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Before you invest 
This Product Disclosure Statement (“PDS”) is for the offer of units in APN 
AREIT Fund ARSN 134 361 229 (“Fund”).

This PDS is dated 16 July 2009. You should read this PDS in its entirety before 
making a decision about whether to invest in the Fund.  Investment in the 
Fund is offered and managed by APN Funds Management Limited ABN 60 
080 674 479, AFSL No. 237500 (referred to in this PDS as “APN FM”, “the 
responsible entity”, “we”, “us” or “the Manager”).

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

APN FM agrees to the use of this PDS by users of Investor Directed Portfolio 
Service (“IDPS”) and IDPS-like services (including a master trust and wrap 
accounts) only. In this PDS, the term IDPS operator refers to operators of IDPS 
and operators of IDPS-like services and IDPS refers to IDPS and IDPS-like 
services. 

If you invest in the Fund through an IDPS, you should note that the IDPS 
operator or its custodian will be recorded in the register as the Unitholder in 
the Fund and will have the rights attaching to Units.   

References in this PDS to “Unitholder” are references to your IDPS operator 
or its custodian (ie the entity recorded as the Unitholder on the register of the 
Fund). 

References to “you” or “your” throughout this PDS refer to those indirect 
investors who invest through an IDPS operator.

APN FM is not responsible for the operation of any IDPS service through 
which you invest. You will not have the rights of Unitholders in the Fund if 
you are investing through an IDPS, such as the right to receive reports and 
statements from APN FM, the right to attend meetings and the right to make 
a complaint to APN FM.

APN FM accepts no responsibility for any aspect of any IDPS (without limitation) 
for any failure on the part of any IDPS in respect of its administration, 
payment of income or other distribution, payments of withdrawal proceeds, 
fees charged or the efficiency or viability of the IDPS. Specifically, the naming 
of APN FM or the Fund in any document issued by the IDPS operator does not 
signify APN FM’s endorsement of or support for the IDPS or IDPS operator.  

When you invest through an IDPS you should also take into account the fees 
and charges of the operator of the service.

The information contained in this PDS is general information only and does 
not take into account your individual objectives, financial situation, needs or 
circumstances.  Before acting on the information contained in this PDS you 
should consider the appropriateness of an investment in the Fund having 
regard to your own financial objectives, situation and needs. APN FM 
recommends that you obtain professional advice from a licensed financial 
adviser before investing in the Fund. Certain information in this PDS is subject 
to change and may be updated from time to time without the need to notify 
investors, if not materially adverse.  APN FM recommends that you obtain 
professional advice from a licensed financial adviser before investing in 
the Fund. Certain information in this PDS is subject to change and may be 
updated from time to time without the need to notify investors, if not 
materially adverse.  APN FM will notify Unitholders of any changes that may 
have a material adverse impact on investors or any other significant event 
that affects the information in this PDS.  You may request updated 
information about the Fund from your IDPS operator.
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Current information on, and performance details of your investment in the 
Fund can be obtained from your IDPS operator.  

APN FM does not guarantee the success of the Fund, the repayment of capital 
invested in the Fund or any particular rate of return on an investment in the 
Fund.

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

PDS Availability

This PDS is available in electronic format, including via APN FM’s website and 
from your IDPS operator.  If you receive this PDS electronically, you should 
ensure that you have received the complete PDS. If you are unsure whether 
the electronic document is complete, you should contact your IDPS operator. 

Selling restrictions 

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

Currency

All amounts quoted in this PDS are in Australian dollars unless stated 
otherwise.

Photographs

The assets depicted in photographs in this PDS may not be assets in which 
the Fund or its controlled entities has an interest. 

What is an IDPS?

The term IDPS stands for ‘investor directed portfolio service’.

In this PDS, we use IDPS as a generic term for an investment through an IDPS 
or an IDPS like-service such as a reporting service operated by a master trust 
or wrap account operator. People who invest through an IDPS are indirect 
investors in the Fund.

What happens when I invest through an IDPS?

When you invest via an IDPS, you are investing indirectly in the Fund and as 
such you do not become a Unitholder in the Fund. It is the IDPS or operator 
that is the Unitholder and the term ‘Unitholder’ as used in this PDS refers to 
those entities. You will not receive reports or other documentation from APN 
FM in respect to the Fund. Instead, these will be provided to you by your IDPS 
operator, who is the Unitholder. Issues relating to your investment in the Fund 
should be directed through your IDPS operator.  
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APN AREIT Fund

Investment objective (page 2) Consistent, relatively high levels of income combined with  
   some capital growth

Investment class Primarily Australian listed property securities

Investment strategy (page 2) The Fund will invest in a wide range of underlying listed   
   property securities

Suggested investment time horizon 5 to 7 years 

Income distributions* (page 13) Monthly 

Distribution reinvestment (page 13) Available

Application (establishment) and withdrawal fees (page 16) Nil   
Contribution fee (page 16)** Nil 

Management costs (page 16)** Up to 0.85% pa of the Net Asset Value of the Fund

Unit pricing (page 13) Each Melbourne Business Day

Buy spread (page 17)** 0.25% 

Sell spread (page 17)** 0.25%

Borrowing   Nil

APN Funds Management Limited (APN FM) as responsible 
entity and manager, is delighted to present an opportunity to 
invest in the APN AREIT Fund (Fund). The Fund has some clear 
points of difference when compared with many other property 
securities funds such as:

 a significant focus on income returns 
  paying monthly distributions 
 limiting exposure to any one security
 limiting exposure to foreign assets
 predominantly index unaware

Key Features

➠ Specialist property fund manager
➠	Income focus
➠ Active investment

* Subject to variation at APN FM’s discretion    
** These fees, charges and transaction costs are charged to the Unitholder. These amounts may differ for an indirect investor who is investing through an
 IDPS. Please refer to your IDPS operator for applicable fees and costs.

Note:  You should read the entire PDS to make an informed decision about whether to invest in the Fund.

Specialist Real Estate 
Investment Managers 
Our investment philosophy is simple. A regular 
income stream derived from high quality commercial 
property has the potential to deliver financial security 
over the long term.

APN Funds Management Limited (APN FM) is a specialist 
Australian and international property funds manager offering 
a broad range of property funds. 

A resolute focus on generating consistent income returns 
combined with an active investment management approach 
and an unwavering focus on property fundamentals lies at the 
heart of APN FM's philosophy.

Our success is driven by our people. By choosing APN FM 
you are choosing to invest with a fund manager who is a 
leader in Australian and global real estate investment and 
management. Our team’s expert knowledge of property 
markets and research capability allows us to deliver reliable 
income streams and capital growth aligned to CPI to help 
you achieve your long term investment objectives.



Fund Details

The APN AREIT Fund (“Fund”) is an unlisted public unit trust. 
The Fund was established to enable investors to gain exposure 
to a spread of primarily Australian listed income earning 
property securities (ie companies and trusts) and cash/fixed 
interest.

Investment Objective

The Fund’s investment objective is to provide investors with a 
consistent, relatively high level of income combined with some 
capital growth, sourced from an appropriately wide spread of 
Australian listed property securities. The Fund aims to:

 have a gross annual income yield (before management fees 
 and expenses) that equates to at least 110% of the average 
 yield of the S&P/ASX 200 Property Trusts Dividend Yield 
 series;

 have a tax advantaged income component of distributed
  income (see pages 20  - 21 for further details about 
 taxation); 

 provide investors with a level of capital growth which at 
 least matches increases in CPI over a 5 - 7 year time 
 horizon; and

 provide lower than market volatility.

Investment Strategy

The Fund will invest in Australian listed property securities and 
cash/fixed interest.

The Fund will invest in property securities but not direct 
property. We will continually review and, if appropriate, 
reweight the Fund’s investments with the object of optimising 
the Fund’s distributable income.

