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Important Notices

WORDS WITH SPECIAL MEANINGS
Some words and expressions in this document have special 
meanings. Words with special meanings are given Initial 
Capitals and are explained in the Glossary in section 13.

THE OFFER
This document relates to an o!er of Units in Essential Services 
Trust No 20 (Private Property Trust No. 20 ARSN 649 439 896) 
(Fund), at $1.00 per Unit.  The number of Units on o!er is 
speci"ied at the top of the Key Features table.

PDS ISSUED BY RESPONSIBLE ENTITY
This Supplementary PDS is issued under Part 7.9 of the 
Corporations Act 2001 (Cth) (Corporations Act), on the date 
on the front cover. The Responsible Entity of the Fund and 
the issuer of this Supplementary PDS is Fawkner  Property Ltd 
(Responsible Entity). 

The representations in this Supplementary PDS and the PDS 
are those of the Responsible Entity. None of the other parties 
named in the Corporate Directory, no Valuer or other party 
who has given consent to a statement in this Supplementary 
PDS or the PDS and no tenant, including a tenant whose logo is 
included in this Supp PDS, has caused or authorised the issue 
of, or representations in, this Supplementary PDS or the PDS 
and does not make any representation or recommendation in 
relation to the O!er. 

This Supplementary PDS and the PDS have not been lodged 
with the Australian Securities and Investments Commission 
(ASIC) and ASIC takes no responsibility for the contents of this 
Supplementary PDS or the PDS. ASIC encourages Investors 
to read Investing in unlisted property schemes? which can be 
found at www.moneysmart.gov.au.

NO OTHER REPRESENTATIONS
The representations of the Responsible Entity contained in this 
Supplementary PDS and the PDS are the entire representations 
made about the Fund to Investors. This Supplementary 
PDS and the PDS supersedes all previous information and 
communications about the Fund. Any information not 
contained in this Supplementary PDS and the PDS cannot be 
taken as authorised by the Responsible Entity.

NO COOLING OFF PERIOD
As the Fund is not liquid, there is no cooling-o! period for 
Investors.  An application cannot be cancelled once Units have 
been issued. 

DISCLAIMER
This Supplementary PDS and the PDS have been prepared for 
the information of Investors, without taking account of the 
objectives, "inancial situation and needs of any Investor. Prior 
to deciding to invest, Investors should read this Supplementary 
PDS together with the PDS in full, understand the risk factors 
that could a!ect the investment performance of the Fund and 
consider whether the investment is appropriate, having regard 
to their objectives, "inancial situation and needs.

The Responsible Entity recommends that Investors obtain 
professional advice before deciding to apply for Units in the 
Fund.

NO GUARANTEE
The Responsible Entity and its o#icers, employees, agents and 
consultants do not guarantee the performance of the Fund or 
the return of your investment and take no responsibility for 
your decision to invest in the Fund.

WARNING – FORWARD!LOOKING STATEMENTS
The Financial Information in this Supplementary PDS 
contains forecasts. While the Responsible Entity believes this 
information has a reasonable basis, future events may vary 
materially from the assumptions on which this information is 
based, which are set out in this Supplementary PDS and the 

PDS. The Responsible Entity cautions Investors about relying 
on forecasts in the Financial Information.

CURRENCY AND GST
All monetary amounts in this Supplementary PDS and the PDS 
are in Australian dollars and take account of the e!ects of GST 
on Investors, unless otherwise stated.

RESTRICTION ON INVESTORS
This Supplementary PDS does not constitute an o!er in any 
place or jurisdiction, outside Australia. In particular, this PDS 
does not constitute an o!er in the US or to any US Person.

UP TO DATE INFORMATION
Information contained in this Supplementary PDS and the PDS 
is up to date as at the date on the front cover. If the Responsible 
Entity reasonably believes that a change in circumstances will 
have a materially adverse e!ect, a supplementary PDS will be 
issued.

Check the website of the Responsible Entity for announcements 
and updates.

HARD COPY PDS AVAILABLE
If you received this Supplementary PDS and the PDS in 
electronic form, the Responsible Entity encourages you to 
print the whole document for ease of reading.  A paper copy is 
available free of charge from the Responsible Entity.

TARGET MARKET DETERMINATION
A target market determination, made by the Responsible Entity 
under section 994B of the Corporations Act, is available on the 
website of the Responsible Entity (see below). 

CORPORATE DIRECTORY

Responsible Entity
Fawkner Property Ltd
ACN 147 265 281, AFSL 437 334
PO Box 6314
MELBOURNE   VIC   3004
+613 9856 4577
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Auditor
Paul Carr - Partner
Daniel Allison & Associates Assurance
35 Market Street
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Auditor of the Compliance Plan
Mr Terry Vail CPA -Partner and Registered Company Auditor
Ryecrofts Pty Ltd
Level 2
66 Victor Crescent
NARRE WARREN   VIC   3805
www.ryecrofts.com.au
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Introduction

Dear Unitholders, 

Fawkner Property Ltd (Responsible Entity) is pleased to offer Investors the opportunity to invest in Essential Services 
Trust No.20 (Fund). 

Following the issue of  the Product Disclosure Statement (PDS) on 12 March 2022, an opportunity has arisen for the 
Fund to further diversify its portfolio by geography and tenancy mix, through the purchase of a national portfolio of 
Roadside Retail assets at prices more attractive than recent comparable market transactions. 

In Section 4.3 of the PDS, the Responsible Entity set out a strict four-pillar acquisition policy for Roadside Retail 
properties, particularly those in the fuel and convenience sector. Following several months of market due diligence 
by its capital transactions team, the Responsible Entity has negotiated the purchase of a portfolio of assets from 
Waypoint REIT (ASX:WPR). 

The properties to be purchased from Waypoint REIT (Waypoint Properties) are leased and operated by Viva Energy 
Australia, under the Shell Coles Express brand.  The key attributes of the Waypoint Properties are: 
• Triple net leases: meaning that the tenant is responsible for almost all operating and statutory expenses, capital 

repairs and replacements (see section 9 below); and 
• Annual rental increases of at least 3.0%: contributing to the consistent, reliable monthly income of the fund; and 
• Enhanced geographic and tenant diversity of the Fund, with urban and regional locations and an ASX-listed tenant, 

not currently represented in the portfolio of the Fund.

Section 2.6 of the PDS contemplated the purchase of additional Roadside Retail properties if this is in the interests of 
Investors.  The Responsible entity is satis"ied that the purchase of the Waypoint Properties will diversify the Portfolio 
of the Fund geographically, diversify the tenancy mix and produce funds from operations to sustain forecast monthly 
distributions of 6.5 cents per unit per annum for the period to 30 June 2023 (see section 7.4)1.  

The Responsible Entity has issued this Supplementary PDS to set out the consequential changes to the key parameters of 
the O#er.

CONTENTS

Section 1 Key Features 2

Section 2 The O!er & Investment Summary 2

Section 3 Fund 3

Section 4 Investment Rationale 6

Section 5 The Properties 11

Section 6 Fees and other costs 13

Section 7 Financial Information 16

Section 8 Risk Factors 17

Section 9 Taxation 17

Section 10 Summaries of material documents 18

Section 11 Additional information 18

Section 12 Direct debit request service agreement 18

Section 13 Glossary 18

Section 14 How to complete application form 18

1 The forecast returns are predictive in nature and are calculated in accordance with a number of underlying assumptions (please refer to Section 7.5). As such, returns may be a!ected by incorrect assumptions or by known 
or unknown risks and uncertainties and may di!er materially from results ultimately achieved. Returns are not guaranteed. Returns in FY22$23 are based on assumptions that the assets settle in accordance with the proposed 
settlement dates (see Section 10 of PDS). 
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Number of Units in the O!er $172,000,000 2.1.
Application price $1.00 2.1.
Amount to be raised by the O!er $172,000,000 2.1.

Key Features
Section 1

INVESTMENT OVERVIEW Section

The Key Features table in the PDS is amended as follows. 

THE PROPERTIES Section
The following properties are added (Waypoint Properties): 5

Properties Shell Coles Express Albury 
Shell Coles Express Goulburn 
Shell Coles Express Kempsey 
Shell Coles Express Orange 
Shell Coles Express Tamworth West 
Shell Coles Express Currajong 
Shell Coles Express High"ields 
Shell Coles Express Ballarat 
Shell Coles Express Benalla 
Shell Coles Express Bendigo 
Shell Coles Express Warrnambool 
Shell Coles Express Boulder 
Shell Coles Express Busselton 
Shell Coles Express Dubbo 
Shell Coles Express Port Hedland 
Shell Coles Express Cairns (Manoora) 
Shell Coles Express Belmont 
Shell Coles Express Palmerston 
Shell Coles Express Geebung 
Shell Coles Express Nambour 
Shell Coles Express Blackwater

  

There are no other changes to the Key Features Table in Section 1 of the PDS.
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Offer and Investment Strategy
Section 2
2.4. RETURN COMPARISON

Insert the following wording for Section 2.4. adjacent to the Yield table:
The financial products mentioned in the table below have very di!erent risk profiles and prudential regulation which is not reflected 
in this comparison. The comparison is limited to the products named. There are financial products that have delivered higher 
yields than the Fund. 

At the foot of the chart in Figure 1: Asset Class Yields, insert the following: 
(Note:  asset classes o!ering greater returns may have additional risks – see section 8). 

2.13. LOAN

For Section 2.13 of the PDS, substitute the following: 

The Responsible Entity is in negotiations with the current Australian Bank to increase the interest-only finance facility to 
$182,344,920, expiring in March 2027, for the purpose of acquiring the Properties. This amount represents a loan facility of 55% of 
the contracted purchase price or valuation of the Properties.

An additional facility of $167,744,920 which is 10% of the purchase price of the Cairns Property has been previously approved. The 
total facility will have an initial maximum LVR of 63.34%.

Following the repayment of the temporary finance by 31 March 2023, if the LVR exceeds 55% but less than 60% a review will be 
triggered whereby the Bank will request unitholder distributions to cease until the LVR is brought back below 55%. If the LVR 
exceeds 60% a default event will occur.

The value of the Properties would have to fall by 8.33% before the Fund would breach a 60.00% LVR covenant.

The Responsible Entity expects that the LVR will not be more than 55% during the five-year term of the Loan (after repayment of 
the Additional Loan).

Interest payments to the lender must be made before distributions can be paid to Investors and a lender has priority over Investors 
in repayment of the Loan principal. The lender is not required to consider the interests of Investors.

The Loan entails an ICR of not less than 2.0 times. The Responsible Entity expects that the ICR will not be less than 3 times for the 
life of the Loan.

The income from the Properties would have to fall by almost 34% before the Fund would breach an ICR covenant of 2 times. 

The loan will have initially be variable. The current all up rate is 2.85%. The Responsible Entity will monitor interest rate markets and 
consider whether the base rate for some or all of the Loan should be subject to hedging.

Interest on the Loan is paid as it is accrued and is not capitalised.

Fund
Section 3
There are no changes to Section 3 of the PDS.
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Investment Rationale
Section 4.1. The Portfolio

4.1.4. Assets by state

For Figure 3: Assets by State, substitute the following: 

4.4. ASSETS BY SECTOR  

For this section, including Figure 4: Assets by Sector, substitute the following: 

4.1.5. Assets by Sector  

Following the purchase of the Waypoint Properties, the Fund is approximately evenly weighted between the retail sector and the 
Roadside Retail sector.

ASSETS BY 
SECTOR

RETAIL
SHOPPING

CENTRE
47.88%

ROADSIDE 
RETAIL
52.12%

ASSETS BY 
STATE

NSW
17%

WA
9%

QLD
60%

VIC
8%

NT
6%
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CAIRNS 
SHOPPING CENTRE

Investment Rationale
Section 4.1. The Portfolio
4.1.5. Assets National Map

For Figure 5: EST 20 Assets Map, substitute the following:
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The Properties
Section 5.1. The Portfolio

Earlville Town Centre Cairns QLD Coles, Woolworths, Big W $146,000,000 6.75% 

Shell Coles Express Albury NSW Viva Energy $6,525,174 6.25% 

Shell Coles Express Goulburn NSW Viva Energy $6,144,414 6.20% 

Shell Coles Express Kempsey NSW Viva Energy $2,511,291 7.25% 

Shell Coles Express Orange NSW Viva Energy $6,252,875 5.55% 

Shell Coles Express Tamworth West NSW Viva Energy $5,971,550 6.50% 

Shell Coles Express Currajong QLD Viva Energy $6,424,972 5.54% 

Shell Coles Express High"ields QLD Viva Energy $5,666,187 5.63% 

Shell Coles Express Ballarat VIC Viva Energy $4,178,027 5.55% 

Shell Coles Express Benalla VIC Viva Energy $5,139,904 6.51% 

Shell Coles Express Bendigo VIC Viva Energy $4,497,481 5.55% 

Shell Coles Express Warrnambool VIC Viva Energy $2,335,569 6.10% 

Shell Coles Express Boulder WA Viva Energy $2,550,403 7.50% 

Shell Coles Express Busselton WA Viva Energy $4,266,129 6.25% 

Shell Coles Express Dubbo NSW Viva Energy $4,726,270 6.50% 

Shell Coles Express Port Hedland WA Viva Energy $2,024,606 7.44% 

Shell Coles Express Cairns (Manoora) QLD Viva Energy $6,325,003 5.50% 

Shell Coles Express Belmont NSW Viva Energy $4,754,872 5.51% 

Shell Coles Express Palmerston NT Viva Energy $7,645,741 6.00% 

Shell Coles Express Geebung QLD Viva Energy $4,220,661 5.52% 

Shell Coles Express Nambour QLD Viva Energy $6,139,316 5.80% 

Shell Coles Express Blackwater QLD Viva Energy $4,362,015 6.51% 

EG Aitkenvale QLD Euro Garages $3,840,000 6.25% 

7$Eleven Kelmscott WA 7$Eleven, Zambrero, IMO Car Wash $8,600,000 5.50% 

Liberty Stuart Park NT Liberty, Guzman Y Gomez $11,363,636 5.50% 

Liberty Epsom VIC Liberty $7,000,000 6.00% 

Liberty Gurley NSW Liberty  $7,833,333 6.00% 

7$Eleven Alkimos WA 7$Eleven $5,350,877 5.70% 

7$Eleven Ellenbrook WA 7$Eleven $5,391,304 5.75% 

Liberty Wagga Wagga NSW Liberty $6,949,153 5.90% 

TOTAL ASX listed tenants $304,990,762  6.33%

PROPERTIES STATES MAJOR TENANTS
PURCHASE

PRICE
CAP

RATE

5.1.1. Portfolio overview

For Section 5.1.1 of the PDS, substitute the following: 

The fund gives investors direct access to investment returns from 30 institutional grade commercial properties that provide 
essential services to their economy and catchment area. The Fund is anchored by the Earlville Shopping Centre, Cairns QLD, which 
is a defensive sub-regional shopping centre.  
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The Properties
Section 5.1. The Portfolio

5.1.2. Tenant Mix

For Figure 15: Fund Income subsitute the following: 

1. Income by tenants calculated using gross rents sourced in due diligence. Not all tenant logos have been used. 

2.1%

OTHER TENANTS

NATIONAL AND
CHAIN TENANTS

MINI!MAJORS

9.9%

4.7%

2.3%

6.5%

28.7%

INCOME BY 
TENANTS!

1.5%

11.0%

7.1%

23.3% 2.9%

EVENT HOPSITALITY &
ENTERTAINMENT LIMITED

5.1.3. Tenant Mix

For Section 5.1.3. of the PDS, substitute the following: 

5.1.3. Lease Expiry Profile

The lease expiry table below is measured by base income. Most major tenants have significant optionality to extend their leases for 
years beyond the current term. Coles has a further five 5-year options to 2041 and Woolworths has a further 10-year option to 2039. 

10%

FY 2022 FY 2023 FY 2024 FY 2025 FY 2026 &
BEYOND

20%

30%

40%

50%

%
 B

A
SE

 IN
C

O
M

E

60%

70%

Figure 16: Fund Lease Expiry by Proportion of Base Income
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The Properties
Section 5.3. Roadside Retail Assets
For Section 5.3.1. of the PDS, substitute the following: 

5.3.1. Property Summary

The Roadside Retail portfolio consists of 29 metro and regional assets, geographically diversified across 5 states and territories, 
that meet the strict acquisition and four-pillar policy set out in Section 4.3.8. of the PDS.  When selecting a Roadside Retail asset, 
the acquisition team applies the due diligence screen set out in Section 4.3.13. of the PDS, to ensure that only suitable are acquired 
and Investors are being placed in the best position possible.

Shell Coles Express Albury NSW $6,525,174 6.25% $6,525,174 Purchase 9.3 

Shell Coles Express Goulburn NSW $6,144,414 6.20% $6,144,414 Purchase 9.3 

Shell Coles Express Kempsey NSW $2,511,291 7.25% $2,511,291 Purchase 4.3 

Shell Coles Express Orange NSW $6,252,875 5.55% $6,252,875 Purchase 8.3 

Shell Coles Express Tamworth West NSW $5,971,550 6.50% $5,971,550 Purchase 9.3 

Shell Coles Express Currajong QLD $6,424,972 5.54% $6,424,972 Purchase 10.3 

Shell Coles Express High"ields QLD $5,666,187 5.63% $5,666,187 Purchase 8.3 

Shell Coles Express Ballarat VIC $4,178,027 5.55% $4,178,027 Purchase 9.3 

Shell Coles Express Benalla VIC $5,139,904 6.51% $5,139,904 Purchase 10.3 

Shell Coles Express Bendigo VIC $4,497,481 5.55% $4,497,481 Purchase 9.3 

Shell Coles Express Warrnambool VIC $2,335,569 6.10% $2,335,569 Purchase 9.3 

Shell Coles Express Boulder WA $2,550,403 7.50% $2,550,403 Purchase 5.3 

Shell Coles Express Busselton WA $4,266,129 6.25% $4,266,129 Purchase 9.3 

Shell Coles Express Dubbo NSW $4,726,270 6.50% $4,726,270 Purchase 6.3 

Shell Coles Express Port Hedland WA $2,024,606 7.44% $2,024,606 Purchase 4.3 

Shell Coles Express Cairns (Manoora) QLD $6,325,003 5.50% $6,325,003 Purchase 9.3 

Shell Coles Express Belmont NSW $4,754,872 5.51% $4,754,872 Purchase 8.3 

Shell Coles Express Palmerston NT $7,645,741 6.00% $7,645,741 Purchase 11.3 

Shell Coles Express Geebung QLD $4,220,661 5.52% $4,220,661 Purchase 6.3 

Shell Coles Express Nambour QLD $6,139,316 5.80% $6,139,316 Purchase 9.3 

Shell Coles Express Blackwater QLD $4,362,015 6.51% $4,362,015 Purchase 4.3 

EG Aitkenvale QLD $3,840,000 6.25% $3,840,000 Purchase 13.5 

7$Eleven Kelmscott WA $8,600,000 5.50% $8,600,000 Purchase 11 

Liberty Stuart Park NT $11,363,636 5.50% $11,363,636 Fund Through 15 

Liberty Epsom VIC $7,000,000 6.00% $7,000,000 Fund Through 15 

Liberty Gurley NSW $7,833,333 6.00% $7,833,333 Fund Through 15 

7$Eleven Alkimos WA $5,350,877 5.70% $5,350,877 Purchase 12 

7$Eleven Ellenbrook WA $5,391,304 5.75% $5,391,304 Purchase 12 

Liberty Wagga Wagga NSW $6,949,153 5.90% $6,949,153 Fund Through 15 

PROPERTIES STATES VALUATION
PURCHASE

PRICE
WALE

$YEARS%
CAP

RATE
FUND
TYPE
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The Properties
Section 5.3. Roadside Retail Assets

5.3.2. Major Tenant Profile, Roadside Retail

For Figure 18: Major Tenant Profile Roadside Retail, substitute the following: 

5.3.3. Roadside Retail Lease Expiry Profile

For Figure 19: Roadside Retail Lease Expiry Profile, substitute the following: 

5.3.11. Liberty Ellenbrook, WA 

Change the heading to the following:  5.3.11. 7-Eleven Ellenbrook, WA
 
After section 5.3.11. insert the following two sections.

5.3.12. Portfolio to be Acquired from Waypoint REIT  

Waypoint REIT is Australia’s largest owner of Roadside Retail and Convenience assets with a national portfolio of 427 assets.  Across 
several diversified unlisted property trusts managed by Fawkner Property Ltd there are 82 Roadside Retail and Convenience assets. 
 
The Waypoint Properties include both urban and regional assets across New South Wales (7), Victoria (4), Queensland (6), Western 
Australia (3) and the Northern Territory (1). The assets are fully leased to Viva Energy (ASX: VEA) on triple net leases with 3% fixed 
rental increases. 
  

20%

FY22

%
 N

ET
 IN

C
O

M
E

FY23 FY24 FY25 FY26
BEYOND

40%

60%

80%

100%100%

8.2%

65.7%

18.3%

INCOME BY 
TENANTS!

2.1%

1.4%

2.6%

1.7%
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The Properties
Section 5.3. Roadside Retail Assets

Albury 07$Aug-31 9.3 $407,823 $6,525,174 6.25% 

Goulburn 07$Aug-31 9.3 $380,954 $6,144,414 6.20% 

Kempsey 07$Aug-26 4.3 $182,069 $2,511,291 7.25% 

Orange 07$Aug-30 8.3 $346,840 $6,252,875 5.55% 

Tamworth West 07$Aug-31 9.3 $388,357 $5,971,550 6.50% 

Currajong 07$Aug-32 10.3 $356,218 $6,424,972 5.54% 

High"ields 07$Aug-30 8.3 $318,800 $5,666,187 5.63% 

Ballarat 07$Aug-31 9.3 $231,855 $4,178,027 5.55% 

Benalla 07$Aug-32 10.3 $334,847 $5,139,904 6.51% 

Bendigo 07$Aug-31 9.3 $249,460 $4,497,481 5.55% 

Warrnambool 07$Aug-31 9.3 $142,470 $2,335,569 6.10% 

Boulder 07$Aug-27 5.3 $191,280 $2,550,403 7.50% 

Busselton 07$Aug-31 9.3 $266,633 $4,266,129 6.25% 

Dubbo 07$Aug-28 6.3 $307,208 $4,726,270 6.50% 

Port Hedland 07$Aug-26 4.3 $150,706 $2,024,606 7.44% 

Cairns (Manoora) 07$Aug-31 9.3 $347,875 $6,325,003 5.50% 

Belmont 07$Aug-30 8.3 $261,993 $4,754,872 5.51% 

Palmerston 07$Aug-33 11.3 $458,744 $7,645,741 6.00% 

Geebung 07$Aug-28 6.3 $232,980 $4,220,661 5.52% 

Nambour 07$Aug-31 9.3 $356,080 $6,139,316 5.80% 

Blackwater 07$Aug-26 4.3 $283,790 $4,362,015 6.51%

TOTAL 8.48 $6,196,983  $102,662,459 6.04%

TOWN&SUBURB WALE
PURCHASE

PRICE
CAP

RATE
TERM
EXPIRY

5.3.13. MAJOR TENANT PROFILE

     
     Viva Energy is the exclusive licensee of the Shell brand for fuel distribution in Australia and provides fuel to the 
Coles Express network nationally. Viva Energy’s network of over 1,350 service stations include Shell Coles Express and 
independently operated Shell and Liberty roadside retail assets.  

Renumber the following section to 5.3.14.

RENT $1 JAN 2022%

The Waypoint Properties have the following attributes: 
 
• Purchase Price: $102,662,459 
• WALE: 8.5 years 
• Weighted Average Cap Rate: 6.1% 
• Total Site Area: 88,293sqm 
 
Each asset in the portfolio was assessed on its individual merits and its suitability to the objectives of the Fund, using the due 
diligence screen set out in Section 4.3.13. of the PDS. 
 
These Roadside Retail assets maintain the attractive characteristics of the broader fuel and convenience sector, o!ering long 
leases, resilient performance and the added drawcard of future development potential. Based on their prominent locations, the 
assets included in the Fund are prepared to meet changing consumer demands whilst also fulfilling the current needs of an 
extensive and national private and commercial road transport card network. 
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Fees and other costs
Section 6

6.2. EXAMPLE OF ANNUAL FEES AND COSTS FOR THIS FUND 

Substitute the following table and text. 

This table gives an example of how the ongoing annual fees and costs for the Fund can a!ect your investment over a one-year 
period.  You should use this table to compare this product with other products o!ered by managed investment schemes.

Example Balance of $50,000
Contribution fee Nil You will not be charged a contribution fee

Plus Management Costs 2.20%% For every $50,000 you have in the Fund, you 
will be charged about $1,100 for the year to 
30 June 2023.

Equals cost Fund If you had an investment of $50,000 at the 
beginning of the year and you did not put in 
any additional monies during that year (as 
the Fund is closed to investment) you will be 
charged fees and costs of about $1,100.

1 This estimate includes fees which are not ongoing but are incurred once only, when a property is purchased (see 6.3.1 below). It is the intention of the 
Responsible Entity to hold the Properties as long-term investments (see 2.5 Investment objective). 

6.3. ADDITIONAL EXPLANATION OF FEES AND COSTS

6.3.1. Management costs

Substitute the following text and table. 

Management Costs include ongoing fees and costs which are 
paid once only (see section 12 Glossary). The breakdown is 
shown in the following table which displays estimates for the 
financial year to 30 June 2023. 

Breakdown of Management Costs
Estimated annual amounts as a percentage of average net assets FY 
30 June 2023.

      2023       
Responsible Entity fee%     1.70%      
Expenses&      0.11%       
Additional Responsible Entity fee'  0.39%         
Performance fee(           0%          
Responsible Entity sale fee)       0%           
Indirect costs*         0%          
Unrecovered GST        0%           
Indirect cost ratio   2.20%           

1. 1.0% per annum of the value of the gross assets of the Fund.
2. Includes accounting, tax, custody and compliance costs.
3. 1.5% of the contract price of any property purchased by the Fund (plus 

1% project management fee for properties subject to a Fund-through 
Arrangement – there are no investments in external funds or products.

4. No performance fee will be charged.
5. 2.5% of the contract price of any property sold by the Fund – there are 

no other investment-related fees and charges apart from transaction 
costs (see 6.3.2).

6. The Fund owns all assets directly and there is no interposed vehicle.

6.3.2.1. Setup costs

Substitute the following text. 

While the Underwriting Agreement provides for a fee of 3% of 
the maximum amount under the Underwriting Agreement for 
establishing the underwriting, which is at the low end of market 
expectations, the underwriter has agreed to waive two-thirds of 
the fee and charge only 1% or $650,000. 

There are also legal conveyancing costs and state government 
duty, payable when each of the Properties is purchased and 
bank charges payable when the Loan is established, amounting 
to 0.37% of the Loan principal, and titles o!ice charges when 
the mortgages are registered. 

These costs are in addition to the Management Costs shown in 
section 6.1 Fees and costs summary. 

P L E A S E  R E A D  T H E  W H O L E  O F  T H I S  D O C U M E N T       |        



16



Substitute the following text and tables. 

7.1. GENERAL ASSUMPTIONS

The Responsible Entity has assumed that all existing leases 
are enforceable and are performed in accordance with their 
terms, subject to specific assumptions below, and that there 
are no changes in Commonwealth, State or Local Government 
laws (including taxation laws), regulations or policies that will 
have a material impact on the Fund’s performance.

7.2. FORECAST INCOME STATEMENT

 

7.3. FORECAST BALANCE SHEET

13 |      E S S E N T I A L  S E R V I C E S  T R U S T  N O . 1 9 .  P R O D U C T  D I S C L O S U R E  S T A T E M E N T 

Financial Information
Section 7

Financial Table 2.  Forecast balance sheet as at 30 June 2023. 
These forecasts are based on the stated assumptions below and prepared 
on the basis of the accounting policies disclosed below.

Net Tangible Assets per Unit has been calculated by dividing the Net 
Tangible Assets of the Fund by the number of Units on issue, which is the 
number of Units in the O#er.  As the initial period of investment is seven 
years, the Net Tangible Asset per Unit in the early years is of reduced 
significance. 

Note that, as an amount of the Application Monies has been expended 
on establishing the Loan and paying duty and other costs of procuring 
the Properties, which are recognised in the pro forma balance sheet at 
purchase costs but carried at fair value from the first balance date, the Net 
Tangible Asset backing per Unit at the first balance date is forecast to be 
less than the Unit purchase price of $1.00.  The Net Tangible Asset backing 
per Unit is expected to exceed the Unit purchase price by the end of the 
fourth year of the Fund, which implies an expected average growth in the 
values of the Properties of 1% - 1.5% per annum for that period. 

IF ACTUAL OUTCOMES DIFFER FROM THE ASSUMPTIONS THE ACTUAL 
FINANCIAL POSITION AND GEARING RATIO ARE LIKELY TO DIFFER.

Financial Table 1.  Forecast operating income and distributions for the 
financial year to 30 June 2023. 

These forecasts are based on the stated assumptions below and prepared 
on the basis of the accounting policies disclosed below.    

The above statement of Operating Income and Expenses is formatted to 
demonstrate the operating income available for distribution to unitholders. 
It is not designed to meet the various specific formatting requirements 
of AASB101 Presentation of Financial Statements, nor the recognition or 
measurement standards of other Accounting Standards, in particular the 
statement does not include adjustments to the fair value of the property 
investments. 

THE ACTUAL NET INCOME AND DISTRIBUTIONS ARE LIKELY TO DIFFER.

FORECAST BALANCE SHEET               2023            
Assets   $
Cash 14,585,493

Investment property 324,824,138

Total Assets 339,409,631

Liabilities

Bank Loan (167,744,900)

Additional Bank Loan (14,600,000)

(No provisions) -

Distribution Payable (932,000)

Total Liabilities (168,677,000)

Net Assets 178,303,000

Unitholders Funds

Subscriptions 172,000,000

Retained Earnings 6,303,000

Net Unitholders Funds 178,303,000

Net Assets per unit 1.04

Gearing ratio 48%

YEAR ENDING 30 JUNE

OPERATING INCOME AND EXPENSES                          2023 
Income                   $

Net Property income 20,073,000

Interest income 27,000

Gross income 20,100,000

Expenses

Responsible entity fee (2,878,000)

Responsible entity fee deferral -

Accounting, tax, compliance and 
audit

(192,000)

Total expenses (3,070,000)

Net income before interest 17,030,000

Interest expense (5,548,000) 

Net operating income 11,482,000

Distributions cpu 6.50

Operating income payout ratio 88.0%

Interest cover ratio (operating 
income times)

3.07

AS AT 30 JUNE
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Financial Information
Section 7
7.5. KEY FINANCIAL ASSUMPTIONS

The forecast income statement and forecast balance sheet 
(Financial Information) are based on various assumptions 
made by the Responsible Entity. While the Responsible Entity 
has used due care and skill preparing the forecast and believes 
that there is a reasonable basis for the forecasts, there can be 
no guarantee or assurance that the forecast will be achieved.  
The forecasts have not been independently reviewed or 
verified. The time period to 30 June 2023 for providing the 
assumptions has been selected due to the predictable nature 
of the revenues and costs that will not be subject to major 
changes as the Fund progresses.  

The Responsible Entity’s main assumptions in preparing the 
forecast Financial Information are set out below. 

See also the risk factors and investment considerations set 
out in section 8 of the PDS. 

7.5.1. Commencement

The financial forecast commences from 1st July 2022. 

7.5.2. Materiality

The levels of materiality have been determined to be:
• in relation to balance sheet items – an effect of more 

than 0.5 cents per Unit in any one year, or $250 for an 
investment of $50,000; 

• in relation to income statement items – an effect of more 
than 0.05 cents per Unit per annum, or $25 per annum 
for a $50,000 investment. 

These amounts determine the level of error tolerable in the 
forecasts.

7.5.3. Acquisition of Properties

It is assumed that the Settlement of the contracts for the 
Properties and the Waypoint Properties takes place in 
accordance with the dates set out in sections 10.4 to 10.13 and 
no additional property is purchased in the forecast period. 

7.5.4. Capital Raising

The forecast assumes no underwriting and the issue of Units 
in time to settle the Properties and the Waypoint Properties. 

