This website notice is dated 30 October 2020 and is issued by Equity Trustees Limited (ABN
46 004 031 298 AFSL 240975) in its capacity as responsible entity of the L1 Capital UK
Residential Property Fund IV ARSN 639 045 408 (Fund). This is an update in respect of the
AUD Class and GBP Class Product Disclosure Statements issued on 6 July 2020 and 1
September 2020, respectively (each, a PDS). This notice is provided pursuant to ASIC
Corporations (Updated Product Disclosure Statements) Instrument 2016/1055 on the basis
that the information contained is not materially adverse information.
Each PDS is updated in all relevant places to extend the Offer Close Date to 6 November
2020. As indicated in each PDS, EQT (defined in the PDS as Responsible Entity) may:
•
Elect to process applications and issue Units ahead of the Offer Close Date, which is
now extended to 6 November 2020;
•
Commit to purchase properties, but potentially continue to issue Units until the extended
Offer Close Date;
•
During the extended Offer period, continue to issue units at an application price of $1.00
for the AUD Class and £1.00 for the GBP Class; and
•
Return application monies if Fund IV has not commenced making investments and the
total applications received are less than AUD30 million equivalent of funds received and
calculated at the extended Offer Close Date.
If you have any enquiries regarding this correspondence, please contact your Financial
Adviser or Equity Trustees Limited on +61 3 8623 5000 or write to:
Compliance Team
Equity Trustees Limited
GPO Box 2307
Melbourne VIC 3001 Australia
Email: compliance@eqt.com.au

3471-4599-6303v2
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Product Disclosure Statement
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Date issued 6 July 2020

Responsible entity
Equity Trustees Limited
ABN 46 004 031 298 | AFSL No 240975

investment Manager
L1 UK Property Investments Pty Ltd
ABN 47 623 418 539
Authorised Representative
(No. 001255692) of L1 Capital Pty Limited
(ABN 21 125 378 145 | AFSL No. 314302)

important information
This is the Product Disclosure Statement (“PDS”)
for an offer to invest in the L1 Capital UK Residential
Property Fund IV ARSN 639 045 408 (referred to
as the “Fund”) and was issued on 6 July 2020.
The Fund has been registered with ASIC as a managed
investment scheme under the Corporations Act.

Responsible Entity
This PDS has been issued by Equity Trustees Limited
(ABN 46 004 031 298, AFSL 240975) in its capacity as
responsible entity of the Fund (referred to throughout
this PDS as the “Responsible Entity”, “Equity Trustees”,
“us” or “we”).

Investment Manager

Persons who come into possession of this PDS who are
not in Australia or New Zealand should seek advice on, and
observe any such restrictions in relation to, the distribution
or possession of this PDS. Any failure to comply with any
such restrictions may constitute a violation of applicable
securities law.
The Responsible Entity may determine to extend the offer
or invitation by private placement to select persons in
certain jurisdictions other than Australia and New Zealand.
Other than as permitted by law, investments in the Fund
will only be accepted following receipt of a properly
completed Application Form.

New Zealand WARNING STATEMENT
(a)

The investment manager of the Fund is L1 UK Property
Investments Pty Ltd and is referred to throughout this PDS
as the “Investment Manager”. The Investment Manager is an
authorised representative (no. 001255692) of L1 Capital Pty
Limited (ABN 21 125 378 145 AFSL No. 314302) (L1 Capital).

Administrator
The administrator of the Fund is Apex Fund Services Ltd and
is referred to throughout this PDS as the “Administrator”.

Fund Custodian
The Responsible Entity intends to appoint certain af�iliated
companies of the Investment Manager to have custody
of the Properties on behalf of the Fund, subject to the
custodians complying with applicable laws in relation
to custody. These af�iliated companies are referred to
throughout this PDS as the “Fund Custodian”.

Eligibility and selling restrictions
The offer made in this PDS is available only to persons
receiving this PDS in Australia and New Zealand
(electronically or otherwise).
This PDS does not constitute a direct or indirect offer
of securities in the US or to any US Person as de�ined in
Regulation S under the US Securities Act of 1933 as amended
(“US Securities Act”). Equity Trustees may vary its position
and offers may be accepted on merit at Equity Trustees’
discretion. The units in the Fund have not been, and will not
be, registered under the US Securities Act unless otherwise
determined by Equity Trustees and may not be offered
or sold in the US to, or for, the account of any US Person
(as de�ined) except in a transaction that is exempt from
the registration requirements of the US Securities Act
and applicable US state securities laws.
This PDS does not constitute an offer or invitation in any
place in which, or to any person to whom, it would not be
lawful to make such an invitation. The distribution of this
PDS in jurisdictions outside Australia or New Zealand may
be restricted by law.
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This offer to New Zealand investors is a regulated offer
made under Australian and New Zealand law. In Australia,
this is Chapter 8 of the Corporations Act 2001 (Aust)
and regulations made under that Act. In New Zealand,
this is subpart 6 of Part 9 of the Financial Markets
Conduct Act 2013 and Part 9 of the Financial Markets
Conduct Regulations 2014.

(b) This offer and the content of the offer document are
principally governed by Australian rather than New
Zealand law. In the main, the Corporations Act 2001
(Aust) and the regulations made under that Act set
out how the offer must be made.
(c)

There are differences in how �inancial products
are regulated under Australian law. For example,
the disclosure of fees for managed investment
schemes is different under the Australian regime.

(d) The rights, remedies, and compensation arrangements
available to New Zealand investors in Australian �inancial
products may differ from the rights, remedies, and
compensation arrangements for New Zealand �inancial
products.
(e)

Both the Australian and New Zealand �inancial markets
regulators have enforcement responsibilities in relation
to this offer. If you need to make a complaint about this
offer, please contact the Financial Markets Authority,
New Zealand (http://www.fma.govt.nz). The Australian
and New Zealand regulators will work together to settle
your complaint.

(f)

The taxation treatment of Australian �inancial products
is not the same as for New Zealand �inancial products.

(g) If you are uncertain about whether this investment
is appropriate for you, you should seek the advice
of an appropriately quali�ied �inancial adviser.
(h) The offer may involve a currency exchange risk.
The currency for the �inancial products is not
New Zealand dollars. The value of the �inancial
products will go up or down according to changes
in the exchange rate between that currency and New
Zealand dollars. These changes may be signi�icant.

Product Disclosure Statement

(i)

(j)

If you expect the �inancial products to pay any amounts
in a currency that is not New Zealand dollars, you may
incur signi�icant fees in having the funds credited to a
bank account in New Zealand in New Zealand dollars.
The dispute resolution process described in this
offer document is available only in Australia and is
not available in New Zealand.

Cooling off period
Investors who are not Wholesale Clients or New Zealand
Wholesale Investors have a 14-day cooling off period.

Not investment advice
This PDS is prepared for your general information only.
It is not intended to be a recommendation by the Responsible
Entity, the Investment Manager or any associate, employee,
agent or of�icer of the Responsible Entity, the Investment
Manager or any other person to invest in the Fund. ASIC takes
no responsibility for the contents of this PDS and expresses
no view regarding the merits of the investment set out in
this PDS.
The information contained in this PDS is not �inancial
product advice. This PDS does not take into account the
investment objectives, �inancial situation or needs of any
particular investor. You should not base your decision to
invest in the Fund solely on the information in this PDS.
You should consider the suitability of the Fund in view of
your �inancial position and investment objectives and needs
and should seek professional advice tailored to your personal
circumstances before making an investment decision.

No performance guarantee
An investment in Units is not an investment in, or a deposit
with, or any other type of liability of the Responsible Entity
or any other member of Equity Trustees and is subject to
investment and other risks, including possible delay in
repayment and loss of income and capital invested.
None of the Responsible Entity, the Investment Manager,
L1 Capital or their respective employees, agents or of�icers
guarantees the success, repayment of capital or any rate
of return on income or capital or investment performance
of the Fund. Past performance is not an indication of future
performance. The target return on any investment may be
affected by assumptions or by unknown risks. The results
of any investment may differ materially from the results
anticipated. Some of the key risk factors that should be
considered by prospective investors are set out in Section 6
– Risks. There may be risk factors in addition to these that
should be considered in light of your personal circumstances.
Each prospective investor shall be taken to have read and
understood Section 6 – Risks.
If you are in any doubt, you should consider seeking
professional advice tailored to your personal circumstances.
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Illiquid investment
Applicants should understand that the Fund is an illiquid
investment. As a result, a return of capital will only be possible
where assets of the Fund are sold or an alternative liquidity
strategy is implemented by the Responsible Entity.

Forward looking statements
This PDS contains forward looking statements. These
statements can be identi�ied by the use of words such as
‘anticipate’, ‘believe’, ‘expect’, ‘project’, ‘forecast’, ‘estimate’,
‘likely’, ‘intend’, ‘should’, ‘could’, ‘may’, ‘target’, ‘predict’,
‘guidance’, ‘plan’ and other similar expressions. Indications
of, and guidance on, future earnings and �inancial position
and performance are also forward looking statements.
Preparation of these forward looking statements was
undertaken with due care and attention. However, forward
looking statements are subject to known and unknown risks,
uncertainties and other important factors that could cause
the actual results, performance or achievements of the Fund
to be materially different from those expressed or implied in
such forward looking statements. Some of the risk factors
that impact on forward looking statements in this PDS are
set out in Section 6 – Risks. Other than as required by law,
none of Responsible Entity, its associates or their respective
directors, of�icers, employees or advisers or any other
person gives any assurance that the events expressed or
implied in any forward looking statements in this PDS will
actually occur. You are cautioned not to place undue
reliance on those statements.

No representations other than contained in this PDS
You should seek your own independent �inancial advice
and should only rely on the information in this PDS when
deciding whether to invest in the Fund. No person is
authorised to give any information or to make any
representation in connection with the Fund that is not
contained in this PDS. Only information or representations
contained in this PDS may be relied upon as having been
authorised by Equity Trustees in connection with the Fund.
Units are offered and issued by the Responsible Entity
subject to the Constitution of the Fund, and on the terms
and conditions described in this PDS. You should read this
PDS because you will become bound by it if you become
a Unitholder of the Fund.

Obtaining a copy of this PDS
This PDS may be viewed online on the Fund’s webpage at:
www.eqt.com.au/insto. If you accessed the electronic version
of this PDS, you should ensure that you download and read
this PDS in full. A paper copy will be provided free upon
request. Please call Equity Trustees on +61 3 8623 5000
for a copy.
This PDS should be read together with the Constitution of
the Fund. A copy of the Constitution is available from Equity
Trustees by calling +61 3 8623 5000 or from the Investment
Manager by calling +61 3 9286 7000.

Product Disclosure Statement

Updated information

Date of information

Certain information in this PDS is subject to change from time
to time. Information that has changed which is not materially
adverse, but which Equity Trustees wishes to provide to
Investors, will be made available on the Fund’s website at
www.eqt.com.au/insto.

Unless otherwise speci�ied, all information contained
in this PDS is stated as at the date of this PDS.

A paper copy of any updated information will be provided
free of charge on request. Copies of any updated information
may be obtained:

§
§

by calling Equity Trustees on +61 3 8623 5000
by calling the Investment Manager on +61 3 9286 7000

Where considered appropriate by Equity Trustees, you will
be noti�ied in writing of any changes.

Continuous disclosure
ASIC’s Regulatory Guide 198 ‘Unlisted disclosing entities:
Continuous disclosure obligations’ (“RG 198”), Equity Trustee
advises that it will ful�il its continuous disclosure requirements
by way of website disclosure which complies with ASIC’s
good practice guidance. Investors may access material
information regarding the Fund from the Fund’s webpage
at www.eqt.com.au/insto

Defined terms and financial information
All amounts are in Australian dollars unless otherwise
speci�ied and all references to legislation are to Australian
law unless otherwise speci�ied. References to times
are to Australian Eastern Daylight Time (AEDT) unless
otherwise speci�ied.
Unless otherwise stated or implied, references to dates
or years are �inancial year references. Any discrepancies
between total and sums and components in tables
contained in this PDS are due to rounding.
A glossary of important terms used in this PDS can be
found in Section 12 – Glossary of important terms.

Questions
If you have any questions about the PDS please contact
Equity Trustees on +61 3 8623 5000 (inside Australia)
between the hours of 8.30am and 5.00pm Monday to
Friday Melbourne time (excluding public holidays).

ASIC Disclosures
ASIC Regulatory Guide 46 ‘Unlisted property schemes:
Improving’ disclosure for retail investors’ (“RG 46”) and
RG 198 ‘Unlisted disclosing entities: Continuous disclosure
obligations’ contain the benchmarks and disclosure
principles currently recommended by ASIC.
This PDS contains disclosure against each disclosure
principle and benchmark set out in RG 46.
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Fund at a glance

1.

More information
Name of Fund

L1 Capital UK Residential Property Fund IV

‘About the Fund Investments’

Investment Manager

L1 UK Property Investments Pty Ltd

‘About the Investment
Manager’

Responsible Entity

Equity Trustees Limited

‘About the Responsible Entity’

iMpoRtant dates

Offer expected to open

6 July 2020, or other date determined by Responsible Entity.

Offer period

The Offer Close Date is 30 September 2020 or such other
date determined and noti�ied by the Responsible Entity.
The Responsible Entity may elect to process applications
and issue Units ahead of the Offer Close Date.
The Fund may commit to purchase properties before the
Offer Close Date, but may continue to issue Units until
the Offer Close Date.

FUnd stRUCtURe

Structure

The Fund is an illiquid and unlisted Australian domiciled
unit trust which holds the portfolio of Properties.

‘About the Fund
Investments’
‘Making a Withdrawal’
‘Illiquid Investment’

Classes of Units

The Fund will initially offer Units denominated in AUD
(referred to as the AUD Class).

Application price

During the Offer period, the application price of a
Unit in the AUD Class is $1.00.

‘Investing in the Fund’

inVestinG in tHe FUnd

Minimum initial
investment (AUD)

$50,000. The Responsible Entity may (at its absolute
discretion) accept a lower amount.

‘Investing in the Fund’

Applications

Applications, together with all supporting documentation
and cleared funds, must be received by the Administrator
in Melbourne, Australia by 2:00 pm (Melbourne time),
on the Offer Close Date. If any part of the application
process is outstanding at this time, the Responsible Entity
reserves the right not to issue Units to the relevant applicant.

‘Investing in the Fund’

The Responsible Entity may accept or reject applications
in its sole discretion.
The Responsible Entity may (on behalf of the Fund) convert
AUD into and out of GBP at the applicable exchange rate
quoted to the Responsible Entity by any �inancial institution
and at any time as it determines.
Minimum fund size

6

The Fund will not proceed (and application monies will be
returned) if the Fund has not commenced making investments
and total applications received under this offer are less than
AUD30 million equivalent of funds received and calculated
at Offer Close Date.
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1.

Fund at a glance (cont’d)

FUnd inVestMents

Investment objective
and strategy

The objective of the Fund is to deliver a target average
distribution yield of approximately 6% p.a. (post fees &
expenses and before tax).1

‘About the Fund
Investments’

The Fund will seek to deliver this return through investment
over the long term primarily in residential property in ‘Tier 1’
UK cities (excluding London) that deliver high rental yields.
Examples of ‘Tier 1’ cities include Birmingham, Leeds,
Manchester and Shef�ield. The Investment Manager may
also, in its discretion, have regard to the scope for capital
appreciation in respect of certain properties when making
investment decisions.
opeRationaL MatteRs

Distribution policy

Distributions are intended to be paid semi-annually out of
the proceeds of net rental income and pro�its from sales
of Properties, if any, received from underlying investments
of the Fund. The �irst distribution is expected to be in
relation to the period ending 30 June 2021.

‘Investing in the Fund’

For more information, refer to Section 7 – Investing in the
Fund (Semi-annual Distributions).
Withdrawals

Borrowing policy

The Fund is an illiquid fund. As this is an illiquid investment,
Investors will not have the right to withdraw their money
from the Fund. The Investment Manager and the Responsible
Entity are not expected to make any withdrawal offers.

‘Investing in the Fund’

The Fund expects to make borrowings in accordance with
the borrowing policy of the Fund, which is summarised in
Section 5 – About the Fund Investments (Borrowing Policy).

‘About the Fund
Investments’

‘Illiquid Investment’

1. This investment objective is a target only and may not be achieved. Prospective investors should be aware of the risks in
relation to an investment in the Fund (see Section 6 – Risks). It is expected to take up to 6 to 12 months or longer to invest
the proceeds of this Offer to achieve this target return and commence distributions equivalent to this return.
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1.