The Fund has some clear points of difference from many other 
property securities funds such as:

 Income returns
 A significant focus for the management of the Fund is
  on generating sustainable and regular income returns. This 
 typically means that the Fund targets those listed property 
 securities it believes can achieve relatively higher and 
 sustainable income returns than would be achieved by 
 investing on an index weighted basis.

 Monthly distributions
 Consistent with the focus on income returns for investors, 
 the Fund provides for the payment of monthly distributions
 which provides investors with a more regular and 
 consistent return and can also enhance the compound
 returns to investors. 

 Limiting exposure to any one security

 Limiting exposure to higher risk earnings

 Non index weightings
 Unlike many property securities funds which invest 
 significantly on the basis of the weighting of a particular
 property security in an index, the Fund will invest on the 
 basis of APN FM’s determination of the relative value and
  attractiveness of each property security.

 Lower risk
 APN FM believes that these points of difference, lead to a 
 lower risk profile of the Fund relative to many other 
 property securities funds. 

Underlying Assets and Asset Allocation

We intend that the long term asset allocation ranges and 
indicative asset allocations of the Fund will be:

Assets Long term asset  Indicative asset
 allocation ranges  allocation
 
Units or shares         90-100%  98%
in listed property
securities

Cash/fixed interest 0-10%  2%
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Underlying Asset Limits

The Fund will not invest directly in:

 real property or mortgages; or

  unlisted property securities.

The Fund will generally endeavour to limit:

 earnings from underlying investments in international
  property to no more than 50% of the total level of 
 international assets held within the securities comprising
  the S&P/ASX 300 Property Index.*

 earnings from investments in companies and trusts whose
 returns are principally sourced from corporate or business
  type earning streams (such as property development and
  property management) to no more than 15% of the total
 income derived by the Fund.*

 any single investment to no more than 20% of the 
 portfolio.*
*These limits may be increased in limited circumstances at our discretion

Investment Performance and Asset Allocation

We provide Unitholders (including relevant IDPS operators or 
their custodian)  with a paper copy of investment performance 
and asset allocation information upon request.  Your IDPS 
operator is responsible for reporting to you on your investments 
in the IDPS in accordance with the arrangements governing 
the IDPS. 

It is important to note that performance returns may be 
volatile and that past performance is not a reliable indicator 
of future performance

Liquidity

We aim to maintain the level of liquid assets in the Fund at 
100% of Net Asset Value.

Please refer to page 14 for information about your withdrawal 
rights in relation to the Fund.

Borrowing

The Constitution allows us to borrow on behalf of the Fund. It 
is our current intention that the Fund will not undertake direct 
borrowing. The funds or companies in which the Fund will 
invest may borrow. 

Derivatives

It is not our current policy to use derivatives for gearing 
purposes or for speculative activities within the Fund. We will 
inform you if this policy changes. The funds in which the Fund 
will invest may use derivatives.

APN AREIT FUND        |  3  |  



APN Funds Management Limited (APN FM) is the manager and 
responsible entity of the Fund. APN FM was established in 1998 
and is wholly owned by APN Property Group Limited which is 
listed on the Australian Stock Exchange (ASX code APD).

APN FM is a successful international specialist property funds 
management company, currently managing 17 property funds 
with just under $3 billion of funds under management at 31 
May 2009. It currently has 62 employees based in its offices in 
Australia and Europe.  

APN FM is a specialist real estate funds management company, 
focusing on investing in property and property securities both 
in Australia and overseas. Our approach is to offer specialist, 
relatively low risk and differentiated property funds with well 
considered investment strategies. Particular focus is placed by 
us on generating sustainable and growing income returns for 
investors.

The directors and senior executives of APN FM have broad 
experience in property funds management and property 
development in Australia and internationally, including 
experience gained from the establishment and management 
of numerous listed and unlisted property funds. 

APN FM’s 17 property funds are managed for more than 
13,000 direct clients (not including clients investing through 
investment platforms such as wrap accounts and master trusts).

APN FM has developed a strong track record over a sustained 
period in the management of its various property funds which 
has been widely recognised in the property funds 
management industry, as evidenced by awards such as:

 AFR Smart Investor Blue Ribbon Award 2008 - Australian 
 Listed Property;

 Morningstar Fund Manager of the Year 2007 - Listed 
 Property;

 PIR - Property Securities Fund Manager of the Year Award
 2005, 2006 and 2008;

 Macquarie Skilled Manager of the Year - Property Securities  
 2003 and 2004;

 Investor Web Research Six Star Award (Property) - 2002,   
 2003 and 2004; and

 Monitor Money Skilled Manager of the Year - Property
  Securities 2002.

APN FM holds an Australian Financial Services Licence (No. 
237500) issued by ASIC which authorises APN FM to operate 
and manage the Fund.

About the Manager, APN Funds Management
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*Specialist Property Funds Manager

*Income Focus
*Active Investment Management



Our Investment Style

We are an active fund manager with a focus on value 
investing. Through the experience of our executives in the 
Australian and international property markets and our 
investment processes (including on-going research and 
portfolio risk management), we are able to seek out 
property-based investments that we consider to be of 
high quality.

Our focus on value emanates from a fundamental characteristic 
of Australian and international investment property, namely, 
the level of sustainable earnings largely determines the market 
value of the property. In seeking the best value investments 
we aim to identify those property investments that are 
expected to provide a higher total return over a five to ten 
year period than comparable property investments with a 
similar risk profile.

While the capital values of all categories of income producing 
assets will fluctuate, the least volatile investments are those 
that are assessed by the market as having sound long term 
revenue streams as they will be the investments most sought 
after by the wider investment community.

We aim to provide portfolio diversification (and hence 
minimise risk) through exposing the Fund to a weighted 
mix of property-based income streams generated by a large 
number of properties in a variety of property categories and 
situated in different geographic locations.

Assessment criteria for listed property funds includes:

 appraising the skills and fees of underlying property fund  
 managers, including their:
  ability, through research, to identify the changes in the  
  environment in which the assets they administer are   
  located that will impact on investment performance;
  capacity to manage upgrades, extensions and re-leasing  
  programs, particularly for major retail assets where   
  shoppers expect an evolving physical environment;
  debt management skills and experience; and
  commitment to growing the rate of distributable income  
  generated by the assets they manage; and

 having a detailed understanding of:
  the quantum and terms of any borrowing arrangements  
  that the entity may have entered into, including interest  
  rates, hedging, roll over and repayment provisions;
  lease expiry profiles;
  rent review provisions; and
  quality of tenant covenant.
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A specialist real estate
investment manager



John Harvey
Independent Chairman

A director since 2007.

John’s early career was in tax law and accounting, including senior management roles with Price 
Waterhouse from 1989 to 1996 and Country Senior Partner of Pricewaterhouse Coopers from 
1996 to 1998. From 2001 to 2004 John was the Chief Executive of the Mt Eliza Business School.

John is currently an independent director of David Jones Limited, Australian Infrastructure Fund 
Limited and Templeton Global Growth Fund Limited.

David Blight
Managing Director

A director since 2008.

David joined APN Property Group in November 2008 as Managing Director after a distinguished 
career with ING Group encompassing domestic and extensive global responsibilities. Since 2005, 
he was Chairman and CEO of ING Real Estate Investment Management and Vice Chairman, ING 
Real Estate based in The Hague, overseeing a portfolio of over $200b in 22 countries around the 
world.  Prior to this, David was Managing Director of ING Real Estate Investment Management 
Australia Pty Limited. David has also held senior positions with Armstrong Jones Management 
Ltd (ING Real Estate’s predecessor in Australia) and the Mirvac Group.  He holds a Bachelor of 
Applied Science in Property Resource Management (Valuation). 

Christopher Aylward
Executive Director

A director since 1997.

