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This document
This Product Disclosure Statement
(PDS), issued by us, is dated
19 October 2009.
It relates to the Offer of New Units
in the Trust.
This PDS has not been lodged with
ASIC and is not required by the
Corporations Act to be lodged with
ASIC. We will notify ASIC that this
PDS is in use in accordance with
section 1015D of the Corporations
Act. ASIC takes no responsibility
for the contents of this PDS.
No performance guarantee
Neither we, nor the Investment
Manager, nor any of our directors
or associates, guarantee the
performance or success of the
Offer, the repayment of capital
or any particular rate of capital
or income return.
The Custodian makes no
representation regarding, and takes
no responsibility for, the accuracy
or truth of any statement in, or
omission from, any part of this PDS.
No investment advice or
recommendation
We are not authorised to give any
personal financial product advice.
This PDS contains important
information, however it does not
take into account your investment
objectives, financial situation or

Property Lawyers
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60 Margaret Street
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Accounting Advisers
PricewaterhouseCoopers

Important Information
Issuer
The issuer of New Units in the
CorVal Industry House Trust
ARSN 139 802 038 (Trust)
is CorVal Partners Limited
(ACN 130 628 830) (we, us).
We hold an AFS Licence
(Licence No. 326118) and we are
the responsible entity of the Trust.

Responsible Entity
CorVal Partners Limited

particular needs. Accordingly,
before you invest, you should read
this PDS (and any supplementary
PDS and website updates)
carefully and in its entirety, and,
if you consider it necessary or
appropriate, obtain independent
financial and taxation advice about,
whether an investment in the Trust
is suitable for you.
Information
No one is authorised to provide
any information or to make any
representation in connection with
the Offer, which is not contained in
this PDS. No such information or
representation may be relied on as
having been authorised by us.
Electronic PDS
An electronic version of this PDS
appears at www.corval.com.au and
at www.wholesale.nabgroup.com.
If you have received this PDS
electronically, then we will give
you a paper copy free of charge,
on request. Please telephone
Registries Limited on 1300 737 760
or NAB Global Markets Investments
on 1800 652 669.
Availability of Offer
The Offer under this PDS is
available to persons receiving the
PDS within Australia. This PDS
does not constitute and should not
be construed as an offer, invitation
or recommendation by us to apply
for New Units in any state, country,
or jurisdiction where such offer,
invitation or recommendation may
not be lawfully made.
Our website
In places, this PDS indicates that
certain information can be viewed
on our website. You can locate and

view such information by going
to our website. In addition, upon
request, we will provide you with
a paper copy of that information,
free of charge. Where this PDS
indicates certain information is
available on our website, then
we recommend you view that
information before making a
decision whether to invest.
In addition, information contained
in this PDS may change from
time to time. If the change will be
materially adverse to the Offer
and the Offer is still open, then in
accordance with the Corporations
Act, we will issue a supplementary
PDS. However, if the change will
not be materially adverse to the
Offer, then we will not issue a
supplementary PDS. Updated
information will be available from
our website and upon request, we
will provide you with a paper copy
of any updated information free
of charge. We recommend that
you review any additional material
available before making a decision
whether to invest.
NAB disclaimer
Investments in this Trust do
not represent investments in,
deposits with or other liabilities of
National Australia Bank Limited
(ACN 004 044 937) (AFS Licence
No. 230686) (NAB) or any other
member of the NAB group of
companies (NAB Group). Neither
NAB, nor any other member of
the NAB Group, in any way stands
behind the capital value, nor do
they guarantee the performance
of the investment or the underlying
assets in the Trust, or provide
a guarantee or assurance in
respect of the obligations of the

responsible entity or its related
entities. The NAB Group may
provide debt or treasury and
other services to the Trust or
its controlled entities. These
services are provided in various
capacities as a third party provider
and the NAB Group will act if
necessary to protect its interests
ahead of Investors and other
parties. In acting in its various
capacities in connection with
the Trust, NAB will only have
the duties and responsibilities
expressly agreed to by it in the
relevant capacity and will not,
by virtue of acting in any other
capacity, be deemed to have other
duties or responsibilities or be
deemed to hold a standard of care
other than as expressly provided
with respect to each such capacity.
NAB (whether in its individual
capacity or as Equity Arranger)
does not accept any responsibility
for any information or errors
contained in, or omissions from,
this PDS and has not conducted
due diligence or otherwise
separately verified the information
contained in this PDS and makes
no representation, warranty or
undertaking, express or implied,
as to the accuracy, completeness
or suitability of the information
contained in this PDS.

201 Sussex Street
Sydney NSW 2000
www.pwc.com.au

Tax Advisers
Greenwoods & Freehills
MLC Centre
Martin Place
Sydney NSW 2000
www.gf.com.au

Risks
There are risks associated
with investing in the Trust.
See section 6 for more information.
Glossary and photographs
Throughout this PDS certain
defined terms are used. Terms are
defined in section 12. Photographs
are of Industry House, unless
otherwise indicated.

precinct.com.au

Independent Valuers
Colliers International
Consultancy and Valuation Pty
Limited
21-23 Marcus Clarke Street
Canberra ACT 2600
www.colliers.com.au

Custodian
Trust Company Limited
35 Clarence Street
Sydney NSW 2000
www.trust.com.au

Registry
Registries Limited
207 Kent Street
Sydney NSW 2000
Phone: 1300 737 760
www.registries.com.au

Product Disclosure Statement

Letter from our Chairman

Dear Investor,

On behalf of my fellow directors, I am pleased to offer you the opportunity to invest in the
CorVal Industry House Trust.
This Trust represents the first public offering by the recently established CorVal property
funds management business. As the Chairman of this business, I am excited about the
opportunities the team of people behind CorVal will present to investors moving forward.
This is based upon their unique mix of experience, energy and financial strength, combined
with a flexible business model that is focussed upon performance.
Consistent with this message, we have established a simple to understand unlisted trust that
will own a single property asset, namely the state-of-the-art Industry House, located in the
Canberra CBD.
At the building’s opening in November 2006, the then Federal Minister for Industry, Tourism
and Resources, the Hon Ian Macfarlane, hailed Industry House as a “smart building for smart
people” that created new benchmarks for government accommodation in Canberra, along
with setting new standards in energy efficiency, water and waste management initiatives.
Industry House is over 99% leased (by area) to the “AAA” rated Commonwealth Government
through until December 2021, providing office accommodation to both the Department
of Innovation Industry, Science and Research and the Department of Resources, Energy
and Tourism.
Under this offer, we are seeking to raise up to $59.12 million of equity from Investors, subject
to reaching a minimum subscription amount of $37.13 million. Should you decide to invest,
you will be investing alongside an investment vehicle in which Andrew Roberts has a
beneficial interest, that will, dependent upon the level of capital raised, hold at completion
of the Offer an investment in the Trust of between 20% and 49%.
Investment vehicles in which Andrew Roberts holds a beneficial interest have a 50%
ownership interest in the responsible entity, CorVal.
In June 2009, the Trust successfully acquired Industry House for $123 million, which
compares favourably to the recent Colliers International independent valuation of
$134 million dated 31 August 2009 (see section 8).
We are also pleased to report that from both an environmental and an energy efficiency
perspective, Industry House is currently the only building in Canberra to have a 5 star
National Australian Built Environment Rating System (NABERS) rating for energy and
a 4.5 star NABERS rating for water.
Important features of the Trust include:
–– Commonwealth Government leases over 99% of the property area;
–– security of income through a weighted average lease expiry of 12.3 years (by income)
from August 2009;
–– an attractive commencing NTA of $0.95 per New Unit;
–– an initial forecast annualised distribution yield of 8.15% to June 2010, rising to 8.25%
through until June 2011 (subject to the assumptions and risks outlined in this PDS);
–– rental growth from fixed annual rent reviews during the Forecast Period;
–– a structure that is simple to understand, with a level of gearing set at 50% of the
property’s independent valuation;
–– the creation of a $1.2 million sinking fund at commencement of the Trust to meet
future capital expenditure (rather than rely upon further borrowings); and
–– a clearly defined future exit strategy for Investors.
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Letter from our Chairman

In preparing our forecast levels of tax-deferred distributions during the Forecast Period,
we have taken a cautious approach and, in this regard, I encourage you to read section 10
for further details.
As a clear alignment of interest with our Investors, the Investment Manager has elected
to take its annual management fee entitlement for the Forecast Period by way of units in
the Trust.
Over the last month or so, we have sought feedback from advisers and investors as to
what they are looking for from property fund managers. In support of this, we are pleased
to provide Investors with a number of key commitments in terms of what we will and won’t
do as the responsible entity of the Trust (see section 3.3 for further details).
In considering an investment in the Trust, please read this PDS carefully, in particular section 6,
and consult your financial and taxation advisers to determine if it is appropriate for your
objectives, financial situation and needs.
On behalf of the directors, I look forward to welcoming you as an Investor in the Trust.
Yours faithfully

Kevin Neville
Chairman
CorVal Partners Limited

02
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Section 1
Offer Overview
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Offer Overview

This section provides only a summary of the key features of the Offer. Make sure you read the whole PDS.
Feature

Overview

The property

Industry House is a 14 storey commercial office building located in Canberra’s
CBD. Construction was completed in 2006. The building currently has a
NABERS 5 star energy rating and a 4.5 star water rating.

4

Purchase price

$123.0 million (June 2009).

4

Valuation

$134.0 million (August 2009).

8

Revaluation policy

Independently revalued as at 30 June each year.

Weighted average lease
expiry (by income)

12.3 years as at 31 August 2009.

4

Major tenant

The Commonwealth Government (99% by area).

4

Investment being offered New Units in the Trust which owns the property known as Industry House. If you
invest, you will therefore participate in the returns generated from Industry House.

Refer to section

11.14

2.1

Minimum investment
amount

$10,000, then in increments of $5,000.

2.4

Undertakings

We will not:

3.3

–– list the Trust on the ASX;
–– acquire (directly or indirectly) any further property assets, including listed
property securities, within the Trust;
–– staple or merge the Trust with another entity; or
–– change the fee structure of the Trust from the fee structure disclosed in
section 7.
Initial NTA per New Unit

As at the close of the Offer is expected to be approximately $0.95.

Amount being raised

The Offer is to raise between $37.13 million (the minimum which must be raised)
and $59.12 million (the maximum that will be raised). Oversubscriptions will not
be accepted. The price for New Units under this Offer is $1.00 per New Unit.

Use of Offer proceeds

The money raised under the Offer will be used as follows:
–– to reduce gearing (borrowings) by $13 million;
–– to redeem a portion of the Existing Units (currently held by the
Existing Investors);
–– to provide the Trust with a $1.2 million capital expenditure sinking fund,
thereby minimising any future need to increase borrowings to fund
property capital expenditure;
–– to meet the costs of the Offer; and
–– to provide the Trust with a commencing working capital balance of
approximately $0.3 million.

9
2.2

2.2, 9
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Feature

Overview

Existing Investors

The Existing Investors provided the equity capital which enabled the Trust to
buy Industry House in June 2009. They hold all of the Existing Units.

Refer to section

2

The Existing Units are a separate class from the New Units. The rights attaching
to Existing Units are identical to New Units issued pursuant to this PDS,
other than the fact that as explained in section 11.3, NAB’s equity arranging
fee (explained in section 7.4(f)) will not impact Existing Units (because it is an
expense associated with this Offer).
The result is that the entitlement of each Existing Unit on issue to the net sale
proceeds upon winding up of the Trust is likely to be slightly higher than the
entitlement of each New Unit, reflecting the fact the NAB equity arranging fee
is allocated against New Units only.
One Existing Investor (an investment vehicle in which Andrew Roberts has a
beneficial interest) will be an investor in the Trust at completion of the Offer and,
depending on the amount raised under this PDS, will own between:
–– 20% (if we raise the maximum amount of $59.12 million); and
–– 49% (if we raise the minimum amount of $37.13 million),
of the total Units on issue.
Investment vehicles in which Andrew Roberts holds a beneficial interest have
a 50% ownership interest in the responsible entity, CorVal.
Borrowings

A major Australian bank provided the debt finance which enabled the Trust to
acquire Industry House. The base interest rate payable on the finance facility is
the 90 day bank bill swap bid rate (BBSY), and subject to final documentation
being agreed with the bank, the finance facility will have a line fee of 2% per
annum. However, the base interest rate (excluding the line fee) has been capped
at 5% per annum through until June 2012.

3.4–3.7

There is no re-draw capacity under the loan facility.
Gearing ratio

The Trust’s commencing gearing ratio will be approximately 50% after the Offer
closes, regardless of the number of New Units issued pursuant to this PDS.

3.5

The maximum gearing covenant under the bank loan facility, which is
determined based upon the level of Trust debt as a percentage of the
property’s value, is set at 60%.
Interest cover ratio

The interest cover ratio for the Trust is expected to be:
–– 2.35 times for the six months to 30 June 2010; and
–– 2.22 times for the financial year to 30 June 2011.
The minimum permitted interest cover ratio covenant under the Trust’s loan
facility, subject to final documentation being agreed with the bank, is:
–– 1.85 times for the six months to 30 June 2010; and
–– 1.85 times for the financial year to 30 June 2011.

3.6

CorVal Partners Limited
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Offer Overview

Feature

Overview

The key risks

There are risks associated with investing in the Trust.

Refer to section

6

Distributions are not guaranteed and neither are any capital returns.
The forecast distributions detailed in this PDS are not promised nor
guaranteed by us or by anyone else.
Section 6 provides more detail in relation to the risks of investing but, as
examples, some of the main risks include:
–– no diversification
this is a single-asset investment and, Industry House is almost entirely
leased to one tenant (the Commonwealth Government).
–– capital value
the value of commercial property can go down as well as up.
–– debt covenants
the existing loan facility with the bank contains a number of covenants which,
if breached, would allow the bank to retain property income and in certain
circumstances, force a sale of Industry House.
–– debt refinancing
the existing loan facility with the bank expires in June 2012. There is a risk
that new finance may not be obtained at that time, or that it may not be
obtained on the same or better terms.
–– no liquidity
you will not be able to withdraw from the Trust during its life.
Distribution policy

Paid quarterly to Unitholders, within four to six weeks of the end of each
calendar quarter.

2.6

The first distribution following the close of the Offer is expected to be from the
Allotment Date to 31 March 2010.1
Distributions will be paid from realised income. It is not intended the Trust will
use any borrowings to pay distributions.
As at the date of this PDS, there will not be a distribution reinvestment facility.
Forecast distributions2

–– 8.15% per annum (annualised) for the six month period to 30 June 2010; and
–– 8.25% per annum for the financial year to 30 June 2011.

9

The forecasts are not promised nor guaranteed. See section 9 for more
information, including the assumptions on which the forecasts have been based.
Notes:
1.	However, should the Offer be extended past the expected Closing Date, with New Units being issued at different times, then it is possible we may
declare interim distributions before 31 March 2010.
2.	The forecast distribution yields will be the same if either the minimum or maximum subscription is achieved.

Product Disclosure Statement
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Feature

Overview

Tax deferral

The percentage of distributions forecast to be tax-deferred is:

Refer to section

9, 10

–– 35% for the six month period to 30 June 2010; and
–– 40% for the financial year to 30 June 2011.
We have applied for a private ruling from the ATO which, if successful,
will mean the percentage of tax-deferred distributions will be higher during
the Forecast Period. The forecast tax-deferred percentages if the ruling
is obtained are as follows:
–– 100% for the six month period to 30 June 2010; and
–– 95% for the financial year to 30 June 2011.
There is no guarantee a private ruling will be granted by the ATO, however,
based on advice we have received, we consider there are strong prospects
the ATO will accept the position put forward in our application (see section 10.2
for further detail).
Fees and costs

There are fees and costs payable by the Trust to us, the Investment Manager,
NAB as equity arranger and to consultants who have assisted us with the Offer.
Ongoing annual costs will also be payable in relation to the administration of
the Trust.

7

The fees payable by the Trust to us are:
–– a property acquisition fee of 1.51% of the property’s purchase price;
–– an ongoing management fee of 0.5% per annum of the gross value of
Trust assets (payable to the Investment Manager, in units instead of cash,
during the Forecast Period);
–– a property sale fee of 2.0% of the gross sale price of the property
(from which we pay any external agent selling fee);
–– a performance fee payable on sale of Industry House equal to 20% of the
amount by which Unitholders’ IRR exceeds 10%; and
–– a removal fee if we are removed as responsible entity of the Trust equal to
1.0% of the gross value of Trust assets at the time plus any deferred and
accrued fees or expenses and any accrued performance fee (based on
the value of Industry House on the day before our removal takes effect).
Tax information

Section 10 contains some general information about tax. Before investing,
you should obtain your own independent tax advice, taking into account
your own circumstances.

10

Expected term of
this investment

The term of the investment is expected to be between five and seven years,
unless, on our recommendation, Unitholders:

2.9

–– agree to sell the property earlier; or
–– agree to defer the sale for a period of up to an additional two years.
See section 2.9 for further details on the required level of Unitholder support
we need to either sell the property early or to extend the term of the investment.
Unitholders may also direct us to sell the property, or they may of their own
accord decide to wind-up the Trust, at any time.

CorVal Partners Limited
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Feature

Overview

Refer to section

Withdrawal rights

You will not have a right to withdraw your investment during the life of the Trust.
This is a fixed-term investment with no ongoing liquidity.

The responsible
entity and issuer
of the New Units

CorVal Partners Limited (ACN 130 628 830) (AFS licence no 326118).

5

Investment Manager

CorVal Management Pty Ltd (ACN 139 792 626), a company related to
the responsible entity.

5

Custodian

Trust Company Limited (ACN 004 027 749) (AFS licence no 235148).

Related party
transactions

We have a related party transactions policy to ensure that any actual or potential
conflicts of interest are identified and appropriately dealt with.

11.1

Cooling-off

As an investment in the Trust is an illiquid one, you will not have any cooling-off
rights after you invest.

11.8

Complaints

We have a procedure for handling any complaints. We are also a member
of the Financial Ombudsman Service, an independent external dispute
resolution organisation.

11.9

Superannuation investors Superannuation funds are able to invest in the Trust, subject to their own
investment criteria.

Important dates1
Offer open date

The date of this PDS

Expected Closing Date

11 December 2009

Expected Allotment Date2

Within 14 days of the Closing Date

First distribution period

Allotment Date to 31 March 2010

3

Notes:
1. These dates are indicative only and we may change them without notice.
2.	However, if the minimum required equity raising of $37.13 million is achieved before the expected Closing Date, we may issue New Units
to successful Applicants within 14 days after that amount has been raised, and then keep the Offer open to raise up to $59.12 million
(continuing to issue New Units to successful Applicants within 14 days after their applications are accepted). We will not issue any New Units
under this Offer until the minimum required equity raising has been achieved.
3. We may declare interim distributions during this period if the Offer is kept open beyond the expected Closing Date.

2.7

3.1

09

Section 2
Offer Details

2
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Offer Details

2.1 The Offer
This PDS offers investment in the Trust through the holding
of New Units.
By holding New Units, you will share in the income generated
from Industry House. When the property is eventually sold,
you will then participate in the net proceeds from that sale.
2.2 Amount being raised and how it will be used
We are seeking to raise equity of up to $59.12 million under this
PDS. The minimum amount we need to raise is $37.13 million.
This is to ensure that new Investors who invest under this PDS
are not left in an overall minority ownership in comparison to
the Existing Investors.
If the minimum amount of $37.13 million is not raised by the
Closing Date, then your Application Money (without interest
earned on the Application Money while it is held on behalf
of the Trust, which will be kept by the Trust) will be returned
to you, within 14 days.
Oversubscriptions will not be accepted.
The money raised under the Offer will be used to:
–– reduce gearing (borrowings) by $13 million;
–– redeem a portion of the Existing Units currently held
by the Existing Investors;
–– provide the Trust with a $1.2 million capital expenditure
sinking fund, thereby minimising any future need to
increase borrowings to fund property capital expenditure;
–– meet the costs of the Offer; and
–– provide the Trust with a commencing working capital
balance of approximately $0.3 million.

