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IMPORTANT NOTICE AND DISCLAIMER

Auslink Investment Management Ltd (ACN 125 737 091, 
AFSL No. 318368) (“Responsible Entity”) as responsible 
entity for the Auslink Property Trust No. 2 ARSN 644 
680 893 (“Trust”) is the issuer of this Product Disclosure 
Statement ("PDS"), which is dated 1 July 2021.

This PDS relates to the offer of units in the Trust. 

Neither the Responsible Entity, or the Manager (nor 
their related entities, directors, associates and other 
officers) make any promise or representation or give any 
guarantees as to the success of the Trust, the payment or 
amount of any distributions or the amount you will receive 
on any withdrawal or on the winding up of the Trust; or as 
to the amount or rate of any income or capital return; or as 
to the taxation consequences of investing in the Trust.

The information contained in this PDS is general 
information only and does not take into account your 
individual objectives, financial situation or needs. 
Investors should read the PDS carefully and in full and 
assess whether the information, and any investment, 
is appropriate for them, having regard to their own 
objectives, financial situation and needs, before making 
any decision about whether to acquire units in the Trust.

Investors should obtain professional investment advice 
before accepting the invitation to apply for units in the 
Trust set out in this PDS. An investment in the Trust is 
subject to investment risks and other risks; including, but 
not limited to, those risks set out in this PDS.

This PDS contains forward looking statements relating 
to future matters (such as information about return 
objectives), which are subject to known and unknown 
risks, uncertainties and other important factors that could 
cause the actual results, performance and achievements of 
the Trust to be materially different from those expressed 
or implied by such statements. Therefore, neither the 
Responsible Entity, the Manager, nor their directors, 
related entities and other officers, make any promise 

or representation, or give any guarantees, about any 
forward-looking statements in this PDS or about the 
achievement of any particular rate of return from this 
investment. This PDS contains information about the past 
performance of the Trust and the assets of the Trust. 
Past performance is not a reliable indicator of future 
performance.

This information has not been independently audited.

This PDS does not constitute an offer or invitation in any 
jurisdiction outside of Australia.

The information in the PDS is current as at the issue date 
but may change from time to time. The Responsible 
Entity may issue a supplementary product disclosure 
statement to supplement any relevant information not 
contained in this PDS, in accordance with its obligations 
under the Corporations Act. Any supplementary product 
disclosure statement and updated information should 
be read together with this PDS. A printed copy of any 
supplementary product disclosure statement and other 
information regarding the Trust will be available from us 
free of charge upon request.

Unless stated otherwise, all pictures of properties in this 
PDS are actual photos or artists’ impressions of properties 
which are held, under development, or contracted to be 
acquired by the Trust.

References to currency are to Australian currency unless 
otherwise specified. Definitions of certain terms used in 
this PDS appear in the glossary on page 62.

Dated: 1 July 2021
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DEAR INVESTOR,
On behalf of the Responsible Entity (Auslink 
Investment Management) and the Manager 
(Castlerock), I thank you for considering this 
opportunity to invest in the Auslink Property  
Trust No. 2.

Our fund strategy is to develop and purchase a 
portfolio of Commonwealth and State Government- 
leased assets throughout Australia, that provides 
Investors with reliable income distributions and the 
potential for long-term capital growth.

Combining extensive funds management experience 
and full-service property expertise, the Auslink 
Property Trust No. 2 management team is well 
placed to deliver on this strategy by identifying, 
developing and optimising quality investment 
opportunities.

The quality of our properties, strong and experienced 
management team and consistent historical investor 
returns* have been acknowledged by our peers in 
the industry. Auslink Property Trust No. 2 was named 
Unlisted Property Fund of the Year (2019) by Core 
Property Research – a true stamp of quality.

Our government-centric strategy, underpinned by 
deep property knowledge, has a track record of 
generating stable returns.

Launched in 2014, Auslink Property Trust No. 2  
has delivered a strong average return (income  
and capital growth) of 12.5% per annum*. 

Underpinning the Trust’s performance to date is 
our inhouse ability to add value to the assets in 
our portfolio, through development and proactive 
property management.

For new Investors, we are forecasting a cash 
distribution of 7.2% per annum for the 2022 financial 
year*. This forecast is based upon a number of 
assumptions (summarized in section 6) and is also 
subject to risks (see section 7). Investors should read 
this PDS in full.

Auslink Property Trust No. 2 offers Investors the 
opportunity to invest in a Trust that owns an 
established and growing portfolio, which currently 
comprises 10 properties located in Victoria, 
Queensland, Western Australia and Tasmania.

In the last 12 months the Trust has purchased 
an office building in Wollongong leased to the 
Commonwealth Government on a long term 
lease, and completed the development of a new 
government building in regional Victoria which is 
leased by the Victorian Government on a 15 year 
lease.

This activity demonstrates our proactive approach 
to identifying opportunities which aim to maximise 
Investor returns through strategic acquisitions and 
development.

You are invited to participate in the Trust, through 
this current offer to raise up to $90 million, to 
help fund the acquisition of a government-leased 
building in Ipswich, QLD. The high-quality building 
was developed in 2013 and comprises a total area 
of 17,866sqm across 10 levels. It is 90% leased to 
the QLD State Government with a lease expiry of 
September 2028. Further details are provided in 
Section 5.

We commend this opportunity to you and look 
forward to welcoming you as an Investor in the Trust.

Yours sincerely,

Carl Rooke
Chairman

CHAIRMAN’S LETTER

* Note: Past performance is not a reliable indicator of future 
performance and the forecast distributions are not promised 
nor guaranteed.
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BENEFITS OF INVESTING*

7.2% forecast FY2022 
distribution yield

Distributions 
paid quarterly

Tax deferred 
distributions

Assets leased to 
Commonwealth and State 

Governments

Diversified portfolio  
of 11 assets

Long weighted average  
lease expiry of 7.8 years

5 yearly  
exit opportunities

Experienced management 
team

Strong track record

Commonwealth and State Government leased property can provide an attractive 
alternative investment to residential property, shares and term deposits. Refer to  
section 7 for some of the key risks associated with the Trust.

*Applicants should read this PDS in full. There are also risks associated with investing - please see Section 7. Forecast 
distributions are subject to a number of assumptions and are not guaranteed and past performance is not a reliable 
indicator of future performance.
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1.1 KEY FEATURES
The table below sets out the key features of the Trust. However, potential Investors should read this PDS in its 
entirety before making a decision to invest in the Trust.

1
OVERVIEW

Key Feature Details Section

Trust name Auslink Property Trust No. 2 ARSN 644 680 893 ("Trust") -

Responsible Entity Auslink Investment Management Limited ACN 125 737 091 
AFSL 318368 ("Responsible Entity")

4

Trust structure Open-ended unlisted property trust. 2 & 3

Independent 
custodian

The Fund’s assets are to be held in the name of Sandhurst 
Trustees Limited (ABN 16 004 030 737), which is an independent 
professional custodian.

10

Investment strategy The Trust is an existing unlisted property trust which was 
established to develop and purchase a portfolio of Commonwealth 
and State Government-leased assets located throughout 
Australia, with the aim of providing Investors with stable income 
distributions and the potential for long-term capital growth.

2

Current portfolio As at the date of this PDS, the portfolio comprises a direct 
interest in 10 Australian Commonwealth and State Government-
leased assets. As at the date of this PDS, the portfolio is valued 
at $342.25m and is diversified across New South Wales, Victoria, 
Queensland, Tasmania and Western Australia.

5

New purchase 117 Brisbane Street, Ipswich QLD (‘Ipswich,’ or ‘Ipswich Property’).

The Trust is acquiring the Ipswich Property for $145.2 million and 
is seeking to raise up to $90 million in equity for that purchase. 
It is intended the Trust will have an initial loan to value ratio of 
approximately 45% following the purchase of the property.

3.2 & 5

Distributions Forecast distribution rate of 7.2% per annum (annualised) for the 
financial year ended 30 June 2022.

Distributions intended to be paid on a quarterly basis in arrears.

The Manager has a distribution reinvestment plan whereby 
Investors can elect to reinvest all (or some) of their distributions to 
acquire additional Units in the Trust.

Distributions are forecast to be 50% tax deferred for the financial 
year ended 30 June 2022.

3.4 & 6

7
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Key Feature Details Section

How to invest Read this PDS, complete and sign the attached Application 
Form. Investors can also apply for Units online at https://invest.
castlerockproperty.com.au

10.2

Minimum investment Investors must make an initial investment in the Trust of at  
least $100,000. 

1.2

Suggested 
investment period

Long-term: 5 to 10 years -

Issue price $1.36 per Unit under the Offer. 1.2

Liquidity The Responsible Entity intends to provide Investors with the 
opportunity to realise some or all of their investment through a 
combination of:

 ■ Annual Limited Withdrawal Offers

 ■ 5-year periodic exit events

Limited Withdrawal Offers are intended to be made by the 
Responsible Entity, in accordance with the Constitution, annually 
in February each year (except for February 2026, when a Periodic 
Exit Opportunity is intended to be provided). These offers will be 
limited in size to 2.5% of the value of the net assets of the Trust.

At the end of each five-year period, there will be a Periodic 
Exit Opportunity where, subject to its obligations at law, the 
Responsible Entity will endeavor to provide liquidity for all 
Investors wishing to redeem all or some of their investment. The 
first Periodic Exit Opportunity is intended to be made in February 
2026, and every 5 years there after. In exceptional circumstances, 
the Responsible Entity may suspend Periodic Exit Opportunities 
or Limited Withdrawal Offers. The ability to withdraw your 
investment in whole or in part is therefore not guaranteed.

3.3

1 OVERVIEW
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Atrium at Latrobe GovHub

Key Feature Details Section

Fees and other costs The Responsible Entity is entitled to the following fees from the 
Trust:

 ■ Development Fee/Acquisition Fee: 2.675% of the completed 
value of each real property asset developed or acquired by the 
Trust or any controlled sub-trust.

 ■ Funds Management Fee: 0.85% per annum of the gross asset 
value of the Trust

 ■ Performance fee: Equal to 20% of the amount by which the 
internal rate of return (IRR) of the Trust exceeds 11% p.a. over 
the period February 2014 to February 2026, and every 10 years 
thereafter, and if the Responsible Entity is removed or retires. 

 ■ Disposal fee: 1% of the gross sale price of the assets.

In addition, the Responsible Entity is entitled to pay or recover 
from the Trust administration costs properly incurred in the 
operation of the Trust.

8

Key risks All investments carry risk and there are risks associated with 
investing in the Trust, including the risk that the value of the 
Trust’s assets decreases. The Trust also has other risks, including 
construction/ development risk and finance and/or refinance risk.

7

Investor Relations If you have any queries on the Trust please contact Castlerock 
Property on 03 8639 9100 or investor@castlerockproperty.com.au

-

9

1  |  OVERVIEW



1.2 CAPITAL RAISING
Under this PDS, the Responsible Entity is seeking to raise additional capital, to assist with the  
purchase of the Ipswich Property. This section provides a summary of this current capital raising.

Offer Opening Date* 1 July 2021

Offer Closing Date* 31 October 2021

Target Capital Raising Amount $90 million**

Purpose To purchase a government-leased office building in Ipswich, QLD

Unit Price under this Offer $1.36 per Unit

Unit Class All Units issued under this PDS will be ordinary Units

Minimum Investment $100,000

New Purchase
10-level office building in Ipswich Queensland leased to the QLD 
Government until September 2028 (90% of building)

Purchase Price & Valuation of 
New Investment

$145.2 million (purchase price & valuation)***

*  Dates may be changed by the Responsible Entity in its discretion, including closing the Offer earlier or extending the  
  Offer Closing Date. 
** The minimum subscription amount is $50 million, which is intended to be raised by 15 August 2021 (as may be extended 
by the Responsible Entity) (Minimum Subscription Date). See Section 3.2. 

*** excluding purchasing costs

It is currently the intention of the Responsible Entity (for as long as it is possible to do so, but subject to  
the Responsible Entity’s discretion) to continue to raise additional funds for the Trust from time to time, 
through the offer of Units in the Trust; and to continue to expand upon the Trust’s portfolio of properties,  
in accordance with the investment strategy set out in this PDS.

1 OVERVIEW
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ASIC’s Disclosure 
Benchmarks
and Principles

Summary Refer to 
Section

Gearing
(Benchmark 1: Gearing 
Policy and Disclosure 
Principle 1: Gearing Ratio)

Benchmark is satisfied. The Responsible Entity maintains 
and complies with a written policy that governs the level of 
gearing by the Trust, at an individual credit facility level. 

A fund’s gearing ratio indicates the extent to which the 
fund’s assets are funded by borrowings. The Trust’s gearing 
ratio is calculated as the Trust’s total interest-bearing 
liabilities divided by the value of the Trust’s total assets. 

2.3

Interest Cover Policy 
and Interest Cover 
Ratio
(Benchmark 2 and 
Disclosure Principle 2)

Benchmark is satisfied. The Trust meets this benchmark, 
as the Responsible Entity maintains and complies with a 
written policy that governs the level of interest cover at an 
individual credit facility level. 

The interest cover ratio (ICR) measures a fund’s ability to 
service interest payments on debt from earnings. The lower 
the ICR, the higher the risk that the fund will not be able to 
meet its interest payments. 

2.3

Interest 
capitalisation
(Benchmark 3)

Benchmark is satisfied. The interest expense of the Trust is 
not capitalised.

2.3

1.3 ASIC DISCLOSURE BENCHMARKS AND 
PRINCIPLES FOR UNLISTED PROPERTY FUNDS
ASIC Regulatory Guide 46 “Unlisted property schemes: Improving disclosure for retail investors” (RG 46) 
contains six disclosure benchmarks and eight disclosure principles for unlisted property funds that are 
intended to assist investors to analyse and understand the risks associated with investing in these types of 
funds and decide whether such investments are suitable for them.

Responsible entities of unlisted property funds are required to apply these disclosure benchmarks and 
principles in their product disclosure statements and in other information they provide to their investors on 
an ongoing basis (by website or regular updates to investors).

The below table contains a brief explanation of each RG 46 disclosure benchmark and principle, together 
with a reference to the section of this PDS where more information can be found.

11
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ASIC’s Disclosure 
Benchmarks
and Principles

Summary Refer to 
Section

Scheme Borrowing
(Disclosure Principle 3 )

This principle requires disclosure of information on the 
Trust’s borrowing, including the following:

 ■ The aggregate amount owing and the maturity profile. 

 ■ The percentage by which either the operating cash 
flow or the value of the assets used as security must fall 
before the Trust will breach the loan covenants. 

 ■ Specific details about each credit facility, including the 
aggregate undrawn amount, applicable interest rate, LVR 
and interest cover covenants, the assets to which the 
facility relates and whether the facility is hedged. 

 ■ Any associated risks with the Trust’s borrowing maturity 
profile, including whether borrowings have been hedged 
and, if so, to what extent. 

 ■ Any information about breaches of loan covenants that is 
reasonably required by Investors. 

All borrowing by the Trust will be non-recourse to Investors.

All amounts owing to lenders and other creditors of the 
Trust rank before an Investor’s interest in the Trust. 