Chris has been involved in the Australian property and construction industry for over 30 years. 
Chris is the founding chairman of the APN Property Group and has overseen its transition from a 
property developer to a specialist property funds management company since its listing in 2005.

Prior to joining APN FM, Chris was a founding director and major shareholder of Grocon Pty 
Limited and was responsible for overseeing the construction of commercial and retail properties 
with a total value of over $2 billion. These included Governor Philip and Governor Macquarie 
Towers in Sydney, 120 Collins Street and The World Congress Centre in Melbourne.

Our Directors and Key Executives
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Michael Butler
Independent Non-Executive Director

A director since 2005.

Michael has more than 20 years experience in the financial services sector, having enjoyed a long 
career at Bankers Trust Australia following periods at AMP Society and Hill Samuel Australia (the 
predecessor to Macquarie Bank).

Since 1999, Michael has also acted as a professional director. He is currently a director of AXA 
Asia Pacific Holdings Limited. 

Andrew Cruickshank
Non-Executive Director

A director since 1997.

Andrew has nearly 30 years experience in the Australian, British and Hong Kong property 
markets and co-founded APN FM’s development business in 1996. Prior to joining APN FM, 
Andrew was General Manager of Grocon Pty Limited, during which time he was extensively 
involved in the financing and development management of Grocon projects at 120 and 161 
Collins Street, the SECV headquarters in Melbourne and the Penrith Taxation Office in Sydney.

Clive Appleton
Executive Director

A director since 2004.

Clive joined the APN Property Group as Managing Director in 2004, the continuation of a long 
career in property and property funds management. Before joining APN FM, Clive held the 
positions of Managing Director of the Gandel Group, one of Australia’s foremost shopping centre 
developers and managers and Managing Director of Centro Properties Limited, a listed property 
developer, manager and owner.

Clive has considerable experience in property development having been involved with major 
expansions and refurbishments, including the Chadstone Shopping Centre in Melbourne and the 
Myer Centre in Brisbane.
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Howard Brenchley
Executive Director and Chief Investment Officer

A director since 1998.

Howard has a high profile in the property trust industry as an investor, researcher and 
commentator for over 20 years. Prior to joining APN FM in 1998, Howard was co-founder and 
research director of Property Investment Research Pty Limited, an independent Australian 
research company, specialising in the property trust sector.

Howard was responsible for the origination and development of APN FM’s funds management 
business and as Chief Investment Officer, continues to oversee all investment management and 
product development.



Our Investment Management Team 

In addition to the day to day involvement of the Executive Directors in investment management, 
the investment team is supported by the senior executives described below.

Andrew Smith
Fund Manager, Property Securities

Andrew joined APN Funds Management in November 2008, and is responsible for managing the 
International Property for Income Fund and for Australian and global real estate security research. 
Andrew has more than 12 years financial markets experience. Prior to joining APN Funds 
Management, Andrew was an Executive Director of Real Estate at Goldman Sachs JB Were. 

Andrew is a Fellow of the Financial Services Institute of Australasia and holds a Bachelor or 
Commerce and Bachelor of Science from Deakin University.

Michael Doble
Deputy Chief Investment Officer

Michael joined APN FM in 2003 and is responsible for the portfolio management of APN FM’s 
property securities and direct property funds for the retail market. Michael has a total of 21 years 
experience in property valuation, consultancy and funds management. Before joining APN FM, 
Michael was Head of Property at ANZ Funds Management Limited.

Michael is a Fellow of both the Australian Property Institute and the Financial Services Institute 
of Australasia.
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Howard Brenchley
Executive Director and Chief Investment Officer

A director since 1998.

Howard has a high profile in the property trust industry as an investor, researcher and 
commentator for over 20 years. Prior to joining APN FM in 1998, Howard was co-founder and 
research director of Property Investment Research Pty Limited, an independent Australian 
research company, specialising in the property trust sector.

Howard was responsible for the origination and development of APN FM’s funds management 
business and as Chief Investment Officer, continues to oversee all investment management and 
product development.



Cheng Yeoh
Analyst, Property Securities 

Cheng is responsible for the property securities funds and diversified property fund performance 
reporting, as well as analytical support to the Funds Management team. Cheng joined APN FM 
in 2007 and is a qualified CFA and CPA. He has 12 years experience in the IT, accounting and 
banking industries.

Damian Diamantopoulos
Fund Manager, Property Securities

Damian is responsible for managing APN FM’s flagship APN Property for Income Fund. A graduate 
of Monash University with a Bachelor of Commerce, Damian also holds a Graduate Diploma in 
Applied Finance and Investment through the Securities Institute of Australia (now the Financial 
Services Institute of Australasia). Prior to joining APN Funds Management Limited in 2002 
Damian was involved in the superannuation industry.
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Pete Morrissey
Fund Manager, Property Securities 

Pete joined the group in 2006 as manager of the APN International Property for Income Fund. 
Pete has extensive experience having worked as a senior analyst at Lonsec and prior to 
Lonsec spent several years as an analyst in the UK finance industry. Pete holds a Bachelor of 
Commerce, a Masters in Valuation and Property Management and a Masters of Applied Finance.



 

Benefits
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 Low capital commitment
 Generally, a large capital commitment is required when 
 directly purchasing a commercial property investment. In
 comparison, a relatively low upfront capital commitment is 
 required to participate in this investment.

 Low cost exposure to real estate
 Investing in the APN AREIT Fund provides access to the
 commercial property market with professional investment 
 management at a relatively low cost. We do not charge any 
 entry fee for investing in the Fund or withdrawing an 
 investment from the Fund (see pages 15 - 19 for further 
 details about fees and expenses). 

There are a number of potential benefits of investing in 
the Fund.  These include:

 Managed funds investment opportunity
 The relatively large amounts of money which may be 
 invested by the Fund allows access to investment 
 opportunities, markets and diversity which may not be 
 available to individual investors. Managed funds can also 
 often invest at a lower cost and are often able to access 
 investment and risk management techniques not available 
 to individual investors. 

 Diversification
 Unlike investing in a single investment property, by 
 investing in a property securities fund, you enjoy the 
 benefits of a wide spread of properties owned by the 
 underlying property fund. This provides you with 
 geographic, sectoral (retail, office and industrial) and 
 tenant diversification.

 Investment in a regular income stream
 Investment in commercial property through property 
 securities is predominantly an income investment. We aim 
 to achieve a relatively high income stream distributed 
 monthly as well as providing some capital growth over 
 a 5 - 7 year time horizon (see page 2 for further details 
 about the investment objective of the Fund). 

 Tax advantaged income
 Part of the Fund’s income received may be tax deferred. This 
 feature of property trusts means that investors don’t pay tax 
 on this portion of income until their holding in the property 
 trust is sold (see pages 13 - 14 for further details on income
 distributions). 

 Flexibility
 You can withdraw or top up your investment with additional 
 contributions at any time, subject to the respective minimum
  withdrawal and additional investment amounts of your IDPS
  operator.  

 Your ability to invest and withdraw from the Fund will be 
 subject to your standing investment arrangements with your 
 IDPS operator.

 Investment specialists 
 The Fund will be actively managed by APN FM, a specialist 
 funds manager with significant experience and specialist 
 expertise in property investment markets (see page 4 for
 further details about us). 



Risks

Risk and Return

All investments are subject to risks. Investments may go 
down as well as up in value and investors can experience 
investment gains and investment losses. Changes in value can 
be significant and they can happen quickly. Different types of 
investments perform differently at different times and have 
different risk characteristics and volatility.

One way of managing risk is by investing in different types 
of investments (often called diversification). The underlying 
assets of the Fund offer some diversification across different 
types of property investment. We urge you to speak to your 
financial adviser about diversification.

Risks and Risk Management

Investors in most market sectors are exposed to a number of 
risks. It is APN FM’s aim to invest in such a way that these 
normal market risks are minimised, while at the same time 
endeavouring to achieve the investment objectives of the 
Fund.