2.3 Closing
The Offer is expected to close on 11 December 2009.
However, we reserve the right to close the Offer earlier than the
Closing Date, or to extend the Closing Date, in our discretion
and without notice to you.
2.4 Application price and minimum investment amount
New Units under the Offer are priced at $1.00 each.
The minimum amount you must invest is $10,000, and
then in increments of $5,000. We reserve the right to
accept applications for lower amounts, at our discretion.
2.5 Allotment of New Units
If your application is accepted by us, then we expect to
issue New Units to you within 14 days after the Closing Date.
However, if the required equity raising of $37.13 million
is achieved before the expected Closing Date, then we may
issue New Units to successful Applicants within 14 days after
that amount has been raised and then keep the Offer open
to raise up to $59.12 million (continuing to issue New Units to
successful Applicants within 14 days after their applications
are accepted). We will not issue any New Units under this
Offer until the minimum required amount has been raised.
2.6 Distributions
You can expect to receive distributions from the Trust quarterly,
within four to six weeks after the end of each calendar quarter.
Distributions will be paid in cash via electronic funds transfer.
Distributions will be paid from realised income. We do not
intend to pay any distributions from borrowings, nor do we
intend to offer a distribution investment facility.

In considering the amount to be raised and how these funds
are expected to be applied, the following should be noted:

Section 9 contains information about the forecast distributions
from the Trust. Distributions are expected to be as follows:

–– there was no requirement from the bank to reduce the
Trust’s existing borrowings. We have elected to do this to
provide a commencing 10% margin between the Trust’s
initial gearing level of 50% following the close of the Offer
and the maximum expected gearing covenant under the
loan agreement of 60%; and
–– one of the Existing Investors will remain as a significant
Unitholder in the Trust, holding between 20% and 49%
of the total issued Units.

–– 8.15% per annum (annualised) for the six month period
to 30 June 2010; and
–– 8.25% per annum for the financial year to 30 June 2011.
A proportion of distributions are expected to comprise
tax-deferred amounts, as follows:
–– 35% for the six months to 30 June 2010; and
–– 40% for the financial year to 30 June 2011.

This is summarised in the following table:

Existing Investors
Investors (under this PDS)
Bank debt

As at the
date of the PDS

After Offer close
(minimum subscription)

After Offer close
(full subscription)

100.0%

49.0%

20.0%

0.0%

51.0%

80.0%

$80.0 m

$67.0 m

$67.0 m

Product Disclosure Statement
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2.7 Illiquid investment
You will not have any right to withdraw your money from the
Trust. This is an illiquid investment and we do not expect to
make any withdrawal offers.

On 1 October 2009, we applied for a private ruling from
the ATO which, if successful, will mean the percentage of
tax-deferred distributions will be higher during the Forecast
Period. The forecast tax-deferred percentages if the ruling
is obtained are as follows:
–– 100% for the six month period to 30 June 2010; and
–– 95% for the financial year to 30 June 2011.

Therefore, once your application has been accepted, you
should expect your investment will remain in the Trust until
the property is sold and the Trust is wound up.

There is no guarantee a favourable ruling will be granted by
the ATO. However, based on advice we have received, we
consider there are strong prospects the ATO will accept the
position put forward in our application (see section 10.2 for
more information).

There will not be any established secondary market for the sale
of Units. If you want to sell your New Units, then under the law
there are certain restrictions placed on us in relation to the level
of assistance we can give you. Subject to those restrictions,
we will endeavour to assist you should you wish to sell.

The forecasts summarised in this section are not promised
nor guaranteed, and you should consider them in the context
of the assumptions and other information in sections 9 and
10 and the risks in section 6.

Under the Constitution, we have discretion to refuse to
register any transfer of Units.
2.8 How you can invest
Applications to invest must be made by completing the
Application Form which accompanies this PDS.
The Application Form should be completed in accordance
with the instructions in section 13.

2.9 Expected investment term
Subject to any proposal put forward by us or the Unitholders, the expected term of the Trust is between five and seven years
from the Allotment Date.
Importantly, any proposal to sell the property before this five to seven year term, or conversely, to extend the Trust term
beyond seven years, requires us to:
–– convene a meeting of Unitholders;
–– send you meeting materials that will allow you a period of time to properly consider the proposal; and
–– hold the meeting, at which the required level of Unitholder support (see table below) for the respective proposal must
be obtained.
Details of the required levels of Unitholder support are outlined below:
Proposal

When1

Required Unitholder support

1–3 years

75% (by value) of those Unitholders that do vote

4–5 years

50% (by value) of those Unitholders that do vote

Any time

75% (by value) of those Unitholders that do vote

1–3 years

75% (by value) of those Unitholders that do vote

Year 4 onwards

50% (by value) of those Unitholders that may vote

Any time

Either:3

CorVal proposes
The early sale of the property:
To extend the Trust term
beyond seven years
Unitholders propose
The early sale of the property:
Wind-up the Trust, and
therefore, sell the property2

–

50% (by value) of those Unitholders that may vote; or

–

75% (by value) of those Unitholders that do vote

Notes:
1. From the Allotment Date.
2.	The investment vehicle in which Andrew Roberts has a beneficial interest that will hold Existing Units in the Trust on completion of the Offer will not
initiate a proposal to wind-up the Trust during the first three years from the Allotment Date.
3.	The reason why there are two different options here is because one is available under the Corporations Act and one is available under the Constitution.
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Section 3
The Trust

3
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3.1 Structure
The Trust is an unlisted unit trust, registered with ASIC as
a managed investment scheme. We are the responsible
entity and we have appointed the Investment Manager to
oversee the management of the Trust and the property.
Prior to the Allotment Date, legal title to all Trust property
will be transferred to the Custodian.
The Trust is already the owner of Industry House. The funds
for the purchase were obtained from the Existing Investors
and through the bank debt finance.
Please also see section 11.3 for information about
the Constitution, including some information about
the Existing Units.
3.2 Purpose and strategy
The Trust will not acquire any other properties or make any
other investments.
Our aim, through the Trust, is to provide you with:
–– an investment in a single commercial property
asset, through a simple unlisted structure geared to
approximately 50% of the independent property valuation;
–– quarterly distributions paid within four to six weeks of the
end of each quarter;
–– a clear defined exit strategy; and
–– timely and informative communication to Investors
and their advisers.
3.3 Undertakings
We undertake to not:
–– list the Trust on the ASX;
–– acquire (directly or indirectly) any further property assets
or property securities;
–– staple or merge the Trust with another entity; or
–– change the fee structure of the Trust from the fee
structure disclosed in section 7.
We also undertake to comply with the restrictions and other
controls explained in section 2.9.
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3.4 Borrowings
The Trust has an existing loan facility in place with the
bank which was used to help fund the acquisition of
Industry House in June 2009. The loan facility is due to
expire in June 2012, which we will seek to refinance prior
to this date.
Shortly after the Closing Date, the loan facility will be
reduced by $13.0 million to a balance of $67.0 million,
which will be the new facility limit.
Security for the borrowings is limited to:
–– a mortgage over the property; and
–– a fixed and floating charge over the assets of the Trust.
The bank’s security is therefore limited to the Trust’s assets
and the property and we (as responsible entity) are the
borrower. You do not have personal liability to the bank
for the loan facility.
However, it should be noted that amounts owed to the bank
and other creditors of the Trust will rank before the interests
of all Unitholders.
3.5 Gearing ratio
After the Closing Date, the Trust’s gearing ratio (being the
Trust’s total interest bearing liabilities divided by the value
of its assets) will be approximately 50%.
This is 10% below the maximum expected 60% gearing ratio
allowed under the loan facility. Based upon a loan balance of
$67 million, the value of the property would need to decrease
by $22 million (16.4%) from its current value to breach the
60% gearing covenant.
A higher gearing ratio for a property trust means a higher
reliance on external liabilities (primarily borrowings) to finance
the trust’s assets. This exposes the trust to increased costs
and risks if interest rates rise or the value of the trust’s assets
fall. A more highly geared trust has a lower asset buffer to
rely upon in times of financial stress.

CorVal Partners Limited
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3.6 Interest Cover Ratio (ICR)
The ICR for the Trust is expected to be:
–– 2.35 times for the six months to 30 June 2010; and
–– 2.22 times for the financial year to 30 June 2011.
This is calculated by dividing the Trust’s forecast earnings
before interest, tax, depreciation and amortisation (EBITDA)
excluding any unrealised gains and adding any unrealised
losses, by the Trust’s forecast annual interest expense for
the relevant period.
An ICR is a measure of how many times loan interest is
covered by the Trust’s EBITDA. A property trust’s interest
cover is a key indicator of its financial health. The lower the
interest cover, the higher the risk that the trust will not be
able to meet its interest payments. A trust with a low interest
cover only needs a small reduction in earnings (or a small
increase in interest rates or other expenses) to be unable
to satisfy its ICR.
The minimum expected permitted ICR covenant under the
Trust’s loan facility is:
–– 1.85 times for the six months to 30 June 2010; and
–– 1.85 times for the financial year to 30 June 2011.
3.7 Interest rate cap
In June 2009, the Trust entered into a 5.0% base interest rate
cap arrangement for a three year period to 30 June 2012.
The base interest rate under the cap is the 90-day BBSY.
This means that up until June 2012, due to the interest rate
cap, the Trust will pay base interest (excluding the interest
rate line fee) on its loan balance at a rate equal to the
lesser of:
–– the actual 90-day BBSY rate; or
–– 5.0% per annum.
The Trust will also pay an additional 2.0% per annum interest
rate line fee on its loan balance under the loan facility to
provide a maximum interest and line fee cost of 7.0% per
annum through until June 2012.

As at 9 October 2009, the 90-day BBSY rate is approximately
3.75%, and therefore, the interest and line fee as at the date
of this PDS is 5.75%. It should be noted the BBSY is a floating
figure and therefore no assurance is or can be given as
to its future level.
Please refer to section 9 for a sensitivity analysis in relation
to movements in the BBSY rate.
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4.1 Introduction
Industry House is a landmark commercial office building
completed in late 2006. It is located in the Canberra CBD,
close to major retail, hospitality and office developments.

The property’s tenancy profile is dominated by two 15-year
leases for over 99% of the building tenancy area to the
Commonwealth of Australia through until December 2021.

The property comprises 25,009 square metres of net lettable
area spread over a basement, ground floor, ten upper levels
of office accommodation and three levels of car parking.

The contemporary construction and design of the property
include features that enhance the indoor environment,
operational efficiency, external aesthetics and overall
sustainability of the building.

The overall site area of 4,380 square metres has a
rectangular shape with frontages to Binara Street,
Akuna Street and City Walk.

Industry House is currently the only building in Canberra to
have a 5 star NABERS rating for energy and a 4.5 star rating
for water.

4.2 Property snapshot
Purchase price

$123.0 m

Valuation

$134.0 m

Valuer

Colliers International

Valuation date

31 Aug 09

Occupancy

100.0%

Weighted average lease expiry (by area)

12.3 years

Weighted average lease expiry (by income)1

12.3 years

1

$9.72 m

Net passing income2
Site area (sq m)
Net lettable area (sq m)

4,380 sq m
25,009 sq m
office – 24,789 sq m
retail – 220 sq m

Car bays
Motorcycle bays
Capitalisation rate
Discount rate
Notes:
1. As at 31 August 2009.
2. The net passing income will increase to $10.05 million as at 1 January 2010 (excluding any forecast profit on after-hours air conditioning).

262
24
7.375%
9.50%
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4.3 Market snapshot
Investor confidence in the Canberra office market has
improved throughout 2009, based upon the sale of the
Edmund Barton Building in Barton for $186 million and
the impending sale of the Australian Taxation Office
Building for approximately $200 million.
Prime office buildings such as these have been well sought
after from both international and national institutions, based
upon the security of long-term government leases.
The Canberra office market, at approximately 2.0 million
square metres, is the third largest office market in Australia,
behind Sydney and Melbourne respectively.
The market is segmented into three major precincts, being:
–– CBD/Civic at 610,000 square metres, of which
approximately 65% is leased to the public sector;
–– the airport precinct (which is privately owned by a local
developer) at approximately 150,000 square metres; and
–– various town centres located in the greater Canberra
area (e.g. Woden).
The current vacancy rate within the Canberra office market
is 9.2%, which compares to vacancy rates within the Sydney,
Melbourne and Brisbane office markets of 7.7%, 4.8% and
10.7% respectively.
Within the Canberra CBD/Civic office market, the vacancy
rate is approximately 8.5%, which is uncharacteristically high
in comparison to the 10-year historical average up to July
2009 of approximately 4.5%.
Approximately 65% of the vacancies within the Canberra
CBD/Civic office area is in secondary grade buildings,
which is largely due to:
–– reduced demand for office space as a result of
government initiatives to improve efficiencies and
achieve associated cost reductions; and
–– Government policy requiring buildings tenanted by
Commonwealth agencies to achieve a minimum
NABERS rating of 4.5 stars.
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4.4 Property location
Canberra is a totally planned city, designed as the political
and administrative centre of the Commonwealth Government.
It is the seat of the Federal Government and the base of
most Commonwealth Government departments.
The City or Civic commercial area of Canberra is regarded
as the Canberra CBD precinct, and is located approximately
three kilometres north of Capital Hill (Parliament House).
The City is the main business and retail focus of Canberra,
containing major retail developments and providing the
most significant office developments. The City also includes
theatre, convention centre facilities and hotels.
Industry House is located toward the eastern section of
the CBD and has frontage to the southern side of Akuna
Street, northern side of Binara Street, eastern side of
City Walk and the western side of an adjoining older
style commercial building.
Surrounding developments include the Casino to the south,
Canberra Centre to the north and mixed-use developments
along City Walk. Glebe Park is also within close proximity
to the east and the National Convention Centre is within
400 metres to the south. The City bus interchange is within
400 metres to the north and the GPO is within 700 metres
to the north-west.
4.5 Property history
Industry House was originally developed in a joint venture
between two Canberra-based groups. Upon completion
of the development, the joint venture sold the property
to the AMP Wholesale Office Fund for $151.5 million in
September 2006.1
In June 2009, the Trust, then controlled by an investment
vehicle in which Andrew Roberts has a beneficial interest,
purchased Industry House from the AMP Wholesale Office
Fund for $123 million.
Note:
1.	Knight Frank Canberra Office Market Review (May 2007)
knightfrankcommerical.com.au.

CorVal Partners Limited
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4.6 Tenancy information
Industry House has three tenants, with two leases to the Commonwealth of Australia for over 99% of the building tenancy
area, through until December 2021.
The two other tenancies within the property are a café and a not-for-profit organisation.

% NLA

Lease
expiry

Rent
reviews

95.90

Dec 21

Annually*

Child care

3.20

Dec 21

Annually*

CSD Enterprises Pty Ltd

Café

0.60

Dec 21

Annually

Canberra CBD Limited

Office

0.30

May 13

Annually

Tenant

Use

Commonwealth of Australia

Office

Commonwealth of Australia

100.00
Fixed at 3% with CPI review every five years.

Chart 1: Lease expiry profile (% of NLA)
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Year ending 31 December

2021

2020

2019

2018

2017

2016

2015

2014
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2011
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0.3

0
Vacant
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*
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4.7 Commonwealth of Australia rent review
Rent reviews under the Commonwealth of Australia leases
provide for fixed rental increases of 3% per annum in January
of each year through until lease expiry, except in January
2012 and January 2017.
In January 2012 the base rent is adjusted for the difference
between the base rent growing at 3% per annum and the
base rent growing at CPI growth rate plus 1.25% per annum
for the period from rent commencement under the lease to
December 2011.
In January 2017 the base rent is adjusted for the difference
between the base rent growing at 3% per annum and the
base rent growing at CPI growth rate plus 1.125% per annum
for the period from January 2012 to December 2016.
These rent reviews do not contain a ratchet clause that
prevents the rent from decreasing upon review. This would
happen should the rental growth calculated on the basis
of 3% per annum growth be greater than the rental growth
calculated on the basis of CPI growth rate plus 1.25%
per annum or CPI growth rate plus 1.125% per annum
(as applicable) over the respective rent review periods.
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It is not possible to determine what the future rental
adjustments may be, up or down, at the January 2012 and
January 2017 rent reviews, as this depends upon the future
level of CPI.
Chart 2 helps explain (for illustrative purposes only) how the
January 2012 rent review works.
In the course of conducting due diligence enquiries on the
property prior to its purchase, a typographical error was
discovered in the Commonwealth Government leases.
The impact of this error, if not fixed, is a risk that the
rent payable by the Commonwealth Government could
possibly decrease from the 2017 rent review onwards.
Proposed lease variation documents are currently with the
Commonwealth Government which, if signed, will rectify the
error. We are hopeful these will be signed, although there is
no guarantee this will happen. The Trust has the benefit of a
limited cash reserve from the property’s vendor, should the
error not be fixed.
The size of the cash reserve is subject to a confidentiality
agreement entered into with the property vendor, and subject
to the future level of CPI, may protect the financial position
of the Trust in the event the lease variation documents are
not executed by the Commonwealth Government.

Industry House

CorVal Partners Limited
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4.8 Building efficiency
The National Australian Built Environment Rating System
(NABERS) is the industry standard for measuring and
benchmarking the environmental performance of existing
Australian buildings. It is managed nationally by the NSW
Department of Environment, Climate Change and Water
on behalf of state, federal and territory governments.

Industry House has achieved NABERS ratings of 5 stars for
energy and 4.5 stars for water use.
Ecologically sustainable development initiatives incorporated
into Industry House include:

NABERS provides an accurate, comparable measure of
a building’s performance and can be used to measure a
building’s operational energy and water efficiency, indoor
environment quality and waste recovery. A NABERS rating
is valid for one year.
The NABERS suite of rating tools measures performance
on a scale of 1 to 5 stars, with 2.5 stars representing market
median performance.
A 5 star rating demonstrates market leading performance,
while a 1 star rating means the building is performing below
median market practice and has considerable scope for
improvement.

–– very good natural light penetration;
–– sensor lighting with motion detectors within meeting and
board rooms;
–– Digital Addressable Lighting Interface (DALI) included in
the building design and construction;
–– automatic daylight harvesting employed on two rows of
perimeter lights on each floor;
–– Tridonic Smart LSII sensors are fitted providing automatic
dimming to compensate for the amount of natural light;
–– lux detectors to enhance natural light harvesting;
–– double glazed and tinted windows;
–– satin mirror and stainless steel finishes at the lobby foyer
and passages designed to carry light to the interior; and
–– extra high efficiency chillers used in conjunction with
plant room air handlers to reduce air requirements
by approximately 30%.