2.3

Portfolio 
diversification
(Disclosure Principle 4)

The principle requires disclosure of information about 
the current composition of the Trust’s direct property 
investments. Generally, the more diversified a portfolio 
is, the lower the risk that an adverse event affecting one 
property or one lease will put the overall portfolio at risk.

5

Valuations
(Benchmark 4)

Benchmark is satisfied. The Responsible Entity maintains 
and complies with a written valuation policy for the 
valuation of the Trust’s properties. 

A fund’s valuation policy helps investors understand how 
assets will be valued and can help them assess the reliability 
of valuations.

The Responsible Entity’s valuation policy satisfies the 
requirements of this Benchmark. 

10.4

1 OVERVIEW
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ASIC’s Disclosure 
Benchmarks
and Principles

Summary Refer to 
Section

Related party
transactions
(Benchmark 5 and 
Disclosure Principle 5)

Benchmark is satisfied. The Responsible Entity maintains 
and complies with a written policy for related party 
transactions, including the assessment and approval 
processes for such transactions and arrangements to 
manage conflicts of interest. 

This principle requires the provision of information on a 
responsible entity’s approach to related party transactions. 
The Responsible Entity’s policy ensures that any actual 
or potential conflicts of interest are identified and 
appropriately dealt with.

10.5

Distribution 
practices
(Benchmark 6 and 
Disclosure Principle 6)

Benchmark is satisfied. The Trust will only pay distributions 
from its cash from operations and reserves (excluding 
borrowings) available for distribution.

Information on a fund’s intended distribution practices 
helps investors assess matters such as the sources of 
distributions.

3.4 & 6

Withdrawal 
arrangements
(Disclosure Principle 7)

It is intended that there will be a limited withdrawal 
opportunity each year, as well as a periodic withdrawal 
opportunity every 5 years.

3.3

Net Tangible Assets
(Disclosure Principle 8)

The Responsible Entity calculates the NTA of the Trust 
based on the Trust’s latest financial statements using the 
following formula:

NTA = 

Net assets – intangible assets +/– any 
other adjustments

Number of units in the scheme on issue

The NTA calculation of a fund helps investors understand 
the value of the assets of the fund upon which the value of 
their units are determined. 

6

Updates to the information required by RG 46 will, from time to time, be placed on our website  
at castlerockproperty.com.au.
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11 
Assets

$487 
million

WALE
7.8 years

2

11

910

4

5

3

7

8

1

6

AUSLINK PROPERTY TRUST NO.2

INVESTMENT SUMMARY
AN ESTABLISHED, GROWING AND 
GEOGRAPHICALLY-DIVERSE PORTFOLIO
This section provides a summary of the existing investments in the Trust (1–10) and the 
proposed new investment (11) – more details on each property are provided in Section 5. 
Please note it is the intention of the Responsible Entity to continue to expand the number of 
properties in accordance with the criteria and investment strategy set out in this PDS. 
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Ipswich | QLD

Tenant | QLD Government (90%) 
Lease Remaining | 7.3 years

The percentages shown in the 
top right hand corner of each 
property is the percentage that 
the property represents of the 
total portfolio (by value).

Tenant | QLD Government (99%) 
Lease Remaining | 4.2 years

Mackay | QLD

2 11%

11

Melton | VIC

Tenant | VIC Government (100%) 
Lease Remaining | 7.4 years

10 1% 30%

Townsville | QLD

Tenant |  QLD Government (86%) 
Lease Remaining |  7.3 years

1 20%

Kangaroo Flat | VIC

Tenant | CFA (100%) 
Lease Remaining | 7.9 years

8 1%

Warragul | VIC

Tenant | VIC Government (100%) 
Lease Remaining | 7.1 years

9 1%

Tenant | WA Government (100%) 
Lease Remaining | 9.8 years

South Hedland | WA

7 2%

Mirrabooka | WA

Tenant | WA Government (100%) 
Lease Remaining | 11.7 years

3 10%

Wollongong | NSW Morwell | VIC

Tenant | VIC Government (99%) 
Lease Remaining | 14.4 years

5 6%

Launceston | TAS

Tenant | TAS Government (95%) 
Lease Remaining | 12.9 years

6%

Tenant | Comm Govt (84%) 
Lease Remaining | 7.3 years

612%4
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2.1 
HISTORY
The Trust was established (initially as a wholesale 
investment trust) in February 2014.

The Trust is now a registered managed investment 
scheme and this PDS is the first offer of investment 
in the Trust which is available to retail investors.

Over 7 years, the Trust has built a portfolio of 10 
properties and is now proposing to add an additional 
property to the portfolio.

2.2 
TRUST STRATEGY
The strategy of the Trust is to purchase and/or 
develop a portfolio of Commonwealth and State 
Government-leased assets with the objective of 
providing stable income distributions, and the 
potential for capital growth in the long term.

The assets in the Trust will primarily be leased to the 
Commonwealth and State Governments of Australia.

Due to the nature of some buildings, there may be 
non-government tenants, particularly at ground 
level.

For new developments, the Trust will only commit 
funds if:

 ■ A government department or agency has 
committed to a lease of the building from its 
completion;

 ■ A development proposal has been assessed and 
approved by the Responsible Entity’s Board; and

 ■ Debt funding is expected to be available in line 
with the target LVR ratio explained in this PDS.

The Responsible Entity may in its sole discretion 
determine that it is in the best interests of the 
Investors as a whole that the Trust no longer 
purchases and develops further buildings in 
accordance with the strategy set out in this PDS.

2.3 
DEBT STRATEGY
The policy of the Trust is to maintain an overall LVR 
of below 50%.

The major Australian trading banks are intended to 
be the financiers for the Trust and the debt facilities 
will normally be secured by a first mortgage over the 
properties and a fixed and floating charge over the 
trustee of the Sub Trust that holds each asset. The 
debt is limited in recourse to the Assets, meaning 
that the lender will have no right of recourse against 
any individual Investor.

Repayment of borrowings ranks ahead of Investors’ 
interests in the Trust and payment of interest on 
borrowings must be funded prior to any distributions 
being made to Investors.

Gearing ratio
A gearing ratio indicates the extent to which a fund’s 
assets are funded by interest bearing liabilities.

ASIC Regulatory Guide 46 requires the Responsible 
Entity to disclose the Trust’s gearing ratio, calculated 
as follows:

Gearing ratio =

Total interest-bearing 
liabilities

Total assets

Assuming $90m is raised under this Offer, then 
upon acquisition of the Ipswich Property, the Trust’s 
gearing ratio is expected to be 45%. If only the 
minimum subscription is raised ($50m), the Trust's 
gearing ratio is expected to be 53% in the short term.

The Trust's property values would need to fall by 
23% before the LVR covenant under the Trust's 
existing debt facility is breached.

It is intended that the Trust’s gearing ratio in the 
medium term will be between 35% to 50%. A lower 
gearing ratio means a fund will have a lower level of 
debt relative to the value of its assets, which helps to 
mitigate valuation risk by providing a buffer in times 
of financial stress. A higher gearing ratio means 
a higher reliance on external borrowings to fund 
assets and exposes a fund to increased debt costs if 
interest rates rise.

2
TRUST INVESTMENT STRATEGY
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Interest Cover
The interest cover ratio (ICR) of a fund gives an 
indication of the fund’s ability to meet the interest 
payments on its borrowings from earnings.

ASIC Regulatory Guide 46 requires the Responsible 
Entity to disclose the Fund’s ICR calculated as 
follows:

ICR =

EBITDA – unrealised gains + unrealised 
losses

Interest expense

After the acquisition of Ipswich Property, it is 
expected that the Trust’s ICR will be 4.2 times.

The Trust's net income would have to fall by 47% 
before the ICR covenant is breached.

Investors can use an ICR to assess a fund’s ability to 
meet its interest payments. An ICR of 2 or greater 
means that a fund can comfortably meet its interest 
payments based on expected profitability.

Current Borrowings
The Trust currently has a total loan facility with 
National Australia Bank (NAB) of $170 million which 
expires in March-2025.

To acquire the Ipswich Property, the Responsible 
Entity intends to increase the total loan facility with 
NAB from $170 million to $240 million or to obtain a 
loan facility from another major Australian bank.

It should be noted that as at the date of this PDS, 
an agreement to provide the required facility has 
not been entered into with a bank. There is always 
the risk that the Responsible Entity will be unable to 
finalise a suitable loan facility, or that the terms of 
the facility obtained will not be favourable. A delay 
or inability to obtain a suitable facility might lead 
to a delay in completing the purchase of Ipswich, 
or might adversely impact returns to Investors. 
Based upon the Responsible Entity’s experience, the 
Responsible Entity currently expects to be able to 
obtain a suitable loan facility, however this cannot be 
guaranteed.

Mirrabooka Office Building
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3.1 STRUCTURE OF  
THE TRUST
The Trust is a registered managed investment scheme, 
which is operated and managed by its responsible 
entity, Auslink Investment Management Limited.

The Trust is an open-ended unlisted property trust.

The Trust may hold properties through wholly-
owned Sub Trusts.  

3.2 THE OFFER
Under this PDS, the Responsible Entity is seeking 
to raise up to $90 million, which will be used 
(together with borrowings) to acquire the Ipswich 
Property. This amount is intended to be raised by 
the Offer Closing Date, 31 October 2021, however the 
Responsible Entity may bring forward or extend this 
date, in its discretion.

The minimum amount required to be raised is $50 
million. This minimum amount is intended to be 
raised by 15 August 2021 (Minimum Subscription 
Date) (however the Responsible Entity may bring 
forward or extend this date, in its discretion). If the 
amount of $50 million is not raised by 15 August 
2021 (or such extended date as decided by the 
Responsible Entity), then application money will be 
returned to Applicants.

Interest equal to the NAB 30-day Term Deposit 
Rate (at 1 July 2021) + 1% will be paid on application 
monies from the day an applicants funds are 
received up until the day units are issued. This 
interest will be paid with the September quarter 
distributions at the end of October 2021. In the event 
application monies are returned to applicants the 
interest will be paid when the funds are returned.

Unit Issues

After the Minimum Subscription Amount is raised, 
then the Responsible Entity intends to continue  
to raise money under this PDS, up to the target 
capital raising amount of $90 million. If the minimum 
subscription amount of $50 million is raised by 15 
August 2021 (or such extended date as decided by

the Responsible Entity), then we expect to issue Units 
to successful Applicants within 7 days of that date, or 
the day we process your application, whichever is later.

The Responsible Entity may accept or reject any 
application to invest, at its discretion.

Minimum Investment

The minimum amount an Applicant must invest is 
$100,000. If you are an existing investor in Auslink 
Property Trust No.1 or Auslink Property Trust No.2 then 
the minimum investment is $10,000.

The Responsible Entity may accept lower amounts in 
its discretion.

Unit Price

The price at which Units will be issued under this PDS 
is $1.36.

Additional Units in the future (under any future capital 
raising) will be issued at a unit price which is based 
upon the net asset value of the Trust at the time, with 
an adjustment (addition) for any transaction costs.

3.3 TRUST TERM  
& LIQUIDITY
The Trust term is open-ended.

It is intended to provide Investors with the opportunity 
to realise some or all of the their investment through a 
combination of:

 ■ Annual Limited Withdrawal Offers

 ■ Five-yearly Periodic Exit Opportunities.

Limited Withdrawal Offers

Annual withdrawal offers are intended to be made 
in February each year, subject to the Trust having 
available sufficient liquid assets at the time. 

The total amount made available for withdrawals 
each year will be limited and will be communicated to 
Investors at the time of the offer, however, is expected 
to be capped at 2.5% of the net assets of the Trust at 
that date.

3
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In the event the Trust receives withdrawal requests that 
exceed the total amount available, Investors will receive 
a pro-rata amount of their withdrawal request.

Full details of each withdrawal offer, including the 
amount made available and payment timing, will be 
communicated at the time of the offer.

The Unit price an Investor will receive upon any 
withdrawal will be based upon the net asset value of 
the Trust at the time, with an adjustment (deduction) 
for any transaction costs.

Periodic Exit Opportunities

At the end of each five year period, it is intended that, 
there will be a Periodic Exit Opportunity where, subject 
to its obligations at law, the Responsible Entity will 
endeavour to provide liquidity for all Investors wishing 
to redeem all or some of their investment. The first 
Periodic Exit Opportunity will be in or around February 
2026.

At a Periodic Exit Opportunity, the Responsible Entity 
will communicate formally with Investors, providing 
an outline of the liquidity strategy proposed, and the 
forecast price that Investors will receive if they redeem 
Units. Investors will be provided with a withdrawal 
request form as part of each Periodic Exit Opportunity.

To provide liquidity, the Responsible Entity may:

 ■ Increasing the Trust’s borrowings;

 ■ Sell one or more of the Trust’s properties;

 ■ Raise new equity; or

 ■ Provide a matching facility, where (subject to the 
law), Investors who wish to purchase more Units can 
do so from those Investors who wish to exit.

However, Limited Withdrawal Offers or Periodic Exit 
Opportunities may be cancelled, deferred, scaled back 
or suspended in exceptional circumstances such as 
where it is impracticable to offer liquidity or it would 
not be in the best interests of remaining Investors for 
liquidity to be offered. The ability to withdraw from the 
Trust is therefore not promised nor guaranteed.

It is therefore important for Investors to consider an 
investment in the Trust to be a long-term one, and 
not to expect to be able to withdraw their investment 
from the Trust before it is eventually wound up and the 
properties sold.

3.4 DISTRIBUTIONS
The objective of the Trust is to provide Investors with 
stable income distributions, and the potential for 
long-term capital growth.

Returns to Investors will be sought through:

 ■ Rental income from completed buildings

 ■ Potential capital growth from completed buildings

 ■ Potential capital growth from development 
opportunities.

Distributions are to be paid from cash from 
operations and reserves (excluding borrowings). 
However, the Trust may pay distributions from 
other sources if it is considered to be in the best 
interests of Investors and where payment from that 
source is expected to be sustainable in the relevant 
circumstances.

The forecast distribution rate for the 2022 
financial year is 7.2% per annum (annualised) for 
Investors who invest under this Offer (9.8 cents per 
Unit/$1.36).

It is the aim of the Responsible Entity that 
distributions will be made quarterly and, based on 
current law and information, the Responsible Entity 
expects these distributions to be approximately 50% 
tax deferred in FY2022 (see Section 6).

NOTE: These forecasts are based upon a number 
of best estimate assumptions and current market 
conditions as at the date of this PDS and are not 
promised nor guaranteed. They are also subject to 
risks. Please see section 6 for more information and 
please read section 7 in relation to risks.
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The Trust management team comprises Auslink Investment Management  
as the Responsible Entity and Castlerock as the Manager.

With many years’ combined funds management and property industry experience, the 
management team is committed to pursuing an investment strategy that is focused on 
government-tenanted assets, with the aim to generate a stable income stream.

4.1 AUSLINK INVESTMENT MANAGEMENT –  
THE RESPONSIBLE ENTITY
The Responsible Entity is responsible for the management of the Trust and must perform its role in 
accordance with its duties under the Constitution.

The Responsible Entity’s Board of Directors brings together a wealth of experience in finance, management, 
corporate governance, property development, legal practice and general business. Our Board comprises 
leaders who have held key positions within public office and private sector organisations. Many are also well-
respected senior members of their respective peak industry bodies.