A number of specific risk management strategies have 
been incorporated into the Fund which are indicated on 
pages 11 - 12.

The income and potential growth components of the Fund’s 
returns on assets are likely to be subject to fluctuation and as 
such, the Fund is not considered suitable for those investing 
for only a short period of time.

We aim to provide volatility in returns that is lower than the 
market. However, there may be periods when returns are 
negative.

Our investment strategy and the authorised investments of 
the Fund are specifically designed to reduce the impact of the 
significant risks faced by investors. The significant risks of in-
vesting in the Fund and the ways in which we aim to manage 
them are discussed below.

We cannot eliminate all risks and cannot guarantee that the 
ways in which we manage them will always be successful. The 
significant risks for the Fund may include:

 Individual investment risk 
 The underlying investments of the Fund may fall in value
  for many reasons, such as changes in an investee entity’s
  internal operations or management, or in the business
  environment in which the investee entity operates.

 

 

 We aim to reduce individual investment risk associated
 with choosing underlying securities investments in the
 Fund by limiting exposure to any one investment and with
  careful analysis and research of the investment manager of  
 the underlying securities investments and its associated
  investment vehicle prior to investing on behalf of the
  Fund. We will also implement regular, programmed 
 meetings with investment managers (where applicable)
  to ensure that the underlying investments and investment
  process remains consistent with the investment objective
  of the Fund.

 Market risk 
 Economic, technological, political or legal conditions and
  even market sentiment can (and do) change, which can
  lead to changes in the value of property investment 
 markets. This can affect the value of the investments of 
 the Fund.

 We will use research and analysis to form a view on the
  market as best we can. We may then rebalance the Fund’s
 investment mix to reduce the impact of downturns in
  particular property markets.

 Interest rate risk
 Changes in interest rates can have a positive or negative
  impact directly or indirectly on the Fund’s investment
  values or returns. For example, as a result of interest rate
  changes, the cost of the borrowings of the investee entities 
 in which the Fund invests can decrease or increase or the
  income return on a fixed interest security can become more 
 or less favourable. In respect of the Fund we intend to 
 reduce interest rate risk by not borrowing on behalf of the 
 Fund so that the Fund is not directly exposed to interest 
 rate risk. 

 Currency risk
 The Fund may invest in securities which hold underlying
 investments in countries other than Australia. If the value
  of overseas currencies change relative to the Australian
  dollar, the value of the investments of the Fund can
 change.

 We will take into account an investment manager’s 
 currency management strategy when selecting investments
 for the Fund. Refer also to the Derivatives Risk on the 
 following page.
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 Fund risk
 These are risks specific to funds. These risks include that
  the Fund could terminate, the fees and expenses of the
  Fund could change, we may be replaced as responsible 
 entity and manager and our investment team may change. 
 There is also a risk that investing in the Fund may lead
  to a different result than investing in the market personally
  because of income or capital gains accrued in the Fund
  and the consequences of investment by and withdrawal of
  other investors.
 
 We aim to keep fund risk to a minimum by monitoring the
  Fund and the investments of the Fund at all times and 
 acting in what we believe to be investors’ best interests.

 Liquidity risk
 Liquidity risk is the risk of being unable to transact in a 
 market for a particular asset within a reasonable period 
 of time. Given that all the investments of the Fund will 
  be listed and therefore liquid, the risk of liquidity will be 
 very low.

 Derivative risk
 Derivatives can be used to reduce risk or gain exposure to
  other types of investments. Risks associated with investing
  in derivatives may include the value of the derivative failing 
 to move in line with an underlying asset, potential illiquidity 
 of the derivative, the Fund not being able to meet payment 
 obligations as they arise and counterparty risk (that is, 
 where the counterparty to the derivative contract cannot 
 meet its obligations under the contract).

 It is not our current policy to use derivatives for gearing 
 purposes or for speculative activities. 

 Information risk 
 Information risk is the risk of local investors not being fully 
 informed of pertinent, price sensitive information about 
 offshore investments or markets. Information risk relates to 
 political, town planning, business or even cultural issues.

 We intend to only invest in offshore invested entities that 
 can demonstrate satisfactorily to us their ability to manage 
 information risk. We also maintain direct relationship with 
 independent global property securities experts to assist in 
 verifying information where necessary.

 Underlying fund risk 
 We will invest assets of the Fund in other funds managed 
 by other fund managers. Those other funds may be subject
 to each of the risks outlined above, as well as other risks 
 specific to those funds and the jurisdictions in which they
 operate. 

 We aim to manage this risk by investing in reputable funds 
 with investment strategies consistent with the investment
 objectives of the Fund and to closely monitor the 
 performance of those funds.

 Key personnel risk  
 This is the risk that key individuals are no longer able to
  fulfil their obligations in respect of the investment and 
 administrative process of either the Fund or in other funds
  in which the Fund may invest. The performance of the Fund
 may be dependent on the management skill of a particular
  individual.

 We aim to ensure that managers have adequately qualified 
 and capable teams to mitigate individual key personnel 
 risk. We will ensure that we have sufficient resources to
 enable the Fund to continue unaffected should any 
 member of our team leave.

 Regulatory risk
 This is the risk that domestic or international laws or 
 regulations are changed adversely or that regulatory 
 supervision of transactions and reporting is performed by
 managers and their Custodians at less than an appropriate 
 standard.

 These risks are managed by us by regularly and closely 
 reviewing changes in the law.
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Investing in the Fund

How to invest

To invest in the Fund through an IDPS, simply complete the 
documents which the IDPS operator requires.  Any enquiries 
regarding investing in the Fund, such as additional investments, 
regular savings plan and switching between the Fund and 
other funds managed by APN FM should be directed to your 
IDPS operator. 

The minimum initial investment amounts, additional 
investment and withdrawal amounts are determined by your 
IDPS operator.

Confirmation

You should obtain confirmation of your investment in the 
Fund from your IDPS operator following each investment in 
the Fund. 

Unit Pricing

The unit price for the Fund is calculated as at the close of 
business every Melbourne Business Day. The unit price is an 
amount equal to the Net Asset Value of the Fund divided by 
the total number of units on issue. The issue price and the 
withdrawal price are adjusted to take account of transaction 
costs (please see page 17 for further details about transaction 
costs).  

Issue Price 

Applications for units received and accepted by us by 4pm on 
a Melbourne Business Day will be processed at the issue price 
to be determined at the next Business Day. The issue price 
is an amount equal to the Net Asset Value per unit, plus any 
transaction costs. 

Withdrawal Price

Withdrawal requests received and accepted by us by 4 p.m. on 
a Melbourne Business Day will be processed at the withdrawal 
price to be determined at the next Business Day. The withdrawal 
price is an amount equal to the Net Asset Value per unit, less 
any transaction costs. 

Information on unit prices (including issue prices and 
withdrawal prices) is available by contacting your IDPS operator 
or by accessing our website at www.apngroup.com.au. For a 
copy of our unit pricing policy please refer to our website.

Valuation of the Fund’s Assets

APN FM may determine valuation methods and policies for 
each category of assets held within the Fund. 

Unless APN FM determines otherwise, the value of assets for 
the purpose of calculating Net Asset Value will be its market 
value.

Where APN FM values an asset at other than its Market Value, 
or where there is no market value, the valuation methods 
and policies applied by APN FM will be capable of resulting 
in a calculation of the Issue Price or Withdrawal Price that is 
independently verifiable by the Fund's auditor in accordance 
with ASIC policy.

Unit Pricing Policy

The unit price for the Fund may vary and may increase or 
decrease depending on the performance of the Fund. We have 
adopted a unit pricing policy which sets out how we make 
certain decisions in calculating the unit price.  A copy of the 
unit pricing policy is available free of charge from our website.