7.5.5. Establishment and Due Diligence Costs

The costs of acquisition of the Properties and the Waypoint 
Properties include duty in the relevant jurisdiction, a fee to 
the Responsible Entity of 1.5% of the contract price and legal 
and due diligence costs of 0.47% of the contract price.

7.5.6. Loan

The forecasts assume that the Loan is drawn down in a timely 
manner to settle the Properties and the Waypoint Properties 
and the additional amount (see 2.10 Loan) is drawn down 
and repaid after 12 months.  Establishment costs of 0.37% 
of the Loan principal are included. A bank margin of 2.27% is 
assumed with a base rate of 0.58% variable.

7.5.7. Net Property Income

Unless otherwise stated, it is assumed that all tenants meet 
their rental obligations in line with the provisions of the 
leases. 

7.5.8. Leases in holdover

Specialty shop leases at the Cairns property which have 
expired, leaving the shop trading on a monthly tenancy, are 
assumed to remain occupied and paying rent until April 2022.  

7.5.9. Vacancies

Existing vacancies at the Cairns property are assumed. A 
vacancy results in a loss of three months’ rent, on average.

7.5.10. Letting up costs

An allowance has been made $3.2 million to be expended 
over the forecast period in cash incentives to tenants, 
landlord’s works to facilitate letting, owner’s contribution to 
marketing, leasing fees and other expenses of achieving new 
leases at the Cairns property. 

7.5.11. COVID-19 Relief Contribution

The vendor of the Cairns property has paid a sum of $1.159 
million or more than 15 weeks’ specialty rent, into a reserve 
for the purpose of covering unexpected loss of rent from 
specialty tenants in the two years following the acquisition 
of the property.  Any amount remaining in the reserve at the 
expiry of two years will be taken up as income by the Fund.

7.5.12. Fees and costs

The fees set out in section 6 Fees and other costs are applied.
 
7.5.13. Operating Expenses & Statutory Charges

It is assumed that the operating costs and statutory charges 
applicable to the Properties increase at 1.25% annually.

7.5.14. Capital Expenditure on the Properties

Apart from the Cairns Shopping Centre, the Properties are of 
quite recent construction, modest annual capital expenditure 
is allowed except for Cairns Shopping Centre, where $4.7 
million is allowed in the forecast period. 

7.5.15. Revaluation of Properties

Properties are revalued based on increased net rental 
income and a capitalisation rate reflecting the opinion of the 
Responsible Entity as to future capital market and property 
market conditions. 
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7.6. SIGNIFICANT ACCOUNTING POLICIES 

The Financial Information has been prepared in accordance 
with the accounting policies set out below.

7.6.1. Reporting Entity

The Financial Information is for the Fund as an individual 
entity. The Fund is an unlisted, registered managed 
investment scheme established and domiciled in Australia. 
The Responsible Entity of the Fund is Fawkner Property Ltd. 

7.6.2. Financial Reporting Framework

As a registered managed investment scheme, the Fund must 
keep financial records and make annual financial reports in 
accordance with Chapter 2M of the Corporations Act.  As 
there are more than 100 Investors, the Fund is a disclosing 
entity and obliged to make half-yearly reports. 

7.6.3. Basis of Preparation

The financial information has been prepared in accordance with 
the recognition and measurement requirements of applicable 
Accounting Standards. For clarity and effectiveness, the 
Financial Information is presented in concise form only and, 
as a result, may not comply with all the presentation and 
disclosure requirements of the Accounting Standards.

7.6.4. Borrowing Costs

Borrowing costs are recognised as an expense in the financial 
year in which they are incurred, except to the extent they can 
be capitalised in accordance with Accounting Standards. 
Borrowing costs include interest on borrowings and bank 
overdraft and amortisation of costs incurred in connection 
with establishing the borrowing arrangement.

Costs incurred in the establishment of the borrowing facility 
are recognised as a reduction in the loan liability and 
amortised over the period of the loan.

7.6.5. Income Tax

Under current income tax legislation, the Fund is not liable 
to pay income tax, provided existing Investors are presently 
entitled to all of the Fund’s net income for tax purposes (also 
see section 9 Taxation). 

7.6.6. Investment Property

Investment property is property held to earn rental income, 
or for capital appreciation, or for both. Investment property 
is recognised in the balance sheet at cost and carried at fair 
value from the first balance date. Fair value is determined in 
accordance with Accounting Standards either by the directors 
or independent valuers. Changes to fair value are recorded 
in the profit and loss as income. Investment property is not 
depreciated.

7.6.7. Revenue recognition

Rental income is recognised in the profit and loss statement 
when it is due under the lease.  

Interest income is recognised in the profit or loss statement 
on a time basis, using the effective interest rate method.  

Other income is recognised when the right to receive the 
revenue is established.

7.6.8. Goods & Services Tax (GST)

The effect of GST has not been included in the forecasts. The 
financial outcomes would not be expected to be materially 
different if GST were included, as the Fund expects to receive 
input tax credits for all GST remitted to the ATO.

Financial Information
Section 7
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For the second paragraph above the table, substitute the following paragraphs.

General Investment Risks

Where risks eventuate, income distributions may be lower than expected or may be suspended and the capital value of the Units 
could fall. Distributions are not guaranteed and neither is the return of the capital invested (see disclaimer inside the front cover).

The investment considerations and risks of investing in the Fund include:
• general investment risks including economic and market conditions;
• considerations and risks which would apply if Investors were purchasing the Property in their own right as a co-owner; and
• considerations and risks in relation to holding interests in a managed investment scheme.

Investors should be aware that the value of the Properties, the income to Investors and the value of the Units could be adversely 
a!ected by a number of factors, including those outside the control of the Responsible Entity.

The Responsible Entity has identified the following risks and considerations in no particular order, with the corresponding measures 
in place to address the risk identified. There may be risk factors that are not identified in this table and the measures set out may 
be less than fully e!ective.

AMENDMENTS TO TABLE OF RISKS AND INVESTMENT CONSIDERATIONS

For the second row of the Table, substitute the following.

Risk Factors
Section 8   

RISK

Tenancy and Income Risk
There is the risk that the Fund’s revenue may decrease as a 
result of falling rental demand, rent payments decreasing, 
tenant incentives increasing, tenants or guarantors failing to 
fulfil obligations under a lease or the Properties not being fully 
leased. Where tenants fail to pay rent in a timely manner, a 
material impact on distributions may occur and distributions 
may be reduced or suspended. 

This may also have a negative e!ect on the value of the 
Properties. 

The ability of the tenants to continue to meet rental 
obligations and to renew their leases depends on the 
continued viability of their businesses, which may be 
adversely a!ected by competition, COVID-19 restrictions on 
movement, changes in world prices of commodities, changes 
in consumer references, advances in technology or changes 
in infrastructure and other risks beyond the control of the 
tenant or the Responsible Entity. See also 4.2.8 Target Store.

EFFECTS AND MEASURES TO ADDRESS RISK 

The Properties, other than the Cairns property, have long 
leases and fixed annual increases. Market rent reviews will not 
be applicable in these properties until the end of the initial 
term of each lease. 

The Cairns property is anchored by tenants on long leases 
but most specialty leases have terms of 5 years or less, with a 
market rent review at the end of each term. 

The Responsible Entity works closely with all tenants to ensure 
that every lessor initiative that is commercially viable is taken 
to improve the businesses of the tenants. 

The policy of the Responsible Entity is to accumulate cash in 
the Fund as a contingency against the need to provide tenant 
incentives or to meet unforeseen capital expenditure.
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Risk Factors
Section 8

RISK

Unit Price Risk
As disclosed in the financial information in section 7, the NTA 
per Unit is forecasted to be $1.04 at 30 June 2023, compared 
to the Unit price of $1.00. If the NTA per Unit does not increase 
over the life of the Fund, Investors may su!er a loss of all or 
some of their investment. 

The Responsible Entity has broad powers of restructure, 
including the power to list the Units on the ASX. The price 
of Units on the ASX is subject to market sentiment as well as 
factors internal to the Fund.

EFFECTS AND MEASURES TO ADDRESS RISK 

The NTA per Unit depends on the cash retained in the Fund 
and the value of the Properties. If there are calls on cash in 
the Fund, such as unexpected capital expenditure on the 
Properties or requirements to repay Loan principal, or if the 
values of the Properties do not increase, the NTA per Unit may 
not equal or exceed the Unit price of $1.00. 

The Responsible Entity has no intention of listing the Units 
as at the date on the front cover. Although the price of Units 
listed on the ASX is likely to be more volatile, an Investor has 
the continual opportunity to sell the Units at the market price. 

The Responsible Entity carries out due diligence on the 
Properties to ascertain likely capital expenditure requirements 
and retains cash in the Fund to address contingencies, but 
these measures cannot eliminate this risk.

For the fourth row of the Table substitute the following.

For the seventh row of the table substitute the following.

RISK

Re-financing risk 
The Fund faces the risk that the bank will not re-finance 
the Loan after the first 5-year period. The bank could then 
enforce its mortgage by appointing a receiver to liquidate the 
Properties

EFFECTS AND MEASURES TO ADDRESS RISK 

The Responsible Entity has dealt with the bank on many 
similar transactions and has confidence that the Loan will be 
refinanced but, however unlikely, the bank may not o!er to 
re-finance the Loan on acceptable terms, due to the e!ects 
of COVID-19 movement restrictions, considerations of overall 
bank risk ratios or other factors not related to the Properties.

 If the bank will not re-finance the Loan, the Responsible Entity 
has one of several options:
• seek re-financing from another financial institution; 
• seek additional equity from the existing Investors; 
• seek additional equity from new Investors; 
• sell one or more of the Properties.

Taxation
Section 9

There are no changes to Section 9 of the PDS.
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Glossary
Section 13
In the appropriate position in the list of terms, insert the following.

Waypoint Properties 

The properties to be purchased from Waypoint REIT (see Section 5.3.12).

How to complete the Application Form
Section 14
There are no changes to Section 14 of the PDS.
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Summaries of Material Documents
Section 10
At the end of Section 10 on Page 54 of the PDS, insert the following:

10.11. WAYPOINT PROPERTIES

10.11.1. Terms of acquisition

The Responsible Entity entered into an agreement to acquire the purchase of the Waypoint Properties on 27 April 2022 from 
Waypoint REIT. The key terms of the contract are as follows:

Properties: As set out in 5.3.12 above.
Improvements: Service station including underground tanks and lines and convenience store.
Purchase price: As set out in 5.3.12 above.
Settlement date: On or around 30 June 2022.

10.11.2. Terms of leases Waypoint REIT properties

Premises: The whole of the land and the service station and convenience store.
Tenant: Viva Energy Australia Pty Ltd. (see 5.3.13 in this supplementary PDS)  
Landlord: The Responsible Entity
Term: Generally 15 years, with 7 x 10-year options
Rent at purchase: As set out in the table in 5.3.12, above.
Rent increases: Fixed rent increases of 3.0% with market reviews at the start of an option
Outgoings: Tenant responsible for outgoings, including land tax on a multiple holding basis.
Contamination: The tenant must implement inventory control and comply with environmental laws and best practice.
Remediation: The tenant (VEA) has a positive obligation to use reasonable endeavours to ensure that it does not cause or permit 
the Premises to be Contaminated. The Tenant must during the Term, carry out, or procure the carrying out of, any works necessary 
to ensure that on the Expiry Date the Premises are not Contaminated such that the Contamination would be considered to pose 
an unacceptable level of risk for the ongoing use of the Premises as a service station.
First right of refusal: If the landlord proposes to sell the property other than by public auction, the tenant must be given "irst 
right of refusal.

Additional Information
Section 11
There are no changes to Section 11 of the PDS.

Direct debit request service agreement
Section 12
There are no changes to Section 12 of the PDS.
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Take part in this outstanding 
investment opportunity.

If you would like a copy of the Product Disclosure Statement(s), or 
require further information regarding Essential

Services Trust No.20, please contact Fawkner Property.

Email: info@fawknerproperty.com.au

Phone: (03) 9856 4577

fawknerproperty.com.au
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Forecast annual
distributions
paid monthly6.5% 

!FY22 & 23"

FORECAST

ARSN 649 439 896
11 March 2022
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Important Notices

WORDS WITH SPECIAL MEANINGS
Some words and expressions in this document have special 
meanings. Words with special meanings are given Initial 
Capitals and are explained in the Glossary in section 13.

THE OFFER
This document relates to an o!er of Units in Essential Services 
Trust No 20 (Private Property Trust No. 20 ARSN 649 439 896) 
(Fund), at $1.00 per Unit.  The number of Units on o!er is 
speci"ied at the top of the Key Features table.

PDS ISSUED BY RESPONSIBLE ENTITY
This document is a Product Disclosure Statement (PDS) issued 
under Part 7.9 of the Corporations Act 2001 (Cth) (Corporations 
Act), on the date on the front cover.  The Responsible Entity 
of the Fund and the issuer of this PDS is Fawkner Property Ltd 
(Responsible Entity).

The representations in this PDS are those of the Responsible 
Entity.  None of the other parties named in the Corporate 
Directory, no Valuer or other party who has given consent 
to a statement in this PDS and no tenant, including a tenant 
whose logo is included in this PDS, has caused or authorised 
the issue of, or representations in, this PDS and does not make 
any representation or recommendation in relation to the O!er.

This PDS has not been lodged with the Australian Securities 
and Investments Commission (ASIC) and ASIC takes no 
responsibility for the contents of this PDS.  ASIC encourages 
Investors to read Investing in unlisted property schemes?  
which can be found at www.moneysmart.gov.au.

NO OTHER REPRESENTATIONS
The representations of the Responsible Entity contained in 
this PDS (and any supplementary or replacement PDS) are the 
entire representations made about the Fund to Investors.  This 
PDS supersedes all previous information and communications 
about the Fund.  Any information not contained in this PDS 
cannot be taken as authorised by the Responsible Entity.

DISCLAIMER
This PDS has been prepared for the information of Investors, 
without taking account of the objectives, "inancial situation 
and needs of any Investor.  Prior to deciding to invest, Investors 
should read this PDS in full, understand the risk factors that 
could a!ect the investment performance of the Fund and 
consider whether the investment is appropriate, having regard 
to their objectives, "inancial situation and needs.

The Responsible Entity recommends that Investors obtain 
professional advice before deciding to apply for Units in the 
Fund.

NO GUARANTEE
The Responsible Entity and its o#icers, employees, agents and 
consultants do not guarantee the performance of the Fund or 
the return of your investment and take no responsibility for 
your decision to invest in the Fund.

NO COOLING OFF PERIOD
As the Fund is not liquid, there is no cooling-o! period for 
Investors.  An application cannot be cancelled once Units have 
been issued.

WARNING – FORWARD#LOOKING STATEMENTS
The Financial Information in this PDS contains forecasts.  
While the Responsible Entity believes this information has a 
reasonable basis, future events may vary materially from the 

assumptions on which this information is based, which are 
set out in the PDS.  The Responsible Entity cautions Investors 
about relying on forecasts in the Financial Information.

CURRENCY AND GST
All monetary amounts in this PDS are in Australian dollars 
and take account of the e!ects of GST on Investors, unless 
otherwise stated.

RESTRICTION ON INVESTORS
This PDS does not constitute an o!er in any place or 
jurisdiction, outside Australia.  In particular, this PDS does not 
constitute an o!er in the US or to any US Person.

UP TO DATE INFORMATION
Information contained in this PDS is up to date as at the date on 
the front cover. If the Responsible Entity reasonably believes 
that a change in circumstances will have a materially adverse 
e!ect, a supplementary PDS will be issued.

Check the website of the Responsible Entity for announcements 
and updates.  A paper copy of any updated information is 
available free of charge from the Responsible Entity.

HARD COPY PDS AVAILABLE
If you received this PDS in electronic form, the Responsible 
Entity encourages you to print the whole document for ease 
of reading.  A paper copy is available free of charge from the 
Responsible Entity.

TARGET MARKET DETERMINATION
A target market determination, made by the Responsible Entity 
under section 994B of the Corporations Act, is available on the 
website of the Responsible Entity (see below). 

CORPORATE DIRECTORY

Responsible Entity
Fawkner Property Ltd
ACN 147 265 281, AFSL 437 334
PO Box 6314
MELBOURNE   VIC   3004
+613 9856 4577
info@fawknerproperty.com.au  
www.fawknerproperty.com.au

External Dispute Resolution Service
Australian Financial Complaints Authority (AFCA)
GPO Box 3
MELBOURNE   VIC   3001
1800 931 678
info@afca.org.au     www.afca.org.au

Auditor
Paul Carr - Partner
Daniel Allison & Associates Assurance
35 Market Street
SOUTH MELBOURNE   VIC   3205
www.daassociates.com.au

Auditor of the Compliance Plan
Mr Terry Vail CPA -Partner and Registered Company Auditor
Ryecrofts Pty Ltd
Level 2
66 Victor Crescent
NARRE WARREN   VIC   3805
www.ryecrofts.com.au
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Introduction

Fawkner Property Ltd as responsible entity for the Essential Services Trust No.20 (ARSN 649 439 896) is 
offering the opportunity to invest in a national portfolio of Essential Service anchored properties.  

The trust is anchored by the Earlville Shopping Centre (Stockland Cairns), Cairns QLD, which a dominant, 
double-supermarket anchored shopping centre. The centre is located within the city of Cairns, a major, 
dynamic, and thriving economic hub within North Queensland, underpinned by strong activity in the 
tourism sector, agribusiness as well as service industries. 

This core, sub regional shopping centre investment opportunity is anchored by a strong trading Coles, 
Woolworths, and Big W, with a major tenant WALE of 5.3 years. The Centre’s leading major tenant base 
is supported by a highly productive and diverse tenant mix with major, chain and national retailers 
representing 89% of centre lettable area and 83% of gross rental income. The centre has annual foot 
traffic of over 4.4m, driving a significant total centre MAT of $261m.  

The 8 Roadside Retail assets, including four fund through assets and three additional brand new sites. 
The assets are anchored by some of Australia’s leading convenience retailers including 7-Eleven, Liberty 
Oil, Guzman y Gomez and Zambrero.   
 
These essential service real estate investments are underpinned by long lease profiles and increasing 
rents with five of the assets having at least 3% fixed rental escalators. The roadside retail portfolio has a 
weighted average lease expiry of 13.8 years.  
 
The Fund which has a weighted average capitalisation rate on acquisition of 6.47%, is forecast to pay a 
6.50% per annum distribution, paid monthly in FY22-23. Forecast returns are anticipated to be 100% tax 
deferred in FY22 and FY23. 
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Number of Units in the O!er 116,000,000 2.1
Application price $1.00 per Unit 2.1
Amount to be raised by the O!er $116,000,000 2.1
Underwriting Up to $65 million 2.7
Minimum amount to be raised Not Applicable 2.1
Investment Strategy Direct property 2.2
Investment Term Initial 7 years 3.1
No cooling o! period The Fund is not liquid 3.3
Distributions Monthly 3.5
Expected distributions (annualised) 6.50 cents per Unit to 30 June 2022*

6.50 cents per Unit to 30 June 2023*
7.3

O!er closing date 31 August 2022** 2.1

Key Features
Section 1

INVESTMENT OVERVIEW Section
O$er Fixed-term, commmercial property trust, with gearing 2.2

* Distributions are paid only out of funds from operations and realised proceeds of sale
** Unless the O!er is fully subscribed before this date or the Responsible Entity extends the date.

CONSIDERATIONS AND RISKS Section

FUND VEHICLE Section
The Fund The Fund was established on 22nd March 2019, as an unregistered managed 

investment scheme. The Fund became a registered managed investment scheme 
on 27th April 2021.

3.1

Loan The Responsible Entity is negotiating for an interest-only "inance facility with a 
major Australian bank, secured by "irst registered mortgages over the Properties.

2.13

Gearing The policy of the Responsible Entity is to maintain a Gearing Ratio of not more than 
55%, except when temporary "inancing is in use.

2.11

Interest Cover The policy of the Responsible Entity is to maintain an Interest Cover Ratio of at least 2.75 
times.

2.12

Valuation Valuation of properties is required in various circumstances as explained in the Valuation 
Policy.

3.11

Net Tangible Assets The estimated Net Tangible Assets per Unit is in the Financial Information. 7.4

Investments Risks It is important that Investors understand the investment risks and considerations, 
which are highlighted in a separate section of this PDS.  Investors will be subject to 
investment risks and bene"its as if they were the owners of the Properties in their 
own right and had obtained non-recourse borrowing from a bank on similar terms 
to the Loan, secured by a mortgage over the Properties.  There are also some risks 
associated with investing in the Properties through the Fund.

8

ASIC guidance ASIC has issued Regulatory Guide 46 – Unlisted property schemes:  Improving 
disclosure for retail investors.  The Fund meets the prescribed benchmarks and 
the PDS makes the required disclosures.  Tabular guides are included to assist 
Investors.

11.1

P L E A S E  R E A D  T H E  W H O L E  O F  T H I S  D O C U M E N T       |        
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INVESTMENTMENT INTO THE FUND Section

MANAGEMENT OF THE FUND Section

THE PROPERTIES Section

Application minimum 20,000 Units unless the Responsible Entity consents to a lower number. 2.1
Applications Applications will be given priority in the order in which they are received.  The 

Responsible Entity may reject any application in whole or in part.
3.3

Unit issue Units will be issued on the "irst Business Day of each calendar month in respect of 
each complete application received by close of business on the last Business Day 
of the previous month, provided the application is accompanied by Application 
Monies in cleared funds in the Application Monies Account.

3.2

No withdrawal As the Fund is investing in real estate assets for a "ixed term, there is no ability to 
redeem Units in the "irst seven years. 

3.8

No cooling-o$ As the Fund is not liquid, there is no cooling-o! period. 3.3
7-year Investment Term The Fund is a long-term investment of seven years, with annual Limited Redemption 

O!ers thereafter, subject to extension by the Unit holders or the Responsible Entity 
in accordance with the Constitution. 

3.2

Voting rights All Units will have equal voting rights. 3.2
Distributions The Responsible Entity intends to make distributions on a monthly basis, to be paid 

on or about the 21st day of the following month. The holder of a Unit on the last 
day of a month is entitled to the distribution in respect of that Unit for the month.  
Distributions are paid only out of funds from operations and realised proceeds of 
sale.

3.5

Tax deferred amounts The Responsible Entity expects that 100% of the distribution for the period ending 
30 June 2022 and 30 June 2023 will be tax deferred.

9.2

Superannuation funds It is intended that the Fund will be a widely held trust for the purposes of investment 
by superannuation funds and pension funds.  Trustees should nevertheless seek 
their own advice to determine whether this Fund is suitable for a complying 
superannuation fund or pension fund.

11.4

Responsible Entity Fawkner Property Ltd 3.13.1

Properties Stockland Cairns
EG Aitkenvale
7$Eleven, Zambrero Kelmscott
Liberty, Guzman Y Gomez Stuart Park
Liberty Epsom
Liberty Gurley
7$Eleven Alkimos
7$Eleven Ellenbrook
Liberty Wagga Wagga

  5

FEES AND COSTS Section
Fees and other costs Fees are disclosed in a separate section of the PDS, in accordance with the 

Corporations Regulations, as varied by ASIC.  Expected distributions at the top of this 
table are after all fees and costs have been paid.

6

Key Features
Section 1
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2.1. THE OFFER

This PDS sets out the terms of an O!er of Units in the Fund at a 
price of $1.00 per unit.  The number of Units in the O!er is stated 
in the Key Features table (see Section 1 above).  To minimise 
administration costs to all Investors, unless the Responsible 
Entity consents to a lower amount, the minimum subscription is 
20,000 Units per Investor and thereafter in multiples of 5,000 
Units.

There is no minimum number of Units for which applications 
must be received before the Units are issued.

The O!er opened on the date on the front cover and closes on 
the O!er closing date shown in the Investment Overview table 
(see Section 1 above), unless the Responsible Entity closes the 
O!er early or extends the O!er, which the Responsible Entity is 
entitled to do without notice. 

2.2. THE MANAGER

Fawkner Property is a highly regarded real estate investment 
manager:

• Fawkner Property was founded in 2010 and following the 
completion of Essential Services Trust No.20 will have total 
assets under management of approximately $1.3 billion;

• Fawkner Property has a proven successful track record of 
delivering successful real estate investment returns for 
over a decade;

• Fawkner Property has extensive experience across 
managing registered managed investment schemes, listed 
real estate investment trusts and managing commercial 
property.

2.3. INVESTMENT RATIONALE

The investment rationale for the Fund is further explained in 
Section 4 however, in summary: 

• diversified national portfolio of essential services tenanted 
real estate assets; 

• Forecast monthly distributions, which are estimated to be 
6.50% p.a. in FY22-23;

• the income stream is expected to be tax-deferred and paid 
monthly; 

• the fund o!ers a yield premium over other asset classes, 
such as Australian equities, fixed income and term deposits; 

• the Cairns Shopping Centre (Stockland Cairns) is a 
defensive, double-supermarket anchored shopping centre 
with an impressive total Moving Annual Turnover (MAT) of 
$261m; 

• the Cairns Shopping Centre has been purchased on an 
attractive yield relative to recent comparable sub-regional 
shopping centre transactions; 

• the fund has a national portfolio of Roadside Retail assets, 
which is expected to expand, that has a long lease expiry 
and strong rental escalators; and 

• the lease profile is underpinned by a large exposure to ASX-
listed tenants as well as other Chain and National tenants. 

2.4. RETURN COMPARISON

The forecast distribution yield to investors in the Fund is 6.50% 
p.a. for FY22, and 6.50% p.a. for the financial year ending 30 
June 2023.

The chart below compares the yields of other investment asset 
classes and the Fund. For the financial year ending 30 June 
2022 the Fund is forecast to o!er a significant premium to the 
asset classes shown below. 

2.5. INVESTMENT OBJECTIVE

The investment objective of the Fund is:

• to build a portfolio of investment properties with a total 
purchase price of up to $350 million, geared to an LVR of 
not more than 55% (excluding temporary financing – see 
2.9 Temporary financing);

• to produce adequate funds from operations to sustain the 
forecast distributions; and

•  to hold the portfolio for a minimum of seven years from the 
date on the front cover of this PDS.

The Responsible Entity intends to hold the Properties as long-
term investments. The strategy is to hold the Properties without 
adding any significant value through development activity.  
Some real estate assets may be acquired under a Fund-through 
Arrangement and these assets will be held as investments of 
the Fund from completion.

RBA Cash
Rate

Term
Deposit

US 10Y
Bond

AU 10Y
Bond

Scentre
Group Feb-25

McDonald's
Mar-30

Major
Bank

Hybrids

Essential Services 
Trust 20

Source: Re"initiv Data, RBA, CBA, NAB, WBC, ANZ, Bell Potter. February 2022
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YIELDS

3.63%

6.50%

Figure 1: Asset Class Yields

0.10% 0.25%

1.87%
2.19%

2.84%
3.37%

Woolworths
May-30

Coles
Aug-30

2.48%

3.59%
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2.6. ADDITIONAL PROPERTIES

In addition to the Properties (see section 5) the Responsible 
Entity may purchase additional Roadside Retail (see section 4.3 
below) properties if this is in the interests of Investors.

2.7 PORTFOLIO DIVERSIFICATION

The Responsible Entity does not purport to provide broad 
portfolio diversification under this O!er.  Investors seeking 
diversification in a commercial property portfolio should 
consider holding other investments in addition to Units in the 
Fund.

2.8. PROPERTY DEVELOPMENT

The Fund does not accept significant development risk and 
does not set out to make development profits.  The Fund may 
make progressive payments in purchasing a property under 
construction under a Fund-through Arrangement, provided 
development risk is borne by other parties.

2.9. TEMPORARY FINANCING

The Responsible Entity may issue debt by way of unsecured 
notes on a temporary basis, to ensure that the Fund is fully 
invested when Units are issued to Investors.  Payment of 
interest on the unsecured notes will take priority over payment 
of distributions and repayment of the principal has priority over 
return of capital to Investors.

The Responsible Entity may also allow the LVR of the Loan to 
temporarily increase above 55%, utilising the Additional Bank 
Loan amount referred to in 2.13 overleaf.

2.10. UNDERWRITING

The Responsible Entity has entered into an agreement with an 
underwriter (see section 10.3) to provide underwriting of up to 
the amount shown in the Key Features table (see 1 above) at any 
one time.  The Responsible Entity may issue Underwriting Units 
to an underwriter or sub-underwriter on a temporary basis, to 
ensure that the Fund is fully invested when Units are issued to 
Investors.  

Underwriting Units may be redeemed at face value in a 
redemption o!er by the Responsible Entity and, once the 
O!er is fully subscribed, all Underwriting Units will have been 
redeemed.

The Underwriting Agreement provides for a fee to the 
underwriter for establishing the Underwriting of 3% of the 
maximum amount. The underwriter has agreed to waive 
two thirds of the establishment fee and charge only 1%. The 
underwriter receives a distribution rate of 7% per annum, paid 
monthly, on Underwriting Units on issue.

The underwriter is a related party of the Responsible Entity.

2.11. GEARING POLICY

The Fund uses borrowed monies (see 2.13 overleaf) to partly 
fund the acquisition of the Properties.  This is known as Gearing.

Gearing increases the e!ect on the value of Units from positive 
or negative changes in the capital value of the Properties and 
the e!ect on the income available for distribution of increases or 
decreases in the net income from the Properties.  These e!ects 
are commonly referred to as “leverage” – the greater the amount 
of borrowing, measured by the Gearing Ratio, the greater the 
leverage. 

The Gearing Ratio indicates the extent to which the Fund’s assets 
are funded by interest-bearing liabilities.  The Gearing Ratio 
gives an indication of the potential risks the Fund faces in terms 
of its level of borrowings due to, for example, an increase in 
interest rates or a reduction in property values (see section 8 
Risk Factors).

The policy of the Responsible Entity is that the Gearing, of 
the Fund, measured by the Gearing Ratio, should not exceed 
55%, except when temporary financing is in use (see section 
2.9 Temporary financing).  The Fund does not have o!-balance 
sheet financing.

The forecast Gearing Ratio is set out in the Financial Information  
in Section 7. As at the date of the PDS there is no gearing.

2.12. INTEREST COVER POLICY

The Fund uses borrowed monies to partly fund the acquisition 
of the Properties.

The Interest Cover Ratio (ICR) measures the ability of the Fund 
to service interest on debt from earnings. It is therefore a 
critical indication of the financial health of the Fund and key to 
analysing the sustainability and risks associated with the level 
of borrowing in the Fund.

It is the policy of the Responsible Entity to ensure that the ICR 
remains at or above 2.75 times.
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2.13. LOAN

The Responsible Entity has received an o!er from a major 
Australian bank for an interest-only finance facility with a limit 
of $111,280,567, expiring in March 2025, for the purpose of 
acquiring the Properties. This amount represents a loan facility 
of 55% of the contracted purchase price or valuation of the 
Properties. 

The Responsible Entity has also received an o!er of an 
additional facility of $14,600,000 which is 10%10%  of the purchase 
price of the Cairns Property. The total facility will have an initial 
maximum LVR of 62.22%. 

Following the repayment of the temporary finance by 31 March 
2023, if the LVR exceeds 55% but less than 60% a review will be 
triggered whereby the Bank will request unitholder distributions 
to cease until the LVR is brought back below 55%. If the LVR 
exceeds 60% a default event will occur.

The value of the Properties would have to fall by 8.33% before 
the Fund would breach a 60.00% LVR covenant.

The Responsible Entity expects that the LVR will not be more 
than 55% during the five-year term of the Loan (after repayment 
of the Additional Loan). 

Interest payments to the lender must be made before 
distributions can be paid to Investors and a lender has priority 
over Investors in repayment of the Loan principal.  The lender is 
not required to consider the interests of Investors.

The Loan entails an ICR of not less than 2.0 times. The 
Responsible Entity expects that the ICR will not be less than 3 
times for the life of the Loan.

The income from the Properties would have to fall by almost 
47% before the Fund would breach an ICR covenant of 2 times.

The Loan will initially have a floating base rate. As at 9 March 
2022, the base rate was 0.195%, making the total rate 2.365% 
(3.395% on any of the Additional Loan drawn down but not 
repaid). The Responsible Entity will monitor interest rate 
markets and consider whether the base rate for some or all of 
the Loan should be subject to hedging.

Interest on the Loan is paid as it is accrued and is not capitalised.