The fees payable to the Responsible Entity are summarised in Section 8.

4
MANAGEMENT

Latrobe GovHub
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DIRECTORS

CARL ROOKE
INDEPENDENT CHAIRMAN OF THE BOARD OF DIRECTORS

Carl is a former National Chairman of Horwath Australia and currently acts as a consultant 
to BDO Chartered Accountants. Carl commenced his career in Chartered Accounting in 
1970 and established his own firm in 1974. Carl is a Director on a number of large private 
company boards and is a Fellow of the Institute of Chartered Accountants and the Institute 
of Company Directors. Carl has a history of successful business practice with over 30 years 
experience in management, accounting and finance.

PETER RYAN
NON-EXECUTIVE DIRECTOR

Peter was a long-serving Member for Gippsland South, representing the electorate for 22 
years. During this time Peter served as Leader of the Victorian Nationals for 15 years, and 
from 2010 to 2014 was the Deputy Premier of Victoria. Peter has a deep knowledge of 
corporate and political governance based on 20 years in legal practice prior to a career in 
politics and is a highly skilled negotiator and trained and qualified mediator.

HANK BRONTS
EXECUTIVE DIRECTOR

Hank has been successfully providing property development and asset management 
services in the government sector space since 1990. During his career, Hank has delivered 
and managed more than 30 buildings, advising on equity and debt finance, project 
feasibility, site selection, planning, design, construction and asset management.

PEARSE MORGAN
EXECUTIVE DIRECTOR

Pearse has gained extensive experience in funds management, property development and 
investment, having been involved in raising funds for commercial office developments and 
investments, and ongoing finance and accounting roles since 1990.

Pearse is a Fellow of the Institute of Chartered Accountants,  
and a member of the Institute of Company Directors.

JASON BRONTS
EXECUTIVE DIRECTOR

Jason brings experience in funds management, property development and property 
finance having worked for Macquarie Bank in Sydney, KordaMentha in Melbourne, Legal 
& General Investment Management in London and more recently with Castlerock. Jason 
holds Bachelor’s degrees in Commerce and Engineering.

VINCE PELUSO
EXECUTIVE DIRECTOR

Vince has 46 years’ experience in the financial services sector and is a retired director 
of RGM Financial Group where he specialised in financial planning and compliance since 
2001. Prior to RGM Vince was employed by Westpac for 28 years in management positions 
within corporate and commercial finance.
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4 MANAGEMENT TEAM

4.2 CASTLEROCK – THE MANAGER

GOVERNMENT SECTOR SPECIALISTS
Castlerock has over $500 million of government-leased assets under management  
and has been a trusted investment manager for more than 18 years. To date, Castlerock 
has successfully secured and delivered 25 projects for the Commonwealth and State 
Governments and currently manages more than 30 buildings leased to a range of 
government departments in all corners of the country.

A full-service property organisation, Castlerock 
has the ability to optimise the performance of 
commercial buildings throughout the real estate 
lifecycle. Through proactive property management 
and strategic improvements such as regular 
upgrades, refurbishments and modernisation 
programs, Castlerock is able to maintain high 
levels of tenant satisfaction. This in turn achieves 
exceptional tenant retention rates; not one major 
government tenant is yet to exit a Castlerock- 
managed property.

Castlerock’s intimate understanding of government 
real estate strategy has also earned it a solid, 
well-deserved reputation. At both a State and 
Commonwealth level, Castlerock enjoys strong 
relationships that enable the team to work hand-in- 
hand with government stakeholders to meet their 
specific requirements, including: 

 ■ Achieving best practice sustainability targets, 
including industry rating systems such as NABERS 
and Green Star accreditations

 ■ Creating buildings and office spaces that respond 
to the unique needs of government tenants and 
the communities they serve

 ■ Delivering efficiencies and value-for-money 
through an end-to-end approach that 
encompasses every stage of the property 
lifecycle; planning, design, delivery, fitout and 
ongoing maintenance and facilities management.

Further, Castlerock’s government expertise and 
deep knowledge of the sector has put it in the 
privileged position of trusted advisor, which enables 
it to help government partners look ahead, plan 
strategically and future-proof development projects. 
This approach ultimately delivers fit-for-purpose 
buildings and industry-leading office spaces tailored 
to the long-term needs of government tenants.
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Castlerock manages the Trust on behalf of the 
Responsible Entity, and is engaged to develop each 
asset and manage the properties.

Castlerock provides the Trust with development 
proposals and lease agreements with 
Commonwealth and State Governments. If the 
Responsible Entity believes a development proposal 
and lease agreement are in the best interests 
of Investors, the Responsible Entity will engage 
Castlerock under a Development Management 
Agreement and under a Property Management 
Agreement to develop and subsequently manage 
the government-leased building on behalf of  
the Trust.

Fees payable to Castlerock by the Trust to develop 
and manage each building vary depending on the 
size and complexity of the development. The fees 
are based on commercial market rates and on 
arm’s length terms for development and property 
management. More information on the fees paid  
to Castlerock can be found in Section 8 Fees  
and Costs. 

Melton Office Building

Latrobe GovHub
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Townsville | QLD

An office building leased by the Queensland State Government  
with a remaining lease term of 7.3 years (September 2028 expiry).

Address 445 Flinders Street, Townsville QLD

Land area 4,062sqm

Building

12-storey office building comprising 
ground-floor lobby / retail, 3 levels 
of above-ground car parking and 9 
levels of office

Net Lettable Area 11,615sqm

Car Spaces 195 car spaces

Greenstar Target 5 stars

NABERS Target 5.5 stars

Indoor Air Quality 5.5 stars

Tenants

QLD Government – 10,009sqm (86%) 
QLD Government retail – 180sqm (2%) 
Café – 52sqm (<1%) 
Vacant Floor – 1,374sqm (12%)

Lease Expiry 
QLD Govt (86%)

September 2028 (7.3 yrs remaining)  
+ 5-year option

Rental Increases 
QLD Govt (86%)

4% and market review upon exercise 
of option

WALE 6.3 years (by area)

Valuation $97.0 million

A-grade quality and design 

445 Flinders Street offers A-grade 
quality office accommodation and is 
designed to ‘Importance Level 4’ so it 
can be operational immediately after 
earthquake, cyclone or disastrous 
event. The building was developed 
to the government’s exacting 
requirements in a competitive tender 
process. It comprises column-free 
floorplates, 100% standby power, 
water and sewerage, double-height 
lobby and end-of-trip tenant facilities.

Regional government 
headquarters

The property operates as the 
Queensland State Government 
regional headquarters, 
accommodating multiple 
departments. The ongoing 
commitment by the Queensland 
State Government to decentralisation 
in regional areas and expansion of 
its presence in Townsville should 
support further growth of the local 
government workforce and underpin 
occupancy of the asset.

As-new building benefits

Completed in 2013, the property 
provides valuable ‘as-new’ building 
benefits including minimal capital 
expenditure, lower operating 
costs due to modern services 
and technologies and significant 
depreciation benefits. The minimal 
requirement for future capital 
expenditure and a favourable, fixed 
annual increases of 4% will underpin 
the performance of the investment.

5
INVESTMENTS
5.1 INVESTMENTS | EXISTING
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A six-storey office building leased by the Queensland State Government  
for an initial term of 12 years (4.2 remaining). 

Location

Mackay is situated approximately 970 kilometres north of 
Brisbane and 390 kilometres south of Townsville. Mackay 
has a population of approximately 80,000 making it the 
21st largest city in Australia. The Mackay economy is 
predominantly driven by mining services and agriculture, 
particularly the sugarcane and beef industries.

Building

The building consists of 7,056 square metres of lettable 
area over six levels, and a separate three-storey carpark 
with 165 car spaces, representing a car parking ratio of 1 for 
every 43 square metres of lettable area. The building was 
developed in 2013 and features large, well-configured floor 
plates and excellent natural light with panoramic views 
over Mackay and the Pacific Ocean. The building achieved 
a 5-star Greenstar rating and is maintaining a NABERS 
rating of 5.5 stars. The whole building (except for a café)  
is leased to the Queensland State Government on a  
12-year lease. The property was purchased by the Trust in 
December 2018.

Mackay | QLD
Address 44 Nelson Street, Mackay QLD

Land Area 4,051 sqm

Building 6-storey office

Lettable Area 7,056sqm

Car Spaces 165 car spaces

NABERS Rating 5.5 stars

Tenant QLD State Government

Lease Commencement September 2013

Lease Term 12 years

Lease Options 5 + 3 years

Annual Rent Increases 4.0%

Market Rent Review On exercise of option

Valuation $53.5 million

2
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A four-storey office building leased by the Western Australian State Government  
for an initial term of 15 years (11.7 years remaining).

Location

Mirrabooka is a suburb of Perth located approximately 
12 kilometres north of the CBD. The suburb is very well 
serviced by public transport and is a 15-minute drive 
from the CBD and a 15-minute drive from the beach. The 
property is located on Milldale Way, within 400 metres of 
the Mirrabooka Bus Terminal and within 500 metres of the 
Mirrabooka Shopping Centre (Mirrabooka Square).

The property is located within the Mirrabooka Town Centre 
which has been designated an Activity Centre by the 
State Government and will be directly connected to the 
proposed Max Light Rail Network, which is planned to run 
along Milldale Way.

Building

The building was developed within the Trust and comprises 
6,496 square metres of office space over four levels with 
underground car parking for 95 cars. The West Australia 
Government has entered into a lease for 100% of the office 
space for an initial term of 15 years.

The building achieved a 5-star Greenstar rating and is 
targeting a NABERS rating of 4.5 stars. Construction of 
the building commenced in September 2016 and was 
completed in November 2017. 

The building is occupied by the Department of Child 
Protection and Family Support, the Department of Justice 
and the Department of Housing.

Mirrabooka | WA

Address 5 Milldale Way, Mirrabooka WA

Land Area 3,078sqm

Building 4-storey office

Net Lettable Area 6,496sqm

Car Spaces 95 car spaces

Greenstar Rating 5 stars

NABERS Target 4.5 stars

Tenant WA State Government

Lease Commencement March 2018

Lease Term 15 years

Lease Options 5 + 3 years

Rent Increases 3.25%

Market Rent Review Year 8 (100% collar and 110% cap)

Valuation $50.8 million
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Wollongong | NSW

An office building leased by the Commonwealth Government with  
a remaining lease term of 7.3 years (lease expiring September 2028).

Address 45 Kembla St, Wollongong

Land area 2,675sqm

Building 5-storey office building

Net Lettable Area 6,761sqm

Car Spaces 92 car spaces

Greenstar Target 5.0 stars

NABERS Target 5.5 stars

Tenants

Comm. Government (84%) 
Red Cross (Blood) (9%) 
ANZ (5%) 
Café (2%)

Lease Expiry 
Comm Govt

September 2028 (7.3 yrs 
remaining)  
+ 2 x 5-year options

Rental Increases 
Comm Govt

3.9% and market review every 5 
years

WALE 6.5 years (on area)

Valuation $57.4 million

Location 
Wollongong is located approximately 80km south of Sydney, 

on the narrow coastal strip between the Illawarra Escarpment 

and the Pacific Ocean. Wollongong has a population of 

approximately 210,000, making Wollongong the third largest 

city in New South Wales after Sydney and Newcastle, and the 

tenth largest city in Australia. Being just over an hour from 

Sydney’s airport and two and a half hours from Canberra, 

the city is well connected to two important Australian cities. 

Historically a manufacturing and mining region, Wollongong is 

transitioning to a more service based economy, underpinned 

by healthcare, education and information technology services. 

This change is supported by the recent and proposed 

investment being made into the University of Wollongong and 

its public and private hospitals. With these industries expected 

to underpin growth in the Australian economy over the next 5 

years, Wollongong is well placed to capitalise.

Building

45 Kembla Street is a 5-storey premium A-grade commercial 

office building completed in 2013 with 92 car spaces over two 

basement levels. The property features 6,761 sqm of NLA with 

large floor plates of approximately 1,470 sqm and a central 

core layout. The building has high Environmentally Sustainable 

Design (ESD) credentials including a Greenstar rating of 5 stars 

and a NABERS Rating of 5.5 stars. The property is fully leased to 

four tenants with 100% of the office accommodation occupied 

by the Australian Tax Office (ATO) and three retail tenants 

occupying the ground floor being ANZ Business Bank, The 

Australian Red Cross Blood Service as well as a popular cafe.

4
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A three-storey office building leased by the Victorian State Government  
for an initial term of 15 years (14.4 years remaining).

Location

Morwell is situated approximately 150 kilometres south-
east of Melbourne and has a population of approximately 
14,000. Morwell is central to the Latrobe Valley urban 
area which has a population of approximately 73,000 and 
as such has become home to many of the greater urban 
area’s civic institutions, administrative functions and 
infrastructure.

Building

Construction of the three-storey building commenced in 
September 2019 and was completed in October 2020. The 
building comprises approximately 3,970 square metres of 
lettable area and at-grade carparking for 114 car spaces. It 
provides large well-configured floor plates and is targeting 
a 5-star NABERS rating. The building will be leased by the 
Victorian State Government on a 15-year lease and will be 
designated by the State Government as a GovHub, one of 
three in Victoria. It features modern office spaces, shared 
meeting rooms, a community hub, business incubator 
zones, an exhibition space and a locally-run café. The 
facility will be one of the most energy efficient buildings in 
the Latrobe Valley, using the latest technology in modern 
workplace infrastructure.

Morwell | VIC

Address 65 Church Street, Morwell VIC

Land Area 5,940sqm

Proposed Building 3-storey office building

Net Lettable Area 3,970sqm

Car Spaces 114 car spaces

Tenant VIC State Government

Lease Commencement January 2021

Lease Term 15 years

Lease Options 5 + 5 years

Rental Increases 3.5% (and market review at end 
of term)

Valuation $31.2 million
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Launceston | TAS

Address 16-24 Charles Street, Launceston TAS

Building 2-storey office building

Net Lettable Area 4,635sqm

Car Spaces 134 car spaces

Greenstar Target 5 stars

NABERS Target 5 stars

Tenants TAS State Government (95%) 

Lease Expiry 
TAS Govt (95%)

May 2034 (12.9 years remaining)  
+ 2 x 5-year options

Rental Increases 
TAS Govt (95%)

Greater of CPI and 2%, and market 
review every 5 years

Valuation $29.0 million

 

A newly redeveloped heritage building leased by the Tasmanian State Government  
for an initial term of 15 years (12.9 years remaining).

Location

Launceston is located in the north of Tasmania, 
approximately 200 kilometres north of Hobart. Launceston 
is the second largest city in Tasmania with a population of 
approximately 85,000 people, making it the 20th largest 
city in Australia. Launceston is a major service centre for 
the north of Tasmania and the city is home to a campus 
of the University of Tasmania. Launceston has a diverse 
economy underpinned by health, education, tourism, 
professional services and retail.

Building

The redeveloped site – home to a former woolstore 
built in the 1830s – now comprises a new two-storey 
commercial office building with a retained heritage 
façade, a small revitalised three-storey heritage office 
building and a revitalised brick warehouse/retail space. 

