: Commercial office
Date Built: 1984 Date Acquired: March 1998
Site Area: 1.665 ha Car Spaces: 418 (approx)
Net Lettable Area: 12,685m? (approx) Vacancy: 3%

Weighted Av. Lease Expiry: 4.05 years

Major Tenants

% of Income Lease Expiry

0
Qld State Govt. — Smart Services 17% 30 November 2011 0007 08 108 0 e
Qld State Govt. — Disability Services 16% 8 December 2011 Financial Year Ending 30 June
Qld State Govt. — Education 14% 31 January 2009
QId State Govt. — Industrial Relations and 11% 31 August 2010
Employment & Training
Trendwest 7% 30 June 2009

Current Valuation Information

Value $ 35.0 million Valuation Date  December 2005 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  §3.06 million Equated Yield 8.75% Value/m? (NLA)  $2759

PRODUCT DISCLOSURE STATEMENT No.4
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Anzac Square Offices

Description

Anzac Square Offices is the commercial component of the award-winning Anzac Square heritage complex. This entire
complex was successfully refurbished in 1998/1999 and reconfigured to include prestige residential apartments, serviced
apartments, retail tenancies and the office component. The office component fundamentally comprises two of the six
towers within the Anzac Square development. The Anzac Square Offices occupy a prominent corner location in the heart
of the Brisbane CBD and are in close proximity to the Queen Street Mall, Central railway station and bus transport. This
property is diagonally across from the up-market Queen’s Plaza retail development.

Major tenants of the property include Energex and MacGillivrays solicitors. MacGillivrays is a medium sized Brisbane
legal firm which employs approximately 130 people. Energex has sublet part of its space to the Commonwealth
Government and a major construction company.

The office space provides floor sizes of around 1,200m? over five levels.

Key Data
Location: 200 Adelaide Street, Brishane, Qld Lease Expiry
Title: Freehold volumetric Principal Use: Commercial office
Date Built: 1933 Date Acquired: April 1999
Site Area: 2,046m? Car Spaces: 28
Net Lettable Area: 6,180m2 Vacancy: Nil

Weighted Av. Lease Expiry: 4.11 years

Major Tenants

0
% of Income Lease Explry ‘07 '08 '09 11 13 I14an;j1f;1er

Energex 57% 30 June 2008 Financial Year Ending 30 June
MacGillivrays Solicitors* 38% 30 April 2013

* Tenant in occupation. Lease renewal terms agreed but documentation unexecuted as at the date of this PDS.

Current Valuation Information

Value $24.0 million Valuation Date  June 2005 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  $1.89 million Equated Yield 7.81% Value/m? (NLA)  $3,883

PFA DIVERSIFIED PROPERTY TRUST 17
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AAPT Centre

Description
The AAPT Centre is an internet data, telecommunications and office administration centre located in the Melbourne CBD
eastern fringe suburb of Richmond.

The property comprises basement level carpark, ground floor offices and data storage facility and first floor offices.

The property was acquired in 2005 from AAPT Limited under a sale and leaseback structure with a new 12 year “double
net” lease arrangement. The lease provides for the Trust to fund up to $3 million in fitout and refurbishment of the
property with an increase in rent based on the acquisition yield.

AAPT is one of Australia’s three largest telecommunications carriers and is part of the Telecom New Zealand Group. It
provides a range of voice, mobile, data and internet services to business, government, wholesale and residential customers
throughout Australia.

Key Data
Location: 180-188 Burnley Street, Richmond, Vic Lease Expiry
Title: Freehold Principal Use: Commercial office and industrial
Date Built: 1978 Date Acquired: June 2005 120
Site Area: 4,696m? (approx) Car Spaces: 121 100 b
Net Lettable Area: 5501m? Vacancy: Nil g g0}
Weighted Av. Lease Expiry: 11.17 years Se0l
Major Tenants FAar
20
% of Income Lease Expiry

‘07 '09 11 13 15 17
and later

AAPT Limited 100% 28 June 2017

Financial Year Ending 30 June

Current Valuation Information

Value $15.25 million Valuation Date  June 2005 Valuer Knight Frank Valuations™
Market Income (Net)  §$ 1.25 million Equated Yield 8.25% Value/m? (NLA)  $2,772

* Valuation Services (VIC) Pty Lid trading under licence as Knight Frank Valuations.

PRODUCT DISCLOSURE STATEMENT No.4



180 Queen Street

Description

180 Queen Street is a heritage listed retail and commercial office building located in the heart of Brisbane’s Queen Street
Mall. The property has direct frontage to the Queen Street Mall and rear laneway access. The building was purpose built
for the National Australia Bank and was completed in 1930. It underwent extensive refurbishment works in 1990/91.

The building comprises nine levels. The ground and mezzanine levels which used to comprise the original banking
chamber are now occupied by fashion retailer Country Road. The basement level consists of a safe deposit facility for the
National Australia Bank Security Deposit. The upper levels provide commercial office accommodation comprising larger
tenancies and reasonably unique heritage style individual suites ranging in size from 15m? to 492m?.

The property is located on the northern end of the Queen Street Mall between David Jones and the Broadway on the
Mall retail complex. It is directly across from the significant Wintergarden/Hilton complex. This end of the mall has
recently undergone a transformation with the completion of the upmarket retail shopping complex, Queens Plaza,
incorporating a new David Jones store. The next stage of the Queens Plaza development is currently under construction.

Key Data
Location: 180 Queen Street, Brisbane, Qld Lease Expiry
Title: Freehold Principal Use: Retail and office
Date Built: 1930 Date Acquired: October 2005
Site Area: 723m? Car Spaces: Nil
Net Lettable Area: 3,670m? (approx) Vacancy:* Nil

Weighted Av. Lease Expiry: 2.91 years
Major Tenants

% of Income Lease Expiry
‘06 ‘07 '08 09 10 11

Country Road 61% 5 September 2010 Financial Year Ending 30 June
National Australia Bank 6% 21 June 2007

Current Valuation Information

Value $18.0 million Valuation Date  September 2005 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  §$1.49 million Equated Yield 8.07% Value/m? (NLA)  $ 4,891

* Rental support has been treated as a lease for the term of the relevant support.

PFA DIVERSIFIED PROPERTY TRUST 19
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The Precinct

Description

The Precinct is located 4 kilometres south-east of the Brisbane CBD, in the well established inner city suburb of
Coorparoo. Coorparoo comprises a mix of residential, commercial and retail development. The property is conveniently
located close to retailers such as Harvey Norman and Coles and is also well served by nearby public transport including
bus and rail.

The property’s dominant tenant is the National Australia Bank which occupies the ground floor office component of the
complex which is principally used as the bank’s state mortgage processing centre. Tenants in the retail component of the
property which represents 25% of its income include Australia Post, Infront Solutions and four café/restaurant operators.

This area has been further enhanced over recent years with the completion of major multi-residential developments
attracted to the area because of its accessibility and close proximity to the Brisbane CBD.

Key Data
Location: 41 Harries Road, Coorparoo, Qld Lease Expiry
Title: Freehold volumetric Principal Use: Commercial office and retail
Date Built: 1999 Date Acquired: April 1999 90 -
Site Area: 7,955m? Car Spaces: 127 80
Net Lettable Area: 4,898m? Vacancy: Nil g 23 I
Weighted Av. Lease Expiry: 3.30 years g ig I
Major Tenants * gg I
% of Income Lease Expiry 1% [
‘07 '08 '09 '10 '11 '13 '14 '15
National Australia Bank 75% 29 April 2009 and ter

Financial Year Ending 30 June

Current Valuation Information

Value $10.45 million Valuation Date  June 2004 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  $0.91 million Equated Yield 8.75% Value/m? (NLA)  $2,134

PRODUCT DISCLOSURE STATEMENT No.4



Centro On James - Stage 3

Description

Centro on James is an exciting mixed-use property located in the heart of the dynamic urban renewal precinct of
Brisbane, 2 kilometres north-east of the Brisbane CBD. This unique mixed-use property is the third stage of the Centro
on James development. The Centro precinct is a fashionable and eclectic mix of office, showrooms, restaurants, quality
warehousing and fresh produce markets producing a village atmosphere.

The uses of this property include a popular four screen Palace cinema complex (a Village Roadshow joint venture),
attractive office accommodation and ground floor retail component which includes a wine bar, bistro, travel agency,
fashion retailers, real estate agency and hairdressing salon.

The Centro on James development is a unique style of property development within the Brisbane market, particularly
given its close proximity to the Brisbane CBD. Furthermore, land costs in the vicinity of the property have significantly
increased in recent years making the development of competitive product more difficult.

Key Data
Location: 39 James Street, Fortitude Valley, Qld Lease Expiry
Title: Freehold and part strata ~ Principal Use: Retail, entertainment and office
Date Built: 2000 Date Acquired: December 2001 40 ¢
Site Area: 3,301m?2 Car Spaces: 49 gg i
Net Lettable Area: 3870m? Vacancy: Nil Eos |
Weighted Av. Lease Expiry: 6.21 years g2 |
S5t
Major Tenants 0
5 -
% of Income Lease Expiry 0
'06'07'08 '09 10 11 12 13 14 15 '16
and later
Palace Cinemas 31% 13 December 2015 Finandial Year Ending 30 June
Smart Services Centre (previously Workpac) 26% 31 December 2012

Current Valuation Information

Value $11.0 million Valuation Date  June 2004 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  $0.91 million Equated Yield 8.26% Value/m? (NLA)  $2,678

PFA DIVERSIFIED PROPERTY TRUST 21



Cairns Hypermart

Description

This mixed-use complex combines a bulky goods retail centre, a warehouse distribution facility and a small office
component. The retail component is the largest bulky goods centre in Cairns. The warehouse facility adjoins the
retail centre.

The offices are located over three floors on the northern end of the site. The property is on a major arterial road, Spence
Street, linking the Cairns CBD to the north-south highway. Cairns is one of Queensland’s major provincial cities with
approximately 188,000 residents in the Cairns region. The property is located only 100 metres southwest of Cairns
Central, the city’s major regional shopping centre.

The Cairns City Council administration centre is directly opposite the property. This local precinct has had developed
within it, in recent years, a Bunnings outlet and a new State government office development.

Key Data
Location: 101-103 Spence Street, Cairns, QId Lease Expiry
Title: Freehold Principal Use: Bulky goods retail and office
Date Built: 1995 Date Acquired: December 2001
Site Area: 2.43 ha Car Spaces: 220
Net Lettable Area: 15,307m? Vacancy: 7%

Weighted Av. Lease Expiry: 5.33 years

% Gross Income

Major Tenants

% of Income Lease Expiry 0
'06'07'08'09'10'11'12'13'14'15'16

and later

Harvey Norman* 51% 30 September 2012 Financial Year Ending 30 June
Freedom Furniture 12% 31 July 2015
Capt'n Snooze 8% 31 December 2008

* Tenant in occupation. Lease unexecuted as at the date of this PDS.

Current Valuation Information

Value $19.4 million Valuation Date  December 2005 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  $ 1.65 million Equated Yield 8.26% Value/m? (NLA)  $1,267

22 PRODUCT DISCLOSURE STATEMENT No.4



The Homeworld Centre

Description

This mixed-use property comprises a unique mix of bulky goods and convenience style retail with a first floor office use.
It is located at Tuggeranong, approximately 17 kilometres south-west of the centre of Canberra. Tuggeranong is one of
the three major town centres within the ACT and has excellent road access (e.g. 15-20 minutes) to the Canberra Civic
Centre. Homeworld is adjacent to Tuggeranong’s regional shopping centre.

The property has a strong and broad tenancy mix with the office component leased to the ACT Government until 2009.
The retail areas are leased to various national chain and local operators including grocery retailer ALDI Stores, Woolworths
trading as Dan Murphy’s, Dick Smith Electronics, Sportsmans Warehouse and PJ] O’Reilly’s, a popular Irish pub.

Homeworld is located in a large established population centre which has historically experienced good population growth.

Key Data
Location: Cnr Anketell Street and Soward Way, Tuggeranong, ACT Lease Expiry
Title: Crown leasehold Principal Use: Retail and office
Date Built: 1988 Date Acquired: December 1999
Site Area: 2.19 ha Car Spaces: 338
Net Lettable Area: 8,518m? retail Vacancy: 4%

3,836m? office Weighted Av. Leasing Expiry: 4.92 years

% Gross Income

Major Tenants

% of Income Lease Expiry

0
'06'07'08'09'10'11'12'13'14'15'16'17'18

ACT Government 29% 30 June 2009 Financi .

inancial Year Ending 30 June
Woolworths (Dan Murphy’s) 11% 22 December 2017
ALDI Stores 10% 6 February 2017

Current Valuation Information

Value $ 32.5 million Valuation Date  June 2004 Valuer Jones Lang LaSalle
Market Income (Net)  $2.85 million Equated Yield 8.75% Value/m? (NLA)  $2,629

PFA DIVERSIFIED PROPERTY TRUST 23
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The Riverdale Centre

Description

The Riverdale Shopping and Entertainment Centre is a quality community shopping
and entertainment complex located in the heart of the inland NSW city of Dubbo.

Dubbo has a resident population of approximately 39,000 people. However, the city
services the broader geographical population of approximately 120,000 people from
the Orana region. The city is strategically located at the intersection of the Brisbane/
Melbourne Newell Highway, the Sydney/Adelaide Mitchell Highway and the major East-West rail link.

The Riverdale Centre includes a Woolworths supermarket, a successful Readings 5-Plex 1,072 seat cinema complex and
nine specialty shops. Reading International Inc. operates multiplex cinemas in Australia, New Zealand, the United States
and Puerto Rico and is developing further entertainment centres in Australia and New Zealand.

The inclusion of the cinema complex (the only one in Dubbo and its surrounding shires) provides the centre with a major
point of difference over other retail facilities in Dubbo, particularly generating day and evening activity.

Key Data
Location: 49-65 Macquarie Street, Dubbo, NSW Lease Expiry
Title: Freehold Principal Use: Retail and entertainment
Date Built: 1974 (expanded 1999) Date Acquired: September 2002 45 -
Site Area: 1.178 ha Car Spaces: 290 ‘3“5’ I
Net Lettable Area: 6,143m? Vacancy: 5% 230 b
Weighted Av. Lease Expiry: 8.15 years _‘2_ gg I
Major Tenants ol
5t
% of Income Lease Expiry 0
'06'07'08'09'10'11'12'13'14'15'16'17'18'19
Woolworths 36% 9 June 2019 Financial Year Ending 30 June
Reading Cinemas 32% 8 June 2014
The River Inn 12% 31 December 2007

Current Valuation Information

Value $15.75 million Valuation Date  June 2004 Valuer Jones Lang LaSalle
Market Income (Net)  $1.28 million Equated Yield 8.50% Value/m? (NLA)  $2564

24 PRODUCT DISCLOSURE STATEMENT No.4



Note: Superstore building at rear of Site is an artists impression of a development option discussed below.

544 Kessels Road

Description

544 Kessels Road, MacGregor comprises almost three hectares in one of Brisbane’s premier retail warehousing precincts.
It is in a prominent, easily accessible location approximately 11 kilometres south of the Brisbane CBD. The immediate
area is designated retail/industrial and is home to major retailers and manufacturers such as Clive Peeters, Nick Scali
Furniture, Freedom Furniture, Retravision and Super AMart Furniture. The Kessels Road precinct continues to strengthen
as a dominant bulky goods precinct with new major retailers continually establishing outlets in the area.

This property currently comprises four separate buildings, operating with a retail/warehousing emphasis. Major tenants
include JB Hi-Fi, Aussie Living Furniture, Bob Jane T-Mart and Petwise.

There is an excellent opportunity to add value to this property through staged redevelopment at the rear of the site so as
to capitalise on its strong retail location. Redevelopment options for a significant part of this property continue to
be assessed.

Key Data
Location: 544 Kessels Road, MacGregor, Qld Lease Expiry
Title: Freehold Principal Use: Retail
Date Built: Various Date Acquired: April 1999
Site Area: 2.764 ha Car Spaces: 212
Net Lettable Area: 8269m? Vacancy: Nil

Weighted Av. Lease Expiry: 4.37 years

Major Tenants

% of Income Lease Expiry

‘07 '08 '09 '10 ‘11 12 13
and later

Aussie Living Furniture 21% 31 December 2012 o ,

Financial Year Ending 30 June
JB Hi-Fi 18% 12 March 2012
Petwise 15% 19 September 2011

Current Valuation Information

Value $12.14 million Valuation Date  June 2004 Valuer LandMark White (Brisbane) Pty Ltd
Market Income (Net)  $0.98 million Equated Yield 8.06% Value/m? (NLA)  $1,462

PFA DIVERSIFIED PROPERTY TRUST
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33 McDowell Street

Description

The 33 McDowell Street property is a large warehouse and distribution facility located in the industrial suburb of
Welshpool, approximately 13 kilometres east of the Perth CBD. The property comprises three warehouses and a free-
standing office of 850m?, a covered loading dock and truck maintenance workshop.

The Kewdale/Welshpool area is one of the prime industrial locations in the Perth metropolitan area. It contains many
national and strong local companies and has excellent access to all parts of the metropolitan area via major arteries from
this location. It is also in close proximity to the Perth international and domestic air terminals.

The property was acquired from 1st Fleet Pty Ltd under a sale and leaseback structure with a new 10 year “double net”
lease arrangement. 1st Fleet Pty Ltd is a national distribution and logistics company providing contract services to major
national businesses throughout Australia. It maintains warehouses in all major States and approximately 750 trucks and
courier vans.

Key Data
Location: 33 McDowell Street, Welshpool, WA Lease Expiry
Title: Freehold Principal Use: Industrial
Date Built: 1985 Date Acquired: June 2005 120
Site Area: 2.8996 ha Car Spaces: 10 100 |
Net Lettable Area:  14,036m? Vacancy: Nil Esor
Weighted Av. Lease Expiry: 9.13 years g 60
= 40
Major Tenants 20 b

o

% of Income Lease Expiry 07 09 1 13 15

1st Fleet Pty Ltd 100% 15 June 2015 Financial Year Ending 30 June

Current Valuation Information

Value $ 6.9 million Valuation Date ~ May 2005 Valuer Knight Frank (WA) Pty Ltd
Market Income (Net)  $0.62 million Equated Yield 9.0% Value/m2 (NLA)  $1.254

PRODUCT DISCLOSURE STATEMENT No.4
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Note: Citigate Melbourne (building at right of photo) shown as a Ramada.

Citigate Melbourne

Description

The Citigate Melbourne is a 4 star rated hotel with 182 guest rooms comprising 13 floors of accommodation, one
restaurant and bar, function and meeting rooms.

The building was converted from an office building to a hotel, opening in December 2002 as a Ramada Hotel.

The property is located on Flinders Street between Elizabeth Street and Swanston Walk, directly across the road from
Flinders Street Station, one of the two major railway stations within the Melbourne CBD. 1t is only 100 metres from
Federation Square which is increasingly becoming a tourism focus in Melbourne. The property is within walking distance
to the main shopping area, Bourke Street Mall, sporting venues including Telstra Dome, Rod Laver Arena and other major
attractions such as Melbourne Convention Centre, Melbourne Exhibition Centre, Crown Casino, Melbourne Concert Hall
and The National Gallery.

This property will be leased to Citigate Melbourne Pty Ltd and managed by Mirvac Hotels Pty Limited under its Citigate
brand. Mirvac currently manages over 30 hotels and resorts throughout Australia and New Zealand. Mirvac’s hotel brands
include Sebel, Quay Grand, The Como, Quay West, Sea Temple and Citigate.

Key Data
Location: 270-272 Flinders Street, Melbourne, Vic Lease Expiry
Title: Freehold Principal Use: Hotel
Date Built: 1977 (redeveloped 2002) Date to he Acquired: June 2006 120
Site Area: 594m? Weighted Av. Lease Expiry: 10 years
No. of Rooms: 182

% Gross Income

Major Tenants

% of Income Lease Expiry 0
‘06 '08 '10 12 14 16 '17

and later

Citigate Melbourne Pty Ltd* 100% 30 June 2016 Financial Year Ending 30 June

* Lease not executed as at the date of this PDS. See section 9.4.

Current Valuation Information

Value $ 34.0 million Valuation Date  March 2006 Valuer Colliers International Consultancy
and Valuation Pty Limited
Market Income (Net)  $2.58 million* Equated Yield 7.58%* Value/Room $186,819

* After deduction of a provision for fixtures furnishings and equipment.

PFA DIVERSIFIED PROPERTY TRUST 27



28

3.1 Introduction
The Trust is listed on the Bendigo Stock Exchange.

Details of that exchange are contained in section 3.9.

The Trust is:

® operated so as to endeavour to meet the Trust’s
objectives;
* managed in accordance with the management

strategy described below; and

¢ intended to grow in accordance with the
investment strategy using the future acquisitions
process described below.

3.2 Structure

The Properties are currently owned by the Trust
directly or by wholly owned subsidiary trusts.

The Country Road tenancy at 180 Queen Street, Brisbane.

PRODUCT DISCLOSURE STATEMENT No.4

Structure and Strategy

Any new properties will be owned either directly
by the Trust or via a subsidiary trust, providing
maximum flexibility for subsequent on-sale.

3.3 The objectives

The objectives of the Trust are to:

e provide stable distributions to Unitholders;

e deliver sound growth in the value of the
Portfolio;

e grow the Trust by the acquisition of additional
properties through associated capital raising so
as to enhance the diversification of the Trust and
thereby lower Unitholders’ risk. PFA sees growth
in the Trust as being beneficial to Unitholders
from the viewpoint of both enhancing stability of
return and underpinning of the Trust’s value; and

e maximise the total returns to Unitholders.




3.4 Investment strategy

The investment strategy of the Trust includes
investing:

e to create a portfolio of quality properties which
are diversified by property sector, geographic
location, tenant profile and lease expiry;

e insectors and locations PFA considers will deliver
the best overall performance recognising that at
times it may be necessary to increase weightings
in certain sectors and geographic locations that
may be expected to outperform;

e in properties (either directly or indirectly)
generally in the price range of $10 million to $50
million; and

® 350 as to avoid having a large exposure to any
particular market sector, property or tenant.

PFA may approve investments which do not meet
the above criteria if it considers this to be in the best
interests of Unitholders.

PFA may also determine to divest properties which
are no longer considered appropriate or strategic to
continue to hold. PFA is currently investigating the
most appropriate strategy for some of the properties
in the Portfolio. Divestment of one or two more

of these properties over the next 6-18 months may
be the optimal strategy for these properties in the
context of PEA’s objectives for the Trust.

Properties may actually be divested during the life
of this PDS. Any funds raised from asset sales may
be used to acquire other assets, fund working capital
requirements or reduce debt.

No future divestments have been included in the
financial forecasts. In the event that a property is
divested at any time,information relating to it will be
available via PFA’s website (see www.pfaltd.com.au),
the announcements section of the BSX website
relating to the Trust (see www.bsx.com.au and use
BSX code PFD) or otherwise as required by law.

3.5 Future acquisition process

It is PFA’s current intention to acquire future
properties, and in doing so, these acquisitions will be:

e subject to independent valuation to be carried
out by reputable valuers prior to acquisition to
determine fair market value;

e subject to PFA’s usual extensive due diligence
investigations;

e considered after due regard to other factors
including:

— impact on distributions;
— impact on future stability of distributions;

— the property’s forecast income and growth
potential; and

— funded through cash reserves, debt or
additional capital raisings.

No acquisitions have been included in the financial
forecasts other than the acquisition of the Citigate
Melbourne property and the proposed acquisition
of additional properties with a total purchase price
of $40 million, anticipated to be acquired between
July 2006 and September 2006. In the event that

a new property is acquired at any time, updated
information will be available via PFA’s website (see
www.pfaltd.com.au), the announcements section
of the BSX website relating to the Trust (see
www.bsx.com.au and use BSX code PFD) or
otherwise as required by law.

3.6 Management strategy
PFA’s management strategy is to:

* maintain and actively manage the Portfolio with
a focus on enhancing the income stream;

* maintain and develop relationships with tenants
to meet their current and future requirements;

e add value to the existing Portfolio through timely
redevelopment or refurbishment;

e dispose of Properties when they no longer satisfy
the long term objectives of the Trust;

i manage interest rate eXposures; and

e focus on the management of the cost of capital
to the Trust.

3.7 Future equity raisings

It is PFA’s current intention to undertake future
equity raisings so as to facilitate growth in the
assets of the Trust or reduction in debt. Whilst it is
PFA’s current intention to give existing Unitholders
priority in any future public equity raisings, it

may raise equity for the Trust in other ways, for
example, private placements, where it considers it is
in the best interests of Unitholders to do so.

PFA may place Units via private placement during
the life of this PDS (and at a price less than the
Offer Price) if PFA is of the view that it is in the best
interests of Unitholders to do so.

All future equity raisings will be undertaken in
accordance with the Constitution and the law and
in particular within the parameters established for
issue price in the Constitution (refer section 9.1).

PFA DIVERSIFIED PROPERTY TRUST
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Structure and Strategy continued

Any future equity raisings may impact the
distributions and Tax Deferred portions of the
distributions from the Trust.

3.8 Debt policy

Specific details on the debt profile and the debt
policy for the Trust are set out in section 6.5.6.

3.9 Liquidity

The Trust is listed on the Bendigo Stock Exchange
(“BSX”). The Trust currently has in excess of 3,700
Unitholders. Application will be made to the BSX
within seven days of the date of this PDS to list the
Units issued under this PDS on the BSX. Liquidity is
not guaranteed. The size of a trust and its number
of unitholders are influencing factors in enhancing
interest in market activity.

The Bendigo Stock Exchange began trading in 2001.
In February 2003 it announced the establishment of
a specialist property market within its exchange.

The Sevenoaks property in Cannington, Perth.

PRODUCT DISCLOSURE STATEMENT No.4

Since the Trust listed on the BSX on 1 July 2003,
trading of Units in the Trust on the BSX has
equated on an annualised basis to an average of
approximately 2.5% per annum of equity. Historical
trading volumes may not be indicative of future
turnover on the BSX.

In the month prior to the lodgement of this PDS,
the weighted average price per Unit that has traded
on the BSX has been $1.07.

On 26 May 2006, the Manager announced that the
monthly distribution was forecast to increase to 9.8
cents per Unit per annum from 1 July 2006. The
historical trading price may not have considered or
factored in the possibility of such an increase in the
distribution rate.

The trading price of Units on the BSX may vary
from the historical pricing for a range of reasons.

e
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4.1 Who to contact

PFA prides itself on the quality of reporting and
service it provides to Unitholders. All Unitholders’
enquiries, both telephone and written are promptly
answered by PFA’s experienced investment services
personnel.

For further information on your Investment, you or
your financial adviser can contact our investment
services personnel on:

Telephone: (07) 32217170

Toll Free: 1800 687 170
Facsimile: (07) 3221 6729
Email: info@pfaltd.com.au
Website: www.pfaltd.com.au
Postal: PO Box 10398

Brisbane Adelaide Street Qld 4000

4.2 What you will receive

As a Unitholder in the Trust, you will receive:

e A Unitholder Statement confirming your
Unitholding.

* Monthly distributions paid by electronic funds
transfer into your nominated Australian bank,

building society or credit union account.

¢ A six monthly Investor update advising
of issues relating to your Investment and the
Portfolio generally.

e An annual report and audited financial report
for your Investment. These reports are sent to
Unitholders within 90 days of the end of each
financial year. A half-yearly financial report and
Manager’s report are available on request.

e An annual statement of distributions and
taxation details for the completion of your tax
return. You should not lodge your tax return
until this information is received.

e Conlfirmation of any changes made to your
account details including your bank account
or address, following notification to us of
such changes.
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Investment Services

4.3 Your rights as a Unitholder

The rights of Unitholders are set out in the
Constitution. Further rights are provided by the
Corporations Act. Briefly, your rights include:

e the right to receive a Unitholder Statement
confirming your Investment;

e the right to receive distributions proportionate to
your Unitholding;

e the right to receive regular reports and accounts;

e the right to have the Manager perform its duties
with diligence and vigilance in a proper and
efficient manner;

e the right to request the convening of meetings;
e the right to vote at meetings;

e the right to have the Manager removed under
the terms of the Constitution; and

e the right to sell or transfer your Units.



4.4 Your privacy

When you apply to invest, we collect personal
information about you. Our privacy policy is
available on www.pfaltd.com.au or alternatively
you can contact PFA’s investment services personnel
to request a copy free of charge. This will enable
you to understand your rights, PFA’s obligations and
what PFA does with this personal information and
any other information it collects about you during
the course of your Investment.