Chart 2: Commonwealth Government 2012 CPI rent review (illustration only)
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14.2

% increase/(decrease)
from 2011 to 2012

12

10.9

7.7

8
4.6

4
1.5

0
(1.6)

(4)

0%

1%

2%

3%
CPI growth assumption

4%

5%

Notes:
1.	This illustration has been prepared for indicative purposes to explain the Commonwealth Government 2012 CPI rent review. It is not a forecast
of future inflation or the adjusted rent level after the CPI review.
2. The calculations of the base rental growth from 2011 to 2012 have:
– used the actual CPI growth figures for the periods September 2006 to September 2007 and September 2007 to September 2008;
–	made CPI growth assumptions as shown above for the CPI growth figures for the periods September 2008 to September 2009,
September 2009 to September 2010 and September 2010 to September 2011.
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5.1 CorVal
We are a specialist property funds management group,
licensed by ASIC to act as the responsible entity of the Trust.
CorVal’s business is to:
–– develop uncomplicated unlisted property funds,
housing quality property assets;
–– leverage off the historic experience and market position
of our stakeholders to source those assets;
–– focus upon delivering long-term real performance to
our investors; and
–– co-invest alongside our investors, thereby maintaining
a material alignment of interest.
CorVal is the sole property business focus of our
shareholders and executive directors.
Our business has a number of key competitive advantages,
including:
–– the ability to move quickly to acquire property assets,
through the financial strength of our major shareholder;
–– a disciplined business model that is focused upon
performance, rather than growing or maintaining funds
under management;
–– an emphasis on recycling investor capital, by aiming to
sell property assets when considered most appropriate
to do so; and
–– the capacity to respond to the property investment
preferences of our investors, with respect to the creation
of unlisted property funds.
5.2 Directors and shareholders
5.2.1 Directors
Kevin Neville – Non-Executive Chairman
Kevin is the Managing Partner of Moore Stephens,
Accountants and Advisors, in Melbourne and former
Chairman of Moore Stephens Australasia. Kevin has over
30 years of professional accountancy experience and has
been an audit partner with Moore Stephens since 1985.
He is now responsible for the firm’s performance and
compliance with its corporate governance obligations.
Kevin has worked extensively in a wide range of areas
including the manufacturing, tourism, leisure, property funds
management and financial services sectors. He is recognised
as an expert in listed, public and large proprietary companies
and management investment schemes. He has consulted
extensively on capital raisings, due diligence and corporate
governance and compliance committee engagements.

His standing within the accounting profession is
highlighted by his former membership of the Australian
Auditing & Assurance Standards Board and the Victorian
Divisional Council of the Institute of Chartered Accountants
in Australia.
Ian O’Toole – Executive Director
Ian is a joint principal of CorVal and has over 25 years
experience in the Australian property industry.
Ian has extensive experience in the acquisition, due diligence,
asset management and development of property portfolios
of up to $7 billion in value, through various senior positions
held within ING Real Estate, Brookfield Multiplex and other
Australian property groups.
Since leaving Brookfield Multiplex in 2007, Ian has been
working with Andrew Roberts on the procurement of
property assets, of which Industry House was one and
the new Australian Red Cross Blood Service NSW/ACT
headquarters, which is currently under construction,
is the other.
Within the CorVal business, Ian is responsible for the
acquisition and overall performance of property assets
held within property funds.
An investment vehicle in which Ian has a beneficial interest
owns a 25% ownership interest in CorVal.
Rob Rayner – Executive Director
Rob is a joint principal of CorVal and has over 20 years
experience in the Australian financial services and
property industry.
Rob has a wide-ranging background in the property funds
management industry, and has been involved with the
re‑structuring, establishment and on-going management of
over $3 billion in funds, through senior positions held with
Armstrong Jones (prior to being acquired by ING Real Estate)
and Brookfield Multiplex.
Rob was also responsible for the successful establishment
of the Acumen Capital funds management business in 2000
prior to its acquisition by the Multiplex Group in 2003 to form
that group’s funds management platform.
Within the CorVal business, Rob is responsible for the
creation and marketing of new funds, together with the
ongoing management and investor communications for
these funds.
An investment vehicle in which Rob has a beneficial interest
owns a 25% ownership interest in CorVal.
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5.2.2 Other shareholders
Andrew Roberts – Investment vehicle 50% shareholder
Andrew is the eldest of three siblings within the
Roberts family, who were the founders and largest
shareholder of the ASX-listed Multiplex Group, prior to
its takeover by the North American based Brookfield Asset
Management. As part of this takeover, the Roberts family
shareholding in Multiplex Group was sold for approximately
$1.1 billion, following which the group was renamed
Brookfield Multiplex.
Prior to the takeover, Andrew was the Chief Executive Officer
of the Multiplex Group, a position he held since the company
was first listed on the ASX in December 2003.
Since the takeover of the Multiplex Group was completed
in August 2008, Andrew has focused on his personal
investment strategy and the creation of the CorVal business
in conjunction with Ian O’Toole and Rob Rayner.
Andrew will not have any day-to-day involvement in the
CorVal business. CorVal intends to seek the support of
Andrew for the future acquisition of quality property assets.
Investment vehicles in which Andrew Roberts holds a
beneficial interest have a 50% ownership interest in CorVal.
The Existing Investors are entities associated with
Andrew Roberts. Depending on the level of funds
raised under the Offer, one of the Existing Investors in
which Andrew Roberts has a beneficial interest will hold
at completion of the Offer between 20% and 49% of
total Units on issue.
5.3 CorVal and the Investment Manager
The Investment Manager, CorVal Management Pty Ltd,
is a company related to us. It was established to act as
investment manager for the Trust.
The Investment Manager has been appointed under a
management agreement (a summary of which is included
in section 11.3). Its role is to, on a day to day basis, oversee
the management of both the Trust and the property.
The services to be provided by the Investment Manager
include preparing and keeping accounting and other records
for the Trust, preparing reports to Investors and overseeing
the performance of the Custodian.

In return, the Investment Manager is entitled to receive
an ongoing management fee from the Trust (detailed in
section 7). However, until 30 June 2011 (the end of the
Forecast Period), the Investment Manager has undertaken
to receive units (in the same class as Investors), in lieu of
cash, for its management fee. These units will be issued to
the Investment Manager (at a price equal to the NAV per
unit at the time) after the end of the relevant financial
year, following finalisation of the Trust’s audited financial
statements. The Investment Manager will receive units
equal in value to the equivalent dollar amount it would have
received if it had been paid in cash. After the Forecast
Period, the Investment Manager may take its ongoing
management fees in units or cash.
The Investment Manager will not receive the other fees
summarised in section 7.2, such as any performance fee
or the property sale fee. These other fees will be paid to
us (CorVal), except for the equity arranging fee, which will
be paid to NAB.
See section 7 for more information on the Trust’s fee
structure, including the management fee.
If we are removed or retire as responsible entity of the Trust
(and are replaced by a new responsible entity which is not a
related body corporate of us), then the Investment Manager
will also automatically be removed and the management
agreement will terminate.
5.4 CorVal business model
Our business model is to remain focussed upon the core
functions of:
––
––
––
––
––

asset acquisition/disposal;
capital management;
asset and fund management;
treasury; and
investor marketing/communications.

All other non-core functions, such as custody, registry
and property management, will be outsourced to
industry experts.
This allows us to:
–– create an operating environment that is best placed to
maximise performance and, therefore, investor returns;
–– gain access to superior technology and specialist skills
in non-core functions; and
–– maintain our independence through contractually
agreed performance hurdles monitored by service
level agreements.
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Like any investment, there are risks associated with investing
in the Trust. By their very nature, the risks involved with
property investments cannot be exhaustively categorised.
There are a number of risk factors that could affect the
performance of the Trust, the level of income distributions
and the repayment of your capital. Many risk factors fall
outside our and the Investment Manager’s control and
cannot be completely mitigated.
The following is a non-exhaustive list of the main risks
associated with investment in the Trust. You should consider
and weigh them up carefully and make your own assessment
as to whether you are comfortable with them.
Distributions are not guaranteed and neither is the return of
your capital.
Property market and other property related risks
An investment in the Trust comes with risks associated with
investing in commercial property.
These include, but are not limited to:
–– a downturn in the value of Industry House, and in the
property market in general, which can be caused or
exacerbated by many factors, including for example
restrictions on the availability of credit both locally
and even globally;
–– increased competition for Industry House, from new
or existing office properties in Canberra, which could
attempt to attract the main tenant (although in this
regard, the tenant is bound by a long-term lease);
–– a downturn in the economy (at either a local or global level,
or both, such as for example the recent events commonly
referred to as the “global financial crisis”); and
–– amendments to laws having a detrimental effect
on the Trust or Industry House.
The value of Industry House could go down, depending on
factors such as market conditions and the level of income
(which in turn depends to a large extent on compliance
by the Trust’s major tenant with the terms of its leases).
The income from the property, and therefore the value
of the property, could also be adversely affected if the
main leases are not rectified to deal with the errors in the
rent review provisions (see section 4.7).
When Industry House is sold, there is always a risk that
it cannot be sold for a price which delivers a capital gain
to Investors.
There is also the risk that independent valuations obtained
for Industry House may not be accurate or may not end-up
representing the amount it can be sold for at a particular
point in time.
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Risks associated with forecasts
Section 9 contains information about the forecast distributions
from the Trust for the six month period to 30 June 2010 and
the financial year to 30 June 2011. As explained earlier in
this PDS (and in section 9), the achievement of the forecasts
is not promised nor guaranteed, by us or by anyone else.
The forecasts provided are based on a number of assumptions;
and those assumptions may not turn out to be correct, or they
might be impacted by many factors outside our control. Whilst
we consider that at the date of this PDS, the assumptions on
which the distribution forecasts are based are reasonable,
circumstances can change and it is not possible to accurately
predict future events or unforeseen circumstances. This section
explains just some of the factors which could adversely
impact the achievement of the forecasts (such as for example
unforeseen capital expenditure requirements, or breaches of
the lease with the Trust’s main tenant).
Title related risks
As at the date of this PDS, while the property is beneficially
owned by the Trust, the transfer of legal (registered) title in
the property to us, and then in turn to the Custodian, is yet
to be finalised. This is due to a recent change in the trustee
of the Trust. We expect this process will be completed
shortly. While there may be a risk of a delay or problems
in this process, we consider the risk to be low.
Also, like many properties in the ACT, the property is owned
under long-term Crown leasehold title rather than freehold
title. However, we do not consider this poses any material
risk for the Trust.
Capital expenditure
The need for unforeseen capital expenditure on the property
over the life of the Trust, and how this expenditure will be
funded, may have an adverse impact on your returns.
To help mitigate against this risk, we have:
–– acquired a building that was completed in 2006 and
is in good condition;
–– allocated $1.2 million of the money raised under the Offer
to a capital expenditure fund, that will be held by the Trust
in a separate interest bearing bank account. This is to
provide funding for future capital expenditure, thereby
minimising any future need to increase borrowings to
fund property capital expenditure;
–– employed a full time on-site facility manager to oversee
all aspects of the property’s operations; and
–– commissioned a quantity surveyor report from an external
consultant, to provide their estimates of the potential
capital expenditure requirements at the property over the
next five year period. In their report, they have estimated
$1.495 million of capital expenditure may need to be
spent over this period of time.

CorVal Partners Limited
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Tenancy risks
The property is 99.1% leased (by income) to one tenant, the
“AAA” rated Commonwealth Government, under long-term
leases. If that tenant failed to honour its lease obligations,
then this could have a detrimental impact on the Trust.
It could result in a reduction to the distributions available
to you, or in extreme circumstances, a failure by the Trust
to meet its interest obligations on its borrowings.
The forecast distributions set out in section 9 assume
(among other things) the Commonwealth Government
honours its lease and pays all rent and other amounts
to the Trust, as and when due. Any failure by this tenant
(or, to a lesser extent, other tenants) to do so is likely to
mean the forecast distributions are not met.
As the Trust will be almost wholly reliant on one tenant for
the Trust’s income, there is no diversity of income sources.
This is why a failure of that tenant to meet its obligations,
or any dispute with that tenant, could once again have a
materially prejudicial impact on the Trust.
It may be difficult to re-lease the property quickly,
or on as favourable terms as those enjoyed with the
Commonwealth Government.
However, to understand how this risk is helped to be
mitigated, you should consider the location, standard of
office accommodation and condition of Industry House.
The property:
–– is in a good commercial location within the Canberra
CBD;
–– provides contemporary office accommodation within
a high standard of indoor environment;
–– is in a near-new condition, having only recently been
completed in 2006; and
–– has large floor plates, together with good levels of natural
light and, therefore, is attractive to a range of tenants.

Borrowing risks
The Trust has borrowed money to assist in acquiring the
property. Gearing comes with risk, and gearing a property
investment can increase the potential for capital losses,
as well as gains. In the event the Trust is unable to service
its borrowings, through for example tenant defaults, then
distributions may be reduced or suspended and the lender
may enforce its security over Industry House. This may
include the lender exercising its power to sell the property,
which may lead to the property being sold for a lower price
than would have been obtained had the property been sold
voluntarily by us in the ordinary course of business.
The interest rate under the Trust’s debt facility is currently
variable, but with the protection of a 5% per annum base
interest rate cap through until June 2012. This therefore
means the base interest rate (excluding the expected 2.0%
per annum line fee) the Trust will pay on the amount drawn
under its loan facility cannot exceed 5.0% per annum up
until June 2012 (see section 3.7).
Should interest rates rise from their current levels, the Trust
will incur a higher interest expense. Similarly, should interest
rates decrease from their current levels, the Trust will incur
a lower interest expense.
The facility is due to expire in June 2012, which is during
the likely term of the Trust. There is a risk that new finance
may not be obtained at that time, or that it may not be
obtained on the same terms. We will help mitigate this risk
by approaching the existing financier before June 2012,
with the aim of negotiating an extension of the facility. If this
cannot be achieved, then we will seek to refinance the facility
with another lender. However, if suitable finance cannot be
obtained, there is a risk the property may need to be sold
earlier than the intended life of the Trust.
See section 11.3 for a summary of the major covenants
under the Trust’s loan facility. Please also see sections 3.5
and 3.6 for information about the maximum gearing and
ICR covenants in the Trust’s loan facility.
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Tax and stamp duty
Changes to tax law and policy (including for example any
changes in relation to how income of the Trust is taxed or in
relation to the deductibility of expenses, or changes to stamp
duty law in the ACT) might adversely impact the Trust and
Investors’ returns. You should obtain independent tax advice
in respect of any investment in the Trust, however it is not
possible to predict future changes to tax law or policy.
The distributions for the Forecast Period are expected to
include amounts which are tax-deferred. The percentage
of distributions estimated to be tax-deferred is 35% for the
six month period to 30 June 2010 and 40% for the financial
year to 30 June 2011. As explained earlier, we have applied
for a private ruling from the ATO which, if successful,
will mean that the percentage of distributions which are
tax‑deferred will be higher during the Forecast Period.
However, there is no guarantee this private ruling will be
granted by the ATO, so no reliance should be placed on the
possibility that the tax-deferred percentage of distributions
will be any greater than as stated.
As at the date of this PDS, whilst the property is owned
by the Trust, the transfer of legal title in the property to us
(and then from us to the Custodian) is yet to be finalised.
This is because of a recent change in the trustee of the Trust.
The stamp duty law provides that only nominal stamp duty
should be payable on transfers of this nature. Any duty will be
borne by the Trust. However, we consider the risk of anything
other than nominal duty being imposed is low.
Also, in relation to changes to the Constitution, we have
and will continue to obtain professional advice that states
the risk of anything other than nominal stamp duty or
income tax being imposed in relation to those changes
is low (which we have done for example in relation to
changes made prior to the opening of the Offer). However,
like any laws, the laws in relation to stamp duty in the ACT
and income tax can be changed, as can the way in which
they are applied or interpreted. Accordingly, again there is
always a risk of more than nominal stamp duty or income
tax impacting a constitutional change which would be
payable by the Trust.
There is also a risk stamp duty could be imposed on an
issue of Units in the Trust (because the Trust holds land in
the ACT). However, it is considered the risk of this is low.
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Insurance risks
Various factors might influence the cost of maintaining
insurance over Industry House, or the extent of cover
available. Increased insurance costs, or limits on cover,
can have a negative impact on the performance of the Trust.
There are also some potential losses that cannot be insured.
Property outgoings risk
The leases of the property are “semi-gross” leases.
This means the various tenants pay a fixed per annum
amount for both rent and their proportionate share of
property outgoings. Any unexpected increase in most
property expenses therefore cannot be recovered from
the various tenants, which will therefore have an adverse
impact upon the Trust’s income available for distribution.
Property due diligence
In acquiring Industry House, various due diligence enquiries
were performed on behalf of the Trust. Whilst we have no
reason to believe those enquiries were not appropriate and
complete, we cannot guarantee that all risks and potential
problems associated with the property were identified and
have been properly dealt with.
No liquidity
This is intended to be a fixed-term investment. You will not
be able to withdraw from the Trust, during its life. There will
also not be a secondary market for Units. The Trust will not
be listed on the ASX.
No diversification
Whilst investing in one asset rather than a number of assets
has its benefits, it also means a lack of investment diversity
for you as an Investor. This is a single-asset investment and
therefore it is not an investment in a diversified property
portfolio. Also as noted earlier, Industry House is almost
entirely leased to one tenant, which means there is no
tenancy diversification and no diversification of income
sources for the Trust.
Mitigating against this is the fact that the major tenant at
the property is the Commonwealth Government.
Investment Manager risk
The performance of the Trust may depend to some extent
upon the performance of the Investment Manager in managing
the Trust and the property. If the Investment Manager defaults
in its obligations or does not perform adequately, then this
may adversely impact on the returns from the property or
the general performance of the Trust.
The Investment Manager is a company related to us and is
controlled and run by the same people as us.
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Existing Investor risks
One of the Existing Investors, a vehicle in which
Andrew Roberts has a beneficial interest, will remain as a
Unitholder in the Trust after completion of the Offer, and
depending upon the amount raised under this PDS, will own
between 20% to 49% of the total Units on issue. Any investor
with a substantial proportion of the Units in a property
trust could potentially use their voting power to attempt to
influence decisions of investors which affect the trust.
However, we are the trustee and responsible entity of the
Trust and in that capacity, under the Constitution, we are
ultimately responsible for making decisions about the
Trust and its direction (subject to the fact that we must get
Unitholder approval to sell the property early or to extend
the investment term – see section 2.9). While an investment
vehicle in which Andrew Roberts holds a beneficial interest
has a 50% ownership interest in CorVal, he is not a director,
and further, in accordance with our obligations under the
Corporations Act, we must also act in Unitholders’ best
interests at all times.
Where a decision is to be made by Unitholders (for example,
to change the Constitution), then there could be a risk
that if a large level of Investors do not attend or vote at the
meeting, then the vote of the Existing Investor could have a
major influence on the outcome. As an example, under the
Corporations Act, changes to the Constitution by Unitholders
require the support of at least 75% (by value) of votes actually
cast at the meeting (as opposed to 75% of all Unitholders in
the Trust).
It is also important to again note that an investment vehicle in
which Andrew Roberts has a beneficial interest that will hold
Units in the Trust on completion of the Offer has undertaken
to not put forward any resolution to wind-up the Trust for the
first three years after the Allotment Date.
We have made certain undertakings in relation to the Trust
(see section 3.3). We will honour those promises to you.
Any Investor concern in relation to this is further mitigated
by the Unitholder voting requirements surrounding the
sale of the property and winding up of the Trust, detailed
in section 2.9.

Rent review risk
In section 4.7, we explained the typographical error in the
Commonwealth Government leases in relation to the CPI
“catch-up” adjustment in 2017. While efforts are currently
being made to rectify this error, there is a risk the rent under
the leases could possibly decrease after the 2017 rent review.
There is also a risk that, depending upon the future level of
CPI, the rent could decrease following the 2012 and 2017
CPI rent reviews.
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Government regulations require us to include the following standard consumer advisory warning. The information in the
consumer advisory warning is standardised across all product disclosure statements and is not specific to information on
fees and costs in relation to this Trust.
7.1 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.

7.2 Fees and other costs
This section shows fees and other costs that may be charged to the Trust. These fees and costs are paid from the Trust
assets. You should read all information about fees and costs as it is important to understand their impact on the Trust.
Information with respect to tax is set out in section 10.
Type of fee or cost

Amount

How and when paid

Fees when money moves in or out of the Trust
Establishment fee: The fee to
open your investment.

Nil

Not applicable.

Contribution fees: The fee on
each amount contributed to your
investment.

Nil

Not applicable.

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

Nil

Not applicable.

Termination fee: The fee to close
your investment.

Nil

Not applicable.
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Amount

How and when paid

(i)	Offer costs – NAB equity arranging fee equal
to 5.125%1 of the amount of the equity raised
under the Offer.