The thoughtfully redeveloped property, known as the 
C.H. Smith Centre, was purchased by the Trust in July 
2019. In total the buildings comprise approximately 4,635 
square metres of lettable area, 95% of which is leased to 
the Tasmanian State Government on a 15-year lease, and 
5% is retail/office space. The property also includes a 
multistorey carpark with 134 car spaces.

Sale Contract 

A sale contract has been entered into to sell two non-
government tenanted buildings on the site for $4.2 
million. The sale contract is expected to settle in August 
2021. The property details shown above assume the sale 
is completed as per the sale contract.

6
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South Hedland | WA

A single-storey office building leased by the Western Australian State Government  
for an initial term of 15 years (9.8 years remaining).

Location

South Hedland is located approximately 15 kilometres 
south of Port Hedland, which is the highest tonnage port 
in Australia, shipping 370 million tonnes of material a year, 
and with plans to expand to 500 million tonnes. Located in 
the Pilbara Region of Western Australia, Port Hedland and 
South Hedland form a dynamic town of 20,200 people, 
over half of which are located in South Hedland.

In 2009 the Western Australian State Government 
launched the Pilbara Cities Initiative, committing $1.2 billion 
to transform the Pilbara by building modern, vibrant cities, 
including a plan to transform Port and South Hedland into 
a thriving regional city that will be home to 50,000 people 
by 2035. The growth plan has nominated South Hedland 
to accommodate approximately 75% of the increase in the 
population. South Hedland is considered the administrative 
centre of the area and currently houses most of the 
Commonwealth and State Government Offices.

The property is located in the South Hedland City Centre, 
adjoining the South Hedland Police Station and the South 
Hedland Justice Centre, and across the road from other 
State Government offices.

Building

The building comprises 1,124 square metres of office space 
and 35 car spaces and was designed to a 4-Star Greenstar 
standard and to achieve a 4.5-Star NABERS rating. 
Construction of the building was completed in December 
2016. The building is occupied by the Department of Child 
Protection and Family Support.

Address 22 Hamilton Road,  
South Hedland WA

Land Area 3,240sqm

Building Single-storey office

Net Lettable Area 1,124sqm

Car Spaces 35 car spaces

Tenant WA State Government

Lease Commencement April 2016

Lease Term 15 years

Lease Options 5 + 3 years

Rental Increases 4.0%

Market Rent Review Every 5 years

Valuation $7.7 million

5.1 INVESTMENTS | EXISTING
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A single-storey office building leased by the Country Fire Authority (CFA)  
for an initial term of 10 years (7.9 years remaining). 

Location

Kangaroo Flat is a suburb of the Greater City of Bendigo, 
located approximately 5 kilometres south-west of the 
Bendigo CBD. Bendigo is located approximately 150 
kilometres north-west of the Melbourne CBD and is the 
fourth most populous city in Victoria with a population 
of approximately 110,000. Bendigo is now a thriving and 
established regional city servicing some 200,000 people 
in the region and is also the largest finance centre in 
Victoria outside of Melbourne, being home to the  
Bendigo and Adelaide Bank. The property is located 
approximately 350 metres from the Kangaroo Flat retail 
shops and 1.5 kilometres from Lansell Square, a sub-
regional shopping centre.

Building

The building comprises 1,220 square metres of single-level 
office space with 50 at-grade car spaces and is targeting 
a 5-star NABERS rating. Construction of the building was 
completed in March 2019. The building is used by the CFA 
as a regional office and Incident Control Centre.

Kangaroo Flat | VIC

Address 1-3 Helm Street,  
Kangaroo Flat VIC

Land Area 3,562sqm

Building Single-storey office

Net Lettable Area 1,220sqm

Car Spaces 50 car spaces

Tenant CFA

Lease Commencement May 2019

Lease Term 10 years

Lease Options 2 x 5 years

Rental Increases 3.5% 

Market Rent Review On exercise of option

Valuation $6.5 million 8
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Warragul | VIC

A single-storey office building leased by the Victorian State Government  
for an initial term of 10 years (7.1 years remaining).

Location

Warragul is an important regional centre on the outer 
metropolitan edge of Melbourne, approximately 100 
kilometres southeast of the Melbourne CBD. Warragul 
has a population of approximately 15,000 and is the 
largest town in the Baw Baw Shire which has a population 
of approximately 50,000. The Baw Baw Shire is one of 
Victoria’s fastest growing municipalities and is home to 
some of Victoria’s richest agricultural land. Warragul has 
a well-established and growing residential population 
which is complimented by its expanding commercial and 
retail centre. With freeway and rail access into the centre 
of Melbourne, Warragul has grown in popularity in recent 
years fuelled by residents in Melbourne seeking a more 
affordable place to live. The property is located on Queen 
Street in a mixed-use commercial area and within a short 
walk to the centre of town.

Building

The building comprises 610 square metres of single-level 
office space with 10 basement car spaces and 17 at-grade 
car spaces. The building is targeting a 5-star NABERS rating. 
Construction of the building was completed in July 2018. The 
building is occupied by the Victorian Department of Justice.

Address 12 Queen Street,  
Warragul VIC

Land Area 1,764sqm

Building Single-storey office

Net Lettable Area 610sqm

Car Spaces 17 car spaces

Tenant VIC State Government

Lease Commencement August 2018

Lease Term 10 years

Lease Options 2 x 5 years

Rental Increases 3.25%

Market Rent Review On exercise of option

Valuation $4.65 million

5.1 INVESTMENTS | EXISTING
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10
A single-storey building leased by the Victorian State Government  
for an initial term of 10 years (7.4 years remaining).

Location

Melton is a suburb of Melbourne located approximately 
35km west of the Melbourne CBD with a population of 
approximately 60,000. Melton is the administrative centre 
for the City of Melton which has seen significant population 
growth over the past 10 years, growing from approximately 
80,000 to 140,000 today. This has in part been fuelled 
by affordability and ease of access via both the Western 
Freeway and the Melton Highway to the Melbourne CBD. 
The Melbourne CBD can also be accessed via train. The 
property is located approximately 700 metres from the 
main retail precinct on High Street and approximately 2km 
from the train station.

Building

The building comprises single-level office space with 
23 at-grade car spaces. The building is targeting a 
5-star NABERS rating. Construction of the building was 
completed in December 2018. The building is occupied by 
the Victorian Department of Justice.

Melton | VIC

Address 2A Barries Road, Melton VIC

Land Area 2,032sqm

Building Single-storey office

Net Lettable Area 810sqm

Car Spaces 23 car spaces

NABERS Target 5 stars

Tenant VIC State Government

Lease Commencement December 2018

Lease Term 10 years

Lease Options 2 x 5 years

Rental Increases 3.25%

Market Rent Review On exercise of option 

Valuation $4.5 million
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11
An office building leased by the Queensland Government with a remaining lease term of 
7.3 years (lease expiring September 2028).

Location

Ipswich, a suburb of Brisbane, is the fastest growing city 
in Queensland located approximatively 40km south-
west of the Brisbane CBD,  The population of Ipswich is 
approximatively 231,000 with the population expected to 
nearly double by 2041 to approximately 550,000.  Ipswich 
is Queensland's oldest provisional city and has become 
an economic hub for the immediate region to the west of 
Brisbane. The Brisbane CBD can be accessed via train or 
bus which is in close proximity, approximately 100 meters 
to or from the Building.

Acquisition

The Trust has entered into a conditional contract to 
purchase the Ipswich Property for $145.2m with settlement 

to occur in October 2021.

Building

The building is a modern commercial office consisting 
of a lower ground floor and ground floor retail and cafe 
accommodation as well as office accommodation across 
the balance of the ground level, a mezzanine level, and nine 
upper levels. Additionally there are three basement levels 
that provide secure parking for 204 cars.  The construction 
of the building was completed in September 2013.  The 
building's major tenant is the Queensland Government’s 
Department of Public Works (90% of Net Lettable Area).  
The building is targeting a 5.5 star NABERS rating.

Ipswich | QLD

Address 117 Brisbane Street, Ipswich QLD

Land Area 3,169sqm

Building Ten storey office

Net Lettable Area 17,866sqm

Car Spaces 204 car spaces

NABERS Target 5.5 stars

Tenant

State of QLD (90%) 
NDIS (5.3%) 
IPN Medical Centres (2.2%) 
ASH Pty Ltd (1%) 
Other (1.5%)

Lease Commencement 
QLD Govt October 2013

Lease Term 
QLD Govt 15 years

Rental Increases  
QLD Govt 3.75%

Market Rent Review 
Qld Govt On exercise of option 

WALE 6.7 years (on area)

Valuation $145.2m

5.2 INVESTMENTS | NEW
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Ipswich office building
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IPSWICH  
TRAIN STATION

SUBJECT 
SITE

IPSWICH 
HOSPITAL
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Ipswich office building precinct

LEGAL 
PRECINCT

IPSWICH  
CITY MALL

TULMER PL  
CIVIC PRECINCT

RAAF BASE COUNCIL HQ 
(Opening June 2021)

37

5  |  INVESTMENTS



6
FINANCIALS

6.1 FINANCIAL INFORMATION
FORECAST RETURNS

Set out below are the forecast pre-tax returns for the 2022 financial year (annualised) based on the target 
capital raising of $90 million and a minimum capital raising of $50 million, assuming completion of the 
Ipswich Property occurs on or around 21 October 2021. The forecasts should be read in conjunction with  
the Notes, as well as the information about risks contained in Section 7.

Year Ended 30 June 20221 30 June 20222

Revenue

Rental Income3 $35,368,992 $35,368,992

Fair value gain on investment properties4 ($12,851,200) ($12,851,200)

Total Revenue $22,517,792 $22,517,792

Expenses

Property Expenses5 $5,495,129 $5,495,129

Borrowing Costs6 $6,221,882 $6,477,334

Trust Fees & Administration7 $3,606,943 $3,606,943

Total Expenses $15,323,954 $15,579,406

Net Income $7,193,838 $6,938,386

Add: back Property Revaluation $12,851,200 $12,851,200

Distributable Funds $20,045,038 $19,789,586

Proposed Distributions to Investors ($) $19,594,124 $17,273,829

Proposed Distributions to Investors (Cents/Unit) 9.8 cents 9.8 cents

Unit Price (under this Offer) $1.36 $1.36

Forecast Distribution Yield (annualized) 7.2% 7.2%

Forecast Tax Deferred 50% 50%
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Notes

1. Forecast Returns based on a total capital raise of $90 million

2. Forecast Returns based on a total capital raise of $50 million

3. The forecast rental income is based on leases currently in place on all the properties in the portfolio, and assumes no 

tenant defaults. For net leases, the forecast rental income includes an estimate of the recoverable outgoings based 

on the building’s history, maintenance contracts in place, and our estimate of repair costs. The Forecast rental income 

excludes straight lining of rent.

4. The forecast property revaluation amount is an estimate of the acquisition costs (i.e. stamp duty, legals, trustee fees, 

etc) for the Ipswich Property.

5. The forecast property expenses are a total estimate of the property outgoings for all of the properties in the portfolio 

based on the buildings history, maintenance contracts in place, and our estimate of repair costs.

6. The forecast borrowing costs are calculated based on an interest only loan with $120m of the debt facility fixed at an 

average interest rate of 3.2% and the remaining loan facility on a variable interest rate of 2.0%.

7. The forecast Trust Fees & Admin costs are based on a management fee of 0.85% p.a. on the Ipswich Property and 

management fee of 0.615% on the current portfolio of 10 properties. The admin costs have been assumed at 0.15% p.a.

8. The forecast tax deferred percentages are based on depreciation reports for the current portfolio and a forecast 

depreciation report for Ipswich.

FORECAST PRO-FORMA BALANCE SHEET   

Set out below is the forecast pro-forma Balance Sheet assuming the Trust settles on the Ipswich Property 
on 21 October 2021.  The forecasts should be read in conjunction with the Notes, as well as the information 
about risks contained in Section 7.

Date 21 OCT 20211                       21 OCT 20212

Assets
Current Assets3 $4,508,149 $4,508,149

Property Assets4 $487,450,000 $487,450,000

Total Assets $491,958,149 $491,958,149

Liabilities
Current Liabilities3 $7,798,164 $7,798,164

Borrowings5 $219,134,610 $259,134,610

Financial Derivatives6 $1,486,543 $1,486,543

Total Liabilities $228,419,317 $268,419,317

Net Assets $263,538,832 $223,538,832

Units on Issue 212,125,544  182,713,779

Net Tangible Assets / Unit $1.24 $1.22

Debt to assets ratio 45% 53%

Notes

1. Forecast Balance Sheet based on a total capital raise of $90 million

2. Forecast Balance Sheet based on a total capital raise of $50 million

3. The forecast current assets and current liabilities are based on the amounts as at 31 March 2021 with forecast 

adjustments to 21 October 2021

4. The forecast Property Assets are based on independent valuations completed within the last 12 months.

5. The forecast Borrowings are net of the costs of establishing the loan facility

6. The forecast Financial Derivatives are based on the fair value of the derivative instruments in place as at 1 June 2021
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Sources of Funds

Equity Subscribed $90,000,000 $50,000,000

Bank Loan $70,000,000 $110,000,000

Total $160,000,000 $160,000,000

Application of Funds

Ipswich Property Purchase Price $145,200,000 $145,200,000

Ipswich Property Acquisition Costs1 $8,937,725 $8,937,725

Property Acquisition Fee – Responsible Entity2 $3,884,100 $3,884,100

Loan Establishment Costs3 $340,000 $340,000

Cash $1,638,175 $1,638,175

Total $160,000,000 $160,000,000

1. Includes property stamp duty, legal and other professional fees and due diligence costs relating to the purchase of the 

Ipswich Property

2. Responsible Entity will charge a Property Acquisition Fee of 2.675% of the value of the Ipswich Property

3. Includes loan establishment costs, valuation fees, legal and other professional costs relating to the arrangement of the 

bank loan

6.2 SOURCE & APPLICATION OF FUNDS
Set out below is the forecast source and application of funds based on a capital raising of $90 million and  
a minimum capital raising of $50 million
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Mirrabooka office building

41

6  |  FINANCIALS



Unit-holder returns

DISTRIBUTIONS (CENTS PER UNIT)
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60% 50%

$1.36

9.8

FY2022

6.3 TRUST PERFORMANCE
This section provides a summary of the returns provided to Investors over the first 7 
years (distributions and increase in Unit price). However, it is important to note that past 
performance is not a reliable indicator of future performance.

Auslink Property Trust No. 2 has delivered a strong 
annualised return of 12.5% per annum since launch.

Our government-centric investment strategy, 
underpinned by deep property knowledge, has a 
proven track record of generating stable returns.

The quality of our properties, strong and 
experienced management team and consistent 
investor returns have been acknowledged by our 
peers in the industry. Auslink Property Trust No. 2 
was recently named Unlisted Property Fund of the 
Year (2019) by Core Property Research.

The tax deferred percentages for FY21 and FY22 are forecasts.

Ipswich office building
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7
RISK OVERVIEW

An investment in the Trust is subject to risks. Set out below are a number of key risk 
factors that are associated with an investment in the Trust and how the Responsible Entity 
aims to mitigate and manage those risks.

Planning Risk

Planning approvals for developments may be 
delayed or denied thereby slowing or preventing 
developments. Further, they may not be granted  
in the form anticipated.