4.5 Complaints

The Constitution establishes a procedure for the
Directors of the Manager to receive, consider,
investigate and respond to complaints by
Unitholders dissatisfied with the management or
administration of the Trust.

388 Queen Street, Brisbane.

Complaints should be addressed to:

The Dispute Resolution Officer
Property Funds Australia Limited
PO Box 10398

Brisbane Adelaide Street Qld 4000
Toll Free: 1800 687 170

PFA is also a member of the Financial Industry
Complaints Services, an external complaints
resolution service which has been approved
by ASIC.

PFA DIVERSIFIED PROPERTY TRUST
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5.1 The Manager/Responsible
Entity

Property Funds Australia Limited

Property Funds Australia is the responsible entity of
the Trust. It holds an Australian Financial Services
Licence No. 224106 issued by ASIC which permits
it to be a responsible entity and manage property
trusts of the nature of the Trust.

PEA’s Directors and officers have a wide variety of
background skills and experience in areas critical

to the successful acquisition, management and

sale of the assets of the Trust including property
acquisition, valuation, financial analysis, property
law, real estate agency, funds and asset management,
accounting and development management.

These skills and experience assist in maximising
performance.

PFA is 50% owned by a wholly owned subsidiary of
Mirvac Group - a leading diversified property group
— listed on the Australian Stock Exchange with a
market capitalisation of $3.5 billion.

The Manager’s Role

PEA’s role is to be responsible for the efficient
management of the Trust. PFA has a range of duties,
responsibilities and powers, which are set out in the
Constitution. It must also comply with the various
requirements of the Corporations Act. As Manager,
PFA is required to act in the best interests of the
Unitholders.

In addition to carrying out the asset management of
the Properties and causing the collection of income
from the Properties, PFA’s role is to supervise,

arrange or manage:
e the borrowings of the Trust;

e the purchase of additional properties;

e the maintenance of accounting and taxation
records;

e distributions;

e preparation of reports to Unitholders;
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Management

* maintenance of the Unitholders’ register;
e general business affairs of the Trust; and

e compliance with BSX listing rules and the
Corporations Act reporting obligations.

A summary of the remuneration arrangements of
Property Funds Australia for the performance of its
role is in section 6.6.

Property Management

Day to day physical property management and

rent collection duties are currently carried out by
property managers external to PFA; although PFA or
related entities to it may carry out those duties in
due course and receive appropriate market rate fees.

Change in the Manager

If unsatisfied with PFA’s performance, the
Unitholders may remove it as responsible entity by
the requisite resolution at a Unitholders’ meeting.
PFA may also retire providing Unitholders are given
an opportunity to appoint a replacement responsible
entity. The procedures for calling a meeting and
voting are set out in the Constitution.

Manager’s Insurance

PFA has professional indemnity and fraud insurance
cover effected with a reputable insurer as required
by its Australian Financial Services Licence.

The Board of Directors

The board of Directors sets the strategic direction
of the Trust and has ultimate responsibility for
the performance of the Trust. The board currently
comprises five Directors, four of whom are
non-executive Directors and one of whom is an
executive Director.

It is the current policy of PFA that the membership

of the board reflect an appropriate balance between
executives who possess extensive direct experience
and expertise in the Trust’s core activities, and
non-executive members who bring to the board a
range of general commercial expertise and experience.

Board meetings are held regularly throughout the year.



Robert Summerton Chris Morton
Non-Executive Chairman Managing Director

Directors of Property Funds Australia

Robert Summerton
Non-Executive Chairman

Robert Summerton is a consultant of the
Queensland law firm Summerton de Vere. He

has extensive experience in the law on major
commercial and property transactions in Australia
and the United Kingdom. He is a member of
professional bodies including the Law Council of
Australia and the Australian Institute of Company
Directors and is a director of a number of
companies. Robert has had considerable experience
as a director of property funds management
companies including as a current director of James
Fielding Funds Management Limited and a former
director of Paladin Australia Limited.

Robert brings to the board an intrinsic understanding
of the fundamentals of property and property funds
management, as well as a high level of technical
knowledge including due diligence expertise.

Christopher Arthur Morton
Managing Director

Chris Morton holds the degrees of Bachelor

of Commerce and Bachelor of Laws from the
University of Queensland and a Master of Laws
from Cambridge University (United Kingdom). He
has been admitted as a solicitor for over 23 years.
As a solicitor, he was a partner of the national legal
firm Phillips Fox where towards the end of his legal
career, he headed the property division and was
one of the management executives of that firm’s
Brisbane office. In his legal capacity, he was involved
in some of the larger property developments in
South East Queensland.

Chris has established and managed successful
development and investment syndicates and
trusts since 1994. Chris has also in his career held
an accounting position and was an Associate to

Dennis Wildenburg
Non-Executive Director

Jennifer Hutson
Non-Executive Director

Nicholas Collishaw
Non-Executive Director

a Supreme Court Judge. Chris is the immediate

past president of the Property Council of Australia
(Queensland Division), a member of the Queensland
Heritage Council and a director of the Australian
Property Exchange Limited — a recently launched
stock exchange focused on providing liquidity
tailored to the property market.

He is also a past president of the Australian Direct
Property Investment Association (ADPIA). He is
a member of the Australian Institute of Company
Directors and the Financial Services Institute of

Australasia (Finsia).

Dennis Wayne Wildenburg
Non-Executive Director

Dennis brings to the board over 20 years experience
in the financial services and funds management
industry.

He has been a director of MLC Funds Management
Limited and was an associate director of Hill Samuel
Australia (now Macquarie Bank Limited). Dennis

is currently a compliance committee member of
State Street Services Limited and State Street Global
Advisors, Australia Services Limited. Dennis has
been consulting to the financial services industry

for over a decade and has significant national and
international fund managers as clients.

Dennis’ broad experience includes professional
accounting, development of superannuation and unit
trust products and financial services marketing.

Nicholas Roland Collishaw
Non-Executive Director

Nicholas Collishaw has been involved in property
and property funds management for more than 20
years. He has extensive experience in commercial,
retail and industrial property throughout Australia.
He is an executive director of Mirvac and heads

Mirvac Group’s investment division and managed
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Management continued

James Fielding Group’s property assets and trust
funds prior to the Group’s acquisition by Mirvac. In
various roles, he has co-ordinated and implemented
portfolio sales programs from $30 million to $300
million. Nicholas has managed many large industrial,
retail and commercial acquisitions.

He has an Associate Diploma in Business
(Valuations) from the Sydney Institute of
Technology and a Diploma in Financial Markets
from Finsia, formerly the Securities Institute

of Australia. He has held senior positions with
Deutsche Asset Management, Paladin Australia
Limited and Schroders Australia.

Jennifer Joan Hutson
Non-Executive Director

Jenny Hutson is managing director of Wellington
Capital, a merchant and investment bank. She is a
former partner of McCullough Robertson Lawyers.
She was head of the Corporate Advisory Group and
the Corporate Division of that legal firm.

As an investment banker, Jenny is focused on capital
raisings, mergers and acquisitions and property
based funds management. She has a special focus
on and experience in property based projects and
capital raising issues.

Jenny is a director of a number of companies
including chairperson of the ASX listed S8 Limited
which is an integrated global travel company which
owns Harvey World Travel. She is also a director of
the responsible entity of an ASX listed property trust.

The Compliance Committee

There is a compliance plan for the Trust. A
summary of the key features of the compliance plan
are set out in section 9.2.

Compliance issues are monitored and managed by
the compliance committee which currently consists
of Bede King (Chairman), Ray Kellerman and PFA’s
managing director, Chris Morton. Bede King is a
senior legal practitioner practising in corporate and
property areas of the law. He is a partner of the legal
firm Tobin King Lateef.

Ray Kellerman is a former Head of Compliance
Services, Corporate Trust division, at Perpetual
Trustees Australia Limited, and now specialises in
the provision of compliance services as a compliance
committee member for a number of significant
managed investment schemes.
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Bede King and Ray Kellerman are ‘external
members’ of the compliance committee as required
by the Corporations Act.

The compliance committee reports to the board
of Property Funds Australia in relation to
compliance issues.

5.2 Custodian

Trust Company of Australia

Trust Company of Australia Limited is a statutory
trustee company. It is a public company listed on the
Australian Stock Exchange.

Trust Company of Australia Limited is one of the
oldest independent statutory trustee companies
in Australia, having been incorporated in 1885.

It operates on the eastern seaboard of Australia
with offices in Melbourne, Sydney, Brisbane and
Townsville.

The Custodian’s role

The Custodian holds the legal title to the Properties
and any other assets of the Trust (e.g. bank
accounts) and undertakes other duties as the
nominee of the Manager.

The Custodian’s remuneration

The Custodian is entitled to receive an annual fee

of $93,000 per annum exclusive of GST. This fee
will increase in the event that further properties are
acquired. It is entitled to be reimbursed for legal fees
or any other costs and expenses it incurs in relation
to the Trust.

Changing the Custodian

The Manager may require the Custodian to retire
upon giving three months’ notice.

Other Comments

The Custodian has not been involved in the
preparation of this PDS. Although referred to in this
PDS, the Custodian has not authorised the issue of
it. Specifically, the Custodian does not guarantee the
performance of the Trust.
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6.1 Introduction

This section sets out financial information (including
forecast financial information for the Trust) as well
as information relating to the Trust’s borrowings and
the Manager’s fees and entitlements.

The financial information set out in this section 6
consists of:

* actual consolidated statement of earnings and
distribution for the half-year ended
31 December 2005;

e a forecast consolidated statement of earnings and
distribution for the year ending 30 June 2006 and
for the year ending 30 June 2007 (‘the Forecast
Period”);

e actual and pro forma consolidated Balance Sheets
as at 31 December 2005 prepared in accordance

with Australian Equivalents to International
Financial Reporting Standards (‘AIFRS’); and

* asource and application of funds.

The forecast financial information must be read in
conjunction with the assumptions and risk factors
set out in this PDS. Whilst the Directors believe that
the assumptions and risk factors are appropriate and
reasonable as at the date of this PDS, some factors
that affect the actual results cannot be foreseen

and accurately predicted. Many of these factors are
beyond the control of the Manager. Consequently,
the Manager cannot guarantee that the results in
the forecast financial information will be achieved.
Investors are advised to consider assumptions,
sensitivities and risk factors carefully when reading
the forecast financial information and the likely
future performance of the Trust.

BDO Kendalls Securities Limited has reviewed the
historical and forecast financial statements contained
in this section and has prepared an investigating
accountant’s report as set out in section 8.2. Investors
should note that the comments in relation to the
scope and limitations of this review are set out in
that report.
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Financial Information

Key assumptions used by the Manager in preparing
the financial information include:

e the Offer is implemented as proposed and $20
million in capital is raised;

e the proceeds of the Offer are used in accordance
with the source and application of funds
contained in this section;

® no other capital is raised during the Forecast
Period. Investors should be aware, however that
the Manager may seek to raise further capital or
carry out placements during the Forecast Period;

e the acquisition of the Citigate Melbourne
property for a purchase price of $34 million
occurs in accordance with its contractual terms.
The acquisition is to be funded from existing
cash reserves and debt;

e Citigate Melbourne property will be leased to
Citigate Melbourne Pty Ltd with a rental for the
first year of $2.8 million; and

® new properties are acquired by the Trust
between July 2006 and September 2006 for a
total purchase price of $40 million at an income
yield of 8.0% to 8.25% per annum (i.e. $15
million at 8.0% and $25 million at 8.25%)
from their acquisition date until the end of the
Forecast Period with leases on a net basis.

Potential Investors should be aware that PFA
continues to actively source and secure value added
investment opportunities on behalf of the Trust.
Accordingly, it is likely that events will occur during
the life of the PDS and the Forecast Period which
will change the identity of the properties in the
Portfolio. The financial impact of these potential
events is not able to be quantified and accordingly
has not been included in the financial forecasts.

The information in this section has been prepared
and presented in an abbreviated form. It does not
include disclosures required by the AIFRS applicable
to annual financial reports prepared in accordance
with the Corporations Act 2001.

All numbers where applicable have been rounded to
the nearest thousand dollars.



6.2 Consolidated statement of ended 31 December 2005 and the forecast results for

. d distributi the years ending 30 June 2006 and 30 June 2007 have
earnings an IStrioution been prepared in accordance with AIFRS.

Set out below is a historical and forecast Forecasts have not been prepared beyond 30 June

consolidated statement of earnings and distribution 2007, as the Manager believes that the Trust may
for the Trust. It has been prepared on an accrual

basis, but excludes amortisation, fair value
adjustments and impairment of assets. It also does

be subject to changing circumstances beyond that
time (e.g. in terms of debt reduction, asset sales and

capital raising to fund further acquisitions and other

not include capital expenditure items which are to management initiatives) which make such forecasts
be funded out of existing cash and debt. Other than uncertain.

these exclusions, the actual results for the half-year

Actual Half- Forecast Year Forecast Year
Year ended ending ending
31 December 2005* 30 June 2006 30 June 2007
Note $000 $ 000 $000
1

REVENUE
Gross property income 2 17,279 36,709 45,631
Property expenses 3 (4,469) (9,292) (10,055)
NET PROPERTY INCOME 12,810 27,417 35,576
EXPENSES
Operating expenses 4 (620) (1,082) (996)
Manager's fee 5 (1,062) (2,250) (2,672)
Compliance/Custodian costs 6 (62) (135) (148)
Interest expenses 7 (6,099) (12,224) (15,252)
TOTAL FUND EXPENSES (7,843) (15,691) (19,068)
OTHER INCOME
Distributions received 483 483 =
Interest income 227 450 50
TOTAL OTHER INCOME 710 933 50
DISTRIBUTABLE INCOME 5,677 12,659 16,558
Net proceeds from sale of Post Office Square 12,500 12,500 -
Distributable income carried forward - - 215
Amount transferred from Unitholders funds - - 1,277
CASH AVAILABLE FOR DISTRIBUTION 8 18,177 25,159 18,050
FORECAST DISTRIBUTIONS
Special distribution 10,000 10,000 -
Forecast monthly distributions 9 7,062 14,944 18,050
TOTAL DISTRIBUTIONS 17,062 24,944 18,050
Surplus (Deficit) 10 1,115 215 -
CASH AVAILABLE FOR DISTRIBUTION 8 18,177 25,159 18,050
WEIGHTED AVERAGE ISSUED UNITS (’000) 11 148,986 157,641 184,185
SPECIAL DISTRIBUTION PER UNIT (cents per Unit) 6.76 6.76 -
MONTHLY DISTRIBUTION PER UNIT 9.48 9.48 9.80
(cents per Unit on an annualised basis)
TAX DEFERRED COMPONENT 12 N/A 68% 57%

* The consolidated statement of earnings and distribution for the half-year ended 31 December 2005 has been extracted from the
reviewed interim financial report for half-year ended 31 December 2005.

PFA DIVERSIFIED PROPERTY TRUST
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Financial Information continued

Note 1 - Best estimate assumptions

The forecasts have been prepared on the basis of

the best estimate assumptions set out in this section
of the PDS. All figures are shown net of the GST
effect. The Manager considers the assumptions to

be reasonable given the current state of knowledge
regarding each assumption as at the date of this PDS.

The following general assumptions for the Forecast
Period have been made:

e nothing will occur that will have a materially
detrimental impact on the economic climate in
Australia;

e the profitability of the Trust’s operations will
not be adversely affected by any changes to the
regulations governing the funds management
industry;

e the acquisition of the Citigate Melbourne
property occurs in accordance with its
contractual terms;

e the Citigate Melbourne property will be leased
to Citigate Melbourne Pty Ltd with a rental for
the first year of $2.8 million;

* new properties are acquired by the Trust
between July 2006 and September 2006 for a
total purchase price of $40 million at an income
yield of 8.0% to 8.25% per annum (i.e. $15
million at 8.0% and $25 million at 8.25%)
from their acquisition date until the end of the
Forecast Period with leases on a net basis;

e $20 million of capital will be raised under this
PDS and no further equity will be raised by the
Trust during the Forecast Period; and

e there will be no material change in Australian
income tax legislation or other legislation that
may affect the Trust.

Note 2 - Gross property income

Gross property income is the total income generated
by all Properties. Gross property income for the
Forecast Period is based on current leases and

where applicable, the expectations for any change
associated with lease renewals, rent reviews and
leasing of currently vacant space.

In the case of existing leases, it is assumed that the
tenants will fulfil their obligations in accordance
with their leases. In the case of current vacancies
and leases that expire in the Forecast Period, the
assumptions relating to vacancies (detailed below)
have been applied.

Forecast rental income is based on current leases and
management forecasts having regard to the views of
Knight Frank (Qld) Pty Ltd, Knight Frank (Canberra)
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Pty Ltd, LandMark White (Brisbane) Pty Ltd and
James Fielding Property Services Pty Ltd in relation
to leases that are subject to rental review or expiry
during the Forecast Period.

Where detailed heads of agreement have been
finalised relating to the lease of premises within
the Portfolio, it has been assumed that enforceable
lease documentation will be executed between the
relevant parties which gives due effect to those
heads of agreement.

Rent Reviews

Increases or decreases in rental income upon rent
reviews or new leases have been calculated in
accordance with the following assumptions made by
the Manager where:

* a fixed rate is stipulated in the lease, at the stated

rate;

e rent is increased by reference to CPI, the CPI
growth assumed is 3% per annum during the
Forecast Period. This rate is at the top end of the
Reserve Bank of Australia’s published target rate
of 2% - 3% per annum; and

e rent is varied by reference to the current market
rental value of the tenancy, the Manager has
made an estimate of the current market rental
value having regard to the views of Knight Frank
(Qld) Pty Ltd, Knight Frank (Canberra) Pty Ltd,
LandMark White (Brisbane) Pty Ltd and James
Fielding Property Services Pty Ltd.

Vacancies - Generally

Where a tenancy is currently vacant or where a lease
expires during the Forecast Period, the Manager has
made assumptions as to:

e the likelihood of a tenant renewing its lease or
vacating;

e the time it would take to relet the space after a
tenant has vacated;

e the market rent that would be agreed on
re-letting; and

e the period of rent free and/or incentive needed to
secure a new tenant.

The assumptions vary from property to property and
from tenancy to tenancy. The Manager has made its
assumptions on these factors having regard to the
views of LandMark White (Brisbane) Pty Ltd, Knight
Frank (Qld) Pty Ltd, Knight Frank (Canberra) Pty Ltd
and James Fielding Property Services Pty Ltd. The
Manager intends to fund the costs of reletting and
related incentives from capital.



Outgoings
Where applicable, included in the gross property

income is the recovery from tenants of outgoings in
accordance with relevant leases.

Sensitivity Analysis

The timing and yield on the assumed purchase of
$40 million of property or properties is a significant
sensitivity factor in the distribution profile of the
Trust.

The impact of the assumed $40 million of property
or properties purchase yield differing from the
weighted average 8.16% net yield which has been
assumed would be as follows:

Equivalent Distribution Movement

ff\r/(l)c;:lear?:l?r;e d (cents per Unit per annum)
net yield 12 month period to 30/06/07
+0.5% +0.09

+0.25% +0.05

- 0.25% -0.05

-0.5% -0.09

The impact of the assumed $40 million of property
or properties acquisition timing varying from the
acquisition dates which have been assumed would
be as follows:

Delay to Equivalent Distribution Movement
settlement of (cents per Unit per annum)
ESqthuisitions 12 month period to 30/06/07

1 month later -0.06

2 months later -0.13

The impacts above may not necessarily result in a
change to the distribution policy of the Trust during
the Forecast Period. Investors should note that the
sensitivity analysis is intended to be a guide only and
that movements in other assumptions may assist or
compound any one variable.

Note 3 - Property expenses

Property expenses include all recoverable and non-
recoverable expenses.

Expenses are based on current expenses and
management forecasts. Statutory expenses relating to
properties (e.g. municipal rates and charges and land
tax) have been assumed to increase between 3% and
5% per annum (depending on the location of the
relevant property) during the Forecast Period.

Note 4 - Operating expenses

With the exception of the expenditure outlined in
notes 5, 6 and 7 below, operating expenses include
all expenditure items incurred in the operation of the
Trust, excluding amortisation and prepayments.

Operating expenses include but are not limited to
accounting, audit, valuation, administration and
reporting costs. They do not include costs associated
with management, Custodian and compliance
commiittee fees.

Note 5 - Manager’s fee

Property Funds Australia as the manager of the
Trust is entitled to receive a fee of 0.6% of the Trust
‘scheme value’ per annum. In addition, the Manager
receives fees for providing registry and accounting
services to the Trust.

Note 6 - Compliance/Custodian costs

The costs include Custodian fees and costs
associated with the compliance committee and
its members and have been based on existing
agreements and historical expenditure.

Note 7 - Interest expenses

The finance arrangements of the Trust are a
combination of fixed, hedged and variable rate
facilities. For further details refer to section 6.5.

The overall weighted average interest rate (inclusive
of the Financiers’ margins) used in relation to term
debt during the Forecast Period is 6.48% per annum.
This represents the weighted average interest rate
based on the Joint Finance Facility.

The weighted average variable interest rate (inclusive
of Financiers’ margins) used for the Forecast Period
is 6.48% per annum. This consists of the relevant
variable interest rates applicable under the terms of
the Joint Finance Facility current as at 1 May 2006,
and the relevant Financier’s margins. On and from

1 July 2006 a further 0.25% per annum contingency
with a further 0.25% per annum from 1 January
2007 has been incorporated into the assumed
interest rate applicable for the variable interest rate
component over the Forecast Period to take into
account possible market interest rate increases.

The weighted average of the fixed and/or hedged
interest rates (inclusive of Financiers’ margins) is
6.48% per annum. Where components of the Joint
Finance Facility are:

* subject to fixed interest rates, then the relevant
fixed interest rate has been assumed;

* subject to ‘cap and collar’ arrangements, then
the highest possible rate (i.e. the cap) has been
assumed.

Interest rate movements are a significant sensitivity
factor in the distribution profile of the Trust.
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The impact of a change in interest rate from that
rate already assumed over the Forecast Period when
applied to the variable component of the Joint
Finance Facility would be as follows:

Movement Equivalent Distribution Movement
in variable q
i (cents per Unit per annum)

above rates Rate Increase Rate Decrease

assumed over

the Forecast Period to Period to

Feriodl 30/06/07 30/06/07
0.25% 0,08 +0.08
05% 0417 +017

The impacts above may not necessarily result in a
change to the distribution policy of the Trust during
the Forecast Period. Investors should note that the
sensitivity analysis is intended to be a guide only and
that movements in other assumptions may assist or
compound any one variable.

Note 8 - Cash available for distribution

This is the net cash generated by the Trust from
all trading activities, including proceeds from the
sale of Properties, and available for distribution
to Unitholders. The Manager may elect not to
distribute the entire amount or elect to distribute
more than the cash available for distribution in
accordance with its distribution policy from time
to time.

Note 9 - Forecast monthly distributions

Distributions are forecast to be paid monthly in
accordance with the current distribution policy of
the Manager.

Note 10 - Surplus (deficit)

This represents the amount of the forecast
distribution which is in excess of, or less than, the
amount available for distribution.

Note 11 - Weighted average issued units

This is the aggregate of the number of Units on issue
at the end of each month during a relevant financial
period divided by the number of months in the
relevant financial period (generally a year).

This calculation recognised that the previous offer
under Product Disclosure Statement No. 3 dated 20
October 2005 closed on 24 February 2006 with a
total of $21.7 million raised and 19,870,786

Units issued.
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Note 12 - Tax deferred component of
distribution

This is the estimated percentage of cash distributed
to Unitholders that is Tax Deferred in the year
received. The Tax Deferred component of the
proposed distribution to Unitholders is that part

of any non-taxable distribution to Unitholders
attributable to such factors as building allowances,
the depreciation of plant and equipment and the
amortisation of business establishment, capital
raising and borrowing costs. The Tax Deferred
components reduce the cost base of Units. Investors
should read the tax report in section 8.1.

In respect of the properties assumed to be purchased
in the Forecast Period, depreciation and building
allowance entitlements similar to the average
provided by the Portfolio have been assumed.

6.3 Historical and pro forma
consolidated Balance Sheets

Set out on the next page are the historical and pro
forma consolidated Balance Sheets for the Trust
as at 31 December 2005. The pro forma Balance
Sheet incorporates the following transactions as if
they had been finalised as at 31 December 2005
notwithstanding that they occur or may occur at
times subsequent to 31 December 2005:

e the raising of $20 million of capital under this
PDS at an Offer Price of $1.11 with no further
equity being raised by the Trust during the
Forecast Period;

e the previous offer (under Product Disclosure
Statement No. 3 dated 20 October 2005) closed
on 24 February 2006 with a total of $21.7 million
raised and 19,870,786 Units issued,;

e the acquisition of the Citigate Melbourne
property and as a consequence an increase in
debt of $25.12 million;

e the acquisition of $40 million of property in
addition to the Citigate Melbourne property
and a consequent increase in debt of $24 million
associated with those assumed purchases; and

e the payment of costs of the Offer is offset
against capital raised.



31 December 2005

Pro forma as at
31 December 2005

Actual! as at

(under AIFRS) (under AIFRS)
$ ‘000 $ ‘000

CURRENT ASSETS
Cash and cash equivalents 9,198 3,378
Trade and other receivables 1,037 1,037
Other assets 878 878
TOTAL CURRENT ASSETS 11,113 5,293
NON-CURRENT ASSETS
Investment — property 352,772 432,892
TOTAL NON-CURRENT ASSETS 352,772 432,892
TOTAL ASSETS 363,885 438,185
CURRENT LIABILITIES
Payables 10,357 3,160
TOTAL CURRENT LIABILITIES 10,357 3,160
NON-CURRENT LIABILITIES
Other liabilities? 168,899 201,785
Interest bearing liabilities 184,629 233,240
TOTAL NON-CURRENT LIABILITIES 353,528 435,025
TOTAL LIABILITIES 363,885 438,185
NET ASSETS - -
No. of Units on issue (‘000) 155,095 185,761
Net asset backing per Unit® $1.09 $1.09
Net tangible asset backing per Unit4 $1.08 $1.08

1. The actual consolidated Balance Sheet as at 31 December 2005 is an extract from the reviewed interim financial report.

2. Other liabilities represent Unitholders’ funds contributed to the Trust.

3. Net asset backing per Unit is net assets (excluding other liabilities) divided by the total number of Units on issue or assumed to be on issue.
4. Net tangible asset backing per Unit is net tangible assets (excluding other liabilities) divided by the number of Units on issue or assumed to be

on isste.

NOTES TO THE HISTORICAL AND PRO
FORMA CONSOLIDATED BALANCE SHEETS

Statement of Significant Accounting Policies

The historical and pro forma consolidated

Balance Sheets as at 31 December 2005 have been
prepared in accordance with AIFRS, Urgent Issues
Group Interpretations and other authoritative
pronouncements of the Australian Accounting
Standards Board, the Corporations Act and the terms
of the constitutions.

The historical and pro forma consolidated Balance
Sheets have been prepared on an accruals basis
and are based on historical costs and do not take
into consideration changing money values or,
except where stated, current valuations of non-
current assets. Cost is based on the fair values of
the consideration given in exchange for assets. The
following is a summary of the material accounting

policies adopted by the Trust in the preparation of
the historical and pro forma consolidated Balance
Sheets.

Principles of Consolidation

A controlled entity is any entity controlled by

the Trust. Control exists where the Trust has the
capacity to dominate the decision-making in relation
to the financial and operating policies of another
entity so that the other entity operates with the
Trust to achieve the objectives of the Trust.

All inter-entity balances and transactions between
entities in the economic entity, including any
unrealised profits and losses, have been eliminated
on consolidation.

Where controlled entities have entered or left the
economic entity during the year, their operating
results have been included from the date control was
obtained or until the date control ceased.
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Income Tax

No liability has been raised for income tax as it is
unlikely that any taxable income will be retained by
the Trust and its controlled entities in 2006 or 2007.

Investment - Property

Investment — Property consists of investments

in property, primarily of land, buildings and
improvements to land and buildings. Investment
property is measured at cost or fair value less,
where applicable, any accumulated depreciation and
impairment losses. All investment properties have
been independently valued and are recorded at cost
or independent valuation.

The Manager reviews the valuations on an ongoing
basis with confirmation of previous valuations
obtained on at least an annual basis.

A revaluation will be based on market value that
represents the price at which the property can

be sold at the date of the revaluation assuming a
reasonable exposure to the market and settlement
period.

Where a material variance arises, a revaluation
is required to align the carrying amount of the
investment property with its fair value.

A revaluation does not take into account any
potential capital gains tax on assets acquired after the
introduction of capital gains tax.