Payable to NAB out of the Trust assets, on
completion of the Offer. NAB will meet the
cost of distribution commissions from its fee.2

(ii)	Other Offer costs – other costs and
expenses associated with the Offer
(estimated to be $1,169,730).

Payable to various service providers and consultants
(e.g., solicitors, the valuer) out of the Trust assets.

(iii)	Property acquisition fee – 1.51%1 of the
purchase price of the property. This fee will
be $1,856,531.

Payable to us on completion of the Offer, out of
the Trust assets.

(iv)	Ongoing management fee – 0.5% per annum of
the gross value of Trust assets from time to time.

Except for the Forecast Period, this fee will be
calculated daily and will accrue and be paid to
the Investment Manager, monthly from the Trust.
However, during the Forecast Period, the Investment
Manager will receive units (in the same class as
Investors), in lieu of cash, for this management fee.
The units will be issued at the respective NAV per
unit (calculated as at the end of the financial year)
following finalisation of the Trust’s audited financial
statements each year.3

(v)	Property sale fee – 2% of the gross sale price
of the property (e.g., $1,000 for every $50,000
of the sale price). The selling agent must be paid
from this fee.

Payable to us on completion of the sale of the
property, out of the Trust assets.

(vi)	Performance fee – Up to 20% of the amount by
which the IRR to Unitholders exceeds 10% after
the property is sold.4

Payable to us on completion of the sale of the
property, out of the Trust assets.

(vii)	Removal fees – Payable if we are removed
as the responsible entity of the Trust. The fee
is equal to 1% of the gross value of the Trust
assets at the day before our removal takes
effect (e.g., $500 for every $50,000 of value).
Any previously deferred and accrued fees and
expenses, as well as any accrued performance
fee (based on the value of the property at the
day before our removal takes effect), will also
be paid on removal.

These fees (including deferred and accrued fees and
expenses) become payable (to us, or in the case of
any accrued management fee, to the Investment
Manager) on the day before the removal of CorVal
is to take effect, all of which will be payable from
the Trust assets.

(viii)	Expenses – Expected to be approximately
0.10% per annum of the gross value of the
Trust assets.5

Deducted from the income or assets of the Trust and
are either paid when incurred to the relevant person,
or reimbursed to CorVal or the Investment Manager.

Nil

Not applicable.

Management costs
The fees and costs for managing
your investment

Service fees
Investment switching
fee: The fee for changing
investment options.

Notes:
1. Including GST less any reduced input tax credits.
2. See NAB equity arranging fee under section 7.4(f). This includes amounts payable to advisers (see Adviser remuneration under section 7.4(i)).
3. See Ongoing Trust management fee under section 7.4(a).
4. See Performance fee under section 7.4(b).
5. See Operating costs and expenses under section 7.4(c).
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7.3 Example of annual fees and costs for the Trust
This table gives an example of how the fees and costs for the Trust can affect your investment over a one year period.
You should use this table to compare this product with other managed investment products.
Example
Management costs

Balance of $50,000
1.20%1

For every $50,000 you have in the Trust, you will be charged up to $600 each year.2

Notes:
1.	The annual management costs for the Trust are estimated at 0.60% per annum on a gross assets basis (assuming expense recoveries of
0.10% per annum and calculated as if during the Forecast Period the ongoing management fees were paid to the Investment Manager in
cash). The figure of 1.20% per annum is therefore a measure of the annual costs charged against the Trust’s net assets, assuming a 50% level
of gearing.
2.	Additional fees may apply (e.g., the property sale fee, any performance fee or removal fee). The property sale fee, any performance fee and any
removal fee have not been included in the example above because they cannot reasonably be estimated by us as at the date of this PDS. Also,
this does not include the NAB equity arranging fee or the property acquisition fee as this is not an ongoing cost.
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7.4 Additional explanation of fees and costs
(a) Ongoing Trust management fee
The Investment Manager is entitled to receive the ongoing
management fee from the Trust. However, it has been
agreed that during the Forecast Period, the Investment
Manager will receive units (in the same class as Investors),
in lieu of cash, for its management fee. The units will be
issued to the Investment Manager (at a price equal to the
NAV per unit as at the end of the relevant financial year)
after the end of the relevant financial year, following an
independent valuation and finalisation of the Trust’s audited
financial statements. The Investment Manager will receive
units equal in value to the equivalent dollar amount it would
have received if it had been paid in cash.

fee not be sufficient, then we will ensure the balance of the
agent’s fees are borne by us (out of our own funds).

(b) Performance fee
We will be entitled to a performance fee on completion of
the sale of the property, provided the total IRR received
by Unitholders over the life of the Trust has exceeded 10%
(based on all distributions they have received over the life
of the Trust, including actual or expected distributions from
the net proceeds from the sale of Industry House). Our
performance fee will be equal to 20% of the amount by
which the IRR to Unitholders exceeds 10%.

This fee will be equal to 5.125% of the total amount raised
from Investors under this PDS ($3.03 million assuming
maximum subscription). As the fee is for NAB’s efforts in
raising the new equity, it is part of the costs of the Offer
and will be paid to NAB from the Trust after the money
is raised. The fee will be allocated as an expense against
Investors’ New Units. The fee is therefore effectively borne
by the Investors as they are the participants in the Offer.
As explained in section 11.3, this means that on wind-up of
the Trust, the amount received by the Existing Investors is
likely to be higher than Investors.

So, as an example, if after sale of the property, we calculate
that the Unitholders have received an IRR of 12% from their
investment in the Trust, then the IRR will have exceeded the
10% benchmark by 2%; and so our performance fee will be
20% of that 2% excess. If the 2% excess equalled $500,000
in dollar terms, then our fee would be $100,000.
This example is provided for information purposes only
and should not be considered a forecast of the Trust’s
performance.
(c) Operating costs and expenses
We and the Investment Manager are entitled to be paid or
reimbursed for expenses associated with the operation of the
Trust, such as the costs associated with the administration or
distribution of income, and other expenses properly incurred
in connection with performing our duties and obligations
in the day to day operation of the Trust. Ongoing costs
will include the fees payable to the Custodian and registry
provider for the Trust.
These expense recoveries are paid as they are incurred by
the Trust, to us or the Investment Manager.
However, we will not receive the same fees or
reimbursements as the Investment Manager (that is, there
will be no doubling-up).
(d) Selling agent’s fee
When the property is sold, the selling agent’s fees will be
paid by us (out of our property sale fee). Should our sale

(e) Goods and services tax
Unless otherwise stated, all fees set out in this section are
inclusive of the net effect of Goods and Services Tax (GST).
This includes GST, net of input tax credits or reduced input
tax credits as applicable. The Trust may not be entitled to
claim a full input tax credit in all instances. Further information
on the tax implications associated with an investment in the
Trust can be found in section 10.
(f) NAB equity arranging fee
For its role in raising the equity from Investors under this
Offer, NAB is to receive an equity arranging fee.

(g) Waiver or deferral of fees
We or the Investment Manager may, in our discretion, accept
lower fees and expenses than we are entitled to receive, or
may defer payment of those fees and expenses for any time.
If payment is deferred, then the fee will accrue until paid. We
agree to waive any entitlement to the ongoing management
fee while it is being paid to the Investment Manager.
(h) Wholesale Investors
We may negotiate with ‘wholesale clients’ (as defined in
the Corporations Act), on an individual basis, in relation
to rebates on our fees in circumstances permitted by the
Corporations Act or applicable relief granted by ASIC. In
the event rebates are offered, they will be paid by us and
therefore will not affect the fees paid by, or any distributions
to, other Investors.
(i) Adviser remuneration
NAB (out of its equity arranging fee), may pay commission to
your financial adviser for recommending you invest in the Trust.
Such payments will generally be equivalent to 3% (plus GST)
of the total funds you invest (for example, $300 plus GST
for an investment of $10,000). Some advisers may agree
to rebate part, or all, of their initial commission (on a GST
exclusive basis) to Investors. An amount equal to the agreed
rebate may be applied to enable the Investor to acquire
additional New Units.
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ISO 9001 Lic 6350
SAI Global

Colliers International Consultancy and Valuation
Pty Limited
ABN 88 076 848 112

30 September 2009

Level 12, Grosvenor Place
225 George Street
Sydney NSW 2000
DX 10235
Sydney Stock Exchange

The Directors
CorVal Partners Limited as trustee for the
CorVal Industry House Trust
Level 32
60 Margaret Street
SYDNEY NSW 2000

Tel
Fax

61 2 9257 0222
61 2 9347 0831

Dear Sirs
RE: Summary of Valuation Report
Industry House, 10 Binara Street, Canberra, ACT
1. Instructions
In accordance with our formal terms of engagement dated 22 September 2009, Colliers
International Consultancy and Valuation Pty Limited (CICV) have undertaken a valuation of the
abovementioned property as at 31 August 2009. We have provided this summary report on the
property for inclusion in a Product Disclosure Statement (PDS). For further information, reference
should be made to the full valuation report (reference VCan0926) as at 31 August 2009 held by
CorVal Partners Limited.
We confirm that the valuation complies with all relevant industry standards and codes.
2. Valuation Summary
We have assessed the market value of the 100% leasehold interest of Industry House, 10 Binara
Street, Canberra, ACT, subject to the existing tenancies, as at 31 August 2009, at:
$134,000,000 – Exclusive of GST
(One Hundred and Thirty Four Million Dollars)

Our Knowledge is your Property

CorVal Partners Limited
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CorVal Partners Limited
Industry House, 10 Binara Street, Canberra, ACT
September 2009

3. Basis of Valuation
The valuation has been completed in accordance with the following definition of Market Value as
defined by the International Valuations Standard Committee (IVSC) and endorsed by the Australian
Property Institute (API):"Market Value is the estimated amount for which an asset should exchange on the date of valuation
between a willing buyer and a willing seller in an arm's length transaction after proper marketing
wherein the parties had each acted knowledgeably, prudently and without compulsion."
Furthermore, this valuation has been prepared in accordance with the provisions of the
Corporations Act, 2001 taking into account the value of all estates in that property that are not held
by the Trustee / Responsible Entity, being the current market value, and based on the price at which
the property might reasonably be expected to be sold at the date of valuation, assuming:a) a willing, but not anxious, buyer and seller; and
b) a reasonable period within which to negotiate the sale, having regard to the nature and situation
of the property and the state of the market for the property of the same kind; and
c) that the property will be reasonably exposed to the market; and
d) that no account is taken of the value or other advantage or benefit, additional to the market
value, to the buyer incidental to ownership of the property being valued; and
e) that the Trust / Responsible Entity has sufficient resources to allow a reasonable period for the
exposure of the property for sale; and
f) that the Trust / Responsible Entity has sufficient resources to negotiate an agreement for the
sale of the property.
Value is to a third party owner other than the present owner.
This valuation has been prepared pursuant to various qualifications and assumptions as outlined in
our full valuation report.
4. Date of Valuation
31 August 2009, based on our site inspection conducted on 18 September 2009. Due to possible
changes in market forces and circumstances in relation to each subject property, the report can only
be regarded as representing our opinion of the value of the property as at the date of valuation.
5. Brief Description
Industry House is a landmark commercial office building completed in late 2006. The property is
located at the south western section of the Canberra CBD and is close to major retail, hospitality
and office developments.
Industry House comprises a basement, ground floor, three (3) car parking levels, ten (10) office
levels and a plant room level. The overall site has a regular shape and frontages to Binara Street,
Akuna Street and City Walk.

2
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CorVal Partners Limited
Industry House, 10 Binara Street, Canberra, ACT
September 2009

6. Tenancy Overview
The property has a NLA of 25,009 square metres that is fully leased and dominated by two fifteen
year leases to the Commonwealth of Australia - Department of Industry Tourism and Resources
(DITR), which comprise 99.1% of the total NLA. The remaining NLA comprises two small retail
tenancies at ground level. The weighted average lease term is 12.28 years based on area.
7. Rental Profile
The current passing rental equates to $10,984,673 per annum gross inclusive of recoveries but
excluding additional income from after-hours air-conditioning. The ground floor retail tenancies
range from $480 psm per annum to $483 psm per annum gross, ground floor childcare tenancy is
$264 psm per annum gross (including outgoings recoveries), office area is $406 psm per annum
gross (including outgoings recoveries) and car parking is $2,608 per space per annum.
The current passing net income of $9,722,130 per annum is below our estimated net market income
of $10,199,642 per annum. We note, however, over 99% of the passing rent will be subject to a 3%
fixed review on 1 January 2010, at which time the net passing income will increase to an amount
calculated at $10,048,616 per annum.
8. Valuation Methodology
In determining the market value of the property, CICV has examined the available market evidence
and variously applied this analysis to the traditional capitalisation of net income and discounted cash
flow (DCF) approaches. These approaches have in turn been checked by the direct comparison
approach on the basis of sales analysed at a rate per square metre of NLA.
The capitalisation of net income approach has been undertaken by applying a yield to both the
potential fully let passing net income (initial yield) and the potential reversionary net income
(equated reversionary yield). To the value derived, adjustments have been made for any rental
reversions and capital expenditure required over the first year.
The DCF has been undertaken over a 10-year time horizon discounting the net income over this
period on a monthly basis together with the value of the property, net of selling expenses, in the
121st month. The net present value has been determined after allowing for capital expenditure and
costs associated with the purchase of the property.
Our valuation has been undertaken on a GST exclusive basis.

3
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9. Valuation Analysis and Assumptions
The following criteria has been adopted:(i)

We have capitalised the net passing income at 7.375% in line with available market evidence
and to reflect the pending fixed review as at 1 January 2010. We have also considered the
reversionary approach, whereby the net market income has been capitalised at a market
yield of 7.50% in line with available market evidence.

(ii)

We have estimated maintainable net additional income from after-hours air-conditioning at
$275,000 and capitalised this amount at 15% to produce a capital adjustment of $1,833,333.
The capitalisation reflects the high proportion of air conditioning use that applies to the 24
hour operation of the data rooms, finite lease term and risk associated with the tenant’s
continued requirement for afterhours air-conditioning.

(iii)

A DCF analysis over a 10-year investment horizon has been undertaken. Based upon our
adopted value of $134,000,000, this would reflect an Internal Rate of Return of 9.63%, based
upon average gross face office rental growth over the 10-year cash flow term of 3.36% per
annum and an adopted terminal yield of 8.00%.

(iv)

Outgoings have been adopted at $1,262,543 per annum or $50.54 psm, which appears
reasonable for this style of property, being a modern A Grade CBD office building.

(v)

Based upon our adopted value of $134,000,000, the subject property reflects an initial
passing yield of 7.25%; an equivalent initial yield of 7.25%; an equivalent reversionary yield
of 7.36% and a capital value of $5,365 psm of NLA, which is considered reasonable given
the available and comparable sales evidence and the current market dynamics.

(vi)

Based upon our adopted value of $134,000,000 and the increased net passing income as at
1 January 2010, the subject property will reflect an initial passing yield of 7.49%; an
equivalent initial yield of 7.49% and an equivalent reversionary yield of 7.50% after the rental
review date.

10. Sales History
The most recent sale of the property exchanged in May 2009 for $123,000,000 with settlement in
July 2009. At the time of the sale there was concern that market conditions would deteriorate
further. Recent sales activity now shows the outlook for Canberra’s prime property market is less
pessimistic and provides a superior guide for assessing current values. We also understand the
vendor was motivated to facilitate a quick sale process.
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11. Market Commentary
Investor confidence in the Canberra commercial property market has gradually improved during
2009. An increase in sales activity and strong interest in prime property from both International and
National institutions have helped narrow the gap between the expectation of vendors and buyers.
Prime office buildings that offer the security of long term government leases in buildings with quality
accommodation that meet contemporary requirements have been particularly well sought after.
Prime yields are now more stable after 18 months of expansion and a softening of 150 basis points
from the peak of late 2007. There is now greater likelihood of investment and financing parameters
being satisfied, which has led to an increase in sales activity.
The outlook for non contemporary accommodation is less optimistic and yields are expected to
soften further. The market dynamics have changed with a widening gap between old and new
building stock in terms of rental values, yields and capital value rates. Tenants in older
accommodation now have greater bargaining power which will reduce rental growth and increase
incentive levels.
Vacancy levels as at July 2009 increased to 9.17% according to the latest data released by the
Property Council of Australia (PCA). The migration of tenants from old to new stock has caused a
sharp increase to sub leasing vacancy levels which has doubled from 1.3% to 2.6% for the
Canberra Region. The delivery of new stock without pre lease commitments over the last 12 months
has caused vacancy levels to increase for A grade accommodation. This trend may continue during
2010, however it will be corrected as new stock absorbs demand from lower grade buildings over
the next two years.
The increase in vacancy levels during 2009 has been expected since the market experienced
unprecedented supply growth over the previous three years. Since late 2006 the total Canberra
market size has expanded by over 25% and the CBD has expanded by 37.5%. The migration of
tenants from old to new stock has caused an increase in sub leasing vacancy and has placed
pressure on rents and incentive levels for older stock.
Rental growth was strong between 2003 and 2007 as supply lagged strong demand driven by the
Commonwealth Government. The current over supply has coincided with a downturn in the broader
economy and significantly changed market dynamics. Tenants now have stronger bargaining
positions and nervous landlords are more willing to provide generous deals including incentives and
commitment to extensive capital upgrade. Overall market rental growth will be low for prime
accommodation over the next two to three years and negative effective growth may be experienced
by secondary accommodation.
Overall demand for Canberra’s prime commercial property has been more resilient than other
markets. The predominance of long secure lease profiles, guaranteed rental growth, improved
quality stock and local market conditions have helped improve investor sentiment. Recent
transactions indicate prime yields appear to have stabilised.
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The table below provides a summary of notable sales within Canberra over the last 12 months.
Property

IRR

Sale Rate
NLA $/m2

Price
$m

Date of
sale

WALE
years

Passing
Initial Yield

Equivalent
Reversionar
y Yield

(incl
capex)

Industry House
(subject property)

123.0*

May 09

12.54

7.81%

7.91%

9.56%

4,918

Edmund Barton
Building

186.0

Dec 08

15.0

7.28%

7.28%

9.30%

4,515

64 Allara Street

18.5

Jun 09

7.36

6.65%

7.46%

9.41%

5,864

*See comments under Section 10 – Sales History

The ATO Building at 10-14 Cooyong Street, Canberra is currently in the process of being sold. We
have completed a comprehensive analysis of the sale as part of our involvement with the purchaser.
Our sales analysis and understanding of the sale process has also been duly considered when
assessing appropriate valuation variables for the subject property, however such analysis cannot be
produced in this report as we are bound to a confidentiality agreement until the sale is completed.
The reported sale price in excess of $200 million at a passing initial yield in the order of 7.40% is
within appropriate parameters in comparison to Industry House considering the comparable lease
profile, A grade improvements and CBD location.
12. Material Assumptions
Material assumptions are contained within the full valuation report which may be inspected at the
offices of CorVal Partners Limited during normal business hours.
13. Qualification and Warning
CICV has been engaged by CorVal Partners Limited to provide a valuation of Industry House, 10
Binara Street, Canberra ACT.
CorVal Partners Limited wishes to include the Report in the PDS and have requested CICV to
consent to the inclusion of this Report. CICV consents to the inclusion of this Report in the PDS and
to being named in the PDS, subject to the condition that CorVal Partners Limited include this
Qualification and Warning:(i)

This Report has been prepared for CorVal Partners Limited only and for the specific purposes
outlined within the Instruction section of this report and cannot be relied upon by third parties.

(ii)

This Report is a summary of the valuation of the subject property, Industry House, 10 Binara
Street, Canberra ACT as at 31 August 2009 and has not been prepared for the purpose of
assessing the property as an investment opportunity.

(iii)

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 do not take into account
any matters concerning the investment opportunity contained in the PDS.
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Valuation

CorVal Partners Limited
Industry House, 10 Binara Street, Canberra, ACT
September 2009

(iv) CICV makes no representation or recommendation to a Recipient in relation to the valuation of
the property or the investment opportunity contained in the Report.
(v)

Recipients must seek their own advice in relation to the investment opportunity contained in
the PDS.