Risk Management: The Responsible Entity 
ensures that before a property is purchased for 
development, the development has planning 
approval, or the Responsible Entity has gained 
sufficient comfort from the appropriate Council  
that a permit is likely to be obtainable.

Contamination Risk

The value of a property could be adversely affected 
by the discovery of environmental contamination  
or incorrect assessment of costs associated with  
a contamination.

Risk Management: The Responsible Entity will 
make enquiries as to the environmental condition 
of each property prior to its acquisition and ensure 
detailed costings are prepared in the event any 
environmental contamination may be present.

Development Cost Risk

An incorrect development cost estimate, an 
unexpected development cost increase or the 
insolvency of a sub-contractor or parties related 
to the development, all may increase development 
costs. In this event it may be that additional finance 
needs to be sourced, with a resultant decrease in 
returns to Investors.

Risk Management: The total construction cost 
allowance included in the development feasibility 
for a property will be estimated by Castlerock and 
generally reviewed by a quantity surveyor approved 
by the bank funding the development. Castlerock 
has extensive experience in the development 
of government-leased assets all over Australia 
(see Section 4.2) and a history of delivering 
developments within budget. Castlerock will seek 
to minimise the risk of cost overruns by selection 
of suitable sub-contractors and the inclusion of 
liquidated damages clauses where applicable.

Development Duration Risk

Completion of a development may be delayed due to 
unforeseen circumstances or delays in construction, 
which may result in increased costs, lower returns 
on an investment (e.g. delays may occur in receiving 
rent), the need for additional finance, penalties for 
the delay in the availability of the property and/
or the government seeking to withdraw from the 
commitment to lease and the building being left 
unoccupied.

Risk Management: The time allowance included  
in the development feasibility for a property will be 
estimated by Castlerock and generally reviewed by a 
quantity surveyor approved by the bank funding the 
development. Castlerock has extensive experience 
in the development of government leased assets all 
over Australia and a history of delivering projects 
on time. Castlerock will seek to minimise the risk of 
time overruns by selecting suitable sub-contractors 
and including liquidated damages clauses where 
applicable. Where overrun proves to be unavoidable, 
close relations with government agencies and 
good communication on the status of the building 
project will be employed, with the aim of avoiding 
any termination of the lease and providing the 
government with access to the building as soon  
as possible.
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Vacancy Risk

Returns from the Trust are largely dependent upon 
the tenant/s paying rent and the tenancies being 
long term. There is always the risk that the tenant 
may default on payment or not renew the lease on 
completion of the initial term or option periods. 
There is also a risk that the government may seek to 
withdraw from the commitment to lease the building 
on completion and leave the building unoccupied.

Risk Management: To maintain the government 
department as a tenant for the long term, all new 
buildings will be purpose built, highly specified 
and specifically located to meet the needs of 
the government tenants. The buildings will also 
be proactively managed and maintained and 
periodically upgraded to meet the requirements 
of the government departments. The Responsible 
Entity considers Castlerock’s experience and 
expertise in this area to increase the chance of lease 
extensions. To minimise the risk of the government 
seeking to withdraw from the lease, the Responsible 
Entity and Castlerock will do all things reasonably 
possible to ensure that all terms of the agreement 
to lease are adhered to and maintain close relations 
with the government department to keep them  
fully informed.

Market Rent Review Risk

Rental levels for government departments are 
generally above commercial office rental rates 
in the surrounding area due to the high building 
specifications required by government departments. 
Market rent reviews can be undertaken during the 
lease term and upon the expiry of the initial lease term 
and each option period and may result in lower rentals.

Risk Management: The Responsible Entity will make 
use of Castlerock’s market rent review procedure 
for government-leased assets that compares the 
rental to rents for similar government leased assets 
in the cities, towns and regional areas of Australia, as 
opposed to the buildings in the surrounding area.

Valuation Risk

The carrying value and eventual sale price of 
the assets in the Trust may be influenced by 
capitalisation rates considered appropriate by 
valuers, changes in property market conditions and 
investors’ views on property. Values of properties 
can also be negatively impacted by global and local 
economic conditions and downturns.

Risk Management: The Responsible Entity  
considers that the quality of the asset, the quality 
of the tenant, the lease term and the structure of 
the fixed rental increases will help cushion the Trust 
against any potential falls in property values as a 
result of changes in property market conditions.

Gearing, Refinancing and Interest Rate Risk

Using debt to finance Trust property enhances the 
potential for reductions in distributions and capital 
losses in the event that the Trust property falls in 
value, Trust income reduces, or debt servicing costs 
increase. The use of gearing involves arranging debt 
facilities with debt providers and these facilities have 
a fixed term to expiry, which can be brought forward 
in the event that the Responsible Entity breaches 
any covenant in the terms of the debt facility. If the 
financier enforces its security over the property or 
the Trust is unable to obtain finance on expiry of a 
debt facility, the Trust could be required to repay 
the proceeds under the facility. This could result in 
an early sale of a property, additional equity being 
sought, or distributions being reduced to repay 
borrowings, all of which could result in lower  
returns to investors.

A rise in interest rates or bank margins can result  
in increased costs for the Trust, which may have  
an impact on returns to investors.

There is also no guarantee that the Responsible Entity 
will be able to secure the increase in the loan facility 
required for the acquisition of the Ipswich Property.

RISK OVERVIEW
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Risk Management: The policy of the Trust is  
to maintain gearing below 50% of the total value of 
the Trust’s Assets. The Responsible Entity will aim to 
ensure debt facilities and interest rates are managed 
appropriately. This will include a combination of fixed 
and floating interest rates and short- and  
long-term debt facilities. For each new building,  
the Responsible Entity will generally seek to enter into 
a long-term debt facility and fix the interest  
rate for a period of time if appropriate.

New Projects and Insufficient Subscriptions

The Trust may not always have access to new 
developments and acquisitions and may not receive 
sufficient subscriptions to allow it to implement its 
strategy of ongoing acquisition and development of 
properties for the purposes set out in this PDS.

Risk Management: The Responsible Entity will rely 
on Castlerock to provide the Trust with new projects. 
Castlerock has a wealth of experience and success 
in securing contracts with government departments. 
The Responsible Entity will make all efforts to 
continue to raise funds to allow for ongoing 
expansion of the property portfolio of the Trust. 
However, it should be noted that the Responsible 
Entity can in its discretion cease acquiring new 
properties for the Trust.

Liquidity

Direct property assets are by their nature  
illiquid investments. There is no guarantee the 
Responsible Entity will be able to provide the 
Limited Withdrawal Offers each year or the Periodic 
Exit Opportunities, although the Responsible Entity 
will endeavour to do so. Investors should not assume 
they will be able to withdraw their investment from 
the Trust at any particular time. The Responsible 
Entity has the discretion to decide not to make any 
withdrawal offer if it considers making a withdrawal 
offer is not in the best interest of Investors at the 
time (for example, due to market conditions at the 
time). 

Risk Management: The Responsible Entity aims 
to manage the Trust and its financial resources so 
that the annual Limited Withdrawal Offers and the 
Periodic Exit Opportunities are able to be provided. 
The Responsible Entity may use a number of means 
in order to be able to fund a withdrawal offer, such 
as for example increasing the Trust's borrowings or 
raising additional equity.

Capital Expenditure Risk

A building could be damaged as a result of fire, 
flood earthquake, cyclone or malicious damage 
which could lead to significant capital expenditure 
costs and possible litigation. Unforeseen capital 
expenditure may also arise on any of the properties.

Risk Management: The Responsible Entity insures 
the properties against normal insurable risks. For 
new acquisitions due diligence is carried out by the 
Manager, including checks to ensure the cladding 
used on the building is deemed safe.

Economic and Market Risk

The overall performance of the Trust may be 
impacted by changing economic or property 
market conditions or changes in governmental 
policy. Examples include movements in interest 
rates, exchange rates, securities markets, inflation, 
consumer spending, employment, the impact of a 
pandemic such as COVID-19 and the performance of 
individual, local, state, national  
and international economies.

Risk Management: The Responsible Entity does  
not believe the Trust will be affected by economic  
or market risk to a greater extent than other property 
trusts; and the Responsible Entity considers that the 
Trust’s base of government tenants and purpose- 
built facilities helps minimise these risks and helps  
to provide relatively stable cash flow.
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Manager Risk

Investing in the Trust means that an Investor is 
delegating control over investment decisions to 
the Responsible Entity and any external service 
providers including Castlerock.

Risk Management: The Trust assets will be managed 
by the Responsible Entity and Castlerock, whose key 
personnel have considerable experience in the area 
of property trusts and investment, as outlined  
in Section 4.

Related Party Risks

The Trust may be affected by certain inherent 
conflicts of interests. There are a number of related 
party transactions described in this PDS in relation 
to the Trust, including the fees payable by the 
Responsible Entity to other entities within Castlerock 
Group under the Property Management Agreements. 
The Responsible Entity maintains and complies with a 
written policy on related party transactions, including 
the assessment and approval process for such 
transactions and arrangements to manage conflicts 
of interest.

You should consider the risks before investing 
and discuss the risks with your own professional 
investment adviser.

Ipswich office building
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8
FEES & COSTS

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 investment 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.
moneysmart.gov.au has a managed funds fee 
calculator to help you check  
out different fee options.

Latrobe GovHub
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8.1 FEES & OTHER COSTS
This section details fees and other costs that you may be charged. These fees and costs 
may be deducted from your money, the returns on your investment or from the Trust’s 
assets as a whole. You should read all the information about fees and costs because it 
is important to understand their impact on your investment. All fees listed below are 
inclusive of GST (less the impact of any RITCs). Information about tax is set out in  
section 9.

FEE AMOUNT HOW AND WHEN PAID

FEES WHEN YOUR MONEY MOVES IN OR OUT OF THE TRUST

Establishment Fee
The fee to open your investment

Nil Not applicable

Contribution Fee
The 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

Exit Fee:
The fee to close your investment

Nil Not applicable
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FEE AMOUNT HOW AND WHEN PAID

MANAGEMENT COSTS1

THE FEES AND COSTS FOR MANAGING YOUR INVESTMENT

Management fee of 0.85% per  
annum of the Fund's Gross Asset 
Value

Payable from the Trust to the 
Responsible Entity within 21 days 
of the end of each calendar 
month.

Administration costs estimated to 
be 0.2% of the Fund's Gross Asset 
Value2.

Payable from the Trust as and 
when incurred.

Development Fee/Acquisition 
Fee of 2.675% of the completed 
value of each real  property asset 
developed or acquired by the 
Trust.

50% payable from the Trust to 
the Responsible Entity on land 
acquisition and remaining 50% 
on completion of the building. 
For acquisitions of completed 
buildings, the entire fee is payable 
upon settlement.

Disposal fee of 1.0% of the sale 
price of each real property asset.

Payable from the Trust to the 
Responsible Entity on settlement 
of the sale of a Trust property.

Performance fee equal to 20% of 
the amount by which the internal 
rate of return (IRR) of the Trust 
exceeds 11% p.a. over the period 
February 2014 to February 2026, 
and every 10 years thereafter, 
and if the Responsible Entity is 
removed or retires.

Payable from the Trust to the 
Responsible Entity within 90 
days of the end of the calculation 
period, or upon retirement/
removal of the Responsible Entity.

Management handover fee equal 
to 2.5% of the value of the Assets.

Payable from the Trust to the 
Responsible Entity on the 
retirement or removal of the 
Responsible Entity.

8 FEES AND COSTS

1 The fees and costs in the table above are the current fees and costs that came into effect on 10 June 2021. 

2 The estimated administration costs is an estimate only. The actual administration costs can be higher or lower than  
 the estimate. It does not include transactional costs (i.e. stamp duty, legals etc) and operational costs (ie outgoings)  
 described in section 8.3.
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8.2  EXAMPLE OF  
ANNUAL FEES & COSTS
This table is required by ASIC and 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 AMOUNT BALANCE OF $50,000 WITH A CONTRIBUTION  
OF $10,000 DURING THE YEAR 

Contribution fee Nil You will not be charged a contribution fee.

Management costs 2.85%1 And for every $100,000 you have invested  
in the Trust, you will be charged $2,854 each year.

Equals Cost of Trust If you had an investment of $100,000 at the 
beginning of the year and you put in an additional 
$50,000 during the year, then you would be charged 
fees between $2,854 and $4,282 for that year.

1. This is the indirect cost ratio (ICR). The ICR is a measure of the total annual management costs charged  
against the net assets of the Trust. Assuming the amount of $90 million is raised and a 45% gearing ratio, 
the ICR is estimated to be 2.85% for the financial year ended 30 June 2022. The ICR of 2.85% comprises the 
management fee, the acquisition fee for Ipswich and estimated expense recoveries. 
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8.3 ADDITIONAL EXPLANATION  
OF FEES & COSTS
Management Fee

These are the fees paid to manage and oversee 
the Trust’s operations. The Management Fee is 
calculated and accrued daily and payable from the 
Trust to the Responsible Entity within 21 days of the 
end of each calendar month.

Acquisition or Development Fee

The fee is 2.675% of the completed value of 
each asset developed or acquired by the Trust. 
For developments the fee is payable 50% on the 
acquisition of the land and 50% on completion of 
the development. For acquisition of completed 
buildings, the fee is payable on settlement. For 
example, if a completed property is acquired for 
$10,000,000, then the fee will be $267,500.

Administration Costs

The Trust will incur administration costs (refer to 
examples listed below) in relation to the proper 
performance of the Responsible Entity’s duties in 
respect of the Trust which may be paid directly by 
the Trust and/or by the Responsible Entity and then 
reimbursed.

These costs will be payable when incurred. Expenses 
that may be paid by the Responsible Entity and then 
reimbursed include but are not limited to:

 ■ fees and expenses of the auditors;

 ■ fees and expenses of any approved valuer or other 
expert employed by the Trust;

 ■ costs of convening and holding any meeting of 
Investors;

 ■ expenses incurred in connection with the keeping 
and maintaining of accounting and financial 
records and registers;

 ■ costs, charges and expenses and disbursements 
paid or payable to the Custodian;

 ■ the fees and expenses of the compliance 
committee of the Trust; and

 ■ fees and expenses in connection with any audit  
of the compliance plan.

Disposal fee

This fee is payable on completion of the sale of a 
property. The fee is 1% of the gross sale price of 
a property. For example, if a property is sold for 
$10,000,000 then the fee will be $100,000.

Performance fee

This is the fee paid to the Responsible Entity as 
an incentive to maximise the value of the Fund’s 
investment portfolio. 

The Responsible Entity will be entitled to a 
performance fee of 20% of the amount by which the 
internal rate of return (IRR) of the Trust exceeds 11% 
p.a. over the period February 2014 to February 2026 
and every 10 years thereafter, and if the Responsible 
Entity is removed or retires.

Example of calculation of performance fee

This example is provided for information purposes 
only to illustrate the calculation of the performance 
fee. Actual results may vary significantly from those 
in the example. 