Offer and Investment Strategy
Section 2



P L E A S E  R E A D  T H E  W H O L E  O F  T H I S  D O C U M E N T       |         |      E S S E N T I A L  S E R V I C E S  T R U S T  N O . 2 0  P R O D U C T  D I S C L O S U R E  S T A T E M E N T 11

3.1. STRUCTURE OF THE FUND

The Fund was established under the Constitution (see section 
10.1).

Fawkner Property Ltd is the Responsible Entity of the Fund.  The 
Responsible Entity can be removed, and a new Responsible 
Entity appointed by an Extraordinary Resolution of Investors.
The Fund is a registered managed investment scheme, within 
the meaning of Chapter 5C of the Corporations Act.

The Responsible Entity can amend the Constitution if the 
amendments do not adversely affect the rights of Investors. 
Otherwise, the consent of Investors is required in a Special 
Resolution.

A copy of the Constitution is available from the Responsible 
Entity, free of charge (see section 10.1 Constitution).

The initial period of the Fund is seven years from the date 
on the front cover of this PDS (see section 3.8 Review dates 
and Exit Offers). The Fund may be terminated earlier by the 
Responsible Entity, if this action is in the best interest of 
Investors, or by Investors in an Extraordinary Resolution.  
There is no buy-back or redemption facility for the initial 
period of seven years.

3.2. UNITS

The beneficial interests in the Fund are divided into Units, 
with the following characteristics:

• once the full Unit purchase price of $1.00 has been paid, 
the holder of a Unit is not required to make any further 
payment in respect of the Fund to the Responsible Entity, 
a secured lender or other creditor or any other person (but 
see 10.1 Constitution);

• in a poll of Investors, each Unit carries an equal voting 
entitlement;

• all Units are entitled to an equal share of the income and 
assets of the Fund (but see 2.10 Underwriting);

•  Units are not intended to be listed on the ASX or any other 
exchange; and

•  while there is no established market for Units, the 
Constitution allows for Units to be transferred to another 
Investor or other person, with the consent of the 
Responsible Entity.

Units will be issued on the first day of each calendar month 
in respect of each complete application received by close 
of business on the last Business Day of the previous month, 
provided the application is accompanied by Application 
Monies in cleared funds in the Application Monies Account.

There is no minimum amount to be raised under the Offer 
before Units are issued.

3.3. APPLICATIONS FOR UNITS

Applications will be dealt with in the order in which they are 
received. There will be no scaled back Unit issues except, 
perhaps, for the last application accepted.

As the Fund invests in direct real estate and is not liquid, there 
is no cooling off period for Investors.

The Responsible Entity has the absolute discretion to accept 
or reject any application in whole or in part.

3.4. APPLICATION MONIES HELD IN TRUST

The Application Monies received will be held in the Application 
Monies Account until Units are issued.  

3.5. DISTRIBUTIONS

The Responsible Entity intends to make monthly payments 
to Investors from the distributable income of the Fund.  It 
is the policy of the Responsible Entity to make distributions 
only out of funds from operations and proceeds from the sale 
of Properties. The Responsible Entity considers this to be a 
sustainable distribution practice at least until 30 June 2023.
Distributions are expected to be 6.50 cents per Unit per 
annum to June 2022 and 6.50 cents per Unit per annum to 
June 2023 (see section 7 Financial Information).

By paying out less than the total funds from operations, the 
Responsible Entity can accumulate cash in the Fund as a 
defence against contingencies such as unforeseen capital 
works, tenant incentives and legal fees.

Distribution payments for a month are made approximately 21 
days after the end of that month.  The holder of a Unit on the 
last day of a month is entitled to the distribution in respect of 
that Unit for the month.

Distributions will be paid into the bank account nominated by 
each Investor on the Application Form unless a change has 
been notified in writing by the Investor.

The Responsible Entity must distribute an amount not less 
than the taxable income of the Fund (see Section 9 Taxation). 

Fund
Section 3

Constitution

Loan

Mortgages

Properties

Compliance
Plan

Responsible Entity
Fawkner Property Ltd

Bank

Figure 2: Trust legal and operational structure

Figure 2: Fund Structure
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3.11. VALUATION POLICY

The Responsible Entity will ensure that the Properties are 
valued in accordance with the valuation policy. Under that 
policy, an assessment by an independent expert Valuer is 
required:

•  before the contract for the purchase of a real estate asset 
is settled;

•  at least every three years thereafter;
•  before any of the Properties is sold;
• before an Exit Offer occurs; and
• at any time where the Responsible Entity is of the opinion 

that the fair value of a real estate asset in accordance 
with Accounting Standards may vary materially from the 
carrying value.

In accordance with the terms of the Loan, the lender may 
require a valuation by an independent expert valuer every 3 
years or more frequently if reasonably required by the lender.

At the end of each financial year and each half year when the 
Fund is a disclosing entity, each of the Properties will be valued 
in accordance with Accounting Standards by the Responsible 
Entity if there is no current independent valuation.

3.12. NO CERTIFICATES

The Responsible Entity is not required to issue a certificate of 
Unit holding to any Investor.  However, the Responsible Entity 
must provide each Investor with a statement confirming the 
Unit holding of that Investor according to the register of Unit 
holders, after first issuing the Units and at any later time on 
request from an Investor.

3.13. FUND OPERATION AND MANAGEMENT

3.13.1 Responsible Entity

The Responsible Entity of the Fund is Fawkner Property Ltd, 
whose details appear inside the front cover.

The Responsible Entity is a Melbourne-based boutique 
investment manager, specialising in management of 
investment-grade property. The directors of the Responsible 
Entity have previously been responsible for initiating retail 
and wholesale property syndicates with assets totalling $1.3 
billion.  The executives of the Responsible Entity actively 
manage eleven investment syndicates comprising over 100 
individual properties, valued at over $1.1 billion.

The Responsible Entity has a track record of success with 
regional properties.

3.13.2 Responsible Entity board of Directors

Owen Lennie MUP, BA, Dip Fin Mangt, Grad Dip App Fin & Inv, 
FAPI, FPIA, FCPA, FFin Executive Director

Owen has over 30 years’ direct involvement in property asset 
management and investment management, being a qualified 
accountant, town planner and fund manager as well as an 
associate professor at the University of Melbourne. 
Owen has been the managing director of two companies 
authorised to operate property trusts and held several 
Victorian Government appointments, including chairman 
of the Building Advisory Council, inaugural chairman of the 
Planning Advisory Council and a director of the Urban and 
Regional Land Corporation.

Stuart Fox, Executive Director

Stuart has more than 25 years experience in the property 
industry, having previously held the roles of State Managing 
Director – Victoria and National Head of Valuation and Advisory 
– Australia and New Zealand for international commercial real 
estate agency Savills.  In his role as Head of Funds for Fawkner 
Property Limited, Stuart is responsible for overseeing the 
funds management of each Trust that collectively comprises 
a geographically diverse portfolio of essential services real 
estate.

Mark Newman BEc, Non-executive Director

Mark was a co-founder and Director of K2 Asset Management. 
Mark was previously a senior fund manager with the Abu 
Dhabi Investment Authority, where he was responsible for 
Asia ex Japan equity investments.  Prior to this, Mark was a 
Director with HSBC Asset Management Hong Kong, where 
he was responsible for managing over USD 1 billion in Asia, 
and an Investment Manager at Wardley Investment Services 
(Australia) Ltd.

Peter Rodwell, Non-executive Director

Peter is the principal of private equity consulting firm Rodwell 
Consulting, based in Singapore.  He is Executive Chairman of 
investment company Gong Cha Taiwan and a non-executive 
director of the franchisor of Pizza Hut in Australia.
Peter was previously a senior executive with McDonald’s 
Corporation during his near 40-year career with the firm, 
where he was President Greater Asia | Middle East | Pacific | 
Africa | Australia | New Zealand.

3.6. LOAN!BACK OF DISTRIBUTIONS

If the Fund requires additional cash resources and the 
Responsible Entity considers that it is in the best interests 
of all existing Investors to do so, the Responsible Entity may 
require some of the cash to which Investors are entitled to 
be temporarily loaned back to the Fund on a pro rata basis 
without interest, to protect the capital investment of all 
Investors.

3.7. REDEMPTION AND TRANSFER OF UNITS

As the purpose of the Fund is to invest in real estate assets 
with limited liquidity, there is no withdrawal or redemption 
facility until the end of the initial term of the Fund (see 3.1) 
and there is no secondary market in which the Units can be 
traded.

Units may be transferred, subject to approval by the 
Responsible Entity.  Any transferee will be subject to 
identification procedures under the AML Requirements (see 
11.10).  A transfer form can be obtained by contacting the 
Responsible Entity (see inside front cover).

3.8. REVIEW DATES AND EXIT OFFERS

There will be no opportunity to redeem Units in the initial 
7-year term of the Fund.  On or about the 7th anniversary of 
the date on the front cover, the Responsible Entity will either 
give notice of termination of the Fund or make an Exit Offer in 
accordance with clause 25 of the Constitution.

The Exit Offer will be dated and set out the right of each 
Investor to elect to exit the Fund and the relevant obligations 
of the Responsible Entity. The Exit Offer will state the Exit 
Price, being the Fair Value of the Units determined by the 
Responsible Entity in accordance with the Constitution, and 
be accompanied by:

• a report of the Responsible Entity setting out the 
investment strategy and financial prospects of the Fund 
and a recommendation that the Fund be extended for a 
specified period; and

•  a form by which an Investor can elect to sell some or all 
of the Units of that Investor at the Exit Price determined 
by the Responsible Entity in accordance with the 
Constitution.

If, within 20 Business Days of the Exit Offer, no Investor submits 
a form electing to sell Units, the Fund will be extended for the 
specified period recommended in the report accompanying 
the Exit Offer.

If, within 20 Business Days of the Exit Offer, Investors holding 
75% or more of the Units submit forms electing to sell some 
or all of their Units, the Responsible Entity will proceed to 
terminate the Fund in accordance with the Constitution.

If, within 20 Business Days of the Exit Offer, Investors holding 
less than 75% of the Units submit the form electing to sell 

some or all of their Units, the Responsible Entity will:
•  make an offer to existing Investors of the Units for sale at 

the Exit Price; and
•  if existing Investors do not offer to purchase all the Units 

for sale within 20 Business Days, make an offer to persons 
who are not existing Investors at the Exit Price.

If, within six months of the date of the Exit Offer, there are 
no remaining Units for sale, the Fund will continue for the 
period specified in the report accompanying the Exit Offer.  
Otherwise, the Responsible Entity will proceed to terminate 
the Fund in accordance with the Constitution.  

At the end of the specified extension period (and any further 
extension period), the Responsible Entity will adopt a similar 
procedure.

3.9. LIMITED REDEMPTION OFFERS

Subject to the financial position of the Fund, at the end of 
each year of any extension period which is not the last year of 
the extension period, the Responsible Entity intends to make 
a Limited Redemption Offer to redeem a specified number 
of Units, being not more than 2.5% of the Units on issue, at a 
specified price.

The Limited Redemption Offer price will be the Redemption 
Price of the Units on issue, determined by the Responsible 
Entity, in accordance with the Constitution and the Unit Pricing 
Policy, after taking into account an independent valuation of 
the Properties and a valuation of the other assets of the Fund 
by the accountant or the auditor.

Any Limited Redemption Offer will – 
• be sent to all Investors;
•  specify the amount in dollars available to pay for 

redemptions;
•  specify the Redemption Price of the Units and that this is 

the Limited Redemption Offer price;
•  specify that the Offer will remain open for one calendar 

month (or a longer period in the discretion of the 
Responsible Entity) unless the Offer is cancelled by the 
Responsible Entity, which it may do at any time;

•  invite redemption requests from Investors;
•  specify that, if redemption requests received while the 

Offer is open exceed the amount available, the requests 
will be settled pro rata; and

•  state that redemption requests will be settled within 21 
days of the closing of the Offer.

A copy of the Unit Pricing Policy is available free of charge on 
the website of the Responsible Entity or on request (see inside 
front cover).

3.10. UNITS NOT LISTED

The Responsible Entity has broad powers to undertake 
restructure proposals (see 10.1 Constitution).  As at the date 
on the front cover, the Responsible Entity has no intention of 
listing the Units on the ASX or any other exchange.
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3.11. VALUATION POLICY

The Responsible Entity will ensure that the Properties are 
valued in accordance with the valuation policy. Under that 
policy, an assessment by an independent expert Valuer is 
required:

•  before the contract for the purchase of a real estate asset 
is settled;

•  at least every three years thereafter;
•  before any of the Properties is sold;
• before an Exit Offer occurs; and
• at any time where the Responsible Entity is of the opinion 

that the fair value of a real estate asset in accordance 
with Accounting Standards may vary materially from the 
carrying value.

In accordance with the terms of the Loan, the lender may 
require a valuation by an independent expert valuer every 3 
years or more frequently if reasonably required by the lender.

At the end of each financial year and each half year when the 
Fund is a disclosing entity, each of the Properties will be valued 
in accordance with Accounting Standards by the Responsible 
Entity if there is no current independent valuation.

3.12. NO CERTIFICATES

The Responsible Entity is not required to issue a certificate of 
Unit holding to any Investor.  However, the Responsible Entity 
must provide each Investor with a statement confirming the 
Unit holding of that Investor according to the register of Unit 
holders, after first issuing the Units and at any later time on 
request from an Investor.

3.13. FUND OPERATION AND MANAGEMENT

3.13.1 Responsible Entity

The Responsible Entity of the Fund is Fawkner Property Ltd, 
whose details appear inside the front cover.

The Responsible Entity is a Melbourne-based boutique 
investment manager, specialising in management of 
investment-grade property. The directors of the Responsible 
Entity have previously been responsible for initiating retail 
and wholesale property syndicates with assets totalling $1.3 
billion.  The executives of the Responsible Entity actively 
manage eleven investment syndicates comprising over 100 
individual properties, valued at over $1.1 billion.

The Responsible Entity has a track record of success with 
regional properties.

3.13.2 Responsible Entity board of Directors

Owen Lennie MUP, BA, Dip Fin Mangt, Grad Dip App Fin & Inv, 
FAPI, FPIA, FCPA, FFin Executive Director

Owen has over 30 years’ direct involvement in property asset 
management and investment management, being a qualified 
accountant, town planner and fund manager as well as an 
associate professor at the University of Melbourne. 
Owen has been the managing director of two companies 
authorised to operate property trusts and held several 
Victorian Government appointments, including chairman 
of the Building Advisory Council, inaugural chairman of the 
Planning Advisory Council and a director of the Urban and 
Regional Land Corporation.

Stuart Fox, Executive Director

Stuart has more than 25 years experience in the property 
industry, having previously held the roles of State Managing 
Director – Victoria and National Head of Valuation and Advisory 
– Australia and New Zealand for international commercial real 
estate agency Savills.  In his role as Head of Funds for Fawkner 
Property Limited, Stuart is responsible for overseeing the 
funds management of each Trust that collectively comprises 
a geographically diverse portfolio of essential services real 
estate.

Mark Newman BEc, Non-executive Director

Mark was a co-founder and Director of K2 Asset Management. 
Mark was previously a senior fund manager with the Abu 
Dhabi Investment Authority, where he was responsible for 
Asia ex Japan equity investments.  Prior to this, Mark was a 
Director with HSBC Asset Management Hong Kong, where 
he was responsible for managing over USD 1 billion in Asia, 
and an Investment Manager at Wardley Investment Services 
(Australia) Ltd.

Peter Rodwell, Non-executive Director

Peter is the principal of private equity consulting firm Rodwell 
Consulting, based in Singapore.  He is Executive Chairman of 
investment company Gong Cha Taiwan and a non-executive 
director of the franchisor of Pizza Hut in Australia.
Peter was previously a senior executive with McDonald’s 
Corporation during his near 40-year career with the firm, 
where he was President Greater Asia | Middle East | Pacific | 
Africa | Australia | New Zealand.
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Section 4.1 The Portfolio
4.1.1.  THE FUND PROVIDES A STABLE INVESTMENT YIELD, 
WITH A WALE OF 5.5 YEARS BY INCOME

The Fund gives investors access to investment returns from 
nine institutional grade commercial properties that provide 
essential goods and services to their economy and catchment 
area. The Fund is anchored by the Cairns Shopping Centre, 
Cairns, QLD, which is a defensive double-supermarket 
anchored asst. The geographical and income diversification 
of the trust is strengthened by a portfolio of 8 Roadside Retail 
assets.  

These essential service real estate assets are underpinned by 
long lease profiles with annual rent increases with five of the 
assets having at least 3% fixed rental escalators. The Roadside 
Retail portfolio has a Weighted Average Lease Expiry (WALE) 
of 13.8 years.  
 
The Fund features a WALE of 5.5 years by income, which is 
underpinned by a portfolio of large and ASX-listed tenants. The 
staggered lease expiry profile of the shopping centre asset is 
supported by the long leases and fixed rental increases of the 
Roadside Retail portfolio.  

4.1.2. FAWKNER INCOME DIVERSIFICATION STRATEGY 
"F.I.D.S#

Diversification of income sources is important when creating 
an investment focused on delivering consistent, reliable 
monthly income and enhancing risk-adjusted returns over 
the long term. F.I.D.S is a proprietary strategy designed to 
mitigate risk and diversify the income stream for our investors 
by offering:

1. Multiple assets
2. Multiple tenants
3. Multiple sectors
4. Multiple geographies

The tenancy mix is an important factor in a property trust. By 
offering a range of tenancies, weighted towards financially 
strong industry leaders, investors can be confident the 
performance of the Fund does not depend on the success 
of any single business. (See also 2.7 Portfolio Diversification)

4.1.3. HIGH OCCUPANCY TO LEADING MAJOR AND ASX 
LISTED COMPANIES

The Fund income is underpinned by household names 
including Coles, Woolworths, Viva Energy, JB Hi Fi, Super 
Retail Group, the Major Banks, The Reject shop, Best and 
Less as well as 7-Eleven, KFC and Magellan-backed Guzman 
Y Gomez. 

4.1.4. ASSETS BY STATE

The Fund is diversified across 5 different states and territories 
with the largest weighting being towards Queensland as a 
result of the Cairns Shopping Centre.

4.4. ASSETS BY SECTOR

The Fund is weighted towards the retail sector as a result of 
the Cairns Shopping Centre, with the second largest exposure 
to Metro Roadside Retail assets. The chart below highlights 
the metro or regional location of the asset class

ASSETS BY 
STATE

ASSETS BY 
SECTOR

Figure 3: Assets by State 

Figure 4: Assets by Sector

WA
9.6%

QLD
74.0%

NSW
7.3%

NT
5.6%

VIC
3.5%

METRO
ROADSIDE 

RETAIL
15.0%

REGIONAL
ROADSIDE 

RETAIL
11.0%

SUB 
REGIONAL
RETAIL
74.0%
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4.1.5. ASSETS NATIONAL MAP

Figure 5: EST20 Assets Map

CAIRNS 
SHOPPING CENTRE



 |      E S S E N T I A L  S E R V I C E S  T R U S T  N O . 2 0  P R O D U C T  D I S C L O S U R E  S T A T E M E N T 16

4.2.1. CAIRNS SHOPPING CENTRE

• The centre is a high quality, STRONG PERFORMING 
DOUBLE SUPERMARKET ANCHORED SUB REGIONAL 
SHOPPING CENTRE LOCATED WITHIN THE THRIVING 
CAIRNS REGION. Located 4.5km south west of the Cairns 
City Centre, the asset has a strong local shopper base as 
highlighted by the strong sales performance during the 
COVID-19 pandemic. 

• The Centre has an occupancy rate of 97.5% including 6 major 
tenants (Coles, Woolworths, Big W, Target, Birch Carrol & 
Coyle Cinemas), 9 mini major tenants (including The Reject 
Shop, Best & Less, Cotton on and JB Hi Fi) and is supported by 
96 additional tenancies and 6 freestanding trenancies. 

4.2.2. ROBUST MAJOR TENANT PERFORMANCE

• Impressive major tenant performance of $142.0 million 
(m) (+4.1% YoY) including extremely strong combined 
supermarket sales of $91.2m. Coles is on the threshold  of 
paying percentage rent, providing potential for ongoing 
rental growth. 

• The two major grocery tenants, being Woolworths 
and Coles, as well as the only BIG W in the region are 
key attractions of the site. The grocery tenants are 
performing well, inline with the benchmark and the BIG W 
is performing significantly above benchmark reassuring 
the long lease expiry and options of these tenants.   

4.2.3. IMPRESSIVE TOTAL CENTRE MAT OF $261M

• Annual foot traffic of 4.4m (SCN Little Guns 2020), 
driving significant total centre MAT of $261.0m whilst 
recording robust (Y-o-Y) MAT growth of 7.6%. Remixing 
opportunities to introduce new retailers and alternate use 
concepts will further drive foot traffic and enhance the 
destinational appeal of the Centre.

4.2.4. SUPERIOR AND DIVERSE TENANT BASE

• An exceptional food, service and convenience offering 
with major, chain and national retailers representing 96% 
of total centre MAT, 89% of total centre GLA and 83% of 
gross rental income.

4.2.5. STRONG PERFORMING BIG W DDS

• Strong performing Big W DDS is a fundamental 
differentiator and drawcard for the Centre, achieving 
robust annual turnover of $40.5m ($4,902/sqm), 43% 
above the Urbis ‘Double DDS’ benchmark ($3,420/sqm) 
with a supportive and sustainable occupancy cost of 4.4%

4.2.6. EXCEPTIONAL MINI!MAJOR PERFORMANCE

• Outstanding mini-major performance of $31.5m, with 
6 of the 8 reporting mini-majors with annual turnover 
in excess of $1.0m. JB Hi-Fi is performing exceptionally 
well, with annual turnover of $18.1m (+23% YoY), currently 
contributing circa $70,772 in percentage rent. 

4.2.7. MAJOR TENANT SALES PERFORMANCE

• Significant annual specialty turnover of $86.2m (+12.2% 
YoY). Strong speciality productivity of $9,336/sqm 
excluding Tobacco, 13% above the Urbis ‘Double DDS’ 
benchmark ($8,249/sqm)

4.2.8. TARGET STORE

The target tenancy is due to expire on 31 July 2022. The 
Responsible Entity in negotiating with Target for an extended 
lease and with other replacement tenants.

4.2.9. EST20 OFFERING PREMIUM TO FIXED INCOME 
FOCUSSED INVESTMENTS

When compared with Fixed Income instruments, the income 
yield provided by real estate is much higher. Income starved 
investors who are willing to harness the illiquidity premium 
can take advantage of this yield spread.

Although EST20 is not debt ‘fixed income’ instrument, when 
compared to these debt instruments EST20 offers a significant 
yield premium

Investment Rationale
Section 4.2 Cairns Shopping Centre

YEARS REMAINING ON LEASE

2.0 YEARS   $   JUN 2024

+ (5x5 year options to 2036)

+ (1x10 year options to 2039)7.0 YEARS   $   MAR 2029

14.0 YEARS   $   JUN 2036

+ (1x10 year options to 2024)

RBA Cash
Rate

Term
Deposit

US 10Y
Bond

AU 10Y
Bond

Scentre
Group Feb-25

McDonald's
Mar-30

Major
Bank

Hybrids

Essential Services 
Trust 20

Source: Re"initiv Data, RBA, CBA, NAB, WBC, ANZ, Bell Potter. February 2022
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Figure 7: Asset Class Yields
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Figure 6: Major Leases
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4.2.10. EST20 OFFERING A PREMIUM AND MORE REGULAR 
INCOME TO LISTED REAL ESTATE SECURITIES 

The focus of long-term real estate investing is the income 
stream derived form these real assets. EST20 is forecast to pay 
a tax e!ective, monthly income stream. When compared to 
listed real estate securities, A-REITs, which often pay a quarterly 
or bi-annual dividend, EST20 has a much more frequent income 
stream. The Responsible Entity also evaluates:

•  the location of the centre for prominence and access;
•  the design of the centre for retailing, including the suitability 

of the premises for the current and future businesses of the 
anchor tenants, as well as for customer amenity and car 
park safety and convenience;

•  the tenancy mix;
•  compliance with planning approvals and the building code, 

including fire prevention and safety and disability access, 
and amenity;

•  the business conditions and sales history for the anchor 
tenants and specialty tenants; and

•  the history of rental growth and vacancies at the centre.

The Responsible Entity carefully examines:

•  the title to the centre, including easements and restrictions;
•  lease arrangements, including compliance with retail 

tenancies legislation, restrictions on trading of other 
tenants and responsibility for common area expenses; and

•  soundness of construction, presence of hazardous 
materials or contamination, overall presentation

4.2.11. COMPARABLE TRANSACTIONS, A PREMIUM YIELD 
TO OTHER COMPARABLE TRANSACTIONS

Since June 2021, there has been several transactions in 
the sub-regional shopping centre market. As the market 
participants, both private and institutional, have recognised 
the defensive nature of high quality non-discretionary 
anchored shopping centres.

Assets that have transacted on market have traded at 
significant premiums to the Cairns Shopping Centre, which 

was transacted on directly with the vendor in an off-market 
campaign. The Cairns Shopping Centre was purchased on 
an initial passing yield of approximately 8.3% which is a 
significant premium to the approx. 5.24% average of other 
transactions in the sector.

Asset Category State Sales 
Date Price Passing 

Yield

Victoria Point Town 
Centre

Sub-regional QLD Jun-21 $160,000,000 4.33%

Cherrybrook 
Village

Mixed NSW Jun-21 $133,000,000 4.87%

Delacombe Town 
Centre

Sub-regional VIC Oct-21 $112,000,000 5.34%

Casey Central Sub-regional VIC Sep-21 $225,000,000 5.38%

Marketown
Shopping Centre

Sub-regional NSW Jun-21 $150,500,000 5.59%

Runaway Bay 
Centre

Sub-regional QLD Oct-21 $112,000,000 5.90%

Cairns Shopping 
Centre

Sub-regional QLD Nov-21 $146,000,000 8.30%

Investment Rationale
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GMG

Figure 8: EST20 vs REIT Income
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Source: Re"initiv Data, Fawkner Property, February 2022
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4.3.1. ROADSIDE RETAIL SECTOR OVERVIEW

Across several diversified unlisted property trusts, Fawkner 
Property owns 82 Roadside Retail and Convenience assets. 
The Roadside Retail sector is made up of two main categories, 
namely, convenience retailing and fuel retailing. Revenue 
from the sector was $36 billion in the year 2020-21 and is 
expected to grow at 3.9% yearly to 2025-26%. 

Greater emphasis is being placed on the “convenience-store” 
aspect of operations, since the largest portion of profit for 
fuel retailers comes from non-fuel products.  The COVID-19 
outbreak has increased demand for this product range.

4.3.2. ROADSIDE RETAIL INDUSTRY IS ALWAYS 
CHANGING WITH ONLY HIGH!QUALITY CENTRES 
LASTING THE TEST OF TIME 

Over the past two decades, the Roadside Retail industry has 
changed markedly away from traditional 100% fuel dependent 
service centres to a far more diversified offering. Once 
dominated by Shell, BP, Mobil and Caltex, a major change 
occurred when the entry of the supermarket chains in the 
early 2000’s pushed the industry towards convenience retail.
The most notable trend in the industry has been the reduction 
in sites, down from an estimated 20,000& sites in the 1970’s 
when there were service stations pumping petrol at most 
major intersections. The population in Australia in 1971 was 
13,067,265' people, equating to around 1 service station for 
every 600 people. 
 
The significant reduction in Roadside Retail sites has coincided 
with a commensurate decline in convenience stores and 
‘milk-bars’, today there are only 7,017( roadside retail stores in 
Australia as consumers have aggregated towards larger sites 
with a more diverse offering. 

4.3.3. COMPARED TO 1970, THERE ARE NOW FOUR TIMES 
MORE CARS ON THE ROAD WITH ONLY 25% OF THE 
SERVICE CENTRES

The Australian service station market has declined drastically 
in size since 1970 despite a huge increase in the number 
of cars on the road. In 1970 there were four times as many 
service stations, whilst today there are four times as many 
cars on the road than in 1970.

Consumers have placed greater focus on the “convenience 
store” and a clear trend has emerged towards higher volume 
outlets, cleaner and newer offerings.

As at 31 January 2021, Australia passed 20 million registered 
motor vehicles on the roads with a 1.7% increase in the national 
fleet on 2020).  In 1971, there were approximately 5 million 
registered vehicles in Australia*, representing 398 vehicles 
per 1,000 residents. By 2003, there were 662 motor vehicles 
per 1,000 residents and today there are approximately 793 
per 1,000 residents.

4.3.4. SERVICE CENTRES ARE TRANSITIONING TOWARDS 
MULTI!PURPOSE CONVENIENCE CENTRES, ONLY 52% 
ARE COMING FOR FUEL

Whilst fuel sales continue to be a significant part of the Roadside 
Retail network, the demand for increased convenience o!ering 
is very high. The convenience retail market passed $9 billion 
of in-store sales for the first time in 2020. The convenience 
market is extremely attractive given the high margins of 32.9% 
in 2020 which is up +3.3% since 2019+.

As at May 2020,, the share of people using convenience for 
regular shopping increased:

• only 52% were coming for fuel;
• 45% attended for ‘speed’ referencing the ability to get in 

and out quickly; and
• 38% were using convenience stores to avoid crowds

Ranked by value contribution, tobacco and food and beverage 
items like packaged beverages and groceries have grown 
strongly in 2020 whilst structurally declining industries like 
travel tickets and printed materials continue to decline.

Investment Rationale
Section 4.3 Roadside Retail

TOP 5 POSITIVE 2016 2017 2018 2019 2020

Tabacco +5.6% +3.4% +6.4% +0.8% +9.6%

Packaged
Beverages

+2.6% +3.5% +1.2% +4.4% +4.1%

Food Service +18.3% +13.3% +9.9% +9.9% +8.6%

Grocery +5.0% $4.2% +1.0% +0.0% +17.9%

General
Merchandise

+20.6% $2.4% $3.7% +3.4% +5.8%

TOP 5 NEGATIVE 2016 2017 2018 2019 2020

Travel Tickets $5.0% $13.5% $14% $17% #60.6%

Car Accessories $2.0% $7.0% $5.1% $3.3% #13.8%

Dispensed Hot 
Beverages

+24.7% +16.1% $14.6% +18.0% #3.6%

Communications $11.7% $10.7% $13% $16.2% #4.3%

Printed Materials $8.2% $10.2% $11.2% $9.4% #5.7%

Source: AACS Submission, Market Edge, ASX Announcements

1971 2003 2021

30,000,000

22,500,000

15,000,000

7,500,000

Figure 10: Motor vehicle %leet and estimated population

ESTIMATED RESIDENT POPULATION
MOTOR VEHICLES REGISTRED

Source: ABS

Figure 11: Roadside Retail Convenience Spend
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4.3.5. COVID!19 RESILIENCE AND CONTINUING 
INCREASE IN CONVENIENCE SPEND

Despite a significant decline in foot traffic and fuel volumes 
in 2020, many downstream operators still remained highly 
profitable. For example, ASX listed Viva Energy (major tenant 
in the Fund) reported a 16% decline in sales volumes (ML) as a 
result of national lockdowns however, reported an increase of 
non-refining EBITDA of 16.5%-.

Roadside Retail has continued to outpace the broader 
retail industry growing at +7.8% for the first quarter of 2021, 
following a +5.1% increase in 2020. Shopping at convenience 
stores has increased significantly since March 2020 with 1 in 4 
shoppers now stating they use convenience stores more than 
at the same time last year.

4.3.6. OPPORTUNITIES NOT LIMITED TO DEVELOPMENT 
AND VALUE ADD, ALCOHOL TOO

Alternative fuel sources will certainly help change the 
landscape of Roadside Retail assets albeit adoption is in its 
infancy in Australia. Sale of alcohol is a major opportunity for 
Roadside Retail assets, in addition to ancillary services such 
as quick service restaurants, car & dog washes, dry cleaning 
and other everyday services. 

Roadside Retail stores globally have been able to sell alcohol 
successfully for many years with strict ID checking rules, like 
that for tobacco in Australia. The responsible selling of alcohol 
in Roadside Retail stores is an opportunity as in developed 
markets it represents approximately 50% of beverage sales, 
which is a $900m opportunity in today’s market%..