(vi) The events of recent times including the initial sub-prime fallout in the United States and
subsequent global financial crisis have created uncertain times for both the equities and
property markets in Australia and continue to impact to varying degrees upon a variety of
market participants. Accordingly, we wish to bring to your attention that present and potential
unforeseen macroeconomic or political crises can have a sudden and dramatic effect on
markets. This could manifest itself by either owners being forced to sell, or simply buyers and
owners being disinclined to trade until it is clear how prices in the market will be affected in the
longer term. In light of the prevailing uncertainty within the market, we consider it prudent to
draw your attention to the fact that the market value adopted herein is subject to the issues
outlined above, and should be closely monitored in light of future events. Furthermore, it is our
recommendation that regular valuation updates be initiated and instructed by the party wishing
to rely upon this valuation.
(vii) We consider the momentum in Australian property yields will remain generally stable
throughout the remainder of 2009 based on current market sentiment. There does remain the
significant possibility of downgrading of cash flow fundamentals including, but not limited to,
declining market rental growth and increasing incentives, as a result of a weakening occupier /
tenant market. However, each property would still have to be assessed on its own particular
fundamentals in these challenging times.
(viii) The Canberra market has experienced good sales activity and strong investor interest in
comparison to most other capital city markets. In particular contemporary buildings with long
lease covenants have been attractive to national and international investors. Canberra’s
prime commercial property buildings now have more stable yield profiles although further
softening may apply to secondary stock.
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 and contained in
the full valuation 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.
14. 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, apart from this letter.
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CICV has prepared this summary which appears in the PDS. CICV were 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. We confirm that this summary
may be used in this PDS.
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 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 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.
CICV confirms that it does not have a pecuniary interest that would conflict with its valuation of the
property.
CICV is not providing advice about a financial product, nor the suitability of the investment set out in
the PDS. Such an opinion can only be provided by a person who holds an Australian Financial
Services Licence. CICV does not, nor does the Valuer, 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.
15. Valuer’s Experience and Interest
The Valuers, Robert Rixon, AAPI F Fin and Paul Powderly, AAPI have had in excess of 5 years
continuous experience in the valuation of property of similar type and are authorised by law to
practise as Valuers in the Australian Capital Territory.
We advise that Colliers International Consultancy and Valuation Pty Limited has received a total fee
of $25,000 GST Exclusive for the preparation of the valuation report and this summary letter.
Further, we confirm that the nominated Valuers do not have a pecuniary interest that could conflict
with the proper valuation of the property, and we advise that this position will be maintained until the
purpose for which this valuation is being obtained is completed.
Yours sincerely,
Colliers International Consultancy and Valuation Pty Limited

Will Doherty
Managing Director
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9.1 Overview
The forecast financial information in this section consists of
the following:
–– forecast income statement for the six month period
ending 30 June 2010 and the year ending 30 June 2011;
–– forecast distribution statement for the six month period
ending 30 June 2010 and the year ending 30 June 2011;
–– pro forma forecast balance sheet at Allotment; and
–– sources and applications of funds,
(collectively, the Forecasts).
The Forecasts have been prepared on the basis of the
best estimate assumptions and the significant accounting
policies set out within this section and should be read in

conjunction with those assumptions, accounting policies
and the risk factors set out in section 6. Whilst we consider
these assumptions to be appropriate and reasonable as at
the date of this PDS, prospective Investors should appreciate
that many factors which may affect actual results are outside
our control, or may not be capable of being foreseen or
accurately predicted. Accordingly, actual results may vary
from the Forecasts.
The financial information has been prepared in accordance
with recognition and measurement principles of Australian
Accounting Standards. The financial information has been
presented in an abbreviated form. It does not contain all of
the disclosures that are usually provided in an annual report
prepared in accordance with the Corporations Act.

9.2 Forecast income statement
The forecast income statement of the Trust for the Forecast Period based on reaching the maximum1 subscription of
$59.12 million is set out below.
				

Forecast

				

six month

year

				

period ending

ending

				

30 June 2010

30 June 2011

$’000

$’000

Rental income				
Property expenses 				

5,793
(659)

11,771
(1,296)

Net property income				
Management fees			
2
Trust expenses			
3

5,134
(343)
(69)

10,475
(687)
(137)

Net operating income				
Interest income			
4
Interest expense				
Amortisation of loan establishment fee			
5

4,722
34
(2,010)
(60)

9,651
86
(4,343)
(120)

Net finance costs				

(2,036)

(4,377)

Net profit				

2,686

5,274

			

Notes

Forecast

Notes:
1.	The forecast income and expenses for the Forecast Period if only the minimum subscription is reached are not materially different.
2.	Management fees are payable to the Investment Manager and calculated on the fee basis set out in section 7.
3.	Trust expenses are our best estimate assumption of disbursements expected to be incurred in connection with the operation of the Trust.
Examples of disbursements include postage, printing, accounting, legal, registry and custodian costs.
4.	Interest income is earned from cash deposits on hand and cash reserved for capital expenditure.
5.	Loan establishment fee of $0.3m has been amortised on a straight line basis from 1 January 2010 to 30 June 2012.
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9.3 Forecast distribution statement
It is currently proposed that the Trust will distribute up to 100% of its distributable income.
The table below sets out a reconciliation of the forecast net profit as presented to the forecast distribution for the Forecast
Period based on reaching the maximum subscription amount of $59.12 million.
				

Forecast

				

six month

year

				

period ending

ending

				

30 June 2010

30 June 2011

$’000

$’000

			

Notes

Forecast

Net profit				
2,686
Add:					
Amortisation of loan establishment fee				
60
Manager fees paid in units in the Trust 				
343

5,274

Distributable income for the period/year				
Surplus from prior period				
Amount available for distribution				

3,089
–
3,089

6,081
78
6,159

1

3,011

6,126

Cash distribution per Unit (cpu)				
Cash distribution yield (%)			
2

4.07
8.15%

8.25
8.25%

Tax-deferred component (%):					
Division 250 does apply			
3
35%
Division 250 does not apply			
4
100%

40%
95%

Distribution			

120
687

Notes:
1. Distributions are assumed to be paid only from income with no capital components.
2.	The distribution yield for the period from 1 January 2010 to 30 June 2010 represents an annualised equivalent yield based on an issue price of
$1.00 per Unit. The forecast distribution yields will be the same if either the minimum or the maximum subscription is achieved.
3.	Tax-deferred component % assuming the ruling sought from the ATO regarding the application of Division 250 is unfavourable (refer to section 10
where there is a more detailed explanation of this issue).
4.	Tax-deferred component % assuming the ruling sought from the ATO regarding the application of Division 250 is favourable and the maximum
amount of equity is raised (refer to section 10 where there is a more detailed explanation of this issue).
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9.4 Pro forma balance sheet at Allotment
The pro forma balance sheet as at Allotment has been prepared based on the Trust’s balance sheet as at 31 August
2009 adjusted for the pro forma transactions as described below. The “Minimum” scenario is prepared on the basis that
$37.13 million of new equity is raised by the Offer whilst the “Maximum” scenario is prepared on the basis that the Offer
is fully subscribed and $59.12 million of new equity is raised.
				

Minimum

Maximum

				

pro forma at

pro forma at

				

allotment

allotment

			

Notes

$’000

$’000

Cash			

1

1,516

1,490

Current assets				
Investment property			
2
Derivative financial instrument 			
3

1,516
134,000
1,861

1,490
134,000
1,861

Non current assets				

135,861

135,861

Total assets				
Borrowings			
4

137,377
66,700

137,351
66,700

Non current liabilities				

66,700

66,700

Net assets				

70,677

70,651

Equity					
Issued Units			
5
72,800
Establishment costs			
6
(3,085)
Retained earnings			
7
962

73,900
(4,211)
962

Total equity				

70,677

70,651

NTA per New Unit (cpu)			
Gearing (%)			

0.95
49.8%

0.95
49.8%

8
9

Notes:
1.	Cash includes $1.2m reserved for capital expenditure on Industry House.
2.	Industry House, was valued by an independent expert at 31 August 2009. The fair value of the property is assumed to be unchanged as at Allotment.
3.	The derivative financial instrument relates to an interest rate option that caps the total interest payable (including line fee) at a maximum of 7% on
bank borrowings of up to $70m until 30 June 2012. The derivative was measured at fair value at 31 August 2009 and that fair value is assumed
to be unchanged as at Allotment.
4.	The bank loan limit is $67 million and unless extended, is repayable in June 2012. Costs associated with arranging this financing have been offset
against the loan amount.
5.	Issued Units based upon both the minimum and maximum equity raising. New Units issued under the Offer rank equally, but not with
units on issue prior to the Offer (Existing Units) which will not incur the equity raising fee payable to NAB (see section 11.3).
6.	Establishment costs consist of equity raising fees and other fees incurred in relation to the Offer including accounting, tax, legal, registration
and disclosure document costs.
7.	Retained earnings represent the increments in value of Industry House and the derivative financial instrument from their respective purchases
to 31 August 2009.
8.	Net tangible asset per New Unit (NTA per New Unit) is calculated by dividing net assets (after allocating costs of the Offer to potential Investors)
over the number of New Units on issue to potential Investors.
9. Gearing is calculated as borrowings divided by total assets less cash and derivative financial instruments.
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9.5 Sources and applications of funds
Set out below is the sources and applications of funds in respect of the Offer. The “Minimum” scenario is prepared on the
basis that $37.13 million of new equity is raised by the Offer whilst the “Maximum” scenario is prepared on the basis that
the Offer is fully subscribed and $59.12 million of new equity is raised.
				

Minimum

Maximum

				

pro forma at

pro forma at

				

allotment

allotment

$’000

$’000

			

Notes

Sources of funds					
Equity proceeds			
1
37,128

59,120

Total sources of funds				

37,128

59,120

Applications of funds					
Repayment of the bank debt			
2
13,000
Redemption of Existing Investors			
3
18,303
Equity raising fee			
4
1,856
Asset acquisition fee			
5
1,845
Other establishment costs			
6
607
Capital expenditure sinking fund				
1,200
Working capital				
317

13,000
39,195
2,956
1,845
634
1,200
290

Total applications of funds				

59,120

37,128

Notes:
1.	Equity proceeds comprise New Units issued pursuant to this PDS. The New Units issued as part this Offer rank equally with Existing Units
(except for the difference noted in note 5 of section 9.4 and section 11.3). Income is distributed on a per Unit basis.
2.	The bank loan will be reduced by $13m to reduce the Trust’s gearing level to approximately 50% of the independent value of the property.
3.	The number of Existing Units redeemed will be dependent upon the extent to which this Offer is subscribed.
4.	Equity raising fee payable to NAB is in relation to arranging and marketing this Offer and calculated based upon the equity raised pursuant
to this Offer (exclusive of GST).
5.	Asset acquisition fees are paid to us for identification, negotiation and settlement of the Trust’s property and calculated on the fee basis set
out in section 7.
6.	Other establishment costs are upfront raising costs and expenses incurred in relation to this Offer including, accounting, tax, registration and
disclosure documents costs. These costs will be offset directly against the proceeds of this Offer on Allotment.
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9.6 Best-estimate assumptions
The best-estimate assumptions we have made in preparing
the Forecasts are set out below.
Potential Investors are advised to review the assumptions
and financial information and make their own independent
assessment of the future performance and prospects of
the Trust. We have adopted the Forecasts based on our
knowledge of the property and the property industry and
are supported by experts’ reports.
The following items outline the key assumptions made
in the Forecasts.
Net property income
Net property income comprises rental income from Industry
House and recoverable outgoings charges to tenants less
property expenses. The main assumptions underlying the
Trust’s forecast net property income are:
–– income increases in accordance with lease provisions.
Leases which account for 99% of the property by
rental receipts have fixed increases of 3% per annum
during the Forecast Period;
–– no allowances have been made for re-leasing costs,
vacancy periods or lease incentives as no leases expire
during the Forecast Period;
–– there are no tenant defaults during the Forecast Period;
and
–– property expenses have been forecast based on
existing contracts, with future cost increases assumed
at 4% each year.

Management fee
–– Base management fees are payable to the Investment
Manager and charged based on the value of the
Trust’s gross assets as set out in section 7.4. The base
management fees in the Forecast Period have been
calculated assuming that the value of the Trust’s gross
assets remain unchanged from the value of the gross
assets at Allotment.
Performance fee
–– A performance fee will be payable to us and calculated
based on the total return to the Unitholders on completion
or disposal of the property from the Trust as set out in
section 7. No performance fee has been assumed as
being payable within the Forecast Period.
Fund expenses
–– Normal administrative and operational costs such as
accounting audit, legal, compliance, secretarial, custodian
and registry fees are paid by the Trust. These amounts
have been forecast relative to the size of the Trust.
Asset acquisition fee
–– Asset acquisition fee relating to the identification,
negotiation and settlement of Industry House as
outlined in section 7 is payable to us.
Net finance costs
–– Finance costs include interest and other costs incurred
in connection with the bank borrowings. The interest rate
has been based on our best estimate assumption of the
market base interest rate over the Forecast Period. The
line fee rate is expected to be fixed at 2% of the facility
limit of $67 million over the Forecast Period.
–– The combination of the market rate and the line fee rate
for the Forecast Period is expected to result in effective
interest rates, based on the debt balance assumed at
Allotment, as indicated below:

				

Forecast

				

six month

Forecast
year

				

period ending

ending

				

30 June 2010

30 June 2011

				

$’000

$’000

Bank borrowings				
Interest expense				
Interest rate				

66,700
2,010
6.03%

66,700
4,343
6.51%
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Distributions
Distributions are forecast to be made quarterly in arrears.
The first distribution for Units will relate to the period from the
Allotment Date to 31 March 2010 and will be paid within four
to six weeks of 31 March 2010.
Tax advantages of distributions
Distributions are assumed to have a tax-deferred component
due to the availability of tax deductions for depreciation,
building allowances, interest and some capital raising
costs. Please refer to section 10 for further detail on the
tax‑deferred component of distributions.
Fair value adjustments – investment property
& derivative financial instruments
The Forecast Period does not include future revaluations
of changes in fair value of Industry House or movements
in the market values of derivatives as required by Australian
Accounting Standards as we do not believe there is any
reasonable basis to make forecasts in relation to future
interest rates, capitalisation rates, property yields or general
market conditions, all of which are outside our control.
For these reasons, we are unable to accurately quantify
the impact on the Forecasts of these matters, reflecting,
in particular, the potential volatility of property values.
Gearing level
Bank debt is assumed to be drawn down to a value which
equates to 50% of the fair value of Industry House at
31 August 2009.
Accounting standards
The financial information has been prepared using the
recognition and measurement principles prescribed in
Australian Accounting Standards and the Corporations
Act. Changes in accounting standards may affect
the reported net income and financial position of the
Fund in future periods.
GST
The Forecasts have been prepared on the assumption
that no GST is payable in respect of distributions paid
by the Trust.
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9.7 Statement of significant accounting policies
The principle accounting policies which have been adopted
in the preparation of the Forecasts are outlined below.
Basis of preparation
The forecast income statement and pro forma balance sheet
have been prepared on a going concern basis adopting the
accruals and historical cost basis of accounting (except for
investments in financial assets and derivatives which are at
fair value) and in accordance with the requirements of the
Australian Accounting Standards issued by the Australian
Accounting Standards Board and the Corporations Act.
Revenue recognition
Rent
Rental income is brought to account on an accruals basis
over the lease term.
Interest Income
Interest revenue is brought to account on an accruals basis
using the effective interest method.
Expenditure
Expenses are brought to account on an accruals basis.
Ongoing management costs payable to us and the
Investment Manager are recognised as expenses when
the services are received.
Establishment and equity raising costs
Establishment costs and transaction costs arising on the
issue of equity including arranging, accounting, tax, legal
and disclosure document costs are recognised directly
in equity as a reduction of the proceeds of the equity
instruments to which the costs relate.
Distributions
A distribution payable is recognised when the Investors’ right
to receive the payment is established. Distributions are paid
quarterly in arrears with the first distribution relating to the
period from Allotment to 31 March 2010. The distribution per
Unit will be determined by dividing the total amount available
for distribution as determined by us for the given period by
the number of Units eligible for distribution on the last day
of the distribution period.
Taxation
Under current income tax legislation the Trust is not liable
to pay tax provided its taxable income and taxable realised
capital gains are distributed to Investors. The liability for
capital gains tax that may arise if the investment property
were sold is not accounted for.
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Investment property
Investment property comprises land, buildings and
improvements and is held for long-term rental income.
Investment property is initially recorded at cost. Investment
property is revalued to fair value at each balance sheet date.
Gains or losses arising from changes in fair value are included
in the income statement in the period in which they arise.
The carrying amount of investment property recorded in the
balance sheet may include components relating to straightlining of rental income relating to fixed increases in rentals in
future periods, lease incentives and direct leasing costs.
Borrowings
Borrowings are initially recognised at fair value net
of transaction costs incurred. Subsequent to initial
measurement, borrowings are measured at amortised cost
using the effective interest method. Under this method,
fees, costs, discounts and premiums directly related to the
financial liability are spread over its expected life. Interest
expense is recognised based on the effective interest rate.
Derivative financial instruments
Derivatives are used to hedge the Trust’s interest rate and are
recorded at fair value in the balance sheet with movements
reflected in the income statement.
9.8 Sensitivity analysis
Investors should be aware that the Forecasts may not be met
for a variety of reasons.

To assist Investors in understanding the significance of key
sensitivities on the forecast Trust earning yield during the
Forecast Period, the following sensitivity analysis is presented.
Investors should note that the sensitivity analysis is intended
to provide a guide only and variations in actual performance
may exceed the ranges shown. Movement in other
assumptions may offset or compound any one variable
beyond the extent shown.
The table below details the impact on the forecast Trust
earning yield in each respective period for changes in
underlying effective interest rates.
The forecast Trust earning yield represents the forecast
annualised distributable income of the Trust for each relevant
period as a percentage of the Units on issue at the end of the
relevant period.
The purpose of showing the impact on the Trust’s forecast
earning yield is to help demonstrate the effect changes in
underlying interest rates may have on the Trust’s distributable
income, and therefore, the ability of the Trust to meet the
forecast cash distribution yield referred to in table 9.3
and elsewhere in this PDS.
The sensitivity analysis is prepared on the basis the Offer
achieves the maximum subscription amount of $59.12 million.
Forecast Trust earning yields are not expected to be materially
different if only the minimum subscription amount is reached.

				

Forecast

				

six month

year

				

period ending

ending

30 June 2010

30 June 2011

$2.010m
8.36%
8.15%
78

$4.343m
8.19%
8.25%
33

			

Notes

Base case:
Interest expense			
1
Trust earning yield				
Cash distribution yield			
2
Surplus Trust retained income				
Changes to key assumptions &
resultant Trust earning yield			

Forecast

3, 4		

Change in effective interest rate:					
Plus 0.25%				
8.14%
Plus 0.50%				
7.92%
Minus 0.25%				
8.58%
Minus 0.50%				
8.80%

7.99%
7.81%
8.41%
8.64%

Notes:
1. Interest expense illustrated excludes the impact of the amortisation of loan establishment costs.
2.	A portion of the forecast surplus Trust retained income from the prior period has been used to meet some of the forecast cash distribution yield
in the year to end 30 June 2011.
3.	Actual distributions paid are at our discretion and the cash distribution yields paid to Unitholders may be different from the Trust earning
yields illustrated.
4. Distribution yield for the six month period ending 30 June 2010 is an annualised equivalent yield.
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Taxation for Australian residents

Tax treatment of the Trust

We do not provide financial or taxation advice and this PDS
cannot address all of the taxation issues which may be
relevant to a particular Investor. Each Investor must take
full and sole responsibility for their own investment in the
Trust, the associated taxation implications arising from that
investment and any changes in those taxation implications
during the course of the investment. Accordingly, prospective
Investors should seek personal tax advice to take into
account their individual circumstances.