Fund at a glance (cont’d)

opeRationaL MatteRs

Risks

An investment in the Fund is subject to risks, which are
discussed in Section 6 – Risks. Some key risks include:

Term of the Fund

•

UK Residential Property risks – the risk that the
property values decline.

•

Rental income risk – the risk that rental income achievable
declines and/or appropriate tenants are unable to be found
and/or existing tenants may default on the terms of their
lease agreement, all of which could result in a reduction
in the net assets and/or income available for distribution
for the Fund.

•

Liquidity risk – the risk that the Fund will be unable to sell
Properties in a timely manner at the end of the intended
term of the Fund to provide cash back to investors.

•

Legal, Regulatory and Tax risks – the risk that changes
in any law (including tax laws) regulation or government
policy in either the United Kingdom or Australia could
have an impact on the Fund’s performance.

•

Financing risk – borrowing enhances the potential for
reductions in distributions and/or capital losses in the
event that property values fall or property income reduces.

•

Valuation risk – the Fund’s valuations are subject to
uncertainty versus the value that may be realised when
the Fund’s Property investments are divested.

•

General investment risks – including that the economy
and market conditions may affect asset and property
returns and values.

•

Personnel risk – the risk that key people who have
signi�icant expertise and experience and are signi�icant
to the management of the Fund become unable or
unavailable to perform their role.

•

Currency movement risk – the risk that as the Fund
will invest primarily in UK residential property, a rise in
the Australian dollar relative to the Great British Pound,
may negatively impact investment values and returns.
There will be no foreign currency hedging.

•

COVID-19 – The spread of COVID-19 has the potential
to impact the performance of the investments of the
Investment Manager, particularly in the near term.

7 years from the Offer Close Date.
Residential property by its nature is an illiquid asset class and
the time it takes to divest the properties in the portfolio can be
affected by UK property market conditions. The Responsible
Entity can extend the term of the Fund by three successive
one (1) year periods subject to commercial analysis based on
the UK property market conditions and where the Responsible
Entity or Investment Manager deems it to be in the best
interests of Unitholders.
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‘Risks’

‘Other important
information’

Product Disclosure Statement

1.

Fund at a glance (cont’d)

opeRationaL MatteRs

Valuation

Valuations of the Properties are undertaken in accordance
with the valuation policy.

‘About the Fund
Investments’ under the
heading ‘Valuation policy’

Currency denomination

The functional currency of the Fund is GBP.

Annual tax distribution
statements (refer to the
“Taxation” summary)
will be provided to
Unitholders in AUD.

Investors will subscribe for units in the Fund in Australian
dollars (AUD).
The Responsible Entity may (on behalf of the Fund) convert
AUD into and out of GBP at the applicable exchange rate
quoted to the Responsible Entity by any �inancial institution
and at any time as it determines.
The functional currency of the Fund is GBP and the
Administrator will prepare �inancial statements denominated
in GBP.
Fees and other costs

The fees and other costs of the Fund are further described
in Section 8 – Fees and other costs. Such fees and costs will
impact the returns received by Unitholders in the Fund.

‘Fees and other costs’

L1 UK Property Investments Pty Ltd

‘About the Investment
Manager’

ContaCts

Investment Manager

Level 28, 101 Collins Street
Melbourne VIC 3000 Australia
Ph: +61 3 9286 7000
Fax: +61 3 9286 7099
Web: www.L1property.com
Administrator

Apex Funds Services Ltd

‘About the Administrator’

c/o Apex Fund Services (Australia) Pty Ltd
PO Box 189, Flinders Lane VIC 8009
Ph: +61 3 9020 3000
Fax: +61 3 8648 6885
Web: www.theapexgroup.com
Responsible Entity

Equity Trustees Limited
ABN 46 004 031 298, AFSL 240975

‘About the
Responsible Entity’

GPO Box 2307, Melbourne VIC 3001
Ph: +61 3 8623 5000
Web: www.eqt.com.au
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2.

About the Investment Manager

L1 UK property investments

L1 Capital

L1 UK Property Investments Pty Limited (the Investment
Manager) is an Australian company and is a specialist UK
residential property fund manager.

The Investment Manager is an authorised representative
(no. 001255692) for Australian �inancial services licence
purposes of L1 Capital Pty Limited (ABN 21 125 378 145,
AFSL No. 314302) (L1 Capital). L1 Capital is a specialist
fund manager established in Melbourne in 2007, with
approximately $3bn in assets under management (at the
date of this PDS). The �irm manages money for a range
of clients including large superannuation funds, �inancial
planning groups, asset consultants, family of�ices,
and high net worth & retail individuals. L1 Capital may
provide support services (or access to personnel) to
the Investment Manager from time to time.

The Investment Manager currently manages the L1 Capital
UK Residential Property Fund (Fund I) and L1 Capital UK
Residential Property Fund II (Fund II) and L1 Capital UK
Residential Property Fund III (Fund III). These funds operate
under a similar investment strategy to this Fund, focused on
primarily investing in residential property in ‘Tier 1’ UK cities
(excluding London). Examples of ‘Tier 1’ cities include
Birmingham, Leeds, Manchester and Shef�ield. At the date of
this PDS, 100% of the investor capital in Fund I, approximately
100% of the investor capital in Fund II and approximately
75% of the investor capital in Fund III have been committed.
The Investment Manager may also manage other funds, some
of which may co-invest in properties alongside this Fund.

L1 Capital currently manages:

§
§

L1 Capital Long Short Fund: and
L1 Capital Australian Equities Fund.

The Investment Manager is an authorised representative
(No. 001255692) for Australian �inancial services licence
purposes of L1 Capital Pty Limited (ABN 21 125 378 145,
AFSL No. 314302) (L1 Capital). Information in relation to
L1 Capital is set at the end of this section.
The Investment Manager is supported by a number of
experienced professionals (employed by the Investment
Manager or L1 Capital or their associated companies)
with experience in the investment management and
property sectors.
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3.

About the Responsible Entity

equity trustees Limited
Equity Trustees Limited ABN 46 004 031 298 AFSL 240975
(“Equity Trustees”), a subsidiary of EQT Holdings Limited
ABN 22 607 797 615, which is a public company listed on
the Australian Securities Exchange (ASX: EQT), is the Fund’s
Responsible Entity and issuer of this PDS.
Established as a trustee and executorial service provider
by a special Act of the Victorian Parliament in 1888, today
Equity Trustees is a dynamic �inancial services institution
which continues to grow the breadth and quality of products
and services on offer.
Equity Trustees’ responsibilities and obligations as the Fund’s
Responsible Entity are governed by the Fund’s constitution
(“Constitution”), the Corporations Act and general trust law.
Equity Trustees has appointed L1 UK Property Investments
Pty Ltd to act as the Investment Manager of the Fund and
Apex Fund Services Ltd to act as the Administrator of the Fund.
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4.

About the Administrator

apex Fund services Ltd
The Responsible Entity has appointed Apex Fund Services
Ltd to act as Administrator for the Fund. The Responsible
Entity has entered into an Administration Agreement with
the Administrator, which governs the services that will be
provided by the Administrator to the Fund.
The Administrator has not been involved in the preparation of
this Product Disclosure Statement and takes no responsibility
for its contents.
The Administrator and its af�iliates are responsible for the
general administration of the Fund that includes keeping
the register of Unitholders, arranging for the issue and
redemption (if applicable) of units and calculation of asset
valuations and fees.
The Administrator and its af�iliates are entitled to be
indemni�ied by the Fund against all liabilities, obligations,
losses, damages, penalties, actions, judgments, suits, costs,
expenses or disbursements of any kind or nature whatsoever
(other than those resulting from the fraud, gross negligence
or wilful default on the part of the Administrator) which
may be imposed on, incurred by or asserted against the
Administrator in performing its obligations or duties.

None of the Administrator, any of its af�iliates or any of
its related bodies corporate, guarantees in any way the
performance of the Fund, repayment of capital from
the Fund, any particular return from, or any increase in,
the value of the Fund.
The Administrator and its af�iliates are not responsible
for any failure by the Fund or the Investment Manager to
adhere to the investment objective, policy, investment
restrictions, borrowing restrictions or operating guidelines.
The Administrator has delegated certain functions and duties
to its af�iliate in Australia – Apex Fund Services (Australia)
Pty Ltd and may use other af�iliates in other countries to
perform obligations in connection with the Fund in the future.
However, the principal register will be maintained by Apex
Fund Services (Australia) Pty Ltd.
The Investment Manager may at any time, in consultation
with the Responsible Entity, select any other administrator
to serve as Administrator to the Fund.

The Administrator and its af�iliates are a service provider
to the Fund and have no responsibility or authority to make
investment decisions, or render investment advice, with
respect to the assets of the Fund. The Administrator is not
responsible for, and accepts no responsibility or liability
for any losses suffered by the Fund as a result of any
investment decision.
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5.

About the Fund Investments

Fund structure

the opportunity

L1 Capital UK Residential Property Fund IV (“Fund”) is an
illiquid and unlisted Australian unit trust focusing on investing
in direct real property. Refer to Section 7 – Investing in the
Fund (Making a Withdrawal) for more information.

The Fund has been formed to take advantage of long term
investment opportunities in the UK residential property
market. At present, the Investment Manager believes the
outlook for UK residential property (excluding London) is
compelling. The Investment Manager believes that the
combination of relatively high rental yields, low borrowing
costs and attractive long-term housing supply & demand
dynamics makes for an attractive target total return pro�ile
for Unitholders. Some of the key reasons for the Investment
Manager’s positive outlook are outlined below:

It is expected that the Fund will make long term investments
in and hold direct real property assets (the “Properties”).
The Investment Manager will provide management services
to the Fund. Certain af�iliated companies of the Investment
Manager are intended to be appointed to have custody of
the Properties on behalf of the Fund.
The Fund is registered as a managed investment scheme
under the Corporations Act.
In order to facilitate investment by certain classes of investors
(to meet the speci�ic tax, regulatory, legal, bank �inancing or
investment needs of certain classes), one or more additional
entities may be established (each an Alternative Vehicle).
Any such Alternative Vehicle would incorporate many of
the principal terms described herein, but some deviations
of terms are likely due to the speci�ic taxation, regulatory,
legal or investment needs of the investors the Alternative
Vehicle is designed to accommodate. Any such Alternative
Vehicles are expected, whenever possible, to invest side-byside in Property investment opportunities with the Fund
on effectively the same terms and conditions as the Fund.
In addition, except for expenses speci�ically attributable in
the good faith of the Investment Manager to the Fund or a
particular Alternative Vehicle, the Fund and the Alternative
Vehicles will share proportionately in all expenses (including,
without limitation, establishment expenses and expenses
relating to investments), in each case, subject to applicable
tax, regulatory, legal or other similar considerations.
The Alternative Vehicle may also appoint the Fund’s custodian
to hold the Alternative Vehicle’s proportionate interest in
relevant Properties as custodial agent for the Alternative
Vehicle. Additionally, the Investment Manager may, in its
absolute discretion, offer certain Unitholders or third parties
or any of their nominees (such parties referred to as the
Co-investors) the opportunity to co-invest in particular
investments alongside the Fund.

§

UK house prices (excluding London) are relatively
attractive, in the Investment Manager’s opinion, with a
median house price to average individual income ratio of
approximately 5x-6x, compared to approximately 14x in
Sydney & London and approximately 11x in Melbourne.
UK house prices (excluding London) on average have
only recently recovered back approximately to their
levels in 2007, before the 2008-09 global �inancial crisis.

§

The Investment Manager’s research indicates that the
target UK residential property market (excluding London)
provides the potential for relatively high rental yields
(approximately 6%-7% average gross rental yields) in
comparison to other developed countries such as
Australia (approximately 3% gross rental yields in Sydney
and Melbourne).

§

The Investment Manager’s research also indicates the
existence of low vacancy rates (approximately 3% on
average), with a structural shortage of new housing
due to supply constraints from complicated town
planning policies and a shortage of construction labour.

§

Interest rates are near all-time lows, making the
affordability of housing for home buyers compelling.

§

The Fund provides diversi�ication from Australian
residential property, which the Investment Manager
considers to be fully valued.

In addition to the above, the Fund may make acquisitions
through Australian or offshore subsidiary vehicles from time
to time (“Sub-Trust”).

13

L1 Capital
CapitaL UK Residential
ResidentiaL pRopeRty
Property Fund
FUnd IV
iV

Product Disclosure Statement

5.

About the Fund Investments (cont’d)

investment objectives

The Fund typically focuses on investments that largely meet
the following criteria:

The objective of the Fund is to deliver a target average
distribution yield of approximately 6% p.a. (post fees &
expenses and before tax)1, together with an additional
return representing a capital gain from the growth in the
value of the Properties up to the date of realisation.

§

Strong locations where house and rental price growth will
be supported by business and infrastructure investment,
employment growth and good transport links;

§

Distributions are expected to be paid to Unitholders
half yearly.

High, stable rental yield (observable track record of strong
lettings history) and income generation from day-one;

§

The Investment Manager aims to invest prudently and
reduce overall risk by having an investment approach which:

Well maintained, modern residential buildings typically
between 3 and 15 years of age;

§

Able to be purchased in bulk (e.g. part or all of an
entire block of apartments) at an attractive valuation
(e.g. representing a discount to potential break-up value).

§

§

Is designed to achieve a diversi�ied portfolio of residential
property primarily in ‘Tier 1’ UK cities and avoiding having
any signi�icant portfolio concentration in any one city in
the UK;
Targets investing in:
– ‘Tier 1’ UK cities with a structural supply & demand
imbalance which will limit downside pressure to house
prices in the event of a housing sector slowdown and
more likely continue to put upwards pressure on house
prices. Examples of ‘Tier 1’ cities include Birmingham,
Leeds, Manchester and Shef�ield;
– affordable housing (i.e. avoiding luxury residential
properties and avoiding investing in central London)
where prices of affordable housing has historically
proven to be more resilient during times of a property
market slowdown;
– high yielding rental property, which is already tenanted
and income producing from day one, and likely to
deliver a predictable and stable recurring level of
income for the Fund; and

§

Aims to reduce overall market risk by potentially entering
into hedging arrangements relating to interest rates.

investment strategy
With a view to achieving the Fund’s investment objective,
the Fund’s strategy is to acquire high rental yielding residential
properties across the UK. In making investment decisions, the
Investment Manager may, in its discretion, also have regard
to the capital growth potential of those properties.

1.
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The Fund will invest in a spectrum of residential property in
the UK – primarily apartments, semi-detached houses and
student property.
All residential property investments made by the Fund will
be subject to extensive research and due diligence by the
Investment Manager’s transaction team, and assessed in
a number of areas, such as:

§

Research on underlying economic fundamentals of the
city and the location of the property;

§

Financial assessment of net rental income and underlying
quality of the cash �lows;

§

Valuation and comparability to relevant precedent
transactions;

§

A professional building and measurement survey is also
carried out to validate the building quality and to mitigate
the risk of any unexpected increases in building repairs
costs under the Fund’s ownership;

§

Overall geographical diversi�ication of the portfolio.

Being an illiquid and unlisted fund, the Fund is unlikely to
hold any substantial amount of its assets in cash (after full
deployment of the funds raised under this Offer). Any net
cash �low (following payment of Fund interest and other Fund
expenses) is likely to be fully paid to Unitholders on the next
distribution date. The Investment Manager will also aim to
enhance returns to Unitholders by borrowing from �inancial
institutions based in the UK (Refer to “Borrowing Policy” for
more details).

This investment objective is a target only and may not be achieved. Prospective investors should be aware of the risks in relation to an
investment in the Fund (see Section 6 – Risks ). It is expected to take up to 6 to 12 months or longer to invest the proceeds of this Offer to
achieve this target return and commence distributions equivalent to this return.
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5.

About the Fund Investments (cont’d)

investment guidelines
The Investment Manager will manage the Fund in accordance
with a number of investment guidelines. These guidelines aim
to achieve a high level of diversi�ication within the target asset
class. The investment guidelines are summarised as follows:

§

The Fund may only invest in property assets, which are
substantially residential (which includes student property),
situated in the United Kingdom, and will not make indirect
property investments such as listed property trusts or REITs;

§

The residential property portfolio will consist of freehold
and/or leasehold interests in properties which are currently
tenanted or are expected to be let shortly after acquisition.
The substantial proportion of leasehold; properties
purchased (if any) are expected to have no less than 100
years remaining on the lease on the date of acquisition;

§

No more than 35% of the Fund’s gross asset value can be
invested in any single building (based on the expected
gross asset value of the Fund once fully deployed).