Income Distributions

The Fund will earn income from its various investments, which 
may include dividends and distributions. The Fund may also 
make gains and incur losses from the sale of its investments. 
Generally, net income is accrued and distributed at the end of 
each distribution period.  The distribution period for the Fund 
is intended to be monthly. Income distributions are usually 
paid by the Fund within 10 days following the end of a 
distribution period.  If the 10th day falls on a non-Business 
Day, then payment will be made by the next Business Day. 

The Fund’s income distributions are based on the distributable 
amount per unit set by us at the end of the period multiplied 
by the number of units held by each Unitholder in the Fund 
on the last day of the period.  In determining the distributable 
amount per unit our current distribution policy is to maintain, 
as far as possible, a stable and sustainable level of distributions 
over the course of a financial year. Consequently, the 
distributable amount for a period may be either more or less 
than the taxable income of the Fund for that quarter. However, 
under the Constitution we must ensure that the total income 
distributions for a financial year at least equal the taxable 
income for that financial year. 
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The distributions made during each financial year (12 months 
to 30 June) will include the taxable portion of any capital 
gains earned by the Fund for that year.   The amount of the 
income distribution attributed to taxable capital gains will be 
notified to you in your annual taxation statement.

If you invest through an IDPS, the income distributions from 
the Fund will be paid to the Unitholder in the Fund (eg your 
IDPS operator or its custodian). Subject to the relevant 
investment arrangements between you and your IDPS 
operator, you may elect to reinvest any distributions made 
to your IDPS in additional units in the Fund. 

Withdrawing from the Fund

Subject to the investment arrangements between you and 
your IDPS operator, you can withdraw some or all of your 
investment in the Fund by contacting your IDPS operator and 
completing the appropriate documentation.

Provided that the Unitholder satisfies the relevant 
requirements for making a withdrawal (including any minimum 
withdrawal amount requirements imposed on Unitholders),  
withdrawal proceeds will normally be paid by the Fund to 
the Unitholder within three Business Days of receipt of a 
withdrawal request. 

The Constitution permits a 30 day period for the payment 
of withdrawal proceeds, which may be extended in certain 
circumstances such as if, despite taking reasonable steps, we 
are unable to realise sufficient assets to satisfy a withdrawal 
request and where we believe that it is in the best interests of 
Unitholders.

The withdrawal of investments is governed by the Constitution 
and the Corporations Act. If the Fund is illiquid (within the 
meaning of the Corporations Act) Unitholders in the Fund will 
not have an automatic right to request a redemption of their 
units in the Fund and we may (but we are not obliged to) 
offer withdrawals from the Fund on a periodic basis in 
accordance with the Corporations Act. 

Switching Between Funds

You may switch your investment in the Fund to other funds 
operated by APN FM if it is permitted by your IDPS operator.   
We will not charge a switching fee for switching investments 
from one APN FM fund to another.  However, buy sell spreads 
may apply when you switch from one APN FM fund to 
another. 

Your IDPS operator may also charge you a fee for switching 
your investments. You should contact your IDPS operator if you 
want to switch your investments in the Fund.  

Please note that switching between funds could make you 
liable for tax on any capital gain on disposal of units 
withdrawn. We recommend that you consult your financial 
adviser before requesting a switch.

Investor Communications

When you invest in the Fund through an IDPS, you will not 
receive confirmation of transactions, semi-annual reports, 
annual financial reports, transaction and distribution 
statements and tax statements directly from us in respect of 
the Fund. Your IDPS operator is responsible for reporting to 
you on your investments in the IDPS in accordance with the 
arrangements governing the IDPS.  

Some information on the Fund will be available via our 
website at www.apngroup.com.au.

Privacy

APN FM does not normally receive any personal information 
about you if you invest through and IDPS.  We may, however, 
obtain information about you as is necessary to comply with 
the anti-money laundering and counter-terrorist financing 
laws and provide such information to the relevant government 
authorities.  

You should contact your IDPS operator for details on the 
collection, storage and use of your personal information.

The information collected from and stored about Unitholders 
is used to establish and administer their investments.  Any 
personal information received will be dealt with in accordance 
with our privacy policy. A copy of our privacy policy is available 
by visiting our website.

If you do not provide your IDPS operator or us with the 
personal information we require from you, we may not be 
able to process your IDPS operator’s application to invest in 
the Fund on your behalf.

Cooling Off

If you invest in the Fund through an IDPS you should refer to 
the relevant guide or offer document provided by the IDPS 
operator for details of your rights (if any), to a cooling off 
period.

Further Details About Your Investment(s)

If you wish to ascertain the current value of your units or to 
discuss any aspect of your investment in the Fund please 
contact your IDPS operator.
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Fees and Other Costs

This section shows fees and other costs that you may be 
charged. These fees and other costs may be deducted from 
your application money, directly from the returns on your 
investment in the Fund or from the Fund’s assets as a whole.

Information on taxation is set out on pages 20 - 21.

The Fund’s reporting year is the financial year. References to 
“pa” relate to the financial year.

You should read all of the information about fees and other 
costs before making a decision to invest in the Fund, as it is 
important to understand their impact on your investment.

All amounts are GST inclusive less any reduced input tax 
credits and stamp duty unless otherwise stated.
 

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.



Fees and Other Costs Table

1.  The Unitholder may also incur a buy-sell spread when moving money in or out of the Fund. See item 1 in the Additional Explanation of Fees and other 
 Costs on page 17 for an explanation of the buy/sell spread.
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Type of Fee or Cost  APN AREIT Fund Amount  How and When Paid

Fees when your money moves in or out of the Fund (1)

Establishment fee    Nil   Not applicable
This is the fee to open your 
investment. 

Contribution fee      Nil   Not applicable
This is the fee on each amount 
contributed to the Fund. 

Withdrawal fee    Nil   Not applicable
This is the fee for withdrawals 
from the Fund (including any 
installment payments and 
final payments). 

Termination fee   Nil   Not applicable 
This is the fee when you 
finally close your investment. 

Management Costs  

The fees and costs 
for managing your 
investment

Service Fees

Switching fee    Nil   Not applicable
This is the fee for when you 
switch between investment 
options.

The below table shows fees and other costs that the Unitholder may be charged. These fees and costs may be deducted from the 
Unitholder’s money, from investment returns or from the fund assets as a whole. 

These fees do not include any fees that may be charged by the IDPS operator.

The management costs are payable monthly 
out of the assets of the Fund. These fees are 
calculated daily and reduce the net asset 
value of the Fund and are reflected in the 
Unit price. 

 Payable monthly out of the assets of the 
 Fund

 Payable quarterly in arrears, calculated each
 quarter and deducted from the Fund’s assets

 Payable as incurred and deducted from the 
  Fund’s assets.

Up to 0.85% pa of the Net Asset Value of the 
Fund.

 The management costs are made up of: 
 Investment management fee

 Custody fee

 Expense recoveries estimated of up to 0.10% pa 



Example of annual fees and costs

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

Additional Explanation of Fees 
and other Costs

1. Buy/sell spread and transaction costs

Investments in, and withdrawals from, managed funds such 
as this Fund are commonly subject to a buy/sell spread, 
which is a reflection of the transaction costs incurred by us 
as responsible entity of the Fund in buying and selling assets 
when units in the Fund are issued or redeemed. These costs 
are additional costs to the Unitholder and are reflected in the 
unit price. 

The application of the buy/sell spread aims to ensure that 
each investor bears the same proportion of transaction costs 
associated with their entry to, or exit from the Fund. The buy/
sell spread is charged because entering or exiting the Fund 
may necessitate the purchase or disposal of assets by the 
Fund.  We will not receive any part of the buy/sell spread.  