Leases

The Trust has adopted UIG Interpretation 115:
Operating Leases — Incentives. Lease incentives are
required to be capitalised as a separate asset from the
investment property to which it relates. The lease
incentive is then amortised as a reduction in lease
rental income over the lease term on a straight-line
basis.

Interest Bearing Liabilities

Interest bearing liabilities are initially measured
at cost. Subsequent to initial recognition, interest
bearing liabilities are measured using the effective
interest method.

Other Liabilities

Other liabilities represent Unitholders’ funds
contributed to the Trust. AIFRS requires that
Unitholders’ funds contributed to the Trust

be recognised as non-current other liabilities.
Previously, under AGAAP funds raised from
Unitholders were recognised as equity of the Trust.
This variation of the accounting treatment arises
because the Trust has a fixed and determinate
life and funds raised from Unitholders must be
returned on the vesting date of the Trust. The
recognition of Unitholders’ funds as liabilities
for accounting purposes does not impact on the
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taxation treatment of these amounts. The amounts
paid to Unitholders for accounting purposes will

be treated as a borrowing cost expense. Borrowing
costs on Unitholders’ funds for accounting purposes
are accrued once the amounts are declared to the
market.

Distributions

The amounts paid to Unitholders for accounting
purposes are treated as a borrowing cost expense.
For taxation purposes, these payments continue
to represent distributions under the Income Tax
Assessment Act 1997.

Distribution entitlements have been recognised on
an accrual basis.

Derivative Financial Instruments

Derivative financial instruments are recognised in
the Balance Sheet at fair value with unrealised gains
or losses recognised in the Income Statement for the
ineffective hedges or Unitholder funds for effective
hedges.

All derivatives contracts, whether used as hedging
instruments or otherwise, are carried at fair value.

Capitalisation of Borrowing Costs

The Trust has adopted AASB 139 Financial
Instruments: Recognition and Measurement,
and recognises borrowing costs incurred in the
acquisition of Interest bearing liabilities as a
reduction in the Interest bearing liabilities using
effective interest method. Borrowing costs are
expensed over the period of the loan.

Goods and Services Tax (GST)

Revenues, expenses and assets are recognised net
of the amount of GST except where the amount
of GST incurred is not recoverable from the tax
authority. In these circumstances, the GST is
recognised as part of the cost of acquisition of the
asset or as part of an item of the expense.

Receivables and payables in the Balance Sheet are
shown inclusive of GST.

Impairment of Assets

The Trust reviews the carrying values of its tangible
assets to determine whether there is any indication
that those assets have been impaired. The assets’
carrying value is adjusted in the Balance Sheet if any
excess over its recoverable amount is recognised.



6.4 Source and application of
funds

Set out below is a source and application of funds for
the Trust associated with the Offer:

Source of Funds

$°000

Subscriptions from Unitholders 20,000
Application of Funds

$°000
Equity component of assumed future
property acquisitions 19,100
Capital raising costs
- Legal fees and outlays b5
- Independent expert reports 77
- Printing and associated costs 45
- Manager’s capital raising fees 700
Contingency 23
TOTAL 20,000

6.5 Borrowings

6.5.1 Introduction

Borrowing arrangements are an important and
integral part of the Trust. The principal reason for
borrowing money to “partly” fund the ownership
of the Properties is to enhance the likely return to
Unitholders as interest rates are currently below the
yields expected to be generated from the Properties.
Furthermore, assuming the value of the Portfolio
increases and the debt level remains unchanged,
the underlying net tangible asset value of the Units
should increase. The opposite applies if the value of
the Portfolio drops or the debt level increases.

6.5.2 Current Finance Arrangements

The Trust’s borrowings are financed via a Joint
Finance Facility between the Commonwealth Bank
of Australia (“CBA”) and mortgage funds managed
by ING Management Limited (“ING”). Under this
Joint Finance Facility, the total borrowings are
currently $185,894,000.

The Financiers provide additional funding under the
Joint Finance Facility on a property by property basis,
subject to the property being acquired meeting the
Financiers’ valuation and other financing criteria. No
upper limit has been established by the Financiers on
the funding they may make available under the facility.

An additional $25.12 million will be drawn down on
the settlement of the Citigate Melbourne property.

CBA lends funds equivalent to the first 40% of the
Financiers’ valuation of the Portfolio and ING lends
that component above 40% and up to 60% of the
Financiers’ valuation. ING may agree to this 60%
limit being exceeded from time to time on certain
terms and on a short term basis (e.g. to enable
acquisitions, with capital to be raised subsequently
so as to reduce borrowings). The Financiers’ LVR
will be approximately 60% after the draw down
of the additional funds associated with the Citigate
Melbourne property acquisition.

After the assumed acquisition of $40 million in
property, and drawdown of related borrowings, and
the completion of the $20 million capital raising
pursuant to this Offer, the Financiers’ LVR will be
approximately 60%.

The major terms of the Joint Finance Facility are:
Term

Five years to 6 November 2008.

Financiers’ Margins

CBA:  0.45% per annum up to 40% LVR; and

ING:  1.20% per annum above 40% LVR and up
to 60% LVR;

1.80% per annum above 60% LVR.

At 60% LVR, the weighted average Financiers’
margin is 0.71% per annum across the total facility.

Interest Cover

The Trust’s earnings before interest, tax, depreciation
and amortisation is to remain at or above 1.75 times
interest costs.

Security

Securities were provided to the Financiers including
registered first mortgages over all Properties in the
Portfolio and charges over the assets and income of
the Trust and its sub-trusts.

6.5.3 Hedging

Currently, 91% of the Trust’s borrowings have

fixed interest rates or are hedged with the balance
being on variable rates. Upon completion of the
acquisition of the Citigate Melbourne property, if the
whole of that related further advance was to be on

a variable interest rate basis, then 83% of the Trust’s
borrowings would have fixed interest rates or be
hedged with the balance being on variable interest
rates. PFA currently believes, based on current
markets, that it is appropriate to maintain the fixed/
hedged percentage of the Trust’s borrowings above
70%. PFA regularly monitors the interest rate market
for opportunities to purchase a hedging product at
appropriate pricing.
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The table below outlines the various fixed or hedged
portions of the borrowings referenced against the
hedge expiry date, and the fixed interest rate or
maximum interest rate for those facilities that

have a ‘cap and collar’ arrangement. All rates in the
table are inclusive of interest rate margin or other
related costs.

6.5.4 Interest Rates

The weighted average interest rate of the Trust
(including Financiers’ margins) as at 1 April 2006
was approximately 6.48% per annum. However,
this is indicative only and will change in line with
fluctuations in the interest rate market and expiry
of any fixed rate arrangements or existing hedging
products. A higher rate has been assumed in the
financial forecasts (see section 6.2 Note 7).

6.5.5 Other Finance Arrangements

The Trust has an multi-option facility of up to $4
million which is used to fund capital expenditures
required from time to time and to ensure consistent
distributions between periods.

The Trust has entered into an agreement with the
Anthony Moreton Group (“AMG”) for initially
procuring and subsequently managing the Joint
Finance Facility. This agreement entitles AMG to

Fixed/hedged to:  Oct-06 Dec-06 Jun-07 Sep-07 Dec-07

$°000 $°000 $°000 $°000 $°000

Fixed/hedged
amount $9,100 $15,885 $10,000 $9,270 $26,477
Fixed/hedged
interest rate p.a. 555% 6.57% 6.24% 575% 6.82%

* a weighted average interest rate per annum

6.6 Fees and Other Costs

an ongoing fee of 0.075% per annum of the total
facility amount from time to time including further
advances. When the total outstanding debt under
the Joint Finance Facility exceeds $250 million the
fee reduces to 0.05%.

6.5.6 Gearing Levels

PFA believes that in a low interest rate environment
(as has existed for almost a decade), it is not
necessary for a property trust to be geared to
relatively low levels. PFA also recognises that the
borrowing profile must take into consideration the
tenancy profile and the properties used as security.

The Constitution provides flexibility to increase
gearing up to 75% of the value of total property
assets. The gearing may fluctuate depending on the
circumstances and opportunities from time to time.
It is PFA’s intention to temporarily increase gearing
for specific property acquisitions.

6.5.7 Changing Finance Arrangements

PFA regularly monitors and reviews the finance
arrangements of the Trust to achieve optimal finance
management and pricing for the benefit of the
Unitholders. Accordingly, it is possible that finance
arrangements may change during and after the life of
this PDS and the Forecast Period.

Oct-08 Nov-08 Nov-09 Jun-10 Jul-10 Sep-10 Total
$°000 $°000 $°000 $°’000 $°000 $°000 $°000

$20,000 $9,152 $10,000 $20,000 $20,000 $20,000 $169,884

6.86% 6.30% 7.29% 649% 6.12% 6.47% 6.48%"

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.fido.asic.gov.au) has a managed
investment fee calculator to help you check out different fee options.
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This section and the table below set out the fees and
other costs that Investors may be charged. These fees
and costs may be deducted from your application
monies, from the returns on your investment, or from
the assets of the Trust. Fees and expenses do not include
tax an Investor must pay on any returns from the Trust,
as this remains the responsibility of the Investor.

Taxes and insurance costs are set out in another part
of this PDS.

Investors should read all of the information about
fees and costs, as it is important to understand their
impact upon an investment in the Trust.

The Manager reserves the right to waive or defer
payment of its fees. Where payment is deferred, the
Manager’s fees will accrue until duly paid.

Unless otherwise specified, the fees described in the
following table (other than the adviser service fee),
do not include GST. If the Manager becomes liable to
pay GST in respect of any matter arising under the
Constitution, then in addition to any other amount
to which the Manager is entitled, the Manager is also
entitled to be paid or reimbursed an amount equal to
the amount of the GST liability.

6.6.1 Table of Fees and Costs

Fees when your money moves in or out of the Trust

Establishment fee: The fee to open
your investment.

Nil

Not applicable.

Contribution fee: The feg on each
amount contributed to your investment
— either by you or your employer.

0-4% of the amount invested!

Negotiated between you and your
advisor (if any).

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

Nil

Not applicable.

Termination fee: The feg to close your
investment.

Management Costs

The fees and costs for managing your
investment

Service Fees

Investment switching fee: The feg for
changing investment options.

2% of any buyback amount2.
Nil in all other circumstances.

e [nvestment management fee payable to the Manager
of 0.6% per annum of the scheme value®.

e Qperational expenses recurring annually and
currently estimated at around 0.12% per annum of
the total assets of the Trust?.

e Capital raising fee of 3% of the capital raised under
this PDSE, from which a 2% handling fee is paid to
advisers and brokers’.

e Financial analysis, due diligence and documentation
services fee of $100,000 plus an estimated
$200,000 in other capital raising costs.

e Acquisition fee of 2% of the gross purchase price of
any property acquired by the Trust or any sub-trust®.

e Disposal fee of 2% of the gross sale price of any
property sold by the Trust or any sub-trust®.

Nil

Paid out of the buyback amount
payable to a Unitholder accepting a
buyback offer. This fee is deducted at
the time of payment of the buyback
amount to the Unitholder.

Payable to the Manager monthly in
advance by the Trust.

As and when incurred and payable to the
relevant service provider by the Trust.

Payable by the Trust to the Manager on
allotment of the relevant Units.

Documentation services fee payable by
the Trust to the Manager on the issue of
this PDS and other capital raising costs
payable to the relevant service provider
(e.g. lawyers, independent experts and
printers) as and when incurred.

Payable to the Manager by the Trust
on completion of the acquisition of the
Property from the assets of the Trust.

Payable to the Manager by the Trust on
completion of the sale of the Property
from the assets of the Trust.

Not applicable.
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1. You may negotiate with your adviser to pay an adviser
service fee to your adviser. See section 6.6.7.

2. For example, $20 per $1,000 of buyback amount.
3. See sections 6.6.2 10 6.6.5 for further details.

4. For example, $60,000 per annum per $10 million of scheme
value. Scheme value is determined in accordance with the
provisions of the Constitution. As at 31 December 2005, the
scheme value was $352,771,462.

5. These expenses may include travel, postage, compliance
committee costs, accounting, audit, valuation, administration

Additional Explanation of Fees and Costs

Taxes and insurance costs are set out in another part
of this PDS.

6.6.2 Other Manager Services and Fees

The Manager (or any associate of it) may carry

out functions and roles that could be carried

out by external parties (e.g. leasing, property
management, development management, capital
raising, underwriting, accounting, registry, finance
procuration, etc.). If this occurs, the Manager (or any
associate of it) is entitled to charge fees in respect

of such services and work of this nature at the rate
normally charged.

The Manager is currently providing registry and
accounting services to the Trust. The amounts
payable to the Manager for providing these

services are anticipated to be $40,000 and $100,000
respectively during the Forecast Period. These fees
are within the range which would be paid to external
service providers.

6.6.3 Cost reimbursement

The Manager is entitled to be reimbursed for any
costs or expenses incurred on behalf of the Trust.

6.6.4 Disposal fee payable to the Manager
(fee on sale of a Property)

As stated in the table above, the Manager is entitled
to receive a disposal fee from the Trust in respect of
the sale of any property equal to 2% of the gross sale
price achieved.

If the sale of a property results in a gross sale price
above the original gross purchase price, the Manager
is entitled to an additional performance fee as
follows:

® 2.5% of the gross sale price (if gross sale price is
more than 50% of original gross purchase price);

* 1.5% of the gross sale price (if gross sale price is
between 30% and 50% more than the original
gross purchase price).
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and reporting, Custodian and compliance costs and other
such costs. See section 6.6.3 for further details.

6. The capital anticipated 10 be raised under this PDS is
$20 million.

7. See section 6.6.6 for details regarding the handling fee.

8. For example, $200,000 per $10 million of gross purchase of
property acquired.

9. For example, $200,000 per $10 million of gross purchase
price of property sold.

Original gross purchase price includes that purchase
price paid by any sub-trusts of the Trust.

6.6.5 Removal fee

If the Manager is removed as responsible entity of
the Trust (other than for its gross negligence or a
material fiduciary breach), then it is entitled to be
paid 2% of the “scheme value” as at the time of the
removal.

6.6.6 Handling fees paid to advisers and
brokers

As indicated in the table on the previous page,

from the capital raising fee paid to the Manager

by the Trust, the Manager will pay a 2% handling
fee calculated on the application amount in respect
of those Application Forms which bear a broker’s/
adviser’s stamp to those persons who hold an
Australian Financial Services Licence or are otherwise
permitted at law to receive such payments. This
handling fee is paid for processing applications

for Units. This fee is only paid in respect of that
component of application amounts subject to
allotment. For example, upon allotment of $10,000
of Units, pursuant to an application which bears

the appropriate stamp, the Manager will pay from
its own funds $200 in handling fees to the broker/
adviser. This is not paid from the assets of the Trust
or the Investor’s own application monies.

6.6.7 Adviser Service Fee

As indicated in the table on the previous page, at
the election of the Investor, the Manager will deduct
from the Investor’s own application monies the
Investor’s nominated percentage on the Application
Form from 0% to 4% (or such other nominated
amount) as an adviser service fee. The resultant
amount will be treated as inclusive of GST. Investors
are responsible for agreeing any adviser service

fee with their adviser and the nomination of the
applicable percentage on the Application Form.

The Manager will forward the full amount deducted
to the adviser whose stamp or notification appears



on the Application Form, once the relevant Units
have been allotted. An adviser may receive this
adviser service fee as well as the handling fee
referred to in section 6.6.6.

6.6.8 Custodian fee

The Custodian, Trust Company of Australia Limited,
is entitled to be paid an annual fee of $81,900 (plus
GST) for the 2005/06 financial year and is forecast
at $93,000 for the 2006/07 financial year for its
custodial services to the Trust (refer to section 5.2).

6.6.9 Management Expense Ratio (MER)

The MER is a useful measure for comparing ongoing
fees and normal overhead expenses incurred by the
Trust with other investment options. The forecasted
MER for the financial year ending 30 June 2006 is

0.74%. It is forecast to be at or below this percentage

for the financial year ending June 2007.

The above MER calculation expresses the ongoing
operational costs of the Trust as a percentage of the
total assets of the Trust.

The calculation above excludes the costs associated
with acquiring or disposing of assets of the Trust,
capital raisings and other costs not normally part of
the regular overheads of the ongoing management
and operation of the Trust.

6.6.10 Example of annual fees and costs

This table gives an example of how the fees and
costs can effect your investment over a one year
period. You should use this table to compare this
product with other managed investment products.

Contribution Fees  0-4% as For every additional $5,000
negotiated  you put in, your adviser will
between you  charge you between $0 and
and your $200.

adviser.
PLUS 1.70% And, for every $50,000 you
Management have in the fund you will be
Costs* charged $850 each year.
EQUALS Cost If you had an investment of
of the Fund $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 from: $850 to $1,050**.

What it costs you will depend
on the investment option

you choose and the fees you
negotiate with your fund or
financial adviser.

* Acquisition fees have not been included in this calculation as
they are of a nature which an investor would have incurred if
the investor had invested directly in the asset.

** Additional fees may apply. These fee examples are based on
estimates for the year ending 30 June 2007. Actual fees may
vary depending on the level of transactional activity in the
Trust in any financial year.
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Risks

Investors should be aware that the future level of
income and capital distributions and Unitholders’
total returns from the Trust may be influenced by a
number of factors, some of which may be outside
the Manager’s control. There are general risks
associated with most property related investments
and other more specific risks. Set out below are
examples of some of these factors or risks.

7.1 General risks

Economic Conditions

The performance of any individual property or the
Portfolio in general may be affected by many factors
including:

® consumer spending;

e employment levels;

e inflation;

® interest rates;

® taxation;

e investment market performances generally;

® tourism.

The demand for property by both tenants and
investors may be affected by the general economic

conditions relevant to any individual property or the
Portfolio in total.

Competition, socio-economic and
demographic factors

The entry of new competing properties into the
market where the Properties within the Portfolio are
located may cause adverse effects, such as greater
difficulty in reletting or a reduction in growth or fall
of rents. Similarly, changes to the socio-economic
and demographic make-up of the locations in which
the Properties are situated may also cause an adverse
effect, particularly for a retail property.

Taxation Law

There is a range of tax reform proposals being
constantly considered by the Government. Tax
reforms could impact upon the distributions from the
Trust and the value of the Units.
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Investors should note that Australian tax laws are
complex and are constantly subject to change. For
example, the Australian government is currently
considering the structure and effect of the laws
associated with depreciation as they relate to
property assets. The views and the financial forecasts
in this PDS are based on law current at the date of
this PDS.

The taxation comments in this PDS are general in
nature by necessity. They do not, for example, apply
to non-residents or those who carry on a business in
trading in Units or take into consideration individual
characteristics of Investors.

Tax liabilities are the responsibility of each
Unitholder and the Manager is not responsible for
taxation or penalties incurred by Unitholders.

Insurance Risk

While PFA remains confident of arranging proper
insurance for the risks associated with ownership
of the Properties, there is no certainty that such
insurance will continue to be available or that the
cost of insurance premiums will not continue to
rise. This may affect the forecast incomes from the
Portfolio.

Property

The risks commonly associated with commercial
property investment apply equally to Units in the
Trust.

The Portfolio comprises 16 Properties. This
diversification assists to mitigate the effect of the
following property specific risks which may impact
both on the underlying Properties’ value and also
Unitholders’ distribution levels:

® tenant vacancy;
® operating expense increases;
® tenant performance;

e abatement of rent by tenants due to lack of
performance of the Property or its plant and
equipment;

e capital expenditure requirements greater than

expected;

e development and refurbishment risk.



Legal

Adverse consequences to investments can occur
because of amendments to statutes and regulations
affecting them. The law may be changed or new
decisions or determinations may alter the way the
law is generally interpreted.

7.2 Specific risks

There are a number of specific risks associated with
an investment in the Trust.

Borrowings

The current borrowings of the Trust are at
comparatively high levels with loan to valuation
ratios around 60% during the Forecast Period. The
use of borrowings at this level in an investment is
referred to as ‘gearing’ or ‘leveraging’. It enhances
the potential for capital gain if the Properties increase
in value. However, it may also increase any capital
loss in the event that the value of the Properties fall
compared to an investment in a property investment
vehicle which has no borrowings.

The Trust will continue for longer than the current
loan facilities. There is no guarantee that the Trust
will be able to refinance those facilities. Further, if the
loans are refinanced the interest rate margin payable
may be higher than is currently the case. If a number
of tenants fail to pay rental due under their leases,

or there are extended vacancies, the income of the
Trust may not be sufficient to meet interest payments
under the loans. If there is a default in paying interest,
the financier may be entitled to enforce its security.

As at the date of this PDS, 91% of the current
borrowings have fixed interest rates or are supported
by interest rate hedging arrangements. The balance
of the borrowings has a variable interest rate which
carries the risk of adverse interest rate movements
during the term of the facilities. Depending on
whether further borrowings associated with the
Citigate Melbourne property and the assumed
purchase of $40 million in property are fixed or
hedged, then the variable interest rate component
could increase up to 28% of the total borrowings.
The financial forecasts in section 6 assume variable
interest rates which are 0.25% per annum higher
than variable interest rates as at 1 May 2006 from

1 July 2006 and a further 0.25% per annum on 1
January 2007 until the end of the Forecast Period.

Under the terms of the Joint Finance Facility, should
as part of a property acquisition, the Trust exceed an
LVR of 60%, the Trust is required to return the LVR
of the Trust to 60% or below within six months of
that further advance. If this does not occur, then the
Trust would be in default under the terms of the Joint

Finance Facility.

Valuation Risk

Adverse movements in capitalisation rates for
various Properties/sectors may adversely affect the
value of Properties within the Portfolio. This may
have the effect of lowering the net tangible asset
value per Unit.

Leasing Risk

Based on the Portfolio, the lease expiries in periods
after the Forecast Period may mean that distribution
levels can not be maintained at the same levels

as in the Forecast Period. Lease expiries in the
financial years ending 30 June 2008 and 30 June
2009 represent approximately 16% and 10% of

the income of the Portfolio respectively. Future
distribution levels from the Trust are fundamentally
affected by lease renewals. Should key or significant
tenants not renew their current leases or replacement
tenants not be sourced promptly, then distributions
may be materially affected.

The financial forecasts assume that certain tenants
will execute enforceable lease documentation which
will give due formal and legal binding effect to heads
of agreement concluded between the Manager on
behalf of the Trust and those prospective tenants.
Those tenants are in occupation of the Properties

to which these leases relate due to prior leasing
arrangements. Should those tenants not execute
such enforceable legal documentation then the
distributable income during the Forecast Period may
be materially affected.

Environmental Risk

The Portfolio may be affected by contamination or
other environmental issues which may not have
previously been identified during due diligence at
the time of acquisition. This raises a number of risks
including:

e the requirement of unbudgeted additional
expenditure to remediate the issues; and

e the adverse impact on the financial position of
tenants caused by the issues and affecting their
ability to trade and meet their lease obligations.

Unitholders’ Liability is Limited

Unitholders cannot be required to pay more than
their Subscription. Unitholders are not financially
responsible for the obligations of any other
Unitholder in the Trust. In the event of default on a
loan to the Trust, the Financiers’ recourse is currently
only limited to the assets of the Trust. However,

PFA cannot guarantee that liability is limited in all
circumstances, as such decisions lie with the courts.
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Risks continued

Term and Exiting Investment

Unitholders will have no contractual right to the
return of capital upon the sale of any particular
Property. Trading of Units is the principal means of
exit from the Trust and therefore the liquidity of
Units may become relevant should an Investor seek a
timely exit from their Investment.

The Trust is a $374 million property trust with more
than 3,700 Investors and is listed on the Bendigo
Stock Exchange. The size of the Trust and number
of Investors in it assists interest in the Trust and
liquidity. However, liquidity is not assured. There is
no guarantee that Unitholders will be able to realise
their Investment in the Trust at a price or at a time
that meets their expectation.

Market Price

Application will be made to the BSX to have the
Units issued under this Offer listed on the BSX. PFA
is unable to forecast the market price of Units, which
may fluctuate, including trading below the Offer Price
or the net tangible asset value of the Trust, due to
various factors, including changes or movements in:

¢ Jocal and world economic conditions;

e government legislation, intervention or taxation;
* inflation or inflationary expectations;

e world political events; and

e market sentiment.
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Taxation Status

There is a risk that, if the activities of the Trust
were to be regarded as other than an ‘eligible
investment business’ for the purposes of the Income
Tax Assessment Act 1936 (i.e. the public trading
trust provisions) that the Trust would be then

taxed as a company with a consequent reduction

in distributions with those distributions carrying
franking credits with them.
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8.1 Taxation Report
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Dear Directors
INDEPENDENT TAXATION REPORT - PFA DIVERSIFIED PROPERTY TRUST

1. INTRODUCTION

In accordance with your request, this taxation report (‘Report”) has been prepared for inclusion in a Product
Disclosure Statement (“PDS”) No. 4 dated 5 June 2006 relating to the issue of up to 23,963,317 Units in the PFA
Diversified Property Trust ARSN 097 860 690 (“the Trust”).

The expressions defined in the Defined Terms section of the PDS have the same meaning in this Report.

2. BACKGROUND

The Trust is a listed trust that invests directly and indirectly in a range of office, retail, industrial and other
properties. It currently holds 15 properties with a further property to be known as Citigate Melbourne, currently
under contract. It is intended to use the proceeds of the Offer to fund future acquisitions and capital expenditure.

3. LIMITED SCOPE OF REPORT

This Report outlines the Australian taxation implications for Australian resident investors of acquiring Units on
capital account pursuant to this PDS and is based upon the legislation applicable at the time of its preparation.
The taxation implications for other Investors may differ substantially from those outlined and such Investors
should obtain their own independent tax advice.

Australian taxation laws are complex and hence, the comments provided below are necessarily general

in nature. Unitholders should be aware that they might be affected by changes in taxation laws or their
interpretation as well as changes in the administrative practices of the revenue authorities. Unitholders should
obtain and rely upon their own taxation advice.

4. TAXATION OF THE TRUST

The Trust should not be subject to taxation on net income derived for tax purposes provided the net income is
fully distributed or reinvested on a Unitholder’s behalf each financial year.

It is our opinion that the Trust will not be subject to Division 6C of the Income Tax Assessment Act 1936.

5. TAXATION OF UNITHOLDERS
5.1 Distributions from the Trust

Distributions to, or reinvestments on behalf of, Unitholders will have taxation implications for Unitholders in
the year ended 30 June in which their entitlement arises.
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Distributions from the Trust will potentially include a number of different categories, which receive different
taxation treatments. The categories may include tax assessable income, Tax Deferred income, net capital
gains and discount capital gains. Unitholders will be able to identify the categories of distributions from the
distribution statement that will be issued by the Manager for the year of income.

5.2 Tax Assessable Income

Tax assessable income is simply the taxable income component of the income of the Trust to which a
Unitholder is entitled. This amount will be included in the Unitholder’s assessable income.

5.3 Franking Credits

To the extent that the Trust income receives franked dividends from any investment the Trust holds
in Australian resident companies, the franking credits are added to the Trust income for the purpose of
determining the taxable income of the Trust.

In these circumstances, the Unitholder’s share of the Trust’s taxable income will include a proportionate share
of the franking credits included in the Trust’s taxable income, and Unitholders will be able to claim the franking
credit as an offset against tax payable on their taxable income. Any excess franking credits will be refundable.

5.4 Tax Deferred Income

Tax Deferred income relates primarily to non-taxable distributions associated with favourable tax timing
differences. As a result of these timing differences, taxable income is less than accounting income. In the
circumstances of the Trust these timing differences may include, in particular, those relating to building
allowances and capital allowances in respect of depreciating assets forming part of the Portfolio as well as
deductible capital expenditure to raise equity for and establish the business of the Trust and borrowing costs.

That part of a Unitholder’s distribution that relates to Tax Deferred income will not ordinarily be included in a
Unitholder’s assessable income.

It may, however, have capital gains tax (“CGT”) implications in certain circumstances such as:

(a) Tax Deferred income distributed to Unitholders reduces the cost base of their Units. This results in a
relatively greater capital gain when the Units are disposed of in the future; and

(b) A capital gain will arise to the extent that the total Tax Deferred distributions, during the period of
ownership of a Unit, exceed the cost base (or reduced cost base) of the Unit. The capital gain to be
included in a Unitholder’s assessable income may be reduced if the CGT discount is available (refer section
6.1 of this Report).

The Unitholder should keep record of the Tax Deferred distributions received for capital gains tax purposes.
5.5 Net Capital Gains

If the Trust sells a capital asset which it has not held for at least 12 months, any capital gain arising on disposal
will be included in the calculation of the net capital gain of the Trust available for distribution.