Gearing ratio
The Responsible Entity has a gearing target for the Fund as
set out below.
The Gearing ratio indicates the extent to which the Fund’s
assets are funded by borrowings. The Gearing ratio gives an
indication of the potential risks faced by the Fund as a result
of its borrowings due to, for example, an increase in interest
rates or a decrease in the value of the Property. A higher
Gearing ratio means a higher reliance on external liabilities
to fund the Property and exposes the Fund to increased
funding costs if interest rates rise. A highly geared investment
has a lower asset buffer to rely on in times of �inancial stress.
ASIC Regulatory Guide 46 requires the Gearing ratio to be
calculated as:
Gearing ratio =

Total interest bearing liabilities
Total assets

Borrowing policy

The Fund does not disclose a Gearing ratio as it does
not presently have any liabilities on its balance sheet.
The Responsible Entity will use the Fund’s �inancial
statements at the time of the loan to calculate the
Gearing ratio for the relevant loan facility.

The Responsible Entity maintains and complies with a
written policy that governs the Fund’s level of gearing and
interest cover at a Fund and individual debt facility level.

The Fund has a gearing strategy to limit debt to no more than
65% of the Fund’s gross asset value at the time of borrowing.
The Fund’s target gearing range is 50 to 60% of the Fund
assets but it may borrow up to 65%.

The Fund is likely to borrow from one or more �inancial
institutions, on appropriate �inancing terms (such as the cost
of borrowings), to partially fund acquisition of residential
properties and enhance net returns for Unitholders.
Borrowings may also be partly used to meet the cost of
improvements or refurbishment of any of the existing
investments. The borrowing policy of the Fund is
summarised as follows and in the below commentary:

§

Borrowings can be raised on a combination of �ixed
and variable interest rates;

§

Borrowings will be on a non-recourse basis to Unitholders
(meaning the lenders’ recourse is to the Fund’s assets);

§

Securities, such as mortgages, may be granted over
Fund assets in favour of lenders (but with no recourse
to Investors).
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Interest cover ratio
The lower the interest cover ratio, the higher the risk that
the Fund will not be able to meet its interest payments.
A fund with a low interest cover ratio only needs a small
reduction in earnings, or a small increase in interest rates or
other expenses, to be unable to meet its interest payments.
ASIC Regulatory Guide 46 requires the interest cover ratio
to be calculated as:
Interest cover ratio =

EBITDA – unrealised gains +
unrealised losses
Interest expense

As the Fund does not currently have any borrowings, its
initial interest cover ratio is zero. Under the Fund’s gearing
and interest cover policy, the minimum expected interest
cover ratio for the Fund at time of entering into the loan
will be 2 times (200%). As part of its continuous disclosure
obligations, the Responsible Entity will provide an update
to Investors in its annual �inancials available on the EQT
website www.eqt.com.au/insto.

Product Disclosure Statement

5.

About the Fund Investments (cont’d)

Interest rate hedging
From time to time, the Responsible Entity may enter
into interest rate hedging contracts in order to provide
more certainty for the Fund’s future interest expenses.
The Responsible Entity may enter into interest rate caps
with a �inancial institution (likely to be the same �inancial
institution as the provider of any bank loans) to hedge
against rising interest costs as a result of potential increases
in interest rates.

Current debt facility
Following discussions with certain UK based commercial
banks, the Fund has initial support and indicative �inancing
terms from a major UK �inancial institution to provide
a debt facility to help �inance the Fund’s residential
property investments.
The gearing limits expected to be imposed by the bank will
be in accordance with the Gearing ratio policy set out above.
The interest cover ratio covenant under the debt facility is
likely to be 200% (i.e. this is the minimum ratio the bank will
require under the facility).
As at the date of this PDS, as the Fund has not acquired any
properties, the Responsible Entity is not able to calculate
the value of the properties it expects to acquire nor able to
calculate how much the operating cash �low of the Fund
would need to decrease by before the Fund breaches of
this covenant.
As at the date of this PDS, based on discussion with certain
UK-based commercial banks and consistent with the terms
for the existing L1 Capital UK Residential Property Funds, the
‘all-in’ interest rate under the debt facility as at the date of
the PDS is expected to be approximately 3.25% per annum.
The facility is to be secured by �irst-ranking mortgages
against the Properties and security interests over Fund
assets in priority to, but with no recourse to Investors.
The �inancing terms described above are comparable to
the terms that were committed for the prior L1 Capital UK
Residential Property Funds.
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Valuation policy
A Valuation of each of the Properties is conducted as
at the end of every full year period to calculate the GAV.
The Investment Manager will value the Properties based on
methodology determined by an Independent Certi�ied Valuer
with regards to a combination of factors including, but not
limited to, discount rates, passing and market yields, capital
commitments, market comparables as well as other publicly
available information.
The Investment Manager will ensure the Properties are
valued by an Independent Certi�ied Valuer who is RICS
(Royal Institute of Chartered Surveyors) certi�ied such that
at least 85% of Properties (based on the valuations in the
most recent reporting period) are independently valued
at least every 3 years.
The Fund’s Annual Financial Report will be independently
audited on an annual basis with regard paid to the valuation
and existence of Properties held by the Fund.
Before a property is purchased, the Responsible Entity may,
for certain property purchases, conduct an independent
valuation by an independent valuer, on an ‘as is’ basis.
In some cases, this may not be possible or is not practical,
for example in the event of a receivership sale as the
timescales may not be suf�icient.

Labour standards, environmental,
social or ethical considerations (esG)
ESG considerations are only taken into account to the
extent that they have a material impact on the long term
�inancial value of an investment by the Fund. The Investment
Manager does not have an ESG policy in relation to the Fund
and has not developed a methodology or weighting system
for considering how ESG impacts an investment decision
in relation to the Fund.

Product Disclosure Statement
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6.

Investment in any fund carries risks, including volatility of
returns. Volatility refers to the degree to which returns may
�luctuate around their long-term average. Each asset class,
whether it is cash, �ixed interest, shares, Australian property
or international property has associated investment risks
and the return achieved by each will vary accordingly.
You should be aware that an investment in the Fund
contains risks and neither the performance of the Fund
nor the security of your investment is guaranteed by Equity
Trustees or the Investment Manager. Investments in the
Fund are generally subject to risks, including possible delays
in the payment of withdrawal proceeds and loss of income
and/or capital. The following discussion of certain risk factors
does not purport to be an exhaustive list or a complete
explanation of all the risks involved in an investment in the
Fund. The Investment Manager and the Responsible Entity
recommend you talk to a �inancial adviser about the risks
involved in investing in the Fund and how it might impact
on your individual �inancial circumstances.

Key risks
Fund risks
These risks relate to either an investment in the Fund
or factors which affect all investments generally:

Liquidity
The Fund is an illiquid fund and capital is not expected to
be returned to you until the winding up of the Fund at the
end of the Fund’s Term. Whilst the Investment Manager will
endeavour to assist Investors who may request to transfer
their Units (see Section 7 – Investing in the Fund (Making a
withdrawal), there is no guarantee that the requested Units
will be successfully transferred.
Whilst the Responsible Entity will endeavour to return the
residual value of the Units to Investors by the end of the
Fund’s term, residential property by its nature is an illiquid
asset class and the time it takes to sell some or all the
properties in the portfolio once it has been decided to
sell the assets of the Fund, can be affected by the UK
property market conditions.

Financing
The Fund will look to borrow from one or more reputable
lenders (on appropriate �inancing terms), to help �inance its
Property portfolio and to enhance the potential for increases
in distributions and capital gains (given the current low
interest rate environment). However, borrowing also enhances
the potential for reductions in distributions and/or capital
losses in the event that property values fall or rental property
income reduces.
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Some or all of the interest on borrowings may be calculated
on �loating interest rates which may have an adverse impact
on returns in the event interest rates rise. Lenders may also
have a �irst charge over some or all of the Fund’s Property
assets. In a scenario where the Fund was to breach a
�inancial covenant such as being unable to pay any
interest or principal repayments as and when they fall due,
a breach of the interest cover ratio or gearing cover ratio
(see Section 5 – About the Fund Investments (Gearing ratio)
and Section 5 – About the Fund Investments (Interest cover
ratio) for more information) due to a fall in property prices
and/or rental income, the affected lender(s) may be entitled
to sell such assets to realise their security.
The Fund will be operated in accordance with the borrowing
policy adopted by the Responsible Entity, including in relation
to its policy in relation to Gearing ratio at the time of entry into
any debt facility arrangements. Signi�icant decreases in the
value of the property portfolio may cause the Fund to exceed
the Gearing ratios set out in the policy.

Returns
No representation can be or is deemed to be made as
to the future performance of the Fund. There can be no
assurance that the Fund will achieve its investment objectives.
Projections or forecasts (if any) made in this document may
not be achieved. Investors may not get back the full value
of their investment and in certain circumstances Investors
could lose all of their investment. As with most investments,
the value of this investment could go down as well as up.
The past performance of any previous property funds or
other funds managed by the Investment Manager or L1
Capital are not necessarily a guide to future performance
of the Fund.

Valuation
The Administrator’s valuation will be predominantly based
on a valuer’s opinion, which may be based on comparable
property and observable market data. Residential property
assets can sometimes be dif�icult to value, due to the
unavailability of suitable information for determining the
current value of investments. As such, the Fund’s valuations
conducted in accordance with the Fund’s valuation policy are
subject to uncertainty versus the value that may be realised
when the Fund’s Property investments are divested.

Fees payable
The Fund may also incur obligations to pay the fees of
the Administrator, the Investment Manager, legal counsel,
auditors, directors and other operating and general fees
and expenses. These expenses may be payable regardless
of whether the Fund makes a pro�it. For further information,
please see Section 8 – Fees and Other Costs. Fees and
expenses may not be incurred uniformly throughout
the Fund’s life.
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Risks (cont’d)

Personnel

Residential property value

The Fund also carries personnel risk as key people who have
signi�icant expertise and experience and are signi�icant to
the management of the Fund become unable or unavailable
to perform their role.

UK residential property values can increase or decrease.
Many factors including economic, political, availability of
credit and taxation, can affect the UK residential property
market and consequently the individual residential properties
that the Fund is invested in. The value of Units could be
adversely affected by a downturn in the UK residential
property market, in terms of capital value and/or a decline
of residential rental yields.

Currency movements
As the Fund expects to invest primarily in UK residential
property, a rise in the Australian dollar relative to the British
Pound, may negatively impact investment values and returns.
No currency hedging applies to Units in the Fund and so
Investors will not be protected from currency movements.
There is a risk that ongoing trade negotiations between the
United Kingdom and the European Union (or other global
macro factors) may result in further volatility in the exchange
rate or result in other unforeseen consequences to the Fund,
which may result in lower returns being achieved.

Counterparty risk
As the Responsible Entity may enter into interest rate
hedging contracts, there is a risk that a party to a transaction
fails to meet its obligations under a �inancial contract.
These risks are continually monitored by the Investment
Manager whose goal is to maximise investment returns
with acceptable risk pro�iles for each asset of the Fund.

COVID-19
The spread of COVID-19 has the potential to impact the
performance of the investments of the Investment Manager,
particularly in the near term. The current COVID-19 pandemic
is a global event unprecedented in modern times. The precise
impact this pandemic may have upon the broader economy
and the potential �low-on effects on the Fund is not yet known.
The impact on businesses is expected to vary signi�icantly.
For example, in some cases the impact might be limited to a
minor disruption during the period their workforce is required
to work remotely while social distancing measures remain in
place. In other industries, there may be longer term repercussions.
The Fund’s income is dependent upon its tenants paying their
rent, in accordance with their leases. Depending on the
nature of a tenant’s business, there is a risk that current events
will adversely impact the ability of some tenants to meet their
�inancial obligations. This may result in the Fund, as a
residential property landlord, providing temporary relief to
some tenants. The Investment Manager endeavours to keep
investors informed of any material information as it presents
by way of investor update.

Residential property risks
These risks relate to investing in residential property
whether directly or indirectly:
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Rental income
The Fund’s income and overall returns are dependent
upon �inding appropriate tenants for the properties and the
tenants paying rent in accordance with their lease agreement.
There is a risk that the rental income achievable declines
and/or appropriate tenants are unable to be found and/or
existing tenants may default on the terms of their lease
agreement, all of which could result in a reduction in the net
assets and/or income available for distribution for the Fund.

Legal, Regulatory and Tax
Changes in any law (including tax laws), regulation
or government policy in either the United Kingdom or
Australia could have an impact on the Fund’s performance.
For example, the laws in the UK relating to stamp duty,
VAT and the taxation of rental income and capital gains
for property funds such as the Fund are subject to change.
The approach of the Australian Taxation Of�ice and HMRC
(UK tax authority) to the application of tax laws is also
subject to change.
HMRC have made changes to the way disposals of real
estate held by non-UK residents are taxed. From April 2019,
non-UK resident entities and individuals will be subject to
UK taxation on any gains made on the disposal (directly or
indirectly) of UK property. This is consistent with treatment
of disposals by UK resident property investors. Changes to
the UK legislation in relation to transparent offshore funds
mean that tax on any such chargeable gains would be a
liability of the Unitholders (please refer to Section 9 – Taxation
for arrangements for payment of UK tax).

Disasters & Insurance
Disasters such as natural disasters and terrorist attacks
may damage residential properties. Whilst the Fund does
take out buildings insurance, including terrorism cover
(which is mandatory) it may not be possible to insure all the
Properties against some of these events. The performance of
the Fund may be adversely affected where losses are incurred
due to uninsurable risks or under-insured risks. Further, any
failure by an insurer or re-insurer may adversely affect the
ability to make claims under an insurance policy. This could
materially impact the value of assets and/or pro�it available
for distribution by the Fund.
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Investing in the Fund

investing in the Fund
Applications, together with all supporting documentation
and cleared funds, must be received by the Administrator
in Melbourne, Australia by 2:00 pm (Melbourne time), on the
Offer Close Date. If any part of the application process is
outstanding at this time, the Responsible Entity reserves
the right not to issue Units to the relevant applicant.
The Responsible Entity may accept or reject applications
in its sole discretion.

Making an application
To invest, please complete and sign the Application Form
attached to this PDS.
Eligible persons from other jurisdictions must contact the
Investment Manager in relation to relevant subscription
documentation.

Under the Anti-Money Laundering and Counter –
Terrorism Financing Act 2006 (Cth) (“AML/CTF”) and the
intergovernmental agreement signed with the Australian
Government in relation to the U.S. Foreign Account Tax
Compliance Act (FATCA) and the Organisation of Economic
Co-operation and Development’s CRS Multilateral Competent
Authority Agreement, applications made without providing all
the information and supporting identi�ication documentation
requested on the application form cannot be processed until
all the necessary information has been provided. As a result,
delays in processing your application may occur.
Equity Trustees reserves the right to refuse any application
without giving a reason. If for any reason Equity Trustees
or the Administrator refuses or is unable to process your
application to invest in the Fund, the Administrator will
return your application money to you, subject to regulatory
considerations, less any taxes or bank fees in connection
with the application. You will not be entitled to any interest
on your application money in this circumstance.

For initial applications

Valuation of the Fund and application price of Units

The duly completed Application Form, together with relevant
identi�ication documents, can be sent to the Administrator
via the following:

The value of the investments of the Fund and Unit prices are
generally determined semi-annually.

Mail:

Apex Fund Services, Attn: Investor Services
PO Box 189, Flinders Lane VIC 8009

Email:

investorregistry@apexfunds.com.au

Fax:

+61 3 8648 6885

You can direct credit your application as follows:
Account name:

Equity Trustees Ltd ATF L1 Capital
UK Residential Property Fund IV

BSB number:

013 006

SWIFT code:

ANZBAU3M

Account number: 838213552
Please note the application will not be accepted until cleared
funds are received. Cash and cheque will not be accepted.
The minimum initial investment in the Fund is AUD $50,000
for Units in the AUD Class subject to the Responsible Entity
agreeing to accept a lower amount, in its discretion.
All applications for Units in AUD Class must be made in
Australian dollars.
The Responsible Entity may (on behalf of the Fund) convert
AUD into and out of GBP at the applicable exchange rate
quoted to the Responsible Entity by any �inancial institution
and at any time as it determines.
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The value of a Unit in a Class re�lects the value of the assets
of the Fund referable to that Class of Units, less the liabilities
of the Fund referable to that Class of Units and is determined
in accordance with the Constitution. The application price
of a Unit in the AUD Class is $1.00 within the period of the
Offer speci�ied in this PDS.
Where the Responsible Entity issues classes of Units that are
referable to speci�ic assets in the Fund, the Unit price will be
determined having regard to the value of the assets referable
to that class.
Similarly, where the Responsible Entity issues a new class of
Units, assets acquired using the proceeds of issue of those
Units will be speci�ically referable to that class of Units.