4.3.7. NATIONAL IMPORTANCE OF FRAMEWORK FOR 
LOGISTICS, EMPLOYMENT, AND CONVENIENCE

The Australian fuel retailing industry employs over 44,369 
people with anticipated employment growth of 0.9% expected 
to 2025, distributing $1.6 billion in wages.

The Australian fuel retailing industry pays over $1.6 billion in 
wages annually, with over 44,369 people employed nationally. 
This number is expected to grow  by 0.9% per annum to 
2025%%. The major players in the industry are Ampol (15%), Euro 
Garages (14.1%), Coles Group (11.4%), 7-Eleven Stores (7.5%) 
and BP Australia (6.1%) which equate to around 55% of the 
industry’s revenue.

Further, Fuel excise tax of $20.9 billion was the fourth largest 
tax revenue item in the FY22 Federal Government budget 
behind income tax, company tax and GST.

4.3.8. FAWKNER PROPERTY FOUR PILLAR ACQUISITION 
MANDATE

Fawkner Property has a strict four pillar acquisition mandate 
for its Roadside Retail assets. Roadside Retail assets are 
typically brand new or recently refurbished with long leases 
to Australia’s leading retailers and as a result have minimal 
contamination risk. 

Fawkner Property has long viewed high-quality service 
stations with ancillary offers such as quick service restaurants 
as recession resilient investments. These assets have high 
barriers to entry, high replacement costs, strong and long 
covenants to some of Australia’s best retail operators 
and inelastic demand for petroleum products, day-to-day 
consumer goods, convenience, and fast foods. 

The Roadside Retail industry is an industry that is permanently 
undergoing change, due to shifts in consumer demands. 
To ensure that our high acquisition standards are met and 
Fawkner Property’s Roadside Retail assets remain shovel-ready 
and primed for future industry changes, Fawkner Property 
selects assets that have several uses, critical importance or 
a strategy to adapt to changing demands. Fawkner Property 
categorises Roadside Retail as:

1. Local Convenience
2. Regional Market Leader
3. Commuter Transient
4. Critical Infrastructure

Roadside Retail assets offer historically long leases, resilient 
performance, and the added drawcard of future development 
potential, based on their prominent locations.

4.3.9. CAR SALES AND THE NEED FOR A STRONG 
ROADSIDE RETAIL NETWORK

Despite the strict mandate within the sector, Fawkner 
Property is aware that the roadside retail network has always 
had to change as consumer demands have changed. This is 
why we focus on assets that have multiple ways of winning. In 
a changing retail sector, assets will have to continue to adapt 
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CALTEX  &  15.089

EURO GARAGES AUSTRALIA  &  14.1%

COLES GROUP  &  11.4%

7#ELEVEN STORES  &  7.5%

BP AUSTRALIA  &  6.1%

OTHER  &  45.9%

MAJOR PLAYERS 
% SHARE OF INDUSTRY

REVENUE

Figure 12: Major Players, Roadside Retail

Source: IBIS World

Figure 13: Federal Government Revenue (2021-22)

FEDERAL GOVERNMENT
REVENUE

2021$22

SUPERANNUATION TAXES  & $15.3B

COMPANY & RESOURCE RENT TAXES  & $85.3B

INDIVIDUALS INCOME TAX &  $224.9B 

NON#TAX REVENUE  &  $39.6B

FRINGE BENEFITS TAX  & $4.1B

OTHER TAXES  & $8.3B

OTHER EXCISE  & $3.9B

FUELS EXCISE &  $20.9B 

CUSTOMS DUTY  &  $18.4B

GST AND OTHER SALES  & $75.9B

Source: FY22 Federal Budget
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to industry change in the future.

The current penetration of electric vehicles in Australia is 
currently very low at ~0.2%1. The vehicles that were the fastest 
growing segment of sales in 2021 was Micro Vehicles (growing 
90.4%) led by the Mitsubishi Mirage and the Kia Picanto. This 
was followed by the diesel heavy SUV segment which grew by 
79.8%, with the two top selling cars in Australia being the Ford 
Ranger and the Toyota HiLux.

The highest sales growth, albeit off a low base, was recorded in 
battery electric vehicles and plug-in-hybrid electric vehicles, 
with sales growth rates of 191.1 percent and 99.4 percent. 
There were 5,149 battery-electric vehicles recorded as being 
sold in 2021, compared to 1,769 in 2020. This, however, does 
not include sales of Tesla vehicles. It is estimated over 10,000 
Tesla vehicles were sold in 2021, bringing the actual number 
of battery electric vehicles sold in Australia to more than 
15,000.

There were 1,049,831 new vehicles sold in the 2021 calendar 
year, up 132,863 vehicles or 14.5 percent over 2020.

4.3.10. ELECTRIC VEHICLES AND ALTERNATIVE FUELS

The pathway to decarbonisation of road transport will be 
driven by consumer confidence, government policy and near-
term availability of affordable EV and hydrogen technology. 
There are 20.1 million registered vehicles in Australia with 
an average age of 10.6years2; EV penetration is currently at 
around 0.20-0.49%3 of total market share. 

According to Ampol, EV Penetration is estimated to be around 
10-20% by 2030 under the anticipation of price parity. Under 
this scenario, to achieve 15% EV fleet penetration by 2030 
EV sales are required to reach ~70% of new vehicles sold by 
20304.

The New South Wales State Government through their Electric 
Vehicles Strategy projects an increase in EV sales to 52% by 
2030-31. Under this scenario it is probably that EV’s continue 
to be less than 10% of the total registered motor vehicles by 
2030-31.

Although EV's will account for a larger percentage of the 
vehicle fleet in 2030, the vehicle fleet grows every year, 
meaning the nominal number of petrol and diesel cars may 
remain relatively stable and possibly continue to increase

4.3.11 HYDROGEN VEHICLES

As part of the Prime Minister’s November 2021 address, 
Driving consumer choice & uptake of low-emissions vehicles, 
hydrogen technology was identified as a key opportunity in 
Australia5.

In addition to EV’s, there is large prospect for hydrogen-based 
vehicles to take market share with significant research and 
development into hydrogen powered technology. In February 
2022, Viva Energy Group announced the development of a 

service station that will offer public refuelling of hydrogen 
powered heavy vehicles.

With this project, Viva Energy has brought together commercial 
fleet operators, government and vehicle manufacturers to 
develop a commercially viably, hydrogen-focussed service 
station that will support the transition to a zero-emissions 
energy solution in the large and growing commercial 
transport sector. This initial service station is the first step in 
the Company’s longer-term plans to be a leader in refuelling a 
growing hydrogen powered fleet, and establish a nationwide 
refuelling network at its existing service stations along major 
commercial road transport routes between Melbourne and 
Sydney, and onto Brisbane.6

4.3.11 THE NORWEGIAN EXPERIENCE

Norway is the most advanced market in the world in terms 
of EV adoption, with pro-emission reduction policies 
commencing in the early 1990s. Norway’s sovereign wealth 
fund, the world’s largest at approximately $1.3 trillion (USD) 
was founded in 1996 and invests the revenue from Norway’s 
oil and gas sector (source: Reuters).

To promote the growth of the sector in Norway, battery electric 
vehicles avoid almost all the taxes and fees levied on regular 
vehicles, with the largest two being a 25% Value Added Tax 
(VAT) and fuel excise tax7. In 2021 share of new car sales was 
~86% however despite the runway for electric vehicles they 
currently only make up about 22% of vehicles on the road8.

4.3.12. FAVOURED ROADSIDE RETAIL PROPERTIES

Within the four categories, Fawkner Property prefers assets 
that are attractively and functionally designed new or 
substantially refurbished outlets, with high quality fuel 
systems and minimal capital expenditure requirements.

An outlet should be managed by a significant operator who 
can create a compelling convenience offer.

Investment Rationale
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Figure 14: Share of fleet - December 2021

SHARE OF FLEET
DECEMBER 2021

DIESEL  &  40.9%

PETROL  & 31.9%

BEV'PHEV  &  22.2% 

CONVENTIONAL HYBRID  &  5.0%

Source: Waypoint REIT



P L E A S E  R E A D  T H E  W H O L E  O F  T H I S  D O C U M E N T       |         |      E S S E N T I A L  S E R V I C E S  T R U S T  N O . 2 0  P R O D U C T  D I S C L O S U R E  S T A T E M E N T 21

(  IBISWorld, Fuel Retailing in Australia, Industry Report G4000, April 2021

)  Knight Frank, NSW Service Station Insights, Research & Consulting, February 2017

* ABS, Australian Historical Population Statistics, Population Size & Growth 3105.0.65.01, 

2019

+ AACS, State of the Industry Report for Fawkner Property, 2021

, ABS, Motor Vehicle Census, Australia, January 2021

- FCAI, VFACTS 2021 new vehicle sales figures, January 2022

.  Ampol 2021 Full Year Presentation, February 2022

/  AACS, State of the Industry Report for Fawkner Property, 2021

0  AACS, COVID-19 Impact on Convenience in Australia, 2021

(1  Viva Energy Results: Financial Year ended 31 December 2020

(( AACS, State of the Industry Report for Fawkner Property, 2021

()  IBISWorld, Fuel Retailing in Australia, Industry Report G4000, April 2021

(*  VACC, Industry insights: VFACTS December 2021 summary, January 2021

(+ Media Release Prime Minister of Australia, Driving consumer choice & uptake of low-

emissions vehicles, November 2021

(, Viva Energy, Hydrogen Transport at Geelong Energy Hub, March 2022 

(- Energy Post EU, June 2021

A property should be subject to a long lease with fixed annual 
rent increases to an operator with a sound business model, 
generating long run revenue commensurate with the level of 
rent.

4.3.13. DUE DILIGENCE

The Responsible Entity applies a due diligence screen to 
potential purchases which quantifies:

• forecast population growth;
•  competing fuel and retail offers; and
• market rents for fuel and convenience centres.

The Responsible Entity also evaluates:

• the location of the property as a site for the business of 
the tenant;

• the convenience of access to the property and available 
parking areas;

• the quality and utility of the design of the fuel and 
convenience retail facilities;

• the standard of construction and installations, including 
fuel infrastructure, hardstand areas and services;

• compliance with planning requirements, building code 
and environmental constraints;

• the business model and track record of the operator; and
• the current and likely income generation of the property.

The Responsible Entity carefully examines

• the title to the property, including easements, restrictions 
and statutory agreements;

• lease arrangements, including guarantees and responsibility 
for capital repairs and remediation of contamination; and

• property expenses and statutory outgoings.

Investment Rationale
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Essential Services Trust No.20 Tenants include:

Strong performing double supermarket 
anchored town centre in a National 
Portolio of Essential services assets

Everyday Needs Quick Service Restaurants

E S S E N T I A L  S E R V I C E S  T R U S T  N O  2 022
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2,375
CAR PARKS

Landmark 
111,300sqm on 
Bruce Highway 
with annual tra%ic 
volume of over 13 
million vehicles.

Roadside Retail Assets ASX Listed Retailers

F A W K N E R  P R O P E R T Y 23
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The Properties
Section 5.1 The Portfolio
5.1.1. PORTFOLIO OVERVIEW

The Fund gives investors direct access to investment returns from 9 institutional grade commercial properties that provide 
essential services to their economy and catchment area. The Fund is anchored by Cairns Shopping Centre, Cairns QLD, which 
is a defensive sub-regional shopping centre.

Stockland Cairns QLD Coles, Woolworths, Big W $146,000,000 6.75%*

EG Aitkenvale QLD EG $3,840,000 6.25%

7$Eleven, Zambrero Kelmscott WA 7$Eleven, Zambrero $8,600,000 5.70%

Liberty, Guzman Y Gomez Stuart Park NT Liberty, Guzman Y Gomez $11,363,636 5.50%

Liberty Epsom VIC Liberty $7,000,000 6.00%

Liberty Gurley NSW Liberty $7,833,333 6.00%

7$Eleven Alkimos NSW 7$Eleven $5,350,877 5.70%

7$Eleven Ellenbrook WA 7$Eleven $5,391,304 5.75%

Liberty Wagga Wagga WA Liberty $6,949,153 5.90%

TOTAL ASX listed tenants $202,328,304 6.48%

PROPERTIES STATES MAJOR TENANTS
PURCHASE
PRICE

CAP
RATE

*Re"lects core cap rate as per valuation. 
   Passing yield approx. 8.3%
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5.1.2 TENANT MIX

The Fund has an excellent tenancy mix with a staggered lease profile. The major tenants include Coles, Woolworths and Kmart 
in the Cairns Shopping Centre. Within the Roadside Retail asset class, Viva Energy is a major ASX-listed tenant.

5.1.3 TENANT MIX

The lease expiry table below is measured by base income. Most major tenants have significant optionality to extend their lease 
for years beyond the current term. Coles has a further 5 x 5-year options to 2041 and Woolworths has a further 1 x 10-year 
option to 2039.

Figure 15: Trust Income

1. Income by tenants calculated using gross rents sourced in due diligence. Not all tenant logos have been used. 
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Figure 16: Trust Lease Expiry By % Base Income
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5.2.1 PROPERTY SUMMARY

Cairns Shopping Centre has a high-profile location with extensive frontage to Mulgrave Road (Bruce Highway) which is the 
main southern arterial road accessing Cairns, being situated approximately 4.5 kilometres west of the Cairns Central Business 
District (CBD).

Cairns provides the largest provision of commercial, retail, community and administrative facilities in Far North Queensland, 
being the fifth most populated city in Queensland and one of Australia’s largest truly regional cities. Whilst Cairns has a strong 
tourism industry, the primary economic role of the city is as a major commercial centre that includes transport, distribution, 
manufacturing, health and administration services.

The Centre is located upon a significant landholding of 11.13 hectares, comprising a Centre GLA of approximately 48,883m/ 
that includes 5 major tenants (Big W, Target, Coles, Woolworths and BCC Cinemas), 9 mini-major tenancies (including JB Hi Fi, 
Rebel Sport, Cotton On and Best & Less), 85 specialties, 11 kiosk sites, 10 ATM sites and 6 freestanding tenancies. The Centre 
is primarily single level within only the BBC Cinemas trading for a rooftop tenancy.

There are 2,375 car spaces provided on site across at grade, basement, decked and rooftop levels with vehicular access to the 
site being primarily provided by two prominent lighted intersections to Mulgrave Road.

A Development Application was approved by Cairns Regional Council in January 2022 for the development of two Quick 
Service Restaurant Pad Sites on the Centre’s landholding fronting Mulgrave Road that take advantage of the prominent road 
frontage of the Centre and ease of vehicular access.

Notations
• Unless otherwise stated, all figures contained herein are in AUD, approximate only
• Unless otherwise stated, all financial data and property metrics are as at 30 October 2021 - Source: CBRE 2021
• Trade area market information is provided by Location IQ as at February 2020 and does not account for the ongoing impact of COVID
• MAT data is as at June 2021 (GST inclusive) and WALE is as at 30 October 2021
• Urbis Double DDS 2020 benchmarks (COVID una!ected)

The Properties
Section 5.2 Cairns Shopping Centre

CLASSIFICATION Sub Regional

ADDRESS 537 Mulgrave Rd, Earlville QLD 4870

LOCATION 5km SW Cairns City Centre 350km N Townsville

GLA 48,883 square metres (sqm)

SITE AREA 111,300 sqm

CAR PARKING 2,375 spaces

YEAR OF COMPLETION 1980 and extended in 1997 to include the food court and 
mezzanine car park deck

MAJOR TENANTS Coles, Woolworths , Big W, Target, Birch Carroll & Coyle 
Cinemas

MINI MAJOR TENANTS The Reject Shop, Best & Less, Cotton On, JB HI - FI, Five Star 
Fitness, Earlville Library, Rebel Sport, Madhouse Gifts, Home 
and Variety, Games Station

OTHER TENANCIES 96 specialties & kiosks, 10 ATMs and 6 freestanding tenancies

OCCUPANCY 97.5%

ANNUAL FOOT TRAFFIC 4.4 million

TOTAL CENTRE ANNUAL TURNOVER $261.0 million

SPECIALTY PRODUCTIVITY $9,336/sqm 

SPECIALTY OCCUPANCY COST 12.3%

WEIGHTED AVERAGE LEASE EXPIRY 4.06 years (by GLA) and 3.26 years (by Income)

ESTIMATED NET INCOME FULLY LEASED $13.2 million

TRADE AREA POPULATION '  ANNUAL GROWTH !2021 # 2036" 260,180 / 1.3%

TRADE AREA EXPENDITURE ' ANNUAL GROWTH !2019 # 2036" $3.6 billion  / 3.8%
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5.2.3 CENTRE MAP
Figure 17: Cairns Shopping Centre, Cairns QLD

5.2.4. MAJOR TENANT PROFILE

 Target Australia Limited forms part of the Kmart 
Group that is wholly owned by Wesfarmers Limited in 
Australia (ASX:WES). There are currently 134 Target stores 
across Australia.

BCC Cinemas is a Cinema brand owned by Event 
Hospitality and Entertainment Ltd (ASX:EVT) which was 
formerly known as Amalgamated Holdings Limited.  The  
group operates within the Entertainment and Hospitality 
sector across Australia, New Zealand and Germany that 
includes Event Cinemas, Rydges Hotels and Resorts and QT 
Hotel and Resorts.

Coles Group Limited (ASX:COL) (Coles) is a leading 
Australian retailer with over 2,500 retail outlets nationally.

 BIG W is an Australian chain of discount department 
stores, which was founded in regional New South Wales in 
1964. The company is a division of Woolworths Group and, as 
at 2019, operated 182 stores, with around 22,000 employees 
across Australia and Asia. BIG W stocks clothing, health and 
beauty, garden, pet items, books, DVDs, CDs, some furniture 
items, snack food and small electrical household appliances.

Woolworths (ASX:WOW) is an Australian chain of 
supermarkets and grocery stores owned by Woolworths 
Group. Founded in 1924, Woolworths today is Australia’s biggest 
supermarket chain with a market share of 33%, as of 2019.

Woolworths is one of Australia’s largest retailers with $42bn 
in annual sales and 225,000 employees across 3,000 stores 
under various brands.
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5.2.5. LOCATION, ACCESSIBILITY AND CONNECTIVITY

Cairns is located in Far North Queensland, approximately 
1,680km north of Brisbane and 350km north of Townsville. 
The region has been one of the fastest growing regions in 
Australia over a 50 year period and is known for its tourism 
and agriculture industries 

Cairns provides the largest provision of commercial, 
retail, community and administrative facilities in Far North 
Queensland. Cairns is the fifth most populated city in 
Queensland and one of Australia’s largest truly regional cities.
Tourism is a vital part of the local economy, employing over 
25,000 people locally and contributing an estimated $2.8bn 
to the region 

Although Cairns has a strong tourism industry, the primary 
economic role of the city is as the major commercial centre 
(transport, distribution, manufacturing, administrative and 
services) for Tropical North Queensland, which stretches 
north of Cardwell up to the Torres Strait, and is Queensland’s 
largest region (covering 20% of the State). Around two 
thirds of Tropical North Queensland’s population growth is 
accommodated within the Cairns region 

Cairns Regional Council’s Economic Development Strategy 
(2018 - 2022) seeks to set out a framework to deliver a strong, 
diversified and resilient regional economy that supports the 
growth of new and existing industry, business activities and 
provides long-term employment opportunities. 

Key infrastructure upgrades in the marine and aviation sectors 
aimed at increasing tourism capacity, as well as the diversified 
nature of the local economy, include:

• $176m Cairns Convention Centre redevelopment 
(Lendlease appointed by the Queensland government);  

• $55m Cairns Airport upgrade of its domestic terminal;  
• $20m contract awarded for wharves at the Port of Cairns 

to facilitate the docking of larger cruise ships (up to 300 
metres);

• proposed Global Tourism Hub for Tropical North 
Queensland with the preferred development site being 
within the Cityport precinct at Wharf Street, Cairns; 

• $400m Mt Emerald Wind Farm opened in 2019, 50km 
south-west of Cairns and represents the largest wind 
farm in Queensland comprising some 53 turbines.

5.2.6. TRADE AREA HIGHLIGHTS  

• well-established and thriving TTA with a population 
of 260,810, projected to increase by 1.3% p.a. to reach 
321,841 persons by 2036 including 225,510 persons in the 
MTA and 96,490 persons in the key PTA;  

• excellent TTA retail expenditure of $3.6bn, projected to 
increase to $6.8bn by 2036, representing strong average 
annual growth rate of 3.8%, including a significant $914m 
within the key PTA; 

• the largest spending market is food and liquor and food 
catering at $2.1bn, 58% of the total retail spend; 

• Food retail and food catering expenditure is expected to 
grow by 4.1% p.a. and 4.6% p.a. respectively to 2036 – 

key market for Coles, Woolworths and other food retail 
offerings at the Centre; 

• the MTA comprises a family orientated population, who 
associate strongly with the exceptional convenience, 
service and food offering at Stockland Cairns; 

• the retail offer and positioning of Stockland Cairns with 
two full-line supermarkets and  two DDS is perfectly 
suited for the demographic profile with the majority of 
households within the MTA being families with children 
(42%), boasting a greater propensity for retail expenditure. 

Primary trade area population (2019) 71,390 

Secondary trade area population (2019) 106,520 

Main trade area population (2019)  177,910 

Tertiary trade area population  82,270 

Total trade area population (2036) / annual growth (2019 - 2036) 260,180 / 
1.3%  

Retail expenditure (2019) $3.6bn 

Total trade area retail expenditure (2036) / annual growth (2019 - 2036) $6.8bn / 
3.8%  

5.2.7. RESIDENT POPULATION, TRADE AREA AND 
TOURISM SPENDING

• Stockland Cairns serves multiple customer segments 
including workers and tourists; 

• the Cairns City Centre has a significant worker population 
of some 20,300 including some 2,000 workers in the 
small industrial precinct to the south of Canning Park 
Racecourse 
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• the larger industrial precinct to the east of Stockland 
Cairns accommodates some 12,500 workers. There 
are around 1,600 workers in the precinct immediately 
surrounding Stockland Cairns (defined as the area within 
approximately a 500 metre radius). This includes workers 
at Stockland Cairns; 

• the core worker population generate estimated retail 
expenditure of $21.5m, with around $3.2 – $4.3m likely to 
be spent near their place of work; 

• significant annual visitation to the Cairns LGA for 2018 

reached 2.9m, including 993,000 domestic day trippers 
(34.6%), 1.1m domestic overnight visitors (37.8%) and 
790,000 international visitors; 

• total expenditure from tourism exceeded $2.3bn in 2018, 
a combined 9.3m nights, the equivalent of an additional 
79,260 permanent residents, or around 15% of the Cairns 
LGA population; 

• tourism retail spending within the Cairns LGA is currently 
estimated at $845m and projected to increase to $1.7bn 
by 2031. 

5.2.8. GROWING RESIDENTIAL DEVELOPMENT 

• the Centre is well positioned to benefit from major 
residential growth areas in the trade area; 

• the Queensland Government Statistician’s Office’s 
Broadhectare study (Map 2.2) identifies the location, 
quantity, timing and dwelling yield of larger land parcels 
to house a specified region’s growing population; 

• in terms of future population growth, the current focus is 
in the northern suburbs of Cairns, with continued growth 
around the Smithfield/Trinity Beach region. There are 
also release areas at Mount Peter and Edmonton in the 
southern part of the Cairns urban area; 

• development on the Mount Peter release area is underway 
with the first three stages complete and two more stages 
titled; 

• the Mount Peter estate on the corner of Peter Road and 
MacKillop Road will incorporate over 1,000 dwellings. 
Mount Peter has been identified as a priority urban growth 
area for Cairns and will incorporate some 1,582 hectares 
of land. In total, the release area can accommodate some 
18,500 homes or approximately 40,000 persons over the 
longer term;  

• other residential growth areas expected to be developed 
over the medium term are located in Caravonica, 
Redlynch, Kanimbla, Mount Sheridan, White Rock and 
Bentley Park. 
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5.3.1. PROPERTY SUMMARY

The Roadside Retail portfolio consists of 8 metro and regional assets, geographically diversified across 5 states and territories, 
that all meet Fawkner Property’s strict acquisition and four pillar policy. When selecting a Roadside Retail asset, the acquisition 
team conducts thorough due diligence to ensure that only the best sites are acquired and to ensure that the Investors are 
being placed in the best position possible. 

The Properties
Section 5.3 Roadside Retail Assets

ASSET STATE TYPE ZONE
FUNDING
TYPE CAP RATE

PURCHASE
PRICE WALE

RENTAL
INCREASES

Liberty Gurley NSW Roaside Retail Regional Fund Through 6.00% $7,833,333 15.0 3%

Liberty Wagga Wagga NSW Roaside Retail Regional Fund Through 5.90% $6,949,153 15.0 3%

Liberty, Guzman Y 
Gomez Stuart Park

NT Roadside Retail Metro Fund Through 5.50% $11,363,636 15.0 3%

EG Aitkenvale QLD Roaside Retail Regional Purchase 6.25% $3,840,000 13.8 CPI

Liberty Epsom VIC Roaside Retail Regional Fund Through 6.00% $7,000,000 15.0 3%

7$Eleven, Zambrero 
Kelmscott

WA Roaside Retail Metro Purchase 5.50% $8,600,000 11.0 3$3.5%

7$Eleven Alkimos WA Roaside Retail Metro Purchase 5.70% $5,350,877 12.0 3%

7$Eleven Ellenbrook WA Roaside Retail Metro Purchase 5.75% $5,391,304 12.0 CPI

5.3.3. ROADSIDE RETAIL EXPIRY  PROFILE

Figure 19: Roadside Retail Lease Expiry Profile

5.3.2. MAJOR TENANT PROFILE, ROADSIDE RETAIL
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Figure 18: Major Tenant Profile Roadside Retail
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5.3.4. EG AITKENVALE, QLD

Aitkenvale is a largely residential suburb, in the City of 
Townsville, Queensland. Located approximately 7kms from 
the CBD, the site is well positioned on Ross River Road, a major 
east-west arterial throughfare of the Townsville metropolitan 
area. The site has exposure to more than 22,000 vehicles 
per day and is less than 1km from the Woolworths anchored 
Stockland Townsville Shopping Centre. 

As at the 2016 census, the populations of Aitkenvale and 
Townsville more broadly were 4,790 and 229,031, respectively. 
Townsville stands as Australia’s largest urban centre north of 
the Sunshine Coast, benefiting from its position along the 
Bruce Highway, Queensland’s biggest traffic carrier, and a 
strong tourism industry accustomed to coastal metropolises 
in Queensland and Australia alike.   

Situated on 3658 square metres, the site effectively targets 
east-bound commuter’s that are transient to Ross River Road, 
offering competitive Caltex fuel pricing in addition to the 
first-class Woolworths food and convenience offering. The 
site is tenanted by the multinational fuel retailer EG Group 
operating under the Caltex Woolworths branding, providing 
security within the site’s lease covenant for the duration of its 
15-year term. 

5.3.5. LIBERTY STUART PARK, NT

Stuart Park is an inner suburb of Darwin, Northern 
Territory, approximately 3 kms north of the Darwin CBD.  

The site is positioned on the southbound side of the Stuart 
Highway, going into the CBD, with a confirmed traffic count of 
12,198 average Vehicles per day based on a one-way southbound 
count and 25,129 vehicles based on a two-way count.  

The Stuart Highway is the main arterial road in and out of 
Darwin, servicing a combination of commercial and residential 
properties and offering a high exposure site for the asset. Upon 
completion, the 4,530 square metre site will accommodate 
both a Liberty branded service station and a Guzman Y Gomez 
QSR Mexican food offering. The facility will be operated 
in accordance with Liberty standards and efficiencies to 
maximize the fuel, Shop and food sales and recognizing this 
sites presentation and performance will be the entry and 
establishment of the Liberty Brand into the Darwin market.  

5.3.6. LIBERTY EPSOM, VIC

This site is located in Epsom, a suburb of the regional town 
of Bendigo, Victoria. Bendigo is located approximately 150 
kilometres north-west of Melbourne and is readily accessible 
via the Calder Freeway and the Hume/Northern/McIvor 
Highway routes. Bendigo is one of Australia’s largest inland 
cities and is a vibrant, creative, and culturally enriched major 
regional centre and the main commercial hub of central 
Victoria.  

The population of the City of Greater Bendigo, as at the 2016 
census was 110,477. This is forecast to grow to 155,596 by 
2036 at a significant increase of approximately 41%, with 

much of this growth expecting to be captured in the Epsom/
Huntly region.  

The site will enjoy a prominent and high exposure location 
on the outbound side of the Midland Highway, an important 
and strategic transport and commuter route of the central 
and western Victoria regions. Data from the Department 
of Transport Victoria confirms a two-way traffic count on 
the Highway of 18,800 vehicles per day, 11% of these being 
commercial vehicles. The facility intends to be the major new 
state-of-the-art facility in the Bendigo Region, comprised 
of double-canopy vehicle forecourt and new building with 
convenience and food offerings. 

5.3.7. 7 ELEVEN KELMSCOTT, WA

Kelmscott is a largely residential suburb of Perth 
approximately 23km southeast from the CBD, forming part 
of the City of Armidale. The City of Armadale is the fourth 
fastest growing local government area in WA and the fifteenth 
in Australia, with a current population of approximately 
91,000, with this figure expected to increase to 141,000 by 
2036.  7-Eleven Kelmscott is situated on a corner allotment 
between Church St and the Albany Highway, a major arterial 
road that connects metropolitan Perth to Western Australia’s 
south coast. Due to the highway frontage, the site is exposed 
to a two-way traffic count averaging 30,127 VPD, with just 
under half travelling along the relative southbound side. 7.5% 
of these are commercial vehicles.  7-Eleven Kelmscott is the 
only southbound-sided fuel and convenience retailer on the 
Albany Highway for ~5km each way. 

Tenanted by 7-Eleven, Zambrero and IMO Car Wash with 
additional income from sale of electricity from solar power, the 
site is well positioned to capture commuter’s transient to the 
Albany Highway, as well as customers from the surrounding 
residential catchment.

5.3.8. 7 ELEVEN ALKIMOS, WA

Alkimos is a coastal suburb that forms part of the city of 
Wanneroo, approximately 42kms north-west of the Perth 
CBD. As at the 2016 census, the population of Alkimos 
and the broader City of Wanneroo were 6,269 and 188,212, 
respectively. In 2015/16, the City of Wanneroo was the fastest-
growing local government area in Western Australia. By 2041, 
the population of the LGA is expected to grow to 400,000.  

7-Eleven Alkimos is strategically positioned along Marmion 
Avenue, a 40km arterial road joining metropolitan Perth 
and Yanchep, that forms part of both State Route 71 and the 
West Coast Highway. The site has an average two-way count 
of 26,043 vehicles per day, 9.1% of these being commercial 
vehicles.  

Upon completion, the service station will form part of the larger 
consolidated commercial development, including a fast-food 
outlet (subject to separate ownership). This development will 
deliver the first 7-Eleven service station and convenience 
store to the suburb of Alkimos and is expected to establish 
a customer base within the growing Alkimos community in 
addition to commuters to and from Marmion Avenue.

5.3.3. ROADSIDE RETAIL EXPIRY  PROFILE

Figure 19: Roadside Retail Lease Expiry Profile
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5.3.9 LIBERTY WAGGA WAGGA, NSW

The site is located in Wagga Wagga, NSW’s largest inland 
city and the Riverina’s most populist town with more than 
60,000 residents in the region. The site benefits from 
locational qualities in being on the Sturt Highway, a national 
highway that provides a crucial link for the transport of 
passengers and freight between Sydney and Adelaide, 
and all regions adjacent to the route. This road is the major 
passage into the Wagga township when travelling from 
Sydney, with the asset positioned on the inward bound 
side of the Sturt Highway, exposed to 14,919 vehicles 
per day based on a two-way traffic count. The strategic 
positioning of the site enables the catchment of traffic 
before it reaches the highly congested Wagga Wagga CBD.  

The site will have direct access to and from the Sturt 
Highway (also known as Hammond Avenue) and will form 
part of a larger industrial park with a proposed industrial 
development to commence construction after the 
development of the Truck Stop. Upon completion, this asset 
will be a high-profile truck stop, and a key stopping point 
for Commercial Road Transport as well as commuter traffic, 
travelling through to the town of Wagga Wagga and beyond. 