The net capital gain component of the distribution will be included in a Unitholder’s assessable income.
5.6 Discount Capital Gains

If the Trust sells a capital asset that it has held for at least 12 months, any capital gain arising on disposal may
ordinarily be reduced by 50% for the purposes of calculating the net capital gain of the Trust available for distribution.

The discount capital gain component of a distribution should be grossed up by the amount of the discount
(that is, to the amount of the original capital gain realised by the Trust) for the purposes of calculating a
Unitholder’s net capital gain. Unitholders may then be able to claim a discount in their own right according to
their circumstances (refer section 7.1 of this Report).

The discount capital gain component of a distribution does not result in a reduction in the cost base of the Units.
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5.7 Disposal of Units in the Trust

The most likely method of disposal of Units in the Trust during the term of the investment is by way of sale or
transfer of the Units.

Capital gains may arise on the disposal of Units in the Trust. For CGT purposes, Units in the Trust will be
taken to have been acquired by Investors acquiring pursuant to the Offer on the date they are issued, for a cost
base equal to the Offer Price or the Rights Issue Price plus any incidental costs of acquisition.

The assessable capital gain will generally equal the excess (if any) of the consideration received for disposal of
Units over the cost base. As noted above, Tax Deferred distributions received by the Unitholder will reduce
the cost base of Units.

The amount of the capital gain to be included in a Unitholder’s assessable income may be reduced where the
CGT discount is available (refer section 7.1 of this Report).

A capital loss may arise where the reduced cost base exceeds the consideration received upon disposal. A
capital loss may be offset against current or future year capital gains, but may not be offset against ordinary
income of the Unitholder.

6. OTHER
6.1 CGT Discount

If a Unitholder is an individual, a trust or a complying superannuation entity that has owned the Unit for at
least 12 months, a CGT discount may be available. In this case, the amount of the capital gain to be included
in the Unitholder’s assessable income may be reduced by 50% for individuals and trusts and 33'/3% for
complying superannuation entities.

However, the Unitholder must first offset any capital losses against the gain, before calculating the discount.
A company is not entitled to the CGT discount.
6.2 Trust Losses

Revenue losses or net capital losses incurred by the Trust cannot be distributed to Unitholders. Net capital
losses may, however, be available to offset future capital gains of the Trust or its sub-trusts. The availability of
revenue losses to offset future assessable income of the Trust may be restricted, in particular if the ‘50% stake
test’ (effectively, a continuity of ownership test), and the ‘income injecting test’ are not satisfied.

6.3 Complying Superannuation Entities

A number of restrictions are placed upon the types of investments that a complying superannuation entity may
make. These restrictions should not ordinarily prevent or limit an investment in the Trust.

6.4 Indirect Taxes
The acquisition of Units pursuant to the Offer should not attract stamp duty or the Goods and Services Tax.
6.5 Tax File Numbers

Unitholders who have not provided a tax file number or details of exemption, may have tax deducted at the
highest individual marginal tax rate plus Medicare levy from their income distributions. Such deductions will
be indicated on the Unitholder’s distribution statement.

Yours faithfully
BDO Kendalls

N A
sl lde

Brian Richards
Partner
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Dear Directors
INDEPENDENT ACCOUNTANT’S REPORT ON FORECAST FINANCIAL INFORMATION

1. Introduction

In accordance with your request, this report has been prepared for inclusion in a product disclosure statement
(“PDS”) in relation to the issue of up to 23,963,317 units in the PFA Diversified Property Trust (“the Trust”).
This report has been prepared in accordance with AUS 804 The Audit of Prospective Financial Information and
ASIC Policy Statement 170 Prospective Financial Information.

The nature of this report is such that it can be given only by an entity which holds an appropriate Australian
Financial Services licence. BDO Kendalls Securities Ltd holds the appropriate Australian Financial Services
licence under the Corporations Act 2001.

The expressions defined in the Defined Terms section of the PDS have the same meaning in this report.

2. Background

The Trust is a listed trust that invests directly and indirectly in a range of office, retail, industrial and other
properties. It currently holds 15 properties with a further property, Citigate Melbourne, currently under
contract. It intends to use the proceeds of the Offer to fund the acquisition of future property acquisitions.

3. Scope of Examination
You have requested BDO Kendalls Securities Ltd to prepare a report covering the following information:

(a) forecast consolidated statements of earnings and distribution of the Trust for the financial years ending 30
June 2006 and 30 June 2007 as disclosed in section 6.2 of the PDS; and

(b) a pro forma consolidated Balance Sheet of the Trust as at 31 December 2005, which assumes the
transactions disclosed in section 6.3 of the PDS had been finalised as at 31 December 2005 notwithstanding
that they occur or may occur at times subsequent to 31 December 2005; and

(c) a source and application of funds,
collectively referred to as “the Forecasts”.

The Directors of the responsible entity, Property Funds Australia Limited, are responsible for the preparation
and presentation of the Forecasts, including the best-estimate assumptions, which include the pro forma
transactions, on which they are based. The Forecasts have been prepared for inclusion in the PDS. We
disclaim any assumption of responsibility for any reliance on this report or on the Forecasts to which it relates
for any purposes other than for which it was prepared.

PFA DIVERSIFIED PROPERTY TRUST
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Review of The Manager’s Best-Estimate Assumptions

Our review of the best-estimate assumptions underlying the Manager’s forecasts was conducted in accordance
with the Australian Auditing and Assurance Standard AUS 902 Review of Financial Reports.

Our procedures consisted primarily of enquiry and comparison and other such analytical review procedures we
considered necessary. These procedures included discussion with some of the Directors and management of
the Manager and have been undertaken to form an opinion whether anything has come to our attention which
causes us to believe that:-

e the best-estimate assumptions do not provide a reasonable basis for the preparation of the Forecasts; and

e in all material respects, the Forecasts are not properly prepared on the basis of the best-estimate
assumptions and are not presented fairly in accordance with the recognition and measurement principles
prescribed in:

— AIFRS for the forecast consolidated statement of earnings and distribution for the years ending 30 June
2006 and 30 June 2007 and a pro forma consolidated Balance Sheet as at 31 December 2005;

— other mandatory professional reporting requirements in Australia; and

— the accounting policies of the Trust disclosed in section 6.3 of the PDS so as to present a view of the
Trust which is consistent with our understanding of the Trust’s past, current and future operations.

The Forecasts have been prepared by the Manager to provide Investors with a guide to the Trust’s potential
future financial performance based upon the achievement of certain economic, operating, developmental and
trading assumptions about future events and actions that have not yet occurred and may not necessarily occur.
There is a considerable degree of subjective judgment involved in the preparation of the Forecasts. Actual results
may vary materially from those forecast and the variation may be materially positive or negative. Accordingly,
Investors should have regard to the investment risks and sensitivities set out in section 7 of the PDS.

Our review of the Forecasts, which are based on best-estimate assumptions, is substantially less in scope than
an audit examination conducted in accordance with Australian Auditing and Assurance Standards. A review of
this nature provides less assurance than an audit. We have not performed an audit and we do not express an
audit opinion on the Forecasts included in the PDS.

4. Review Statement on the Forecasts

Based on our review of the Forecasts, which is not an audit, and based on an investigation of the
reasonableness of the Manager’s best-estimate assumptions giving rise to the Forecasts, nothing has come to
our attention which causes us to believe that:

(a) the Manager’s best-estimate assumptions set out in section 6.2 of the PDS do not provide reasonable
grounds for the preparation of the Forecasts;

(b) the Forecasts are not properly compiled on the basis of the Manager’s best-estimate assumptions and are
not presented fairly in accordance with the recognition and measurement principles prescribed in AIFRS
and the accounting policies adopted by the Trust disclosed in section 6.3 of the PDS;

(c) the Forecasts are unreasonable; and

(d) the pro forma consolidated Balance Sheet has not been properly prepared on the basis of the pro forma
transactions.

The underlying assumptions are subject to significant uncertainties and contingencies often outside the control
of the Manager. If events do not occur as assumed, actual results and distributions achieved by the Trust may
vary significantly from the Forecasts. Accordingly, we do not confirm or guarantee the achievement of the
Forecasts, as future events, by their very nature, are not capable of independent substantiation.
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5. Subsequent Events

Apart from the matters dealt with in this report, and having regard to the scope of our report, to the best of
our knowledge and belief no material transactions or events outside of the ordinary business of the Trust have
come to our attention that would require comment on, or adjustment to, the information referred to in our
report or that would cause such information to be misleading or deceptive.

6. Disclosure of Interests

The only pecuniary or other interest that BDO Kendalls Securities Ltd has in relation to this PDS arises from
the right to receive a professional fee for the preparation of this report and other related advice. This is
disclosed in section 9.5 of the PDS.

BDO Kendalls Securities Ltd was not involved in the preparation of any other part of this PDS. Accordingly,
BDO Kendalls Securities Ltd makes no representations or warranties as to the completeness or accuracy of the
information contained in any other part of the PDS.

Yours faithfully
BDO Kendalls Securities Ltd

fﬁ‘ - _?’ .-Fu:?l.._ .

Paul Gallagher
Director & Authorised Representative
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Financial Services Guide

The Financial Services Guide (‘ESG’) is provided to comply with the legal requirements imposed by the
Corporations Act and includes important information regarding the general financial product advice contained
in the Report. The FSG also includes general information about BDO Kendalls Securities Limited (BDO KSL
or ‘we’, ‘us’ or ‘our’), including the financial services we are authorised to provide, our remuneration and our
dispute resolution.

BDO KSL holds an Australian Financial Services Licence to provide the following services:

1. Financial product advice in relation to deposit and payment products (limited to basic deposit products and
deposit products other than basic deposit products), securities, derivatives, managed investments schemes,
superannuation, and government debentures, stocks and bonds; and

2. Arranging to deal in financial products mentioned in 1 above, with the exception of derivatives.

General Financial Product Advice

The following Report sets out what is described as general financial product advice. The Report does not
consider personal objectives, individual financial position or needs and therefore does not represent personal
financial product advice. Consequently any person using this report must consider their own objectives,
financial situation and needs. They may wish to obtain professional advice to assist in this assessment.

The Assignment

BDO Kendalls Securities Ltd ABN 54 010 185 725, Australian Financial Services Licence No 245513 has been
engaged by Property Funds Australia Limited to provide general financial product advice in the form of an
Independent Accountant’s Report (‘the report’) in relation to the financial product of another entity, PFA
Diversified Property Trust. This report is to be included in documentation being sent to you by that entity.

Fees, commissions and other benefits we may receive

We charge a fee for providing reports. The fees are negotiated with the party who engages us to provide a
report. Details of those fees are set out in our report. Fees are usually charged as a fixed amount or on an
hourly basis depending on the terms of the agreement with the engaging party.

Except for the fees set out in the report, neither BDO KSL, nor any of its partners, employees or related
entities, receives any pecuniary benefit or other benefit, directly or indirectly, for or in connection with the
provision of the report.

Directors of BDO KSL may receive a share in the profits of BDO Kendalls, a related entity of BDO KSL. All
our directors and employees of BDO KSL are entitled to receive a salary. Where a director of BDO KSL is a
partner of BDO Kendalls the person is entitled to some share in the profits of BDO Kendalls.

Associations and relationships

From time to time BDO KSL or its related entities may provide professional services to issuers of financial
products in the ordinary course of its business. These services may include audit, tax and business advisory
services. The signatory to the report does not hold any units in PFA Diversified Property Trust and no such
shares have been held for any time over the last two years.

Property Funds Australia Limited has previously requested BDO Kendalls Securities Limited to provide an
Accountants Report to Unitholders in relation to the issue of a Product Disclosure Statement for the PFA
Diversified Property Trust.
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Complaints

We are members of the Finance Industry Complaints Service. Any complaint about our service should be in
writing and sent to BDO Kendalls Securities Limited, GPO Box 457, Brisbane Qld 4001. We will endeavour to

resolve the complaint quickly and fairly.

If the complaint cannot be satisfied within 45 days of written notification, there is a right to complain to the
Financial Industry Complaints Service (FICS). They can be contacted on 1800 335 405. This service is provided

free of charge.

If the complaint involves ethical conduct a complaint may be lodged in writing with the Institute of Chartered

Accountants, Level 1, 200 Mary Street, Brisbane Qld 4001.

The Australian Securities and Investment Commission (ASIC) also has a free call Infoline on 1300 300 630
which can be used to make a complaint and obtain information about investor rights.

Contact details:
BDO Kendalls Securities Limited
Location Address:

Level 18
300 Queen Street
BRISBANE QLD 4000

Postal Address:

GPO Box 457

BRISBANE QLD 4001

Phone:(07) 8227 5999

Fax:  (07) 32219227

Email: enquiries@bdokendalls.com.au
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8.3 Property Market Commentary Report
5 June 2006 LandMark White

Set out below is an update of recent figures and general market
commentary relating to grocery based-retail, bulky goods retail, and
CBD commercial property sectors. An overview on the Melbourne
CBD hotel market and Brisbane Near City and suburban commercial

markets has also been added to this commentary as instructed. "":':':""""'
st
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In real terms (excluding inflation) the Australian economy is still AR 1 1430 P
moving along steadily. A small slowdown in growth has occurred *' ': -
due to the end of the housing price boom, which has resulted in YiF Dot S
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reductions in retail spending growth. However, in nominal terms ot

the national economy is still growing as fast as at any time since the P 1040

start of the 1990s. This is a direct result of current world economic bl LoD 11
growth. China’s increasing desire to import commodities and export B
its manufactured products is driving up the price of manufactured

goods and commodities. The result is that corporate profits and share

markets have climbed, the Australian dollar has been strong, and the

amount of corporate investment is at one of the highest recorded

rates. This has occurred notwithstanding that a significant part of

the economy has been slowing in the wave of the downturn in the

housing market.

The Australian economy performed satisfactorily during the 2005 calendar year with real GDP data showing
annual growth of 2.46% (according to Access Economics). Forecasts for the full 2006 calendar year are
stronger with forecast growth of 2.88%. Growth drivers of the Australian economy continue to be the non-
residential construction sector and the resources sector, which has benefited from a strengthening global
economy. Growth in the domestic household sector is slowing partly due to higher petrol prices. This,
however, is not anticipated to be dramatic due to the stable interest rate environment. Given the recent 0.25%
increase in interest rates, this could have a more noticeable effect in the future. Economic growth is forecast
to be relatively strong during 2007 (4.30%) and 2008 (4.54%). The five calendar year average annual growth is
forecast at a high 3.47%.

table 1 - summary of economic indicators March 2006 — March 2010

inflation 2.00% 2.85% 2.72%
cash rate (period average) 5.50% 5.72%"* 5.72%*
10 year bond rate 5.35% 5.56% 5.84%
unemployment (period average) 5.22% 4.68% 4.63%
gconomic growth 2.70% 3.83% 3.77%

Source: Access Economics March 2006 *90 day bill rate
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According to Access Economics, the forecast recovery in Australian growth during 2006 is a \

result of the Federal Government’s proposed tax cuts, and as resource investment increasingly

shows up as exports. However, this will be modified by east coast housing prices showing

little movement in the short term, which will restrict retail and housing construction, resulting

in a further decrease in domestic demand growth. This however, may change through 2007

and 2008 when it is anticipated that retail and housing construction will recover as a result of housing prices
again showing some signs of growth on the east coast. However, there is a risk that commodity prices may
well be falling by then, which will hurt profits, business investment and share markets, and will highlight the
deficiencies in our current account deficit. Due to an expected fall in the Australian dollar at that time, overall
Australian growth may slow through this period.

GROCERY BASED RETAIL

A neighbourhood retail centre provides for the basic retail needs of a local catchment area. The definition of
this type of centre has been governed by the Property Council of Australia. This category of retail will typically
contain one supermarket tenant and be surrounded by a cluster of complementary specialty stores (newsagent,
butcher, bakery, deli, florist etc). The success of a neighbourhood centre is based on being able to successfully
meet the everyday shopping needs of the catchment population by providing a mix of convenience and a wide
range of products and services.

The net rental income of a neighbourhood centre should in general be dominated by the rental from the
supermarket tenant (typically a strong covenant such as Coles or Woolworths) providing a degree of surety to
the income typically over a long lease term. Despite increases in specialty shop rentals over the past two years,
the majority of year on year rental growth arises from turnover rental when the supermarket meets and exceeds
the turnover threshold level identified within the lease. It is the turnover rental growth of the supermarkets
which provides the majority of potential upside to the income of these centres over the life of an investment.
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Grocery spending is considered to have a relatively inelastic demand curve which means that demand will
remain relatively constant while the price fluctuates. Despite this, the sector is still subject to fluctuations in
the economy and retail spending levels. The increasing level of high cost product such as ‘ready to eat’ foods
available in supermarkets has been a large factor in the steady increase in grocery spending between 2001 and
2004. However, household budget constraints during 2005 saw a reduction in the purchase of these higher
value grocery items. This again may be seen during 2006 as spending levels are further tightened due to
increased petrol prices and the recent interest rate increases. The annualised 2006 growth is somewhat similar
to 2005 recording 4.19%. However, the most recent interest rate increase has not been factored in. There

is scope for retail turnover growth to perform similar to 2005 results (ie 3.95%). Despite the challenges of
economic conditions, grocery based shopping centres are expected to surpass other retail categories due to the
necessities based nature of their business.

The neighbourhood centres are generally at a purchase price level that attracts investor interest from a broad
range of private investors, syndicates, trusts and funds. Demand for such opportunities continues to be strong
with new centres attracting yields in the region of 7.00% - 7.75%. Older centres generally remain up to 150
basis points higher. The gap between new and older centres has reduced over recent years due to limited
investment grade stock being available to the market and increased demand between institutional investors
and high net worth individuals.
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BULKY GOODS RETAIL 1

Bulky goods retailing is now a mature market sector within the retail industry in Australia,
having developed over the past five to ten years. This type of trading is well established
in the United States and United Kingdom where it is referred to as ‘power centres’ or
‘homemaker centres’.

There are predominately two types of bulky goods centres, the stand alone single tenant properties and larger
(homemaker) facilities containing a number of tenants, not necessarily with one dominant or anchor tenant.
This retail type typically focuses upon household goods retailing. This includes homewares, furnishings,
electrical and white goods, bedding and decorator items.

national household goods turnover annual change
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It is evident throughout bulky goods centres that lifestyle and entertainment retailing has been added to the
home improvement mix to offer a diverse and improved range of retailers. This addition has made bulky
goods centres a destination or “one stop shop” for all homeware needs with other facilities such as cafes,
service providers and other recreational outlets providing other amenities for the full day shopping experience.
It is anticipated that the continued expansion of the type of retailers in these centres will become a challenge
to, and only limited by, the local government planning controls.

In terms of annual tumover, the bulky goods retail industry was worth over $30 billion across Australia during
2005; this accounts for approximately 15% of total retail spending. Buoyant housing markets are a positive for
bulky goods retailing given the nature of the products involved. However, other key market drivers can also
influence this sector. This sector is likely to be negatively affected by the slowdown in growth of household retail
spending. Interest rate increases and higher fuel prices may also have a negative impact. Annualised results for
2006 suggest a small increase in discretionary spending levels (in comparison to the past seven years) of 1.40%.

Bulky goods centres tend to prosper in regions of elevated population growth and a high incidence of new
housing construction, typically on the fringe of metropolitan areas. Suburbs that have sufficient land availability
or existing properties suitable for redevelopments have seen construction of these types of centres occur.

Bulky goods retail centres provide another dimension to traditional retail investments, and are increasingly in
demand by a range of investors including property trusts, superannuation funds and private investors. Yields
and rental levels for the bulky goods retail sector have improved from the levels associated with industrial
property in the early nineties, towards the levels of the mainstream retail market and remain in the region of
7.00% - 8.50% across the country.

CBD COMMERCIAL

The commercial office property market comprises CBD, city fringe and suburban office markets across all
major cities of Australia. While individual demand/supply balance conditions vary from city to city, certain
fundamentals are common to all commercial markets.

One of the key demand drivers for office accommodation is the number of white collar workers within a
region, excluding retail workers and medical employees. White collar employment growth as it relates to the
office market is predominantly influenced by the employment levels in the four sectors of Communications,
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Finance & Insurance, Property & Business Services and Public Administration. Access
Economics has produced a series by which they estimate the base office worker numbers
for the major cities and CBDs across Australia. A summary of the underlying office worker
growth across selected Australian office markets is shown below.

table 2 — base office worker growth, selected markets - australia

Sydney CBD -021%  364% 490%  173% 115%  1.58%  1.39% 0.70%
Melbourne CBD 315%  370% 098%  085% 160%  2.09%  1.78% 0.97%
Brisbane CBD 393%  521%  312%  231%  171%  237%  2.23% 1.44%
ACT 1.81%  099% 099%  188% 118%  1.75%  1.48% 0.40%
Tasmania 494%  297%  251%  265% 148%  094%  0.59% 0.29%
Perth CBD 146%  6.01% 360%  268% 1.72%  219%  2.12% 1.24%

Source: Access Economics March 2006 White Collar Employment Series

The strongest expectation for worker growth in 2006 is forecast in the Sydney, Perth and Brisbane CBDs.
However, this growth in white collar employment is expected to wane through to 2008 with some increase
forecast in 2009. Melbourne CBD is forecast to return minimal positive growth through to 2008 with stronger
growth anticipated in 2009 for this CBD. Notably, Tasmania has recorded good results over the past two
years. However, these levels of growth are unsustainable according to Access Economics, levelling out over
the next five years.

The market rental for office accommodation is determined by its location, the quality of accommodation and
the particular demand/supply pressures within the market in question. The relationship between demand and
supply is measured by the Property Council of Australia which publishes surveyed vacancy rates across the
major office markets on a six-monthly basis. A graph of selected major commercial markets is shown below.
A lower vacancy rate translates to higher competition between tenants for available accommodation, which in
turn provides the best conditions for market rental growth.
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The data for the January 2006 office vacancy levels has shown a continued improvement in vacancy conditions
(with the exception of Melbourne) with demand stronger than previously anticipated within the Sydney,
Brisbane and Hobart markets. Meanwhile the current resources boom has positively impacted office demand
within Perth and the current lack of supply has kept Canberra vacancies low.

As a traditional investment, particularly for the larger institutional investors and listed property trusts, the
office sector has generally been tightly held with limited investment opportunities. With the current weight of
funds in the property investment sector, office yields have continued to tighten throughout 2005. 2006 is likely
to witness a stabilisation and some further minor firming of yields.
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BRISBANE NEAR CITY & SUBURBAN OFFICE

The Brisbane Near City and Suburban office markets have strengthened over the last eighteen
months as a result of a healthy CBD market. Vacancy levels throughout the precincts have
seen considerable decline. According to the Property Council of Australia’s Office Market
Report for January 2006, the Brisbane Near City market vacancy stands at 4.2% down from
7.5% twelve months ago. The region supporting the lowest vacancy is Toowong, recording vacancy of 2.3%.
However, the Urban Renewal region saw the greatest improvement down to a low of 3.8%. The suburban
region of Upper Mount Gravatt and Macgregor has shown an 8.3 percentage point improvement over an
eighteen month period to a low of 4.1%. The chart below displays vacancy movements in the Near City and
Suburban office markets.
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Office space in Near City has seen recent increases in supply, again due to flow-on effects from the CBD
market. The major development of note during 2006 is the first stage of SW1 at South Brisbane providing
15,500 sq m to the market, whilst the Green Square Development at Fortitude Valley will reportedly be
completed in 2007. As developer confidence in the market has improved, an increasing number of projects
have been mooted including sites 4 and 8 of Coronation Drive Office Park, the additional stages of SW1, Green
Square and 601 Coronation Drive.

The rental market in these locations has witnessed growth, stemming from the contracting vacancy rate and
growth in business expansion. With tenant demand strong and the outlook for employment positive, rental
growth (albeit limited) is likely to continue in the short term.

Investment market conditions are currently strong with high demand from both private and institutional
purchasers for commercial property assets. With limited investment stock available to the market, yield levels
have further tightened and capital growth increased.lt is unlikely that any further compression of yields will be
felt in the short term.

MELBOURNE CBD HOTEL MARKET

Over the last ten years, the international tourism market has been very volatile. World events such as

9/11, SARS, and Sydney Olympics 2000 have all had varying consequences on tourism trade in Australia.
According to the Tourism Forecasting Committee (TFC) across Australia, 2004 saw the largest growth in
international room nights (11.27 %) over the past five years. Over the next ten years international room nights
are anticipated to average 182 million per annum representing an average annual growth of 5.76%. The main
contributors to this growth is from “Other Asia” and “North America” sectors, growing 11.30% and 5.83% per
annum respectively over the same time frame.
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The number of nights international visitors are staying in the Melbourne Tourism Region

(equivalent to the Melbourne metropolitan area) decreased by 3.34% in 2005, following an
increase of 7.10% in 2004, while international visitor nights accounted for 56.80% of total
visitor nights in the area.

Total domestic visitor nights for the state of Victoria in 2004 remained unchanged at
approximately 54.87 million, following negative growth in 2003. Despite this result, total visitor nights have
continued to be well behind results achieved in 2001 and unlikely to be achieved again in the next ten years
according to TFC. Going forward, growth is forecast to further decline by 3.27 % in 2005. However, it is
then forecast to stabilise in 2006 through to 2014 with an average growth rate of 0.90% per annum. This
downward movement in domestic nights across the country and notably in Victoria can be attributed to

discounted airlines providing low cost packages to international locations as an alternative to domestic travel.
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Data collected from the Australian Bureau of Statistics indicates that as at the December quarter 2005, there
were 109 establishments in the Melbourne LGA (a proxy for CBD) with 15 rooms or more, providing 14,328
guest rooms across the region.

In 2005, room nights available in Melbourne LGA increased by 1.97% following an increase of 5.65% recorded
in 2004. The number of room nights available has been growing steadily in the region since the March quarter in
2002, averaging growth of approximately 1.68% per quarter. Room nights occupied also rose by 6.59% across
the 2005 calendar year, an increase of 243,835 room nights occupied in 2004. Most recently, the December 2005
quarter achieved growth in room nights occupied of 5.87 % on the previous (September) quarter.

The RevPar (which is the average room yield considering its vacancy) has risen by 9.15% over the last twelve
months after Melbourne LGA recorded the highest occupancy rate of 76.52% since 2002. The RevPar for the
December quarter reached $111.97 increasing by 7.29% over the quarter.

Occupancy levels for accommodation in Melbourne LGA have increased over the calendar year to 76.52%
from 73.20% (2004). The occupancy rates for the March (80.7 %) and December (77.8%) 2005 quarters were
the highest achieved in three years. These high levels of occupancy are mirrored during these times each
year, which demonstrate the cyclical pattern in this market. This increased activity over this period could be
attributed to the Christmas period, school holidays and sporting events such as the Australian Open.

The average daily room rates in Melbourne LGA continue to return positive growth of 4.42% in the past 12
months. The average daily room rate achieved $143.92 in the December quarter. This is the best result shown
on a quarterly basis from March 2003.
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8.4 Valuation Summary Reports

8.4.1 Cairns Hypermart, Anzac Square, Centro on James - LandMark White
Stage 3, The Precinct, 180 Queen Street, 388 Queen Street, 544
Kessels Road and Garden Square Office Park

5 June 2006

The Directors M
Property Funds Australia Limited ooy A
Responsible Entity of the PFA Diversified Property Trust P gy
Level 3, 200 Adelaide Street =
BRISBANE QLD 4000

Dear Sirs
PFA DIVERSIFIED PROPERTY TRUST T—

1. Instructions

We refer to your recent instructions requesting a summary of the formal

valuation reports for certain properties forming part of the portfolio of

the PFA Diversified Property Trust for the purposes of inclusion in a product disclosure statement (‘PDS’). This
letter provides a summary of the full valuation reports for Cairns Hypermart, Anzac Square, Centro on James
— Stage 3, The Precinct, 180 Queen Street, 388 Queen Street, 544 Kessels Road and Garden Square, detailing
the principal factors that were considered in reaching our opinion of the market value for each property as at
the valuation date stated in section 6 of this letter. The description of the properties, the tenancy details and
the market commentary are as they existed as at the relevant valuation date. For further detailed information,
reference should be made to the full valuation reports.

2. Brief Description
Cairns Hypermart, 101-113 Spence Street, CAIRNS QLD 4570

The property comprises a mixed-use development with a net lettable area of 16,064 square metres situated on
a site of 24,309 square metres. It provides a total of 5 bulky retail tenancies occupied by Harvey Norman and
Freedom Furniture, together with a freestanding distribution centre partially leased to Harvey Norman. A third
component of the complex provides nine individual office suites over three levels.