Making a withdrawal
The Fund is an illiquid fund
As this is an illiquid investment, Investors will not have the
right to withdraw their money from the Fund. The Investment
Manager and Equity Trustees do not expect to make any
withdrawal offers. Once an Investor’s application has been
accepted, they should expect their investment will remain in
the Fund until the Properties are sold and the Fund is wound
up. There will not be any established secondary market for
the sale of Units. If an Investor wishes to sell their Units, then
under the law there are certain restrictions placed on the
Investment Manager and the Responsible Entity in relation
to the level of assistance that can be given.
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Under the Constitution, the Responsible Entity, at its
discretion, may refuse to register any transfer of Units.
The Investment Manager or any af�iliate (in its personal
capacity) may in its discretion offer to purchase Units
following a transfer request at a price determined by
the purchaser at its discretion.

Withdrawal price
If a withdrawal offer is made and there is only one class of
Units on issue, the withdrawal price of a Unit is based on the
NAV of the Fund divided by the number of Units on issue.
Where there is more than one class of Units on issue in the
Fund the withdrawal price will be calculated on the basis
of the NAV of that class of Units.
Refer to ‘Fees and Other Costs’ for potential costs in the
case of a withdrawal.

For investors outside Australia
Please note that any withdrawal amount paid to you for
Units in the AUD Class in the event of a withdrawal offer
being accepted will be in Australian dollars. This may differ
from the amount you receive in New Zealand dollars due to:

§

Foreign Exchange spreads between Australian
(as applicable) and New Zealand dollars (currency rate
differs daily); and

§

Overseas Telegraphic Transfer (“OTT”) costs.

Withdrawals will only be paid directly to the unitholder’s
bank account held in the name of the unitholder with an
Australian domiciled bank. Withdrawal payments will not
be made to third parties.

distribution policy
Semi-annual Distributions
Distributions are intended to be made by the Fund
semi-annually as at 30 June and 31 December (each, a
“Distribution Period”). The �irst distribution is expected
to be made for the period ending at 30 June 2021.
A Unitholder’s share of any distributable income is
generally based on the number of Units held by the
Unitholder at the end of the Distribution Period.
Generally, the income entitlements of Unitholders of the
Fund will be distributed within 30 days after the date they are
determined, although the distribution at the end of a �inancial
year (i.e. 30 June) may take longer (for example, if there is
a delay in completing an audit). Under the Constitution,
the Responsible Entity has 3 months after the end of any
Distribution Period to make any distributions (this may be
extended if any audit for that Distribution Period has not
been completed within this time).
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The Responsible Entity intends that distributions will be paid
from the Fund’s cash from operations (including proceeds
of sale and excluding borrowings) available for distribution.
To this end, the Responsible Entity intends, over time, to
distribute the whole of the Fund’s distributable income
calculated in accordance with the Constitution. In doing so,
a portion of distributable income may be retained in one
period to smooth distributions and/or provide additional
working capital for future periods.

Distribution payments
All distributions will be directly credited to your nominated
bank account. Distribution reinvestment is not permitted
in this Fund unless the Responsible Entity makes available
a distribution reinvestment plan to Unitholders. Currently,
there is no distribution reinvestment plan offered
All investors must nominate a bank account held in their own
name with an Australian domiciled bank. Cash distributions
will only be paid in Australian dollars to such an account.
A summary of key tax implications is set out in Section 9
– Taxation.
Where your nominated bank account is a non-AUD
denominated account in case of AUD Class, your bank
may charge fees in addition to those fees within the
Foreign Exchange transaction.

Appointment of authorised nominee to operate
account
Unitholders may elect to appoint an authorised nominee to
operate their account. If you wish to appoint an authorised
nominee, then the relevant sections in the Application
Form which is attached to this PDS need to be completed,
including the name and signature of the authorised
nominee, the signature of the Unitholder and the date.
Only Unitholders can appoint authorised nominees. If you
appoint an authorised nominee, you should ensure that:

§
§

they cannot appoint another nominee; and
the appointment lasts until cancelled by you in writing
or by the Responsible Entity.

If the Responsible Entity determines that the circumstances
require, the Responsible Entity may cancel an appointment
by giving the Unitholder 14 days’ notice in writing. If an
appointment is cancelled, the Responsible Entity will not
be obliged to act on the instructions of the authorised
nominee. If the instructions are varied, the Responsible
Entity will act only in accordance with the varied instructions.
By completing and lodging the relevant sections on
authorised nominees in the Application Form you release,
discharge and agree to indemnify the Responsible Entity from
and against any and all losses, liabilities, actions, proceedings,
account claims and demands arising from the Responsible
Entity acting on the instructions of your authorised nominee.
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You also agree that any instructions of your authorised
nominee to the Responsible Entity, which are followed by
the Responsible Entity, shall be a complete satisfaction of the
obligations of the Responsible Entity, notwithstanding any
fact or circumstance, including that the instructions were
made without your knowledge or authority. You agree that
if the authorised nominee’s instructions are followed by the
Responsible Entity, you and any person claiming through or
under you shall have no claim against the Responsible Entity
in relation to the instructions.

§

Annual Report including �inancial statements and
auditor’s report will be made available by email or on
a secure website noti�ied to Investors in due course
for each �inancial year ending 30 June.

§

Transaction Reports con�irming all additional investments,
withdrawals, and payments (issued following transactions
and on request).

§

Distribution Statements issued in line with distribution
frequency, notifying you of the value of your investment,
income from investments and con�irming payment to
your nominated account.

§

Tax Statements issued annually, providing Unitholders
with taxation information including a detailed summary
of the components of any distributions.

§

RG46 Disclosure and Benchmarks – The Responsible
Entity may update the benchmarks and disclosure
information (set out in Section 11 – Other important
information) on a semi-annual basis and will make this
available on its website www.eqt.com.au/insto.

Powers of an authorised nominee
An authorised nominee can, among other things:

§
§
§
§

apply for additional investment Units;
request that distribution instructions be altered;
change bank account details; and
enquire as to the status of your investment and obtain
copies of statements.

If a company is appointed as an authorised nominee, the
powers will extend to any director and authorised of�icer of
the company. If a partnership is appointed as an authorised
nominee, the powers will extend to all partners.

Classes of Units
The Responsible Entity may issue different classes of Units
in the Fund. This may include different classes of Units that
have rights to a particular pool of assets or Properties
acquired using the application monies paid by class
Unitholders. Unitholders holding Units of such class will
not have rights to other assets held by the Responsible
Entity on behalf of other classes of Unitholders in the Fund.
The Investment Manager will endeavour to operate each class
in a segregated fashion but as Australian unit trusts do not
provide for statutory segregation between classes, it is not
possible to rule out the risk that under certain circumstances
a holder of units in a class can be exposed to the losses of
other classes. Units issued under this Offer will be referable
to a single pool of assets or Properties acquired using funds
raised under this Offer.
Under this PDS, The Fund will initially offer Units denominated
in AUD (referred to as the AUD Class).

You can contact Equity Trustees on +61 3 8623 5000 for
updated information on performance, Unit prices, fund size
and other general information about the Fund.

Complaints resolution
Equity Trustees has an established complaints handling
process and is committed to properly considering and
resolving all complaints. If you have a complaint about
your investment, please contact us on:
Phone:

1300 133 472

Post:

Equity Trustees Limited
GPO Box 2307, Melbourne VIC 3001

Email:

compliance@eqt.com.au

We will acknowledge receipt of the complaint as soon
as possible and in any case within 3 days of receiving the
complaint. We will seek to resolve your complaint as soon
as practicable but not more than 45 days after receiving
the complaint.
If you are not satis�ied with our response to your complaint,
you may be able to lodge a complaint with the Australian
Financial Complaints Authority (“AFCA”).

Where more than one class of Units are on issue, the number
of units accepted into each class will be determined by the
Responsible Entity in its discretion.

Contact details are:
Phone:

1800 931 678

Keeping track of your investments

Email:

info@afca.org.au

Regular, simple to read reports are provided to Unitholders
in the Fund. These reports comprise:

Post:

GPO Box 3, Melbourne VIC 3001.

§
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Periodic Commentary including details about recent
property transactions, Residential Property market update,
key fund KPIs and Asset Management Strategy.
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Online:

www.afca.org.au

The external dispute resolution body is established to assist
you in resolving your complaint where you have been unable to
do so with us. However, it’s important that you contact us �irst.
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did you know?
Small differences in both investment performance and fees and costs can have a substantial impact on your long term returns.
For example, total annual fees and costs of 2% of your investment balance rather than 1% could reduce your �inal return by up
to 20% over a 30 year period (for example, reduce it from $100,000 to $80,000).
You should consider whether features such as superior investment performance or the provision of better member services
justify higher fees and costs.
You may be able to negotiate to pay lower contribution fees and management costs where applicable. Ask the fund or your
�inancial adviser.

to �ind out more
If you would like to �ind out more, or see the impact of the fees based on your own circumstances, the Australian Securities
and Investments Commission (ASIC) website (www.moneysmart.gov.au) has a managed funds fee calculator to help you
check out different fee options.
This document shows fees and costs 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 and insurance costs 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.

L1 Capital UK Residential Fund IV
Type of fee or cost

Amount 2

How and when paid

Fees WHen yoUR Money MoVes in oR oUt oF tHe FUnd

Establishment fee
The fee to open your
investment

Nil

Not applicable

Contribution fee1
The fee on each
amount contributed
to your investment

Nil

Not applicable

Withdrawal fee1
The fee on each
amount you take out
of your investment

Nil

Not applicable

Exit fee1
The fee to close
your investment

Nil

Not applicable
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ManaGeMent Costs

The fees and costs for
managing your investment1

Estimated at 0.75625% of gross asset
value (GAV) per annum, comprising:

The base management fee is payable from
the income and assets of the Fund to the
Investment Manager half-yearly in arrears.

Base Management Fee
0.50% per annum of the Average GAV3
And
Expense Recovery Costs
0.25625% (estimated) per annum of GAV
in other fees, expenses and indirect costs.4

Such other fees and expenses are paid from
the income and assets of the Fund as and
when incurred.

other fees will include:
Performance Fees
15.0% of the Fund’s performance over a hurdle
IRR of 7.5% per annum (except for the period
ending 30 June 2021 for which the hurdle will
be AUD 3 month BBSW + 1% as the Fund will
not be fully deployed).

The fee formula is more fully explained below.

Plus
Acquisition Fee
1.00% of the value of Properties acquired.

This is a one off fee payable to the
Investment Manager at the time of
acquisition of individual Properties.

Plus
Disposal fee
1.00% of the value of the Properties
disposed of.

This is a one off fee payable to the
Investment Manager at the time of
disposal of individual Properties primarily
towards the end of the term of the Fund.

Nil

Not applicable

seRViCe Fees

Switching fee
The fee for changing
investment options

1. This fee includes an amount payable to an adviser (See “Adviser remuneration” under the heading “Additional Explanation
of Fees and Costs”).
2 . All fees and expenses in this section are inclusive of Goods and Services Tax (GST) and net of any Reduced Input Tax
Credits (RITC).
3 . The Base Management Fee can be negotiated. See “Differential fees” below.
4 . Expense Recovery Costs incorporate estimated amounts with reference to other predicted relevant fees (primarily the
Responsible Entity fees – see below), expenses, and indirect costs, expected to be incurred per annum on the average
over the Term of the Fund. Additional Expense Recovery Costs may apply in future years. Performance Fees may also be
incurred in future years based on the performance of your investment. Please see the ‘Additional Explanation of fees and
costs’ section below for further information.
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example of annual fees and costs for the Fund
This table gives an example of how the fees and costs for this managed investment product 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.
Example – L1 Capital UK Residential Property Fund IV
BaLanCe oF $50,000

Management costs

0.75625%, comprising:

•
•

Base Management Fee of 0.50%

For every $50,000 you have in the Fund
you will be charged $756.25 each year#.

Expense Recovery Costs of 0.25625%.

And a performance fee (estimated ‘nil’
fee in the current �inancial year and the
year ending 30 June 2021).
Equals
Cost of Fund

If you had an investment of $50,000
at the beginning of the year, then you
would be charged fees of $756.25*.
What it costs you will depend on the
fees you negotiate.

# The management costs are based on the Base Management Fee and Expense Recovery Costs for an invested amount of
$50,000, assuming a gearing ratio of 50% (therefore for every $50,000 invested a further $50,000 is drawn down from the
debt facility). Expense Recovery Costs incorporate estimated amounts with reference to the predicted Responsible Entity
fees, expenses, and indirect costs, expected to be incurred during the �inancial year ending 30 June 2021. The actual fees
and expenses incurred, and the indirect costs ratio, may be different from the estimate, and may be different in the future.
Additional Expense Recovery Costs may apply in future years (please see the ‘Additional Explanation of fees and costs’
section below for further information. A nil performance fee is expected in the year ending 30 June 2021, however
performance Fees may be incurred in future years depending on the overall performance of the Fund. As a result, the actual
management costs for the current �inancial year and for future �inancial years may differ from the �igure shown in the table.
* The table is an example of typical ongoing fees that apply to your investment. Please note that additional fees may apply
– this example does not capture all the fees and costs that may apply to you. In particular, acquisition and disposal fees
of 1.0% (of the value of Properties) will be charged as one off fees when Properties are acquired and disposed of (see dollar
examples in the ‘Additional explanation of fees and costs’ below).
Warning: if you have consulted a �inancial adviser, you may pay additional fees. you should refer to the statement
of advice or Financial services Guide provided by your �inancial adviser in which details of the fees are set out.
ASIC provides a fee calculator on www.moneysmart.gov.au, which you may use to calculate the effects of fees and costs
on your investment in the Fund.
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additional explanation of fees and costs

Acquisition fee

Management costs

The Investment Manager will charge a one off fee of 1.00%
of the value of the Properties acquired. As the timing of
acquisition of the Properties is not known, for illustration
purposes, total acquisition fees of $600,000 would be
payable based on an assumed portfolio with an aggregate
value of $60 million (representing $30 million of funds raised
under this PDS and $30 million of debt �inance based on a
gearing of approximately 50%).

This section explains some of the terms that are used in
this Fees and Costs section.
Information relating to the taxes are set out in Section 9
– Taxation of this document. Information relating to insurance
are set out in Section 6 – Risks (Disasters & Insurance).

Management costs for the Fund comprise:

Disposal fee

§

Base Management Fee payable to the Investment
Manager (see below);

§

Expense Recovery Costs, comprising the following:

The Investment Manager will charge a one off fee of 1.00%
of the value of the Properties disposed. The fee is payable
in relation to any disposal of Properties which is expected
to generally be incurred near the termination of the Fund.
For example, if the Fund sells a Property portfolio with an
aggregate value of $60 million, then the Investment Manager
will receive a fee of $600,000.

– Responsible Entity fees and expenses (see below);
– Other fees and expenses of the Fund, and indirect
costs of the Fund, incurred in the ordinary course
of administering the Fund;

§
§

Any Performance Fee payable to the Investment Manager;
Acquisition Fees and Disposal Fees payable to the
Investment Manager.

Management costs do not include:

§
§

Transactional and operational costs (see below);
Costs related to a speci�ic asset that an investor would
incur if they invested directly in the asset (apart from
some costs relating to derivatives).

Base management fee
The base management fee payable to the Investment
Manager is 0.50% per annum calculated on the Average
GAV, payable to the Investment Manager half-yearly in arrears.
GAV is the gross asset value of the underlying Properties,
and any other assets, of the Fund. For the avoidance of
doubt, the amount used for this purpose is not reduced
on account of any borrowings.

Responsible Entity fees and expenses
The Responsible Entity will be paid a fee in respect of its
services as responsible entity. The fee is already taken into
account in the estimated Expense Recovery Costs amount
referred to above and is up to 0.10% per annum of Average
NAV. The Responsible Entity is also entitled to be reimbursed
for expenses incurred in the proper performance of its
duties in relation to the Fund.
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Over the life of the Fund, it is anticipated that all Properties
will eventually be disposed of. At this stage it is not possible to
forecast when, and at what value, any disposal will be made.