The benchmark 
performance for the  
period

11%

The opening Unit price $1.28

The closing Unit price $1.36

Total distributions  
(cents per Unit) 

$0.095

Number of Units on issue  
at the end of the period

50,000,000

8 FEES AND COSTS
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The Trust performance for the period is calculated as:

Formula (expressed as a %) 

Performance  
=

(closing Unit Price – opening 
Unit Price + distributions)

opening Unit Price

Example

Performance  
=

($1.36 – $1.28 + $0.095)

$1.28

= 13.7%

 
The Fund's out performance and performance fee is 
calculated as:

Formula 

Performance  
Fee =

((Trust performance – 
Benchmark performance) 
x Number of units on issue 
at the end of the period) x 
Closing Unit Price x 20%

Example 

Performance 
=

 ((13.7% - 11%) x 50,000,000)  
x $1.36 x 20%

$367,200

Fees payable to Castlerock

Castlerock is paid fees to deliver new developments 
to the Trust. The fees vary for each development due 
to size and location, however are generally within the 
following parameters:

Success Fee: 3-4% of development cost  
Planning Fee: 1-1.5% of development cost  
Design Fee: 9-12% of construction cost  
Development Management: 6-12% of construction cost

Castlerock also is paid property and facility 
management fees out of the Trust’s assets and which 
is usually recoverable from the property’s tenancies.

Transactional and operational costs

Transactional and operational costs are costs 
incurred by the Trust for buying and selling 
properties and for owning the Trust’s assets.

These costs include stamp duty, legal and tax advice, 
property settlement costs, property management 
fees, rates, land tax, other statutory outgoings, 
maintenance expenses and other general outgoings. 
The total transactional and operational costs for the 
financial year ended 30 June 2022 are estimated 
to be 4.8% of the Trust’s net assets ($4,800 for a 
$100,000 investment in the Trust).

Waiver and deferral

The Responsible Entity or Manager may, in their 
discretion, accept payment of lower fees and 
expenses than they 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.

Differential fees

The Responsible Entity may negotiate with 
‘wholesale clients’ (as defined in the Corporations 
Act), where permitted under the Corporations Act 
or relief granted by ASIC, in relation to rebates on 
fees or lower fees. In the event rebates or lower 
fees are offered, they will be paid or borne by the 
Responsible Entity or Manager and therefore will not 
affect the fees paid by, or any distributions to, other 
Investors.

Goods and services tax

All fees set out in this section are inclusive of the net 
effect of Goods and Services Tax (GST).
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9
TAXATION INFORMATION

This section contains some general information about tax. However, Applicants should 
obtain their own advice in relation to the potential impact of tax upon them, taking into 
account their own circumstances.

9.1 TAXATION OF THE 
TRUST
Investors are liable to pay income tax on their share 
of the Trust’s taxable income for each year ending 30 
June, at the tax rates applicable to the relevant Investor.

Tax losses

Where a revenue loss or net capital loss is incurred by 
the Trust, the loss cannot be passed on to Investors for 
tax purposes. Instead, revenue tax losses will, provided 
the relevant trust loss rules are satisfied, be carried 
forward in the Trust and offset against assessable 
income derived by the Trust in future income years. Net 
capital losses will be carried forward in the Trust and 
offset against future capital gains (there are currently no 
restrictions on carrying forward capital losses incurred 
by a trust). The relevant trust loss rules for carrying 
forward revenue losses include a continuity of more 
than 50% of the ownership interests in the Trust.

Capital gains tax

The CGT discount rules operate such that where the 
Trust derives a capital gain in respect of an asset held 
for at least 12 months, it should be entitled to a 50% 
discount in the calculation of the taxable capital gain. 
Whether an Investor can obtain the benefit of this will 
depend on their tax profile (see below). There is a risk 
that a capital gain (or loss) may be realised by the Trust 
if an existing Property is sold.

Attribution managed investment trust  
(AMIT) rules

The Trust has elected into the AMIT (Attribution 
Managed Investment Trust) regime. As a result, 
Investors will be provided with an Attribution Managed 
Investment Trust member’s annual statement (AMMA 
Statement) which sets out the details of the taxable 
income attributed to them for the relevant year. It is 
recommended that each Investor obtain personal 
taxation and financial advice prior to making any 
investment.

9.2 TAXATION OF 
AUSTRALIAN TAX 
RESIDENT INVESTORS
Taxation of distributions

Investors will be liable to pay income tax on their 
share of the Trust’s taxable income (such share being 
allocated in proportion to each Investor’s entitlement 
to distributions from the Trust) for each income year, 
at the tax rates applicable to the relevant Investor. 

The portion of the Trust’s taxable income will be 
advised by the Responsible Entity on an annual basis 
and should be included in an Investor’s assessable 
income in the income year to which the amount 
relates (i.e. the year in which the Trust derives the 
income, not when it is physically received by the 
Investor). Distributions by the Trust generally retain 
their source and character. 

Tax-deferred amounts

To assist Investors, the Responsible Entity will 
provide an annual distribution statement, which 
will include a summary on how the distributions 
for the year should be treated for taxation 
purposes. A portion of income may be referred to 
in the statement as ‘Tax deferred'. Tax deferred 
distributions effectively represent the excess of the 
income distributed by the Trust over the taxable 
component of those distributions. This results from 
the availability of tax deductions for depreciation 
of buildings fixtures and fittings, capital works, 
borrowing costs and Trust costs. 

Tax deferred amounts received by Investors will 
result in a reduction in the cost base of the Units 
held by the Investor for tax purposes. If the cost 
base of the Investors Units is reduced, at the time 
of redemption or sale of the Units then the capital 
gain will be assessed on the difference between the 
reduced cost base and the selling price. 
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CGT concession components

The CGT concession component of a distribution 
represents the component of a capital gain derived 
by the Trust which is not taxable by virtue of the 
CGT discount rules.  Subject to the comments below 
regarding net capital gains, the CGT concession 
component is not assessable when received by 
Investors. The CGT concession component of a Trust 
distribution will not result in a cost base or reduced 
cost base adjustment under the AMIT legislation. 
This is because the Investor is required to double the 
amount of any discounted capital gain attributed to 
that Investor.

Net capital gains

A realised capital gain distributed by the Trust 
should be included with an Investor’s other capital 
gains and losses (i.e. in the calculation of their 
net capital gain or loss). Where the attributed 
capital gain includes a discounted capital gain 
component, the Investor is required to ‘gross up’ 
that amount by the discount applied by the Trust 
(i.e. 50%). The gross capital gain (i.e. the whole 
amount of the gain prior to discounting) is then 
included in the calculation of the Investor’s net 
capital gain or loss. The Investor may be entitled 
to a CGT discount if they are an individual, a trust 
or a complying superannuation entity (50% in the 
case of an individual or trust and 33% in the case of 
a complying superannuation entity). Companies do 
not receive a discount on capital gains.

Redemption or sale of Units

Upon the redemption or sale of Units, Investors 
who dispose of their Units must include any realized 
capital gain or loss on disposal of the Units in the 
calculation of their capital gain or loss for the income 
year in which the redemption or sale occurred. A net 
capital gain will be included in assessable income. 
A net capital loss may be carried forward until the 
Investor has realised capital gains against which 
the net capital loss can be offset. A net capital 
loss cannot be deducted against other assessable 
income for the income year.

If the proceeds of redemption or sale comprise both 
a final distribution of the Trust’s taxable income and a 
payment for redemption or sale, only the component 
relating to the payment for redemption or sale will 
be relevant in determining whether an Investor has 
made a capital gain or a capital loss. An Investor’s net 
capital gain or loss is calculated as follows:

 ■ the Investor should make a capital gain to 
the extent that the capital proceeds from the 
redemption or sale of the Units exceed the cost 
base;

 ■ the Investor should make a capital loss to the 
extent that the reduced cost base of the Units 
exceeds the capital proceeds from the redemption 
or sale; 

 ■ broadly, the cost base (and reduced cost base) 
will include, among other things, the amount paid 
to acquire the Units and any incidental costs of 
purchase and sale (reduced by any tax-deferred 
distributions);

 ■ if the Investor has held the Units for less than 12 
months, this is the gain or loss included in the 
Investor’s net capital gain or loss calculation;

 ■ if the Investor has held the Units for 12 months or 
more and there is a loss, this loss is included in the 
Investor’s net capital gain or loss calculation;

 ■ if the Investor has held the Units for 12 months 
or more and there is a gain, a discounting factor 
may be available to certain Investors. The gain on 
the Units is initially reduced by any other capital 
losses of the Investor. If, as a result, a net capital 
gain arises, it may be reduced by the discount 
factor. The discount factor for individuals and 
trusts is 50%, while a discount factor of 33% 
applies for complying superannuation entities; and

 ■ in determining the 12-month holding period, the 
Units are acquired when first issued to the Investor.

GST

GST is not payable by Investors on the acquisition, 
transfer or redemption of Units. GST may apply to 
fees charged to Investors, such as fees charged 
by their advisers. Investors should obtain their 
own advice as to whether input tax credits can be 
claimed for such GST, as it will depend on their 
personal circumstances.

Australian tax file number and Australian 
Business Number

An Investor need not quote a tax file number (TFN) 
when applying for Units. However, if a TFN is not 
quoted, or an appropriate TFN exemption is not 
provided, tax may be required to be deducted by 
the Responsible Entity from any distribution at the 
highest marginal tax rate. If the Investor holds Units 
during furtherance of an enterprise, an ABN can be 
quoted instead of a TFN.
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The Trust was formed under the Constitution dated 20 February 2014 and this is the 
entity in which you will hold Units. The rights and obligations of the Responsible Entity 
are governed by the Constitution, as are an Investor's rights as a Investor. A copy of the 
Constitution is available on request. As noted earlier, it is the intention of the Responsible 
Entity to continue to issue Units and to continue to buy and develop properties, as 
outlined in this PDS.

10.1 THE CONSTITUTION
Units are held subject to the terms of the 
Constitution and each Investor is bound by the 
terms of the Constitution. The Constitution contains 
provisions relating to:

 ■ The term of the Trust;

 ■ Creation and sale of Units;

 ■ Application for Units and partly paid Units;

 ■ Withdrawal price for Units and withdrawal 
procedures (if ever applicable);

 ■ Register of Investors;

 ■ Interests of Investors;

 ■ Valuation of assets;

 ■ Responsible Entity’s powers and duties;

 ■ Financial reports and tax returns;

 ■ Fees and expenses;

 ■ Distributions from the Trust;

 ■ Distribution reinvestment and deductions from 
distributions;

 ■ Transfer and transmission of Units;

 ■ Applications;

 ■ Winding up of the Trust;

 ■ Unvested interests;

 ■ Indemnity and liability;

 ■ Meetings of Investors;

 ■ Retirement or removal of the Responsible Entity;

 ■ Complaints handling;

 ■ Changing the Constitution;

 ■ Compliance plan and compliance committee; and

 ■ Miscellaneous provisions.

10.2 THE APPLICATION 
PROCESS
Applications for Units will be taken from retail and 
Wholesale Investors or sophisticated investors.

The Trust is not ‘liquid’ as that term is defined under 
the Act. As a result, there will be no ‘cooling off’ 
period relating to applications and by submitting an 
application accompanied by a payment, an Applicant 
will be deemed to have made an application, which 
may not be withdrawn, for the number of Units for 
which payment has been made. 

An Application Form is attached to this PDS. It is the 
intention of the Responsible Entity to issue a Unit 
certificate within 21 days of the Units being issued. 

Please note the Responsible Entity has the discretion 
to accept or reject any application.

10
ADDITIONAL INFORMATION
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10.3  
INVESTORS’ RIGHT  
TO INFORMATION
At all times during which the Trust is a disclosing 
entity, the Trust will be subject to regular reporting 
and disclosure obligations.

Copies of documents lodged with ASIC in relation 
to the Trust may be obtained from, or inspected at 
the Responsible Entity's office. You have a right to 
obtain a copy of the following documents: 

 ■ the Annual Financial Report most recently lodged 
with ASIC by the Trust;

 ■ any half-year Financial Report lodged with ASIC 
by the Trust after lodgment of that Annual Report 
and before the date of this PDS; and

 ■ any continuous disclosure notices given by the 
Trust after lodgement of that Annual Report and 
before the date of this PDS.

10.4 VALUATION 
POLICY
The Responsible Entity maintains and complies 
with a written valuation policy for the valuation of 
property assets. 

Under the policy, a valuation is classified as either a 
directors’ valuation or an independent valuation. A 
directors' valuation must be approved by the Board. 
An independent valuation is a valuation undertaken 
by an external valuer in accordance with the 
valuation policy. 

All investment properties are independently valued 
prior to their purchase. For development properties 
the Board will make an assessment as to whether 
an independent valuation is required prior to their 
purchase based on the quantum of the purchase 
price. 

The Responsible Manager’s valuation policy requires 
investment properties to be independently valued 
at least once every 2 years. If the Board forms the 
view that there is a likelihood that there has been a 
material change in the value of a property an internal 
valuation will generally be undertaken within 2 
months. 

Valuations for investment properties are generally 
conducted on an ‘as is’ basis using either a 
discounted cash flow or capitalisation approach. 
Valuations for development properties are generally 
conducted on an ‘as if complete’ basis and an ‘as is’ 
basis if required by the Board.

10.5 RELATED PARTY 
TRANSACTIONS
All related party transactions are assessed,and 
where appropriate, approved by the Responsible 
Entity.

Transactions are only approved if evidence supports 
the transaction as being one on arm’s length terms. 
Castlerock and RGM Financial Group (and related 
parties) provide services to the Trust and may also 
subscribe for Units in the Trust. All agreements are 
documented and conducted on arm’s length terms. 
A list of the key agreements is provided below.

Development Management Agreement

An agreement between the Trust and Castlerock 
to develop a property in accordance with an 
Agreement for Lease.

Property Management Agreement 

An agreement between the Trust and Castlerock to 
manage a property.
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Accounting 

RGM Financial Group and Castlerock provide 
accounting services to the Trust and receive fees in 
consideration for these services.

10.6 FUTURE CAPITAL-
RAISING
In addition to raising funds pursuant to this PDS, the 
Responsible Entity may, in its discretion, determine 
to raise additional capital.

The Responsible Entity and its associates are 
permitted to acquire Units in the Trust.

10.7 INVESTORS’ 
RIGHTS
The rights attached to the Units are set out in the 
Constitution of the Trust. Those rights are, in certain 
circumstances, also regulated by the Corporations 
Act and the general law. The Responsible Entity 
has registered the Trust as a managed investment 
scheme under the Corporations Act.