5.3.10. LIBERTY GURLEY, NSW

This site is located in Gurley, a regional town in the northwest 
of New South Wales, forming part of the Moree Plains Shire 
LGA. The site is positioned on the northbound side of the 
Newell Highway, NSW’s longest highway that acts as the 
major road link between south�eastern Queensland and 
Victoria via central NSW. This highway passes through 15 local 
government areas and carries large amounts of freight. Traffic 
volumes along the Newell Highway vary from around 1,200 
to 4,000 vehicles per day in rural areas, with heavy vehicles 
making up anywhere between 26% and 52% of all traffic. 

At a point along the highway near Narrabri, a locality 
approximately 60kms south of Gurley, a truck passes, on 
average, every 60 seconds, 24 hours a day, 7 days a week. 
According to an internal traffic count, the site is directly 
exposed to approximately 4000-5000 vehicles per day. 

Upon completion, the project will deliver a larger�scale 
Liberty branded service station that intends to form part of 
the critical infrastructure of the region. The new�to�industry 
site with the enhanced Liberty convenience offering will 
target vehicles on the Newell highway, servicing the road’s 
demand for competitively priced diesel fuels. 

5.3.11 LIBERTY ELLENBROOK, WA

Ellenbrook is a suburb that forms part of the City of Swan 
local government area, approximately 30kms from the Perth 
CBD. The population of Ellenbrook as at the 2016 census was 
22,681, while the City of Swan had a population of 136,679. 

Over the past 10 years, Swan has experienced significant 
levels of growth economically and in population, with the 
city now a diverse sub-centre of Metropolitan Perth. Between 
2016 and 2051, the population of the City of Swan is forecast 
to increase by 173,109 persons, at an average annual change 
of 1.97%.  Given its relative isolation, Ellenbrook was planned 
to be a self-contained and is expected to be central to much 
of the anticipated growth in the Swan region.

7-Eleven Ellenbrook is situated on a main intersection in 
central Ellenbrook, surrounded by residential property and a 
number of shops. The Vicinity owned sub-regional shopping 
centre Ellenbrook Central, anchored by Woolworths, Coles 
and Aldi supermarkets and Big W and Kmart discount 
department stores, is located on Main Street only 500 metres 
away. The 7-Eleven is expected to gain customers from those 
going to and from the centre, as well as from the surrounding 
residential area.
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5.3.12. COMPARABLE SALES EVIDENCE, “COVID RESILIENT ASSETS” FAWKNER CONTINUES TO BUY AT PRICES BETTER!
THAN!MARKET

Fawkner Property is one Australia’s largest private roadside retail landlords, including convenience centres and quick service 
restaurants and the research and capital transactions teams diligently monitor the market for opportunities.

Fawkner Property has expertise in the Roadside Retail sector gained through multi-decade relationships with the largest 
operators and retailers of Roadside Retail assets in Australia and is a preferred party for developers, vendors and tenants. 

In August-2021, there were 7 public sales of Roadside Retail properties at an average of 4.38% yields. This is compared to the 
average yield of Fawkner Property acquisitions at an average of 5.81%.

PROPERTY DATE MAJOR TENANT VALUE 
PURCHASE 
YIELD

Sandy Bay, TAS Aug-21 Shell & Coles Express $3.4m 5.32%
Somerton, VIC Aug-21 United $3.85 4.48%
Dandenong, VIC Aug-21 United $4.0m 4.43%
Salisbury, SA Aug-21 Shell Coles Express $3.0m 4.06%
Queenstown, SA Aug-21 Shell Coles Express $3.7m 3.79%
Bethania, QLD Aug-21 Bridgestone $2.65m 3.77%
Port Melbourne, VIC Aug-21 Shell, Hungry Jacks, Red Rooster $32.1m 4.80%
Gri#in, QLD May-21 7$Eleven, Anytime Fitness, NWA $16.6m 5.70%
Holmview, QLD May-21 7$Eleven, Oporto $12.0m 5.50%
North Lakes, QLD May-21 7$Eleven, Thrifty Car Rentals $10.7m 5.50%
Upper Coomera, QLD May-21 7$Eleven $6.9m 5.25%
Greenbank, QLD May-21 7$Eleven $6.6m 5.25%
High"ields, QLD May-21 7$Eleven $6.2m 5.50%
Brookevale, NSW Mar-21 EG Group $8.8m 2.89%
Newport, NSW Mar-21 EG Group $8.3m 3.25%
Spring Farm, NSW Mar-21 EG Group $6.1m 4.23%
Turramurra, NSW Mar-21 EG Group $7.5m 4.80%
Bulli, NSW Mar-21 EG Group $6.6m 4.85%
Port Macquarie, NSW Mar-21 EG Group $4.8m 4.69%
Warnbro, WA Mar-21 EG Group $5.1m 5.69%
Aveley, WA Mar-21 EG Group $4.0m 5.75%
Lucas, VIC Mar-21 EG Group $3.1m 5.40%
Forest Hill, VIC Dec-20 Shell $5.7m 3.48%
Clyde, VIC Dec-20 7$Eleven $3.9m 3.98%
Liverpool, NSW Dec-20 7$Eleven $5.8m 3.82%
Rowville, VIC Dec-20 Caltex $4.1m 4.19%
Mornington, VIC Dec-20 7$Eleven $4.9m 3.92%
Merri"ield, VIC Dec-20 BP $7.1m 4.93%

The Properties
Section 5.3 Roadside Retail Assets

Figure 20: Recent Sales Data

Source: Burgess Rawson, Fawkner Property, AFR
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Fees and other costs
Section 6

Did you know?
Small di!erences in both investment performance and fees and costs can have a substantial impact on your long-term 

returns.

For example the total annual fees and costs of 2% of your account 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 fees. Ask the Fund or your financial adviser.

To find out more:
If you would like to find out more, or see the impact of these 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 di!erent fee options.

This section shows fees and other costs that you may be charged. These fees and costs may be deducted from your money, 
from the returns on your investment or from the assets of the Fund as a whole.
Taxes are set out in another part of this document.

You should read all the information about fees and costs because it is important to understand their impact on your investment.

6.1. FEES AND COSTS SUMMARY

TYPE OF FEE OR COST AMOUNT HOW AND WHEN PAID
Fees when your money moves in and out of the Fund

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 contributed to your investment

Nil Not applicable

Exit Fee
The fee to close your investment

Not applicable Not applicable

Management Costs
The fees and costs for managing your investment A fee of 1.0% of the gross 

assets of the Fund per 
annum.

Expenses estimated as 
0.18% of the gross assets of 
the Fund

An additional management 
fee of 1.5% of the purchase 
price of a property, payable 
over three years.

A property disposal fee of 
2.5% of the sale price of a 
property sold by the Fund.

The fee is payable to the 
Responsible Entity monthly 
in arrears, from the assets of 
the Fund.

Expenses are recovered 
by the Responsible Entity 
monthly in arrears, from the 
assets of the Fund.

Incurred as each property is 
purchased and paid in equal 
monthly payments over 3 
years, from the assets of the 
Fund.

Payable to the Responsible 
Entity on completion of the 
sale of a property from the 
assets of the Fund.

Service Fees:
Switching Fees
The fee for changing investment options Not applicable Not applicable
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Example Balance of $50,000
Contribution fee Nil You will not be charged a contribution fee

Plus Management Costs (ongoing) 0.63%% For every $50,000 you have in the Fund, you 
will be charged about $403 for the year to 30 
June 2022.

Management Costs (other) 3.37%& For every $50,000 you have in the Fund, you 
will be charged about $1,684 for the year to 
30 June 2022.

Equals cost Fund If you had an investment of $50,000 at the 
beginning of the year and you did not put in 
any additional monies during that year (as 
the Fund is closed to investment) you will be 
charged fees and costs of about $2,088'.

6.2. EXAMPLE OF ANNUAL FEES AND COSTS FOR THIS FUND

This table gives an example of how the ongoing annual fees and costs for the Fund can affect your investment over a one-year 
period. You should use this table to compare this product with other products offered by managed investment schemes.

6.3. ADDITIONAL EXPLANATION OF FEES AND COSTS

6.3.1. Management costs

Management Costs include ongoing fees and costs and 
some fees and costs which are paid once only (see section 
13 Glossary).  The breakdown is shown in the following table 
which displays estimates for the financial years to 30 June 
2022 and 2023. The ratios for the year to 30 June 2022 are 
elevated due to temporary bank finance. 

Breakdown of Management Costs
Estimated annual amounts as a percentage of  net assets as at 30 June.

     2022         2023
Responsible Entity fee%    0.63%       1.67%
Expenses&     0.18%       0.18%
Additional Responsible Entity fee'  3.37%           0.61%
Performance fee(           0%           0%
Responsible Entity sale fee)       0%           0%
Indirect costs*         0%           0%
Unrecovered GST        0%           0%
Indirect cost ratio   4.18%           2.45%

1. 1.0% per annum of the value of the gross assets of the Fund.
2. Includes accounting, tax, custody and compliance costs.
3. 1.5% of the contract price of any property purchased by the Fund (plus 

1% project management fee for properties subject to a Fund-through 
Arrangement – there are no investments in external funds or products.

4. No performance fee will be charged.
5. 2.5% of the contract price of any property sold by the Fund – there are 

no other investment-related fees and charges apart from transaction 
costs (see 6.3.2).

6. The Fund owns all assets directly and there is no interposed vehicle.

6.3.2. Transactional and operational costs
6.3.2.1. Setup costs

While the Underwriting Agreement provides for a fee of 3% 
of the maximum amount under the Underwriting Agreement 
for establishing the underwriting, which is at the low end of 
market expectations, the underwriter has agreed to waive two-
thirds of the fee and charge only $650,000 if the maximum 
underwriting is drawn.

There are also legal conveyancing costs and state government 
duty, payable when each of the Properties is purchased and 
bank charges payable when the Loan is established, amounting 
to 0.37% of the Loan principal, and titles office charges when 
the mortgages are registered and costs of making the Offer.

These costs are in addition to the Management Costs shown 
in section 6.1 Fees and costs summary.

1. This estimate includes fees and costs which are ongoing (see 6.3.1 below). This is an estimate for the financial year to 30 June 2022. The estimate 
for the financial year to 30 June 2023 is 1.67%. 

2. This estimate includes fees which are not ongoing but are incurred once only, when a property is purchased (see 6.3.1 below). This is an estimate 
for the financial year to 30 June 2022. The drawdown of the Additional Loan reduces the average net assets in this financial year, elevating the 
percentages. The estimate for the financial year to 30 June 2023 is 0.4%. 

3. The estimate for the year to 30 June 2023 is $1,227.
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For an investment of $50,000, the Responsible Entity estimates 
these set up costs as follows:

Type of setup cost             Balance of $50,000
Duty

EG Aitkenvale        $99
Liberty Stuart Park  $125
Liberty Epsom            $35
Liberty Gurley          $16
7-Eleven Alkimos        $133
7-Eleven Ellenbrook        $134
7-Eleven Kelmscott        $215
Liberty Wagga Wagga   $36
Stockland Cairns        $4,130 
Total duty        $4,923

Conveyancing and establishment costs           $4
Borrowing costs            $236
Underwriting establishment fee and other costs $321
Unrecovered GST                                                                        -   
Total for an investment of $50,000      $5,484
    

6.3.2.2 Property sale fees and costs

2.5% of the gross sale price of any real property asset sold 
from the Fund will be payable to the Responsible Entity on 
completion of the sales transaction.  These fees are in addition 
to the Management Costs shown in section 6.1 Fees and costs 
summary.

In addition to the Responsible Entity fee, there will be costs 
incurred in selling a real estate asset of the Fund, including 
legal costs, advertising and agents’ fees.

6.3.2.3 Property management

In addition to insurance, council rates, land tax, repairs and 
maintenance and tenant incentives, property management 
and leasing fees would be payable to a real estate agent if 
Investors held the Properties as direct investments.  If the 
Responsible Entity does not appoint an agent to manage and 
lease a property, the Responsible Entity will carry out these 
functions and may charge fees at arms-length rates or less.  
Along with council rates and land tax, property management 
fees may be wholly or partly recoverable from tenants, as part 
of operating expenses.

6.3.2.4 Fee on removal

If the Responsible Entity is removed as responsible entity of 
the Fund, the Responsible Entity is entitled to a fee equivalent 
to one and one-half year’s annual fee, being 1.5% of the value 
of the gross assets of the Fund.  This fee is in addition to the 
Management Costs shown in section 6.1 Fees and costs summary.

6.3.2.5 Taxation

For information about the e!ects of taxes, see section 9 
Taxation.  The Fund is expected to be not subject to income tax.

6.3.2.6 Changes in fees and costs

The rates for all fees, charges and expenses may change 
as allowed in the Constitution. Fees will change from the 
amounts disclosed in this PDS only if required by changes 
in regulations or law and the Responsible Entity will give at 
least 30 days’ notice of a change in fees.  The Responsible 
Entity expects that Management Fees and Costs will not be 
materially in excess of the amount stated at 6.3.1. If a material 
increase were to occur to estimated Management Fees and 
Costs, Investors will be informed in a supplementary or 
replacement PDS.

6.4. FEES IN CONSTITUTION

The Constitution sets out the entitlement of the Responsible 
Entity to be paid fees and to recover costs of establishing and 
operating the Fund (see 10.1 Constitution).  The fees set out in 
this PDS are the fees the Responsible Entity will charge.
Where a fee is provided for in the Constitution but the PDS 
does not state that the fee will be charged or the rate or 
amount of the fee disclosed in the PDS is less than the amount 
set out in the Constitution, the PDS prevails.

6.5. PAYMENTS TO DEALER GROUP

Subject to restrictions in section 963K of the Corporations 
Act, certain dealer groups (of which your adviser may be a 
part) may receive payments based on the volume of business 
they generate. In addition, the Responsible Entity may pay 
marketing costs to persons for the introduction of suitable 
Investors. These payments (if any) will be borne by the 
Responsible Entity and are not sourced from the Fund.  Your 
adviser will disclose any such payments.

6.6. LOAN ARRANGEMENT FEE

The Responsible Entity engages a related party, Garnaut 
Finance Broking (ACL 512507), to arrange borrowing for the 
Fund. Garnaut Finance Broking will receive a fee paid by the 
Bank of $203,421 for arranging the debt. The Bank will also 
pay Garnaut Finance Broking an ongoing fee of 0.25%p.a. of 
the outstanding balance of the loan. 

Fees and other costs
Section 6
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Financial Information
Section 7
7.1. GENERAL ASSUMPTIONS

The Responsible Entity has assumed that all existing leases 
are enforceable and are performed in accordance with their 
terms, subject to specific assumptions below, and that there 
are no changes in Commonwealth, State or Local Government 
laws (including taxation laws), regulations or policies that will 
have a material impact on the Fund’s performance.

7.2. PRO FORMA BALANCE SHEET

7.3. FORECAST OPERATING INCOME STATEMENT

Financial Table 1. The balance sheet of the Fund, assuming only the 
completion of the fundraising for the Units in the O$er, the drawdown of the 
Loan, Additional Bank Loan and the Settlement of the purchase contracts 
for the Properties (and that the Liberty and Jasbe properties have been fully 
developed) and assuming no other transactions.  Fund setup costs include 
the capitalised additional management fee (see 5.3.1).  The Net Tangible 
Assets per Unit (pro forma) assumes that the setup costs (see 5.3.1 above) 
have been written o$. 

YEAR ENDING 30 JUNE

Financial Table 2.  Forecast operating income and distributions for the financial 
years to 30 June 2022 and 30 June 2023. These forecasts are based on the 
stated assumptions below and prepared on the basis of the accounting policies 
disclosed below.   

The above statement of Operating Income and Expenses is formatted to 
demonstrate the operating income avaialble for distribution to unitholders. It is 
not designed to meet the various specific formatting requirements of AASB101 
Presentation of Financial Statements, nor the recognition or meaasurement 
standards of other Accounting Standards, in particular the statement does not 
include adjustments to the fair value of the property investments. 

IF ACTUAL OUTCOMES DIFFER FROM THE ASSUMPTIONS THE ACTUAL NET 
INCOME AND DISTRIBUTIONS ARE LIKELY TO DIFFER.

PRO FORMA BALANCE SHEET                           $
Assets

Working Capital 11,796,716

Investment Properties at cost 215,354,710

Total Assets 227,151,426

Liabilities

Bank Loan (111,280,600)

Less establishment costs 406,174

Additional Bank Loan (14,600,000)

Less establishment costs 73,000

Total Liabilities (125,401,426)

Net Assets 101,750,000

Unitholders Funds

Subscriptions 101,400,000

Working capital reserve 1,000,000

Underwriting and other O!er costs (650,000)

Net Unitholders Funds 101,750,000

Net Tangible Assets per unit pro forma $1.00

LVR convenant 60.0%

Amoung by which property values can fall 
(RG46) [LVR 60%]

8.33%

Net Tangible Assets per Unit after acquisition 
costs

$0.87

OPERATING INCOME AND EXPENSES                    2022                            2023 
Income                             $                   $
Net Property income 3,060,000 13,901,000

Interest income 1,000 22,000

Gross income 3,061,000 13,923,000

Expenses

Responsible entity fee (437,000) (1,796,000)

Responsible entity fee deferral (6,000) -

Accounting, tax, compliance and 
audit

(126,000) (192,000)

Total expenses (569,000) (1,988,000)

Net income before interest 2,492,000 11,935,000

Interest expense (573,000) (3,246,000) 

Net operating income 1,919,000 8,509,000

Distributions cpu 6.50 6.50

Operating income payout ratio 93.5% 76.7%

Interest cover ratio (operating 
income times)

4.35 3.48
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Financial Information
Section 7
7.4. FORECAST BALANCE SHEET

7.5. KEY FINANCIAL ASSUMPTIONS

The pro forma balance sheet, forecast operations income 
statements and forecast balance sheets (Financial Information) 
are based on various assumptions made by the Responsible 
Entity.  While the Responsible Entity has used due care 
and skill preparing the forecast and believes that there is a 
reasonable basis for the forecasts, there can be no guarantee 
or assurance that the forecast will be achieved.  The forecasts 
have not been independently reviewed or verified. The time 

period to 30 June 2023 for providing the assumptions has 
been selected due to the predictable nature of the revenues 
and costs that will not be subject to major changes as the 
Fund progresses, during that period.
 
The Responsible Entity’s main assumptions in preparing the 
forecast Financial Information are set out below.

7.5.1 Commencement

The financial forecast commences from 1 April 2022.

7.5.2 Materiality

The levels of materiality have been determined to be:
• in relation to balance sheet items – an effect of more 

than 0.5 cents per Unit in any one year, or $250 for an 
investment of $50,000;

• in relation to income statement items – an effect of more 
than 0.05 cents per Unit per annum, or $25 per annum for 
a $50,000 investment.

These amounts determine the level of error tolerable in the 
forecasts.

7.5.3 Acquisition of Properties

It is assumed that the Settlement of the contracts for the 
Properties takes place in accordance with the dates set out in 
sections 10.4 to 10.15 and no additional property is purchased 
in the forecast period.

7.5.4 Capital Raising

The forecast assumes no underwriting and the issue of Units 
in time to settle the Properties.

7.5.5 Establishment and Due Diligence Costs

The costs of acquisition of the Properties include duty in the 
relevant jurisdiction, a fee to the Responsible Entity of 1.5% of 
the contract price and legal and due diligence costs of 0.47% 
of the contract price.

7.5.6 Loan

The forecasts assume that the Loan is drawn down in a timely 
manner to settle the Properties and the additional amount 
(see 2.13 Loan) is drawn down on purchase of the Cairns 
property.  Establishment costs of 0.32% of the Loan principal 
are included.  A bank margin of 2.17% is assumed with a base 
rate of 0.196% variable (3.20% for the Additional Loan).

7.5.7 Net Property Income

Unless otherwise stated, it is assumed that all tenants meet 
their rental obligations in line with the provisions of the leases.

7.5.8 Leases in holdover

Specialty shop leases at the Cairns property which have 
expired, leaving the shop trading on a monthly tenancy, are 
assumed to expire and be replaced with new tenants after two 
months without rent and outgoings recovery.

AS AT 30 JUNE 

Financial Table 3.  Forecast balance sheets as at 30 June 2022 and 30 June 
2023 

These forecasts are based on the stated assumptions below and prepared 
on the basis of the accounting policies disclosed below.  IF THE ACTUAL 
OUTCOMES DIFFER FROM THE ASSUMPTIONS THE ACTUAL FINANCIAL 
POSITION IS LIKELY TO DIFFER. 

Net Tangible Assets per Unit has been calculated by dividing the Net 
Tangible Assets of the Fund by the number of Units on issue. As the initial 
period of investment is seven years, the Net Tangible Asset per Unit in the 
early years is of reduced significance. 

Note that, as an amount of the Application Monies has been expended on 
establishing the Loan, making the O$er and paying duty and other costs of 
procuring the Properties, which are recognised in the pro forma balance 
sheet at purchase cost but carried at fair value from the first balance date, 
the Net Tangible Asset backing per Unit at the first balance date is forecast 
to be less than the Unit purchase price of $1.00.  The Net Tangible Asset 
backing per Unit is expected to exceed the Unit purchase price by the end 
of the second full year of the Fund, which implies an expected average 
growth in the values of the Properties of about 4.9% per annum for that 
period. 

BALANCE SHEET                    2022 
                           $

                    2023  
$

Assets
Cash 10,712,000 6,232,000

Investment Property 173,528,000 219,741,000

Total Assets 184,240,000 225,973,000

Liabilities

Bank Loan (95,260,000) (111,280,000)

Additional Bank Loan (14,600,000) -

(No provisions) - -

Distribution Payable (471,000) (628,000)

Total Liabilities (110,331,000) (111,908,000)

Net Assets 73,909,000 114,065,000

Unitholders Funds

Subscriptions 86,988,000 116,000,000

Retained Earnings (13,079,000) (1,935,000)

Net Unitholders Funds 73,909,000 114,065,000
Net Assets per unit 0.85 0.98

Gearing Ratio 60% 49%
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7.5.9 Unexecuted leases

Some specialty shop leases at the Cairns property are 
unexecuted, while tenants continue to trade.  It is assumed 
that these tenants continue to trade in accordance with the 
unexecuted leases.

7.5.10 Target Lease

It has been assumed that Target extends its lease at a reduced 
rent.

7.5.11 Vacancies

Existing vacancies at the Cairns property are assumed. An 
existing vacancy results in an assumed letting up period of 
12 months with no collection of rent or recoverable outgoings 
during this period.

7.5.12 Letting up costs

An allowance of $3,192,178 has been made over the forecast 
period to be expended on cash incentives to tenants, 
Landlord’s works to facilitate letting, leasing fees and other 
expenses of achieving new leases at the Cairns property.

7.5.13 COVID-19 movement restrictions

The effect on tenants in the Cairns property of Government-
imposed restrictions on movement due to COVID-19 has been 
minimal.  The discount department stores and supermarkets 
have been largely unaffected. The forecast assumes that rent 
from the tenants is unaffected by further COVID-19 movement 
restrictions.

7.5.14 Fees and costs

The fees set out in section 6 are applied.

7.5.15 Operating Expenses & Statutory Charges

It is assumed that Operating Costs applicable to the Properties 
increases annually to CPI whilst Statutory Charges have been 
increased at 2.5% annually.

7.5.16 Capital Expenditure on the Properties

Apart from the Cairns Shopping Centre, the Properties are 
generally of recent construction with modest annual capital 
expenditure forecast.  For Cairns Shopping Centre however an 
amount of $488,719 is allowed for general capital expenditure 
over the forecast period with a further $4,200,000 allowed 
with the construction of two new Quick Service Retail drive-
through pad sites on the landholding fronting Mulgrave Road.

7.5.17 Revaluation of Properties

Properties are revalued based on movement in the net rental 
income and a capitalisation rate reflecting the opinion of the 
Responsible Entity as to current property market conditions 
as supported by comparable sales evidence.

7.6. SIGNIFICANT ACCOUNTING POLICIES 

The Financial Information has been prepared in accordance 
with the accounting policies set out below.

7.6.1 Reporting Entity

The Financial Information is for the Fund as an individual 
entity. The Fund is an unlisted, registered managed 
investment scheme established and domiciled in Australia. 
The Responsible Entity of the Fund is Fawkner Property Ltd.

7.6.2 Financial Reporting Framework

As a registered managed investment scheme, the Fund must 
keep financial records and make annual financial reports in 
accordance with Chapter 2M of the Corporations Act.  If there 
are more than 100 Investors, the Fund will be a disclosing 
entity and obliged to make half-yearly reports.

As a registered managed investment scheme, the Fund is 
bound to report material changes, on an ongoing basis, under 
section 1017B of the Corporations Act.  If the Fund becomes 
a disclosing entity, the Fund must meet the continuous 
disclosure obligations of section 675 of the Corporations Act.

7.6.3 Basis of Preparation

The financial information has been prepared in accordance with 
the recognition and measurement requirements of applicable 
Accounting Standards.  For clarity and effectiveness, the 
Financial Information is presented in concise form only and, 
as a result, may not comply with all the presentation and 
disclosure requirements of the Accounting Standards.

7.6.4 Borrowing Costs

Borrowing costs are recognised as an expense in the financial 
year in which they are incurred, except to the extent they can 
be capitalised in accordance with Accounting Standards.  
Borrowing costs include interest on borrowings and bank 
overdraft and amortisation of costs incurred in connection 
with establishing the borrowing arrangement.

Costs incurred in the establishment of the borrowing facility 
are recognised as a reduction in the loan liability and 
amortised over the period of the loan.

7.6.5 Income Tax

Under current income tax legislation, the Fund is not liable 
to pay income tax, provided existing Investors are presently 
entitled to all of the Fund’s net income for tax purposes (also 
see section 9 Taxation).

Financial Information
Section 7
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7.6.6 Investment Property

Investment property is property held to earn rental income, 
or for capital appreciation, or for both. Investment property 
is recognised in the balance sheet at cost and carried at fair 
value from the first balance date.  Fair value is determined in 
accordance with Accounting Standards either by the directors 
or independent valuers. Changes to fair value are recorded 
in the profit and loss as income.  Investment property is not 
depreciated.

7.6.7 Revenue recognition

Rental income is recognised in the profit and loss statement 
when it is due under the lease. 

Interest income is recognised in the profit or loss statement 
on a time basis, using the effective interest rate method.

Other income is recognised when the right to receive the 
revenue is established.

7.6.8 Goods & Services Tax (GST)

The effect of GST has not been included in the forecasts. The 
financial outcomes would not be expected to be materially 
different if GST were included, as the Fund expects to receive 
input tax credits for all GST remitted to the ATO.

Financial Information
Section 7
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It is important that Investors understand the risks associated with making an investment 
in the Fund.  Whilst the Responsible Entity undertakes extensive due diligence to 
minimise the risk associated with investing in the Fund, some risks are beyond the 
Responsible Entity’s control.

Investors will be subject to investment risks and benefits as if they were owners of 
the Properties in their own right and subject to limited recourse gearing, secured by 
mortgages over the Properties.  

The Responsible Entity has identified the following risks and considerations in no 
particular order, with the corresponding measures in place to address the risk identified.  
There may be risk factors that are not identified in this table and the measures set out 
may be less than fully effective.  Investors should note that there is no guarantee as to 
the investment performance of the Fund nor as to the return of their investment in the 
Fund (see disclaimer inside the front cover).

Risk Factors
Section 8   

RISK

Contract risk
At the date on the front cover of this PDS, Cairns Shopping 
Centre, 7-Eleven Kelmscott, were the subject of an executed 
purchase contract.  Aitkenvale is owned by the Fund. Other 
properties are subject to Lease of agreement. The Responsible 
Entity will not complete a contract if this is not in the interests 
of Investors.

While the Responsible Entity is confident that the purchase 
of the Properties is highly likely to proceed as disclosed, 
one or more of the Properties may not be purchased or the 
completion of the purchase of one or more of the Properties 
may be delayed.

EFFECTS AND MEASURES TO ADDRESS RISK 

If it becomes apparent that the purchase of one or more of the 
Properties will not proceed, the Responsible Entity will either 
seek an alternative real estate asset or reduce the number of 
Units in the O!er (or both).  In either case, the Responsible 
Entity will issue a replacement PDS and notify Investors of the 
change.

Tenancy risk
The value of the Properties and the distributions to Investors 
may be adversely a!ected if tenants do not renew their leases 
or market rents decrease.

The ability of the tenants to continue to meet rental 
obligations and to renew their leases depends on the 
continued viability of their businesses, which may be 
adversely a!ected by competition, COVID-19 restrictions on 
movement, changes in world prices of commodities, changes 
in consumer preferences, advances in technology or changes 
in infrastructure and other risks beyond the control of the 
tenant or the Responsible Entity. 

See also 4.2.8 Target Store.

The Properties, other than the Cairns property, have long 
leases and fixed annual increases.  Market rent reviews will 
not be applicable in these properties until the end of the 
initial term of each lease.

The Cairns property is anchored by tenants on long leases 
but most specialty leases have terms of 5 years or less, with a 
market rent review at the end of each term.

The Responsible Entity works closely with all tenants to ensure 
that every lessor initiative that is commercially viable is taken 
to improve the businesses of the tenants.

The policy of the Responsible Entity is to accumulate cash in 
the Fund as a contingency against the need to provide tenant 
incentives or to meet unforeseen capital expenditure.

Fund manager risk
If the Responsible Entity does not carry out its functions 
with appropriate care and skill, Investors may be subject to 
reduced income or a loss of all or part of their investments.

The Compliance Plan includes measures to ensure that the 
Responsible Entity complies with the Corporations Act and 
the Constitution.  The activities of the Responsible Entity are 
audited against the Compliance Plan each financial year.
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Risk Factors
Section 8

RISK

Unit price risk
As disclosed in the financial information in section 7, the NTA 
per Unit is forecasted to be $0.87 at 30 June 2022, compared 
to the Unit price of $1.00.  If the NTA per Unit does not increase 
over the life of the Fund, Investors will su!er a loss of all or 
some of their investment.

The Responsible Entity has broad powers of restructure, 
including the power to list the Units on the ASX.  The price 
of Units on the ASX is subject to market sentiment as well as 
factors internal to the Fund.

EFFECTS AND MEASURES TO ADDRESS RISK 

The NTA per Unit depends on the cash retained in the Fund 
and the value of the Properties.  If there are calls on cash 
in the Fund, such as unexpected capital expenditure on the 
Properties or requirements to repay Loan principal, or if the 
values of the Properties do not increase, the NTA per Unit may 
not equal or exceed the Unit price of $1.00.

The Responsible Entity has no intention of listing the Units 
as at the date on the front cover.  Although the price of Units 
listed on the ASX is likely to be more volatile, an Investor has 
the continual opportunity to sell the Units at the market price. 

The Responsible Entity carries out due diligence on the 
Properties to ascertain likely capital expenditure requirements 
and retains cash in the Fund to address contingencies, but 
these measures cannot eliminate this risk. 

Capital risk
The value of the Properties will reflect the view of the market 
about the prospects of the businesses of the tenants or likely 
replacement tenants, which can be a!ected by perceptions 
of competition, e!ects of COVID-19 movement restrictions, 
changes in consumer preferences, advances in technology, 
business cycle movements, returns on other asset classes, the 
prevailing interest rate structure, public policy developments 
and other factors.

The Responsible Entity has no control over many factors which 
may a!ect the future trading of the tenants and their responses 
to changing business conditions.  Through prudent capital 
expenditure and diligent management, the Responsible Entity 
endeavours to keep the Properties in a suitable condition to 
meet changing market demands on tenants.

The Responsible Entity cannot influence public policy or 
macroeconomic factors, but the Fund has the flexibility not 
to sell the Properties in a down cycle, unless there is a breach 
of Loan covenants (see below). The Responsible Entity has the 
ability to propose to Investors an extension of the Fund to 
a time when market conditions are more favourable (see 3.8 
Review dates and Exit O!ers)

Breach of Loan covenants risk
A general decrease in property values or a loss in value of 
the Properties (see Capital Risk) could cause a breach of the 
60% loan-to-valuation covenant in the Loan agreement with 
the bank (see 2.13 Loan). If the LVR exceeds 55%, the Bank 
will require distributions to cease until such time as the LVR 
reduces back below 55%. Should the LVR exceed 60% the 
loan will be considered in default. 