10.1 Australian tax position of the Trust
The Trust should not be liable to pay Australian income tax
provided the Trust’s Unitholders are presently entitled to all
of the Trust’s income in each year and it limits its activities
to undertaking or controlling “eligible investment business”
for Australian taxation purposes.

This summary provides an outline of the principal Australian
tax consequences relating to the acquisition, holding and
disposal of Units for an Australian tax resident Investor who
is not in the business of trading or dealing in securities.
The summary does not address the tax implications
for Investors that:
––
––
––
––

hold their Units on revenue account or as trading stock;
are exempt from Australian tax;
are non-residents; or
are temporary residents of Australia.

The summary does not address the tax implications
for persons that invest in the Trust indirectly.
Taxation issues are complex and taxation laws, their
interpretation and associated administrative practices
may change over the term of an investment in the Trust.
The information contained in this section is of a general
nature only. It is based on, and limited to, Australian tax
law and practice in effect at the date of this PDS.

We will ensure Unitholders are presently entitled to
all of the Trust's income in each year. Further, based on
the proposed activities of the Trust, it should only be
undertaking “eligible investment business”.
On this basis, the Trust should not have any liability
for Australian income tax including capital gains tax.
10.2 Issues affecting the calculation
of the net income of the Trust
(a) Division 250
The net income of the Trust for tax purposes will be affected
by whether or not the Trust is subject to Division 250 of the
Income Tax Assessment Act 1997 in respect of the leases
at Industry House to the Commonwealth Government.
Division 250 applies to certain arrangements under which:
–– property owned by a taxpayer is made available to,
or controlled by, a tax exempt entity (such as the
Commonwealth); and
–– the taxpayer does not have a “predominant economic
interest” in the property.
If it applies, the practical effect of Division 250 is to defer
deductions for depreciation of plant and equipment and
buildings and for certain upfront expenditure. Although
the total taxable income of an entity over the term of an
arrangement is not intended to be affected by Division 250,
its taxable income in the early years of an arrangement will
be increased if Division 250 applies.
Division 250 is intended to apply to arrangements under
which a taxpayer effectively acts as a financier to a tax
exempt entity rather a genuine economic owner of an asset.
It is not intended to apply to most arrangements that are
in the nature of operating leases.
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Despite this general intention, Division 250 has been drafted
in such a manner that there is a risk that it could apply
to longer-term operating leases. Accordingly, whilst we
consider that Division 250 should not apply to the leases
at Industry House to the Commonwealth Government, this
matter is subject to a degree of uncertainty. Because of this
uncertainty, the projections of tax-deferred distributions in
this PDS have been prepared as if Division 250 does apply
to the Trust.
In order to resolve this issue, we have lodged an application
for a private ruling from the Commissioner of Taxation that
Division 250 does not apply. While the outcome of the private
ruling cannot be known with certainty, we consider there
are strong prospects that the Commissioner of Taxation
will accept that Division 250 does not apply to the Trust.
The effect of the application of Division 250 on the forecast
level of tax-deferred distributions by the Trust is as follows:

Division 250 applies
Division 250 does not apply

Year ended
30 June 2010

Year ended
30 June 2011

35%

40%

100%

95%

(b) Capital gains
The Trust anticipates that any gain on eventual disposal of
Industry House would be a capital gain. The effect of the
capital gains tax (CGT) rules regarding capital gains made
by trusts is that generally:
–– Unitholders that are individuals or trusts will include 50%
of their proportionate share of any capital gain in their
assessable income;
–– Unitholders that are complying superannuation funds will
include 662/3% of their proportionate share of any capital
gain in their assessable income; and
–– Unitholders that are companies will include 100% of
their proportionate share of any capital gain in their
assessable income.

Tax treatment of Investors
10.3 Taxation of distributions
When an Investor receives distributions of income from
the Trust, the corresponding proportion of the Trust’s net
income for tax purposes should be included in the Investor’s
assessable income. Investors will then be taxed on that
amount at their relevant marginal tax rates.
If the Trust’s net income exceeds its distributions, an Investor
will be taxed by reference to his or her share of net income,
not just the distribution.
If a distribution to an Investor exceeds that Investor’s share of
the Trust’s net income, the excess (known as a ‘tax-deferred
distribution’) will generally not be assessable to the Investor.
However, any such distribution will reduce the Investor’s CGT
cost base in his or her Units. This effectively defers tax on
those distributions until the Units are sold.
If the total tax-deferred distributions received by an
Investor equal an Investor’s cost base in his or her
Units, the cost base will be reduced to nil and the
Investor will realise a capital gain equal to any subsequent
tax‑deferred distributions.
A distribution that is actually received by an Investor after
30 June, but that nonetheless relates to income of the Trust
derived during the year ended 30 June, will not be included
in the Investor’s assessable income for the tax year in which
the distribution is received. Rather, the Investor will be
assessable in the same tax year in which the Trust derived
the income.
We will provide an annual tax statement to each Investor
setting out details of his or her proportionate share of the
Trust’s net income.
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10.4 Tax losses incurred by the Trust
The Trust will not be able to distribute any tax losses incurred
in an income year. However, provided certain tests relating to
continuity of ownership and control of the Trust are satisfied,
the Trust will be able to carry forward those losses and use
them in a future income year to offset assessable income.
10.5 Tax implications of disposing of Units
Generally, on disposal of Units a “CGT event” will happen
and the Investor will need to determine whether a capital gain
or capital loss has been realised. As a general rule, where
the capital proceeds on disposal of the Units are greater
than the cost base of those Units, an Investor will realise
a capital gain.
The cost base of a Investor’s Units will essentially be
the purchase price or issue price paid for the Units, plus
any incidental costs on acquisition or disposal, less any
tax‑deferred distributions received.
Any capital gain made by an individual or trust can generally
be reduced by 50% if the individual or trust has held the
Units for longer than 12 months. Similarly, any capital gain
made by a superannuation fund can generally be reduced
by 331/3% if the fund has held the Units for longer than
12 months. Companies are not entitled to this CGT discount.
An Investor will incur a capital loss if the capital proceeds on
disposal are less than the “reduced cost base” of the Units
sold. The reduced cost base of a Unit is usually the same as
the cost base. Any capital loss incurred on the disposal can
be used to offset capital gains realised from other sources.
If a capital loss cannot be utilised in the year in which it
is realised, it may be carried forward to be used to offset
capital gains realised in future income years. Capital losses
cannot be used to offset ordinary income or gains.

Other issues
10.6 Tax file number or
Australian business number declaration
It is not compulsory for an Investor to provide his or her tax
file number (TFN) to us. However, if an Investor does not
provide their TFN (or in certain circumstances an Australian
Business Number) or claim a valid exemption, then we
will be required to withhold tax from any distribution from
the Trust at the highest marginal rate plus Medicare Levy
(currently 46.5%).
10.7 Goods and Services Tax (GST)
GST should not be payable in respect of the acquisition,
disposal or withdrawal of Units, nor in respect of any
distributions paid by the Trust.
The Trust will not be entitled to claim input tax credits for
the full amount of the GST component of some expenses.
However, for some of these expenses, a reduced input tax
credit of 75% of the GST component may be claimed as
an input tax credit. The non-recoverable part of the GST
component of any expenses is taken into account as an
expense of the Trust.
10.8 Tax reform proposals
The Board of Taxation is currently reviewing the taxation of
managed investment trusts. The objective of the review is
to provide options for introducing a specific tax regime for
managed investment trusts to reduce complexity, increase
certainty and minimise compliance costs.
The Board of Taxation released a Discussion Paper in
October 2008 and has foreshadowed issuing its final
report in the current calendar year. Based on the content
of the Discussion Paper, it is not anticipated that any
of the changes to be proposed by the Board of Taxation
will adversely impact the Trust.
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11.1 Related party transactions
The Investment Manager is related to us; and it has been
appointed, under an agreement, to provide services to the
Trust (see 11.3 below). In return, the Investment Manager
will be remunerated (details of this remuneration are
provided in section 7).
Our directors, shareholders and associates, and the
Investment Manager, may hold units in the Trust, along
with other Investors.
However, other than these, we do not expect to enter into
any transactions with parties related to us, in relation to
the Trust.
In any event, we have a policy on proposed or potential
related party transactions, to ensure that any actual or
potential conflicts of interest are identified and appropriately
dealt with. Any potential transactions with related parties go
through an assessment process, and must be approved
unanimously by our Board. No related party transactions
can be approved or entered into unless they are strictly on
arms-length, commercial terms (unless otherwise approved
by Unitholders, with any possible conflicts of interest having
been fully disclosed). Any related party transactions are then
monitored to ensure they are carried-out as approved and
continue to be on arms-length terms.
11.2 Reporting
We intend to report to you on at least a quarterly basis.
Our reporting will comprise the following:
–– a confirmation on receipt of an Application Form;
–– an investment confirmation upon issuing New Units;
–– quarterly income distribution detailing your investment
and distributions paid to you;
–– periodic performance update reports; and
–– an annual tax statement detailing information required
for inclusion in your annual income tax return.
Annual and half-year financial reports will be made available
at www.corval.com.au. They will not be sent to you unless
requested.
11.3 Important agreements
Constitution
The Constitution is the primary document that governs the
way the Trust operates and sets out many of the rights,
liabilities and responsibilities of both us and Unitholders.
Each Unit gives you an equal and undivided interest in the
Trust. However, a Unit does not give you an interest in any
particular part of the Trust. Subject to the Constitution, as
an Investor you have the following rights:

– the right to share in any distributions.
– the right to attend and vote at meetings of Unitholders.
– the right to participate in the proceeds of winding up
of the Trust.
The Constitution contains provisions about convening and
conducting meetings of Unitholders.
We can amend the Constitution without Unitholders'
approval provided we reasonably consider the change will
not adversely affect Unitholders’ rights.
The Constitution can also be amended by a special
resolution passed by Unitholders.
As noted elsewhere in this PDS, the Existing Investors
hold Existing Units (issued prior to the date of this PDS).
The Existing Investors provided the original equity required
to enable the Trust to buy the property.
It should be noted that Existing Units, while technically
a different class from the New Units to be issued under
this PDS:
–– have all the same voting rights as New Units to be issued
to Investors under this PDS;
–– have all the same income distribution rights as New Units
to be issued to Investors; and
–– do not have any preferential rights to receive distributions
ahead of (in priority to) Investors.
However, because some of the money raised under the Offer
is to be used to redeem some of the Existing Units, we will
need to make withdrawal offers to Existing Unitholders,
which will not be made to incoming Investors.
NAB’s equity arranging fee (explained in section 7.4(f)) is
an expense of the Offer and accordingly is not intended to
impact Existing Investors. Therefore, whilst this fee is being
paid by the Trust, it is an expense which is being allocated to
the Investors, as a group (i.e., against their combined New
Units), but not to the Existing Investors. This means that
when the property is sold and the Trust is to be wound‑up,
the value of any Existing Units still on issue is likely to
be slightly higher (percentage wise) than the New Units.
However, this is only as a consequence of the fact that
the Existing Investors were responsible for initially funding
the Trust and are not part of the Offer of new equity under
this PDS.
A copy of the Trust Constitution is available free of charge
from Registries Limited.
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Investment management agreement
CorVal Management Pty Ltd has been appointed as investment manager of the Trust.
Under the agreement, the Investment Manager will help manage the Trust on a day-to-day basis, including for example
overseeing management of the property, and maintaining records. Details of the Investment Manager’s remuneration is
given in section 7.
However, if we are removed or retire as the Trust’s responsible entity (and are replaced by a new responsible entity which
is not a related body corporate to us), then the investment management agreement will automatically come to an end.
The investment management agreement is not intended to be a mechanism to help entrench us in our role.
Summary of loan facility
As explained earlier in this PDS, the acquisition of Industry House was partly funded through a senior debt facility provided
by a major Australian bank. As at the close of the Offer, subject to final documentation being agreed with the bank, the facility
will be on the following terms:
Principal amount
Repayment
Term
Maximum LVR
Minimum ICR
Base interest rate
Line fee
Default interest
Interest payment dates
Interest periods
Prepayment
Representations/
warranties/covenants/
events of default
Securities and guarantee

Capital expenditure
sinking fund

$67 million
Interest only during the term, with bullet repayment of principal outstanding at maturity
3 years from 30 June 2009
60%
1.85
BBSY – subject to the cap as described below
2.0%
Additional 4.0%
Last day of each interest period
30, 60, 90 or 180 days
Permitted without penalty if prepaid on the last day of the relevant interest period
Customary for facilities of this nature.

–– Guarantee from the external Custodian in its capacity as custodian for the Trust
–– First-ranking real property mortgage over Industry House granted by the
external Custodian
–– First-ranking fixed and floating charge in relation to Industry House granted by
the external Custodian
–– First-ranking fixed and floating charge over CorVal as trustee for the Trust
$1.2 million to be paid into an account with the bank for the purposes of meeting any
anticipated future capital expenditure at the property. This account and the deposit
are subject to a right of set-off under a letter of set-off in favour of the bank.

The floating (i.e. base) interest rate in respect of the principal amount is capped at 5.0%, pursuant to an ISDA master
agreement and related interest rate cap entered into with the bank. This cap will remain in force through to 30 June 2012.
Recourse under the loan facility is limited to the assets of the Trust.
The bank does not have direct recourse to the Unitholders’ interests in the Trust. However, Investors should be aware
amounts owing to the bank under this loan facility rank before any Unitholder’s interest in the Trust.
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Commonwealth of Australia lease summaries
Following is a summary of the main commercial terms of the leases to the Commonwealth of Australia. It is not a
comprehensive summary of all the lease terms.
Office premises
Current rent
(per annum excl GST)

$9,887,775

Lease commencement

1 October 2006

Term

15 years and 3 months

Option to renew

1 x 5 years

Expiry if option exercised
by tenant

31 December 2026

Area of leased
premises (sq m)

23,959 (plus 83 sq m storage)

Car spaces

260

Rent reviews:

–– 1 January in 2008 to 2011, 2013 to 2016 and 2018 to 2021
Fixed 3% increase.
–– 1 January 2012
Adjusted CPI review – the rent is adjusted by a CPI based adjustment factoring in
compounded CPI adjustments. There is no ratchet (i.e., it is possible for the rent to
decrease on this review).
–– January 2017
Adjusted CPI review – the rent is adjusted by a CPI based adjustment factoring in
compounded CPI adjustments. There is no ratchet (i.e., it is possible for the rent to
decrease on this review). As explained in section 4.7 of this PDS, the Adjusted CPI
review formula contains an error. Negotiations are in place with the Commonwealth
of Australia to rectify this error.
–– If the option for a further term is exercised
Rent reviewed on the commencement of further lease by an Adjusted CPI review,
and thereafter by fixed 3% increases on 1 January in 2022 to 2026.

Core commercial terms:

–– Outgoings
The tenant must pay any increases in statutory outgoings (calculated by area).
–– Other tenant payments
– Utilities and waste removal.
– Car parking levies imposed by authorities.
– After hours air conditioning charges.
–– Default and termination
The default and termination provisions:
–	are more favourable to the tenant than would be expected in a commercial lease to
a tenant other than the Commonwealth, and allow generous periods for the tenant
to remedy defaults before the lease can be terminated by the landlord; and
–	include a right of the tenant to terminate for default by the landlord.
–– Damage and destruction
If the premises are damaged or destroyed:
–	tenant payments abate on a proportionate basis;
–	the landlord may be required to reinstate the building; and
–	the tenant may terminate the lease, depending upon the extent of damage and the
time the premises are likely to remain unfit for use and occupation.
Similar provisions apply if hazardous substances or hazardous diseases are discovered.
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Core commercial terms:
(continued)

–– Service standards and environmental management
Specified standards for the services must be met or abatement provisions may apply.
Ultimately the tenant may terminate the lease if a malfunction is not outside the landlord’s
control and is unlikely to be rectified within 4.5 months.
The building and services must be maintained to comply with:
– a standard at least equal to NABERS of 4 stars;
– all guidelines contained in the Property Council of Australia’s 2001 Energy Guidelines; and
– environmental standards in the lease.
–– First right of refusal and right to approve tenants
The tenant has a first and last right of refusal to lease other parts of the building
(other than the café).

Childcare centre

The Commonwealth of Australia also has a lease of childcare premises. This lease is largely
on the same terms as the lease for the office premises. If the office lease is terminated, then
the childcare premises lease may be terminated by the tenant or landlord.

11.4 Continuous disclosure
If the Trust has more than 100 Investors, then it will be
a ‘disclosing entity’ under the Corporations Act and will
therefore become the subject of regular reporting and
disclosure obligations, including obligations to disclose
when an important event occurs.

By applying to invest, you give us permission to pass
information we hold about you to other companies which
are involved in helping us administer the Trust, or where they
require it for the purposes of compliance with AML/CTF law
or in connection with the holding of Application Money such
as Registries Limited and Trust Company Limited.

If the Trust becomes a ‘disclosing entity’ then it will be
required to lodge half-yearly financial reports with ASIC.
Whilst copies of any half-yearly reports and disclosures
of important information can be obtained from ASIC or by
asking us, we will also put copies of these on our website.
It is therefore important that you check our website regularly
for important information about the Trust.

11.6 Anti-money laundering law
The Anti-Money Laundering and Counter-Terrorism
Financing Act 2006 requires us to verify your identity prior to
accepting your investment. You will be required to provide
the identification information set out in the Application Form.
We will not issue you with New Units unless satisfactory
identification documents are provided.

11.5 Privacy
In applying to invest, you are providing to us certain personal
details (your name, address etc). We use this information to
establish and manage that investment for you.

11.7 Ethical considerations, labour standards
and environmental impact
Whilst we intend to operate the Trust in an ethical and
sound manner, our investment criteria does not include
giving additional weight to labour standards, environmental,
social or ethical considerations.

Under the Privacy Act 1988 (Cwlth), you can access personal
information about you held by us (or by the Investment
Manager), except in limited circumstances. Please let us
know if you think the information is inaccurate, incomplete
or out of date. You can also tell us at any time not to pass
on your personal information by advising us in writing.
If you do not provide us with your contact details and other
information, then we may not be able to process your
application to invest. The consequences of not providing
your tax file number are described in section 10.6.
Under various laws and regulatory requirements, we may
have to pass-on certain information to other organisations,
such as the Australian Tax Office or the Australian
Transaction Reports and Analysis Centre (AUSTRAC).

11.8 No cooling-off period
You should note that because the Trust is not liquid
(according to the definition of that term in the Corporations
Act), no cooling-off period will apply to your application
to invest.
11.9 Complaints handling
We have a system for dealing with any complaints you may
have as an Investor. If you have a complaint, then please
contact us on (02) 9247 1035, or write to us at:
CorVal Partners Limited
Level 32
60 Margaret Street
Sydney NSW 2000
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We will acknowledge your complaint in writing within 14 days
of receiving it and we will make every effort we can to try to
resolve your issue within 45 days of being notified.
We are a member of the Financial Ombudsman Service
(FOS), an external dispute resolution service provider.
So if you are not satisfied with how we have handled your
complaint, then you may contact FOS. The contact details
for FOS are as follows:
Mail: GPO Box 3, Melbourne, Victoria, 3001
Telephone: 1300 78 08 08
Facsimile: (03) 9613 6399
Email: info@fos.org.au

PricewaterhouseCoopers has given its written consent to
be named in this PDS in the form and context in which it is
named and has not withdrawn its consent prior to the date
of the PDS.
Greenwoods & Freehills has given its written consent to
be named in this PDS in the form and context in which it is
named and to the inclusion of statements in this PDS based
on advice provided by them and has not withdrawn its
consent prior to the date of the PDS.
Registries Limited has given its written consent to be named
in this PDS in the form and context in which it is named and
has not withdrawn its consent prior to the date of the PDS.