Other fees and expenses
The Investment Manager (and its related parties) are entitled
to be reimbursed from the Fund (or deduct from rental or
sales proceeds) in respect of a range of costs as part of the
Fund’s expenses in connection with the investment, operation
and management of the Portfolio or the acquisition, disposal
or maintenance of any investment of the Portfolio which
include, but are not limited to, in-house administration costs,
premises rent and other costs, IT infrastructure, salaries,
research costs, administrator fees, legal fees and audit fees.
On average, during the Term of the Fund expenses incurred
by the Investment Manager, and related parties of the
Investment Manager, in operating the Fund are estimated to
be 0.25625% per annum of the GAV (excluding abnormal
expenses referred to below).
In future, abnormal expenses may also be incurred from
time to time, including irregular expenses such as costs
of litigation and costs of convening unitholder meetings.
The Constitution does not place any limit on the amount
of the abnormal expenses that can be paid from the Fund,
provided that they are incurred in the proper performance
of the Responsible Entity’s duties.
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Performance fee

(ii)

Demonstrating alignment of interests with investors, the
Investment Manager is entitled to a fee based on the overall
performance of the Fund. The Performance fee is payable
at the end of the Term of the Fund.
The Performance Fee is calculated as follows:
If the Fund or Sub-Trust makes a distribution in relation to a
Class (such amount, including income distributions, capital
returns, and any foreign income tax credits, referred to as
Distributable Proceeds), the Distributable Proceeds will be
applied and distributed in the following order and priority:
(i)

(ii)

Step 1 (Return of paid capital): �irstly, the Distributable
Proceeds will be distributed by the Fund to the
Unitholders until the Unitholders have received an
amount equal to their aggregate capital contributions;
Step 2 (Hurdle Return): secondly, any remaining
Distributable Proceeds will be distributed by the Fund
to the Unitholders until the Unitholders have received
an amount which represents a return equal to the
Hurdle Return (de�ined below); and

(iii) Step 3 (Catch up): thirdly, any remaining Distributable
Proceeds will be distributed by the Fund to the
Investment Manager until the catch up rate has been
reached, being the Hurdle Return divided by 85%; and

(iii) Step 3 (15.0%/85.0% split): thirdly, any remaining
Distributable Proceeds will be distributed so that:
(a)

For the avoidance of doubt, the Performance Fee will be
reduced by any Interim Performance Fee amounts already paid.

Other Performance Fee terms:
(a)

For these purposes, the Hurdle Return means an IRR of 7.5%
p.a. except for the period ending 30 June 2021 for which the
Hurdle Return will be AUD 3 month BBSW + 1% (as the Fund
is not expected to be fully deployed for the �irst year).

the Net Unrealised Return; and

(ii)

the Net Realised Return.

The Interim Performance Fee Amounts are calculated as follows:
(i)
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(i)

the Investment Manager is no longer the manager
of the Fund (including any Sub-Trust) for whatever
reason; or

(ii)

the Fund becomes listed (Of�icial Quotation),

the Investment Manager is entitled to be paid, within
20 Business Days of the Investment Manager cessation
date in (i) above or date of Of�icial Quotation, any
accrued and unpaid performance fee (calculated as if
all Properties were disposed of at that time at their then
fair market value as determined by a Full Independent
Valuation). For the avoidance of doubt, any performance
fee payable to the Investment Manager may be retained
and is not subject to clawback due to the subsequent
performance of the Fund.

(b) the Investment Manager receives the balance
of Distributable Proceeds.

(i)

The entitlement of the Investment Manager to
Performance Fees accrues daily, however is only
paid as outlined above.

(b) If:

so that Unitholders receive a realised IRR equal to
the Gross Realised Return multiplied by 85.0%; and

The Investment Manager is entitled to receive Interim
Performance Fee Amounts (for example, the Investment
Manager may monetise one or more Property investments
during the Term of the Fund), which is calculated and payable
(if any) half-yearly only if each of the following would be at
or above the Hurdle Return after the payment is made:

Unitholders receive 85.0% of the Distributable
Proceeds with respect to that Reference Period; and

(b) the Investment Manager receives the balance of
Distributable Proceeds with respect to that
Reference Period.

(iv) Step 4 (15.0%/85.0% split): fourthly, any remaining
Distributable Proceeds will be distributed:
(a)

Step 2 (Catch up): secondly, any remaining Distributable
Proceeds will be distributed by the Fund to the Investment
Manager until the Investment Manager has received
15.0% of the amount distributed pursuant to Step 1
(Hurdle Return) and this Step 2 (Catch up) with respect
to that Reference Period; and

(c)

If the Fund becomes Listed and any Class is Of�icially
Quoted and a performance fee is paid to the Investment
Manager, then the Investment Manager and the
Responsible Entity will cooperate in good faith to
amend the performance fee provisions in the Investment
Management Agreement to operate for the period
while Of�icially Quoted and with the intention that the
basis for determination of performance fees is to be
reset from the date of Of�icial Quotation based on the
fair market value of all Properties as determined by the
Full Independent Valuation at the time.

(d) The Performance Fee for the AUD Class is calculated
by ignoring any positive or negative movement in the
exchange rate between Australian dollars and GBP
(British pound). For calculation purposes, any return
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attributed to any positive exchange rate impact will
be reduced by such positive return movement, and
any negative return impact amount will be added back.
This is because the Investment Manager wants to be
incentivised and remunerated based on the underlying
performance of the Fund, rather than performance
achieved or lost based on currency movements that
are beyond the control of the Investment Manager.
It is not possible to estimate the actual Performance Fee
that may become payable, as we cannot forecast what the
performance of the Fund will be. The Performance Fee, and
any interim Performance Fee, is an additional cost to investors
and is included in management costs in the �inancial year
in which it is accrued.
The following simpli�ied example shows how the Performance
Fee is calculated:
As the performance fee payable is dependent on the
underlying performance, we illustrate the performance
fee payable in 3 different scenarios:
(a)

An IRR return of 5.0%

(b) An IRR return of 8.0%
(c)

An IRR return of 10.0%.

For the purposes of calculating the Performance Fee payable,
we assume a one year time period and the Hurdle Return
of 7.50%. As a starting point, assume you have a balance
of $50,000 in the Fund. The performance fees you would
be charged in each of the above scenarios would be as
outlined below:
(a)

An IRR return of 5.0% equates to an investment return
(before performance fees) of $2,500. This is below the
Hurdle Rate, therefore no performance fees would be
charged to you.

(b) An IRR return of 8.0% equates to an investment return
(before performance fees) of $4,000. This is above
the Hurdle Rate, $250 of performance fees would be
charged to you.
(c)

An IRR return of 10.0% equates to an investment return
(before performance fees) of $5,000. This is above
the Hurdle Rate, $750 of performance fees would be
charged to you.

Indirect costs
Indirect costs means any amount that has reduced or will
reduce (directly or indirectly) the return of the Fund or reduce
the amount or value of the income or property of the Fund.
This can include fees and management costs (if any) arising
from underlying funds, and a reasonable estimate of the cost
of investing in over-the-counter derivatives to gain investment
exposure to assets or implement the Fund’s investment
strategy. Indirect costs are re�lected in the unit price of the
Fund and borne by Investors.
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The Fund’s indirect costs for the �inancial year ended
30 June 2021 are estimated to be nil. This is because the
Fund invests directly in real property. All fees and expenses
are separately taken into account in the calculation of
‘management costs’ and ‘transactional and operational
costs’ disclosed in this PDS. Any over-the-counter derivatives
will be used for hedging purposes only and not for the
purpose of gaining investment exposure to assets or to
implement the Fund’s investment strategy. Actual indirect
costs for future years may differ.

Transactional and operational costs
In managing the assets of the Fund, the Fund may incur
transactional and operational costs such as brokerage,
settlement costs, clearing costs and applicable stamp duty
when assets are bought and sold. This generally happens
when the assets of a fund are acquired or disposed of, or
when there are applications or withdrawals (if applicable)
which cause net cash �lows into or out of a fund.
Such costs can arise as a result of bid-offer spreads (the
difference between an asset’s bid/buy price and offer/ask
price) being applied to assets acquired by the Fund. Liquid
securities generally have a lower bid-offer spread while less
liquid assets (such as property) have a higher bid-offer spread
re�lecting the compensation taken by market makers in
providing liquidity for that asset. These costs are re�lected
in the Fund’s unit price. As these costs are factored into the
Net Asset Value of the Fund and re�lected in the unit price,
they are an additional implicit cost to the investor and are
not a fee paid to the Responsible Entity or the Investment
Manager. The Responsible Entity does not propose to recover
such costs by way of buy/sell spreads.
Transactional and operational costs include a reasonable
estimate of the cost of investing in over-the-counter
derivatives other than to gain investment exposure to assets
or implement the Fund’s investment strategy (i.e. costs
attributable to derivatives used for hedging purposes).
Transactional and operational costs also include ‘property
operating costs’. Property operating costs are amounts that
are paid or payable in relation to the holding of real property
or an interest in real property, other than amounts that are
paid or payable relating to the acquisition or disposal of real
property or an interest in real property (and excludes amounts
otherwise charged as fees). This includes costs in the ongoing
management of a property, for example, land tax, repairs and
maintenance, landscaping, leasing expenses. These costs are
an additional cost to members and not included in the above
‘management costs’ estimate.
Such costs may reduce the earnings from the Fund’s property
investments, and are not directly charged to investors.
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For the year ended 30 June 2021, we estimate total
transactional and operational costs for the Fund of 11%
of the NAV of the Fund. The dollar value of these costs
based on an average account balance of $50,000, would
be $5,500 in that �inancial year. Such costs primarily relate
to stamp duty in relation to the purchase of the Properties.
As stamp duty is payable by the Fund only when the
properties are acquired by the Fund (primarily within the �irst
one to two years), the transactional and operational costs in
subsequent years are expected to be substantially lower.

Payment of taxes
All government taxes such as stamp duty and GST will be
deducted from the Fund as appropriate. RITCs will also be
claimed by the Fund where appropriate to reduce the cost
of GST to the Fund.

Taxation of the Fund
Information about taxation applicable to the Fund and
investors is set out in Section 9 – Taxation.

Apportionment of fees and costs
In circumstances where the Responsible Entity issues
different classes of Units in the Fund, the fees and costs will
generally be apportioned by the Responsible Entity across
all Unit classes (on a pro-rata basis, having regard to the
value of the assets in the Fund).
However, fees and expenses which are directly referable
to a particular class of Units will be charged to unitholders
in that particular class of Units.
Fees may be charged at the Sub-Trust level in circumstances
where the Fund holds certain Properties in Sub-Trusts.
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Co-investment properties
Where the Fund holds certain property assets via a
Co-investment Trust in parallel with Alternative Vehicles, any
transaction expenses attributable to any investment made
by the Fund with the investor in these vehicles will be shared,
pro rata, across the Fund and those investors or vehicles.

Changes to fees
The Constitution provides for the Responsible Entity to
charge fees additional to the fees described in this Fees and
Other Costs section, including: contribution fee of up to 3%
of the application money; withdrawal fee of up to 2.5% of
the funds withdrawn; Responsible Entity fee of up to 3% per
annum of GAV. Fees payable to the Investment Manager may
be increased by agreement between the Investment Manager
and the Responsible Entity. Investors will normally be given
30 days’ notice of any increase in fees.
Other costs, charges and expenses of the Fund, and
indirect costs, are not charged by the Responsible Entity or
the Investment Manager, and will vary from time to time.

Differential fees
The Responsible Entity or Investment Manager may from
time to time negotiate a different fee arrangement (by way
of a rebate or waiver of fees) with certain investors who are
Wholesale Clients or New Zealand Wholesale Investors.

Adviser remuneration
The Investment Manager may pay sales agents, brokers,
or �inancial advisers a referral fee (as determined by the
Investment Manager) in respect of applications from certain
Wholesale Clients and New Zealand Wholesale Investors.
The fee is borne by the Investment Manager and is not an
additional cost to the Fund.
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The following information summarises some of the key
Australian and UK taxation issues you may wish to consider
before making an investment in the Fund and assumes that
you hold your investment in the Fund on capital account and
are not considered to be carrying on a business of investing,
trading in investments or investing for the purpose of pro�it
making by sale. The information should be used as a guide
only and does not constitute professional tax advice as
individual circumstances may differ.
A number of tax reform measures are currently under
review by the Australian and UK Governments. These reforms
may have an impact on the tax position of the Fund and
its investors. Accordingly, it is recommended that investors
seek their own professional advice, speci�ic to their own
circumstances, of the taxation implications of investing
in the Fund.

Under the AMIT rules, the following will apply:

§

Fair and reasonable attribution: Each year, the Fund’s
determined trust components of assessable income,
exempt income, non-assessable non-exempt income
and tax offsets (i.e. credits) will be allocated to investors
on a “fair and reasonable” attribution basis, rather than
being allocated proportionally based on each investor’s
present entitlement to the income of the Fund.

§

Unders or overs adjustments: Where the Fund’s
determined trust components for a year are revised in
a subsequent year (e.g. due to actual amounts differing
to the estimates of income, gains/losses or expenses),
then unders and overs may arise. Unders and overs will
generally be carried forward and adjusted in the year
of discovery.

§

Cost base adjustments: Where the distribution made is
less than (or more than) certain components attributed to
investors, then the cost base of an investor’s units may be
increased (or decreased). Details of cost base adjustments
will be included on an investor’s annual tax statement,
referred to as an AMIT Member Annual Statement (“AMMA”).

§

Large redemptions: In certain circumstances, gains may
be attributed to a speci�ic investor, for example, gains on
disposal of assets to fund a large redemption being
attributed to the redeeming investor.

§

Penalties: In certain circumstances (e.g. failure to comply
with certain AMIT rules), speci�ic penalties may be imposed.

australian taxation
General
The Fund is an Australian resident trust for Australian tax
purposes. Therefore, the Fund is required to determine its net
income (taxable income) for the year of income. On the basis
that investors are presently entitled (which is the intention
of Equity Trustees) to the net income of the Fund (including
net taxable capital gains) or will be attributed their share
of assessable income, exempt income, non-assessable
non-exempt income and tax offsets (i.e. credits) of the Fund
and the Fund is not expected to be a public trading trust,
the Fund should be treated as a �low-through trust for tax
purposes. This means that investors should be taxed on
their share of the Fund’s net taxable income or the amount
attributed to them, and the Fund should not be subject to
Australian income tax.
In the case where the Fund makes a loss for Australian tax
purposes, the Fund cannot distribute the tax loss to investors.
However, the tax loss may be carried forward by the Fund
for offset against taxable income of the Fund in subsequent
years, subject to the operation of the trust loss rules.

Attribution Managed Investment Trust (“AMIT”) –
core rules
The Fund may qualify as an eligible Attribution Managed
Investment Trust (AMIT), and if so, intends to elect into the
AMIT regime. The AMIT legislation applies an attribution
model whereby Equity Trustees as the Responsible Entity
of the Fund attributes amounts of trust components of a
particular character to investors (or “members”) on a fair and
reasonable basis consistent with the operation of the Fund’s
Constitution, which includes provisions in relation to AMIT.
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The new rules are intended to reduce complexity, increase
certainty and reduce compliance costs for managed
investment trusts and their investors. Where the Fund
does not elect into the AMIT regime, or has made the
election but the election is not effective for the income
year (e.g. the Fund does not satisfy the requirements to
be a managed investment trust for the income year),
the Tax Law applicable to non-AMITs should be relevant.
In particular, the Fund should not generally pay tax on
behalf of its investors and instead, investors should be
assessed for tax on any income and capital gains generated
by the Fund to which they become presently entitled.

Deemed Capital Gains Tax (“CGT”) Election
Eligible managed investment trusts (“MITs”) may make an
election to apply a deemed capital account treatment for
gains and losses on disposal of certain eligible investments
(including equities and units in other trusts but excluding
derivatives, debt securities and foreign exchange contracts).
Where the election is made the Fund should hold its eligible
investments on capital account and gains/(losses) from the
disposal of eligible investments should be treated as capital
gains/(losses). Capital gains arising on the disposal of eligible
investments held for 12 months or greater may be eligible
to be treated as discount capital gains.
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Taxation (cont’d)

Where the CGT election is not made, the Fund should hold its
eligible investments on revenue account and gains/(losses)
from the disposal of eligible investments should be treated
as revenue gains or losses.

Controlled Foreign Company (“CFC”) Provisions
There are certain tax rules (i.e. the CFC provisions) which
may result in assessable income arising in the Fund in relation
to investments in foreign equities, where certain control
thresholds are met. If such interests were to be held at the
end of the income year, the taxable income of the Fund may
include a share of net income and gains (i.e. CFC attributable
income) from such investments.

Taxation of Financial Arrangements (“TOFA”)
The TOFA rules may apply to certain “�inancial arrangements”
held by the Fund. In broad terms, the TOFA regime seeks to
recognise “suf�iciently certain” returns on certain �inancial
arrangements on an accruals basis for tax purposes rather than
on a realisation basis. Where returns from derivative instruments
are not “suf�iciently certain” they will continue to be recognised
on a realisation basis, unless speci�ic tax timing elections are made.