A significant decrease in income from the Properties, due to 
COVID-19 movement restrictions, vacancy, rent-free periods 
or tenant incentives, could cause a breach of the Interest 
Cover Ratio specified in the Loan agreement with the bank 
(see 2.13 Loan).

A breach of Loan covenant could lead to the imposition of 
penalty interest by the bank, reducing distributions, or a 
requirement to repay principal, with distributions suspended 
until this is done, or a requirement to repay the Loan (see Re-
financing Risk, below).

The Responsible Entity intends to draw down the Loan to 
only 55% of the value of the Properties at the start of the 
Fund, once acquisition of the Properties is complete and the 
Additional Loan is repaid.  The Responsible Entity intends to 
accumulate cash by paying out less than 100% of the cash 
from operations, putting the Fund in a position to make small 
repayments of the principal if this is required.

If there is a major breach of the Loan covenants, the 
Responsible Entity has several options:

• pay down the Loan principal from accumulated cash 
reserves;

• renegotiate the Loan covenants or ask for the Loan 
covenants to be waived for a period;

• seek extra equity from the existing Investors;
• seek extra equity from new Investors; or
• sell one or more of the Properties.
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RISK

Re-financing risk
The Fund faces the risk that the bank will not re-finance 
the Loan after the first 3-year period. The bank could then 
enforce its mortgage by appointing a receiver to liquidate the 
Properties.

EFFECTS AND MEASURES TO ADDRESS RISK 

The Manager has dealt with the bank on many similar 
transactions and has confidence that the Loan will be 
refinanced but, however unlikely, the bank may not o!er to 
re-finance the Loan on acceptable terms, due to the e!ects 
of COVID-19 movement restrictions, considerations of overall 
bank risk ratios or other factors not related to the Properties.

If the bank will not re-finance the Loan, the Responsible Entity 
has one of several options:

•  seek re-financing from another financial institution;
•  seek additional equity from the existing Investors;
•  seek additional equity from new Investors;
•  sell one or more of the Properties.

Interest rate risk
The Loan is initially subject to a variable base rate. The Responsible Entity believes that it is unlikely that the 

base interest rate will move substantially upwards in the next 
few months.  The Responsible Entity monitors the interest 
rate market closely and, should an opportunity arise, the 
Responsible Entity may seek cost-e!ective interest rate 
hedging. By accumulating cash in the Fund, the Responsible 
Entity intends to provide for modest interest rate increases 
later in the initial 7-year term of the Fund.

Contamination risk
The Fund, as the owner of the Properties, is primarily 
responsible for any contamination of adjoining land or 
waterways.

An environmental site assessment (ESA) has been obtained for 
each fuel and convenience property currently contracted and 
will be obtained, where possible, on future acquisitions.  Any 
contaminants or indicators of contamination are identified in 
the ESA, which concludes that there is no existing significant 
risk to adjoining land or to the property being used as a 
service station.  

With respect to the 7Eleven Lease(s) at the end of the Lease 
term, the tenant must remediate any contamination arising 
from the tenant’s use and occupation of the land and bring 
the land back to the same or substantially the same condition 
of cleanliness that existed and evidenced by the baseline ESA.

Risk of Fund-through Arrangement
The acquisition of the Liberty properties at Stuart Park, Epsom 
(Bendigo), Gurley and Wagga Wagga involves the purchase of 
the land subject to an agreement to develop a service station 
on the land and lease the development on completion.  Until 
the development is complete, there are risks of extra costs if 
the developer does not comply with its obligations under the 
agreement.

The development agreement with LOC Concepts Pty Ltd and 
LOC Global Pty Ltd (Liberty Oil) caps the contribution of the 
Fund to the development, with the Fund having “step-in” rights, 
should there be a breach of the development agreement (see 
9.6.2). Similarly, the development agreements with Stuart 
Service Centre Pty Ltd and Steve Brkic and/or Nominee are 
fixed price agreements, with Fawkner Property receiving 
a monthly coupon on drawn funds whilst these developers 
accept the development risk. Liberty Oil, Stuart Service 
Centre and Steve Brkic are experienced developers of service 
stations, and they are using the services of builders with many 
years of experience in construction of service stations.
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RISK

Property damage
The Properties may incur physical damage so extensive that 
one or more tenants experience an interruption to business, 
which, under the lease, entitles the tenant to require 
abatement of rent, a!ecting the income to Investors and 
the value of the Properties. The Cairns property is in an area 
subject to tropical storms.

EFFECTS AND MEASURES TO ADDRESS RISK 

From due diligence, the Responsible Entity has determined 
that the Properties are not prone to flooding or in areas 
especially at risk of fire. The Responsible Entity takes out 
appropriate industrial all risks insurance which covers 
reinstatement of the Properties and loss of rent.  Fire safety 
measures and equipment are located at the Properties and 
regularly maintained in accordance with standards.

Insurance risk
There is no certainty that the insurance required will continue 
to be available or that premiums will not increase. In particular 
the market for insurance of commercial property in far North 
Queensland is very di!icult. These potential variations to the 
predicted cost of insurance may a!ect the forecast income 
from the Properties. 

Tenants are obliged to insure for all applicable risks other 
than loss of rent in the event of damage to the Properties. 
The Responsible Entity will seek the appropriate insurance for 
the other risks associated with ownership of the Properties 
which are normally insured (including rent abatement due to 
damage to the Properties).  However, the insurance market 
is subject to global influences and there is no guarantee that 
insurance will continue to be available at commercial rates of 
premium.

Sovereign risk
Any exercise of powers of compulsory acquisition, any 
amendments to statutes or regulations a!ecting the 
Properties, including the National Quality Framework, or 
the impact of taxes, imposition of COVID-19 movement 
restrictions or any other exercise of discretionary powers by 
a government agency, may a!ect the value of the Properties, 
the distributions from the Fund or the tax position of Investors.

The Responsible Entity has no control over sovereign risk, so 
is unable to mitigate the risk of negative e!ects on the income 
of the Fund due to changes in government regulations, 
legislation or use of discretionary powers.

CONSIDERATIONS

Investment horizon
Investment in the Fund should be viewed as a long-term 
investment that may be terminated in 7 years, unless terminated 
earlier or extended in accordance with the Constitution.

IMPORTANCE TO INVESTORS

Commercial property is not a suitable vehicle for short-term 
investment, due to its high acquisition costs and the limited 
liquidity in commercial property markets, so the 7-year 
investment horizon should be recognised.

Liquidity is limited
An investment in the Fund should be considered illiquid and, 
there is no established secondary market for Units.

Investors must be prepared to remain invested for the initial 
7-year term of the Fund.

Investors are free to transfer their Units, subject to the 
approval of the Responsible Entity and the maximum holding 
(see 3.7 Redemption and transfer of Units). The Responsible 
Entity will assist Investors seeking to find a buyer for their 
Units, by notifying other Investors that Units are available for 
purchase.

No Capital Guarantee
There is no guarantee that Units can be sold or redeemed 
at or above the Unit price and a loss on the investment is a 
possibility.

The Responsible Entity does not guarantee in any way the 
investment performance of the Fund or the repayment of any 
initial subscription.



P L E A S E  R E A D  T H E  W H O L E  O F  T H I S  D O C U M E N T       |         |      E S S E N T I A L  S E R V I C E S  T R U S T  N O . 2 0  P R O D U C T  D I S C L O S U R E  S T A T E M E N T 47

9.1 GENERAL INFORMATION ONLY

The following information relates only to Australian income 
tax and CGT implications of holding Units in the Fund and 
does not relate to any stamp duty or GST implications.  The 
information is based on an Investor resident in Australia and 
holding the Units in the Fund on capital account.

This information is general in nature only and is based on 
current taxation legislation as at the date on the front cover of 
this PDS. This information cannot be relied upon as tax advice. 
It is important that Investors obtain independent professional 
advice as to the specific taxation implications for their own 
circumstances. 

9.2 INCOME TAX

The Responsible Entity expects that the Fund will qualify as 
a Managed Investment Trust.  Further, as the activity of the 
Fund is restricted to investing in real estate for rental income, 
and the Constitution requires that the Responsible Entity must 
distribute to Investors an amount not less than the taxable 
income of the Fund, the Responsible Entity expects that the 
Fund will not have to pay income tax.

Investors will be liable for income tax on the share of the Fund’s 
taxable income to which they are entitled, according to their 
tax status and other income.  The taxable income of Investors 
may be reduced by allowable deductions that do not involve 
direct cash outlays by the Fund, such as depreciation on plant 
and equipment in the Properties, building cost amortisation 
and amortisation of borrowing costs.  These reductions are 
called “tax-deferred amounts”.

The Responsible Entity expects that 100% of the distribution The Responsible Entity expects that 100% of the distribution 
for the period to 30 June 2022 and a large portion of the for the period to 30 June 2022 and a large portion of the 
distribution for the year to 30 June 2023 will be tax-deferred distribution for the year to 30 June 2023 will be tax-deferred 
amounts. amounts. 

9.3 CAPITAL GAINS

The Responsible Entity expects that the Fund will be a 
Managed Investment Trust and an election will be made to 
treat a gain or loss on disposal of an investment of the Fund 
as a Capital Gain or Capital Loss for the purpose of assessing 
the taxable income of the Fund.

Upon termination of the Fund the Properties will be sold and 
the proceeds of the sale returned to Investors as a capital 
distribution.  In the same financial year, the Units will be 
cancelled. A taxable Capital Gain will arise if the capital 
distribution exceeds the cost base of the Units. The cost base 
of the Units is $1.00 at the outset but is reduced by any tax-
deferred amounts included in distributions from the Fund. If tax-
deferred distributions reduce the cost base to zero, any further 
tax-deferred distribution will create a taxable Capital Gain.

If Investors dispose of their Units, in an Exit Offer or otherwise, 
and the consideration for the disposal exceeds the cost base 
of the Units, a liability for capital gains tax may arise.  The 

liability for capital gains tax depends on the tax status of 
the Investor.  Professional advice should be sought before 
contemplating disposal of Units.

9.4 EFFECTS OF GOODS AND SERVICES TAX "GST#

The Properties will be purchased as a going concern. There 
will be no GST applicable on the purchase under current 
law. The leases provide for the Tenants to add to their rent 
payments the applicable GST. 

The Fund must pay GST on some services purchased in 
operating the Fund, including on fees to the Responsible 
Entity.  As the quantum of financial acquisitions by the Fund is 
unlikely to cause the Fund to exceed the financial acquisitions 
threshold under Division 189 of the GST Act, the Fund is likely 
to be entitled to a full refund of GST paid on these acquisitions.
Application Monies and distributions from the Fund are not 
subject to GST under current law.

9.5 DEDUCTION OF TAX

Distributions will be paid to Australian resident Investors 
without deducting income tax, provided a tax file number 
(or ABN for a business) has been provided.  The Responsible 
Entity is authorised to pay tax on behalf of an Investor, if 
directed by the ATO, should this occur.

9.6 PROVIDING A TAX FILE NUMBER OR ABN

The Application Form contains a section where an Investor’s 
TFN or ABN can be provided.  Investors are not obliged to 
provide their Tax File Numbers (TFN).  However, if it is not 
provided, the Responsible Entity is required to deduct tax 
from distributions at the highest marginal tax rate, plus the 
Medicare levy.

Investors carrying on an enterprise may quote their Australian 
Business Number (ABN) instead of their TFN where their 
Investment in the Fund is made in the course of carrying on 
their enterprise. 

9.7 ANNUAL TAX STATEMENTS

Investors will be provided with a tax statement each year, 
setting out the taxable income distributed during the tax 
year and any tax-deferred amounts.  It is the intention of 
the Responsible Entity that tax statements will be mailed to 
Investors by the end of August each year.

If an Investor has nominated an accountant or financial adviser 
to whom information about the Investor’s investment in the 
Fund can be disclosed (see Form A), a copy of the Investor’s 
tax statement will also be sent to the accountant or financial 
adviser.
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10.1 CONSTITUTION

The Constitution regulates the relationship between the 
Responsible Entity and Investors. Matters set out in the 
Constitution include the application procedure and price 
at which Units in the Fund may be acquired and disposed, 
valuation of Fund assets, distribution of income to Investors, 
rights and powers of the Responsible Entity and Investors, 
calling of meetings, regulatory compliance and other general 
matters. Further speci"ic information can be obtained from the 
Constitution directly.

Under the Constitution of the Fund, the Responsible Entity is 
entitled to a number of fees. Examples of these fees provided 
for in the Constitution include:

• a Responsible Entity fee of the greater of $50,000 p.a. or 
0.06% pa of the value of the total assets of the Fund;

• a custody fee is $20,000 p.a. and 0.02% per annum of the 
value of the total assets of the Fund;

• a management fee of 1.5% p.a. of the value of the total 
assets of the Fund;

• a one-o! additional management fee - 0.05% per month 
of the purchase price of any real property asset acquired 
by the Fund;

• a disposal fee of 2.5% of the sale price on completion of 
the disposal of a real property asset;

• an acquisition facilitation and capital raising fee of up to 
1.5% of the purchase price of any asset acquired; and

• a fee of 2% on being removed as responsible entity of the 
Fund.

Except as set out elsewhere in this PDS, the Responsible Entity 
has elected to waive its entitlement to be paid those fees.

The Responsible Entity has broad powers to undertake 
restructure proposals in respect of the Fund, including 
by way of scheme of arrangement, merger arrangement, 
stapling or similar proposals, involving the Units or property 
of the Fund. Such transactions could be undertaken without 
Investor approval, unless the transaction would adversely 
a!ect the rights of Investors (in which case it would require 
Investor approval by ordinary resolution). The Responsible 
Entity is authorised as the agent and attorney of each Investor 
to undertake all things the Responsible Entity may consider 
necessary or desirable to give e!ect to a restructure proposal.
The Constitution also contains the provisions necessary to 
enable the Fund to be listed on the ASX (without further 
Investor approval).

10.2 COMPLIANCE PLAN

The Responsible Entity has prepared and lodged with ASIC 
a Compliance Plan for the Fund, dated 19 August 2020. The 
Compliance Plan describes the measures to be used by the 
Responsible Entity to comply with the Corporations Act and the 
Constitution. Each year, the extent to which the Compliance 
Plan has been implemented will be audited and the audit report 
lodged with ASIC.

10.3 UNDERWRITING AGREEMENT

The Responsible Entity and the Manager have entered an 
Underwriting Agreement, dated 10th March 2021, with the 
underwriter, a related party of the Manager.

The main provisions of the underwriting agreement are:

• the underwriter agrees to underwrite the O!er, if there is a 
shortfall, up to a maximum amount of $65 million; 

• the underwriter may charge a fee of up to 3.0% of the 
maximum amount, being $1,950,000 (the underwriter has 
waived all but $600,000 of this fee see 2.7 above); 

• the underwriter may take up Underwriting Units or may 
engage a sub-underwriter to take up Underwriting Units; 

• Underwriting Units have a purchase price of $1.00 and 
receive a monthly distribution equivalent to 7.00% per 
annum; 

• Underwriting Units may be surrendered for $1.00 in 
response to a withdrawal o!er by the Responsible Entity; 

• Underwriting Units have preference in the distribution of 
income and, in the event of winding up of the Fund, the 
distribution of capital, up to $1.00 per Underwriting Unit; 

• while the Responsible Entity remains the single responsible 
person for the PDS, the underwriting is conditional upon 
the PDS being in a form satisfactory to the underwriter; 

• the agreement is dependent upon the Responsible Entity 
carrying out their functions diligently and lawfully; and 

• the agreement is dependent upon the underwriter 
having the lawful capacity to continue to carry out the 
underwriting. 

10.4. CAIRNS SHOPPING CENTRE CAIRNS QLD

10.4.1 Terms of purchase contract

Property (Centre): 537 Mulgrave Road, Earlville, Cairns, QLD 
4870 being the land described as Lot 2 on Registered Plan 
746717 (Title Reference 21375227). 
Improvements: Shopping centre anchored by two discount 
department stores, two supermarkets and a cinema complex 
along with nine mini major tenancies, six freestanding external 
tenancies and numerous specialty and kiosk tenancies. 
Vendor: The Trust Company Limited 
Purchaser: The Responsible Entity 
Purchase price: $146,000,000 
Contract exchange: 5 November 2021 
Settlement date: The later of 31 March 2022 and 10 Business 
Days after the Unexecuted Lease Condition is satis"ied or 
waived in accordance with Clause 41 of the Contract. 
Capital Works Adjustment: The Vendor will allow an adjustment 
to the Purchase Price in favour of the Purchaser in the sum of 
$1 million on account of rental support for those parts of the 
Property that are not subject to a Lease on the Settlement Date. 
Outstanding Incentives: On Settlement the Vendor must pay 
to the Purchaser an amount equal to the Unpaid Incentives 
detailed within Annexure D of the Contract which remain 
unpaid or unapplied as at the Settlement Date. 
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10.4.2 Terms of BIG W Lease

Premises: M03, M3M1, M3M2 & M3M3 
Tenant: Woolworths Limited 
Commencement: 1 July 2004
Expiry: 30 June 2024
Options: One option of 10 years 
Commencing rent: $1,600,000 per annum
Current Base Rent: $1,643,629 per annum 
Rent Reviews: 5 yearly to the average base rent and turnover 
rent paid in the immediately preceding three lease Years. 
Turnover Rent: 4.0% of turnover between $32.0mil and 
$35.0mil plus 3.5% of turnover in excess of $35.0mil, less any 
increase in the base rent for the relevant lease year from the 
base rent for the "irst lease year and the outgoings contribution 
for the relevant lease year. 
Outgoings: Tenant’s proportion of the outgoings for the 
relevant lease year that exceeds the tenant’s proportion of 
outgoings in the "irst lease year 

10.4.3 Terms of Target Lease 

Premises: M01
Tenant: Target Australia Limited 
Commencement: 1 August 2015
Expiry: 31 July 2022
Options: One option of 5 years 
Commencing rent: $750,000 per annum 
Current Base Rent: $750,000 per annum  
Rent Reviews: 5 yearly to the average base rent and turnover 
Rent paid in the immediately preceding two Lease Years. 
Turnover Rent: 2.5% of Turnover in excess of $13.0mil, less any 
increase in the base rent for the relevant lease year from the 
base rent for the "irst lease year.   
Outgoings: Tenant’s proportion of nominated statutory and 
operating outgoings that exceeds the tenant’s proportion of 
those outgoings in the base year, with the base year being the 
"inancial year ending 30 June 2018. 

10.4.4 Terms of Coles Lease

Premises: M02 & M02A
Tenant: Coles Supermarkets Australia Pty Limited 
Commencement: 27 July 2017 
Expiry: 18 March 2029 
Options: One option of 10 years 
Commencing rent: $1,128,500 per annum 
Current Base Rent: $1,170,000 per annum 
Rent Reviews: 5 yearly from 19 March 2019 to the average Base 
Rent and Turnover Rent paid in the immediately preceding two 
Lease Years.  
Turnover Rent: 2.5% of turnover between $35.0mil and $40.0mil 
plus 2.25% of turnover between $40.0mil and $45.0mil plus 
2.0% of turnover in excess of $45.0mil, less any increase in the 
base rent for the relevant lease year from the base rent for the 
"irst lease year.  
Outgoings: Tenant’s proportion of nominated statutory and 
operating outgoings that exceeds the tenant’s proportion of 
those outgoings in the base year, with the base year being the 
"inancial year ending 30 June 2010. 

10.4.5 Terms of Woolworths Lease

Premises: M4
Tenant: Woolworths Limited  
Commencement: 1 July 2016 
Expiry: 30 June 2036 
Options: Two option of 5 years each
Commencing rent: $1,111,847 per annum 
Current Base Rent: $1,111,847 per annum  
Rent Reviews: 5 yearly to the average base rent and turnover 
rent paid in the immediately preceding two lease years.   
Turnover Rent: 2.0% of turnover less the base rent, outgoings 
contribution and promotion contribution for the relevant lease 
year.    
Outgoings: Nil – Gross Lease 

10.4.5 Terms of BCC Cinema Lease

Premises: COIB, COIC, COID & COIE
Tenant: Birch Carroll & Coyle Limited  
Commencement: 1 February 2022  
Expiry: 31 January 2029  
Options: One option of 5 years 
Commencing rent: $600,000 per annum  
Current Base Rent: $600,000 per annum   
Rent Reviews: Annually to CPI with a minimum annual increase 
of 3.0% and a maximum annual increase of 6.0%.    
Turnover Rent: 10.0% of turnover less the base rent for the 
relevant lease year.    
Outgoings: Nil – gross lease

10.5 EG AITKENVALE QLD

10.5.1 Terms of acquisition

Property: 240 Ross River Road, Aitkenvale QLD 4818, described 
as the whole of Lot 2 in Registered Plan 724192, Title Reference 
20810204.  
Improvements: Service station including underground tanks 
and lines and convenience store. 
Purchase price: $3,840,000 
Settlement date: 17 December 2020 

10.5.2 Terms of Lease EG Aitkenvale

Premises: Service station and convenience store on Lot 2 in 
Registered Plan 724192, Title Reference 20810204. 
Tenant: EG FUELCO (AUSTRALIA) LIMITED ACN 627 348 645 
Commencement: 17 December 2020 
Term: 15 years initial term with 6 options of 5 years each 
Commencing rent: $240,000 (net) per annum 
Rent increases: CPI based increases with a minimum of 1% and 
a maximum of 3%. 
Outgoings: Tenant to pay all outgoings including land tax on a 
single holding basis. 
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10.6 LIBERTY STUART PARK NT

10.6.1 Terms of acquisition

Property: 34 Stuart Highway, Stuart Park NT 0820, comprised 
in Certi"icate of Title Volume 785 Folio 395 being Lot 8013 
Town of Darwin from Plan(s) LTO 2009/086 
Improvements: New service station including underground 
tanks and lines, convenience store and food premises-fast food 
outlet 
Purchase price: $11,363,636 
Expected Settlement date: On or around 31 March 2022

10.6.2. Summary of Development Agreement Stuart Park

The Responsible Entity proposes to enter a development 
agreement with Stuart Service Centre Pty Ltd following 
exchange of contracts.  The signi"icant terms of the agreement 
are as follows: 
Developer: Stuart Service Centre Pty Ltd ACN 655 614 065 
Guarantor: Jarrad Thomas Haynes of 18 Howard Terrace 
Hazelwood Park SA 5066, & Samuel Montgomery Moore of 250 
Peggy Buxton Road Brukunga SA 5252  
Development: Petrol station, including canopy and forecourt, 
convenience store and underground tanks and lines, and food 
premises-fast food outlet. 
Commencement Date: 12 months from the settlement of the 
purchase contract or earlier if noti"ied by the developer 
Construction period: 5 months (estimated) maximum 12 
months 
Development Costs: $7,363,636 (payable in four tranches, 
subject to sign-o! by the quantity surveyor): 
• purchase of tanks, canopies and other items 
• tank works
• building works
• practical completion
Licence fee: Stuart Service Centre Pty Ltd will pay a 5.5% 
monthly coupon on drawn funds throughout the duration of 
the development. 
Termination: If the agreement is terminated by the Responsible 
Entity, it can require the developer to buy back the land and the 
works. 

10.6.3 Terms of agreement for Lease Liberty Stuart Park

Date: as per heads of agreement
Land: 34 Stuart Highway, Stuart Park NT 0820 
Premises: The whole of the land and the service station and 
convenience store, to be developed in accordance with the 
plans attached. 
Tenant: Blueberry Capital Pty Ltd ACN 626 203 076 
381 Tooronga Road, Hawthorn East, VIC 3123
Landlord: The Responsible Entity
Commencement: The lease commences on the date of 
satisfaction of practical completion under the development 
agreement
Term: 15 years initial term + 3 options of 5 years each 
Commencing rent: $425,000 (net) per annum
Rent increases: Fixed rent increases of 3.0% with market 
reviews at the start of an option  
Outgoings: Tenant responsible for outgoings, including land 
tax on a single holding basis.
Contamination: The tenant must implement inventory control 

and comply with environmental laws and best practice. 
Remediation: The tenant must remediate any contamination 
it has caused (by reference to the ESA) and any other 
contamination that would prevent the premises being used as 
a service station. 
First right of refusal: If the landlord proposes to sell the 
property other than by public auction, the tenant must begiven 
"irst right of refusal. 

10.6.4 Terms of agreement for Guzman Y Gomez Stuart Park

Date: as per heads of agreement
Land: 34 Stuart Highway, Stuart Park NT 0820 
Premises: The quick service restaurant, to be developed in 
accordance with the plans attached  
Tenant: Guzman Y Gomez Leasing Pty Ltd ACN 135 404 723  
Landlord: The Responsible Entity
Commencement: The lease commences on the date of 
satisfaction of practical completion under the development 
agreement
Term: 15 years initial term + 2 options of 5 years each  
Commencing rent: $200,000 (net) per annum 
Rent increases: Fixed rent increases of 3.0% with market 
reviews at the start of an option 
Outgoings: Tenant responsible for outgoings, including land 
tax on a single holding basis. 

10.7 LIBERTY EPSOM VIC

10.7.1 Terms of acquisition

Property: 213$219 Midland Highway, Epsom VIC 3550, described 
as Land in Plan of Consolidation 380574N, Certi"icate of Title 
Volume 12301 Folio 809
Improvements: New service station including workshop 
buildings, underground tanks and lines and convenience store 
Purchase price: $7,000,000 ($2,500,000 land cost, 
$4,500,000 development cost)
Expected Settlement date: On or around 1 April 2022

10.7.2 Summary of Development Agreement Liberty Epsom

The Responsible Entity proposes to enter a development 
agreement with LOC Concepts Pty Ltd and LOC Global Pty Ltd 
following exchange of contracts.  The signi"icant terms of the 
agreement are as follows: 
Developer: LOC Concepts Pty Ltd, a wholly owned subsidiary 
of LOC Global Pty Ltd. 
Guarantor: LOC Global Pty Ltd, 50% owned by Viva Energy 
Australia Pty Ltd (see 0 above) and 50% owned by Liberty Oil 
interests.
Development: Petrol station, including canopy and forecourt, 
convenience store and underground tanks and lines. 
Commencement Date: 12 months from the settlement of the 
purchase contract or earlier if noti"ied by the developer 
Constructuion period: 5 months (estimated) maximum 12 
months 
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Development Costs: $4,500,000 (payable in four tranches, 
subject to sign-o! by the quantity surveyor): 
• purchase of tanks, canopies and other items 
• tank works
• building works
• practical completion
Licence Fee: During the construction period, the developer 
will pay the Fund monthly payments equivalent to the initial 
rent under the agreement for lease (see 10.7.3). 
Termination: If the agreement is terminated by the Responsible 
Entity, it can require the developer to buy back the land and the 
works. 

10.7.3 Terms of Agreement for Lease Liberty Epsom

Date: as per heads of agreement
Land: 213$219 Midland Highway, Epsom VIC 3550, described 
as Land in Plan of Consolidation 380574N, Certi"icate of Title 
Volume 12301 Folio 809
Premises: The whole of the land and the service station and 
convenience store, to be developed in accordance with the 
plans attached.   
Tenant: Viva Energy Australia Pty Ltd. (see 4.4.2 above)   
Landlord: The Responsible Entity
Commencement: The lease commences on the date of 
practical completion under the development agreement. 
Term: 15 years initial term + 3 options of 5 years each   
Commencing rent: $420,000 (net) per annum  
Rent increases: Fixed rent increases of 3.0% with market 
reviews at the start of an option   
Outgoings: Tenant responsible for outgoings, including land 
tax on a single holding basis. 
Contamination: The tenant must implement inventory control 
and comply with environmental laws and best practice. 
Remediation: The tenant must remediate any contamination 
it has caused (by reference to the ESA) and any other 
contamination that would prevent the premises being used as 
a service station. 
First right of refusal: If the landlord proposes to sell the 
property other than by public auction, the tenant must be 
given "irst right of refusal.  

10.8 7!ELEVEN KELMSCOTT WA

10.8.1 Terms of acquisition 

Property: 4 Church Street, Kelmscott WA 6111, described as Lot 
200 on Deposited Plan 48710, Volume 2639 Folio 94.
Improvements: Service station including underground tanks 
and lines, convenience store, carwash, and food premises-fast 
food outlet 
Purchase price: $8,600,000 
Expected settlement date: On or around 1 April 2022

10.8.2 Terms of Lease 7#Eleven Kelmscott

Premises: Service station and convenience store on Lot 200 
on Deposited Plan 48710, Volume 2639 Folio 94 
Tenant: Ground lease to Convenience Properties (Operations) 
Pty Ltd ACN 143 746 650 of Building 2 / 658 Church Street, 
Richmond VIC 3121. Convenience Properties then sub-lease to 
7$Eleven Stores Pty Ltd ACN 005 299 427 of the same address. 
Commencement: 1 March 2018 (registered on title) 

Term: 15 years initial term with 4 options of 7 years each 
Commencing rent: $140,000 (net) per annum 
Rent increases: Fixed rent increases of 3.5% with a market 
review on the 10th anniversary of the commencement date, 
and the date of commencement of each option 
Outgoings: Tenant to pay all outgoings including land tax on a 
single holding basis. 

10.8.3 Terms of Lease Zambrero Kelmscott

Premises: Fast-Food premises with drive-thru on Lot 200 on 
Deposited Plan 48710, Volume 2639 Folio 94 
Tenant: Zambrero Property Group Pty Ltd (ACN 140 940 521) 
Commencement: 10 July 2018 (registered on title)  
Term: 15 years initial term with 2 options of 8 years each  
Commencing rent: $145,000 (net) per annum  
Rent increases: Fixed rent increases of 3.0% with a market 
review on every 5th anniversary of the commencement date  
Outgoings: Tenant to pay all outgoings including Land Tax on 
a single holding basis. 

10.8.3 Terms of Lease IMO Car Wash Kelmscott

Premises: Car wash premises on Lot 200 on Deposited Plan 
48710, Volume 2639 Folio 94
Tenant: Ground lease to IMO Car Wash Australasia Pty Ltd 
Limited (ACN 118 962 548) of 1/89 Whiting Street, Artamon NSW 
Commencement: 20 November 2017 (registered on title)   
Term: 15 years initial term with 1 options of 10 years  
Commencing rent: $115,000 (net) per annum   
Rent increases: Fixed rent increases of 3.0%   
Outgoings: Tenant to pay all outgoings including land tax on a 
single holding basis. 

10.9 7!ELEVEN ALKIMOS WA

10.9.1 Terms of acquisition 

Property: Corner Hawksbill Drive & Marmion Avenue, Alkimos 
WA 6038, described as Lot 9065 on Deposited Plan 420911, 
Volume 4008, Folio 484 
Improvements: Service station including underground tanks 
and lines and new convenience store building 
Purchase price: $5,350,877 
Expected Settlement date: On or around 1 July 2022 

10.9.2 Terms of lease 7#Eleven Alkimos

Premises: Corner Hawksbill Drive & Marmion Avenue, Alkimos 
WA 6038, described as Lot 9065 on Deposited Plan 420911, 
Volume 4008, Folio 484
Commencement: Forward contract purchase, in which the 
lease commences upon the satisfaction of practical completion 
of the development and lease commencement.  
Term: 12 years initial term with 5 options of 5 years each   
Commencing rent: $305,000 (net) per annum  
Rent increases: CPI based increases for the "irst 3 years, then 
"ixed 3% increases each subsequent year.   
Outgoings: Tenant to pay all outgoings including land tax on a 
single holding basis.    
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10.10 7!ELEVEN ELLENBROOK WA

10.10.1 Terms of acquisition

Property: Corner Main Street and Pinnaster Parade, Ellenbrook 
WA 6069, currently described as Plan Number P406824 
9306. The site will be subject to subdivision as development 
progresses.    
Improvements: Service station including underground tanks 
and lines and new convenience store building.
Purchase price: $5,391,304  
Expected Settlement date: On or around 1 August 2022 

10.10.2. Terms of Lease 7#Eleven Ellenbrook

Premises: Service station and convenience store on Corner 
Main Street and Pinnaster Parade, Ellenbrook WA 6069, 
currently described as Plan Number P406824 9306. 
Tenant: 7$Eleven Stores Pty Ltd ACN 005 299 427 427 of 
Building 2 / 658 Church Street, Richmond VIC 3121.   
Commencement: Forward contract purchase, in which the 
lease commences upon the satisfaction of practical completion 
of the development and lease commencement. 
Term: 12 years initial term with 4 options of 5 years each 
Commencing rent: $310,000 (net) per annum 
Rent increases: CPI based increases  
Outgoings: Tenant to pay all outgoings including land tax on a 
single holding basis. 