The property is located on the corner of Spence and Draper Streets in the suburb of Portsmith and extends as
far as the intersection of Hartley Street. It lies approximately 100 metres to the south west of “Cairns Central”
regional shopping centre and the Cairns railway station.

Anzac Square, 200 Adelaide Street, BRISBANE QLD 4000

The property is located in the heart of the Brisbane CBD and has frontage to the northern side of Adelaide
Street, and the eastern side of Edward Street.

The Anzac Square Commercial component is part of a larger mixed use complex configured as a community
title scheme consisting of 6 floors in two pods at the corner of Adelaide and Edward Streets. The property
comprises 6,180 square metres of lettable area, of which 99 square metres is retail. The office accommodation
consists of ‘A’ grade accommodation with a point of difference being that it is located within a 70 year old
landmark heritage listed building.

Centro on James - Stage 3, James Street, FORTITUDE VALLEY QLD 4006

Stage 3 of the Centro on James development was built in 1998/99 and comprises two buildings. The buildings
currently provide retail/commercial accommodation for 12 tenants in a well presented complex. The main
tenant is the Palace Cinema complex which is a four screen theatre with 800 seats. Additionally this valuation
incorporates a separate title encompassing 30 basement car parks in the East Village apartment building at the
back of the Centro on James complex.
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The property is situated on a regular shaped allotment of 3,301 square metres of land that has
two street frontages to James Street and Robertson Street, Fortitude Valley. The car park in the
basement of the East Village complex is accessed via Stage 2 of Centro on James. All of these
areas are connected with reciprocal rights of way driveways.

The Precinct, Corner Harries Road and Holdsworth Street, COORPAROO QLD 4151

Erected on the property is a mixed use complex comprising retail and office accommodation located at
Coorparoo, which is 5 radial kilometres south east of the Brisbane CBD. The property is located on the corner
of Harries Road and Holdsworth Street and has ground floor retail and office accommodation, with two levels
of car parking above. The total net lettable area is 4,898 square metres.

180 Queen Street, BRISBANE QLD 4000

The property is a 1930 heritage listed nine level retail and commercial building of sandstone, concrete and
masonry construction. It has a total lettable area of 3,681 square metres upon a site area of 723 square metres.
The premises provide accommodation over ground level, mezzanine level, basement level and six floors of
upper level commercial accommodation. The property is located in a prime position in the Queen Street Mall.
It has direct frontage to the Queen Street Mall of circa 16 metres and rear laneway access. The building is
serviced by three lifts and each floor has amenities. The basement is occupied by the National Australia Bank
Security Deposit.

388 Queen Street, BRISBANE QLD 4000

388 Queen Street is located toward the northern end of the Brisbane CBD. It is improved with a 14-storey
commercial office building constructed in 1988. It has a total net lettable area of 6,266 square metres upon a
site of 911 square metres.

544 Kessels Road, MACGREGOR QLD 4109

The property is located in the established Brisbane suburb of MacGregor, approximately 11 kilometres
radially south of the Brisbane CBD. The site is largely a rectangular shaped, inside undulating allotment.
The improvements erected upon the property are four detached retail/commercial buildings with sealed
open car parking.

Garden Square Office Park, 643 Kessels Road, UPPER MOUNT GRAVATT QLD 4122

The property is located approximately 12 radial kilometres south of the Brisbane CBD and is bound by Kessels
Road, MacGregor Road and the South East Freeway. The property is improved with two separate commercial
office buildings, each considered to be of B Grade quality. They have a total NLA of 12,684 square metres
with 193 undercover car parking bays and a further 225 open bays.

3. Tenancy Details
Cairns Hypermart

The complex was previously used as a Carlton and United Distribution Centre. At the date of valuation it was
occupied by Harvey Norman over an area totalling 3,111 square metres and as at the date of valuation, this
tenant was also in negotiations to lease an area of 181 square metres within the office section. The balance
office area was vacant and available to lease as a single ground floor office tenancy of 162 square metres.

The Bulky Goods tenancies rentals within the subject range from approximately $129 per square metre gross
up to $154 per square metre gross, with the majority lying within a range between $129 and $143 per square
metre gross. These rentals are considered to be at market levels.

The then current passing rental applicable to the industrial component of the complex, namely the ex-Carlton
United distribution centre was equivalent to approximately $101 per square metre gross, which was considered
well above prevailing market levels, notwithstanding the high quality of the building and its substantial office
component. The CUB lease expired in March 2005, although it should be noted that CUB had already vacated

the premises and sub-leased it to Harvey Norman and a dive operator.

The office rentals within the property generally ranged between $161 to $180 per square metre gross for the
upper levels and up to $206 per square metre gross on the ground floor levels which had street front exposure,
and while at the lower end of the range were considered to be at market.

The weighted average lease expiry profile was 5.3 years.

PFA DIVERSIFIED PROPERTY TRUST

69



70

E Independent Reports continued

The net annual passing and market income have been calculated at $1,542,490 and $1,646,418 1
respectively. Excluding the effect of my adopted vacancy allowance, this analysis indicates
that the passing rental is approximately 8.7 % below market due to the current vacancy.

Anzac Square

At the date of inspection the property had no vacant tenancies. The property was fully leased to two
commercial tenants (Energex and MacGillivrays Solicitors) which together had accommodation over five levels
(from floors 2 to 6). In addition there were two retail tenants at ground level fronting Adelaide Street.

The two commercial tenancies were to expire in 2007 and 2008 respectively. The Energex lease covers floors
4 to 7. Floors 5 and 6 have been subleased to FACS (Commonwealth Government and Family Services) with
the sublease coinciding with the Energex lease expiring on 19 June 2008 Level 4 was subleased to Roberts and
Schaefer on a relatively new lease which commenced in October 2004.

The complex had a weighted average lease expiry profile of 2.62 years, which was considered to be slightly
below average for a property of this nature.

The retail tenancies rentals within the subject range from $644 per square metre gross to $1,287 per square
metre gross and were considered to be at market. The commercial tenancies range from $292 per square
metre gross to $362 per square metre gross and as detailed in the full report, one tenancy was considered to be
somewhat over-rented, however, conversely, three were considered to be under-rented in the context of our
assessed market rental of $350 per square metre gross. The car park rentals were considered to lie at the upper
end of an acceptable market range.

The total adopted outgoings above equated to $69.51 per square metre (inclusive of land tax) which was
considered to lie slightly below the range for a building of this size. Note that the commercial leases were
struck on a mixture of gross and gross plus bases.

The net annual passing and market income had been calculated at $1,991,852 and $1,893,820 respectively.
This analysis indicates that the passing rental was approximately 5.18% above the assessed market net income
reflecting the derived vacancy of 3.19% and the marginal 1.38% difference in passing and market rentals.

Centro on James

There were 12 tenants plus an ATM under the current configuration, with the complex having the potential to
be rearranged to provide more or less suites/shops based on tenant requirements.

At the date of inspection the property had no vacant retail tenancies, however I note that 5 tenancies
comprising 265 square metres were to expire during the year ending June 2006.

The retail tenancies rentals within the property (excluding the ATM) ranged from $318 per square metre net to
$554 per square metre net and were considered to be at market, as were the commercial and carpark tenancies.

The cinema rental (major tenant) equated to $177 per square metre or $386 per seat.

The complex had a weighted average lease expiry profile of 5.7 years, which was considered good. The major
tenant was the Palace Cinemas complex under lease for a 15 year initial term expiring 13 December 2015. It
comprised circa 45% of the centre’s income or 34% by area.

The net annual passing and market income had been calculated at $945,385 and $912,527 respectively.
The Precinct

At the date of valuation the property’s occupancy rate was at 98.84% by NLA. There were a total of 9
tenancy areas, 7 being retail tenancies and 1 office tenancy. The current lease terms ranged from 5 to 10 years
in duration with the average weighted average remaining lease term of 4.78 years.

National Australia Bank was the major lease covenant and account for 77.28% of passing gross income. They
were committed until April 2009 with a five year option period thereafter.

Rent reviews were fixed annually between 3.5% and 5.0% and reverted to market at the take up of any future
option period. All leases, with the exception of the National Australia Bank lease and Australia Post Office,
typically had bank, personal and/or director guarantees.

The net annual passing and market income have been calculated at $919,595 and $908,214 respectively.
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180 Queen Street

The cash flow was significantly underpinned by the Mall retail tenancy, under lease to
Country Road, which represented 60.4% of the gross passing income, whilst only representing
23.5% of NLA. It had a residual lease term of 5 years. The initial term of 10 years expired in
September 2010. The passing rent for this tenancy was $1,187,686 per annum gross, which
equated to $1,371 per square metre gross.

The National Australia Bank (NAB) was in its first 5 year lease term with a June 2007 expiry date. Itis a
leaseback, with the NAB having sold the building in 2002. The basement level is a Security Deposit facility, at
a rental of $255 per square metre gross.

There were 45 commercial office tenancies in the upper levels of the building. Of these, there were 37 office suites
which range in size from 11 square metres to 49 square metres. The passing rental rates for tenancies under 100
square metres ranged from $269 to $412 per square metre gross. The property had a weighted average lease expiry
of 3.24 years. There were four vacant tenancies which are being covered by a rent guarantee.

The net annual passing and market income was $1,471,677 and $1,494,790 respectively.
388 Queen Street

At the date of inspection the property had one vacant retail tenancy at ground level however, this area was
to be leased to Westpac from 15 August 2005. The valuation accounted for this new tenant and assumed the
property was to be fully occupied from this date.

The property’s lease and occupancy profile was dominated by Suncorp, with the balance leased to local
businesses. Suncorp accounted for 78% of total NLA over levels 1 —7 and levels 9 and 12 and 75.6% of gross
passing income.

The property had a total of 7 tenants excluding car park and communications service providers. The overall
weighted average lease expiry was 2.9 years, which was on the low side and reflected the dominating lease
expiry of Suncorp.

The net annual passing and market income had been calculated at $1,761,528 and $1,618,001 respectively after
the deduction of a permanent vacancy factor of 3.19%.

544 Kessels Road

At the date of valuation the property was one hundred percent leased, including two new tenants, one of
which was to be a sub tenant. There were a total of 11 tenants on leases ranging from 2 to 10 years in
duration, the average remaining lease duration was 5.73 years.

The major lease exposures included Petwise who were committed until September 2011, as well as The Hifi
Company and JB Hi Fi who had committed until January 2012 and March 2012 respectively.

Of the 11 tenants, 10 had fixed reviews on the anniversary of their leases ranging approximately from 3.0% to
4.0% and revert to market at the take up of any future option period. The other tenant had CPI increases per
annum and reverted to market at the commencement of any future option period. All leases excluding the Bob
Jane T-Mart lease typically had Bank, Personal and or Director Guarantees.

The net annual passing and market income had been calculated at $1,008,368 and $978,245 respectively.
Garden Square Office Park
At the date of valuation the property had a vacancy of 1,405 square metres or 11% by NLA.

The Department of Education and Smart Services Qld accounted for the largest tenancies by area (1,902m? and
1,869m? respectively) and by income ($537,600 gross pa and $523,320 gross pa each). The leases were due for

expiry in February 2009 and December 2011 respectively. The property had a sound lease expiry profile with a
spread of expiries in the four year period from 2009 to 2012.

Passing rents ranged between $280 and $306 gross per square metre per annum. [ had assessed a market office
rent at $280 gross per square metre per annum. The passing income from car parking is $300,660 per annum,
which reflected circa $76 per bay per calendar month. This was also considered to be at or about market levels.

PFA DIVERSIFIED PROPERTY TRUST

71



72

E Independent Reports continued

4. Market Commentary .
The bulky goods sector in Queensland (Cairns Hypermart and 544 Kessels Road)

At the time of valuation, the bulky goods section in Queensland was still in ‘expansion’
mode with new supply being absorbed in a climate where bulky goods rentals outstripped
traditional retail and yields had firmed considerably.

Much of the expansion and new supply was driven by retailers (Harvey Norman, Freedom, the hardware
chains) seeking a presence within catchment areas. In Queensland, Clive Peeters. JB Hi Fi, WOW Sight &
Sound, The Warehouse and Kmart Garden Super Centre entered and expanded into the market. Much of the
focus of the bulky goods developments shifted to the outer lying and expanding areas of population and into
regional towns.

At the same time, the continued tie in between home improvement and lifestyle/entertainment assisted in

the evolution of the bulky goods centre as an increasingly diverse offering, more and more seen as a retail
shopping destination rather than a goal oriented retail experience. This redefined the bulky goods centres to
encompass cafes, and other recreational retail and service retail premises. While not expected to again reach
the double digit rental growth appreciation over our forecast period, the bulky goods sector was nevertheless
expected to see continual and steady growth appreciation over our forecast period. While tenant demand

for the additional bulky goods space coming onto the market may be fragile in a household expenditure
downturn, at the date of valuation, the indications of increased focus on ‘lifestyle’ and the lower quantum of
dollars for the rental in bulky goods section was expected to keep rental growing at a fairly stable rate — even if
this involved a continuing expansion of the type of retailers present in these centres.

The Brishane CBD Retail Market

The retail market displayed evidence of firming yields at the time of valuation. This was a reflection of a
number of factors, including the continued low interest rate environment, the perceived lack of alternate
investment options, the limited supply of investment properties and, in many cases, the perception of southern
buyers that the Queensland market was value for money, following a substantial tightening in investment
yields in New South Wales and Victoria.

The CBD retail investment market was performing well (in tandem with the retail market generally) and
opportunities to enter the market were scarce.

The retail leasing market was strong in the CBD, particularly in the Queen Street Mall. The precipitation of
the supply of new and proposed developments was based on this tenant led demand. However in the short
term, there was the prospect of increased vacancy as a result of the changes described below.

The CBD retail market was undergoing a dynamic phase, with the MacArthur Central retail complex,
anchored by Woolworths and Big W and Queens Plaza considered to have strengthened the profile of the mid
northern section of Queen Street.

The opening of Queens Plaza was anticipated to provide additional competition for the subject, particularly for
the food court and car parking components.

The Brishane CBD and Suburban Office Market (Anzac Square, 180 Queen Street, 388 Queen Street, Garden Square
Office Park)

The Brisbane CBD office market had strengthened considerably over the 12 months prior to valuation from
both a leasing and investment perspective.

Retail growth was a reality. Reasons for rental growth stemmed from a contracting vacancy rate coupled with
business expansion. Historically, rental growth in Brisbane’s CBD had been sporadic and short lived. This was
due to the lag time associated with new development, resulting in the market’s inefficiency in meeting demand
as it was generated. Rental growth for leased car parks was becoming evident on the back of strong tenant
demand for associated office space.

The total vacancy rate as at January 2005 was 5.0%), while the ‘A’ grade sector recorded 3.3% and ‘B’ grade
5.83%. The total vacancy rate as at July 2005 was 3.9%, while the ‘B’ grade sector recorded 2.9% and ‘C’
grade 9.7%.
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The total vacancy rate for Brisbane near city as at January 2005 was 7.5%, while the Mount
Gravatt sub market recorded 7.1%.

Investment market conditions at the time of valuation were particularly strong, with agents

and purchasers reporting unprecedented levels of inquiry for purchasing commercial property
assets. These conditions were being further compounded by current owners resisting

overtures to sell as rental growth gained momentum and current owners realised enhanced returns.

In our opinion, yields for commercial property were considered to be at their lowest point and unlikely to
firm further. Capital growth over the near term was a possibility. However, this was likely to be due to rental
growth rather than any further firming in yields.

Centro on James — Stage 3

The low interest rate environment fuelled investment demand, which was also supported by the ‘weight’ of
money entering the property market and the lack of investment opportunities.

The ‘near city’ retail market was strong over the previous 18 months to two years, with opportunities to invest
particularly scarce. New supply was readily taken up in the areas of Fortitude Valley and Newstead.

Vacancies in the ‘near city’ office market fell in the previous six months from 12.8% to 12%. The urban
renewal precinct also performed better with vacancies being 13.4% as at January 2004, compared to 13.7%

in July 2003 and 16.6% in January 2003. The vacancy rate in this precinct has always been traditionally
higher than other markets as it contains a substantial degree of older style accommodation. The newer
accommodation throughout Fortitude Valley displayed a lower vacancy rate, in line with the overall ‘near city’
market, in which the latest figures at that time showing A grade space had a vacancy rate of 10% versus ‘B’
and ‘C’ grades at much higher levels.

The urban renewal area contributed a large amount of additional space to the near city market. There was
positive net absorption for the urban renewal area of 8,138 square metres, whilst new supply additions for the
previous 6 months was 2,869 square metres.

Market rental growth was considered reasonably strong in the James Street precinct for both the office and
retail sectors.

Due to the Brisbane City Council’s urban renewal project, population growth was strong in the inner city
suburbs of Fortitude Valley and New Farm, which benefited the retail component.

5. Valuation Rationale

The current market value, subject to the existing tenancies, was determined via reconciliation between the
capitalisation, discounted cash flow and direct comparison methods of valuation.

For individual valuation calculations, reference should be made to the full valuation reports.

6. Valuation Summary

Subject to the qualifications and assumptions contained within the body of our full valuation reports, the
market value of the fee simple interest in possession of the properties, subject to the existing tenancies, was
assessed to be:

(Cairns Hypermart 31 December 2005 $19,400,000
Centro on James — Stage 3 30 June 2004 $11,000,000
Anzac Square 30 June 2005 $24,000,000
The Precinct 30 June 2004 $10,450,000
180 Queen Street 7 September 2005 $18,000,000
388 Queen Street 30 June 2005 $19,000,000
544 Kessels Road 30 June 2004 $12,140,000
Garden Square Office Park 31 December 2005 $35,000,000

*These figures are exclusive of GST.
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7. Disclaimer 1

LandMark White (Brisbane) Pty Ltd has prepared this summary which appears in the PDS.
LandMark White (Brisbane) Pty Ltd was involved only in the preparation of this summary and
the valuation reports referred to herein and specifically disclaim liability to any person in the
event of any omission from, or false or misleading statement included in the PDS, other than
in respect of the valuations and this summary.

In preparing our valuation we have relied upon various financial and other information submitted by Property
Funds Australia Limited. Where possible, within the scope of our retainer and limited to our expertise as
valuers, we have reviewed this information including by analysis against industry standards. Based upon

that review, LandMark White has no reason to believe that the information is not fair and reasonable or that
material facts have been withheld. However, LandMark White’s enquiries are necessarily limited by the nature
of its role and LandMark White does not warrant that its enquiries have identified or verified all of the matters
which a full audit, extensive examination or “due diligence” investigation might disclose. For the purpose of
our valuation assessment, we have assumed that this information is correct.

We confirm that this summary may be used in the PDS.

This valuation is current at the date of valuation only. The value assessed herein may change significantly

and unexpectedly over a relatively short period including as a result of general market movements or factors
specific to the particular properties. We do not accept liability for losses arising from such subsequent changes
in value. Without limiting the generality of the above comment, we do not assume any responsibility or
accept any liability where the valuation is relied upon as providing a valuation of the property as at a date later
than the date of valuation.

LandMark White (Brisbane) Pty Ltd confirms that it does not have a pecuniary interest that could conflict with
its valuation of the properties.

The opinion of value expressed in this summary are that of the valuer who is the prime signatory to the
summary. The counter-signatory verifies that the summary and associated full report is genuine and
authorised by LandMark White (Brisbane) Pty Ltd.

Neither LandMark White (Brisbane) Pty Ltd, nor the valuer signing below have acted under an Australian
Financial Services licence in providing the valuations or this summary.

Yours faithfully
LandMark White (Brisbane) Pty Ltd

Mf-{f’ ,}1 K"/ﬂm"{t_ %&5/

Nicholas Wordsworth FRICS AAPI EFin Fraser Bentley AAPI
Certified Practising Valuer Certified Practising Valuer
Director Ditrector

Registered Valuer No. 1495 Qld Registered Valuer No. 2388 Qld
Christopher Andrew AAPI FFin John McEvoy AAPI
Certified Practising Valuer Managing Qld State Director
Director

Registered Valuer No. 2208 Qld
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8.4.2 Sevenoaks and Welshpool Properties

5 June 2006

Lewel [0 Exchange Placa

2 The Esplanade Perth WA G000
The Directors GPO Box X2253
Property Funds Australia Ltd Perth WA 6847

bo1 ) B 9325 2533

Responsible Entity for the PFA Diversified Property Trust +61 {0} 8 9375 5018 fix

Level 3, Anzac Square
200 Adelaide Street wiww knightfrank com.au

BRISBANE QLD 4000
Dear Sirs
PFA DIVERSIFIED PROPERTY TRUST PORTFOLIO

1. Instructions

We refer to your recent instructions requesting a summary of our valuation reports in respect of the properties
situated at 303 Sevenoaks Street, Cannington, Western Australia, which was undertaken as at 15 February 2005
and 33 McDowell Street, Welshpool, Western Australia which was undertaken as at 26 May 2005.

This letter has been prepared for inclusion in the PFA Diversified Property Trust Product Disclosure Statement,
and provides a summary of our full valuation reports, including the main market related factors taken into
consideration in reaching our opinion of market value.

We stress that this summary is not to be considered as a re-valuation of the properties. For further detailed
information, reference should be made to the full valuation reports.

2. Brief Description
303 Sevenoaks Street, Cannington

This property is situated at the corner of Sevenoaks Street and Cecil Avenue, approximately 11 kilometres
south east of the Perth City Centre.

The property has a total site area of 5.0216 hectares and is improved with a modern, four-level office
development completed in 1992 which has a lettable area of 20,817.2 square metres, together with basement
storage area of 1,145.1 square metres and an area used for a gymnasium.

Parking is provided for a total of 776 vehicles, comprising 100 secured undercover vehicle bays at the western
end of the building and a further 676 open bitumen-paved car bays with access off Grose Street. The property
also has surplus land of over 1.9 hectares that could be developed for residential uses.

The property is subject to leases to Western Australian Government authorities and, as at 1 July 2005, was
expected to be over 99% leased, except for an area of 143.1 square metres on part of the ground floor.

There are 3 main leases over the property to:

e The Minister for Works over the part of the ground, first, second and third floors and occupying an area of
17,280.3 square metres. The lease term is for 12 years from 1 July 2005 at a rental of $2,419,242 per annum.

e Family and Children’s Services on part of the ground floor comprising an area of 1,249.3 square metres.
The lease term is for 5 years commencing 1 July 2002. The rental from 1 July 2004 to 30 June 2005 was
$256,107 per annum.

e The Department of Education over part of the ground floor with an area of 2,144.5 square metres on a 7
year lease commencing 1 May 2003. The annual rental from 1 May 2004 was $407,047.55 for the office
space and $18,468 for the basement storage area.

Enight Frank
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As at 15 February 2005 and based on the current lease and rental structure for 303 Knig ht “
Sevenoaks Street, the property had a net passing income of $3,217,297 per annum.
This income included an income guarantee applicable to the Minister for Works lease Fm"k

which commenced 1 July 2005 so that there was not any rental shortfall from this
tenancy.

The 2004/2005 outgoings budget adopted for valuation purposes and based on advice prepared by the
managing agent, C B Richard Ellis, amounted to $1,242,510 per annum, reflecting an overall outgoings rate of
$59.69 per square metre per annum, exclusive of tenancy cleaning.

A market rental income for the property was calculated at $3,285,013 per annum net based on a market rental
for offices at $155 per square metre per annum net, a market rental for undercover bays at $75 per bay per
calendar month and a market rental for storage areas of $59.69 per square metre per annum.

33 McDowell Street, Welshpool

The subject property comprises a large warehouse and distribution facility located in the industrial suburb of
Welshpool. The property has a building area of approximately 14,037 square metres comprising free-standing
offices of 851 square metres, 3 adjoining warehouses of 11,250 square metres, a covered loading dock of 1,812
square metres and truck maintenance workshop of 124 square metres. The site area is 2.8996 hectares.

The property was expected to be leased for 10 years at a commencing rental of $620,000 per annum plus all
outgoings. Rental reviews were to be fixed at 3% per annum. The tenant was to be 1st Fleet Pty Ltd.

We were provided with a draft lease that covered the whole property. The terms and conditions are
summarised as follows:

Lessee: 1st Fleet Pty Ltd

Term: 10 years

Commencement Date: ~ On settlement (expected 30 June 2005)

Commencing Rental: $620,000 per annum plus GST

Rent Reviews: Annual rent reviews fixed at 3%, with a market review after 5 years.

Outgoings: All normal property outgoings payable to the tenant including rates, taxes, all insurances, repairs and maintenance
and management.

The lease also refers to “Additional Land” which is the railway reserve adjoining the site. In the event this land
(5,488 square metres) is acquired, a rental of 9% of the capital value will be paid by the Lessee.

3. Market Commentary

As at February and May 2005, the general real estate market continued to remain strong, with little evidence
of activity easing in any sector except perhaps the residential market. The commercial and industrial markets
remained characterised by a high demand for securely leased properties, with many sales continuing to happen
“off market”. The availability of stock in the market remained in short supply, with vendors only selling if
they believed they were able to achieve a premium price.

The general yield range for commercial/industrial properties was in the order of 8% to 10%, although it was
not uncommon for yields above and below this range, particularly in the commercial sector, to be achieved for
secondary and prime investments respectively.

Commercial

The commercial market and, in particular, the suburban office market, had been limited to inner suburban
locations such as West Perth, Subiaco, Nedlands, Belmont and South Perth. The Herdsman area in Osborne
Park had also firmly established itself as a commercial office precinct as well as having buildings with combined
office/warehouse uses. The prime suburban office areas, however, remained West Perth and Subiaco.

Yields had fallen by 1% to 2% over the previous 24 to 36 months and over the preceding 12 months there
had been some further re-weighting of yields downwards, particularly in the upper end of the commercial and
retail markets.
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As at December 2004, Knight Frank Research indicated an overall Perth CBD vacancy I{night
of 15.1% and a West Perth vacancy of 6.8%. Our research was based on office space

available for lease in the market rather than Property Council of Australia research Fra“k
which referred to actual vacant areas. Our research also indicated vacancy rates

at December 2003 of 17.8% in the Central Business District and 9% in West Perth, indicating considerable
positive reduction in supply levels over the previous 12 months.

There was a distinct absence of office accommodation within all markets for large space users which, given
the recent leasing to the Minister for Works at 303 Sevenoaks Street, was a strong advantage for this style of
building in the marketplace.

Sales of Perth CBD and suburban office developments considered in undertaking the valuation of 303
Sevenoaks Street in February 2005 included 30 The Esplanade, Perth; 150 St George’s Terrace, Perth; 30 Delhi
Street West Perth; 24 Outram Street, West Perth; CSC Hay Street, Subiaco; Alcoa, Booragoon and Customs
House, Fremantle.

The above properties all sold over the period July 2003 to July 2004 at prices ranging from $10,700,000 to
$21,100,000. The initial and reversionary yield range disclosed by these sales was from around 7.5% to 10%,
with discount rates generally at 10% to 10.5%.

Industrial

In the industrial market in the Perth metropolitan area, rental levels had been fairly static over the previous

3 to 4 years. There were signs that rental rates may have been increasing — particularly in the engineering
sector where there had been large tenders let from the resource sector with a shortage of available workshop
space. Large design and construct projects were achieving rentals above general market levels resulting in a 2-
tiered structure. The buoyant economic activity and increases in industrial land prices appeared to be having a
resultant effect on increasing market rentals for general industrial properties.

The prime industrial areas such as Kewdale/Welshpool, Canning Vale and Osborne Park had retained their
status although areas such as Malaga, O’Connor and Wangara had seen strong development over the last
few years which was an indication of the lack of supply in the prime industrial areas for larger development
sites. There was a strong increase in land values approximately 2 years prior to the date of valuation, and a
resurgence in prices had occurred prior to the valuation date.

The outlook for the industrial market was positive with the huge resource industry being oil, gas and mining
poised to undergo a large expansion phase over the next few years. In particular, the North West Shelf
including other developments was anticipated to stimulate engineering facilities. The effects were expected
to be felt in the Perth metropolitan area, which was expected to impact on increase demand and accordingly
increase rental levels over the medium term.

5. Valuation Rationale
The market value for the property portfolio was calculated by the capitalisation and discounted cashflow
methods of valuation.