The Constitution of the Trust is available for 
inspection at the offices of The Responsible Entity. 
The following is a summary of some of the principal 
rights of Investors:

 ■ Investors are entitled to receive notice of, and to 
attend and vote at, a general meeting of the Trust 
and to receive all notices, accounts and other 
documents required to be sent to members under 
the Constitution of the Trust, the Corporations Act 
or the general law;

 ■ Each Investor present in person or by an attorney, 
representative or proxy at a general meeting of 
the Trust has one vote on a show of hands (unless 
an Investor has appointed two proxies) and one 
vote per dollar value of the total interests they 
have in the Trust on a poll. Where there are two or 
more joint holders of a Unit and more than one of 
them is present at a meeting and tenders a vote in 
respect of the relevant Unit, only the vote cast by 
the holder whose name appears first in the Unit 
Register will count;

 ■ The Responsible Entity may issue further Units 
in the Trust for the issue price specified in the 
Constitution;

 ■ Units may be transferred by a written document 
in the required form. The Responsible Entity may 
refuse to register a transfer of Units without giving 
any reason;

 ■ If the Trust is wound up, Investors will be entitled 
to participate in any surplus assets of the Trust 
according to their rights and interests. Subject 
to rights attached to a particular class of Units, 
this means in proportion to their holdings. In 
addition to the circumstances in which the Trust 
may be wound up under the Corporations Act, 
the Responsible Entity may wind up the Trust 
by giving Investors in the Trust notice of the 
termination date;

 ■ Subject to the Constitution of the Trust and the 
Corporations Act, the Responsible Entity has all 
the powers in respect of the Trust which it would 
have if it was the owner of the assets of the Trust. 
The Constitution of the Trust provides that The 
Responsible Entity will be paid out of the income 
or capital of the Trust certain fees which are 
detailed in Section 8; and

 ■ The Responsible Entity may hold Units and 
may contract with itself in another capacity, for 
example as trustee of another fund, and may 
contract with related entities for the provision of 
services to the Trust paid for by the Trust.

10.8 LABOUR 
STANDARDS AND 
ENVIRONMENTAL, 
SOCIAL OR ETHICAL 
CONSIDERATIONS
The Responsible Entity does not directly take 
labour standards or environmental, social or ethical 
considerations into account for the purpose of 
selecting, retaining or realizing investments of the 
Trust, as these decisions are primarily based on 
economic considerations. However, sometimes these 
matters do indirectly affect the economic factors 
upon which investment decisions are based.

10 ADDITIONAL INFORMATION
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10.9 COMPLAINTS 
HANDLING
The Responsible Entity has a system for dealing 
with any complaints you may have as an Investor.  
If you have a complaint, then please contact the 
Responsible Entity at:

Telephone: +61 3 8639 9100 
Email: investor@castlerockproperty.com.au 
Complaints Officer: Jason Bronts

Complaints will be acknowledged as soon as 
possible and will always be resolved within 45 days. 
If you are not satisfied with our final response, you 
can lodge a complaint with the Australian Financial 
Complaints Authority:

Telephone: 1800 931 678 
Email: info@afca.org.au 
Website: www.afca.org.au

Post Authority:  
Australian Financial Complaints 
GPO Box 3 
Melbourne VIC 3000

Please note that a complaint must have gone 
through the Responsible Entity’s complaints 
handling process before it can be referred to the 
Australian Financial Complaints Authority.

10.10 PERSONAL 
INFORMATION
The Responsible Entity takes all reasonable steps to 
protect your personal information. The Responsible 
Entity will use your personal information for:

 ■ processing your application for Units;

 ■ informing you of any other potential investment 
opportunities in funds to be promoted and/or 
managed by the Responsible Entity or any of its 
related entities. If you do not wish to receive this 
information please contact the Responsible Entity 
on (03) 8639 9100;

 ■ administering the Trust (including calculation of 
entitlements and distributions, and ownership and 
interests in Units); and

 ■ any purpose related to the above purposes 

Your personal information may be disclosed to 
related entities of the Responsible Entity and any 
organisation (such as an accountant or auditor) 
involved with the administration of the Trust for any 
of the above purposes.

The provision of the personal information requested 
is needed to allow your application to be processed. 
By completing the Application Form, you consent, 
for the purposes of the Spam Act 2003 (Cth) 
and similar laws in other jurisdictions to receiving 
commercial emails from the Responsible Entity, 
the Castlerock Property Group or any other entity 
involved with the administration of the Trust.

You can get access to and correct the personal 
information about you that the Responsible Entity 
holds or a copy of the Responsible Entity's Privacy 
Policy by contacting the Responsible Entity on (03) 
8639 9100. You can also review the full Privacy 
Policy at: castlerockproperty.com.au/privacy-policy.

10.11 ANTI-MONEY 
LAUNDERING & 
COUNTER-TERRORISM 
FINANCING
The Anti-Money Laundering and Counter-Terrorism 
Financing Act 2006 (Cth) (AML Legislation) is aimed 
at addressing money laundering in Australia and 
the threat to national security caused by terrorism. 
This legislation requires us to collect identification 
information from you and to verify your identity from 
original or certified copies of specified documents. 
Further details of the antimoney laundering regime, 
including what identification information and 
documentation you are required to provide, are set 
out in the Application Form. By applying for Units, 
you agree to the following:

 ■ you will supply, or procure the supply of, any 
documentation and other evidence and perform 
any acts to enable the Responsible Entity to 
comply with the AML Legislation;
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 ■ if we suspect that an Investor is in breach of 
the AML Legislation applicable in Australia or 
elsewhere, or we believe it is required to take 
action under any laws relating to the AML 
Legislation or any other applicable law in Australia 
or elsewhere, we may take any action we consider 
appropriate, including transferring an Investor's 
Units and refusing or ceasing to provide you with 
services, in order to comply with any laws relating 
to the AML legislation or any request of a relevant 
authority; and

 ■ we may at our absolute discretion, with or without 
notice to you, disclose or otherwise report the 
details of any transaction or activity, or proposed 
transaction or activity, in relation to the Trust 
(including any personal information, as defined 
in the Privacy Act 1988 (Cth) that an Investor 
may have provided to us) to any reporting body 
authorised to accept reports under any laws 
relating to the AML Legislation applicable in 
Australia or elsewhere.

If an Investor does not complete the relevant 
verification sections of the Application Form, this 
may delay the processing of application or result in 
an Investor's application being returned.

10.12 UNITED STATES 
OF AMERICA (US) 
FOREIGN ACCOUNT 
TAX COMPLIANCE 
ACT (FATCA) AND 
COMMON REPORTING 
STANDARDS (CRS)
FATCA is a US law that came into effect on 1 July 
2014 and impacts investors worldwide. FATCA 
attempts to minimise US income tax avoidance 
by US persons investing in assets outside the US, 
including through their investments in foreign 
financial institutions. FATCA requires reporting of 
US persons’ direct and indirect ownership of non-
US accounts and non-US entities to the US Internal 
Revenue Service (IRS).

The Australian Government has entered into an 
Inter-Governmental Agreement (IGA) with the 
Government of the United States of America for 
reciprocal exchange of taxpayer information. Under 
the IGA and enacted legislation, financial institutions 
operating in Australia report information to the 
Australian Taxation Office (ATO) rather than the US 
IRS. The ATO may then pass the information on to 
the US IRS. 

The Trust meets the definition of a ‘Foreign Financial 
Institution, therefore the Responsible Entity must 
comply with its FATCA obligations. These laws apply 
to all financial institutions offering bank or deposit 
accounts, investment funds, custodial accounts and 
certain insurance accounts in Australia. 

The Tax Information Form included with the 
Application Form must be completed by all Investors 
and requires self certification of an Investor’s 
taxation status under US law.  This is used by the 
Responsible Entity to determine if reporting is 
required in relation to your investment in the Trust. 

The CRS is the single global standard for the 
collection, reporting and exchange of financial 
account information of non-residents, which applies 
to calendar years ending after 1 July 2017. Under 
CRS, the Trust may need to collect and report 
financial account information of non residents to the 
ATO. The ATO may exchange this information with 
the participating foreign tax authorities of those 
non-residents.

10.13 CUSTODIAN
 The Fund's assets are to be held by Sandhurst 
Trustees Limited, which is an independent 
professional custodian.

10 ADDITIONAL INFORMATION
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GLOSSARY
TERM DESCRIPTION

ABN Australian Business Number as defined in the Corporations Act.

ACN Australian Company Number as defined in the Corporations Act.

Act The Corporations Act (Cth).

AFSL Australian financial services licence as defined in the Corporations Act.

AMIT
A trust, for an income year, that is an attribution managed investment trust for the 
purposes of section 276-10 of the Income Tax Assessment Act 1997 (Cth).

AML
Legislation Anti-Money Laundering and Counter-Terrorism Financing Act 2006 
(Cth), Financial Transaction Reports Act 1988 (Cth) and any similar legislation.

Applicant A person or entity who applies to subscribe for Units.

Application Amount The monies payable by an Applicant to apply for Units.

Application Form The paper application form attached to or accompanying this PDS.

ARSN Australian Registered Scheme Number as defined in the Corporations Act.

ASIC Australian Securities and Investments Commission.

Assets The assets of the Trust, including assets held in any Sub Trusts.

ATO Australian Taxation Office.

Auslink Investment 
Management

Auslink Investment Management Ltd (ACN 125 737 091) 
AFSL 318368.

Board The board of directors of the Responsible Entity.

Business Day A weekday on which banks are open for business in Melbourne, Victoria.

Castlerock Castlerock Property Pty Ltd (ACN 075 504 399).

CBD Central Business District.

CFA Country Fire Authority.

CGT Capital gains tax as determined under the Income Tax Assessment Act 1997 (Cth).

Compliance Plan
The Trust’s compliance plan, which sets out the measures that the Responsible 
Entity will apply in operating the Trust to ensure compliance with matters as 
required by the Corporations Act and the Constitution.

Constitution
The constitution of the Trust dated 20 February 2014 as amended from time to 
time.

Custodian Sandhurst Trustees Limited (ABN 16 004 030 737).

GST
Goods and services tax as defined in the A New Tax System (Goods and Services 
Tax) Act 1999 Cth) or goods and services tax as charged under equivalent 
legislation in jurisdictions outside Australia.
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TERM DESCRIPTION

ICR Interest Cover Ratio.

Investor A Unitholder in the Trust.

IRR Internal Rate of Return.

LVR Loan to valuation ratio.

FACTA U.S Foreign Account Tax Compliance Act.

Manager Means Castlerock.

NLA Net Lettable Area

NTA The net assets of the Trust divided by the aggregate number of Units on issue.

Offer  The offer under this PDS to raise an amount of up to $90 million.

PDS This product disclosure statement.

Privacy Act Privacy Act 1988 (Cth) and Australian Privacy Principles.

Property 
Management 
Agreement

The property management agreement between the Trust and the Manager 
pursuant to which the Manager has been appointed to perform certain services for 
the Trust referred to in section 10.5.

Property or 
Properties

Any one or all of the current and future properties that the Trust directly or 
indirectly invests in from time to time, including properties developed by the Trust.

Rental Income Gross rental income i.e rental income plus recovery of outgoings.

Responsible Entity Auslink Investment Management.

RITC Reduced input tax credits.

RG 46
ASIC Regulatory Guide 46 (Unlisted Properties schemes: Improving Disclosure for 
Retail Investors).

SMSF Self Managed Superannuation Fund

Sub Trust A wholly-owned sub trust of the Trust.

TFN Tax File Number

TIN Taxpayer Identification Number

Trust The Auslink Property Trust No. 2. 

Unit(s) Unit(s) in the Trust.   

Valuation
The value of a completed property asset in the Trust as determined by an 
independent valuer from time to time.

WALE Means weighted average lease expiry.

Wholesale Investor A wholesale investor as defined in section 761G of the Corporations Act.
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Mirrabooka office building
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APPLICATION INSTRUCTIONS CHECKLIST

Step 1 
Read the PDS

Read the PDS

Step 2 
Complete application 
form

 ■ If you are a New Investor please complete the 
Application Form on page 68

 ■ If you are an Existing Investor please complete 
the Application form on page 79

 ■ Applications can also be completed online at 
https://invest.castlerockproperty.com.au

Step 3 
Attach identification 
documents

Identification documents required are outlined 
in the Application Form on pages 74-77. Only 
required for new investors.

Step 4 
Payment

Payment can be made via EFT or cheque. Please 
see Application Form for details.

Step 5 
Post original forms

Post original forms to

Auslink Property Trust No. 2  
PO Box 16003 Collins Street West VIC 8007 

This Application Form relates to the application for Units in the Auslink Property Trust No. 2 ARSN 644 680 893 
(‘Trust’) under the Product Disclosure Statement dated 1 July 2021 issued by Auslink Investment Management 
Limited ACN 125 737 091 AFSL 318 368 (‘Auslink’) as the responsible entity of the Trust. This Application Form 
must be accompanied by the PDS when provided to any person. It is important that you read the PDS before 
applying for Units in the Trust. Unless otherwise defined, capitalised terms in this Application Form have the 
meaning given to them in the PDS.

Privacy collection statement

We collect your personal information in this Application Form for the purposes of verifying your identity and 
establishing your investment in the Trust. For more information about how we collect, use and disclose your 
personal information collected in this Application Form, please refer to the Personal Information section on page 59 
of the PDS.

If you have any queries with completing the Application Form please contact Castlerock via email 
investor@castlerockproperty.com.au or phone (03) 8639 9100.

AUSLINK PROPERTY TRUST NO. 2 

APPLICATION FORM

67

APPLICATION FORM



APPLICATION FORM – FOR NEW INVESTORS
If you are an Existing Investor please complete the Application Form on page 79 

Completed Application Forms and supporting documentation can be returned via email to  
investor@castlerockproperty.com.au, and the original copy of your Application Form and supporting 
documentation must be mailed to Auslink Property Trust No 2, PO Box 16003, Colins Street West,  
VIC 8007

INVESTMENT AMOUNT
The minimum initial investment is $100,000 $

SECTION A: CONTACT DETAILS

Please provide your contact details. This will be used for all your correspondence.

Title: Given name(s):

Email:

Telephone:

Postal address: 

All new Investors will receive all their correspondence via email if an email address has been provided. If 
you would like to receive mail correspondence instead please state this on the application form.

SECTION B: INVESTOR ENTITY

Please select ONE of the options and complete the indicated section(s)

SMSF/Trust with a Corporate Trustee 
(For example: Company Pty Ltd ATF M&J Smith Super Fund) Complete B1 & B2

SMSF/Trust with an Individual Trustee 
(For example: M&J Smith ATF M&J Smith Super Fund) Complete B1 & B3

Company 
(For example: Company Pty Ltd) Complete B2

Individual(s) 
(For example: Michael Smith or M&J Smith) Complete B3
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SECTION B1: SELF MANAGED SUPER FUND (SMSF) & TRUSTS

Complete this section if you are investing through an SMSF or Trust. 

Full name of  
SMSF/Trust:

For Example: Company Pty Ltd ATF M&J Smith Super Fund, or Company Pty Ltd ATF M&J Smith Family Trust, or M&J 
Smith ATF M&J Smith Super Fund

ABN:

TFN:

Type of Trust:

Country in which trust was established:

Full name of settlor of trust (if any):

Is the SMSF/Trust a tax resident of Australia?  Yes      No

If ‘No’, please specify country:

SECTION B2: COMPANY, CORPORATE TRUSTEE

Complete this section if you are investing through a SMSF/Trust with a Corporate Trustee, or if you are 
investing through a company.

Name of Company:

ACN:

ABN:

TFN:

ABN and TFN not required if you are Investing through an SMSF or Trust and have supplied an ABN and TFN in Section B1.

Company Registered Address:

Can’t be a PO Box

Is the company a tax resident of Australia?  Yes       No

If ‘No’, please specify country:

Is the Trustee of your SMSF/Trust a:

Company - please complete section B2  Individual - please complete section B3
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SECTION B3: INDIVIDUAL INVESTORS, INDIVIDUAL TRUSTEE(S)

Complete this section if you are investing as an individual or if you are investing through a SMSF/Trust and 
the Trustee is an Individual(s).