The amount of the buy/sell spread represents an estimate by 
us, as the responsible entity, of the transaction costs that are 
likely to be incurred when buying or selling assets, such as 
brokerage, government charges, taxes (including stamp duty), 
commissions, underlying investment’s buy/sell spread and like 
costs. Such costs are incurred in the day-to-day management 
of the Fund and are paid directly from the Fund.

The expected buy/sell spread of the Fund is set out in the 
table below. The buy/sell spread will be deducted from 
application monies on the issue of units and the sell spread 
will be deducted from the withdrawal proceeds on the 
redemption of units.

Example:  
APN AREIT Fund

Contribution 0% Nil
Fees

PLUS  AND, for every $50,000 
Management   you have in the Fund, you
Costs  will be charged up to 
   $425 each year 

EQUALS  If you had an investment
Cost of Fund  of $50,000 at the 
   beginning of the year and   
   you put in an additional   
   $5,000* that year, you   
   would be charged fees 
   up to $425

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

*See item 2 in the Additional Explanation of Fees and other Costs on
  page 17.

This example assumes that the additional contribution of $5,000 is 
contributed at the end of the year after the payment of all management 
costs. Please see item 2 of the Additional Explanation of Fees and 
other Costs.
 
Please note that this is an example only. Actual fees and expenses are 
based on the value of the Fund which fluctuates. The amount assumes 
a constant investment of $50,000 throughout the year. Management 
costs are also charged in relation to additional contributions.

 APN AREIT Fund 

Buy/Sell Spread 0.50%

Buy Spread 0.25%

Sell Spread 0.25%
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0.85% pa*



Example of buy/sell spread
The following illustrates in dollar terms the amount you are 
likely to pay by way of buy and sell spreads in respect of your 
investment. The examples are based on investments in or 
withdrawal from the Fund valued at $50,000:

$50,000 x 0.25% = $125 when you invest in the Fund   

$50,000 x 0.25% = $125 when you withdraw from the Fund

However, APN FM may increase or decrease the buy and sell 
spreads from time to time to reflect increases or decreases in 
the costs and expenses associated with the acquisition and 
disposal of assets by the Fund. All investors will be provided 
with at least 30 days notice of any changes. You can obtain 
information about changes to buy/sell spreads, and updated 
issue prices and withdrawal prices by contacting you IDPS 
operator or from our website (www.apngroup.com.au).

2. Management costs

The management costs outlined in the fees and other 
costs table on page 16 represent the fees and costs we 
charge for administering and managing the Fund. These 
management costs include amounts payable for expense 
recoveries (discussed at item 6 over page) for administering 
the Fund, custodian fees, investment management fees 
payable to us and the costs and fees relating to the 
management and administration of underlying investments 
of the funds through which the Fund invests. They do not 
include buy/sell spreads, transaction costs and costs (related 
to a specific asset or activity to produce income) that an 
investor would incur if the investor invested directly in the 
asset. 

Subject to the conditions imposed by the Corporations Act 
and the Constitution, we may negotiate lower or different fees 
with wholesale clients (as defined by the Corporations Act) 
such as IDPS operators. Please see Item 8 for further details.  

IDPS operators and other licensees may receive remuneration 
from us for offering the Fund on their investment menu or 
for the provision of services. This remuneration may be up 
to 0.20% pa of the value of an investor’s investment in the 
Fund. These amounts may be retained by the IDPS operator 
or licensee or rebated to investors.  If these amounts are paid, 
they are paid by us from our investment management fees 
and are not an additional amount charged to the Fund or its 
investors.

The benefit of any tax deductions in respect of the 
management fees will not be passed on to you in the form 
of a reduced fee or cost. 
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The management costs set out in the table on page 16 are an 
estimate only and the actual management costs could vary. 

Example of management costs
The following illustrates in dollar terms the amounts you 
are likely to pay by way of management costs in respect of an 
investment, pa, inclusive of GST net of input tax credits, based 
on an investment in the Fund valued at $50,000:

$50,000 × 0.85% pa = $425 pa

3. Commissions and Adviser Remuneration 

Your adviser may also charge service fees directly (that is, a 
fee which is not levied through the Fund) for additional advice 
or other services in respect of your investment in the Fund. 
Your adviser may also receive remuneration from the IDPS 
operator in a variety of ways for the provision of services.  
Details of such service fees should be outlined in the financial 
services guide and  statement of advice the adviser must give 
to you.

4. Winding up fee 

Under the Constitution, we are permitted to charge a winding 
up fee of up to 1% of the net proceeds from the sale of the 
assets of the Fund upon the winding up of the Fund.

Example of winding up fee
The following illustrates in dollar terms the amounts Unitholders 
are likely to pay by way of winding up fee upon winding up 
of the Fund, based on a Unitholder's net realised proceeds on 
winding up of the Fund being valued at $50,000.

$50,000 x 1% = $500. 
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5. Fee increases and alterations

Fees and charges are current at the date of this PDS. We may 
increase fees up to the maximum amounts permitted under 
the Constitution or by amending the Constitution (subject 
to Unitholder approval) to increase the current permitted 
maximums. Under the Constitution, we may also change the 
frequency in which management costs are calculated and 
paid. However, we will provide  Unitholders with at least 30 
days notice of any increase in fees before they take effect, to 
allow them to make other arrangements if they wish.  Your 
IDPS operator is responsible for reporting to you any fee 
increases and alterations.

We do not currently intend to increase the fees and charges 
set out in this PDS to the extent that the fees and charges 
described in this PDS are determined by us. 

Under the Constitution, we may accept lower fees than we 
are entitled to receive or may defer payment for such period 
and on such terms as we determine. We do not intend to alter 
the fees described in this PDS during the life of this PDS.

6. Expense recoveries

We are entitled under the Constitution to be reimbursed 
out of the assets of the Fund for a broad range of costs and 
expenses properly incurred in relation to the Fund. These 
expenses typically include costs incurred in connection with 
the establishment of the Fund, unit registry and custodial 
services, investor communications, unit pricing, auditors’ fees, 
compliance costs associated with being included on various 
IDPS lists and PDS preparation. A list of expenses that may be 
reimbursed to us out of the Fund is set out in the Constitution. 
A copy of the Constitution may be obtained from us on 
request. We are also entitled to be indemnified out of the 
Fund for any liability properly incurred by us in operating the 
Fund.  An estimate of the expense recoveries in the Fund is 
included in the management costs set out in the fees and 
costs table on page 16.

7. GST

All fees stated in this PDS are inclusive of GST less any input 
tax credits, unless otherwise stated. Where the Fund is entitled 
to input tax credits under the GST legislation for GST paid 
in respect of goods or services provided to it (generally 75% 
of the GST paid), the cost to the Fund of paying GST will be 
reduced proportionally. 

8. Different fees for different investors

Subject to the Corporations Act and the Constitution, we may 
negotiate lower or different fees in certain circumstances, with 
certain investors, including with respect to wholesale clients 
as defined in the Corporations Act such as an IDPS operator.

9. Working out fee structures

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



Taxation

All legislative references are to the Income Tax Assessment Act 
1936 (1936 Act) unless otherwise stated. 

The following is a general summary only and does not take 
into account your specific circumstances nor that of your IDPS.  

Investors investing in the Fund through an IDPS are not direct 
investors in the Fund but are indirect investors only.  The rights 
of an investor through an IDPS are governed by the terms of 
that IDPS platform.  You should seek independent taxation 
advice on any investment in the Fund and the consequences 
of investing through your IDPS.

The following is a discussion of taxation issues relevant to a 
direct investment in the Fund by the IDPS operator. 

The net income of the Fund for a financial year will be 
distributed to the IDPS operator investing in the Fund each 
financial year.

We may also distribute certain other amounts not included 
in the net income of the Fund.  Under the existing taxation 
legislation the trustee of the Fund will generally not be subject 
to tax on the net income as defined under section 95 of the 
1936 Act. 