6. Valuation Summary

Subject to the qualifications and assumptions contained in the valuation reports, we confirmed that in our
opinion, the market values (exclusive of GST) of the freehold interests in each property, were as follows:

303 Sevenoaks Street, Cannington, Western Australia 15 February 2005 $37,500,000
33 McDowell Street, Welshpool, Western Australia 26 May 2005 $6,917,000
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7. Disclaimer l{ﬂig ht

Knight Frank (WA) Pty Ltd has prepared this summary which appears in the Product Fra“k ‘
Disclosure Statement. Knight Frank (WA) Pty Ltd was involved only in the preparation

of this summary and the valuation reports referred to herein and specifically disclaims

liability to any person in the event of any omission from, or false or misleading statement included in the
Product Disclosure Statement or other document, other than in respect of the valuations and this summary.

We confirm that this summary may be used in this Product Disclosure Statement.

This valuation summary and our full reports and valuations are as at the date of valuation shown in the table
above. This summary of our valuations is not to be considered as a re-valuation of the properties. This
valuation summary only represents our opinion of value as at the dates of valuation shown in the table.

It must be recognised that the real estate market fluctuates with internal and external influences and the risk
that the property’s value may change under varying market conditions is a fact that should be understood and
accepted. It is advisable that the valuations are reviewed at regular intervals.

Knight Frank (WA) Pty Ltd confirms that it does not have a pecuniary interest that could conflict with the
valuation of the properties.

Yours sincerely

= (ussbsn

MARC CROWE AAPI G R WILKINSON AAPI
Certified Practising Valuer Certified Practising Valuer
Licensed Valuer No. 410 Licensed Valuer No. 127
Director — Consulting Services Associate Director
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The Directors

Property Funds Australia Limited 6] 0] 3 9604 4600
Responsible Entity for the PFA Diversified Property Trust 61 {0) 396 4773 [nx
Level 3, Anzac Square Commercial
200 Adelaide Street

BRISBANE QLD 4000

www knightrank.com.su

Dear Sirs,

Re: PFA DIVERSIFIED PROPERTY TRUST

1. Instructions

We refer to your recent instructions requesting a summary of our valuations of 180-188 Burnley Street,
Richmond, Victoria (‘Richmond property’) which was undertaken as at 30 June 2005, and 134 Macquarie Street,
Hobart, Tasmania (‘Hobart property’), which was undertaken as at 27 March 2004.

We understand that a summary is required for inclusion in a Product Disclosure Statement. This letter
provides a summary of our full valuation reports and outlines the main market related factors taken into
consideration in order to assess the market values of the properties as at the relevant valuation date stated in
Section 6 of this letter. The descriptions of the properties, the tenancy details, and market commentary are as
they existed as at the relevant valuation date.

We stress that this summary is not in any shape or form to be considered as a re-valuation of the properties.

For further detailed information, reference should be made to our full report and valuation for each of these
properties of 30 June 2005 and 27 March 2004, which were prepared for Property Funds Australia Limited.

2. Brief Description
180-188 Burnley Street, Richmond, Victoria

This property comprises a large office and data warehouse centre located in the inner Melbourne suburb of
Richmond. The property has a gross building area of approximately 5,501 square metres comprising offices over two
levels of 3,276 square metres and 2,225 square metres on the ground floor of the data warehouse centre. There are
some 67 basement car parks with an additional 54 car parks on grade. The site area is 4,696 square metres.

As at the time of valuation, the property was to be leased for 12 years at a commencing rental of $1,258,125
per annum plus all outgoings with some capping. Rental reviews were to be fixed at 3.5% per annum. The
tenant was AAPT Limited.

134 Macquarie Street, Hobart, Tasmania

The Lands Building is a multi-level office building incorporating basement, ground floor and nine upper levels
of office accommodation with a roof top plant room. The building was originally constructed in two stages
during the 1970’s and a substantial refurbishment of the building was recently completed in close consultation
with the tenant. The building is fully air-conditioned with a refurbished air handling system. Four refurbished
lifts service the basement to ninth floor. The net lettable area of the offices is approximately 11,676 square
metres over ten levels with the basement originally designed for car parking of 32 vehicles (the tenant has
partially converted approximately 50% of this area to a record storage facility).

The State Government of Tasmania fully occupies the Hobart property under a fifteen year lease agreement

from 1 July 2008.

kRmight Frank
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3. Tenancy Details Knight “
180-188 Burnley Street, Richmond, Victoria Frank “

We were provided with a draft lease that covered the whole property. The terms and
conditions are summarised as follows.

Lessee: AAPT Limited.

Term: 12 years.

Commencement Date: On settlement (expected to occur on 30 June 2005).

Commencing Rental: $1,258,125 per annum plus GST.

Rent Reviews: Annual rent reviews are fixed at 3.5%, with a market review at option capped at 3.5%.

Outgoings: All normal property outgoings are payable by the tenant including rates, taxes, all insurances, repairs and
maintenance and management (capped at $5,000 per annum).

The lease also refers to “Refurbishment” with the landlord to fund up to $3,000,000 to be drawn down within
two years. In the event these works are undertaken an additional rental equal to the initial yield (8.25%) of the
“Refurbishment” will be paid by the lessee.

134 Macquarie Street, Hobart, Tasmania

We were provided with a copy of the lease that covered the whole property. The terms and conditions are
summarised as follows.

Lessee: The Crown in right of the State of Tasmania.
Term: 15 years with 5 year option.
Commencement Date: 1 July 2003.

Commencing Rental: $2,547,082.50 per annum plus GST.

Rent Reviews: Two yearly to market. Review can only be triggered by lessor and rent cannot be less than previous year.

Outgoings: All normal property outgoings are payable by the tenant including rates, taxes, all insurances, repairs and
maintenance and management.

Carpet Replacement: Lessor to recarpet in approximately 2008 and at exercise of option.

Equipment Lease: The rental for the tenancy fitout and equipment as at 1 July 2003 was $1,683,809.79 with reviews two yearly to the

three year indicator rate for Commonwealth bonds.

4. Market Commentary
180-188 Burnley Street, Richmond, Victoria

The total suburban market had its supply weighted in the east and south eastern sectors, and this had occurred
as a result of the locality demand profile driving development.

Broadly speaking, the suburban office market had performed better than the more traditional locations in

the CBD, St Kilda Road and Southbank. This could be attributed to a few fundamental factors. These
fundamentals applied more to the inner suburban market, in areas such as Richmond and Hawthorn — with the
outer south eastern market holding greater development opportunities.

Occupancy trends also offered a sound fundamental for steady growth for the sector.

In addition, the suburban market (both inner and outer) had a competitive cost advantage which protected it from
the effects of the downturn in the CBD market — albeit that a number of CBD ‘A’ grade buildings were achieving
as low as $300 per square metre gross, but with parking exceeding $400 per calendar month in many areas.

Suburban office rentals had firmed slightly in prime areas such as Hawthorn and Camberwell, partly as a

result of low vacancy rates and a genuine tenant demand. We also noted that the demand in the investment
community for suburban office investment, which primarily focuses on the eastern and south eastern precincts,
remained firm. Good quality office accommodation within the prime inner eastern and south eastern regions
continued to be well sought after. Whilst there had been limited rental growth over the last few years, the
market was taking a broader view and was still willing to pay for good quality accommodation in the prime
locations, as evidenced by the continuation of firm yields within these regions.
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It was evident that a key factor driving market yields and value levels across the board I{“ight
was the low alternative cash rates, the arbitrage available (in most instances) between Fl'ﬂnk
property yields and lending rates, and a perception among many purchasers, rightly or
wrongly, that low interest rates were likely to remain for the medium term, and that
the market still held potential for significant growth over the long term.

134 Macquarie Street, Hobart, Tasmania

At the time of valuation, the market for office accommodation in the Hobart CBD had seen an uptake of
previously vacant space with some sitting tenants leading requirements expanding and relocating tenants
upgrading their office requirements both assisting in the uptake of office stock in the Hobart market.

The January 2003 Property Council of Australia research indicated a total vacancy of 9.5% down from 10.5% for
the corresponding period in the previous year on a total stock of 321,358 square metres of office space, which

was slightly up from the 320,027 square metres for 2002. Based on our research data, modern ‘A’ Grade office
stock available for lease and considered to be the major competition to the subject building for future letting,
accounted for approximately 130,000 square metres of total office space. However, according to the PCA, only
105,962 square metres of this is classified as ‘A’ grade. This may be due to the present refurbishment of the subject
property and its non inclusion in the PCA figures. The majority of this office space was committed on medium
and long term arrangements with lease expiry profiles at variance to the subject property.

The vacancy factor estimated by the PCA continued to decrease from 14.3% in January 2000 and 15.7% in
January 1999. We attribute this uptake to an increasing awareness by building owners of the sensitivity and
market rental rates and the resultant requirements to offer lower face rentals than substantial lease incentives.
There had been no major examples of recent substantial leasing incentives for quality ‘A’ grade space as an
inducement to entice office tenants into new leasing activity. Effective face rentals were the preferred option
with the tenant normally given right of access to allow for the integration of fit out to coincide with the
upgrading of any base building works.

5. Valuation Rationale

The then current market values of the properties (subject to the existing tenancies) were determined via
reconciliation between the capitalisation and discounted cash flow methods of valuation.

6. Valuation Summary

Acting under instructions from Property Funds Australia Limited, we confirm that, in our opinion, the market
values of the freehold interest in the Richmond property and the Hobart property based on the available
evidence and subject to the qualifications and assumptions contained within the body of our full reports and
valuations, exclusive of GST, were assessed to be:

180 188 Burnley Street, Richmond, Victoria 30 June 2005 $15,250,000
134 Macquarie Street, Hobart, Tasmania 27 March 2004 $27,650,000

7. Disclaimer

Valuations Services (Vic) Pty Ltd, trading under the licence as Knight Frank Valuations has prepared this
summary which appears in the Product Disclosure Statement. Valuations Services (Vic) Pty Ltd, trading under
the licence as Knight Frank Valuations was involved only in the preparation of this summary and the valuation
reports referred to herein and specifically disclaim liability to any person in the event of any omission from, or
false or misleading statement included in the Product Disclosure Statement or other document, other than in
respect of the valuations and this summary.

We confirm that this summary may be used in this Product Disclosure Statement.

This valuation summary and our full reports and valuations are as at the dates of valuation only. Valuations
Services (Vic) Pty Ltd, trading under the licence as Knight Frank Valuations has not undertaken any further
analysis or expressed any opinion about the value of the properties after the dates specified. This summary of
our valuations is not to be considered in any shape or form as a re-valuation of the properties.
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It must be recognised that the real estate market fluctuates with internal and external Knlght “
influences and the risk that the properties’ values may change under varying market F k . ‘
conditions is a fact that should be understood and accepted. It is advisable that the ran

valuations are reviewed at regular intervals.

Valuations Services (Vic) Pty Ltd, trading under the licence as Knight Frank Valuations is not providing advice
about a financial product, nor the suitability of the investments set out in this product disclosure statement.
Such an opinion can only be provided by a person that holds an Australian Financial Services licence.
Valuations Services (Vic) Pty Ltd, trading under the licence as Knight Frank Valuations, does not hold such a
licence and is not operating under any such licence in providing its opinion as to the values of the properties
set out above.

Valuations Services (Vic) Pty Ltd, trading under the licence as Knight Frank Valuations confirms that it does not
have a pecuniary interest that could conflict with the valuations of the properties.

Yours sincerely,

Knight Frank Valuations

P

BERNARD L. SMITH FAPI
Director & Certified Practising Valuer
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8.4.4 Riverdale Centre and the Homeworld Centre

Jones Lang LaSalle Adviory Services Pov Limited
((( JoNES LANG AN, 003 262 600
400 Creoarge Sorect Svdney MSW 3000
v 1, LASALLE icl #6] T 922008500 Fax +61 2 9220 X353

5 June 2006

The Directors

Property Funds Australia Limited

Responsible Entity of the PFA Diversified Property Trust
Level 3, Anzac Square

200 Adelaide Street

BRISBANE QLD 4000

Dear Sirs
PFA DIVERSIFIED PROPERTY TRUST

1. INSTRUCTIONS

We refer to your written instructions requesting a summary of our valuation reports in respect of the Riverdale
Centre, Macquarie Street, Dubbo and the Homeworld Centre, Tuggeranong Town Centre, ACT, for the
purpose of inclusion in a product disclosure statement. This letter provides a summary of the valuation reports
as at a valuation date of 30 June 2004, detailing the principal factors that have been considered to reach our
opinion of market value for each property as at the relevant valuation date stated in section 6 of this letter. The
tenancy details and market commentary are as they existed as at the relevant valuation date.

This summary letter is to be read in conjunction with the full reports for each property dated 30 June 2004
which list full descriptive details, comments, qualifications and valuation rationale.

2. BRIEF DESCRIPTION
The Riverdale Gentre

The Riverdale Centre is located in the Central Business District of the major provincial city of Dubbo on
Macquarie Street near its intersection with Talbragar Street, within the retail and commercial centre of Dubbo.

The Riverdale Centre is a predominantly single level neighbourhood shopping centre, anchored by a
Woolworths supermarket and Reading Cinema complex together with approximately 14 specialty stores
(inclusive of ATMs and The River Inn Tavern). Originally constructed in 1974, the centre was extensively
redeveloped and extended in 1999. The complex provides a total gross lettable area of approximately 6,143.3
square metres and is serviced by an undercover basement and on-grade parking area providing some 299
parking spaces. The improvements are situated on a site of some 11,780 square metres.

The Homeworld Centre

The Homeworld Centre is located in the suburb of Greenway within the Tuggeranong Town Centre which
is some 22 kilometres to the south-west of the Canberra CBD. The Tuggeranong area is a developing satellite
township of Canberra, the southern-most of Canberra’s six urban districts.

Erected upon the site is a single and part two storey mixed-use complex of bulky goods and convenience style
retail and suburban office accommodation. The retail mix is rather unique for a property with generally a
bulky goods classification and is anchored by an ALDI supermarket, Dan Murphy’s Liquor and P ] O'Reilly’s, a
licensed Irish theme pub. The office accommodation is on the first floor and leased to ACT government.

The complex provides a total lettable area of 12,360.64 square metres comprising some 8,524.94 square metres
of retail gross lettable area over 35 tenancies being situated on a site of some 2.195 hectares. The centre is
serviced by on-grade parking for some 335 cars.
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3. TENANCY DETAILS JoNES LANG
The Riverdale Centre ((( LASALLE

The lease to Woolworths expires in June 2019 with four further terms of five

years each. Woolworths’ turnover was in line with industry benchmarks. We

considered the tenant’s occupancy cost ratio which at 2.6% appeared reasonable in comparison to similar
stores within sub-regional and neighbourhood centres.

The lease to Reading Cinemas expires in June 2014 with two further terms of five years each. The sales
turnover performance of the cinema appeared in line with comparable businesses, although we noted that the
occupancy cost ratio of 21.9% was slightly above the average.

At the time of inspection, the centre suffered a high level of vacancy with four vacant shops (totalling 500.5
square metres of gross lettable area) reflecting a vacancy rate on specialty area of approximately 37 %. As at the
date of valuation, the total average passing base rent for the specialty shops was in the order of $669/square
metre, with a gross rental of approximately $797/square metre (exclusive of vacant areas and miscellaneous
tenancies such as The River Inn and ATM). Given our enquiries and comparison to industry benchmarks, we
considered the rent levels reasonable.

The Homeworld Centre

The lease to ALDI Foods Pty Limited expires in February 2017 with two further terms of five years each. ALDI
pays a gross rent and annual reviews are to CPI with a market review in 2007 and 2011.

The lease to Woolworths Limited trading as Dan Murphy’s Liquor expires in December 2017 with one further
term of five years. We considered the tenant’s occupancy cost ratio which at 4.4% appeared reasonable in
comparison to similar stores. While the lease allowed for the recovery of a turnover rent, sales turnover at the
time had not reached the threshold for this income to be recovered.

The lease to ACT Government expires in June 2009 with no option periods. Rent reviews are every two years
to market with no ratchet clause. Passing rent at the time equated to $272/square metre per annum gross

and contributed to 31% of the Centre’s total gross base income. Passing income was considered to be above
market levels.

P J O’Reilly’s lease expires in April 2009 while other mini-major tenants at the time included Dick Smith
Electronics whose lease was due to expire in April 2008 and Sportsman Warehouse in June 2010. At the time
of inspection, the Centre suffered some vacancies with six vacant shops (totalling 713.5 square metres of gross
lettable area) reflecting a vacancy rate on specialty area of approximately 13%. The total average passing base
rent for the specialty shops was in the order of $318/square metre gross. Excluding the Sportsman Warehouse
and Dick Smith Electronics, the average passing base rent was $344/square metre gross. Given our enquiries
and comparison to industry benchmarks, we considered the rent levels reasonable.

4. MARKET COMMENTARY

At the date of valuation, the demand for shopping centres had been particularly buoyant over recent years
and had been driven in part by a low interest rate environment and the weight of capital available for quality
investments. There had been a continual interest in shopping centres with investment yields having firmed in
recent years.

5. VALUATION RATIONALE

The market value for each of the properties, subject to existing tenancies, was determined via reconciliation
between the capitalisation of net income approach and the discounted cash flow method. Valuation parameters
adopted were:

The Riverdale Centre 8.50% 10.50%
The Homeworld Centre 8.75% 10.25%

For further details, reference should be made to the full valuation reports.
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6. VALUATION SUMMARY I'DHE-S- Lﬁ NG
Subject to the qualifications and assumptions contained within the body of our L ASALLE

full valuation reports, we were of the opinion that the open market value of the

properties, subject to the existing leases and assuming that the properties are

free of encumbrances, restrictions or other impediments of an onerous nature which would affect value, were

as follows:
The Riverdale Centre, Macquarie Street, Dubbo 30 June 2004 $15,750,000
The Homeworld Centre, Tuggeranong Town Centre, ACT 30 June 2004 $32,500,000

Our opinion of value excludes any GST which the vendor may have to charge on top of the sale price.

7. DISCLAIMER

Jones Lang LaSalle has prepared this summary which appears in the Product Disclosure Statement. Jones Lang
LaSalle was involved only in the preparation of that part of this summary and the valuation reports referred

to herein and specifically disclaims liability to any person in the event of any omission from, or false or
misleading statement included in the Product Disclosure Statement or other document, other than in respect of
the valuations and this summary:.

In preparing our valuations we have relied upon various financial and other information submitted by Property
Funds Australia Limited. Where possible, within the scope of our retainer and limited to our expertise as
valuers, we have reviewed this information by analysis against industry standards. Based upon that review,
Jones Lang LaSalle has no reason to believe that the information is not fair and reasonable or that material facts
have been withheld. However, Jones Lang LaSalle’s enquiries are necessarily limited by the nature of its role
and, Jones Lang LaSalle does not warrant that its enquiries have identified or verified all of the matters which a
full audit, extensive examination or due diligence investigation might disclose. For the purpose of our valuation
assessments, we have assumed that this information is correct.

We confirm that this summary may be used in this Product Disclosure Statement.

It is important to note that these valuations were prepared approximately two years ago (i.e. as at 30 June
2004) and each valuation is current as at the date of the valuation only. The values assessed herein may
change over a relatively short period including as a result of general market movements or factors specific to
the particular property. We do not accept liability for losses arising from such subsequent changes in value.
Without limiting the generality of the above comment, we do not assume any responsibility or accept any
liability where these valuations are relied upon after the expiration of three months from the date of the
valuation, or such earlier date if you become aware of any factors that have any effect on the valuation.

Jones Lang LaSalle confirmed that it does not have a pecuniary interest that would conflict with its valuation of
the properties.

Jones Lang LaSalle is not providing advice about a financial product, nor the suitability of the investment set
out in the Product Disclosure Statement. Such an opinion can only be provided by a person who holds an
Australian Financial Services Licence. Jones Lang LaSalle Advisory Pty Limited does not hold an Australian
Financial Services Licence and is not operating under such a licence in providing its opinion as to the value of
the properties detailed in this report.

Yours faithfully
Jones Lang LaSalle

- Illi

; A
Ny .

-

I David McLennan AAPI Richard J Lawrie AAPI
Certified Practising Valuer (Reg No. 5023) Certified Practising Valuer (Reg No. 3826)
Associate Director, Advisory Associate Director, Advisory

PFA DIVERSIFIED PROPERTY TRUST

85



86

E Independent Reports continued CBHE

CB RICHARD ELLIS

CH Richard Ellis Pry 1td
8.4.5 Civic Tower AN 5T 85T 173 574

Level M, 363 George Sireet

Sydney WESW 3000
5 June 2006 DX 10263
T &1 29335 535%
The Directors F &1 29333 3330

Property Funds Australia Limited

Responsible Entity of the PFA Diversified Property Trust
Level 8, Anzac Square Commercial

200 Adelaide Street

BRISBANE QLD 4000

Dear Sirs

www_ chre.com.au

VALUATION SUMMARY LETTER - CIVIC TOWER

1. Instructions

We refer to your written instructions requesting a summary of our formal valuation report in respect of Civic
Tower, 66-68 Goulburn Street, Sydney for the purposes of inclusion in a product disclosure statement. This
letter provides a summary of the full valuation report, detailing the principal factors that were considered to
reach our opinion of market value for the property as at the relevant valuation date stated in Section 9 of this
letter. The description of the property, the tenancy details, and market commentary are as they existed as at
the relevant valuation date and this summary does not purport to update that valuation.

This summary letter is to be read in conjunction with our comprehensive report dated 17 October 2005 which
lists full descriptive details, comments, qualifications and valuation rationale.

2. Critical Assumptions

The valuation was subject to the following critical assumptions. In the event that these assumptions not occur
or cannot be verified, then we may need to review our opinion of value as set out herein:

e That the developer, Grocon, provide and install a base building emergency generator.
e That Grocon remedy the building defects identified in Technical Due Diligence Reports.

e For the valuation price which takes into consideration the Deed of Covenant, that the Income Support
amounts are available to the purchaser, as noted.

e That the leases to Keddies Lawyers (Keddies), Publishing and Broadcasting Limited (PBL), and
Commonwealth of Australia are effected in the manner indicated to us, including enforceable 4% pa
increases in the Keddies Lease.

3. Brief Description

Civic Tower is located at the southern boundary of the midtown precinct, in Sydney’s Central Business
District. It is positioned at the intersection of Goulburn Street with Castlereagh Street, a short distance from
the recently completed World Square Shopping Centre and Ernst & Young Tower.

Civic Tower is a 24 storey office tower completed in 2004 and constructed above an existing podium building
utilised as the Masonic Centre. The tower provides a net lettable area of 23,188.5 square metres, with typical
floorplates in the range of 937 to 975 square metres. The air conditioned accommodation is column-free,
arranged around a central services core that includes 8 passenger lifts that are arranged in two rises.

The original design of the building dates from the 1970’s in a “Brutalism” architectural style, however the
interior of the tower provides contemporary finishes and services that effectively compete with other upper ‘B’
grade and lower ‘A’ grade buildings in the precinct. Being a freestanding tower, natural light levels are good,
with the additional benefit of views of the CBD skyline, Hyde Park and the Harbour in the distance, from the
uppermost levels.
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Additionally, the asset includes the use of 58 car spaces in the basement, and glass enclosed retail premises
on the ground floor which wraps around the corner of Goulburn and Castlereagh Streets and extends to
approximately 254.1 square metres.

4. Title/Details

The asset is held under the remaining term of a 125 year lease over the office tower and retail stratums,
expiring 16 August 2116. The rent payable for the office tower at the rent commencement date was $408,855
for the year ended 16 August 2001, and increases annually by CPI for the remainder of the term. The retail and
car parking licence income is shared equally (after expenses) with the freeholder, with the retail lease being co-
terminus with the main lease.

The annualised ground rent at the date of valuation, based upon anticipated CPI rates, was estimated to be
$496,926 for the tower (excluding retail and car park income sharing).

5. Tenancy Details

At the date of valuation, 17 floors of the building had been leased or committed, leaving some 8,056 square
metres over 7 floors vacant (35%), including the retail and some car spaces.

PBL was contracted to lease 8,483 square metres over Levels 13 to 21 on an 11 year lease expiring 31 August
2016. PBL’s staged occupation of the building was to commence on 1 November 2005. Rent reviews were to
be 4% per annum fixed uplifts. However there was an effective market review after Year 5, which also had a
minimum 4% increase. This tenant also agreed to licence some 24 car spaces. As at the date of our valuation,
there were outstanding incentives due to be paid to this tenant, which were taken into account.

The Commonwealth of Australia (Federal Department of Public Prosecution) leased 5,675 square metres over 6
levels, under a 10 year lease expiring on 23 May 2014, and also licenced 12 car spaces. The net rent under this
lease also had 4% fixed annual increases. The final tenant was Keddies who had 1 floor expiring 15 August
2014, together with 2 carspaces, also with assumed 4% annual uplifts.

The average weighted lease expiry of the committed space as at the valuation date was 9.9 years, however
the vacancy was also taken into account. The average passing net rental for leased space was $381 per square
metre, however a higher rent was anticipated for the remaining vacancy which comprised the uppermost
levels of the tower.

Outgoings were forecast to be equivalent to $76 psm, assuming that no land tax was payable due to the nature
of the freeholder.

6. Deed of Covenant

In addition to providing a value of the property “as is”, we were also asked to reflect the value including

the benefits associated with a Deed of Covenant. This confered entitlements to access funds of up to
$15,230,000, which could be drawn down to meet expenses such as the outstanding PBL incentive, together
with a wide range of other purposes, including rent shortfalls for vacancies, income support, incentives, leasing
commissions and capital expenditure.

Under the Deed of Covenant, any monies remaining after 3 years revert to a third party. However, it was
noted that the total fund was less than our aggregate allowances to achieve full letting of the property, and we
therefore assumed that it was fully utilised. For the purposes of our analysis, we allocated the funds towards
the outstanding PBL incentive and rental shortfall due to their staged occupation, together with income support
and incentive payments for the remaining vacancy, noting that this did not cover the full amount anticipated.

7. Market Commentary

The Sydney CBD occupancy market showed signs of turning the corner over 2005, with net absorption being
positive for the first time in 3 years, despite new developments (largely pre-committed) being added to stock.
Whilst vacancy rates at just over 10% were higher that the “stabilised” level, they were nowhere near the
previous recession of the early 1990’s. Despite this tentative recovery, incentives of 25% or in some cases
higher were still prevalent in the market.
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In spite of the relatively soft leasing market, investment demand was running at high levels, both in terms of
sales volume and prices paid. The demand for well-leased quality assets led to yields being compressed due to
the competition and also as investors re-rated their return expectations due to the lower growth (both CPI and
rental) and low interest rate environment.

8. Valuation Rationale

The market value for the property, subject to existing tenancies, was determined via reconciliation between
the capitalisation of net income approach and the discounted cash flow method. Valuation parameters
adopted were:-

Civic Tower 7.25% 9.25% 7.5%

In particular, account was taken of the likely rental void, incentives and leasing expenses associated with
the prevailing vacancy, together with the outstanding commitments to PBL, by way of adjustment to our
valuation, post-capitalisation.

For further details, reference should be made to our full valuation reports.

9. Valuation Summary

Subject to the qualifications and assumptions contained within the body of our full valuation report, we were
of the opinion that the open market values of the long lease stratum interests in the property, subject to the
existing leases and assuming that the property was free of encumbrances, restrictions or other impediments of
an onerous nature which would affect value, were as follows:-

Civic Tower “as is” 26 October 2005 $94,200,000 (100%)
Civic Tower with benefit of the Deed of Covenant 26 October 2005 $108,700,000 (100%)

Our opinions of value exclude any GST which the vendor may have to charge on top of the sale price.

10.Disclaimer

CB Richard Ellis has prepared this summary which appears in the Product Disclosure Statement. CB Richard
Ellis was involved only in the preparation of that part of this summary and the valuation reports referred

to herein and specifically disclaims liability to any person in the event of any omission from, or false or
misleading statement included in the Product Disclosure Statement or other documents, other than in respect
of the valuations and this summary.

In preparing our valuations we have relied upon various financial and other information submitted by Property
Funds Australia Limited. Where possible, within the scope of our retainer and limited to our expertise as
valuers, we have reviewed this information by analysis against industry standards. Based upon that review,

CB Richard Ellis has no reason to believe that the information is not fair and reasonable or that material facts
have been withheld. However, CB Richard Ellis enquiries are necessarily limited by the nature of its role and,
CB Richard Ellis does not warrant that its enquiries have identified or verified all of the matters which a full
audit extensive examination or due diligence investigation might disclose. For the purpose of our valuation
assessments, we have assumed that this information is correct.

We confirm that this summary may be used in this Product Disclosure Statement.