11.10 Unit pricing policy
We have a Unit pricing policy for the Trust, which explains
how we may exercise any discretion we have under the
Constitution when calculating the price of Units.

Trust Company Limited has given its written consent to be
named in this PDS in the form and context in which it is
named and has not withdrawn its consent prior to the date
of the PDS.

A copy of the Unit pricing policy is available from us.

NAB has given its written consent to be named in this PDS
in the form and context in which it is named and has not
withdrawn its consent prior to the date of the PDS.

However, it is expected that because there is no intention
to buy any more investments for the Trust, additional Units
will only be issued to the Investment Manager, as part of its
remuneration structure.
11.11 Directors’ consent
Each of our directors has consented to the issue of this PDS.
11.12 Others’ consents
Colliers International Consultancy and Valuation Pty Limited
has provided its consent to inclusion of their summary
valuation report in this PDS. They have not withdrawn that
consent as at the date of this PDS. Colliers International
Consultancy and Valuation Pty Limited was paid $25,000
+ GST for providing their report.
McMahon Clarke Legal has given its written consent to
be named in this PDS in the form and context in which it
is named and has not withdrawn its consent prior to the
date of the PDS.
Deacons has given its written consent to be named in this
PDS in the form and context in which it is named and to
the inclusion of statements in this PDS based on advice
provided by them and has not withdrawn its consent prior
to the date of the PDS.

Risk Management Group Pty Ltd has given its written
consent to the inclusion in the PDS of the statements made
about it, and which are attributed to it, in the form and
context in which they appear and has not withdrawn its
consent prior to the date of this PDS.
11.13 Our removal
We can be removed as responsible entity of the Trust
through the passing of an extraordinary resolution by
Unitholders (which needs the support of at least 50% of all
Unitholders, by value). If we are removed, then in addition to
any other fees due (that is, fees outlined in section 7.2 which
may be already owed, or which may have been previously
deferred), we will be entitled to a removal fee equal to 1%
of the gross value of the Trust’s assets the day before our
removal is to take effect. As explained in section 7.2, we will
also be entitled to any accrued performance fee, based on
the value of the Trust’s assets the day before our removal
is to take effect.
11.14 Valuation policy
Our policy is to have the property independently revalued
as at 30 June each year.
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ACT
AFS licence
Allotment
Allotment Date
AML/CTF
Applicant
Application Form
Application Money
ASIC
ASX
ATO
BBSY
Business Day
CBD
Closing Date
Constitution
Corporations Act
CorVal
CPI
Custodian
EBITDA
Existing Investors
Existing Units
Forecast Period
Forecasts
GST
ICR
Industry House
Investment Manager
Investor
IRR
LVR
NAB
NABERS
NAV
New Unit
NLA
NTA
Offer
PDS
Trust
Unitholders
Units
We, us, CorVal

Australian Capital Territory.
Australian financial services licence.
The issue of New Units to successful Applicants, pursuant to this PDS.
The date that New Units are issued to successful Applicants, pursuant to this PDS.
Anti-money laundering and counter-terrorism financing.
Someone who applies for New Units under this PDS.
The form attached to this PDS.
The money paid by an Applicant for New Units.
The Australian Securities and Investments Commission.
The market operated by ASX Limited.
Australian Taxation Office.
Bank bill swap bid rate.
A day on which banks are open for business in Sydney, except a Saturday, Sunday or
public holiday.
Central business district.
The date on which the Offer is closed. Expected to be 11 December 2009, although we may close
the Offer earlier, or extend the Closing Date, in our absolute discretion and without any notice.
The constitution of the Trust dated 23 April 2009, as amended from time to time.
The Corporations Act 2001 (Cth) for the time being in force together with the regulations.
CorVal Partners Limited (ACN 130 628 830).
Consumer Price Index (All Groups) for the ACT.
Trust Company Limited ACN 004 027 749.
Earnings before interest, tax, depreciation and amortisation.
Investment vehicles in which Andrew Roberts has a beneficial interest, which funded the purchase
of Industry House.
The units in the Trust already held by the Existing Investors. These are a separate class from the
New Units issued pursuant to this PDS.
The six months to 30 June 2010 and the financial year period from 1 July 2010 to 30 June 2011.
As defined in section 9.1.
Goods and Services Tax as defined in A New Tax System (Goods and Services Tax) Act 1999,
as amended.
Interest cover ratio.
The property known as Industry House, located at 10 Binara Street, Canberra.
The manager of the Trust, which is CorVal Management Pty Ltd ACN 139 792 626.
A person who acquires New Units pursuant to the Offer.
Internal Rate of Return, which equals the discount rate that makes the present value of a
series of cash flows over a period of time equal to the value of the investment at the start
of the measurement period.
Loan to valuation ratio.
National Australia Bank Limited ACN 004 044 937.
National Australian Built Environment Rating System.
Net asset value, as calculated under the Constitution.
A Unit in the Trust issued pursuant to this PDS.
Net lettable area.
Net tangible assets.
The offer of New Units under this PDS.
This PDS, including any supplementary PDS which we may issue.
The CorVal Industry House Trust ARSN 139 802 038.
Both Existing Investors and Investors pursuant to this Offer.
Both Existing Units and New Units.
CorVal Partners Limited ACN 130 628 830.
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How to invest

Before completing the Application Form you should
read this PDS carefully.
Please pay particular attention to all of the risk factors in
section 6. The risks need to be considered in light of your
own investment situation.
Where appropriate, you should also consult a financial,
taxation or other professional adviser before deciding
to invest.
For an application to be considered, it must be returned
with a cheque for the proposed investment amount.
Cheques should be either bank cheques or drawn on an
account in the name of the Applicant and made payable
to “Trust Company Limited”.
You are requested to provide your Tax File Number (TFN),
Australian Business Number (ABN) or exemption code to
ensure tax is not deducted from the distributions paid.
We have the sole discretion whether to accept or reject an
application. If your application is rejected, wholly or in part,
we will notify you in writing and arrange for return of the
relevant application monies to you.

By sending a completed Application Form, you are making
an offer to become an Investor in the Trust and you are
agreeing to be legally bound by the Constitution and the
terms of the PDS. A summary of the Constitution is included
at section 11.3 of this PDS.

Application Form instructions
Only legal entities are allowed to hold Units in the Trust.
Applications must be in the name(s) of natural person(s),
companies or other legal entities acceptable to us. At least
one full given name and the surname are required for each
natural person. The name of the beneficiary or any other
non-registerable name may be included by way of an
account designation if completed exactly as described in
the example of correct forms of registrable title shown below.
The Application Form should be signed by the Applicant.
If a joint holding, all Applicants should sign. If signed by the
Applicant’s attorney, a certified copy of the power of attorney
must be attached to the Application Form. If executed by
a company, the form must be executed in accordance with
the Applicant’s Constitution and the Corporations Act.

Type of investor

Correct form

Incorrect form

Individual

Mr John David Smith

J D Smith

Company

JDS Pty Ltd

JDS P/L or JDS Co

Trusts

Mr John David Smith

John Smith Family Trust

<J D Smith Family A/C>
Deceased estates

Mr Michael Peter Smith

John Smith (deceased)

<Est Lte John Smith A/C>
Partnerships

Mr John David Smith

John Smith & Son

& Mr Ian Lee Smith
Clubs/unincorporated bodies

Mr John David Smith

Smith Investment Club

<Smith Investment A/C>
Super Funds

John Smith Pty Limited
<J Smith Super Fund A/C>

John Smith Superannuation Fund

Pin cheque(s). Do not staple.

CorVal Industry House Trust
ARSN 139 802 038

Application Form
	Complete this form using BLACK ink and print well within the boxes in CAPITAL LETTERS. Mark appropriate
answer boxes with a cross (X). Do not use this form unless it is attached to the Product Disclosure Statement dated
19 October 2009 issued by CorVal Partners Limited, ABN 86 130 628 830, AFS licence no 326118 (“CorVal”).
All capitalised terms used in this Application Form are as defined in the PDS unless a contrary intention appears.

Adviser stamp

Section 1 Investment
Please mark (X) the appropriate box to indicate who is making the investment.

Minimum application is
$10,000 and thereafter
multiples of $5,000.

Individual Investor

Joint Investor

Trustee for Super Fund

Executor of an estate

Company

Trustee for Trust

Initial investment amount

$

,

,

0

0

0

.

0

0

Section 2 Applicant details
We require additional
identification information
to adhere with Anti-Money
Laundering legislation.
Please also complete the
“Unitholder Identity Verification
Form” attached to this PDS.

A

Individual Investor, Joint Investor 1, Company Director 1, Executor 1 or Trustee 1
Title		 Given name(s)

Surname		

B

/

Date of birth (day/month/year)

/

Tax File Number(s) (Individual and Joint Investors only)
A
B
If any of the investors above are exempt from providing a TFN, please provide the reason for the exemption
(e.g.: Sole Parent Benefits, Service Pension, etc.)

D

Name of Investing Company, Association, Body or Trustee Company if applicable

E

ABN
TFN
Account Designator (name of Super Fund, Trust, Deceased Estate or other entity or person)
ATF

ABN
TFN
If exempt from providing a TFN and/or ABN, please provide the reason for the exemption

F

/

Joint Investor 2, Company Director 2, Executor 2 or Trustee 2
Title		 Given name(s)

Surname		

C

Date of birth (day/month/year)

If the investing entity is a foreign resident for tax purposes, please specify your country of residence

/

Section 3 Applicant(s) contact details (must not be adviser details)
Please enter all relevant contact
details, including your daytime
telephone number in case we
need to contact you in relation
to your application.
Adviser details are not
acceptable unless your adviser
holds a power of attorney,
a copy of which must be
provided.
All administration
correspondence in relation to
this investment will be sent to
the nominated mailing address.
Reports will be emailed unless
indicated otherwise.

Mailing address

State
Daytime phone number

After hours phone number

–
Fax number

–
Mobile number

Postcode

–
Email address

Indicate if you would like to be sent annual financial reports:1

Yes

No

Indicate how you would like to receive reports for the Trust:2

Email

Mail

Tick this box if you do not want to receive marketing related material or calls from us.
1. Otherwise, annual reports will be available on our website
2. This election is a standing election. Please contact Registries Limited on 1300 737 760 at any time to change this election.

Section 4 Adviser details
If you use a financial adviser,
please have them sign this
section and stamp the front
of the Application Form.
By stamping this application the
adviser is confirming that they
hold a current AFS licence and
are authorised to deal in and/or
advise on managed investment
products.
Some advisers may rebate their
normal upfront commission (not
including the GST component)
to investors although they are
under no obligation to do so.

Title		

Adviser full given name

Adviser surname

Adviser company (if applicable)

Licensed dealer

Dealer Licence Number

Adviser signature

–
Commission to be rebated?*

Yes

No

If yes, please indicate the amount to be rebated:

3%

2%

1%

Mark this box if you would like your adviser to receive a copy of all correspondence:

* Any commission rebates will be by way of additional New Units.

Section 5 Distribution payments
Name that appears on the account

Name of financial institution

BSB			

Account number

Section 6 Declaration and authorisation
This Application Form forms part of the PDS for the Trust dated 19 October 2009 which contains information which should be read before you apply.
Capitalised terms in the Application Form have the same meaning as in the PDS.
By signing/sealing the Application Form:
1.	I/we hereby appoint Trust Company Limited (AFS Licence no. 235 148) (“TCL”) as my/our agent to hold my/our Application Money on my/our behalf
and direct Registries Limited to pay my/our Application Money to TCL for this purpose. I/we acknowledge and agree that TCL is authorised to release
my/our Application Money to CorVal if requested to do so by CorVal, but this authorisation is subject to CorVal either immediately applying my/our
Application Money to issue me/us with New Units or depositing my/our Application Money into a bank account in accordance with section 1017E of the
Corporations Act. I/we acknowledge and agree that TCL is authorised to pay my/our Application Money into the bank account I/we have nominated in
section 5 of this Application Form if directed to do so by CorVal.
2.	I/We declare that I/we am/are not minor(s) nor do I/we suffer from any legal disability preventing me/us from applying for New Units;
3.	I/We declare that I/we personally received the PDS accompanied by or attached to this Application Form and have read the PDS in full and
understood the PDS to which this Application Form relates;
4.	I/we acknowledge that I/we have received and accepted the offer in this PDS in Australia;
5.	I/we accept and agree to be bound by all the terms and conditions of this Offer in Australia as set out in the PDS and the terms and conditions of the
Constitution of the Trust as amended;
6.	I/We acknowledge that by submitting an Application Form, I/we agree and consent to all arrangements between CorVal and members or related
entities of CorVal which are disclosed in the PDS;
7.	I/We acknowledge that, unless my/our Application Money is held by TCL as my agent under acknowledgement 1, I/we cannot withdraw my/our
application except if CorVal consents;
8.	I/We acknowledge that the acceptance of my/our application and allocation of New Units will be at the discretion of CorVal and that CorVal has the
right to reject my/our application or to allocate to me/us a lower number of New Units than applied for;
9.	I/We acknowledge that the information contained in the PDS does not constitute financial product advice or a recommendation that New Units are
suitable for me/us, given my/our investment objectives, financial situation and particular needs;
10.	I/We declare that this form is completed and lodged according to the PDS and that all statements made by me/us are complete and accurate;
11.	I/We acknowledge that my/our investment in New Units is not an investment in, a deposit with, or any other type of liability of the National Australia Bank
Limited (AFS Licence no. 230 686), the National Australia Bank Group (NAB Group), CorVal, the Custodian or any of their related bodies corporate;
12.	I/We acknowledge that the PDS contains forecasts based on assumptions that CorVal considers to be appropriate at the time of preparing the PDS.
I/We acknowledge that the assumptions and therefore the forecasts are subject to factors which are outside the control of CorVal or which are not
predictable on a reliable basis and that actual results may vary materially from the Forecasts;
13.	that in applying for New Units under this Application Form, I/we expressly rely on the undertakings outlined by CorVal in section 3.3 of this PDS and the
expected investment term disclosed by CorVal in section 2.9 of the PDS;
14.	I/We agree to information about me/us being collected, used and disclosed in accordance with the privacy disclosure contained in section 11.5 of the
PDS and the Privacy Statement in this Application Form;
15.	I/we agree to provide any further information CorVal may request to enable it to comply with its AML/CTF legal obligations;
16.	I/We agree that CorVal may provide information on the status of my/our investment to my/our nominated financial adviser;
17.	I/We acknowledge that applications will only be accepted and any income or capital distribution made by the Trust will only be paid, in
Australian currency;
18.	I/We declare that if signed by an Applicant corporation, it has been signed in accordance with section 127 of the Corporations Act, the corporation’s
constitution and applicable laws;
19.	I/We declare that if signed by an attorney, the power of attorney authorises the signing of this Application Form and no notice of revocation has been
received; and
20.	I/We acknowledge that an investment in the Trust is subject to investment risk, including possible delays in repayment and loss of income or capital
invested and agree that those risks are appropriate for a person in my/our circumstances and with my/our investment objectives. I/We acknowledge that
none of CorVal, NAB, the NAB Group, or any of their related entities or affiliates, nor any other person, does in any way stand behind or guarantee the
repayment of capital from the Trust, the investment performance of the Trust or any particular rate of return.
Should I/we be issued with New Units, both I/we and CorVal agree to be bound by the undertakings outlined by CorVal in section 3.3 of the PDS and the
expected investment term disclosed by CorVal in section 2.9 of the PDS.
If the application is signed by more than one person, who will operate the account:
Any to sign
Signature		
Date (day/month/year)
Signature

/

All to sign together

/

Date (day/month/year)

/

Name			

Name

If a Company Officer or Trustee, you MUST specify your title:

If a Company Officer or Trustee, you MUST specify your title:

Director

Sole Director

Director

Company Secretary

Trustee

Other

Trustee

Other

/

Cheques or drafts must be made payable to Trust Company Limited. Only cheques or drafts in Australian currency and drawn on an Australian bank will be
accepted. Your cheque(s) should be crossed NOT NEGOTIABLE.
Mail or deliver your completed Application Form with your cheque(s) to:
Registries Limited		
OR
Registries Limited
GPO Box 3993			
Level 7, 207 Kent Street
Sydney NSW 2001			
Sydney NSW 2000
Privacy Statement
Registries Limited advises that Chapter 2C of the Corporations Act requires information about you as a unitholder (including your name, address and details
of the unitholding you hold) to be included in the public register of the entity in which you hold units. Information is collected to administer your unitholding and
if some or all of the information is not collected then it might not be possible to administer your unitholding. Your personal information may be disclosed to the
entity in which you hold units. You can obtain access to your personal information by contacting Registries Limited at the address or telephone number shown
on the Application Form.
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Pin cheque(s). Do not staple.

CorVal Industry House Trust
ARSN 139 802 038

Application Form
	Complete this form using BLACK ink and print well within the boxes in CAPITAL LETTERS. Mark appropriate
answer boxes with a cross (X). Do not use this form unless it is attached to the Product Disclosure Statement dated
19 October 2009 issued by CorVal Partners Limited, ABN 86 130 628 830, AFS licence no 326118 (“CorVal”).
All capitalised terms used in this Application Form are as defined in the PDS unless a contrary intention appears.

Adviser stamp

Section 1 Investment
Please mark (X) the appropriate box to indicate who is making the investment.

Minimum application is
$10,000 and thereafter
multiples of $5,000.

Individual Investor

Joint Investor

Trustee for Super Fund

Executor of an estate

Company

Trustee for Trust

Initial investment amount

$

,

,

0

0

0

.

0

0

Section 2 Applicant details
We require additional
identification information
to adhere with Anti-Money
Laundering legislation.
Please also complete the
“Unitholder Identity Verification
Form” attached to this PDS.

A

Individual Investor, Joint Investor 1, Company Director 1, Executor 1 or Trustee 1
Title		 Given name(s)

Surname		

B

/

Date of birth (day/month/year)

/

Tax File Number(s) (Individual and Joint Investors only)
A
B
If any of the investors above are exempt from providing a TFN, please provide the reason for the exemption
(e.g.: Sole Parent Benefits, Service Pension, etc.)

D

Name of Investing Company, Association, Body or Trustee Company if applicable

E

ABN
TFN
Account Designator (name of Super Fund, Trust, Deceased Estate or other entity or person)
ATF

ABN
TFN
If exempt from providing a TFN and/or ABN, please provide the reason for the exemption

F

/

Joint Investor 2, Company Director 2, Executor 2 or Trustee 2
Title		 Given name(s)

Surname		

C

Date of birth (day/month/year)

If the investing entity is a foreign resident for tax purposes, please specify your country of residence

/

Section 3 Applicant(s) contact details (must not be adviser details)
Please enter all relevant contact
details, including your daytime
telephone number in case we
need to contact you in relation
to your application.
Adviser details are not
acceptable unless your adviser
holds a power of attorney,
a copy of which must be
provided.
All administration
correspondence in relation to
this investment will be sent to
the nominated mailing address.
Reports will be emailed unless
indicated otherwise.

Mailing address

State
Daytime phone number

After hours phone number

–
Fax number

–
Mobile number

Postcode

–
Email address

Indicate if you would like to be sent annual financial reports:1

Yes

No

Indicate how you would like to receive reports for the Trust:2

Email

Mail

Tick this box if you do not want to receive marketing related material or calls from us.
1. Otherwise, annual reports will be available on our website
2. This election is a standing election. Please contact Registries Limited on 1300 737 760 at any time to change this election.

Section 4 Adviser details
If you use a financial adviser,
please have them sign this
section and stamp the front
of the Application Form.
By stamping this application the
adviser is confirming that they
hold a current AFS licence and
are authorised to deal in and/or
advise on managed investment
products.
Some advisers may rebate their
normal upfront commission (not
including the GST component)
to investors although they are
under no obligation to do so.