Taxation Reform
The tax information included in this PDS is based on the
taxation legislation and administrative practice as at the
issue date of this PDS, together with proposed changes
to the taxation legislation as announced by the Government.
However, the Australian and UK tax system is in a continuing
state of reform, and based on the Government’s reform
agenda, it is likely to escalate rather than diminish. Any reform
of a tax system creates uncertainty as to the full extent of
announced reforms, or uncertainty as to the meaning of
new law that is enacted pending interpretation through
the judicial process. These reforms may have an impact on
the tax position of the Fund and its investors. Accordingly,
it will be necessary to closely monitor the progress of these
reforms, and investors should seek their own professional
advice, speci�ic to their own circumstances, of the taxation
implications of investing in the Fund.

Tax File Number (“TFN”) and Australian Business
Number (“ABN”)
It is not compulsory for an investor to quote their TFN or ABN.
If an investor is making this investment in the course of a
business or enterprise, the investor may quote an ABN instead
of a TFN. Failure by an investor to quote an ABN or TFN or claim
an exemption may cause the Responsible Entity to withhold
tax at the top marginal rate, plus the Medicare Levy, on gross
payments including distributions or attribution of income to
the investor. The investor may be able to claim a credit in
their tax return for any TFN or ABN tax withheld. Collection
of TFNs is permitted under taxation and privacy legislation.
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By quoting their TFN or ABN, the investor authorises Equity
Trustees to apply it in respect of all the investor’s investments
with Equity Trustees. If the investor does not want to quote
their TFN or ABN for some investments, Equity Trustees
should be advised.

GST
The Fund is registered for GST. The issue or withdrawal of
units in the Fund and receipt of distributions are not subject
to GST. The Fund may be required to pay GST included in
management and other fees, charges costs and expenses
incurred by the Fund.
However, to the extent permissible, the Responsible Entity
will claim on behalf of the Fund a proportion of this GST as a
reduced input tax credit. Unless otherwise stated, fees and
charges quoted in this PDS are inclusive of GST and take into
account any available reduced input tax credits. The Fund
may be entitled to as yet undetermined additional input tax
credits on the fees, charges or costs incurred. If the
Responsible Entity is unable to claim input tax credits on
behalf of the Fund, the Responsible Entity retains the ability
to recover the entire GST component of all fees and charges.
The impact of GST payments and credits will be re�lected in
the unit price of the Fund. Investors should seek professional
advice with respect to the GST consequences arising from
their unit holding.

australian taxation of australian Resident
Investors
Distributions
For each year of income, each Australian resident investor
will be required to include within their own tax calculations
and tax return �ilings the assessable income, exempt
income, non-assessable non-exempt income and tax
offsets (i.e. credits) of the Fund attributed to them by
Equity Trustees as the Responsible Entity of the Fund.
The tax consequences for investors in the Fund depends
on the tax components of assessable income, exempt
income, non-assessable non-exempt income and tax
offsets (i.e. credits) of the Fund attributed to them.
Investors will receive an Annual Tax Statement (or an
“AMMA” for an AMIT) detailing all relevant taxation information
concerning attributed amounts and cash distributions,
including any Foreign Income Tax Offset (“FITO”) and franking
credit entitlements, returns of capital, assessable income,
and any upwards or downwards cost base adjustment
in the capital gains tax cost base of their units in the Fund
(in the case of an AMIT).
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An investor may receive their share of attributed tax
components of the Fund or net income in respect of
distributions made during the year or where they have
made a large withdrawal from the Fund, in which case their
withdrawal proceeds may include their share of net income
or attributed tax components of assessable income, exempt
income, non-assessable non-exempt income and tax offsets
(i.e. credits). In addition, because Australian investors can
move into and out of the Fund at different points in time,
there is the risk that taxation liabilities in respect of gains
that have bene�ited past investors may have to be met by
subsequent investors.

Foreign Income
The Fund may derive foreign source income that is subject
to tax overseas, for example withholding tax. Australian
resident investors should include their share of both the
foreign income and the amount of the foreign tax withheld
in their assessable income. In such circumstances, investors
may be entitled, in part or in whole, to a FITO for the foreign
tax paid, against the Australian tax payable on the foreign
source income. To the extent the investors do not have
suf�icient overall foreign source income to utilise all of the
FITOs relevant to a particular year of income, the excess
FITOs cannot be carried forward to a future income year.

Disposal of Units by Australian Resident Investors
If an Australian resident investor transfers or (if applicable)
redeems their units in the Fund, this may constitute a disposal
for tax purposes depending on their speci�ic circumstances.
Where an investor holds their units in the Fund on capital
account, a capital gain or loss may arise on disposal and each
investor should calculate their capital gain or loss according
to their own particular facts and circumstances. As noted
above, proceeds on disposal may include a component of
distributable income. In calculating the taxable amount of
a capital gain, a discount of 50% for individuals and trusts
or 33 1/3% for complying Australian superannuation funds
may be allowed where the units in the Fund have been
held for 12 months or more. No CGT discount is available
to corporate investors.
Any capital losses arising from the disposal of the investment
may be used to offset other capital gains the investor may
have derived. Net capital losses may be carried forward for
offset against capital gains of subsequent years but may
not be offset against ordinary income.

Australian Taxation of Non-Resident Investors
Tax on Income
The Fund expects to derive income which may be
subject to Australian withholding tax when attributed by
Equity Trustees as the Responsible Entity of the Fund to
non-resident investors.
Australian withholding tax may be withheld from distributions
of Australian source income and gains attributed to a
non-resident investor. The various components of the net
income of the Fund which may be regarded as having an
Australian source include Australian sourced interest,
Australian sourced other gains, Australian sourced dividends
and CGT taxable Australian property.
We recommend that non-resident investors seek
independent tax advice before investing, taking into
account their particular circumstances and the provisions
of any relevant Double Taxation Agreement/Exchange
of Information Agreement (“EOI”) between Australia and
their country of residence.

Disposal of Units by Non-Resident Investors
Based on the Fund’s investment pro�ile, generally nonresident investors holding their units on capital account
should not be subject to Australian capital gains tax on the
disposal of units in the Fund unless the units were capital
assets held by the investor in carrying on a business through
a permanent establishment in Australia. Australian tax
may apply in certain circumstances if the non-resident
holds their units on revenue account. CGT may also apply
in some cases where the Fund has a direct or indirect interest
in Australian real property. We recommend that non-resident
investors seek independent tax advice in relation to the tax
consequences of the disposal of their units.

New Zealand resident taxation
If you are a New Zealand resident wishing to invest in
Australia, we strongly recommend that you seek independent
professional tax advice. New Zealand resident investors
will be taxed on their Units under the foreign investment
fund rules or ordinary tax rules, depending on their
circumstances. Australian tax will be withheld at prescribed
rates from distributions to non-residents to the extent that
the distributions comprise relevant Australian sourced
income or gains.

The discount capital gains concession may be denied in
certain circumstances where an investor (together with
associates) holds 10% or more of the issued units of the
Fund, the Fund has less than 300 bene�iciaries and other
requirements are met. Investors who together with associates
are likely to hold more than 10% of the units in the Fund
should seek advice on this issue.
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UK Taxation

UK tax treatment of exit gains

UK tax treatment of UK source income

In accordance with the recently amended UK taxation of
chargeable gains legislation, non-UK resident investors will
be subject to UK taxation on any gains made on the disposal
(directly or indirectly) of UK property. This is consistent
with the treatment of disposals of UK property by UK
resident investors.

The Investment Manager will also use its reasonable
endeavours to operate the Fund in a manner that ensures
it will be treated as a �low-through entity for income purposes
under UK income tax law, on the basis that Unitholders
are liable to UK income tax on their share of rental income
(less an offset on account of certain deductible expenses of
the Fund, and subject to the arrangements expected to be
put in place by agreement with HMRC as described below).
In calculating the assessable income of the Fund, the cash
component of any distribution income that has been subject
to tax in the UK should be grossed up to include foreign
income tax offsets relating to that foreign income. The foreign
income tax offsets should �low through to the Unitholders
of the Fund.

Rental income
Currently, UK source net rental income is subject to UK
income tax at 20% which is in principle deductible at
source from gross rents (without deduction of expenses).
However, the Fund intends to make an application under
the Non-Resident Landlord’s Scheme so that, subject to
satisfying the conditions, UK source rental income can be
paid without deduction of tax at source. The Unitholders in
the Fund have the liability for UK income tax on the net pro�its
of the UK property rental business attributable to them as
Unitholders. However, the Fund also intends to approach
HMRC to agree a practical approach whereby the relevant
Fund will, on behalf of Unitholders, prepare and submit tax
returns in the UK and withhold income tax on the net rents
(after deduction of expenses) paid by the Fund to Unitholders.
If the Fund is entitled to submit UK income tax returns on
behalf of Unitholders in this manner, the Fund would be
acting as an administrative agent only and liability for and
compliance with UK income tax obligations in respect of
UK source rents remains with Unitholders. Unless otherwise
agreed with the Responsible Entity, by applying for Units
under this PDS, you are taken to appoint each of the
Responsible Entity and the Investment Manager as your
administrative agent to complete and lodge any document
as they consider necessary or desirable with a view to
compliance with UK income tax obligations. The Investment
Manager will communicate with Unitholders as soon as
possible following commencement of investment by the
Fund in relation to the administrative arrangements to be
put in place in relation to UK income tax return matters.
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Under the new legislation, non-UK resident investors will
be subject to UK tax on capital gains realised on disposal
of UK property (direct disposal) as well as on disposal of
interests in “UK property rich” entities realised on and after
April 2019 (indirect disposal).
The intention of the Investment Manager is that the Fund
will ordinarily hold only UK residential property directly and
not through any other alternative investment vehicle or
structure. Disposals of the Fund’s UK property assets are
expected to, therefore, be by way of a direct disposal of UK
property assets. Property disposal proceeds are expected
to then be distributed by the Fund shortly after realisation
to the Unitholders.
In this context, the Fund, which is a non-UK resident entity
with non-UK resident Unitholders, the tax charge is most
likely to apply upon disposals of UK property by the Fund
(direct disposal) and on disposal of units by the Unitholders
at a time when the Fund is UK property rich (indirect disposal).
An entity is regarded as UK property rich for these purposes
where 75% or more of the entity’s (the Fund’s) gross asset
value derives from UK land.
The tax charge applies unless the person making the
disposal (either the Fund or the Unitholder as the case
may be) bene�its from a speci�ic tax exemption which is
available other than by reason of non-UK residence.
In the event a Unitholder wishes to transfer their units, the
Unitholder should contact its adviser to con�irm the likely
UK and non-UK tax treatment at the time.
A collective investment vehicle, such as the Fund, will be
treated as a UK company for the purposes of these rules.
Therefore, relevant UK property gains realised by the Fund
upon disposal of its UK property assets will be computed
and taxed according to UK corporation tax rules and subject
to tax at a rate of 19%. Whilst a reduced corporation tax rate
of 17% has been substantively enacted from 1 April 2020,
during the recent UK general election campaigns the UK
Government announced its intention to reverse the rate
reduction and maintain a corporation tax rate of 19%.
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It is possible, subject to conditions, for a collective investment
vehicle (such as the Fund) to make elections to be treated
as exempt or transparent under these new rules. In both
cases, were the Fund to elect for transparency or exemption,
the Fund would not be taxable on its UK property gains.
However, the Unitholders would instead, ultimately, be
taxable on those gains either upon realisation by the Fund
(in the event of a transparency election) or upon receipt of
distributions of those UK property disposal proceeds (in the
event of an exemption election). In each case, the Unitholder
would be subject to tax on those gains at UK capital gains
tax rates which apply to residential property gains realised
by non-corporate persons, instead of the UK corporation
tax rate applicable to the Fund.
The Investment Manager does not intend to make an
election for transparency or exemption and as such the
UK tax treatment described above would be applicable so
that the Fund would be liable to UK tax payment and �iling
obligations on gains realised on its disposals of UK property.
Unitholders should contact their own independent adviser
to con�irm the likely UK and non-UK tax treatment in respect
of direct UK property disposals by the Fund, their receipt
of distributions of UK property disposal proceeds from the
Fund and their disposal of units in the Fund.

Traders and developers in UK property
If the Fund is viewed by HMRC as carrying on a business of
developing or dealing in UK land (the Investment Manager
does not expect this to be the case), this would result in
pro�its realised from the disposal of properties by the
Fund being subject to UK corporation tax at the rate of
19%. Whilst a reduced corporation tax rate of 17% has been
substantively enacted from 1 April 2020, during the recent
UK general election campaigns the UK Government
announced its intention to reverse the rate reduction
and maintain a corporation tax rate of 19%.
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UK stamp taxes
The Fund is likely to incur several taxes in the UK, including
stamp duty land tax at progressive rates of up to 15% based
on the consideration for the properties acquired in England.
Land and Building Transactions Tax at progressive rates of
up to 12% will apply to properties acquired in Scotland and
similarly, properties acquired in Wales will be subject to Welsh
Land Transaction Tax, also at progressive rates of up to 12%.
The Investment Manager will use its reasonable endeavours
to operate the Fund in a manner that enables a Unitholder
wishing to transfer its units to bene�it from an exemption
from UK stamp taxes otherwise applicable on transfers.
However, where a Unitholder transfers its units in the Fund,
this could give rise to a UK tax liability and �iling obligation
of the Unitholder in respect of any gain realised on the
disposal of their units in the Fund under the new legislation
described above which taxes, direct and indirect, nonresident capital gains on UK property.

UK tax compliance matters
The Investment Manager will communicate with Unitholders
as soon as possible following commencement of investment
by the Fund in relation to the administrative arrangements
to be put in place in relation to UK income tax return matters.
As discussed above, each of the Responsible Entity and the
Investment Manager are authorised as your administrative
agent to complete and lodge any document as they consider
necessary or desirable with a view to compliance with UK
income tax obligations.
Where a unitholder disposes of their units in the Fund such
that a tax charge to UK tax on non-resident capital gains
arises, the primary obligation for payment of that tax and
�iling tax return disclosing the gain is on the Unitholder and
will remain so. The Investment Manager will not be acting
as your administrative agent in respect of UK tax liabilities
and obligations in respect of capital gains. As mentioned,
above, should Unitholders wish to dispose of their units
in the Fund, they should obtain their own independent tax
advice to determine the UK and Australian tax implications
and obligations arising from doing so.
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ASIC Regulatory Guide 46 ‘Unlisted property schemes: Improving disclosure for retail investors’ (“RG 46”) and Regulatory Guide 198
‘Unlisted disclosing entities: Continuous disclosure obligations’ contain the benchmarks and disclosure principles currently
recommended by ASIC.
This PDS contains disclosure against each disclosure principle and benchmark set out in RG 46.
The following table provides a summary of the disclosure benchmarks and principles set out in RG 46, and describes how the
Responsible Entity (with assistance from the Investment Manager) will meet these obligations, with cross references to where
further disclosure in accordance with the disclosure principles can be found in the PDS.
Benchmark

Does the Fund satisfy the benchmark?

1. GeaRinG poLiCy

yes

The responsible entity maintains and complies with
a written policy that governs the level of gearing at an
individual credit facility level.

The Responsible Entity maintains and complies with
a written policy that governs the Fund’s level of gearing
at a Fund and individual debt facility level.
For more information, see Section 5 – About the Fund
Investments.

2. inteRest CoVeR poLiCy

yes

The responsible entity maintains and complies with
a written policy that governs the level of interest cover
at an individual credit facility level.

The Responsible Entity maintains and complies with
a written policy that governs the Fund’s level of interest
cover at a Fund and individual debt facility level. For more
information, see Section 5 – About the Fund Investments.

3. inteRest CapitaLisation

yes

The interest expense of the scheme is not capitalised

Interest expenses of the Fund will not be capitalised in the
ordinary course of business.

4. VaLUation poLiCy

no

The Responsible Entity maintains and complies with
a written valuation policy that requires:

The Responsible Entity maintains and complies with a written
valuation policy, however a modi�ied approach is adopted
in respect of the timing of valuations as outlined below.

(a)

a valuer to:
(i) be registered or licensed in the relevant state,
territory or overseas jurisdiction in which the property
is located (where a registration or licensing regime
exists), or otherwise be a member of an appropriate
professional body in that jurisdiction; and

In terms of a valuation timetable (benchmark (d)),

•

A Valuation of each of the Properties is conducted as at
every full year period to calculate the GAV. The Investment
Manager will value the Properties based on methodology
determined by an Independent Certi�ied Valuer with
regards to a combination of factors including, but not
limited to, discount rates, passing and market yields,
capital commitments, market comparables as well as
other publicly available information.