It is important to note that the valuation was prepared some seven months ago and the valuation is current as
at the date of the valuation only. The value assessed herein may change significantly and unexpectedly over a
relatively short period including as a result of general market movements or factors specific to the property. We
do not accept liability for losses arising from such subsequent changes in value. Without limiting the generality
of the above comment, we do not assume any responsibly or accept any liability where this valuation is relied
upon after the expiration of three months from the date of the valuation, or such earlier date if you become
aware of any factors that have any effect on the valuation.
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CB Richard Ellis confirmed that it does not have a pecuniary interest that would conflict with its proper
valuation of the properties.

CB Richard Ellis is not providing advice about a financial product, nor the suitability of the investment set
out in the Product Disclosure Statement. Such an opinion can only be provided by a person who holds an
Australian Financial Services Licence. CB Richard Ellis does not hold an Australian Financial Services Licence
and is not operating under such a licence in providing its opinion as to the value of the properties detailed in
this report.

Finally, the valuation was undertaken by Simon H Fairfax who is no longer employed at CB Richard Ellis.
Consequently this valuation summary letter is signed by Roger C Price as authorised representative of CB
Richard Ellis.

Yours sincerely
CB Richard Ellis Pty Ltd

Qe

Roger Price
Senior Director — Valuation & Advisory Services
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Dear Sirs
Re: PFA DIVERSIFIED PROPERTY TRUST - 270 FLINDERS STREET, MELBOURNE

1. Instructions

We, Colliers International Consultancy and Valuation Limited (CICV), refer to your written instructions
requesting a summary of the formal valuation report in respect of the hotel property located at 270 Flinders
Street, Melbourne for the purpose of inclusion in a product disclosure statement. This letter provides a
summary of the full valuation report, detailing the principal factors that have been considered in reaching our
opinion of market value for the hotel as at the relevant valuation date stated in section 7 of this letter. The
description of the hotel, the financial projections, and market commentary are as they existed as at the relevant
valuation date.

For further detailed information, reference should be made to the full valuation report dated 16 March 2006.

2. Basis and Date of Valuation

This valuation has been prepared on the basis of market value as defined by the International Valuation
Standards Committee and endorsed by the Australian Property Institute:

“Market value is the estimated amount for which an asset should exchange at the date of valuation between
a willing buyer and willing seller in an arms length transaction after proper marketing wherein the parties had
each acted knowledgeably, prudently, and without compulsion.”

The valuation has been prepared pursuant to various qualifications and assumptions as outlined in our full
valuation report.

The date of valuation is 16 March 2006 based upon our inspection of the same date. Due to possible changes
in market forces and circumstances in relation to the subject property, the report can only be regarded as
representing our opinion of the value of the property as at the date of valuation.

3. Brief Description

Formerly a 14-storey office building with a shop at street level, built in 1977, the property was converted to a
hotel and was opened in December 2002 as a Ramada. The hotel is a 4.5 star rated hotel with 182 guestrooms
comprising 18 floors of accommodation, one restaurant and bar and 2 well equipped function rooms that can
be broken down into 4 separate rooms. On top of the hotel is a residential penthouse on the fifteenth floor and
a plant room above. The penthouse is not included in the valuation. The building also has an advertising board
located on the western wall. There are no car spaces in the hotel.

The Ramada is located on Flinders Street between Elizabeth Street and Swanston Walk, directly across the road
from Flinders Street Station within the Melbourne CBD. The property is within walking distance to the main
shopping area, Bourke Street Mall, sporting venues including Colonial Stadium, Rod Laver Arena and other
major attractions being Melbourne Convention Centre, Melbourne Exhibition Centre, Crown Entertainment
Complex, Melbourne Concert Hall, The Victorian Arts Centre, The National Gallery and Federation Square.
The location is central but not in the heart of the commercial area.

Our Knowledge is your Froparty
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4. Management Agreement

The hotel is to be purchased with vacant possession. The details of the management agreement will depend on the
operator appointed to manage the hotel. At the time of the valuation report the operator had not yet been appointed.

Three operators have provided submissions for the management of the hotel. In our opinion any one of these

will be appropriate for this property.

For the purpose of this valuation we have adopted the following basic terms:

Term: 10 years

Basic Fee: 1% of gross revenue

Incentive Fee: 10% of gross operating profit

Operator: An appropriate major national operator with international marketing connections
Branding: A commercially related branding which is also acceptable to the leisure market
Other Terms: Normal market related terms

We consider that in the current market, terms similar to those described should be reasonably achievable.

We have also been provided with a ‘Detailed Terms Sheet’ of a proposed agreement between the purchaser
and proposed operator. As at the date of valuation, this was not yet finalised. Accordingly, we have not
assumed that the agreement will be in accordance with its specific terms but we believe that these terms
appear to be at least as satisfactory as those described in our assumptions.

5. Market Commentary

Melbourne, with a multicultural population, is known for its cosmopolitan cafes, restaurants, pubs and shopping.
The city is also host to major sporting events such as the Formula One Grand Prix, Australian Tennis Open,
Australian Masters Golf, International Comedy Festival, the Melbourne Cup and the International Airshow.

Tourism infrastructure such as a 5,000-seat convention centre with links to the adjacent Melbourne Exhibition
Centre, will be part of the redevelopment of Southbank, which is part of the Melbourne City region. The
project will include a 390 room internationally branded hotel.

According to data from the Bureau of Tourism Research (BTR), the number of international visitors to
Melbourne has increased by 3.4% in the year to June 2005 compared to 2004 to 1,254,000 visitors, with the
major source of visitation coming from New Zealand, United Kingdom, China, USA and Japan.

According to data from Tourism Victoria, the number of domestic visitors to Melbourne decreased by 5.0% to
5,884,000 visitors in the year to September 2005 compared to 6,194,000 visitors in 2004. Visitor nights over the
same period fell by 3.9% to 17,912,000.

Melbourne had a total of 74 four and five star hotel, motel and serviced apartment establishments as at
September 2005.

The market had been in a long period of decline since 1997, due largely to an inappropriate increase in supply.
Since this has slowed, since 2002, the revenues per available room (RevPAR) appear to have firmed and hotel
performance is improving strongly.

The Australian Bureau of Statistics figures show some 10,815 rooms available in September 2005, and that
close to 4 million room nights were available during the previous 12 months.

RevPAR has fluctuated between the late 1990’s and early 2000 as a result of increases in supply. RevPAR has
continued to rise over the past three years as a result of increase in occupancy rates. Increases in occupancy
over the last three years combined with the growth in room rates over the last two years have led to an
increase in RevPAR to $118.24 in the year to September 2005. Strong growth in international visitation and an
active event market should see RevPAR continue to improve, although the 2006 Commonwealth Games was
less positive than expected for the hotel market.
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Projected Supply

We have projected that small additions of supply will be added to the market initially and have allowed for the
addition of 315 rooms next year gradually increasing to 750 by 2009 as the market improves. The result is an
increase in supply to 5.8 million rooms.

Hotels joining the market in 2005 included the Collins Street Tower consisting of 200 rooms and the Quest
Docklands, consisting of 133 rooms, and the RACV Club’s 112 room hotel.

A further 426 rooms are likely join the sector in the CBD in 2006 including the Golden Tulip Melbourne,
Formule 1 Hotel, Elizabeth Street and the recently proposed 350-room hotel next to Melbourne’s Telstra Dome.

Projected Demand

Whilst projections of supply are, in the short term, relatively easy to track, projections of demand are far more
complex and uncertain. There are numerous factors impacting on demand including supply, the strength of
the Australian dollar, the state of the economy, political uncertainty, etc. However, we are of the opinion that
a change in supply will probably be one of the best guides and our research indicates that there is a strong
correlation between supply and demand in most hotel markets.

Given the strong growth in demand recently we have allowed for 4% growth in 2006. This would lift
occupancy from 78.4% to 79.3%. This is at the maximum level likely to be achievable in the market. We have
then allowed for growth at a lower rate than that of supply so that occupancy falls to 73.5% by 2010 before
gradually increasing again.

The hotel investment market

In summary the market at present is very strong and there is a greater depth of demand that has been the case
for many years. All capital cities have experienced increases in room rates and demand so that income has
been increasing and the outlook in most is positive. The limited supply of suitable investment opportunities
has led to increased prices and reduced yields and we see little sign up of this situation changing in the short
term. Purchasers are factoring in real expectations in growth in revenue and improved operational efficiencies.
There will be a considerable pressure on operators to perform to these higher expectations. However the
expectations for income growth are good.

6. Valuation Rationale

The market value for the hotel, subject to the final terms of the management agreement, was determined via
reconciliation between the capitalisation of net income approach, the discounted cash flow method (over a ten
year period) and the value per room methods.

The current positioning of the property is relatively poor compared to our view of its potential. We have
considered this by having regard to the performance of competitor properties and their achieved room rates
and occupancy levels. In addition we have been supplied with projections of the hotel financials prepared by
independent hotel consultants. We have included these when considering our projections as well as those of
various operators.

In preparing our projections of expenditure we have considered the historic financial details, the projections
of the potential operators, independent hotel consultants and our own benchmarking details based on other
similar hotels.

Valuation parameters adopted are:

7.5% 11.5% 8.0% $185,000

For further details, reference should be made to the full valuation reports.
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7. Valuation Summary

Subject to the qualifications and assumptions contained within the body of our full valuation reports, we are
of the opinion that the open market value of the hotel, subject to the terms of the management agreement and
assuming that the hotel is free of encumbrances, restrictions or other impediments of an onerous nature which
would affect value, are as follows:

16 March 2006 $34,000,000

Our opinion of value excludes GST, if any.

8. Qualification & Warning

CICV has been engaged by Property Funds Australia Limited Responsible Entity of the PFA Diversified
Property Trust (‘PFA) to provide a valuation of the property noted in Section 1 of this Report.

Investors should note that:

e This Report has been prepared for PFA only and for the specific purposes outlined in the Introduction to the
Report and should not be relied upon by third parties.

e This Report is a summary of the valuation of the property listed in Section 1 only and has not been
prepared for the purpose of assessing properties as an investment opportunity.

e CICV has not been involved in the preparation of the PDS nor has the Report had regard to the other
material contained in the PDS. The Report and its content does not take into account any matters
concerning the investment opportunity contained in the PDS.

e CICV makes no representation or recommendation to a recipient in relation to the valuation of the
properties or the investment opportunity contained in the Report.

e Recipients must seek their own advice in relation to the investment opportunity contained in the PDS.

CICV has prepared this Report on the basis of, and limited to, the financial and other information (including
market information and third party information) referred to in the Report. We have assumed that the third

party information is accurate, reliable and complete and confirm that we have not tested the information in

that respect.

We have made some specific assumptions when preparing this valuation, including an assumption that all
planning issues relating to the property have been satisfactorily resolved.

9. Liability Disclaimer

In the case of advice provided in this letter and our report which is of a projected nature, we must emphasise
that specific assumptions have been made by us which appear realistic based upon current market perceptions.
It follows that any one of our associated assumptions set out in the text of this summary may be proved
incorrect during the course of time and no responsibility can be accepted by us in this event.

This report has been prepared subject to the conditions referred to in our Qualification & Warning. Neither
CICV nor any of its Directors makes any representation in relation to the PDS nor accepts responsibility for
any information or representation made in the PDS.

CICV has prepared this summary which appears in the PDS. CICV was involved only in the preparation of
this summary and the valuation referred to herein, and specifically disclaim any liability to any person in the
event of any omission from, or false or misleading statement included in the PDS, other than in respect of the
valuation and this summary.

Each valuation is current as at the date of the valuation only. The values assessed herein may change
significantly and unexpectedly over a relatively short period including as a result of general market
movements or factors specific to the particular property. We do not accept liability for losses arising from
such subsequent changes in value. Without limiting the generality of the above comment, we do not
assume any responsibility or accept any liability where these valuations are relied upon after the expiration
of three months from the date of the valuation, or such earlier date if you become aware of any factors
that have any effect on the valuation.
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COLLIERS

INTERNATIONAL

CICV confirms that it does not have a pecuniary interest that would conflict
with its valuation of the properties.

CICV is not providing advice about a financial product, nor the suitability of the investment set out in the
Product Disclosure Statement. Such an opinion can only be provided by a person who holds an Australian
Financial Services Licence. The valuer, Mr Robert ] K McIntosh BSc, FRICS, FAPI, does not hold an Australian
Financial Services Licence and is not operating under such a licence in providing its opinion as to the value of
the properties detailed in this report.

Yours faithfully
Colliers International Consultancy and Valuation Limited

W i

-

-
Will Doherty Robert J K Mclntosh BSc, FRICS, FAPI
National Director National Director — Hotels

Certified Practising Valuer
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9.1 Trust Constitution

The Constitution is the primary document which
governs the Trust. The responsibilities of the
Manager, together with all duties, obligations and
rights pertaining to the Trust, are set out in the
Constitution.

Property Funds Australia is the responsible entity
and trustee of the Trust. It is responsible for the
management of the Properties and the funds of the
Trust on behalf of the Unitholders.

Investors may obtain a copy of the Constitution
free of charge from PFA. The provisions of the
Corporations Act as well as the Listing Rules of
Bendigo Stock Exchange affect the operation of
the Trust.

Amendment
The Constitution may be amended:

* by the Manager where the Manager reasonably
believes that the rights of Unitholders would not
be adversely affected by the amendment; or

* unless otherwise stated, by special resolution of
Unitholders.

Manager

The Manager is charged with responsibility for
managing the Trust property. To do this, it is
empowered under the Constitution to manage the
Properties and the Trust property as if it were the
owner. The Constitution and the Corporations Act
detail the Manager’s obligations.

In administering the Trust, the Manager may deal
with itself in any capacity, including holding Units,
buying scheme property, underwriting issues and
having an interest in other transactions.

The Manager is entitled to be indemnified out
of scheme property for loss it suffers in properly
administering the Trust, in addition to its right to

reimbursement of expenses (discussed further below).

Borrowings

The Manager may borrow, using scheme property,
on such terms as it thinks fit, up to a maximum LVR
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of 75%. All loans will be on a limited recourse basis
and a financier will only have access to the assets
of the Trust. Any financier will not have access to
assets of the Unitholders.

Sale of Properties

As indicated above, the Manager is empowered to
manage the scheme property as if it were its own. The
Manager may therefore sell Properties at any time.

Remuneration of the Manager

The Manager is entitled to receive the fees as set

out in section 6.6. The Manager is also entitled to be
indemnified out of the scheme property for all costs,
charges and expenses properly incurred in connection
with the establishment and administration of the Trust.

Retirement of the Manager

The Manager will retire as responsible entity of the
Trust if Unitholders, by extraordinary resolution,
resolve at a meeting to remove the Manager. Whilst
the listing rules of BSX so require (and this is
currently the case), the Manager will retire upon an
ordinary resolution of Unitholders.

The quorum necessary to pass an extraordinary
resolution, or any resolution (regardless of type e.g.
ordinary) to remove the Manager is at least four
persons holding or representing in person, by proxy
or attorney at least 51% of the Units by value.
Such a quorum must also be present to pass any
resolution to amend this quorum provision.

Unitholders

Under the Constitution, no Unitholder will be
under any obligation to personally indemnify the
Manager in respect of the liabilities or obligations
in connection with the Trust to any extent beyond
their initial Subscriptions.

The Constitution provides that the Manager may
refuse to register a transfer of Units, and when the
Trust is listed, may only do so if required by law or
the listing rules of the exchange.

The Constitution also provides that the Manager may
at its discretion limit the maximum relevant interest
any person may hold in the Trust at 15%. Where a



person acquires a relevant interest in more than 15%
of the Units of the Trust without the Manager’s prior
approval, the Manager may (at its discretion) force
that person to sell part of their Units.

Voting

The Constitution provides that each Unitholder
shall have one vote for each one dollar of the value
of Units held. Voting will generally be by a show
of hands unless a poll is demanded. Unitholders
will receive notification of meetings. Only those
Unitholders that are entered on the register shall be
entitled to vote at any meeting of Unitholders.

Options

The Manager is empowered to issue options
to acquire Units, on pricing terms set out in
the Constitution.

Future Issues

The Manager may create and issue new Units,
including different classes of Units, and issue Units
as partly paid. Under the BSX Listing Rules, the Trust
cannot issue more than 15% of the value of Units

on issue over a rolling 12 month period without
obtaining Unitholder consent by way of an ordinary
resolution, subject to certain exceptions.

The Manager must issue Units at a price no less
than the ‘issue price’ determined in accordance with
the Constitution, subject to the exceptions detailed
below. The ‘issue price’ will be:

e while the Units are not officially quoted, the
Unit value (as defined in the Constitution which
defines it as essentially NTA based) plus issue
costs (e.g. capital raising costs);

e while the Units are officially quoted, the lower of:
- Unit value plus issue costs; or
- current market price.

There are provisions in the Constitution for
determining current market price should the relevant
recent trading history not provide a fair reflection of
current market value.

The Manager may also issue Units through a rights
issue or placement and by way of a reinvestment plan.
At the Manager’s discretion, Units may be issued:

e ata discount to ‘issue price’ in the following
circumstances:

- rights issues - at a discount of up to 40%;

- other issues, reinvestment plans and
placements - at a discount of up to 10%;

e ata premium to ‘issue price’ by up to 50%.

Buybacks

The Constitution establishes a mechanism by which
buybacks can be conducted via periodic buyback
offers made from time to time. In the absence

of a current buyback offer, there is no right for a
Unitholder to have their Units bought back.

Buybacks from Unitholders will be made at the
buyback price determined in accordance with the
Constitution, and this will be:

e while the Units are not officially quoted, the
Unit value (as defined in the Constitution which
defines it as essentially NTA based) less buyback
costs (e.g. costs related to the buyback);

e while the Units are officially quoted, the higher
of the following (less buyback costs):

- Unit value; or
- current market price of Units; or

- last price at which Units were issued under a
‘recent’ public offer document.

The Manager may buyback at a price which is less
than the buyback price (as referred to above) by up
to 10% at its discretion. The Manager may charge a
buyback fee of up to 2% to Unitholders calculated
upon and out of the buyback amount payable to
the Unitholder.

In addition, the Manager may purchase Units on
market on behalf of the Trust, following which they
must be cancelled.

Distribution of Income

Under the Constitution, the Manager is charged
with the responsibility of collecting the income
of the Properties and the Trust and distributing it
to Unitholders.

The Constitution provides that the Manager has
complete discretion in determining whether an
item for distribution will be income or capital. The
Manager may equalise or even out distributions
between distribution periods.

Unitholders will be provided with a distribution
statement each financial year.

Impact of International Financial
Reporting Standards

The Constitution provides that, when interpreting
a variety of terms and expressions such as
‘Redemption Price’, ‘Issue Price’, ‘Unit Value” and
‘Scheme Value’, the generally accepted accounting
standards in force in Australia immediately before 1
January 2005 shall apply.
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Duration and Termination of the Trust

The Trust continues for a period of eighty years
from 14 August 2001.

The Constitution provides that the Trust may be
terminated earlier by the Manager, or in accordance
with the Corporations Act (e.g. if the Unitholders
resolve by an extraordinary resolution to wind up
the Trust or if the office of the Manager becomes
vacant and a replacement responsible entity is not
appointed at a meeting of Unitholders).

Upon termination, the Manager is required to
distribute all proceeds from realisation of scheme
property as soon as possible to Unitholders in
proportion to their Unitholding.

Unit Pricing Policy

The Manager has implemented a Unit Pricing Policy
which is based on the market price of the interests
on the market and may allow for a premium or

a discount from that price by or up to an amount
specified in the Constitution. A copy of the Unit
Pricing Policy and any discretions exercised by the
Manager are available free of charge on request.

9.2 Compliance plan

Property Funds Australia has established a compliance
plan for the Trust which is monitored by the Directors
of PFA and its compliance committee. The compliance
plan outlines the principles and procedures PFA will
invoke to ensure it complies with the provisions of
the Corporations Act, ASIC policy, Bendigo Stock
Exchange listing rules and the Constitution. It focuses
on the systems in place to assist in competent
management of the Trust by the Manager. The
compliance plan has been lodged with ASIC.

Issues covered by the compliance plan include
procedures for applications, distributions, monitoring
and resolution of suspected breaches of the
Corporations Act, accounts and record keeping,
valuations, registry, audits, fees, related party
transactions, conflicts of interest and disclosure,
reporting requirements and complaints handling.

9.3 Custody agreement

PFA and the Custodian have entered into a custody
agreement, under which the Custodian acts as the
custodian in respect of the assets of the Trust. There
are similar custody agreements in place with the
Custodian in respect of the assets of the wholly
owned sub-trusts of the Trust.

The Custodian’s duties include:

* entering into contracts to purchase properties;
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* holding the assets;

* maintaining bank accounts to hold application
monies, rents and other income and issuing
cheques; and

* entering into leases of the Properties.

The assets are held in the Custodian’s name. The
Custodian must not effect any transactions involving
the assets of the Trust unless it has received proper
instructions from PFA.

The Custodian must keep accurate and detailed
accounts of all receipts, disbursements and
transactions.

The Custodian may only withdraw money from
the relevant bank accounts in accordance with the
custody agreement.

The Custodian agrees to exercise all due care and
diligence in carrying out its duties. The Custodian’s
liability is limited in certain circumstances, including
if it acts in accordance with the proper instructions of
the Manager, in good faith and without negligence.

The Custodian is entitled to be paid fees as mentioned
in section 5.2 and be reimbursed for expenses.

The custody agreement continues until terminated.
Either party can terminate on 90 days’ notice or
immediately upon material default or insolvency events.

PFA as trustee of the Trust and the sub-trusts will
indemnify the Custodian in respect of costs and
expenses incurred relating to the assets of the Trust
and the assets of the sub-trusts generally.

Custodian and Directors of the Custodian

At the date of this PDS and throughout the preceding
two year period, neither the Custodian nor any
directors of the Custodian has or had any interest

in the promotion of or in the Trust other than the
remuneration to which it is entitled as Custodian.

9.4 Material contracts

Citigate Melbourne Purchase Contract

Nature of contract:  Contract of sale

Date of contract: 2 June 2006

Vendor: Asia Pacific Hotels Pty Ltd

Purchaser: Trust Company of Australia
Limited as custodian for
the Riverdale Fixed Term
Property Trust, a sub-trust
of the Trust.

Property: 270 Flinders Street,

Melbourne, Victoria

Purchase Price: $34,000,000 (exclusive of GST)



Deposit: $2,000,000

Date for completion: 30 June 2006 or 2 days
after the date on which the
application for the transfer of
the liquor licence is approved
(whichever is the later).

Special Conditions:

(@) The Vendor shall enter into a 10 year lease of
the building with Citigate Melbourne Pty Ltd
prior to completion and the Purchaser will
acquire the property subject to that lease.

(b) The Purchaser shall grant to a third party
nominated by the Vendor a lease of the penthouse
apartment of the building for 200 years at a
nominal rent upon partial surrender of the lease of
the building in respect of the apartment.

(c) The Vendor shall terminate its franchise
agreement with Ramada Hotels on or before
the completion date.

(d) The Purchaser may direct certain of the fixtures,
furnishings and equipment of the property and the
hotel business, the employees of the hotel business
and the related liquor licence to be transferred to a
third party, Citigate Melbourne Pty Ltd.

Other Information Relevant to this Transaction:

(@) The Trust will have a 90% share in the capital and
income distributions from Citigate Melbourne Pty
Ltd, the proposed lessee of the building. The Trust
will not however have control over that Lessee.

(b) Itis intended that effective from completion that
Citigate Melbourne Pty Ltd enters into a hotel
management agreement with Mirvac Hotels Pty
Limited to manage the Citigate Melbourne hotel
business for a term of 10 years. Mirvac Hotels
Pty Limited (guaranteed by the Mirvac Group)
has agreed to support gross operating profit of
the hotel business at a certain minimum level
for the first three (3) years of that agreement but
subject to a maximum amount to be paid under
that arrangement and a force majeure provision.

9.5 Interests of experts

No expert or firm in which an expert is a partner,
has any interest in the Trust and no amounts have
been paid or agreed to be paid (whether in cash or
otherwise) to an expert or to such firm for services
rendered in connection with the promotion of the
Trust other than as set out below:

e  McCullough Robertson has undertaken legal
work in respect of this PDS. An amount of up to
$55,000 (plus GST) has been paid or is agreed to
be paid in respect of these services.

e BDO Kendalls Securities Limited has prepared
the Independent Accountant’s Report of Financial
Forecasts in section 8.2. An amount of $29,000
(plus GST) has been paid or is agreed to be paid
in respect of these services.

e BDO Kendalls has provided taxation advice
and has prepared the report in section 8.1. The
amount of $1,900 (plus GST) has been paid or is

agreed to be paid in respect of these services.

LandMark White (Brisbane) Pty Ltd prepared the
property market commentary report in section 8.3.
An amount of $4,000 (plus GST) has been paid or
is agreed to be paid in respect of these services.

Each of the valuers noted in section 8.4 have been paid
fees for their services at normal commercial rates.

The experts named in this section do not make or
purport to make, any statement in this PDS other
than in relation to their respective reports (if any)
included in this PDS and are not responsible for any
other statement. The experts have not authorised or
caused the issue of this PDS.

9.6 Disclosure of interests

Directors of the Manager

Other than as set out below or elsewhere in this PDS,
no director of the Manager has an interest in the
promotion of the Trust and no amounts, whether in
cash or shares or otherwise, have been paid or agreed
to be paid to any director or proposed director either
to induce to become, or to qualify as, a director, or
otherwise for services rendered in connection with
the promotion of the Trust:

e Entities associated with Chris Morton own
shares in Property Funds Australia.

* Property Funds Australia owns 196,213 Units in
the Trust.

® An entity associated with Chris Morton owns

211,758 Units in the Trust.

e Subject to the BSX listing rules, the Directors of
Property Funds Australia (and entities associated
with them) and shareholders in Property Funds
Australia (and entities associated with them) are
entitled to apply for Units under this PDS on the
same terms and conditions as all other Investors.
The Directors of PFA, shareholders in PFA and
entities associated with them may apply for
Units under this PDS.

e Chris Morton may receive additional remuneration
associated with, or as a consequence of, the raising
of funds pursuant to this PDS. This remuneration,
if any, would be paid by PFA out of its own funds.
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Related party transactions

A related party of Mirvac owns 50% of the issued
shares in the Manager.

Another related party of Mirvac is intended to be
the manager of the hotel business conducted at the
Citigate Melbourne property on behalf of Citigate
Melbourne Pty Ltd.

A related party of Mirvac will also own shares in
Citigate Melbourne Pty Ltd (the intended lessee of
the Citigate Melbourne property) which carry rights
to receive 10% of the income and capital of that
company, and 49% of the voting entitlements.

Another related party of Mirvac manages two of the
Properties for the Trust or its sub trusts for which it
receives fees at arm’s length commercial rates.

9.7 Consents

Each of the Directors of Property Funds Australia
Limited has consented to the lodgement of this PDS
with ASIC with either a reference to them, or with
any statements made by them included in the form
and context in which they are included and have not
withdrawn their consent before lodgement of this

PDS with ASIC.

BDO Kendalls has given its consent to be named in
this PDS in the form and context in which it is named,
and to the inclusion of its Taxation Report in section
8.1, in the form and context in which it is included.

BDO Kendalls Securities Ltd has given its consent
to be named in this PDS in the form and context

in which it is named, and to the inclusion of its
Independent Accountant’s Report of Forecast
Financial Information in section 8.2 in the form and
context in which it is included.

LandMark White (Brisbane) Pty Ltd has given its
consent to be named in this PDS in the form and
context in which it is named, and in particular, to the
references to it in section 6.2, and to the inclusion of
its Property Market Commentary Report in section
8.3 and property valuation summary in section 8.4,
in the form and context in which they are included.

McCullough Robertson has given its consent to
being named as legal advisor.

Valuation Services (Vic) Pty Ltd trading as Knight
Frank and Knight Frank (WA) Pty Ltd have given
their consent to being named in this PDS in the form
and context in which they are named, and to the
inclusion of their property valuation summaries in
section 8.4 in the form and context in which they
are included.
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Jones Lang LaSalle has given its consent to being
named in this PDS in the form and context in which
it is named, and to the inclusion of its property
valuation summary in section 8.4 in the form and
context in which it is included.

Knight Frank (Qld) Pty Ltd and Knight Frank
(Canberra) Pty Ltd have given their consent to being
named in this PDS in the form and context in which
they are named, and in particular, to the references
to them in section 6.2.

CB Richard Ellis Pty Ltd has given its consent to
being named in this PDS in the form and context
in which it is named, and to the inclusion of its
property valuation summary in section 8.4 in the
form and context in which it is included.