Title		

Adviser full given name

Adviser surname

Adviser company (if applicable)

Licensed dealer

Dealer Licence Number

Adviser signature

–
Commission to be rebated?*

Yes

No

If yes, please indicate the amount to be rebated:

3%

2%

1%

Mark this box if you would like your adviser to receive a copy of all correspondence:

* Any commission rebates will be by way of additional New Units.

Section 5 Distribution payments
Name that appears on the account

Name of financial institution

BSB			

Account number

Section 6 Declaration and authorisation
This Application Form forms part of the PDS for the Trust dated 19 October 2009 which contains information which should be read before you apply.
Capitalised terms in the Application Form have the same meaning as in the PDS.
By signing/sealing the Application Form:
1.	I/we hereby appoint Trust Company Limited (AFS Licence no. 235 148) (“TCL”) as my/our agent to hold my/our Application Money on my/our behalf
and direct Registries Limited to pay my/our Application Money to TCL for this purpose. I/we acknowledge and agree that TCL is authorised to release
my/our Application Money to CorVal if requested to do so by CorVal, but this authorisation is subject to CorVal either immediately applying my/our
Application Money to issue me/us with New Units or depositing my/our Application Money into a bank account in accordance with section 1017E of the
Corporations Act. I/we acknowledge and agree that TCL is authorised to pay my/our Application Money into the bank account I/we have nominated in
section 5 of this Application Form if directed to do so by CorVal.
2.	I/We declare that I/we am/are not minor(s) nor do I/we suffer from any legal disability preventing me/us from applying for New Units;
3.	I/We declare that I/we personally received the PDS accompanied by or attached to this Application Form and have read the PDS in full and
understood the PDS to which this Application Form relates;
4.	I/we acknowledge that I/we have received and accepted the offer in this PDS in Australia;
5.	I/we accept and agree to be bound by all the terms and conditions of this Offer in Australia as set out in the PDS and the terms and conditions of the
Constitution of the Trust as amended;
6.	I/We acknowledge that by submitting an Application Form, I/we agree and consent to all arrangements between CorVal and members or related
entities of CorVal which are disclosed in the PDS;
7.	I/We acknowledge that, unless my/our Application Money is held by TCL as my agent under acknowledgement 1, I/we cannot withdraw my/our
application except if CorVal consents;
8.	I/We acknowledge that the acceptance of my/our application and allocation of New Units will be at the discretion of CorVal and that CorVal has the
right to reject my/our application or to allocate to me/us a lower number of New Units than applied for;
9.	I/We acknowledge that the information contained in the PDS does not constitute financial product advice or a recommendation that New Units are
suitable for me/us, given my/our investment objectives, financial situation and particular needs;
10.	I/We declare that this form is completed and lodged according to the PDS and that all statements made by me/us are complete and accurate;
11.	I/We acknowledge that my/our investment in New Units is not an investment in, a deposit with, or any other type of liability of the National Australia Bank
Limited (AFS Licence no. 230 686), the National Australia Bank Group (NAB Group), CorVal, the Custodian or any of their related bodies corporate;
12.	I/We acknowledge that the PDS contains forecasts based on assumptions that CorVal considers to be appropriate at the time of preparing the PDS.
I/We acknowledge that the assumptions and therefore the forecasts are subject to factors which are outside the control of CorVal or which are not
predictable on a reliable basis and that actual results may vary materially from the Forecasts;
13.	that in applying for New Units under this Application Form, I/we expressly rely on the undertakings outlined by CorVal in section 3.3 of this PDS and the
expected investment term disclosed by CorVal in section 2.9 of the PDS;
14.	I/We agree to information about me/us being collected, used and disclosed in accordance with the privacy disclosure contained in section 11.5 of the
PDS and the Privacy Statement in this Application Form;
15.	I/we agree to provide any further information CorVal may request to enable it to comply with its AML/CTF legal obligations;
16.	I/We agree that CorVal may provide information on the status of my/our investment to my/our nominated financial adviser;
17.	I/We acknowledge that applications will only be accepted and any income or capital distribution made by the Trust will only be paid, in
Australian currency;
18.	I/We declare that if signed by an Applicant corporation, it has been signed in accordance with section 127 of the Corporations Act, the corporation’s
constitution and applicable laws;
19.	I/We declare that if signed by an attorney, the power of attorney authorises the signing of this Application Form and no notice of revocation has been
received; and
20.	I/We acknowledge that an investment in the Trust is subject to investment risk, including possible delays in repayment and loss of income or capital
invested and agree that those risks are appropriate for a person in my/our circumstances and with my/our investment objectives. I/We acknowledge that
none of CorVal, NAB, the NAB Group, or any of their related entities or affiliates, nor any other person, does in any way stand behind or guarantee the
repayment of capital from the Trust, the investment performance of the Trust or any particular rate of return.
Should I/we be issued with New Units, both I/we and CorVal agree to be bound by the undertakings outlined by CorVal in section 3.3 of the PDS and the
expected investment term disclosed by CorVal in section 2.9 of the PDS.
If the application is signed by more than one person, who will operate the account:
Any to sign
Signature		
Date (day/month/year)
Signature

/

All to sign together

/

Date (day/month/year)

/

Name			

Name

If a Company Officer or Trustee, you MUST specify your title:

If a Company Officer or Trustee, you MUST specify your title:

Director

Sole Director

Director

Company Secretary

Trustee

Other

Trustee

Other

/

Cheques or drafts must be made payable to Trust Company Limited. Only cheques or drafts in Australian currency and drawn on an Australian bank will be
accepted. Your cheque(s) should be crossed NOT NEGOTIABLE.
Mail or deliver your completed Application Form with your cheque(s) to:
Registries Limited		
OR
Registries Limited
GPO Box 3993			
Level 7, 207 Kent Street
Sydney NSW 2001			
Sydney NSW 2000
Privacy Statement
Registries Limited advises that Chapter 2C of the Corporations Act requires information about you as a unitholder (including your name, address and details
of the unitholding you hold) to be included in the public register of the entity in which you hold units. Information is collected to administer your unitholding and
if some or all of the information is not collected then it might not be possible to administer your unitholding. Your personal information may be disclosed to the
entity in which you hold units. You can obtain access to your personal information by contacting Registries Limited at the address or telephone number shown
on the Application Form.
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Pin cheque(s). Do not staple.

CorVal Partners Limited
ABN 86 130 628 830 AFS licence no 326118

Unitholder Identity Verification Form
	The Anti-Money Laundering and Counter-Terrorism Financing Act 2006 (Cth) requires issuers to confirm the identity of
each Applicant. If the Responsible Entity is not able to confirm an Applicant’s identity, it may not be able to issue units
to that Applicant. You will need to provide different supporting documentation depending upon the kind of investor
you are.

Please write clearly using block letters
Name of investor
Title		 Given name(s)

Surname

Residential address (PO Box not acceptable)

Suburb
State

Postcode

Date of birth (day/month/year)

/

/

Each document provided with this form must be certified by an acceptable certifier. We will not accept photocopies or faxes of a certification.

The certifier is required to complete the following details
Name of certifier
Title		 Given name(s)

Certifier telephone contact details
Office			

Surname

Home

Mobile

Category of certifier (see overleaf for list of acceptable certifiers)

Tick the following statement that applies to the certifier:
I certify that this page and the following pages are true and correct copies of the original document which I have sighted
OR
I certify this is a true and correct copy of the original document which I have sighted (for use where there is only a single page)
Signature		

Date of certification (day/month/year)

/

/

Acceptable certifiers
– a legal practitioner enrolled in a Supreme Court of a State or Territory or the High Court of Australia
– a judge of a court
– a magistrate
– a chief executive officer of a Commonwealth court
– a registrar or deputy registrar of a court
– a Justice of the Peace
– a notary public
– a police officer
– an agent of the Australian Postal Corporation who is in charge of an office supplying postal services
– a permanent employee of the Australian Postal Corporation who supplies postal services
– an Australian consular officer or an Australian diplomatic officer
– an officer with two or more continuous years service with one or more financial institutions
– a finance company officer with two or more continuous years service with one or more finance companies
–	an officer with, or authorised representative of, a holder of an Australian financial services licence, having two or more years
continuous service with one or more licensees
–	a member of the Institute of Chartered Accountants in Australia, CPA Australia, or the National Institute of Accountants
with two or more years continuous membership
To check the type of document you will need please use the following checklist. If you are:
– an individual who has applied for units, please go to section A.
– an individual who has applied for units as a Trustee, please go to section B.
– a company which has applied for units, please go to section C.
– a company which has applied for units as a Trustee, please go to section D.
A. Documents of an Individual
Complete Part I. If the individual does not own a document from Part I, please complete Part II or III.
Part I – Acceptable Primary ID Documents
Select ONE valid option from this section only
4

Please tick

Australian State/Territory driver’s licence containing a photograph of the person
Australian passport (a passport that has expired within the preceding two years is acceptable)
Card issued under a State or Territory for the purpose of proving a person’s age containing a photograph of the person
Foreign passport or similar travel document containing a photograph and the signature of the person*
*

Documents that are written in a language other than English must be accompanied by an English translation prepared by an accredited translator.

Part II – Acceptable Secondary ID Documents
(should only be completed if the individual does not own a document from Part I)
Select ONE valid option from this section only
4

Please tick

Australian birth certificate
Australian citizen certificate
Pension card issued by Centrelink
Health card issued by Centrelink
AND ONE valid option from this section
4

Please tick

A document issued by the Commonwealth or State or Territory within the preceding 12 months that records the provision
of financial benefits to the individual and which contains the individual’s name and residential address
A document issued by the Australian Taxation Office within the preceding 12 months that records a debt payable by the
individual to the Commonwealth (or by the Commonwealth to the individual), which contains the individual’s name and
residential address
A document issued by a local government body or utilities provider within the preceding three months which records the provision
of services to that address or to that person (the document must contain the individual’s name and residential address)
If under the age of 18, a notice that:
– was issued to the customer by a school principal within the preceding three months; and
– contains the customer’s name and residential address; and
– records the period of time that the customer attended that school

Part III – Acceptable Foreign ID Documents
(should only be completed if the individual does not own a document from Part I)
BOTH documents from this section must be presented
4

Please tick

Foreign driver’s licence that contains a photograph of the person in whose name it is issued and the individual’s date of birth*
National ID card issued by a foreign government containing a photograph and a signature of the person in whose name
the card was issued*
*	Documents that are written in a language other than English must be accompanied by an English translation prepared by an accredited translator.

B. Individual who holds Securities as a Trustee
If the trust is:
1. a registered managed investment scheme;
2. a managed investment scheme that only has wholesale clients and does not make small scale offerings;
3. a government superannuation fund established by legislation; or
4. registered and subject to the regulatory oversight of a Commonwealth statutory regulator in relation to its activities as a trust.
You will need:
4

Please tick

an original certified copy of an extract of the trust deed showing the trust’s name AND
an original certified copy of a document that indicates that the trust is a registered managed investment scheme or only
has wholesale clients and does not make small-scale offerings or is a government superannuation fund established by
legislation or is registered and subject to the regulatory oversight of a Commonwealth statutory regulator in relation to its
activities as a trust AND
One of the following documents:
an original certified copy of your driver’s licence.
Your driver’s licence must be current and contain a photograph of you. Please make a copy of both the front and back of
the driver’s licence OR
an original certified copy of your passport.
– Your passport must be current or have expired no more than two years before the date of this form. The passport must
contain a photograph of you.
– If your passport is written in a language other than English, it must be accompanied by an English translation prepared
by an accredited translator.
If the trust is not:
1. a registered managed investment scheme;
2. a managed investment scheme that only has wholesale clients and does not make small-scale offerings;
3. a government superannuation fund established by legislation; or
4. registered and subject to the regulatory oversight of a Commonwealth statutory regulator in relation to its activities as a trust.
You will need:
4

Please tick

an original certified copy of an extract of the trust deed showing the trust’s name AND
an original certified copy of a bank statement in the name of the trust issued within the last 12 months OR
an original certified copy of a letter from an accountant or solicitor dated within the last 12 months confirming the name
and existence of the trust AND
One of the following documents:
an original certified copy of your driver’s licence.
Your driver’s licence must be current and contain a photograph of you. Please make a copy of both the front and back of
the driver’s licence OR
an original certified copy of your passport.
– Your passport must be current or have expired no more than two years before the date of this form. The passport must
contain a photograph of you.
– If your passport is written in a language other than English, it must be accompanied by an English translation prepared
by an accredited translator.

C. Documents of a Company
You will need:
4

Please tick

an original certified copy of the Certificate of the Registration of the Company as issued by ASIC.
D. Company which holds Securities as a Trustee
If you are a company and incorporated in Australia, AND
If the trust is:
1. a registered managed investment scheme;
2. a managed investment scheme that only has wholesale clients and does not make small-scale offerings;
3. a government superannuation fund established by legislation; or
4. registered and subject to the regulatory oversight of a Commonwealth statutory regulator in relation to its activities as a trust.
You will need:
4

Please tick

an original certified copy of the Certificate of the Registration of the Company as issued by ASIC AND
an original certified copy of an extract of the trust deed showing the trust’s name AND
an original certified copy of a document that indicates that the trust is a registered managed investment scheme or only
has wholesale clients and does not make small-scale offerings or is a government superannuation fund established by
legislation or is registered and subject to the regulatory oversight of a Commonwealth statutory regulator to its activities
as a trust.
If the trust is not:
1. a registered managed investment scheme;
2. a managed investment scheme that only has wholesale clients and does not make small scale offerings;
3. a government superannuation fund established by legislation; or
4. registered and subject to the regulatory oversight of a Commonwealth statutory regulator in relation to its activities as a trust.
You will need:
4

Please tick

an original certified copy of the Certificate of the Registration of the Company as issued by ASIC AND
an original certified copy of an extract of the trust deed showing the trust’s name AND
an original certified copy of a bank statement in the name of the trust issued within the last 12 months OR
an original certified copy of a letter from an accountant or solicitor dated within the last 12 months confirming
the name and existence of the trust.
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This document
This Product Disclosure Statement
(PDS), issued by us, is dated
19 October 2009.
It relates to the Offer of New Units
in the Trust.
This PDS has not been lodged with
ASIC and is not required by the
Corporations Act to be lodged with
ASIC. We will notify ASIC that this
PDS is in use in accordance with
section 1015D of the Corporations
Act. ASIC takes no responsibility
for the contents of this PDS.
No performance guarantee
Neither we, nor the Investment
Manager, nor any of our directors
or associates, guarantee the
performance or success of the
Offer, the repayment of capital
or any particular rate of capital
or income return.
The Custodian makes no
representation regarding, and takes
no responsibility for, the accuracy
or truth of any statement in, or
omission from, any part of this PDS.
No investment advice or
recommendation
We are not authorised to give any
personal financial product advice.
This PDS contains important
information, however it does not
take into account your investment
objectives, financial situation or

Property Lawyers
Deacons

Level 32
60 Margaret Street
Sydney NSW 2000
Phone: 02 9247 1035
www.corval.com.au

225 George Street
Sydney NSW 2000
www.deacons.com.au

Equity Arranger
National Australia Bank Limited
255 George Street
Sydney NSW 2000
Phone: 1800 652 669
www.wholesale.nabgroup.com

Legal Adviser
McMahon Clarke Legal
62 Charlotte Street
Brisbane Queensland 4000
www.mcmahonclarke.com

Accounting Advisers
PricewaterhouseCoopers

Important Information
Issuer
The issuer of New Units in the
CorVal Industry House Trust
ARSN 139 802 038 (Trust)
is CorVal Partners Limited
(ACN 130 628 830) (we, us).
We hold an AFS Licence
(Licence No. 326118) and we are
the responsible entity of the Trust.

Responsible Entity
CorVal Partners Limited

particular needs. Accordingly,
before you invest, you should read
this PDS (and any supplementary
PDS and website updates)
carefully and in its entirety, and,
if you consider it necessary or
appropriate, obtain independent
financial and taxation advice about,
whether an investment in the Trust
is suitable for you.
Information
No one is authorised to provide
any information or to make any
representation in connection with
the Offer, which is not contained in
this PDS. No such information or
representation may be relied on as
having been authorised by us.
Electronic PDS
An electronic version of this PDS
appears at www.corval.com.au and
at www.wholesale.nabgroup.com.
If you have received this PDS
electronically, then we will give
you a paper copy free of charge,
on request. Please telephone
Registries Limited on 1300 737 760
or NAB Global Markets Investments
on 1800 652 669.
Availability of Offer
The Offer under this PDS is
available to persons receiving the
PDS within Australia. This PDS
does not constitute and should not
be construed as an offer, invitation
or recommendation by us to apply
for New Units in any state, country,
or jurisdiction where such offer,
invitation or recommendation may
not be lawfully made.
Our website
In places, this PDS indicates that
certain information can be viewed
on our website. You can locate and

view such information by going
to our website. In addition, upon
request, we will provide you with
a paper copy of that information,
free of charge. Where this PDS
indicates certain information is
available on our website, then
we recommend you view that
information before making a
decision whether to invest.
In addition, information contained
in this PDS may change from
time to time. If the change will be
materially adverse to the Offer
and the Offer is still open, then in
accordance with the Corporations
Act, we will issue a supplementary
PDS. However, if the change will
not be materially adverse to the
Offer, then we will not issue a
supplementary PDS. Updated
information will be available from
our website and upon request, we
will provide you with a paper copy
of any updated information free
of charge. We recommend that
you review any additional material
available before making a decision
whether to invest.
NAB disclaimer
Investments in this Trust do
not represent investments in,
deposits with or other liabilities of
National Australia Bank Limited
(ACN 004 044 937) (AFS Licence
No. 230686) (NAB) or any other
member of the NAB group of
companies (NAB Group). Neither
NAB, nor any other member of
the NAB Group, in any way stands
behind the capital value, nor do
they guarantee the performance
of the investment or the underlying
assets in the Trust, or provide
a guarantee or assurance in
respect of the obligations of the

responsible entity or its related
entities. The NAB Group may
provide debt or treasury and
other services to the Trust or
its controlled entities. These
services are provided in various
capacities as a third party provider
and the NAB Group will act if
necessary to protect its interests
ahead of Investors and other
parties. In acting in its various
capacities in connection with
the Trust, NAB will only have
the duties and responsibilities
expressly agreed to by it in the
relevant capacity and will not,
by virtue of acting in any other
capacity, be deemed to have other
duties or responsibilities or be
deemed to hold a standard of care
other than as expressly provided
with respect to each such capacity.
NAB (whether in its individual
capacity or as Equity Arranger)
does not accept any responsibility
for any information or errors
contained in, or omissions from,
this PDS and has not conducted
due diligence or otherwise
separately verified the information
contained in this PDS and makes
no representation, warranty or
undertaking, express or implied,
as to the accuracy, completeness
or suitability of the information
contained in this PDS.

201 Sussex Street
Sydney NSW 2000
www.pwc.com.au

Tax Advisers
Greenwoods & Freehills
MLC Centre
Martin Place
Sydney NSW 2000
www.gf.com.au

Risks
There are risks associated
with investing in the Trust.
See section 6 for more information.
Glossary and photographs
Throughout this PDS certain
defined terms are used. Terms are
defined in section 12. Photographs
are of Industry House, unless
otherwise indicated.

precinct.com.au

Independent Valuers
Colliers International
Consultancy and Valuation Pty
Limited
21-23 Marcus Clarke Street
Canberra ACT 2600
www.colliers.com.au

Custodian
Trust Company Limited
35 Clarence Street
Sydney NSW 2000
www.trust.com.au

Registry
Registries Limited
207 Kent Street
Sydney NSW 2000
Phone: 1300 737 760
www.registries.com.au
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Product Disclosure Statement
CorVal Industry House Trust
ARSN 139 802 038

Responsible Entity
CorVal Partners Limited
ACN 130 628 830
AFS licence no 326118
Investment Manager
CorVal Management Pty Ltd
ACN 139 792 626
Equity Arranger
National Australia Bank Limited
ACN 004 044 937
AFS licence no 230686