10.11 LIBERTY GURLEY NSW

10.11.1 Terms of acquisition

Property: 41 Gurley Street, Gurley NSW 2398, described as Lot 
20 in Deposited Plan 1225687     
Improvements: New service station including workshop 
buildings, underground tanks and lines and convenience store 
Purchase price: $7,833,333 ($830,000 land cost, $7,003,333 
development cost on drawn funds)   
Expected Settlement date: On or around 30 April 2022 

10.11.2. Summary of Development Agreenment Liberty Gurley

The Responsible Entity proposes to enter a development 
agreement with Steve Brkic following exchange of contracts.  
The signi"icant terms of the agreement are as follows: 

Developer: Steve Brkic and/or Nominee, Suite 101, 12 Corporate 
Drive, Heatherton, Victoria  
Guarantor: Steve Brkic and/or Nominee, Suite 101, 12 Corporate 
Drive, Heatherton, Victoria    
Development: Petrol station, including canopy and forecourt, 
convenience store and underground tanks and lines. 
Commencement Date: 12 months from the settlement of the 
purchase contract or earlier if noti"ied by the developer  
Construction period: 5 months (estimated) maximum 12 
months   
Development Costs: $7,003,333 (payable in four tranches, 
subject to sign-o! by the quantity surveyor): 
• purchase of tanks, canopies and other items 
• tank works
• building works 

• practical completion
Licence fee: Steve Brkic and/or Nominee will pay a 6.00% 
monthly coupon on drawn funds throughout the duration of 
the development.
Termination: If the agreement is terminated by the Responsible 
Entity, it can require the developer to buy back the land and the 
works. 

10.10.3. Terms of Agreement for Lease Liberty Gurley

Date: as per heads agreement
Land: 41 Gurley Street, Gurley NSW 2398, described as Lot 20 
in Deposited Plan 1225687 
Premises: The whole of the land and the service station and 
convenience store, to be developed in accordance with the 
plans attached.   
Tenant: Viva Energy Australia Pty Ltd. (see 4.4.2 above) under 
the Liberty branding  
Landlord: The Responsible Entity
Commencement: The lease commences on the date of 
practical completion under the development agreement. 
Term: 15 years initial term + 3 options of 5 years each  
Commencing rent: $470,000 (net) per annum  
Rent increases: Fixed rent increases of 3.0% with market 
reviews at the start of an option 
Outgoings: Tenant responsible for outgoings, including land 
tax on a single holding basis. 
Contamination: The tenant must implement inventory control 
and comply with environmental laws and best practice.  
Remediation: The tenant must remediate any contamination 
it has caused (by reference to the ESA) and any other 
contamination that would prevent the premises being used as 
a service station.  
First right of refusal: If the landlord proposes to sell the 
property other than by public auction, the tenant must be 
given "irst right of refusal. 

10.12 LIBERTY WAGGA WAGGA NSW

10.12.1 Terms of acquisition

Property: 226 Hammond Ave, East Wagga Wagga NSW 2650, 
described as Lot 32 in DP874819, LGA Wagga Wagga      
Improvements: New service station including workshop 
buildings, underground tanks and lines and convenience store 
Purchase price: $6,949,153 ($1,590,000 land cost, $ 5,359,153 
development cost) 
Expected Settlement date: On or around 30 September 2022 

10.12.2. Summary of Development Agreenment Wagga Wagga
The Responsible Entity proposes to enter a development 
agreement with Steve Brkic following exchange of contracts.  
The signi"icant terms of the agreement are as follows: 
Developer: Steve Brkic and/or Nominee, Suite 101, 12 Corporate 
Drive, Heatherton, Victoria 
Guarantor: Steve Brkic and/or Nominee, Suite 101, 12 Corporate 
Drive, Heatherton, Victoria 
Development: Petrol station, including canopy and forecourt, 
convenience store and underground tanks and lines. 
Commencement Date: 12 months from the settlement of the 
purchase contract or earlier if noti"ied by the developer 
Construction period: 5 months (estimated) maximum 12 
months 
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Development Costs: $5,359,153 (payable in four tranches, 
subject to sign-o! by the quantity surveyor): 
• purchase of tanks, canopies and other items 
• tank works 
• building works 
• practical completion 
Licence fee: Steve Brkic and/or Nominee will pay a 5.90% 
monthly coupon on drawn funds throughout the duration of 
the development. 
Termination: If the agreement is terminated by the Responsible 
Entity, it can require the developer to buy back the land and the 
works. 

10.12.3. Terms of Agreement for Lease Liberty Wagga Wagga

Date: as per heads agreement
Land: 226 Hammond Ave, East Wagga Wagga NSW 2650, 
described as Lot 32 in DP874819, LGA Wagga Wagga 
Premises: The whole of the land and the service station and 
convenience store, to be developed in accordance with the 
plans attached. 
Tenant: Viva Energy Australia Pty Ltd. (see 4.4.2 above) under 
the Liberty branding 
Landlord: The Responsible Entity 
Commencement: The lease commences on the date of 
practical completion under the development agreement. 
Term: 15 years initial term + 4 options of 5 years each 
Commencing rent: $410,000 (net) per annum 
Rent increases: Fixed rent increases of 3.0% with market 
reviews at the start of an option  
Outgoings: Tenant responsible for outgoings, including land 
tax on a single holding basis. 
Contamination: The tenant must implement inventory control 
and comply with environmental laws and best practice. 
Remediation: The tenant must remediate any contamination 
it has caused (by reference to the ESA) and any other 
contamination that would prevent the premises being used as 
a service station. 
First right of refusal: If the landlord proposes to sell the 
property other than by public auction, the tenant must be 
given "irst right of refusal. 
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11.1 ASIC RG 46 BENCHMARKS AND DISCLOSURE PRINCIPLES
ASIC has set out a number of benchmarks and disclosure principles dealing with risks for unlisted property funds in RG46. 
The tables below show how the Responsible Entity meets each benchmark and the PDS complies with each disclosure principle.

A statement setting out a description of ASIC’s benchmarks and disclosure principles and the Responsible Entity’s up-to-date 
disclosure against these benchmarks and principles is available on the website of the Responsible Entity (see details inside 
front cover).

Additional Information
Section 11

BENCHMARK

Gearing policy

EFFECT

The Fund meets this benchmark by adhering to a written 
gearing policy.

FURTHER INFORMATION

2.11 Gearing policy

Interest cover policy The Fund meets this benchmark by adhering to a written 
policy about maintaining interest cover.

2.12 Interest cover policy

Interest capitalisation The Fund meets this benchmark by not capitalising 
interest.

2.13 Loan

Valuation policy The Fund meets this benchmark by adhering to a written 
policy about valuing the real estate assets of the Fund.

3.11 Valuation policy

Related party transactions The Fund meets this benchmark as the Responsible 
Entity adheres to a written policy on related party 
transactions.

11.2 Related-party transactions

Distribution practice The Fund meets this benchmark by adhering to a written 
policy about making distributions only from funds from 
operations or realised capital gains.

3.5 Distributions

DISCLOSURE PRINCIPLE

Gearing ratio

EFFECT

The expected Gearing Ratio of the Fund is disclosed in 
the Financial Information.  The Gearing Ratio of the Fund 
as at the end of each accounting period is disclosed in 
the annual financial statements.

FURTHER INFORMATION

7.4 Forecast balance sheet

Interest cover ratio (ICR) The expected ICR of the Fund is disclosed in the Financial 
Information.  The ICR of the Fund for each accounting 
period is disclosed in the annual financial statements.

7.3 Forecast income statement

Scheme borrowing The debt financing of the Fund is disclosed. 2.13 Loan

Portfolio diversification The investment strategy of the Fund will provide only 
limited diversification.

2.7 Portfolio diversification

Related party transactions Related party transactions are disclosed. 11.2 Related-party transactions

Distribution practice The sources of forecast distributions and the distribution 
policy are disclosed.

3.5 Distributions

Withdrawal arrangements The terms of future Exit O!ers and Limited Redemption 
O!ers are set out in detail.

3.8 Review dates and Exit O!ers
3.9 Limited Redemption O!ers

Net Tangible Assets per Unit The Net Assets per Unit is disclosed in the Financial 
Information and in annual tax statements sent to Investors.

7.4 Forecast balance sheet
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11.2 RELATED!PARTY TRANSACTIONS

The requirements relating to dealings with related parties 
are set out in the Corporations Act.  The Responsible Entity 
maintains and complies with a written policy on related party 
transactions, which deals with the assessment and approval 
of such transactions and arrangements to manage conflicts 
of interest.  This policy is available on the website of the 
Responsible Entity (see inside front cover).  Compliance with 
the policy is a requirement of the Compliance Plan, which is 
audited annually.

The Responsible Entity is not aware of any relevant related 
party transactions or conflicts of interest that have not been 
disclosed in this PDS and does not expect to enter any such 
transactions or arrangements.

11.3 MASTER TRUSTS, WRAP ACCOUNTS AND CUSTODY 
SERVICES

The Responsible Entity authorises the use of this PDS as 
disclosure to Indirect Investors, who access the Fund through 
an IDPS, an IDPS-like Scheme or a nominee or custody service.  
An Indirect Investor will need to complete the relevant forms 
provided by the operator of the IDPS, IDPS-like Scheme or 
nominee or custody service (Platform Operator) and not the 
Application Form accompanying the PDS.

An Indirect Investor is not a member of the Fund, as the 
Platform Operator holds the Units on behalf of Indirect 
Investors.  The Platform Operator acquires the rights of an 
Indirect Investor and may exercise, or decline to exercise, 
those rights on behalf of an Indirect Investor.

Indirect Investors do not receive reports or statements from 
the Responsible Entity.

The rights of Indirect Investors, including when the Platform 
Operator can be directed to apply or redeem, should be set 
out in the IDPS Guide or other disclosure document issued by 
the Platform Operator.

Indirect Investors should contact their advisers or the Platform 
Operator with any queries regarding fees, investment and 
withdrawal conditions and distribution calculation and timing.

11.4 SUITABILITY FOR SUPERANNUATION FUNDS

The Responsible Entity believes that the Units are available 
as an investment for a superannuation fund, being units in 
a widely held unit trust, within the meaning of section 71(1A) 
of the Superannuation Industry (Supervision) Act 1993 (Cth).  
The responsibility for choosing investments for a 
superannuation fund rests solely with the trustee of the 
superannuation fund. Trustees of superannuation funds 
should seek their own advice as to the suitability of the Units 
as an investment of a particular fund or portfolio of a fund.

11.5 LABOUR STANDARDS AND ENVIRONMENTAL SOCIAL 
OR ETHICAL CONSIDERATIONS

The Responsible Entity requires that all tenants of the 
Properties conduct their operations in a lawful manner, as 
required by their leases, including, in a manner that complies 
with all applicable laws relating to contamination of land 
and water, but the Responsible Entity does not take into 
account labour standards or environmental, social or ethical 
considerations in selecting, retaining or realising real estate 
assets of the Fund.

11.6 APPLICATION MONIES HELD IN TRUST

Monies paid by Investors to acquire Units will be deposited 
into an account established for the purpose of holding 
Application Monies from Investors, until the Application 
Monies are applied to the allotment of Units in the Fund.  
Application Monies treated in this way are taken to be held in 
trust for the Investor and cannot be used by the Responsible 
Entity for any purpose other than for the allotment of Units, 
except as otherwise directed by the Investor or required by 
law.

Under special circumstances, Investors may withdraw their 
Application Monies before the Units have been issued.  No 
interest will be paid on the Application Monies.

11.7 CONSENTS TO STATEMENTS MADE

The auditor has consented to be named in the manner and 
context shown inside the front cover and, as at the date on 
the front cover, had not withdrawn that consent.

The auditor of the Compliance Plan has consented to be 
named in the manner and context shown inside the front cover 
and, as at the date on the front cover, had not withdrawn that 
consent.

11.8 REGULAR INVESTOR COMMUNICATIONS

The Responsible Entity will provide Investors with clear and 
concise information to help monitor their investment in the 
Fund.  All communications will be sent electronically via email 
unless requested otherwise. Investors will receive:
• transaction confirmations (on receipt of Application 

Monies and on issue of Units);
• distribution statements for each month (about three 

weeks after the end of the month);
• annual reports as at 30 June (available by end of 

September) and (if the Fund is a disclosing entity) a half 
yearly report (available by the end of March);

• annual tax statements as at 30 June (in August); and
• news updates when material changes occur.
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A consolidated disclosure document that discloses an up-
to-date list of RG46 updated benchmarks and disclosure 
principles can be found on the Responsible Entity’s website. 
Requests for information or a hard copy of the disclosure 
document can be made via the Responsible Entity’s website, 
e-mail or telephone (see Corporate Directory inside front 
cover).

Continuous disclosure notices under section 1017B of the 
Corporations Act or under section 675 of the Act (if the Fund 
is a disclosing entity) will be put up on the website of the 
Responsible Entity.

At the date on the front cover of this PDS, the Fund was not 
a disclosing entity.  If the Fund becomes a disclosing entity, 
the Responsible Entity will inform Investors by notice on the 
website.

Whether change of circumstances has a material effect will 
be determined in accordance with the criteria set out at 7.5.2 
above.

11.9 PRIVACY POLICY

The Australian Privacy Principles contained in the Privacy 
Act 1988 (Cth) (Privacy Act) regulate the way in which the 
Responsible Entity collects, uses, discloses, and otherwise 
handles personal information from Investors. The Responsible 
Entity is committed to respecting and protecting the privacy 
of personal information, and details of how this is done are 
contained in a written policy (Privacy Policy).

It is important to be aware that, in order to provide products and 
services, the Responsible Entity may need to collect personal 
information about an Investor and any other individuals 
associated with the product or service offering. In addition 
to practical reasons, this is necessary to ensure compliance 
with our legal and regulatory obligations (including under 
the Corporations Act, the AML Requirements and taxation 
legislation).  If Investors do not provide the information 
requested, the Responsible Entity may not be able to process 
their applications, administer, manage, invest, pay or transfer 
their investment(s). 

Investors must therefore ensure that any personal information 
provided is true and correct in every detail and, if any of this 
information (including contact details) changes, Investors 
must promptly advise the Responsible Entity of the changes 
in writing. While the Responsible Entity will generally collect 
personal information from an Investor or the Investor’s broker 
or adviser directly, the Responsible Entity may also obtain or 
confirm information about Investors from publicly available 
sources in order to meet regulatory obligations.

In terms of how personal information is dealt with, the 
Responsible Entity will use it for the purpose of providing 
Investors with products and services and complying with 
regulatory obligations. The Responsible Entity may also 
disclose it to parties who work with or are engaged by the 
Responsible Entity for these same purposes. Such parties may 
be situated in Australia or offshore, however reasonable steps 

will be taken to ensure that they will comply with the Privacy 
Act when collecting, using or handling personal information.
The types of parties to whom your information may be 
disclosed include, but are not limited to:

• stockbrokers, financial advisers or adviser dealer groups, their 
service providers and/or any joint holder of an investment;

• those providing services for administering or managing 
the Fund, including auditors, or those that provide 
mailing or printing services;

• our other service providers;
• regulatory bodies such as ASIC, ATO, APRA and AUSTRAC; 

and
• other third parties to whom the Responsible Entity is 

required or permitted by law to disclose information or 
in respect of whom the Investor has consented to the 
disclosure of personal information. 

The Responsible Entity may from time to time provide 
Investors with direct marketing or educational material 
about products and services they believe may be of interest 
to Investors. Recipients have the right to “opt out” of such 
communications by contacting the Responsible Entity using 
the contact details inside the front cover.  

In addition to the above, the Privacy Policy contains further 
information about how personal information is handled, and 
how Investors can access information held about them, seek 
a correction to that information, or make a privacy-related 
complaint.

The Privacy Policy is available at the website of the Responsible 
Entity (see inside front cover).  You can also request a copy by 
contacting the Responsible Entity using the contact details 
inside the front cover.

11.10 AML REQUIREMENTS

Under the AML Requirements, the Responsible Entity 
must adopt and maintain a written AML/CTF program.  A 
fundamental part of the AML/CTF program is that there 
must be up-to-date information about Investors (including 
beneficial owner information).

To comply with the AML Requirements, new Investors must 
provide certain identification information (including beneficial 
owner information) and documentation (KYC Documents).  
Existing investors may sometimes be asked to provide KYC 
Documents as part of an ongoing customer due diligence or 
verification process to comply with the AML Requirements.  
If Investors do not provide the applicable KYC Documents 
when requested, the Responsible Entity may be unable to 
process an application, or may be unable to provide products 
or services to Investors until such time as the information is 
provided.

In order to comply with the AML Requirements, the Responsible 
Entity may also disclose information including, personal 
information, about an Investor or any beneficial owner, to 
associates of Fawkner Property Ltd. or to third parties who 
work with or are engaged by the Responsible Entity for these
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same purposes, or to relevant regulators (whether inside or 
outside Australia). The Responsible Entity may be prohibited 
by law from informing applicants or investors that such 
reporting has occurred. 

The Responsible Entity is not liable to Investors for any loss 
occasioned by compliance with the AML Requirements.
 

11.11 US FOREIGN ACCOUNT TAX COMPLIANCE ACT "FATCA#

In April 2014, the Australian government signed an agreement 
with the government of the United States of America (US), 
which requires all Australian financial institutions to comply 
with FATCA.

Under FATCA, Australian financial institutions are required to 
collect and review their information to identify US Persons that 
invest in assets through non-US entities.  This information is 
reported to the ATO.  The ATO may then pass that information 
onto the U.S. Internal Revenue Service. 

If one of the Investors, directors, partners or trustees signing 
the application form is a US Person, or if the entity making the 
application is a resident of the US, additional information will 
be required.

Failure to comply with FATCA obligations may result in 
the Fund, to the extent relevant, being subject to a 30% 
withholding tax on payment of U.S. income or gross proceeds 
from the sale of certain U.S. investments. If the Fund suffers 
any amount of FATCA withholding and is unable to obtain 
a refund for the amounts withheld, the Responsible Entity 
will not be required to compensate investors for any such 
withholding and the effect of the amounts withheld will be 
reflected in the returns of the Fund.

11.12 COMMON REPORTING STANDARDS "CRS#

A common reporting standard for the collection, reporting 
and exchange of financial information about the accounts of 
non-residents (CRS) has been developed by the Organisation 
of Economic Co-operation and Development and requires 
certain financial institutions resident in a participating 
jurisdiction to document and identify reportable accounts 
and implement due diligence procedures.  These financial 
institutions will also be required to report certain information 
on reportable accounts to their relevant local tax authorities.
Australia has enacted provisions within the domestic tax 
legislation to implement CRS in Australia.  Australian financial 
institutions must document and identify reportable accounts, 
implement due diligence procedures and report certain 
information with respect to reportable accounts to the ATO.  
The ATO may then exchange this information with foreign tax 
authorities in the relevant signatory countries.

If one of the Investors, directors, partners or trustees signing 
the application form is not a resident or citizen of Australia, 
or if the entity making the Application is not a resident of 
Australia, additional information will be required and the 
Responsible Entity will report the information to the ATO.

Unlike FATCA, there is no withholding tax applicable under 
CRS.

11.13 COMPLAINTS

An Investor who feels aggrieved by any aspect of the 
management of the Fund is encouraged to make a complaint 
to the Responsible Entity.  A complaint may be made by 
telephone or in writing, addressed the “The Complaints 
Officer” at the e-mail or postal address shown inside the front 
cover of this PDS.

Receipt of a complaint will be acknowledged as soon as 
possible and in any case within 3 days.  Every effort will be 
made to resolve all complaints as soon as practicable but not 
more than 30 days after receipt of the complaint.

An Investor who is not satisfied with the response to a 
complaint by the Responsible Entity may be able to take the 
complaint to the Australian Financial Complaints Authority, 
the external dispute resolution scheme for financial services.  
A complaint may be lodged by telephone, mail or e-mail using 
the contact details shown inside the front cover.

The external dispute resolution scheme is established to assist 
Investors who have been unable to resolve a complaint with a 
financial services provider. The service is free of charge.

The first point of contact should always be the complaints 
officer at the Responsible Entity
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12.2 DEFINITIONS
In this section:

• Account means the account held at the Investor’s 
financial institution from which the Investor authorises 
the Responsible Entity to arrange for funds to be debited.

• Agreement means the Direct Debit Request Service 
Agreement set out in section 11 of the PDS and Form C.

• Banking Day means a day other than a Saturday or a 
Sunday or a public holiday listed throughout Australia.

• Debit Day means the day that payment of the Application 
Monies is due.

• Debit User means the Responsible Entity, being the 
person authorised in a Direct Debit Request.

• Direct Debit Payment means a particular transaction 
whereby a debit is made to the account of the Investor.

• Direct Debit Request means the request to debit funds 
from the Account set out in Form C.

• Financial Institution means the financial institution at 
which the Investor holds the Account.

• Investor means the Financial Institution customer 
authorising the Direct Debit Request.

12.3 DIRECT DEBIT PAYMENT

By submitting a Direct Debit Request, the Investor authorises 
the Responsible Entity to arrange for funds to be debited 
from the Account in accordance with the Agreement.  The 
Responsible Entity will arrange for funds to be debited from 
the Account only:

• as authorised in the Direct Debit Request; or
• if a billing advice which specifies the amount payable 

by the Investor and when it is due has been sent to the 
address nominated in the Direct Debit Request.

If the Debit Day falls on a day that is not a Banking Day, the 
Responsible Entity may direct the Financial Institution to debit 
the Account on the following Banking Day.

If there is any doubt about which day the Account has or will 
be debited, Investors should ask the Financial Institution or 
contact the Manager (see inside front cover).

11.4 AMENDMENTS TO THE AGREEMENT

The Responsible Entity may vary any details of the Agreement 
or a Direct Debit Request at any time by giving at least 14 

days’ written notice sent to the preferred email or address 
nominated by the Investor in the Direct Debit Request.

11.5 CHANGES BY THE INVESTOR

An Investor may –

• cancel or suspend the Direct Debit Request; or
• change, stop or defer an individual payment – 
at any time by giving at least 10 days’ notice –
to the Financial Institution or to the Responsible Entity (see 
inside front cover).

11.6 OBLIGATIONS OF THE INVESTOR

It is the responsibility of the Investor to ensure that there 
are sufficient clear funds available in the Account to allow 
a Direct Debit Payment to be made in accordance with the 
Direct Debit Request.

If there are insufficient clear funds in the Account to meet a 
Direct Debit Payment:

• the Account may be charged a fee or interest by the 
Financial Institution;

• the Responsible Entity may charge reasonable costs 
incurred due to there being insufficient funds; and

• the Investor must arrange for the payment to be made by 
another method or arrange for sufficient cleared funds 
to be in the Account by an agreed time so that the Direct 
Debit Payment can be processed. 

Investors should check the Account statement to verify that 
the amounts debited from the Account are correct.

11.7 DISPUTES

If there appears to have been an error in debiting the Account, 
you should bring a query to the attention of the Responsible 
Entity straight away (see inside front cover).  Alternatively, the 
Financial Institution can be contacted for assistance.

If the Responsible Entity concludes as a result of 
investigations that the Account has been incorrectly debited, 
the Responsible Entity will arrange within a reasonable period 
for the Financial Institution to adjust the Account accordingly 
(including interest and charges). 

12.1 INTRODUCTION

This is the Direct Debit Service Agreement between the Responsible Entity and Investors using Form C (Direct Debit Request) 
to instruct the Responsible Entity to transfer their Application Monies by Direct Debit Payment.

This section explains the obligations of Investors when undertaking a Direct Debit Payment arrangement with the Responsible 
Entity. It also details the obligations of the Responsible Entity as the direct debit provider to an Investor using Form C. 

Please keep this agreement for future reference. It forms part of the terms and conditions of the Direct Debit Request (DDR) 
and should be read in conjunction with the DDR authorisation in Form C.

Direct debit request service agreement
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The Responsible Entity will also send a notice to the preferred 
email or postal address nominated by the Investor in the 
Direct Debit Request specifying the amount by which the 
Account has been adjusted. 

If the Responsible Entity concludes as a result of the 
investigations that the Account has not been incorrectly 
debited, the Responsible Entity will send a notice to the 
preferred email or postal address nominated by the Investor in 
the Direct Debit Request providing reasons and any evidence 
for this conclusion.

11.8 ACCOUNTS

Investors should check:

• with the Financial Institution whether direct debiting 
is available from the Account as direct debiting is not 
available through the bulk electronic clearing system on 
all accounts offered by financial institutions;

• that the details of the Account details provided in Form 
C are correct by checking them against a recent Account 
statement; and

• with the Financial Institution before completing the 
Direct Debit Request if there are any doubts about how to 
complete the Direct Debit Request.

11.9 CONFIDENTIALITY

The Responsible Entity will keep all information (including the 
Account details) in your Direct Debit Request confidential. 
The Responsible Entity will make reasonable efforts to keep 
any such information that the Manager has about Investors 
secure and to ensure that any of the Responsible Entity’s 
employees or agents who have access to such information do 
not make any unauthorised use, modification, reproduction or 
disclosure of that information. 

The Responsible Entity will disclose information that the 
Responsible Entity has about you only:

• to the extent specifically required by law; or
• for the purposes of this Agreement (including disclosing 

information in connection with any query or claim).

11.10 CONTACTING THE RESPONSIBLE ENTITY

Investors wishing to notify the Responsible Entity in writing 
about anything relating to this Agreement should contact the 
Responsible Entity by mail or e-mail at the addresses shown 
inside the front cover.

The Responsible Entity will notify you by sending a notice to 
the preferred address or email you gave in the Direct Debit 
Request. Any notice will be deemed to have been received on 
the second banking day after sending

Direct debit request service agreement
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Accounting Standards
Australian Accounting Standards as defined in section 9 of 
the Corporations Act.

Additional Loan
A temporary loan from a bank in addition to the Loan, as set 
out in Section 2.13 of this PDS.

AML Requirements
Identification requirements in rules promulgated by the CEO 
of AUSTRAC.

Application Form
The application form attached to this PDS in relation to the 
subscription for Units.

Application Monies
Monies received in the course of a subscription for Units.

Application Monies Account
The bank account specified on the Application Form, into 
which all Application Monies will be paid.  Money in this 
account is not part of the Fund but is held for each Investor 
until Units are issued.

ASIC
The Australian Securities and Investments Commission 
established under the Australian Securities and Investments 
Commission Act 2001 (Cth).

ASX
The Australian Securities Exchange, created by the merger 
of the Australian Stock Exchange and the Sydney Futures 
Exchange in July 2006.

ATO
The Australian Taxation Office, an agency of the Commonwealth 
of Australia assisting the Australian Commissioner of Taxation, 
established under the Taxation Administration Act 1953 (Cth).

AUSTRAC
The Australian Transaction Reports and Analysis Centre, an 
agency of the Commonwealth of Australia, established under 
section 209 of the Anti-money Laundering and Counter-
terrorism Financing Act 2006 (Cth).

Business Day
A day other than a Saturday or a Sunday on which banks are 
open for general business in Melbourne, the domicile of the 
Responsible Entity.

Capital Gain
This term has the meaning assigned in section 995-1 of the 
Income Tax Assessment Act 1997 (Cth).

Capital Loss
This term has the meaning assigned in section 995-1 of the 
Income Tax Assessment Act 1997 (Cth).

Compliance Plan
A document lodged with ASIC under Part 5C.4 of the Corporations 
Act by the Responsible Entity dated 30th April 2021, setting out 
the measures the Responsible Entity is to apply in operating the 
Fund to ensure compliance with the Constitution and the 
Corporations Act.

Constitution
The deed under Part 5C.3 of the Corporations Act by the 
Responsible Entity dated 28th January 2020, establishing the 
Fund, as amended from time to time (see Section 10.1).

Corporations Act
The Corporations Act 2001 (Cth).

Corporations Regulations
The Corporations Regulations 2001 (Cth), made pursuant to 
the Corporations Act.

Custody Service
An investment service which holds assets on behalf of an 
investor in the name of the custodian, which is responsible 
for the safety of the assets.

Exit Offer
A formal offer by the Responsible Entity to each existing 
Investor proposing an extension of the Fund and allowing 
Investors to elect to sell all or part of their Units at the Exit 
Price (see section 3.8).

Exit Price
The price determined by the Responsible Entity in accordance 
with the Constitution at which Investors may elect to sell Units 
in an Exit Offer, being a price which reflects the Fair Value of 
the Units.

Extraordinary Resolution
A resolution in a meeting of Investors supported by holders of 
50% of all Units by value.

Fair Value
The estimated amount for which a Unit on issue on a specified 
date should exchange on that date between a willing buyer 
and a willing seller in an arm’s length transaction in which 
each of the parties acted knowledgably, prudently and 
without compulsion.

FATCA
The Foreign Account Tax Compliance Act is a law of the United 
States of America which came into effect on 1 July 2014.

Financial Information
The pro forma balance sheet and forecast income statements 
and balance sheets (see section 7).

Fund
The registered managed investment scheme established by 
the Constitution (see section 10.1)

Glossary
Section 13  |   (See also Corporate Directory inside front cover)
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Fund-through Arrangement
An arrangement under which land and improvements 
are acquired by the Fund for a fixed sum paid by progress 
payments made at the acquisition of the land by the Fund and 
at specified stages in the construction of the improvements 
on the land and an agreement for lease is in place with a 
tenant to take possession on completion of construction.

Gearing
The use of borrowed monies to partly fund the acquisition of 
real estate assets by the Fund.  Gearing increases the effect 
on the value of Units of positive or negative changes in the 
capital value of assets and the effect on the income available 
for distribution of increases or decreases in the net income 
from the real estate.  This effect is commonly referred to as 
“leverage” – the greater the amount of borrowing, measured 
by the Gearing Ratio, the greater the leverage.

Gearing Ratio
A ratio that measures the amount of borrowing used in the 
acquisition of real estate assets of the Fund.  The Gearing 
Ratio is calculated as follows and stated as a percentage:
 

gearing ratio = total interest-bearing liabilities
    total assets

GST
The goods and services tax under the GST Act.

GST Act
The A New Tax System (Goods and Services Tax) Act 1999 
(Cth).

ICR
The Interest Cover Ratio, in the context of loans and 
borrowings.

IDPS
An unregistered managed investment scheme for holding and 
dealing with investments selected by investors.

IDPS-like Scheme
A registered managed investment scheme for holding and 
dealing with investments selected by investors, usually 
superannuation funds.

Indirect Investor
A person who applies for or is issued with Units through an 
IDPS, IDPS-like Scheme, a Custody Service or a Nominee 
Service. 

Interest Cover Ratio
A ratio that measures the ability of the Fund to pay interest 
on loans in a period, as and when the interest payments fall 
due, or a covenant agreed with a lender.  If the Interest Cover 
Ratio in a period is less than the covenant agreed with the 
lender, the loan may be in default.  The Interest Cover Ratio is 
calculated for a period and is stated as a number of times (eg 

“1.8 times” means the income for the period is 1.8 times the 
interest payable for the period):

ICR = income before interest & tax - unrealised gains and losses
    interest expense

 
Investor
A person who applies for or is issued with Units or a person 
considering whether to invest in the Fund.

Limited Redemption Offer
An offer by the Responsible Entity to redeem a specified 
number of Units, being not more than 2.5% of the Units on 
issue, at a specified price (see section 3.9).

Loan
A loan from a bank being arranged for the Responsible Entity 
(see section 2.13). The Loan will be secured by the Properties 
and the other assets of the Fund (the bank will have no 
recourse to the assets of Investors beyond their subscription 
for Units).

Loan-to-valuation Ratio
A ratio that measures, at a balance date, the ability of a secured 
lender to the Fund to recover, in the event of a default, loan 
principal and unpaid interest from the Fund, or a covenant 
agreed with a lender.  If the Loan -to-valuation Ratio at a balance 
date is greater than the covenant agreed with the lender, the 
loan may be in default. 

The Loan-to-valuation Ratio at a balance date is calculated as 
follows and stated as a percentage:

LVR=                       principal of loan outstanding                  
       value of real estate provided as security for the loan

LVR
The Loan-to-valuation Ratio.