Colliers International Consultancy & Valuation
Limited has given its consent to being named in

this PDS in the form and context in which it is
named, and to the inclusion of its property valuation
summary in section 8.4 in the form and context in
which it is included.

James Fielding Property Services Pty Ltd has given its
consent to being named in this PDS in the form and
context in which it is named, and in particular, to the
references to it in section 6.2.

Trust Company of Australia Limited has given its
consent to being named as Custodian.

9.8 Continuous disclosure

The Trust is a ‘disclosing entity’ for the purposes

of the Corporations Act. It is subject to regular
reporting and disclosure obligations under the
Corporations Act and the Bendigo Stock Exchange
listing rules. These obligations require Property
Funds Australia as Manager to notify ASIC and

the Bendigo Stock Exchange of information about
specified events and matters as they arise for the
purposes of the Bendigo Stock Exchange making that
information publicly available. Copies of documents
lodged with ASIC may be obtained from, or
inspected at, an ASIC office.

9.9 Documents available for
inspection
Copies of the following documents are available for

inspection during normal office hours at the office
of the Manager:

e the Constitution and Compliance Plan; and

e the consents to the issue of this PDS.



9.10 Environmental and ethical considerations

Whilst the Manager intends to conduct its affairs in an ethical and sound manner, no account has been taken
of any labour standards, environmental, local or ethical considerations when making, retaining or realising an
investment of the Trust.

9.11 Investing via an IDPS

PFA authorises the use of this PDS as disclosure to clients and prospective clients of investor directed portfolio
services (“IDPS”).

Applicants who invest in the Trust through an IDPS should note that the IDPS operator or custodian will be
the Unitholder in the Trust will acquire the rights attaching to Units in the Trust, and can exercise them in
accordance with their arrangements with the individual investors in the IDPS. The Investor in the IDPS will
not be a Unitholder in the Trust. PFA is not responsible for the operation of any IDPS service through which
applicants invest. However, Investors investing through an IDPS can rely on the information in this PDS, but
should ensure they take into account the IDPS operator’s fees and charges and carefully read the terms of the
document explaining those services.

9.12 Offer not underwritten

The Offer is not underwritten.

9.13 Top 20 Unitholders

The current top 20 Unitholders in the Trust are:

Investors Units Allocated Percent Investment
RBC Dexia Investor Services Australia Nominees Pty Limited 16,267,284 9.70%
Sandhurst Trustees Ltd 9,711,589 5.79%
National Nominees Limited 3,975,019 2.37%
Tower Trust Limited 3,636,364 2.17%
DM Ferris & KC Ferris 1,918,029 1.14%
RBC Dexia Investor Services Australia Nominees Pty Limited 1,834,863 1.09%
NETWEALTH Investments Limited 655,838 0.39%
PA Hadley & IM Hadley 585,210 0.35%
RG Paddon & KF Paddon 490,197 0.29%
GB Rowlatt Pty Ltd 470,000 0.28%
Gladstone Petroleum Pty Ltd 458,716 0.27%
AB Caradine & JL Caradine 409,329 0.24%
MM Kuczynski 392,157 0.23%
BY Stevenson & TJ Stevenson 330,630 0.20%
A Robinson 323,133 0.19%
A Matheson & S Matheson 318,988 0.19%
JD Hogan 314,679 0.19%
IL Saunders & CT Saunders 297,763 0.18%
Torumba Pty Ltd 289,060 0.17%
JW Davidson Nominees Pty Ltd 281,616 0.17%
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9.14 Directors’ authorisation

The Directors of the Manager have authorised and
caused the issue of this Product Disclosure Statement.

Signed on behalf of the Directors of the Manager
5 June 2006

s>

Christopher A Morton
Managing Director

Part of the Anzac Square Complex (right) the office component of which is an asset of the Trust.
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10.1 The Offer

This PDS invites applications for Units in the Trust
under the General Offer at $1.11 per Unit. This

PDS also covers the Rights Issue relating to Current
Unitholders (see section 1.10.1). This section sets out
relevant information relating to the General Offer only.

10.2 Minimum application

The minimum amount each Investor may subscribe
is $5,000. Applications in excess of $5,000 are
to be in increments of $1,000.

We reserve the right to accept or reject your
application in whole or in part without giving reasons.

10.3 Current Unitholders/Rights
Issue

The Application Form attached to this PDS does

not relate to the Rights Issue. If you are a Current
Unitholder and wish to accept all or part of your one
for seven Entitlement under the Rights Issue then
you must complete the separate Entitlement and
Acceptance Form which was forwarded to you with
other Rights Issue documentation.

10.4 Allotment of Units

Units under the General Offer will be allotted at
the absolute discretion of Property Funds Australia.
If Applicants apply for more Units than are on
offer, we may allot a lower number of Units than
applied for, or not accept a particular application
or applications. Unless we exercise our right to
accept oversubscriptions to the Offer, applications
lodged after the Offer is filled will not receive an
allotment. We therefore encourage you to lodge
your Application Form as soon as possible.

Monies accompanying Application Forms will be
banked within two business days of their receipt.

If we allot a lower number of Units than that applied
for, or do not accept an application, we will refund
the portion of application monies relating to Units
that were not allotted. No interest will be paid on
monies refunded.
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(under the General Offer)

After applications have been accepted, but pending
the issue of Units, application monies will be held in
a special trust account in the name of the Custodian.
Interest that accrues on those application
monies received will form part of the income
of the Trust. Interest earned on application
monies from the time of their banking pending
allotment of the related Units is not paid to
Investors individually.

Units will be allotted on the first business

day of each month. New Units will rank equally
with the Units already on issue. Applicants will be
eligible to receive income distributions during the
distribution period (e.g. month) next following the
month during which allotment occurred. The first
distribution will therefore be made on or about
21 days after the end of the first full month
after the allotment of Units.

If we receive your Application prior to 5pm
(AEST) time on the 25th day of the month
(subject to your application not being rejected in

part or in full), your Units will be allotted on the
first business day of the next month. This is to
allow sufficient time for necessary bank clearances of
application cheques and administrative processing.

For example, if we receive and accept your
application in the month prior to 25 July 2006, your
Units will be allotted on 1 August 2006 and your
first distribution will be paid 21 September 2006.

Fractions of Units will be rounded up.

10.5 Confirmation of Unit allotment

Following the issue of Units to successful Applicants,
Unitholders will receive an initial Unitholders
Statement that sets out the number of Units that
have been allotted to them. Applicants trading in
Units prior to receiving a holding statement do so at
their own risk.

10.6 No cooling off

You should note that because the Trust will invest in
assets that are not liquid, there will not be a cooling
off period in relation to applications.



Application
Forms



Instructions to Applicants

COMPLETING THE APPLICATION FORM
Before completing the Application Form and forwarding it, you should read this PDS.

Applications may only be made on the Application Form attached to this PDS.
This Application Form must not be handed to another person unless attached to or
accompanied by the PDS.

APPLICANT DETAILS

Please enter the full names of all legal entities that are to be recorded as the
registered Unitholder(s). Up to three joint Applicants may register. Please refer to
the examples below for the correct forms of registrable names. Individuals are also
required to insert their date of birth.

CURRENT UNITHOLDERS

If you are a current PFA Diversified Property Trust Unitholder, please provide your
Unitholder Number. If you wish to combine this Investment with your existing
Unitholding, please tick ‘Yes' box. This Application Form does not relate to the
Rights Issue. For accepting Entitlements under the Rights Issue, you must use the
Entitlement and Acceptance Form which is provided to you.

POSTAL ADDRESS & CONTACT DETAILS

Please enter your address for all correspondence. Only one address is required.
Please also provide your telephone number and other contact details in case we need
to contact you about your application or Investment. For existing Unitholders, your
address and other contact details may be updated from the information supplied on
this Application Form.

TAX FILE NUMBERS

Please enter your Tax File Number(s) ("TFN"), or ABN, and where applicable please
enter the TFN for each joint Applicant.

Collection of TFNs is authorised by tax law and the Privacy Act 1988. You do not
have to advise us of your TFN or exemption. Failure to provide a TFN is not an
offence and will not affect the success of your application. However, if not initially
provided, your TFN will be subsequently requested. Failure to provide a TFN or details
of an exemption may result in tax being deducted plus the Medicare levy on your
distributions at the highest individual marginal rate.

MINIMUM SUBSCRIPTION

You may invest an amount of $5,000 or more with investments in excess
of $5,000 being in increments of $1,000.

CORRECT FORMS OF REGISTRABLE NAMES

GST, BROKERAGE AND STAMP DUTY

The issue of Units under this Offer, and the purchase of Units, is not subject to GST.
No brokerage or stamp duty is payable on allotment of Units under this PDS.

CHEQUES

Cheques must be made payable to ‘“Trust Company of Australia Limited
- PFADPT’. Please attach your cheque to the Application Form. Your cheque must
be in Australian currency. Receipts will not be issued.

ADVISER SERVICE FEE

You may elect to nominate a percentage of your application monies which will be
deducted from the application monies and paid to the financial adviser or broker
whose stamp appears on the Application Form. The percentage nominated will be
treated as inclusive of GST.

DISTRIBUTION BANK ACCOUNT DETAILS

Monthly income distributions will be paid by electronic funds transfer to your
bank, building society or credit union. Please ensure that your bank account
details are correct. Your BSB number is a six digit number which identifies your
financial institution and branch. If unsure, please contact your financial institution to
confirm the correct number.

CORRESPONDENCE

All correspondence will only be addressed to the person and address as completed
on the Application Form.

LODGEMENT OF APPLICATION FORMS
Completed Application Forms and cheques must be sent to:
Postal address for mail:

Property Funds Australia Limited
PO Box 10398
BRISBANE ADELAIDE STREET QLD 4000

Office address for delivery:

Property Funds Australia Limited
Level 3, 200 Adelaide Street
BRISBANE QLD 4000

ENQUIRIES

Property Funds Australia Limited
Freecall: 1800 687 170
Facsimile: (07) 3221 6729
Email: info@pfaltd.com.au

Note that only legal entities are allowed to hold Units. Applications must be in the name(s) of natural persons, companies or other legal entities acceptable to the Manager. At
least one given name in full and the surname is required for each natural person. The name of the beneficiary or any other non-registrable name may be included by way of an
account designation if requested. Use the symbols < > as shown below to indicate an account designation.

TYPE OF INVESTOR CORRECT FORM INCORRECT FORM
Individual John James Smith J.J. Smith
Use given names in full, not initials
Company XYZ Pty Lid XYZ P/L
Use company title, not abbreviations XYZ Co
Minor (a person under the age of 18) John James Smith John Smith Jnr

Do not use the name of the minor, use the name of the responsible adult

Trusts

Do not use the name of the Trust, use Trustee(s) name(s) <M

Partnerships
Do not use the name of the partnership, use partners personal names

<John Smith Jnr>

Mary Smith
ith F rust> or ABC Pty Ltd

Mary Smith Family Trust

ABC Trust

Smith Brothers

Superannuation Funds
Do not use the name of superannuation funds, use the trusteg(s) name

106

ABC Pty Ltd
<Smith Family Superannuation Fund>

Smith Family Superannuation Fund



P F A - ADV';::;USE ONLY

PROPERTY TRUST
Telephone
ARSN 097 860 690 AFSL 224106
APPLICATION FORM e
(Do not use this form for Rights Issue acceptance purposes) Fax
COMPLETE FULL NAME DETAILS (PLEASE PRINT)
Mr/Mrs/Miss/Ms/Dr - Surname/Company Name (including ACN) Applicant Given Names Date of Birth
Joint Applicant # 2
Joint Applicant #3
POSTAL ADDRESS
Street No. (or PO box details) Street
Suburb State Post Code Country (if not Australia)
TELEPHONE NUMBERS
Area Code & Home Phone No. Area Code & Work Phone No.
Area Code & Fax No. Contact Person (if different to Applicant)
EMAIL ADDRESS
TAX FILE NUMBERS/ABN/EXEMPTION CATEGORY
Tax File No. for App. #1 Tax File No. For App. #2 Tax File No. For App. #3
APPLICATION AMOUNT CURRENT INVESTOR in PFA Diversified Property Trust
(Minimum Investment $5,000) HOLDER NUMBER PFD
$ If you are already a Unitholder, do you wish to combine Please tick box. ~ Yes No
with your existing Unitholding?
ADVISER SERVICE FEE
Please deduct the following % amount from my Application Monies and pay it to my/our financial adviser whose stamp is affixed to this Application Form.
Please tick: 0% 1% 2% 3% 4% Other (Note: includes GST)
DIRECT CREDIT OF DISTRIBUTIONS
Insert Name of Account which is to be credited
Financial Institution Branch
BSB Number Account Number
Would you like to receive an annual report for the Trust each year?: Yes No (if no selection is made, then an annual report will be forwarded to you each year)

I/We declare and agree that:

(a) I/we have received a complete and unaltered copy of the Product Disclosure Statement.

(b) 1/we have read and understood the Product Disclosure Statement to which this Application Form is attached.

(c) It my/our Application Form is accepted I/we agree to be bound by the Constitution and any successor document or constitution.

(d) 1/we cannot withdraw my/our application except when I/we have such a right under the Corporations Act or if the Manager consents.
(e) All personal information can be dealt with in accordance with the privacy policy referred to in this PDS.

DATE OF APPLICATION / /

D M Y
PLEASE SIGN BELOW
Individual Joint 2 Joint 3
Sole Director/Sole Company Secretary Director/Secretary Director
OFFICE USE ONLY:  Received / / Units Allotted

PFD 1/06
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Instructions to Applicants

COMPLETING THE APPLICATION FORM
Before completing the Application Form and forwarding it, you should read this PDS.

Applications may only be made on the Application Form attached to this PDS.
This Application Form must not be handed to another person unless attached to or
accompanied by the PDS.

APPLICANT DETAILS

Please enter the full names of all legal entities that are to be recorded as the
registered Unitholder(s). Up to three joint Applicants may register. Please refer to
the examples below for the correct forms of registrable names. Individuals are also
required to insert their date of birth.

CURRENT UNITHOLDERS

If you are a current PFA Diversified Property Trust Unitholder, please provide your
Unitholder Number. If you wish to combine this Investment with your existing
Unitholding, please tick ‘Yes' box. This Application Form does not relate to the
Rights Issue. For accepting Entitlements under the Rights Issue, you must use the
Entitlement and Acceptance Form which is provided to you.

POSTAL ADDRESS & CONTACT DETAILS

Please enter your address for all correspondence. Only one address is required.
Please also provide your telephone number and other contact details in case we need
to contact you about your application or Investment. For existing Unitholders, your
address and other contact details may be updated from the information supplied on
this Application Form.

TAX FILE NUMBERS

Please enter your Tax File Number(s) ("TFN"), or ABN, and where applicable please
enter the TFN for each joint Applicant.

Collection of TFNs is authorised by tax law and the Privacy Act 1988. You do not
have to advise us of your TFN or exemption. Failure to provide a TFN is not an
offence and will not affect the success of your application. However, if not initially
provided, your TFN will be subsequently requested. Failure to provide a TFN or details
of an exemption may result in tax being deducted plus the Medicare levy on your
distributions at the highest individual marginal rate.

MINIMUM SUBSCRIPTION

You may invest an amount of $5,000 or more with investments in excess
of $5,000 being in increments of $1,000.

CORRECT FORMS OF REGISTRABLE NAMES

GST, BROKERAGE AND STAMP DUTY

The issue of Units under this Offer, and the purchase of Units, is not subject to GST.
No brokerage or stamp duty is payable on allotment of Units under this PDS.

CHEQUES

Cheques must be made payable to ‘“Trust Company of Australia Limited
- PFADPT’. Please attach your cheque to the Application Form. Your cheque must
be in Australian currency. Receipts will not be issued.

ADVISER SERVICE FEE

You may elect to nominate a percentage of your application monies which will be
deducted from the application monies and paid to the financial adviser or broker
whose stamp appears on the Application Form. The percentage nominated will be
treated as inclusive of GST.

DISTRIBUTION BANK ACCOUNT DETAILS

Monthly income distributions will be paid by electronic funds transfer to your
bank, building society or credit union. Please ensure that your bank account
details are correct. Your BSB number is a six digit number which identifies your
financial institution and branch. If unsure, please contact your financial institution to
confirm the correct number.

CORRESPONDENCE

All correspondence will only be addressed to the person and address as completed
on the Application Form.

LODGEMENT OF APPLICATION FORMS
Completed Application Forms and cheques must be sent to:
Postal address for mail:

Property Funds Australia Limited
PO Box 10398
BRISBANE ADELAIDE STREET QLD 4000

Office address for delivery:

Property Funds Australia Limited
Level 3, 200 Adelaide Street
BRISBANE QLD 4000

ENQUIRIES

Property Funds Australia Limited
Freecall: 1800 687 170
Facsimile: (07) 3221 6729
Email: info@pfaltd.com.au

Note that only legal entities are allowed to hold Units. Applications must be in the name(s) of natural persons, companies or other legal entities acceptable to the Manager. At
least one given name in full and the surname is required for each natural person. The name of the beneficiary or any other non-registrable name may be included by way of an
account designation if requested. Use the symbols < > as shown below to indicate an account designation.

TYPE OF INVESTOR CORRECT FORM INCORRECT FORM
Individual John James Smith J.J. Smith
Use given names in full, not initials
Company XYZ Pty Lid XYZ P/L
Use company title, not abbreviations XYZ Co
Minor (a person under the age of 18) John James Smith John Smith Jnr

Do not use the name of the minor, use the name of the responsible adult

Trusts

Do not use the name of the Trust, use Trustee(s) name(s) <M

Partnerships
Do not use the name of the partnership, use partners personal names

<John Smith Jnr>

Mary Smith
ith F rust> or ABC Pty Ltd

Mary Smith Family Trust

ABC Trust

Smith Brothers

Superannuation Funds
Do not use the name of superannuation funds, use the trusteg(s) name
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P F A - ADV';::;USE ONLY

PROPERTY TRUST
Telephone
ARSN 097 860 690 AFSL 224106
APPLICATION FORM e
(Do not use this form for Rights Issue acceptance purposes) Fax
COMPLETE FULL NAME DETAILS (PLEASE PRINT)
Mr/Mrs/Miss/Ms/Dr - Surname/Company Name (including ACN) Applicant Given Names Date of Birth
Joint Applicant # 2
Joint Applicant #3
POSTAL ADDRESS
Street No. (or PO box details) Street
Suburb State Post Code Country (if not Australia)
TELEPHONE NUMBERS
Area Code & Home Phone No. Area Code & Work Phone No.
Area Code & Fax No. Contact Person (if different to Applicant)
EMAIL ADDRESS
TAX FILE NUMBERS/ABN/EXEMPTION CATEGORY
Tax File No. for App. #1 Tax File No. For App. #2 Tax File No. For App. #3
APPLICATION AMOUNT CURRENT INVESTOR in PFA Diversified Property Trust
(Minimum Investment $5,000) HOLDER NUMBER PFD
$ If you are already a Unitholder, do you wish to combine Please tick box. ~ Yes No
with your existing Unitholding?
ADVISER SERVICE FEE
Please deduct the following % amount from my Application Monies and pay it to my/our financial adviser whose stamp is affixed to this Application Form.
Please tick: 0% 1% 2% 3% 4% Other (Note: includes GST)
DIRECT CREDIT OF DISTRIBUTIONS
Insert Name of Account which is to be credited
Financial Institution Branch
BSB Number Account Number
Would you like to receive an annual report for the Trust each year?: Yes No (if no selection is made, then an annual report will be forwarded to you each year)

I/We declare and agree that:

(a) I/we have received a complete and unaltered copy of the Product Disclosure Statement.

(b) 1/we have read and understood the Product Disclosure Statement to which this Application Form is attached.

(c) It my/our Application Form is accepted I/we agree to be bound by the Constitution and any successor document or constitution.

(d) 1/we cannot withdraw my/our application except when I/we have such a right under the Corporations Act or if the Manager consents.
(e) All personal information can be dealt with in accordance with the privacy policy referred to in this PDS.

DATE OF APPLICATION / /

D M Y
PLEASE SIGN BELOW
Individual Joint 2 Joint 3
Sole Director/Sole Company Secretary Director/Secretary Director
OFFICE USE ONLY:  Received / / Units Allotted
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Instructions to Applicants

COMPLETING THE APPLICATION FORM
Before completing the Application Form and forwarding it, you should read this PDS.

Applications may only be made on the Application Form attached to this PDS.
This Application Form must not be handed to another person unless attached to or
accompanied by the PDS.

APPLICANT DETAILS

Please enter the full names of all legal entities that are to be recorded as the
registered Unitholder(s). Up to three joint Applicants may register. Please refer to
the examples below for the correct forms of registrable names. Individuals are also
required to insert their date of birth.

CURRENT UNITHOLDERS

If you are a current PFA Diversified Property Trust Unitholder, please provide your
Unitholder Number. If you wish to combine this Investment with your existing
Unitholding, please tick ‘Yes' box. This Application Form does not relate to the
Rights Issue. For accepting Entitlements under the Rights Issue, you must use the
Entitlement and Acceptance Form which is provided to you.

POSTAL ADDRESS & CONTACT DETAILS

Please enter your address for all correspondence. Only one address is required.
Please also provide your telephone number and other contact details in case we need
to contact you about your application or Investment. For existing Unitholders, your
address and other contact details may be updated from the information supplied on
this Application Form.

TAX FILE NUMBERS

Please enter your Tax File Number(s) ("TFN"), or ABN, and where applicable please
enter the TFN for each joint Applicant.

Collection of TFNs is authorised by tax law and the Privacy Act 1988. You do not
have to advise us of your TFN or exemption. Failure to provide a TFN is not an
offence and will not affect the success of your application. However, if not initially
provided, your TFN will be subsequently requested. Failure to provide a TFN or details
of an exemption may result in tax being deducted plus the Medicare levy on your
distributions at the highest individual marginal rate.

MINIMUM SUBSCRIPTION

You may invest an amount of $5,000 or more with investments in excess
of $5,000 being in increments of $1,000.

CORRECT FORMS OF REGISTRABLE NAMES

GST, BROKERAGE AND STAMP DUTY

The issue of Units under this Offer, and the purchase of Units, is not subject to GST.
No brokerage or stamp duty is payable on allotment of Units under this PDS.

CHEQUES

Cheques must be made payable to ‘“Trust Company of Australia Limited
- PFADPT’. Please attach your cheque to the Application Form. Your cheque must
be in Australian currency. Receipts will not be issued.

ADVISER SERVICE FEE

You may elect to nominate a percentage of your application monies which will be
deducted from the application monies and paid to the financial adviser or broker
whose stamp appears on the Application Form. The percentage nominated will be
treated as inclusive of GST.

DISTRIBUTION BANK ACCOUNT DETAILS

Monthly income distributions will be paid by electronic funds transfer to your
bank, building society or credit union. Please ensure that your bank account
details are correct. Your BSB number is a six digit number which identifies your
financial institution and branch. If unsure, please contact your financial institution to
confirm the correct number.

CORRESPONDENCE

All correspondence will only be addressed to the person and address as completed
on the Application Form.

LODGEMENT OF APPLICATION FORMS
Completed Application Forms and cheques must be sent to:
Postal address for mail:

Property Funds Australia Limited
PO Box 10398
BRISBANE ADELAIDE STREET QLD 4000

Office address for delivery:

Property Funds Australia Limited
Level 3, 200 Adelaide Street
BRISBANE QLD 4000

ENQUIRIES

Property Funds Australia Limited
Freecall: 1800 687 170
Facsimile: (07) 3221 6729
Email: info@pfaltd.com.au

Note that only legal entities are allowed to hold Units. Applications must be in the name(s) of natural persons, companies or other legal entities acceptable to the Manager. At
least one given name in full and the surname is required for each natural person. The name of the beneficiary or any other non-registrable name may be included by way of an
account designation if requested. Use the symbols < > as shown below to indicate an account designation.

TYPE OF INVESTOR CORRECT FORM INCORRECT FORM
Individual John James Smith J.J. Smith
Use given names in full, not initials
Company XYZ Pty Lid XYZ P/L
Use company title, not abbreviations XYZ Co
Minor (a person under the age of 18) John James Smith John Smith Jnr

Do not use the name of the minor, use the name of the responsible adult

Trusts

Do not use the name of the Trust, use Trustee(s) name(s) <M

Partnerships
Do not use the name of the partnership, use partners personal names

<John Smith Jnr>

Mary Smith
ith F rust> or ABC Pty Ltd

Mary Smith Family Trust

ABC Trust

Smith Brothers

Superannuation Funds
Do not use the name of superannuation funds, use the trusteg(s) name
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PROPERTY TRUST
Telephone
ARSN 097 860 690 AFSL 224106
APPLICATION FORM e
(Do not use this form for Rights Issue acceptance purposes) Fax
COMPLETE FULL NAME DETAILS (PLEASE PRINT)
Mr/Mrs/Miss/Ms/Dr - Surname/Company Name (including ACN) Applicant Given Names Date of Birth
Joint Applicant # 2
Joint Applicant #3
POSTAL ADDRESS
Street No. (or PO box details) Street
Suburb State Post Code Country (if not Australia)
TELEPHONE NUMBERS
Area Code & Home Phone No. Area Code & Work Phone No.
Area Code & Fax No. Contact Person (if different to Applicant)
EMAIL ADDRESS
TAX FILE NUMBERS/ABN/EXEMPTION CATEGORY
Tax File No. for App. #1 Tax File No. For App. #2 Tax File No. For App. #3
APPLICATION AMOUNT CURRENT INVESTOR in PFA Diversified Property Trust
(Minimum Investment $5,000) HOLDER NUMBER PFD
$ If you are already a Unitholder, do you wish to combine Please tick box. ~ Yes No
with your existing Unitholding?
ADVISER SERVICE FEE
Please deduct the following % amount from my Application Monies and pay it to my/our financial adviser whose stamp is affixed to this Application Form.
Please tick: 0% 1% 2% 3% 4% Other (Note: includes GST)
DIRECT CREDIT OF DISTRIBUTIONS
Insert Name of Account which is to be credited
Financial Institution Branch
BSB Number Account Number
Would you like to receive an annual report for the Trust each year?: Yes No (if no selection is made, then an annual report will be forwarded to you each year)

I/We declare and agree that:

(a) I/we have received a complete and unaltered copy of the Product Disclosure Statement.

(b) 1/we have read and understood the Product Disclosure Statement to which this Application Form is attached.

(c) It my/our Application Form is accepted I/we agree to be bound by the Constitution and any successor document or constitution.

(d) 1/we cannot withdraw my/our application except when I/we have such a right under the Corporations Act or if the Manager consents.
(e) All personal information can be dealt with in accordance with the privacy policy referred to in this PDS.

DATE OF APPLICATION / /

D M Y
PLEASE SIGN BELOW
Individual Joint 2 Joint 3
Sole Director/Sole Company Secretary Director/Secretary Director
OFFICE USE ONLY:  Received / / Units Allotted
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Directory

MANAGER

Property Funds Australia Limited
ACN 078 199 569

Office

Level 3

Anzac Square Commercial
200 Adelaide Street
BRISBANE QLD 4000

Phone: (07) 3221 7170
Toll Free: 1800 687 170
Fax: (07) 3221 6729

Email: info@pfaltd.com.au

Postal Address

PO Box 10398
Brisbane Adelaide Street QLD 4000

REGISTRY

Property Funds Australia Limited
ACN 078 199 569

Office
Level 3

Anzac Square Commercial
200 Adelaide Street
BRISBANE QLD 4000

Phone: (07) 3221 7170
Fax: (07) 3221 6729
Email: info@pfaltd.com.au

Postal Address

PO Box 10398
Brisbane Adelaide Street QLD 4000

DIRECTORS OF PROPERTY
FUNDS AUSTRALIA

Robert T Summerton (Non-Executive Chairman)

Christopher A Morton (Managing Director)
Dennis W Wildenburg
Nicholas R Collishaw

Jennifer ] Hutson

AUDITOR

BDO Kendalls
Level 18

300 Queen Street
BRISBANE QLD 4000

CUSTODIAN

Trust Company of Australia Limited
ACN 004 027 749

213 St Pauls Terrace

BRISBANE QLD 4000

TAXATION ADVISER

BDO Kendalls
Level 18

300 Queen Street
BRISBANE QLD 4000

FINANCIAL ADVISER

BDO Kendalls Securities Limited
Level 18

300 Queen Street

BRISBANE QLD 4000

CORPORATE LAWYERS FOR
THE MANAGER

McCullough Robertson Lawyers

Level 11

Central Plaza II

66 Eagle Street
BRISBANE QLD 4000

PFA DIVERSIFIED PROPERTY TRUST