Investors should note that the existing law relating to the 
taxation of trusts, and a beneficiary's interest in them, is under 
review.  The Board of Tax is undertaking the Review of the Tax 
Arrangements Applying to Managed Investment Trusts (MITs).  
The discussion paper raises a number of issues around the 
current taxation arrangements of MITs with a view to 
recommending changes to the existing treatment of MITs.  
Further, there is the potential to extend relevant aspects of 
any recommended changes to the tax arrangements for other 
trusts more generally.  

We are not able to comment on what changes, if any, will 
ultimately be implemented nor on the impact any changes 
will have on the taxation of the Fund nor on the taxation 
of investments that the Fund may make in other managed 
investment trusts. The following comments are made subject 
to these potential changes.

Income and Gains

The net income of the Fund (a tax law concept) is the taxable 
income of the Fund calculated as if the trustee is a resident 
taxpayer. The trust income may differ from the net income.

Your IDPS operator will receive distributions of income and 
gains on your behalf and you will be assessed on your share 
of the net income of the Fund.  

In some circumstances you may be assessed on amounts that 
you do not actually receive in the current year, for example 
income reinvested in the Fund. 

An investor in the Fund will generally have a present 
entitlement to a share of the trust income if they have been 
paid or received that share of trust income, or have a present 
right to demand payment of that trust income or a "vested 
and indefeasible" interest in that income. This means you may
be assessed on amounts that you are presently entitled to but 
do not actually receive in the current year, for example income 
reinvested in the Fund.

Disposal of Units

Under the capital gains tax provisions, any taxable capital gain 
arising from the redemption of your units held by the IDPS 
operator on your behalf may form part of your assessable 
income. You may be eligible for the discount capital gains tax 
concession if the units are held for 12 months or more. You 
should consult your tax adviser about the capital gains tax 
implications of a redemption of units in the Fund.

Foreign Tax Credits

Where the Fund pays foreign tax in respect of a foreign 
investment, you may be entitled to receive a foreign tax credit. 
The amount of foreign tax credits received will be detailed in 
the tax report provided to you for inclusion in your assessable 
income.

To the extent that the Fund invests in international funds or 
securities, the Foreign Investment Fund (FIF) regime may apply.

Under FIF legislation, unrealised gains and/or income, arising 
from investments in overseas entities, may be subject to 
Australian tax in certain circumstances.
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Tax Deferred Components of Income

A portion of the Fund’s distributed income may include 
non-assessable amounts that are derived from the Fund’s 
investment in units in property trusts or property syndicates. 
These include, for example, certain distributions in respect of 
capital allowances and non-assessable capital gains.

Certain non-assessable distributions to you will reduce the 
cost base of the  units held by the IDPS operator in the Fund. 
This will be relevant when calculating the capital gain or loss 
(for capital gains tax purposes) on a subsequent redemption 
of units on the withdrawal of the investment.  For example, 
non-assessable distributions of amounts attributed to building 
allowances will reduce the cost base of your units.
 
In addition, if these non-assessable distributions exceed 
the cost base of your units in the Fund, the investor will 
realise a separate capital gain. The Fund aims to provide a tax 
advantaged income component (from capital allowances and 
non-assessable capital gains) of more than 20% of distributed 
income of the Fund.

GST

Where the Fund is entitled to input tax credits under the GST 
legislation for GST paid in respect of services provided to it 
(generally limited to 75% of the GST paid in respect of certain 
acquisitions), the cost to the Fund of paying GST will be 
reduced proportionately.
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Non-Resident Investors

Appropriate statutory deductions of Australian tax must be 
made from income distributed to non-resident investors. 

Further, Division 840 and Subdivision 840-M of the Income 
Tax Assessment Act 1997 implement a withholding tax regime 
in respect of certain distributions (fund payments) from 
managed investment trusts to foreign residents.

A 'fund payment' is, broadly, a component of a payment made 
by a managed investment trust that represents a distribution 
of Australian source net income, typically Australian sourced 
rent and capital gains from Taxable Australian Property (and 
excluding dividends, interest and royalties) of the Fund.

The rate of withholding is determined with regard to the place 
of payment or address of the recipient (or, in some cases, the 
residency of the recipient). If the place, address or country of 
residence is in a jurisdiction with which Australia has effective 
exchange of information on tax matters, withholding will be 
required at the following rate:

 22.5% for fund payments in relation to the first income 
 year following Royal Assent;

	15% for fund payments in relation to the second income 
 year; and

	7.5% for fund payments in relation to later income years.

In any other case, withholding will be required at the rate of 30%.

Generally, the IDPS operator will be responsible for deduction 
of all relevant amounts.  We recommend that non resident 
investors obtain independent tax advice before investing in 
the Fund through their IDPS.

Capital gains realised upon the disposal or redemption of 
units owned by non-resident investors will only be subject to 
Australian capital gains tax if the units are “taxable Australian 
property”. This will generally be the case where the relevant 
non-resident investor has a “non-portfolio interest” in the 
Fund (ie greater than 10% interest) and more than 50% 
of the market value of the Fund’s assets are attributable to 
Australian real property.

Also, special rules apply to exempt non-resident investors in 
Australian resident managed funds from capital gains tax.

We strongly suggest non-resident investors obtain their own 
professional tax advice
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Additional Information

Custody

RBC Dexia Investor Services Trust ABN 75 116 809 824 
("RBC") is the Custodian of the Fund assets under a custody 
agreement. 

RBC’s role as Custodian is limited to holding assets of this 
Fund as agent of APN FM. RBC has no supervisory role in 
relation to the operation of this Fund and is not responsible 
for protecting investors’ interests. The custody agreement 
between APN FM and RBC provides that RBC will have no 
liability or responsibility to investors for any act done by, or 
omission of, APN FM.

RBC was not involved in preparing, nor takes any responsibility, 
for this PDS. RBC does not guarantee the success of the Fund, 
the repayment of capital invested in this Fund or any 
particular rate of return on investments in this Fund.

Constitution 

The Fund has a Constitution that complies with the 
Corporations Act. Some of the provisions of the Fund’s 
Constitution have been summarised below. Copies of the 
Constitution are available free of charge from our offices 
during normal business hours.

A person investing through an IDPS does not generally have 
rights under the Constitution as the person will not be a 
Unitholder of the Fund.  Rights under the Constitution of the 
Fund can generally only be exercised by a registered Unitholder 
(e.g. your IDPS operator or its custodian).

Retirement and Removal of Responsible Entity

We may retire or may be removed by Unitholders in 
accordance with the law.

Investments

We are permitted to invest in a wide range of assets including 
investing in a broad range of property-related assets.

Rights of an Investor

Unitholders’ rights are governed by the Constitution, the 
Corporations Act and general law. Under the Constitution, 
the rights of Unitholders include the right to receive income, 
to request redemption of units and to requisition and attend 
Unitholder meetings.

Termination of the Fund

The Fund will terminate 80 years after the Fund’s 
commencement unless terminated earlier by us following 
notification to Unitholders or in accordance with the 
Corporations Act. Following termination, we are required 
to sell and realise the assets of the Fund and distribute the 
proceeds, less expenses, to Unitholders in proportion to their 
respective unitholdings at the time of termination.  

Amending the Constitution or any contract 
with Unitholders

We may amend the Constitution where we reasonably 
consider that the changes will not adversely affect Unitholders’ 
rights. Otherwise, we must obtain Unitholder approval prior to 
making the amendments.

To the extent that any contract or obligation arises in 
connection with acceptance of an Application or reliance 
upon this PDS by a Unitholder, any amendment to the 
Constitution may vary or cancel that contract or obligation. 
The contract or obligation may also be varied or cancelled by 
a deed executed by the Responsible Entity with the approval 
of a special resolution of Unitholders, or without that approval 
if the Responsible Entity reasonably considers the variation or 
cancellation will not materially and adversely affect Unitholders.