Managed Investment Trust
A trust that is a managed investment trust within the meaning 
of section 275-10 of the Income Tax Assessment Act 1997 
(Cth).

Glossary
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Management costs
Management costs are defined in clause 102 of Schedule 10 
to the Corporations Regulations, as modified by ASIC Class 
Order 14/1252, as any of the following which are deducted 
from or paid out of the assets of the Fund (that is, not deducted 
from Application monies or amounts payable to an Investor) 
other than incidental costs and costs the Investor would incur 
if investing directly in the Properties:

• administration fees and costs, including fees payable to 
the Responsible Entity;

• custodial fees and costs;
• costs of advertising, promotion and distribution;  

other costs for which the Responsible Entity can claim 
reimbursement under the Constitution;

• amounts payable for investing in the Properties;
• any amounts payable in respect of investments issued or 

managed by a party other than the Responsible Entity;
• performance fees;
• other expenses related to investment; and
• costs incurred when investing through an interposed 

vehicle, which would be covered by (a) to (h), above, if 
those costs were incurred directly by the Fund.

MAT 
Moving annual turnover - a monthly measure of the gross 
sales of a retail outlet net of GST, being the sales for the 
immediately preceding 12 months. 

National Tenant
In a retail shopping centre, a National Tenant is a specialty 
tenancy operated by or through a business with outlets in 
more than one state, with a recognisable store format and 
product range, promoted nationally.  

Net Tangible Assets
The value of the Fund’s assets excluding intangible assets such 
as unamortised borrowing costs, less the Fund’s borrowings, 
accrued expenses & other liabilities.

Nominee Service
A nominee service offers to hold securities or financial 
products on behalf of an investor in the name of a nominee.

Offer
The offer set out in section 2 of this PDS.

Passing Yield
The net rent currently being received from real estate asset 
(called the passing net rent), as a percentage of the value or 
price of that asset.

PDS
This Product Disclosure Statement.

Platform Operator
The operator of an IDPS, IDPS-like Scheme or Nominee Service 
or Custody Service.

Properties
Real estate assets acquired by the Fund (see section 5).

Responsible Entity
Fawkner Property Ltd, whose details appear inside the front 
cover.

Redemption Price
The price at which Units other than Underwriting Units may 
be redeemed, calculated in accordance with clause 8.2 of the 
Constitution.

Retail Investor
An Investor who is not a Wholesale Investor.

RG 46
ASIC Regulatory Guide 46 – Unlisted property schemes: 
Improving disclosure for retail investors.

Roadside Retail
A convenience retail offering with access from an adjoining 
arterial road, offering one or more of fuel, quick service food 
and drinks, groceries and vehicle accessories, with parking 
for customers. 

SCN
Shopping Centre News - a leading industry newsletter, 
published by Michael Lloyd, with weekly online updates and 
printed editions five times yearly. 

Settlement
Under a contract for the sale and purchase of real estate, 
the settlement date is the date on which all amounts payable 
under the contract are paid and the equity in the property 
being sold passes from the vendor to the purchaser. The date 
of settlement is also called the date of completion of the 
contract.

Special Resolution
A resolution in a meeting of Investors that requires a majority 
of 75% of those voting to be cast in favour in order to be 
passed.

Glossary
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Underwriting Agreement
An agreement between the Responsible Entity, and a related 
party of the Responsible Entity, as underwriter, dated 10 
March 2021, by which the underwriter agrees to subscribe 
or procure subscriptions for Underwriting Units when called 
upon. 

Underwriting Units
Units classed as Underwriting Units by the Responsible 
Entity and issued to the underwriter or a sub-underwriter 
for the purpose of ensuring the Offer is fully subscribed in 
a timely manner.  Underwriting Units may be redeemed by 
the Responsible Entity at face value.  Due to the short-term 
nature of Underwriting Units, the Constitution provides that 
the Responsible Entity may determine that Underwriting Units 
receive a rate of distribution above that applicable to ordinary 
Units.  The Responsible Entity has agreed to distribute 7.0% 
(see section 2.10).

Units
Units in the Fund, including those available under the Offer.

Unit Pricing Policy
A written policy of the Responsible Entity, setting out the 
formulas and considerations used by the Responsible Entity in 
determining prices for second and subsequent offers of Units 
and for Redemption Offers.  A copy is available on the website 
of the Responsible Entity (see inside front cover).

US Person
A person so classified under securities or tax law in the United 
States of America (US) including, in broad terms, the following 
persons:

a. any citizen of, or natural person resident in, the US, its 
territories or possessions; or

b. any corporation or partnership organised or incorporated 
under any laws of or in the US or of any other jurisdiction 
if formed by a US Person (other than by accredited 
investors who are not natural persons, estates or trusts) 
principally for the purpose of investing in securities not 
registered under the US Securities Act of 1933; or

c. any agency or branch of a foreign entity located in the 
US; or

d. a pension plan primarily for US employees of a US Person; 
or

e. a US collective investment vehicle unless not offered to 
US Persons; or

f. any estate of which an executor or administrator is a US 
Person (unless an executor or administrator of the estate 
who is not a US Person has sole or substantial investment 
discretion over the assets of the estate and such estate 
is governed by non-US law) and all the estate income is 
non-US income not liable to US income tax; or

g.  any Fund of which any trustee is a US Person (unless a 
trustee who is a professional fiduciary is a US Person and 
a trustee who is not a US Person has sole or substantial 
investment discretion over the assets of the trust and 

no beneficiary (or settlor, if the trust is revocable) of the 
trust is a US Person); or

h.  any discretionary account or similar account (other than 
an estate or trust) held by a dealer or other fiduciary for 
the benefit or account of a US Person; or

i. any non-discretionary account or similar account (other 
than an estate or trust) held by a dealer or other fiduciary 
organised, incorporated or (if an individual) resident in 
the US for the benefit or account of a US Person.

Valuer
An individual bound by the code of ethics of the Australian 
Property Institute and entitled to the appellation Certified 
Practising Valuer.

Vendor
A commonly used term for the seller under a contract for the 
sale and purchase of real estate.

WALE
Weighted average lease expiry, being the average period in 
years to the expiry of the leases, weighted according to the 
net rent of each lease.

Wholesale Investor
An Investor who qualifies as a “wholesale client” under sub-
section 761G or under section 761GA of the Corporations Act.

Glossary
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A. Investment Amount
Write the number of units you wish to apply for. The application 
must be a minimum of 20,000 units unless the Responsible 
Entity has consented to a lesser amount. 

Enter in the total dollar amount of application monies. To 
calculate your application monies, multiply the number of 
units applied for by the unit o!er price
(e.g. 20,000 x $1.00 =$20,000)

Payment Method
Please tick box for payment method of application monies 
- either via cheque, electronic funds transfer directly to the 
application monies account or Direct Debit Request. 

• Cheques should be crossed ‘Not Negotiable’ and made 
payable to: Fawkner Property Application Monies Trust 
Account.

• Direct transfers should be made to the following account: 
Account name: Fawkner Property Application Monies Trust Account
Bank: Commonwealth Bank of Australia (CBA)
BSB: 063-000
Account number: 1347 8139
Reference (existing investors): Fawkner client code (5 digits) & 
Surname of investor
Reference (new investors): NEW followed by Investor name

• Direct Debit – Complete Form C: Direct Debit Request Form 
of the application form pack and submit with your completed 
application form.  

B. Investor Details
If you are an existing investor of Fawkner Property Ltd, please 
write your 5-digit code. The client code can be found on all 
distribution and tax statements. If you are an existing investor 
in the same entity you will only be required to provide Fawkner 
client code and sign where indicated in section H if all other 
details remain the same.  

If there have been changes in your identification documents 
or FATCA/CRS status since your last application, please 
complete the full Application Form as a new investor.

Investors who do not have a Fawkner client code must 
complete and provide identification as detailed in Form B 
Identification Requirements.
 
Note that only legal entities are allowed to hold units. Applications 
must be in the name(s) of a natural person(s), companies or other 
legal entities acceptable to the Responsible Entity. Applications 
on behalf of trusts or superannuation funds must be in the name 
or names of the trustee or trustees. Applications on behalf of 
partnerships must be in the name of the firm or, if the firm does 
not have a name, the full name of each partner of the firm.

At least one full given name and the surname are required for 
each natural person.

Write the full name of Investor(s). If there are more than one 
Investor, fill in the details under Investor 2,3 etc. A joint application 
must be signed by each joint Investor.

Write the date of birth for each Investor(s) and write the Tax 
File Number(s) (TFNs) of the Investor(s) or, if exempt, enter the 
exemption category.
 
The Trustee is required to provide the Tax File Number (TFN) of 
all Investors and the ABN for all Superannuation Funds to the 
Australian Taxation O!ice (ATO). Failure to supply TFNs, or ABNs 
may result in deduction of tax at the rate of the top marginal 
rate plus Medicare Levy in respect of any distributions.  The 
Responsible Entity is required to report investors TFN information 
under the taxation compliance law and report and comply with 
the Annual Investment Income Report to the Australian Taxation 
O!ice.

C. Investor Contact Details
Write the contact name, telephone, mobile and email address 
details of the contact person. Write the postal address for all 
correspondence.  For joint applications, write one address only. 
All communications to you from the Responsible Entity will be 
emailed to the person(s) email addresses provided.

D. Residency Status (for Tax Purposes)
Insert the country of residence of the Investor(s) for tax purposes.

E. Bank Account Details (for Distributions)
All distributions will be credited directly to your nominated 
account with your financial institution. Please ensure all 
appropriate details are provided and correct. Only accounts held 
with banks, building societies and credit unions within Australia 
can be listed.

F. Investor Category 
If you did not enter a Fawkner Property Client Code in Section B, 
please check one of the buttons. If you are in any doubt, please 
contact Investor Relations on (03) 9856 4577.

G. Acknowledgment & Declaration by Investor(s)
Before signing the application form the investor(s) should 
read the whole Product Disclosure Statement (PDS) to which 
the application relates. By lodging the application form, the 
Investor(s) agrees that this application is for Units in Essential 
Services Trust No.19 upon and subject to the terms of the PDS, 
agrees to take any number of Units equal to or less than the 
number of Units indicated in Section A that may be allotted to 
the Investor(s) pursuant to the PDS and declares that all details 
and statements made are complete and accurate.

H. Signatures
These are the signatures that will be required by the Responsible 
Entity to authorise any changes to your personal details.

Form A: Nomination of Accountant or Tax Agent
To be completed by investors to authorise their accountant or 

How to complete the Application Form
Section 14  
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tax agent to obtain investment and taxation information directly 
from the Responsible Entity.

Form B: Identification Requirements
To be completed by investors who do not have a Fawkner client 
code.

Form C: Direct Debit Request
To be completed to give consent to direct debit the nominated 
deposit amount (see section 12 for further details).

Form D: Questions for retail Investor who has not had personal 
advice from a financial adviser
To be completed by investors who classify as a retail Investor 
who have not received personal advice from a financial 
adviser. 

If you have any queries concerning your application please 
contact Investor Relations at the Responsible Entity on (03) 
9856 4577.

How to complete the Application Form
Section 14
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Take part in this outstanding 
investment opportunity.

If you would like a copy of the Product Disclosure Statement(s), or 
require further information regarding Essential

Services Trust No.20, please contact Fawkner Property.

Email: info@fawknerproperty.com.au

Phone: (03) 9856 4577

fawknerproperty.com.au



APPLICATIONFORM

ESSENTIAL SERVICES
TRUST NO 20

INSTRUCTIONS
This application form must not be distributed unless included with the Product Disclosure 
Statement (PDS) dated 11 March 2022 and the Supplementary Product Disclosure Statement 
(SPDS) dated 2 May 2022,  issued by Fawkner Property Ltd AFSL 437334. You are advised to 
read the whole of the PDS and SPDS before applying for units in the Essential Services Trust 
No.20. Please complete this form in accordance with the instructions on the previous page.

Applications for units will be dealt with in the order in which they are received. There will be 
no scaled back unit issues except, perhaps, for the last Application accepted. The Trustee has 
the absolute discretion to accept or reject any Application in whole or in part.

OFFICE USE ONLY
Record of Verification Procedure

Verified from: Performed Search

Original

Certified copy

Document Issuer /Website:

Issue Date/Search Date:

Advisor Stamp

    

Please make sure your cheque or electronic funds
transfer equals this amount & a reference is included.

A. INVESTMENT AMOUNT

B. INVESTOR DETAILS

Write the number of units you are applying for here:                      ,       x Price $1.00   =   $

Direct Debit Request (•)  Amount transferred to the Application Monies Account (•)

Fawkner Property Client Code (Existing Investors only)       (5 digits)

Existing Account Name / Designation 

Note: If you are an existing Fawkner Property investor and are investing in the same entity and all your details remain the 
same you are only required to provide your Client Code, Account name above and sign where indicated in Section G.

INVESTOR 1 ! TRUSTEE 1 ! DIRECTOR 1 ! SOLE DIRECTOR

Title  Given Name     Surname

Date of Birth   Tax File Number (or exemption code)  

INVESTOR 2 ! TRUSTEE 2 ! DIRECTOR 2 ! SOLE DIRECTOR

Title  Given Name     Surname

Date of Birth   Tax File Number (or exemption code)  

INVESTOR 3 ! TRUSTEE 3 ! DIRECTOR 3 ! SOLE DIRECTOR

Title  Given Name     Surname

Date of Birth   Tax File Number (or exemption code)  

INVESTOR 4 ! TRUSTEE 4 ! DIRECTOR 4 ! SOLE DIRECTOR

Title  Given Name     Surname

Date of Birth   Tax File Number (or exemption code)  

COMPANY DETAILS (if applicable)

Name

ACN   Tax File Number (or exemption code)  

ACCOUNT DESIGNATION OR TITLE (Name of Beneficiary/Trust/Super Fund Name) 

Name

ABN                           Tax File Number (or exemption code)  

N
EX

T 
PA

G
E



    

APPLICATIONFORM
C. CONTACT PERSON

D. RESIDENCY STATUS !for Tax Purposes"

E. BANK ACCOUNT DETAILS  !for Distributions"

F. INVESTOR CATEGORY

G. ACKNOWLEDGEMENT & DECLARATION BY INVESTOR!S

H. SIGNATURE"S# $  Required for all Investors

*The email address provided above will receive all future correspondence.

           

Full Name                      Phone No (BH) 

Email*                         Phone No (AH/Mobile)

          Fax 

Postal Address

Suburb      State   Postcode 

Australian (•)       Other (specify) 

All Individuals and companies are residents of Australia 
for taxation purposes and no shareholder or beneficiary 
is a citizen of the USA.

Additional identification may apply, please see section 
11.11 & 11.12 of the Product Disclosure Statement.

Account Name         BSB Number             -  
   

Account Number            Bank & Branch Suburb 

I am a Wholesale Investor     
I am a Retail Investor who 
has received personal advice 
from my financial adviser       

I am a Retail Investor who has 
not received personal advice 
from an adviser* 

By signing this Application Form each Investor agrees to be bound by the Constitution and:

declares that they have read the PDS and SPDS and understand that their subscription is subject to investment risks including the possible 
loss of capital invested, and obtained or had the opportunity to obtain their own independent financial investment advice; 
declares that all details provided in this Application Form are true and correct; 
acknowledges that the Responsible Entity is entitled to accept or reject this Application in whole or in part;
declares that the Investor is not a person prevented by any law from accepting the O#er or investing in the Fund;
consents to the collection and use of the personal information provided in the application form and disclosure of that information if required 
to the Australian Taxation O#ice and the nominated accountant or tax agent;
agrees to provide the Responsible Entity such additional information or documentation as the Responsible Entity may request, from time to 
time, to comply with anti-money laundering and counter-terrorism financing laws in force in any jurisdiction;
declares that, where this form has been signed on behalf of a company or other corporate entity, the signatories have the legal capacity to 
bind the entity, that the appropriate o#icers of the entity have read and understood the Product Disclosure Statement, and the signing of the 
application form is in accordance with the constitution or rules of the entity.

-

-
-
-

-

-

-

  Signature       Signature
Investor 1 /Trustee 1/Director/POA   (Circle applicable)  Investor 2/Trustee 2/Director/Secretary/POA  (Circle applicable) 
     Date                  /                  /              Date                  /                  /            

  Signature       Signature
Investor 3 /Trustee 3/Director/POA   (Circle applicable)  Investor 4/Trustee 4/Director/Secretary/POA  (Circle applicable) 
     Date                  /                  /              Date                  /                  /            

*if you have selected Retail without personal advice, please complete Form D

N
EX

T 
PA

G
E



    

    

PLEASE SEND YOUR COMPLETED APPLICATION FORM
AND CERTIFIED IDENTIFICATION FORMS TO:     info@fawknerproperty.com.au

or alternatively to our Investor Relations Line:     P: 03 9856 4577  F: 03 9820 8485
Fawkner Property Attention: Investor Relations     PO Box 6314 • MELBOURNE VIC 3004

The completed application form together with the subscription cheque (if applicable) must be received at the office of Fawkner 
Property Ltd before the closing date. Application monies must be cleared in the application monies account by closing date.  
Advice of payment by direct credit should be emailed to info@fawknerproperty.com.au

I. ADDITIONAL FORMS: Please complete and provide the following forms where applicable:

Privacy: The Responsible Entity and the Manager are committed to protecting the privacy of personal information in accordance with its obligations under the 
Privacy Act 1988 (Cth)  and, in particular, the Australian Privacy Principles (APPs). Please refer to the Privacy Policy on  website:  www.fawknerproperty.com.au

FORM A: Nomination of Accountant or Tax Agent
To be completed by investors to authorise their accountant or tax agent to obtain investment and taxation 
information directly from Fawkner Property.

FORM B: Identification Requirements
To be completed by investors who do not have a Fawkner Property client code.

FORM C: Direct Debit Form
To be completed by investors who wish to have their funds debited directly from their account.

FORM D: Questions for a retail investor who has not had personal advice from a financial adviser
To be completed by Investors who classify as a retail investor who have not received personal advice from a 
financial adviser.

FORM E: Qualified Accountant Certificate
To be completed by an accountant for Investors who classify as a wholesale Investor.

APPLICATIONFORM



           

Title        Accountant or Agent’s Name                 

Accountant or Agent Company                              

Unit Number/Level                 Street No          Street Name 

Suburb      State   Postcode

Phone                     Fax            Mobile

Email

I am entitled to the following post nominal:   Identification No. 
(e.g. CA, ACA, FCA; or CPA, FCPA; or AIPA, MIPA, FIPA) 

A. INVESTOR!S DETAILS

Fawkner Property Client Code (Existing Investors only)       (5 digits)

Existing Account Name / Designation 

INVESTOR 1 ! TRUSTEE 1 ! DIRECTOR 1 ! SOLE DIRECTOR

Title  Given Name     Surname

INVESTOR 2 ! TRUSTEE 2 ! DIRECTOR 2 ! SOLE DIRECTOR

Title  Given Name     Surname

B. ACCOUNTANT OR TAX AGENT DETAILS

My investment details and any distributions or taxation details may be disclosed to my/our accountant/tax agent, named below until 
such time as I/we advise the manager to the contrary in writing.

C. INVESTOR!S SIGNATURES

  Signature       Signature
Investor 1 /Trustee 1/Director/POA   (Circle applicable)  Investor 2/Trustee 2/Director/Secretary/POA  (Circle applicable) 
     Name       Name

Date                  /                  /              Date                  /                  /            

• This form is to be signed by the Unit Holder. If a joint holding, all Unit Holders are required to sign.
• This form should be signed by or for each Investor. If signed by the Investor’s power of attorney, a certified copy of the power 

of attorney must be attached to this form. In signing this form as attorney you confirm that you have not received any notice of 
revocation by death of the grantor or otherwise.

• If executed by a company, the form must be executed in accordance with the Investor’s Trust Deed and the Corporations Act.

Please Note

Privacy: Fawkner Property Pty Ltd is committed to protecting the privacy of personal information in accordance with its obligations 
under the Privacy Act 1988 (Cth) (Privacy Act) and, in particular, the Australian Privacy Principles (APPs). Please refer to our Privacy 
Policy on our website www.fawknerproperty.com.au

FORM A: 
NOMINATION OFACCOUNTANT

http://www.fawknerproperty.com.au


FORM B: 
IDENTIFICATION
REQUIREMENTS

    

To be completed by investors who do not 
have a Fawkner Property client code

(5 digits).

Please choose either Option 1 or Option 2 and provide a certified copy of the applicable document(s). 
Please DO NOT attach original documents, as documents will not be returned.  Proof of Identity documents must 
be provided with the application form. This form applies if the investor/s does not already have a current Fawkner 
Property client code.

Applies to unlisted Australian registered domestic companies and trusts and superannuation funds with trustees 
that are individuals or domestic companies (special procedures apply to other entities)

Primary non photographic identity document 

Secondary non photographic identity document

INDIVIDUALS

COMPANIES, TRUSTS AND SUPERANNUATION FUNDS

OPTION 1 – primary photographic identity document please attach a certified copy of one of the following:

OPTION 2 – please attach a certified copy of one primary non-photographic identity document and one secondary  
         non-photographic identity document:

Driver’s License

Australian passport (current or expired less than two years)

International travel document (current or expired less than two years)

Proof of age card

National identity card

Australian birth certificate or extract of register entry

Foreign birth certificate

Australian citizenship certificate

Foreign citizenship certificate

Centrelink pension card or Centrelink healthcare card

Financial benefit notice, issued within the last 12 months by the Commonwealth or a state or territory

Income tax assessment notice issued within the last 12 months

Local government rates notice or utilities notice (electricity, gas, telephone) issued within the last 3 months

For a person under 18 years of age, a notice issued by a school principal within the last 3 months

Complying superannuation fund:  ABN, as supplied to the ATO (if non-complying, as for trust)

Trust:  Trust deed with the names of each trustee and each beneficiary (or class of beneficiaries)*

Company:   Extract from the register, showing the names of all directors and all ultimate beneficial owners* N
EX

T 
PA

G
E



Certified copy means a document that has been certified as a true copy of an original document.
Certified extract means an extract that has been certified as a true copy of some of the information contained in a 
complete original document by one of the persons described in the sub paragraphs below.

The eligible certifier must include the following information
Their full name, Address, Telephone number, the date of certifying, Capacity in which they are eligible to certify, and 
an official stamp or seal if applicable.
The certified copy must include the statement, “I certify this is a true copy of the original document”.
For photographic documents, the certified copy must include the statement “I certify this is a true copy of the original 
document and the photograph is a true likeness”.

Documents that are written in a language that is not English must be accompanied by an English translation prepared 
by an accredited translator.

People who can certify documents or extracts are:

• a person who is currently licensed or registered to practice as any of the following:
 Architect   Midwife   Pharmacist  Chiropractor  
 Migration Agent  Physiotherapist  Dentist   Nurse    
 Psychologist  Financial adviser or financial planner   Occupational therapist  
 Trade marks attorney Legal practitioner  Optometrist  Veterinary surgeon  
 Medical practitioner Patent attorney 

• an accountant – a fellow of the National Tax Accountants’ Association or a member of the Institute of Chartered Accountants 
Australia and New Zealand, the Association of Taxation and Management Accountants, CPA Australia or the Institute of Public 
Accountants;
• an APS employee engaged on an ongoing basis or a permanent employee of the public service of a state or territory or a local 
government authority, with 2 or more years of continuous service;
• a permanent employee of Australia Post with 2 or more years’ continuous service or an agent of Australia Post in charge of a 
post office;
• an Australian Consular Officer or an Australian Diplomatic Officer (within the meaning of Consular Fees Act 1955) or 
a consular employee, or an employee of the Commonwealth or the Australian Trade and Investment Commission outside 
Australia authorised under paragraph 3(d) of that act;
• a member of the Australian Defence Force who is a non-commissioned officer with 2 or more years’ experience, an officer or 
a warrant officer;
• an officer with, or authorised representative of, a holder of an Australian financial services licence or Australian credit 
licence, having 2 or more continuous years of service with one or more licensees; and
• a bailiff, a sheriff, a sheriff’s officer  or the holder of a statutory office;
• an officer of a Bank, Building Society, Credit Union or finance company with 2 or more years continuous service;
• a chief executive officer of a commonwealth court;
• an engineer who is a member (other than a student member) of Engineers Australia or registered on the body’s National 
Engineering Register, a Registered Professional Engineer of Professionals Australia, or registered as an engineer under a law of 
the Commonwealth or a state or territory
• a member of the Governance Institute of Australia;
• a judge of a court, a magistrate or a justice of peace;
• a master or a registrar or deputy registrar of a court;
• a Member of Parliament of the Commonwealth, the parliament of a state or territory or local government authority;
• a minister of religion registered under the Marriage Act 1961 or a marriage celebrant
• a notary public including a person in a jurisdiction outside Australia authorised to act as a notary or to administer 
oaths or affirmations;
• a police officer;
• a teacher employed on a permanent full-time or part-time basis at a school or tertiary institution; and
• any other person before whom a statutory declaration may be made in the jurisdiction.

CERTIFIED COPIES OF DOCUMENTS

PERSONS WHO CAN CERTIFY DOCUMENTS

    

FORM B: 
IDENTIFICATION
REQUIREMENTS

PLEASE RETURN THIS COMPLETED FORM TO     info@fawknerproperty.com.au

or alternatively to our Investor Relations Line:     P: 03 9856 4577  F: 03 9820 8485
Fawkner Property Attention: Investor Relations     PO Box 6314 • MELBOURNE VIC 3004

Privacy: Fawkner Property Ltd is committed to protecting the privacy of personal information in accordance with its obligations under the Privacy Act 1988 
(Cth) (Privacy Act) and, in particular, the Australian Privacy Principles (APPs). Please refer to our Privacy Policy on our website www.fawknerproperty.com.au

mailto:info%40fawknerproperty.com.au?subject=
http://www.fawknerproperty.com.au


Account Name         BSB Number             -  
   

Account Number            Financial institution name 

INSTRUCTIONS             
This document is required to be completed if investors would wish to elect Fawkner Property to conduct Direct Debit 
transfers for their application monies. This debit of charge will be arranged by Fawkner Property’s financial institution and 
made through the Bulk Electronic Clearing System (BECS) from your nominated account and will be subject to the terms 
and conditions of the Direct Debit Request Service Agreement. Please see section 12 of the Product Disclosure Statement 
for the Direct Debit Request Service Agreement. 

FORM C: !DDR"

DIRECT DEBITREQUEST

PLEASE RETURN THIS COMPLETED FORM TO     info@fawknerproperty.com.au

or alternatively to our Investor Relations Line:     P: 03 9856 4577  F: 03 9820 8485
Fawkner Property Attention: Investor Relations     PO Box 6314 • MELBOURNE VIC 3004

Privacy: The Responsible Entity and the Manager are committed to protecting the privacy of personal information in accordance with its obligations under the 
Privacy Act 1988 (Cth)  and, in particular, the Australian Privacy Principles (APPs). Please refer to the Privacy Policy on  website:  www.fawknerproperty.com.au

1. KEY FEATURES

    REQUEST AND AUTHORITY TO DEBIT

AMOUNT OF DEBIT

YOUR ACCOUNT TO BE DEBITED

YOUR ACCOUNT DETAILS

CONFIRMATION

SIGNATURES

           

Surname/s       Given Name/s 

I/ We request and authorise Fawkner Property (APCA ID 301500) to arrange a debit to my/our nominated account to pay 
for our investment in Private Property Trust No.20.
Please enter the following details “you”    Client Code

          of/or (list applicable entity e.g. Company/Trust/Super Fund Name)

By signing and/or providing us with a valid instruction in respect to your Direct Debit request, you confirm that:
- You are authorised to operate on the nominated account, and
- You have understood and agreed to the terms and conditions set out in this Request and in your Direct Debit Request Service     
__Agreement (See section 12 of the Product Disclosure Statement).

Contact Name                                  Phone  
    
Email  
 
Address  

Suburb or Town      State   Postcode  

  Signature       Signature
Investor 1 /Trustee 1/Director/POA   (Circle applicable)  Investor 2/Trustee 2/Director/Secretary/POA  (Circle applicable) 
     
Date                  /                  /              Date                  /                  /            

           

Amount elected for debit

Write the number of units you are applying for here:                      ,       x Price $1.00   =   $

mailto:info%40fawknerproperty.com.au?subject=
http://www.fawknerproperty.com.au


FORM D

ESSENTIAL SERVICES
TRUST NO 20

    FORM D

Client Code

Client Name

Questions for retail Investor who has not had personal advice from a financial adviser

Having read the PDS and considering your financial objectives, situation and needs relevant to your 
investment portfolio (or the part of your investment portfolio in which you will hold your investment in the 
Fund):

Investment objectives:
The potential for capital growth and the likely income from my investment in the Fund, as disclosed in 
the PDS, are satisfactory.

Intended use of the Fund:
My holding in the Fund will be among other di!erent types of investment complementary to my 
investment in the Fund.

Investment timeframe:
My investment outlook is longer term, consistent with the investment considerations set out in section 
8 of the PDS.

Attitude to possible loss of capital:
I understand that my investment in the Fund is not guaranteed and there is a possibility of losing some 
of my investment, arising out of risks such as those outlined in section 8 of the PDS, but this is balanced 
or o!set by the likely income distributions from the Fund and the potential for capital growth disclosed 
in the PDS.

Need to withdraw capital:
I understand that there is likely to be no opportunity to withdraw any of my investment in the Fund for 
a period of 7 years.

    
PLEASE SEND YOUR COMPLETED APPLICATION FORM
AND CERTIFIED IDENTIFICATION FORMS TO:     info@fawknerproperty.com.au

or alternatively to our Investor Relations Line:     P: 03 9856 4577  F: 03 9820 8485
Fawkner Property Attention: Investor Relations     PO Box 6314 • MELBOURNE VIC 3004

The completed application form together with the subscription cheque (if applicable) must be received at the office of Fawkner 
Property Ltd before the closing date. Application monies must be cleared in the application monies account by closing date.  
Advice of payment by direct credit should be emailed to info@fawknerproperty.com.au



FORM E: 
QUALIFIED ACCOUNTANT CERTIFICATE

    

INSTRUCTIONS
This document is required to be completed for applications where the commitment amount is less than $500,000 
and the applicant is a wholesale client by virtue of section 761G(7) of the Corporations Act.
This document is required to be completed by a qualified accountant as defined under s88B of the Corporations 
Act 2001 (Cth). Further details on any of these items can be found through ASIC www.asic.gov.au under ‘Certificates 
issued by a qualified accountant’.

CERTIFICATION

SIGNATURE OF QUALIFIED ACCOUNTANT This must be completed.

CONTACT DETAILS OF QUALIFIED ACCOUNTANT

Title  Given Name     Surname

Address  

Suburb           State                Postcode   

of/or (list applicable entity e.g. Company/Trust/Super Fund Name)

I certify that I am a qualified accountant as defined under s88B of the Corporations Act 2001 (Cth)
I certify that:

Company      Phone No

Email       Fax

Street       

Suburb       State   Postcode 

I belong to: (Insert name of professional body – e.g. Institute of Chartered Accountants in Australia, or CPA Australia or National 
Institute of Accountants in Australia) 

I am entitled to the following post nominal:
(e.g. CA, ACA, FCA; or CPA, FCPA; or AIPA, MIPA, FIPA)   Identification No. 

 I comply with this body’s continuing professional education requirements:  

Has:
  Net assets of at least $2.5 million; or
  
  A gross income for each of the last two (2) financial years of at least $250,000.

PLEASE RETURN THIS COMPLETED FORM TO     info@fawknerproperty.com.au

or alternatively to our Investor Relations Line:     P: 03 9856 4577  F: 03 9820 8485
Fawkner Property Attention: Investor Relations     PO Box 6314 • MELBOURNE VIC 3004

Privacy: Fawkner Property Ltd is committed to protecting the privacy of personal information in accordance with its obligations under the Privacy Act 1988 
(Cth) (Privacy Act) and, in particular, the Australian Privacy Principles (APPs). Please refer to our Privacy Policy on our website www.fawknerproperty.com.au

  

             Date                  /                  /            

Name of qualified accountant    Signature of qualified accountant

http://www.asic.gov.au
mailto:info%40fawknerproperty.com.au?subject=
http://www.fawknerproperty.com.au
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