•

The Investment Manager will ensure the Properties are
valued by an Independent Certi�ied Valuer who is RICS
(Royal Institute of Chartered Surveyors) certi�ied such that
at least 85% of Properties (based on the original purchase
price) are independently valued at least every 3 years.

•

The Fund’s annual �inancial report will be independently
audited on an annual basis with regard paid to the
valuation and existence of Properties held by the Fund.

(ii) be independent;
(b) procedures to be followed for dealing with any con�licts
of interest;
(c)

rotation and diversity of valuers;

(d) valuations to be obtained in accordance with a set
timetable; and
(e)

for each property, an independent valuation to be obtained:
(i) before the property is purchased:
(A) for a development property, on an ‘as is’ and
‘as if complete’ basis; and
(B) for all other property, on an ‘as is’ basis; and
(ii) within two months after the directors form a view
that there is a likelihood that there has been a
material change in the value of the property.
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The Responsible Entity intends to conduct a Valuation
of each of the Properties for each �inancial year, ending
30 June.
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Benchmark

Does the Fund satisfy the benchmark?

4. VaLUation poLiCy (Cont’d)

no

In relation to independent valuations (benchmark (e)),
for certain property purchases, before a property is
purchased, the Responsible Entity may conduct an
independent valuation by an independent valuer, on
an ‘as is’ basis. However, in many cases, this may not
be possible or practical, for example, in the event of a
receivership sale, the timescale may not be suf�icient
for such a valuation to be completed before purchase.
A copy of the policy is available on request from the
Responsible Entity.
Refer to Section 6 – Risks for further information on the
“Valuation risk”.
5. ReLated paRty tRansaCtions

yes

The responsible entity maintains and complies with a
written policy on related party transactions, including the
assessment and approval processes for such transactions
and arrangements to manage con�licts of interest.

For more information, see Section 11 – Other important
information.

6. distRiBUtion pRaCtiCes

yes

The scheme will only pay distributions from its cash from
operations (excluding borrowings) available for distribution.

For more information, see Section 7 – Investing in the Fund.

Disclosure principle

PDS section reference for more information

1. GeaRinG poLiCy

The gearing ratio gives an indication of the potential risks
a managed property fund faces in terms of its level of
borrowings due to, for example, an increase in interest rates
or a reduction in property values. A higher gearing ratio
means a higher reliance on external liabilities to fund assets.

The Fund has a gearing strategy to limit debt to no more
than 65% of the Fund’s gross assets at the time of borrowing.
The Fund’s target gearing range is 50 to 60% of the Fund’s
assets but it may borrow up to 65%.
See Section 5 – About the Fund Investments for more
information.

2. inteRest CoVeR Ratio

Interest cover refers to the ability of a fund to service
interest expense on debt from earnings.
The higher the ratio, the more easily the fund can meet
its interest payments.

As the Fund does not have any borrowings at the date of this
PDS, its initial interest cover ratio is zero. Under the Fund’s
gearing and interest cover policy, the target minimum interest
cover ratio for the Fund will be 2 times at all times post the
drawdown of any debt facility.
See Section 5 – About the Fund Investments for more
information.
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Disclosure principle

PDS section reference for more information

3. sCHeMe BoRRoWinG

Borrowing maturities and credit facility expiry pro�iles are
important information where a fund borrows to invest

(a)

The Investment Manager intends to procure a debt
facility for the Fund shortly following the close of this
Offer and the following information is an estimate
based on an in principle support from a major �inancial
institution (and noting the �inal terms may change).

(b) Based on the Minimum Applications Amount being
raised under this Offer of $30 million AUD equivalent,
the expected loan amount will be $45 million.
The expected maturity pro�ile of the loan facility
agreement is expected to be initially 5 years from the
date of drawdown. The Investment Manager will look
to re�inance or extend the maturity of the loan to align
with the Term of the Fund.
(c)

As at the date of this PDS, as the Fund does not have
any borrowings, it cannot disclose how much its cash
�low or asset value would need to decrease by to breach
any loan covenant.

(d) The expected maximum allowable loan-to-value ratio
under the debt facility is 60% at the time of drawdown
and the interest cover ratio covenant is expected to be
at least 200%. The Fund may from time to time enter
into an interest rate swap arrangement (ISDA Master
Agreement) with a major �inancial institution to hedge
against rising interest costs as a result of potential
increases in interest rates.
(e)

It is expected that the facility agreement will set out
usual default provisions (that trigger an early repayment
obligation under the facility agreement) if Unitholders
exercise their rights to terminate or remove the
Responsible Entity or Investment Manager.

(f)

Under the proposed debt facility agreement, any amounts
owing to the �inanciers and other creditors of the Fund
will rank before an Investor’s interests in the Fund.

See Section 5 – About the Fund Investments (Investment
objectives) for more information.
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Disclosure principle

PDS section reference for more information

4. poRtFoLio diVeRsiFiCation

Generally, the more diversi�ied a portfolio, the lower
the risk that an adverse event affecting one property
or one lease will have on the overall portfolio.

The Fund aims to achieve a diversi�ied portfolio of residential
property across the UK (with minimal investment in Central
London) and aims to avoid having any signi�icant portfolio
concentration in any one city in the UK
The Fund will invest in a broad spectrum of residential
property in the UK including apartments, semi-detached
houses and some student property.
The Fund currently does not have any assets and it may take
up to 6 to 12 months or longer for the Investment Manager
to identify appropriate opportunities for investment by the
Fund. While the Investment Manager is identifying possible
property investments, the assets of the Fund will be limited to
cash and cash equivalents (that is, term deposits and interest
in cash management trusts). Until the Fund establishes its
portfolio, diversi�ication will be limited.
See Section 5 – About the Fund Investments (Investment
Objectives) for more information.

5. ReLated paRty tRansaCtions

Related party transactions carry a risk that they could be
assessed and monitored less rigorously than arm’s length
third party transactions. A signi�icant number or value of
related party transactions increases the risk of potential
con�licts of interest.

Each of the Responsible Entity and Investment Manager,
and their respective associates, are entitled to enter into
or be interested on their own account in any transactions
entered into on behalf of the Fund or with any company
or body in which the Fund is invested or who provides
services to the Fund.
The Responsible Entity maintains and complies with a
written policy on related party transactions, including the
assessment and approval process for such transactions
and arrangements to manage con�licts of interest.
Under this policy, the Responsible Entity may be required
to disclose con�licts of interest to Investors and to ensure
that its disclosure is timely, prominent, speci�ic and
meaningful, and contains enough detail to understand
and assess the potential impact on the service provided
by the Responsible Entity.
See Section 11 – Other Important Information (Related party
transactions) for more information.

6. distRiBUtion pRaCtiCes

Some property funds make distributions partly or wholly
from unrealised revaluation gains and/or capital rather than
solely from realised income. This may not be commercially
sustainable over the longer term, particularly where property
values are not increasing.

Distributions are intended to be made by the Fund
semi-annually as at 30 June and 31 December
(each, a “Distribution Period”).
The Responsible Entity intends that distributions will be paid
from the Fund’s cash from operations (including proceeds
of sale and excluding borrowings) available for distribution.
See Section 7 – Investing in the Fund for more information.
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ASIC Disclosures (cont’d)

Disclosure principle

PDS section reference for more information

7. WitHdRaWaL aRRanGeMents

Unlisted property funds often have limited or no withdrawal
rights. This means they are usually dif�icult to exit.

It is important for Investors to be aware of withdrawal
arrangements so that they may form realistic expectations
about their ability to withdraw from the Fund. Investors have
no right to withdraw from the Fund unless the Responsible
Entity makes a withdrawal offer. Presently, the Responsible
Entity is not at any time obliged and does not intend to make
a withdrawal offer.
See Section 7 – Investing in the Fund (Making a withdrawal)
for more information.

8. net tanGiBLe assets

A NTA calculation helps investors understand the value of
assets upon which the value of their unit is determined.

The NTA is calculated in accordance with ASIC RG 46
as follows:
Net assets – intangible assets +/– any adjustments
Number of Units on issue
Using this formula the initial NTA for the Fund on a pro forma
basis post raising will be $1.00, assuming the Minimum
Applications Amount is reached.
The NTA calculation assists Investors in understanding the
value of the assets upon which their Unit holding value is
based and identifying Fund risks.
NTA measures the total tangible asset backing per Unit in
the Fund and helps investors understand the value of assets
upon which the value of their Units is determined. Generally
speaking, the higher the NTA, the greater the level of asset
backing per Unit, and the lower the risk of loss of capital to
Investors on winding up of the Fund.
See Section 7 – Investing in the Fund (Making a withdrawal)
for more information.
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Other important information

investment Manager consent

privacy statement

The Investment Manager has given, and at the date of
this PDS has not withdrawn, its written consent:

The Privacy Act 1988 (Privacy Act) and the Australian
Privacy Principles regulate the way organisations collect,
use, disclose, keep, secure and give people access to their
personal information. At Equity Trustees we are committed
to respecting the privacy of your personal information
throughout the information lifecycle and our Privacy Policy
details how we do this.

§

to be named in this PDS as the Investment Manager
of the Fund; and

§

to the inclusion of the statements made about it, the
Fund and to the information attributed to it in the form
and context in which this information appears.

The Investment Manager has not otherwise been involved
in the preparation of this PDS, nor has it caused or otherwise
authorised the issue of this PDS.
None of the Investment Manager, L1 Capital, nor their
employees, of�icers or associated companies accept any
responsibility arising in any way for errors or omissions
from this PDS, other than in relation to the statements for
which they have provided consent.

administrator consent
Apex Fund Services Ltd has given, and at the date of this
PDS has not withdrawn, its written consent:

§

to be named in this PDS as the Administrator of the
Fund; and

§

to the inclusion of the statements made about it
and the Fund in the form and context in which this
information appears.

Apex Fund Services Ltd has not otherwise been involved
in the preparation of this PDS, nor have they caused or
otherwise authorised the issue of this PDS. Neither Apex
Fund Services Ltd nor their employees or of�icers accept
any responsibility arising in any way for errors or omissions
from this PDS, other than in relation to the statements for
which they have provided consent.

Equity Trustees may collect personal information about
you and individuals associated with you in order to provide
products and services to you, and to ensure compliance
with legal and regulatory obligations (including under
the Corporations Act, the AML/CTF Act and tax related
legislation). You must ensure that all personal information
which you provide to Equity Trustees is true and correct in
every detail, and should those personal details change it is
your responsibility to ensure that you promptly advise Equity
Trustees of the changes in writing. If you do not provide the
information requested we may not be able to process your
application, administer, manage, invest, pay or transfer your
investment(s). We may also obtain or con�irm information
about you from publicly available sources in order to meet
regulatory obligations.
Equity Trustees may disclose your information to other
members of our corporate group or to third parties, where
it is necessary, in order to provide you with the products or
services. Those third parties may be situated in Australia or
offshore, and we take reasonable steps to ensure that all third
parties with whom we have a contractual relationship or
other in�luence comply with the Australian Privacy Principles.
The third parties that we may disclose your information to
include, but are not limited to:

§

stockbrokers, �inancial 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 the Investment Manager, Fund
Custodian and Administrator, auditors, or those that
provide mailing or printing services;

§

those where you have consented to the disclosure and
as required by law; and

§

regulatory bodies such as ASIC, ATO, APRA and AUSTRAC.

indemni�ication of the investment Manager
Under the terms of the Investment Management Agreement,
Equity Trustees (in its capacity as Responsible Entity of
the Fund) indemni�ies and agrees to hold harmless the
Investment Manager against any loss or liabilities reasonably
incurred by the Investment Manager, and any direct costs,
charges and expenses incurred by the Investment Manager
by reason of the Investment Manager performing its duties
and obligations under the Investment Management
Agreement. The Investment Manager will not be entitled
to be indemni�ied out of the Fund assets in relation to any
such loss, liability, cost, charge or expense to the extent
to which it is caused by the Investment Manager’s gross
negligence, fraud or dishonesty.
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Equity Trustees or the Investment Manager may from time to
time provide you with direct marketing and/or educational
material about products and services they believe may be of
interest to you. You have the right to “opt out” by contacting
Equity Trustees. Equity Trustees’ Privacy Policy contains
information about how you can access information held
about you, seek a correction if necessary, make a complaint
if you think there has been a breach of your privacy and
about how Equity Trustees will deal with your complaint.

Product Disclosure Statement

11.
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Full details of Equity Trustees’ Privacy Policy is available
at www.eqt.com.au. You can contact Equity Trustees’
Privacy Of�icer on +61 3 8623 5000, or email to
privacy@eqt.com.au to request a copy.

information on underlying investments
Information regarding the underlying investments of the Fund
will be provided to a Unitholder in the Fund on request, to the
extent Equity Trustees is satis�ied that such information is
required to enable the Unitholder to comply with its statutory
reporting obligations. This information will be supplied within
a reasonable timeframe having regard to these obligations.

Foreign account tax Compliance act (“FatCa”)
In April 2014, the Australian Government signed an
intergovernmental agreement (“IGA”) with the United States
of America (“U.S.”), which requires all Australian �inancial
institutions to comply with the FATCA Act enacted by the
U.S. in 2010.
Under FATCA, Australian �inancial institutions are required
to collect and review their information to identify U.S.
residents that invest in assets through non-U.S. entities.
This information is reported to the Australian Taxation Of�ice
(“ATO”). The ATO may then pass that information onto the
U.S. Internal Revenue Service.
In order to comply with the FATCA obligations, the
Investment Manager or the Responsible Entity may request
certain information from you. 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, Unitholders may not be compensated for any such
withholding and the effect of the amounts withheld will be
re�lected in the returns of the Fund.

Common Reporting standard (“CRs”)
The CRS is a standardised set of rules developed by the
Organisation of Economic Co-operation and Development
that requires certain �inancial institutions resident in a
participating jurisdiction to document and identify reportable
accounts and implement due diligence procedures.
These �inancial institutions will also be required to report
certain information on reportable accounts to their relevant
local tax authorities.
Australia signed the CRS Multilateral Competent Authority
Agreement and has enacted provisions within the domestic
tax legislation to implement CRS in Australia. Australian
�inancial 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.
In order to comply with the CRS obligations, the Investment
Manager or Responsible Entity may request certain
information from you. Unlike FATCA, there is no withholding
tax that is applicable under CRS. However, penalties may
apply for failing to comply with the CRS obligations.

anti-Money Laundering and Counter terrorism
Financing (“aML/CtF”)
Australia’s AML/CTF laws require Equity Trustees to adopt
and maintain an AML/CTF Program. A fundamental part of
the AML/CTF Program is that Equity Trustees knows certain
information about investors in the Fund. To meet this legal
requirement, we need to collect certain identi�ication
information and documentation (“KYC Documents”) from
new investors. Existing investors may also be asked to
provide KYC Documents as part of a re-identi�ication process
to comply with AML/CTF laws. Processing of applications
will be delayed or refused if investors do not provide the
applicable KYC Documents when requested. Under the
AML/CTF laws, Equity Trustees is required to submit
regulatory reports to AUSTRAC. This may include the
disclosure of your personal information. Equity Trustees
may not be able to tell you when this occurs.
The Responsible Entity shall not be liable for any loss you
may suffer because of compliance with the AML/CTF laws.
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Cooling off period

termination of the Fund

Investors who are not Wholesale Clients or New Zealand
Wholesale Investors have a right to a cooling off period in
relation to their investment in the Fund for 14 days from
the earlier of:

The Responsible Entity may resolve at any time to terminate,
liquidate and wind up the Fund in accordance with the Fund’s
Constitution. The Fund may otherwise terminate if required
by law. A notice will be provided to Unitholders advising
of the Fund’s termination. Upon termination and after
conversion of Fund assets into cash and payment of, or
provision for, all costs and liabilities (actual and anticipated),
the net proceeds will in broad terms be distributed pro-rata
amongst all Unitholders according to the value of the Units
each of them hold in the Fund.

§
§

con�irmation of their investment being received; and
the end of the �ifth business day after their Units are issued.

An eligible Investor may exercise this right by notifying Equity
Trustees in writing. An eligible Investor is entitled to a refund
of their investment adjusted for any increase or decrease in
the relevant application price between the time we process
your application and the time we receive the noti�ication
from you, as well as any other tax and other reasonable
administrative expenses and transaction costs associated
with the acquisition and termination of the investment.
The right to cooling off does not apply if an eligible Investor
chooses to exercise their rights or powers as a Unitholder
in the Fund during the 14 day period, such as transferring
their investment.
Cooling off rights may apply to investors in New Zealand.
If you wish to exercise your cooling off rights you should
contact Equity Trustees.