Unitholders’ Liability

The Constitution provides that the liability of Unitholders 
is limited to their investment in the Fund and any unpaid 
amounts in relation to the Unitholder’s units in the Fund.  
However, such a limitation has not been fully tested in the 
courts and therefore no absolute assurance can be given 
that the liability of Unitholders will be so limited.

Unitholders are liable to indemnify the Responsible Entity for 
any taxation amount not already deducted from payments 
made to Unitholders.  

APN FM’s Liabilities

We are entitled to be indemnified out of the assets of the 
Fund for any liability incurred by us in properly performing our 
duties in relation to the Fund.  Subject to the Constitution and 
the Law, this indemnity will also apply to any liability incurred 
as a result of any act or omission of a delegate or agent 
appointed by APN FM. 
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Compliance Committee and Compliance Plans

We have established a compliance committee for the Fund, as 
required by the Corporations Act. A majority of the members 
of the compliance committee are independent of APN FM. The 
compliance committee for the Fund is required to monitor our 
compliance with the Fund’s Constitution, compliance plan and 
the Corporations Act, to report on its findings and to assess 
at regular intervals the adequacy of the relevant compliance 
plan.

Under the Constitution, compliance committee members are 
indemnified out of the assets of the Fund if the compliance 
committee member incurs a liability in good faith (to the 
extent permitted by the Corporations Act). Fees and expenses 
of the Fund’s compliance committee will be met out of the 
assets of the Fund.

A compliance plan has been lodged with ASIC for the 
Fund. An external auditor has been appointed to audit the 
compliance plan for the Fund at least once a year. The external 
auditor will report to the compliance committee of the Fund.

Related Party Transactions

The Constitution does not prevent APN FM from:

 dealing with itself, as the Responsible Entity for the Fund 
 or in any other capacity, an associate or any Member;

 being interested in any contract or transaction with itself, 
 as the Responsible Entity for the Fund or in any other 
 capacity, an associate or Member or retaining profits or
 benefits derived from any such contract or transaction, but
  those persons must act, in connection with those contracts 
 or transactions, in a fiduciary relationship to all Members; or 

 acting in the same or similar capacity in relation to any 
 other managed investment scheme. 

The Fund may transact with other funds managed by us and/
or members of the APN Property Group (including APN FM in 
its own right). Such dealings may include:

 holding a nominal number of units which we or a related
  entity hold as a result of establishing the Fund;

 the remuneration to which we are entitled in our 
 capacity as responsible entity, which is described in the 
 “Fees and other Costs” section on pages 15 - 19;

 investing in other funds managed by us (if the Fund invests
  in other funds managed or promoted by us, we may receive
 fees in relation to those funds);

 acquiring and disposing of interests in the Fund from 
 or to another fund managed by us or a member of the 
 APN Property Group;

 voting as a Unitholder at Unitholder meetings held by 
 funds managed by us in which the Fund invests;

 borrowing from the APN Property Group;

 provision of accounting and registry operations; and

 other transactions.

APN FM has a conflict of interest and related party 
transactions policy which ensures that all transactions 
engaged in by APN FM are assessed for any conflict of 
interest and to ensure they are reasonable “arm’s length” 
transactions based on appropriate commercial terms.  
Investors should note that this policy does not require 
APN FM to avoid conflicts of interest.

Complaints

IDPS users should direct all enquiries and complaints to the 
IDPS operator, not APN FM.
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Consents

RBC Dexia Investor Services Trust has given and not with-
drawn its consent to be named as Custodian in the form 
and context in which it was named. It has not authorised or 
caused the issue of this PDS other than the reference to its 
name and the information contained on page 22 in relation 
to its role as Custodian of the Fund.

Hall and Wilcox has given and not withdrawn its consent to 
be named in this PDS in the form and context in which it was 
named. It has not authorised or caused the issue of this PDS 
other than the reference to its name.

Deloitte Touche Tohmatsu, ABN 74 490 121 060 (the external 
auditor of the Fund) has given and not withdrawn its consent 
to be named in this PDS in the form and context in which it is 
named. It has not authorised or caused the issue of this PDS 
other than the reference to its name.

Statement regarding labour standards, and 
environmental, social or ethical 
considerations

We do not take into account labour standards and 
environmental, social or ethical considerations in the context 
of making investment decisions relating to the Fund, except 
to the extent that we consider these issues when they have 
the potential to materially impact investments. This means 
that should the sustainability of the value of the investments 
of the Fund be adversely affected due to unacceptable 
environmental, social or ethical factors, we may choose not 
to invest further or choose to dispose of the investment.

Continuous Disclosure

Depending on the number of Unitholders in the Fund, the 
Fund may be a disclosing entity under the Corporations Act. 
If this is the case, the Fund will be subject to regular 
reporting and disclosure obligations. These will require the 
Fund to lodge annual and half yearly reports and notice of 
other important events with ASIC. All of this information 
may be obtained from, or inspected at, any ASIC office or 
by contacting your IDPS operator.

Anti-Money Laundering Regulations

In operating the Fund APN FM must comply with anti-money 
laundering and counter terrorism laws. These laws may require 
us to identify person who we deal with, any person with 
beneficial interest in the Fund and sources of payments 
received by us. 

APN FM reserves the right at any time to request detailed 
information to enable it to identify persons applying for or 
holding Units. Where information is requested, APN FM may 
delay processing applications or the payment of redemption 
proceeds or income distributions until the requested 
information is received.
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Glossary

ABN Australian Business Number.

ASX The official list of the Australian Securities Exchange Limited.

APN FM APN Funds Management Limited ABN 60 080 674 479.

APD APN Property Group Limited ABN 30 109 846 068.

APN Property Group APD and its wholly owned subsidiaries (including APN FM ).

Application Form The Application Form within this PDS.

ASIC Australian Securities and Investments Commission.

Business Day Any day excluding a Saturday or Sunday on which Australian banks are open for business 
 in Melbourne.

Constitution The constitution of the Fund registered with ASIC.

Corporations Act The Corporations Act 2001 (Cth).

CPI Consumer Price Index.

Fund APN AREIT Fund ARSN 134 361 229

IDPS Investor directed portfolio service, or IDPS-like service including a master trust and wrap account.

GST As defined in “A New Tax System (Goods and Services Tax) Act 1999”.

Net Asset Value  The value of the Fund’s assets less the Fund’s liabilities as calculated under the Constitution.

PDS This product disclosure statement.

Securities or securities Securities as defined in section 761A of the Corporations Act and interests in managed 
 investment schemes.

TFN Tax File Number.

Unitholder The registered holder of a unit in the Fund.
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Corporate Directory

Responsible Entity

APN Funds Management Limited
ABN 60 080 674 479

Registered Office

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

Directors of the Responsible Entity

John Harvey, Independent Chairman
David Blight, Managing Director
Christopher Aylward, Executive Director
Clive Appleton, Executive Director
Howard Brenchley, Executive Director and Chief Investment Officer
Michael Butler, Independent Non-Executive Director
Andrew Cruickshank, Non-Executive Director

Lawyers to the Responsible Entity

Hall and Wilcox
Level 30
Bourke Place
600 Bourke Street
Melbourne Victoria 3000

Custodian

RBC Dexia Investor Services Trust
ABN 75 116 809 824
Level 17
2 Park Street
Sydney NSW 2000

External Auditor to the Fund

Deloitte Touche Tohmatsu
ABN 74 490 121 060
180 Lonsdale Street
Melbourne Victoria 3000



www.apngroup.com.au

APN Funds Management Limited
Level 30, 101 Collins Street, 
Melbourne, Victoria 3000
Investor Services 1800 996 456
Adviser Services 1300 027 636
Email  apnfm@apngroup.com.au
Website  www.apngroup.com.au