INVESTOR 1 (OR INDIVIDUAL TRUSTEE)

All information is required for us to process your Application.

Name:

Address:

Date of birth: 

Tax File Number:

Are you an Australian resident for tax purposes?  Yes        No

If ‘No’, please specify country:

INVESTOR 2 (OR INDIVIDUAL TRUSTEE)

All information is required for us to process your Application.

Name:

Address:

Date of birth: 

Tax File Number:

Are you an Australian resident for tax purposes?   Yes      No

If ‘No’, please specify country:

If there are more than 2 Individuals (or Individual Trustees) please attach an additional sheet and tick this box
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SECTION C: DISTRIBUTION INSTRUCTIONS (HOW WE PAY YOU)

How would you like your distributions to be paid. Please nominate ONE of the options, below.

Direct all payments to the bank account nominated. 

I would like my distributions reinvested in the Trust.

Please provide you bank details below for the payment of your Distributions

Please note any nominated bank account must be held in the name of the investor.

Account Name:

Financial Institution:

BSB: 

Account:

SECTION D: PAYMENT METHOD (HOW YOU PAY US)

Please indicate below which payment method you have used 

Electronic Funds Transfer 
Please transfer funds electronically to the following account and send the receipt of your EFT with your 
completed Application Form.

Account Name: Auslink Property Trust No 2

BSB: 083-004

Account number: 93-622-8643

Reference: (Name of investor)

It is important to include your name as a reference. If Auslink is unable to match your application to a payment 
your application may be delayed.

Cheque 
Please make cheques payable to Auslink Property Trust No. 2. Please ensure cheque is crossed and marked as 
‘not negotiable’ and attached to the Application Form.
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SECTION E: ADVISER DETAILS (TO BE COMPLETED BY YOUR FINANCIAL ADVISOR - IF APPLICABLE)

If you use a financial adviser and/or your financial adviser is providing us with your identification documents, please 
have them complete, and sign this section to confirm they hold a current Australian Financial Services License (‘AFSL’) 
and are authorised to deal in or advise on managed investment products.

Adviser name:

Adviser’s company:

Adviser email:

Adviser phone:

AFSL holder name:

AFSL number: Authorised representative number:

Adviser signature:

By signing below and submitting the relevant identification documents with this Application Form, the financial adviser 

represents to the Responsible Entity that they: have followed the FSC/FPA Industry Guidance Note No. 24 (May 2017version) 

and any other applicable AML Legislation; will make available to the Responsible Entity, on request, original verification and 

identification records obtained by the financial adviser in respect of the Applicant, being those records referred to in the FSC/ 

FPA Form (May 2017 version); will provide details of the customer identification procedures adopted by the financial adviser 

in relation to the Applicant; have kept a record of the Applicant’s identification and verification and will retain these on file for 

a period of seven years after their relationship with the Applicant has ended; will use reasonable efforts to obtain additional 

information from the Applicant if the Responsible Entity requests the financial adviser to do so; will not knowingly do anything to 

put the Responsible Entity in breach of AML Legislation; and will notify the Responsible Entity immediately if they become aware 

of anything that would put or may potentially put the Responsible Entity in breach of AML Legislation.
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SECTION G: COMMON REPORTING STANDARD (CRS) (MANDATORY)

This section is mandatory for all Investors, EXCEPT those investing via an SMSF.

Are you a United States (US) citizen or resident for tax purposes?

Yes, you MUST complete this section for each individual

No, go to section G

US TAXPAYER IDENTIFICATION NUMBER (TIN):

US TAXPAYER IDENTIFICATION NUMBER (TIN):

If any further information is required we will contact you.

Are you a resident for tax purposes of any country other than Australia?

Yes, you MUST complete this section for each individual

No, go to section H

COUNTRY TAXPAYER 

IDENTIFICATION NUMBER (TIN)

If any further information is required we will contact you

SECTION F: FOREIGN ACCOUNT TAX COMPLIANCE ACT (‘FATCA’) (MANDATORY)

This section is mandatory for all Investors, EXCEPT those investing via an SMSF.
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SECTION H1: INDIVIDUALS

To be provided by individuals, individual trustees, and beneficial owners (>25%) of a company.

Provide ONE original certified copy of one primary identification document 
(Please see page 78 for an explanation of what is a certified copy of a document)

Valid Australian state or territory driver’s licence containing a photograph of the person

Australian passport (a passport expired within the preceding two years is acceptable)

Card issued by a state or territory for the purposes of proving a person’s age containing a photograph of the 
person

Valid foreign passport or similar travel document containing a photograph and the signature of the person (and 
if applicable, an English translation by an accredited translator)

If you are unable to provide one of the following please get in contact with us and we will provide a list of alternative 
documents that can be provided.

SECTION H2: SELF MANAGED SUPER FUNDS

Please provide the ABN for your Self Managed Super Fund .

SECTION H: VERIFICATION & IDENTIFICATION

Please select ONE of the options and complete the indicated section(s)

Individual(s) Complete H1

SMSF with a Corporate Trustee Complete H2 & H4

SMSF with an Individual Trustee Complete H2 & H1

Trust with a Corporate Trustee Complete H3 & H4

Trust with an Individual Trustee Complete H3 & H1

Company Complete H4

ABN:

Is the Trustee of your Self Managed Super Fund a:

Company - Please complete Section H4.

Individual(s) – Please provide the ID requested under H1 for each Individual Trustee
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SECTION H3: TRUSTS

This section is to be completed by Trust applicants (not required for SMSF applicants)

Identification

Provide an original certified copy of one identification document (Please see page 78 for an explanation of what is a 
certified copy of a document)

An original letter from a solicitor or qualified accountant confirming the name and existence of the trust dated 
within the last 12 months

An original certified copy of a bank statement in the name of the trust within the last 12 months

An original certified copy of the trust deed or extract of the trust deed

Appointer/Guardian/Principal

Please provide details of the Appointer or Principal or Guardian of the Trust. This can be found in the Schedule of your 
Trust Deed.

Appointer/Guardian/ 
Principal Name:

Residential Address:

Date of birth: 

Beneficial Owners

Provide details of all individuals who are beneficial owners of more than 25% of the Trust:

Name:

Residential  
Address:

Name:

Residential  
Address:

Name:

Residential  
Address:
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Name 1: Date of birth:

Residential Address:

Name 2: Date of birth:

Residential Address:

Name 3: Date of birth:

Residential Address:

SECTION H4: COMPANY & CORPORATE TRUSTEES

This section is to be completed if you are investing through a:

 ■ Company that is an Australian proprietary limited company (Pty Ltd)

 ■ SMSF/Trust with a Company as the Trustee

Identification

Provide a copy of the following identification document:

A Company Extract from ASIC or an Annual Company Statement issued by ASIC

A certified copy of the Certificate of Registration of the Company

Directors

Please provide the full name of each Director 

Full name 1:

Full name 2:

Full name 3:

Full name 4:

Full name 5:

Beneficial Owners of Company

Please provide details of all individuals who are beneficial owners of more than 25% of the company’s issued capital. 
For each beneficial owner listed below please provide a form of identification listed in Section H1.
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SECTION I: DECLARATION

Please read the PDS before signing the Application Form. Note, SMSF, Trust and Company applicants usually require 
two signatures.

DECLARATION

I/We:

 ■ wish to apply for Units, and received the PDS and any supplementary PDS for the Trust at the same time and by the 
same means as I/we received this Application Form;

 ■ agree to be bound by the PDS and any supplementary PDS and the terms of the Constitution, as may be amended 
from time to time, and have received and accepted the offer in Australia (as the case may be);

 ■ confirm that I/we have read and understood the PDS and any supplementary PDS current at the date of the signing 
of this Application Form;

 ■ agree to information about me/us being collected, used and disclosed in accordance with the privacy statement 
contained in the PDS;

 ■ agree to the anti-money laundering and counter-terrorism financing statement as set out in section 10 of the PDS 
and agree to provide the Responsible Entity any additional information or documentation it requests from time to 
time to ensure compliance with that legislation;

 ■ acknowledge that investments in the Trust are not deposits with or liabilities of any company including Auslink, 
Castlerock Property Group or of the Custodian;

 ■ declare that this Application Form is completed and lodged in accordance with the PDS and any supplementary PDS 
and that all statement made by me/us are complete and accurate and acknowledge that is it a criminal offence to 
knowingly provide misleading information or documents in respect to this application;

 ■ declare the CRS and FATCA notifications provided at sections F and G of this Application Form are correct; and

 ■ acknowledge that the Trust is subject to investment and other risks, set out in the PDS and any supplementary PDS, 
which could include delays in repayment, and/or loss of income and capital invested and that neither of Auslink, 
the Castlerock Property Group or the Custodian guarantees the performance of the Trust or any particular rate of 
return.

Name: Signature 

Title:

Date:

Name: Signature 

Title:

Date:
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WHAT MUST THE CERTIFIER DO?

Certified copies are true copies of original documents with an original certification from the certifier. A certified 
copy is a document that has been certified as a true copy of the original document by one of the authorised 
persons from the list above.

The certifier must confirm the copy is certified as a true copy of the original documentation and clearly state their 
name, category and date of certification. An example of appropriate certification wording is:

“I certify this (and the following pages each of which I have signed/initialled) to be a true copy of the document 
shown and reported to me as the original.”

Signature of certifier, qualification, date.

Please note certification is only accepted if within two years of date of application.

WHO CAN VERIFY YOUR DOCUEMNTS
If you are required to submit a certified copy of any original document, an authorised person needs to certify that the 
copy is a true copy of the original. A document can be certified by one of the following persons:

WHO CAN CERTIFY

 ■ A person currently licensed or registered to practice in Australia as one of the following occupations:

 ■ Architect

 ■ Chiropractor

 ■ Conveyancer

 ■ Dentist

 ■ Financial adviser or financial planner

 ■ Legal practitioner

 ■ Medical practitioner

 ■ Midwife

 ■ Migration agent

 ■ Nurse

 ■ Occupational therapist

 ■ Optometrist

 ■ Patent attorney

 ■ Pharmacist

 ■ Physiotherapist

 ■ Psychologist

 ■ Trade marks attorney

 ■ Veterinary surgeon

 ■ An accountant who meets at least one of the following criteria: Fellow of the National Tax Accountants’ Association; 
Member of Chartered Accountants Australia and New Zealand; Member of the Association of Taxation and 
Management Accountants; Member of CPA Australia; Member of the Institute of Public Accountants

 ■ Agent of the Australian Postal Corporation who is in charge of an office supplying postal services to the public, or an 
Australian Public Service employee engaged on an ongoing basis with 5 or more years of continuous service

 ■ Bank officer with 5 or more continuous years of service

 ■ For a list of further persons that can certify please visit www.justice.vic.gov.au/certifiedcopies
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APPLICATION FORM – FOR EXISTING INVESTORS
If you are a New Investor please complete the Application Form on page 68 

Completed Application Forms can be emailed to investor@castlerockproperty.com.au or mailed to Auslink 
Property Trust No 2, PO Box 16003, Collins Street West, VIC 8007

INVESTMENT AMOUNT
The minimum initial investment is $10,000

$

SECTION A: INVESTOR ENTITY

Investment Entity:

(For example: Michael Smith & Jane Smith, or Company Pty Ltd ATF M&J Smith Super Fund)

TFN:

ACN/ABN:

Auslink Investor Number:

SECTION B: CONTACT DETAILS

Please provide your contact details in case we need to contact you about your application.

Title: Given name(s):

Email:

Telephone:

Postal address: 

SECTION C: DISTRIBUTION INSTRUCTIONS

How would you like your distributions to be paid. Please nominate ONE of the options.

Direct all payments to the bank account I have previously nominated 

I would like my distributions reinvested in the Trust
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SECTION D: FOREIGN ACCOUNT TAX COMPLIANCE ACT (‘FATCA’) DECLARATION

This section is mandatory for all Investors, EXCEPT those investing via an SMSF.

SECTION E: COMMON REPORTING STANDARD (CRS)

This section is mandatory for all Investors, EXCEPT those investing via an SMSF.

Are you a United States (US) citizen or resident for tax purposes?

Yes, you MUST complete this section for each individual

No, go to section E

US TAXPAYER IDENTIFICATION NUMBER (TIN): 

US TAXPAYER IDENTIFICATION NUMBER (TIN):

If any further information is required we will contact you

Are you a resident for tax purposes of any country other than Australia?

Yes, you MUST complete this section for each individual

No, go to section F

COUNTRY TAXPAYER 

IDENTIFICATION NUMBER (TIN)

If any further information is required we will contact you

SECTION F: PAYMENT METHOD (HOW YOU PAY US)

Please indicate below which payment method you have used:

Electronic Funds Transfer 
Please transfer funds electronically to the following account and send the receipt of your EFT with your 
completed Application Form.

Account Name: Auslink Property Trust No 2

BSB: 083-004

Account number: 93-622-8643

Reference: (Name of investor)

It is important to include your name as a reference. If Auslink is unable to match your application to a payment 
your application may be delayed.

Cheque 
Please make cheques payable to Auslink Property Trust No. 2. Please ensure cheque is crossed and marked as 
‘not negotiable’ and a ttached to the Application Form.
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SECTION G: DECLARATION
Please read the PDS before signing the Application Form. Note, SMSF, Trust and company applicants usually require 
two signatures.

DECLARATION

I/We:

 ■ wish to apply for Units, and received the PDS and any supplementary PDS for the Trust at the same time and by the 
same means as I/we received this Application Form;

 ■ agree to be bound by the PDS and any supplementary PDS and the terms of the Constitution, as may be amended 
from time to time, and have received and accepted the offer in Australia (as the case may be);

 ■ confirm that I/we have read and understood the PDS and any supplementary PDS current at the date of the signing 
of this Application Form;

 ■ agree to information about me/us being collected, used and disclosed in accordance with the privacy statement 
contained in the PDS;

 ■ agree to the anti-money laundering and counter-terrorism financing statement as set out in section 10 of the PDS 
and agree to provide the Responsible Entity any additional information or documentation it requests from time to 
time to ensure compliance with that legislation;

 ■ acknowledge that investments in the Trust are not deposits with or liabilities of any company including Auslink, 
Castlerock Property Group or of the Custodian;

 ■ declare that this Application Form is completed and lodged in accordance with the PDS and any supplementary PDS 
and that all statement made by me/us are complete and accurate and acknowledge that is it a criminal offence to 
knowingly provide misleading information or documents in respect to this application;

 ■ declare the CRS and FATCA notifications provided at sections D and E of this Application Form are correct; and

 ■ acknowledge that the Trust is subject to investment and other risks, set out in the PDS and any supplementary PDS, 
which could include delays in repayment, and/or loss of income and capital invested and that neither of Auslink, the 
Castlerock Property Group or the Custodian guarantees the performance of the Trust or any particular rate of return.

Name: Signature 

Title:

Date:

Name: Signature 

Title:

Date:
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Contact

Auslink Investment Management Ltd
PO Box 16003 
Collins Street West
VIC 8007
(03) 8639 9100

AUSLINK PROPERTY TRUST NO. 2

MANAGED BY