Unitholder’s liability
The Constitution for the Fund provides that unless there is
a separate agreement with a Unitholder, no Unitholder can
be called on to contribute to the assets of the Fund or to
its creditors if the Fund is liquidated or becomes insolvent.
Therefore it is expected that Unitholders will not be under
any obligation if a de�iciency in the assets of the Fund was
to occur. However, this view has not been fully tested and
so it is not possible to give an absolute assurance that a
Unitholder’s liability will be limited in all circumstances.
In general, the liability of a Unitholder is limited to the
amount (if any) which remains unpaid in relation to their
subscription for Units and certain amounts in respect of tax.
The Responsible Entity is entitled to be reimbursed from
the Fund for expenses incurred in the proper performance
of its duties in relation to the Fund.
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The expected term of the Fund is 7 years (expected end
date is 7 years from the Offer Close Date). Residential
property by its nature is an illiquid asset class and the time
it takes to divest the properties in the portfolio can be
affected by UK property market conditions. The Responsible
Entity can extend the term of the Fund by three successive
one (1) year periods subject to commercial analysis based
on the UK property market conditions and where the
Responsible Entity or Investment Manager deems it to be
in the best interests of Unitholders.
The Investment Manager intends to implement an exit
strategy at or prior to the expiry of the Fund’s term, which
may involve:

§

direct disposal of the Properties (individually or on an
aggregated basis);

§
§

sale of interests in the Fund; or
listing of the Fund on an appropriate securities exchange.

our legal relationship with you
You will receive Units when you invest. Subject to the rights,
obligations and liabilities of a class, each Unit represents an
equal proportionate bene�icial interest in the assets of the
Fund as a whole subject to liabilities, but does not give you
an interest in any particular assets or Property of the Fund.
In this regard, the Responsible Entity may determine that
it is appropriate to issue Units of different classes and may
determine that speci�ic assets of the Fund should be directly
referable to particular classes of Units.

Product Disclosure Statement
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Equity Trustees’ responsibilities and obligations, as the
Responsible Entity of the Fund, are governed by the
Constitution of the Fund and the Corporations Act, as well
as general trust law. The Constitution contains a number
of provisions relating to the rights, terms, conditions and
obligations imposed on both Equity Trustees, as the
Responsible Entity, and Unitholders. Some of the provisions
of the Constitution are discussed elsewhere in this PDS.
Other provisions relate to a Unitholder’s rights under the
Constitution, and include:

§

a Unitholder’s right to share in any Fund income, and
how it is calculated;

§
§

what you are entitled to receive if the Fund is wound up;

§
§

a Unitholder’s rights to attend and vote at meetings; and

the nature of the Units – identical rights attach to all
Units within a class;

the quorum requirement for meetings – at least 2
Unitholders present in person or by proxy holding at
least the relevant percentage of Units (being 25% in
the usual case or 50% where a meeting is convened
to consider removal of the Investment Manager).

There are also provisions governing the Responsible Entity’s
powers and duties, including:

§

how Unit prices are calculated, the maximum amount
of fees that can be charged;

§

when the Constitution can be amended – generally
the Constitution can only be amended where the
Responsible Entity reasonably believes that the changes
will not adversely affect Unitholders’ rights or if the
amendments are approved at a meeting of Unitholders;

The Constitution and the Corporations Act also deal with the
Responsible Entity’s liabilities in relation to the Fund and when
it can be reimbursed out of the Fund’s assets, for example:

§

the Responsible Entity is not liable for acting in reliance
and good faith on professional advice;

§

the Responsible Entity is not liable for any loss unless
it fails to act in good faith or acts negligently; and

§

the Responsible Entity can be reimbursed for any liability
it incurs in connection with the proper performance of its
powers and duties in respect of the Fund.

Copies of the Constitution are available, free of charge,
on request from Equity Trustees.

Indemnity
Equity Trustees, as the Responsible Entity of the Fund, is
indemni�ied out of the Fund against all liabilities incurred
by it in properly performing its duties in relation to the Fund.
To the extent permitted by law, this indemnity includes
any liability incurred as a result of any act or omission of
a delegate or agent appointed by the Responsible Entity.
Equity Trustees may retain and pay out any monies in its
hands all sums necessary to affect such an indemnity.

Related party transactions
There are a number of related party transactions described
in this PDS in relation to the Fund, including fees payable to
related parties.
Each of the Responsible Entity and the Investment Manager
may also seek professional services for the Fund from
quali�ied service providers, including from related parties.

§

when Equity Trustees can retire as the Responsible Entity
of the Fund – when permitted by law;

The fees for these services will be charged at arm’s length
commercial rates to the Fund.

§

when Equity Trustees can be removed as the Responsible
Entity of the Fund – which is when required by law.
The Investment Management Agreement contains
provisions dealing with the termination of the Investment
Manager in certain cases involving default by the
Investment Manager (unless the Investment Management
Agreement is required by law to be terminated, the
Investment Manager may only be removed in these
circumstances if its removal and the appointment of its
replacement has been approved by an extraordinary
resolution of Unitholders);

Examples of areas in which related parties may provide
services to the Fund are:

§

broad powers to invest, borrow money and generally
manage the Fund; and

§

that the Constitution may be amended from time to time
in accordance with the provisions in the Constitution and
the Corporations Act.
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§
§
§
§
§
§
§

property and project management;
accounting, taxation and compliance;
debt arrangement;
providing �inancing or loans;
�inancial structuring and underwriting;
product distribution; and
corporate advice.
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Each of the Responsible Entity and Investment Manager,
and their respective associates, are entitled to enter into
or be interested on their own account in any transactions
entered into on behalf of the Fund or with any company or
body in which the Fund is invested or who provides services
to the Fund. Any such transactions will be on arm’s length
commercial terms. Each of the Responsible Entity and
Investment Manager, and their respective associates, are
also permitted to hold Units in any capacity.

Responsible Entity’s related party transactions policy
The Responsible Entity maintains and complies with a
written policy on related party transactions, including the
assessment and approval process for such transactions and
arrangements to manage con�licts of interest. All transactions
in which the Responsible Entity may have, or may be
perceived to have, a con�lict of interest will be conducted
in accordance with the Responsible Entity’s related party
transactions policy.
Under this policy, the Responsible Entity may be required to
disclose con�licts of interests to Investors and to ensure that
its disclosure is timely, prominent, speci�ic and meaningful,
and contains enough detail to understand and assess the
potential impact on the service provided by the Responsible
Entity. These con�lict situations will be monitored, assessed
and evaluated by the compliance manager for the
Responsible Entity. If the compliance manager considers
it necessary, the matter will be referred to the Responsible
Entity’s Board and steps taken to ensure that the con�lict is
managed in an appropriate manner.

Investment Manager’s related party transactions
The Investment Manager maintains and complies with
a policy on related party transactions. The Investment
Manager and its associates are also entitled to enter into
or be interested on their own account in any transactions
entered into on behalf of the Fund or with any company
or body in which the Fund is invested or who provides
services to the Fund.
The Investment Manager has the right to dispose of some or
all of the Properties to an associate or related body corporate,
provided that:
(a)

an Independent Valuation of the relevant Properties
to be disposed of is completed no earlier than 3 months
prior to such disposal; and

(b) the sale value is at no less than the Independent
Valuation obtained under paragraph (a), before
transaction costs.
A related party of the Investment Manager, L1 UK Property
Pty Ltd (company no. 10785714) will provide services to the
Fund and Sub-Trust (if applicable). This includes assistance
in sourcing potential properties to enable the Investment
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Manager in Australia to review and consider for acquisition,
assist in due diligence on potential property transactions,
provide assistance to the Investment Manager to enable
the Investment Manager to deal with agents, banks and
third party intermediaries, review property and lettings
management (lettings and property management led by
real estate agents) and supervising receipt of rental income
and payment of interest. L1 UK Property Pty Ltd’s activities
will at all times be subject to overview and prior approval
and authorisation by the Investment Manager in Australia.
L1 UK Property Pty Ltd is entitled to be remunerated from
the Fund or Sub-trust (if applicable) on a cost-plus basis
(cost plus a fee of up to 10% of the aggregate amount of
operating costs, including premises costs, remuneration
costs, IT infrastructure, marketing, regulatory and other
incidental costs). The Investment Manager intends to rebate
to the Fund from its base management fee an amount equal
to the potential 10% fee received by L1 UK Property Pty Ltd
less the tax paid by L1 UK Property Pty Ltd on that fee.
L1 UK Property Pty Ltd may engage external property
managers but may elect to appoint a related party property
manager provided the terms of engagement are on
arms-length terms.
The Responsible Entity intends to appoint certain af�iliated
companies of the Investment Manager to have custody of
the Properties on behalf of the Fund. The sole activity of
such companies is to act as custodian of the Properties.
These custodian companies do not intend to charge the Fund
a fee for providing this service. The custodians are required to
comply with obligations under a custody agreement in place
with the Responsible Entity, and are indemni�ied for actions
taken in connection with performing their duties.
The Investment Manager (and its af�iliates) may from time to
time manage a number of property funds. Once the Investment
Manager (or af�iliate) has sourced a particular asset, it follows
formal procedures to ensure that the asset is offered to the
most appropriate fund based on the relevant fund mandates.
This means that assets sourced may not be exclusively
offered to the Fund. At the date of this PDS, the Investment
Manager is also the manager of L1 Capital UK Residential
Property Fund (Fund I), L1 Capital UK Residential Property
Fund II (Fund II) and L1 Capital UK Residential Property
Fund III (Fund III). These funds has an investment strategy
substantially similar to that of this Fund. At the date of
this PDS, 100% of the investor capital in Fund I has been
committed, approximately 100% of the investor capital
in Fund II has been committed, approximately 75%
of the investor capital in Fund III has been committed.
The Investment Manager may also act as manager of
an Alternative Vehicle (see Section 5 – About the Fund
Investments – (Fund Structure), and allocate a part interest
in the Property for investment by the Alternative Vehicle
alongside the Fund. Different fees and expenses may
apply in relation to investors in the Alternative Vehicle.
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Administrator – Apex Fund Services Ltd.
AEDT – Australian Eastern Daylight Time.
AFCA – Australian Financial Complaints Authority.
AFSL – Australian �inancial services licence.
Alternative Vehicle – has the meaning given in
Section 5 – About the Fund Investments’ of this PDS.

Distribution Period – has the meaning given in
Section 7 – Investing in the Fund (Distribution Policy).
EBITDA – the earnings before interest, tax, depreciation
and amortisation.
FATCA – Foreign Account Tax Compliance Act.

AMIT – Attribution Managed Investment Trust.

First Reference Period means the period commencing
on the Offer Close Date and ending on 30 June 2021.
Subsequently a Reference Period will be every 12 months.

AML/CTF Act – the Anti-Money Laundering and
Counter-Terrorism Financing Act 2006 (Cth).

Full Independent Valuation – an Independent Valuation
of all the Properties.

AMMA – AMIT Member Annual Statement.

Fund Custodian means the entities appointed by the
Responsible Entity to have custody of the Properties,
on behalf of the Fund.

ASIC – Australian Securities and Investments Commission.
ASX – ASX Limited or the market operated by it, as the
context requires.
ATO – Australian Taxation Of�ice.
Average GAV means the sum of the GAV at the start
and end of each applicable period, divided by two.
Average NAV means the sum of the NAV at the start
and end of the Reference Period, divided by two.
AUD – Australian Dollars.
AUD Class – units in the Fund issued in AUD.
BBSW – AUD Bank Bill Swap Rate as at 6 July 2020.
Business Day means a day other than a Saturday or a
Sunday on which banks are open for general banking
business in Melbourne or if the administrator of the Fund
primarily performs its administrative functions in respect
of the Fund in a city other than Melbourne, the city in
which the administrator performs such functions.
CGT – Capital Gains Tax.
Co-investors means any person who is co-investing
in particular investments, alongside the Fund.
Co-investment Trust means any special purpose vehicle
through which the Fund and the Co-investors jointly own
certain property assets.
Constitution – the trust deed or constitution of the Fund
which sets out the rights, responsibilities and bene�icial
interest of both Unitholders and the Responsible Entity
in relation to the Fund.
Corporations Act – the Corporations Act 2001 (Cth)
and Corporations Regulations 2001 (Cth), as amended
from time to time.
CPI – Consumer Price Index.
Distribution – the amount that is paid to Unitholders
after the end of a distribution period. This generally
includes any income and realised capital gains.
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GBP – British Pounds.
Gearing ratio and Gearing have the meaning given
in the section headed ‘Gearing ratio’.
Gross Asset Value (GAV) – the gross asset value
of the Properties, and any other assets, of the Fund.
For the avoidance of doubt, the amount used for this
purpose is not reduced on account of any borrowings.
Gross Realised Return means the IRR calculated based on:
(i)

the dates and amounts of aggregate capital
contributions of Unitholders; and

(ii)

the aggregate of Distributable Proceeds made to
Unitholders from the Fund and any Interim Performance
Fee Amounts paid to the Investment Manager, noting the
dates of distributions, over the Look Back Period; and

(ii)

the NAV less any net unrealised gains in the value of
the Portfolio and adding back any accrued but unpaid
Performance Fees.

GST – Goods and Services Tax.
HMRC – HM Revenue and Customs (UK tax authority).
Hurdle Return means an IRR of 7.5% p.a, except for the
period ending 30 June 2021 for which the Hurdle Return
will be AUD 3 month BBSW + 1% (as the Fund is not
expected to be fully deployed for the �irst year).
Independent Valuation – a valuation completed by an
Independent Certi�ied Valuer who is RICS (Royal Institute
of Chartered Surveyors) certi�ied in the UK.
Investor or Unitholder means the holder of a Unit.
IRR means internal rate of return, calculated on an annual
basis. An IRR is a measure typically used to estimate the
pro�itability of an investment, and is used to calculate the
applicable performance fee.
Listed means admitted to the of�icial list of the ASX.
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Look Back Period means the date commencing on the
Offer Close Date up to the relevant calculation date.
Investment Management Agreement means the investment
management agreement entered into between (among
others) the Responsible Entity and the Investment Manager
relating to (among others) management services provided
by the Investment Manager and L1 UK Property Pty Ltd for
the bene�it of the Fund.
Minimum Applications Amount means $30 million AUD
equivalent, being the minimum proceeds from all applications
received under this offer.
MIT – Managed Investment Trust.
Net Asset Value (NAV) – the value of assets of the Fund (or a
class of Units in the Fund) less the value of the liabilities of the
Fund (or a class of Units in the Fund), as the context requires.
Net Realised Return means the IRR calculated based on:
(i)

the dates and amounts of aggregate Unitholder
capital contributions;

(ii)

the aggregate of Distributable Proceeds made to
Unitholders, noting the dates of distributions, over
the Look Back Period; and

(iii) the NAV less any net unrealised gains in the value of
the Portfolio and adding back any accrued but unpaid
Performance Fees.

Offer Close Date – 30 September 2020, which may be
extended to such other date determined and noti�ied by
the Responsible Entity.
Officially Quoted – admitted to quotation by ASX under
the Listing Rules including, if quotation is suspended for a
continuous period not exceeding 60 days, the period of
suspension; and Of�icial Quotation has a corresponding
meaning.
PDS – this Product Disclosure Statement.
Property – each property asset comprising the portfolio
of the Fund.
RITC – Reduced Input Tax Credit. Equity Trustees will
apply for reduced input tax credits on behalf of the Fund,
where applicable, to reduce the GST cost to the Fund.
Sub-Trust means any subsidiary trust of the Fund, which
may be established from time to time to hold Properties.
Term of the Fund means 7 years from the Offer Close Date.
Refer to Section 11 – Other Important Information (Termination
of the Fund) for further details.
‘Tier 1’ UK cities – cities in the UK (excluding London)
that have the potential to deliver high rental yields.
Examples of ‘Tier 1’ cities include Birmingham, Leeds,
Manchester and Shef�ield.
Unit – a bene�icial interest in the Fund.

Net Unrealised Return means the IRR calculated based on:

UK – United Kingdom.

(i)

the dates and amounts of aggregate Unitholder
capital contributions;

Valuation – a valuation of each of the Properties.

(ii)

the aggregate of Distributable Proceeds made
to Unitholders, noting the dates of distributions,
over the Look Back Period; and

(iii) the NAV and adding back any accrued but unpaid
Performance Fees.

Wholesale Client – a person or entity de�ined as such
under section 761G of the Corporations Act.
Wholesale Investor – in the case of a New Zealand investor,
means a Wholesale Client who also meets the de�inition of
wholesale investor under clause 3(2) of Schedule 1 of the
Financial Markets Conduct Act 2013 (New Zealand).

Offer – the offer of Units as outlined in this PDS.
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Product Disclosure Statement

Please send your completed application:
by email to
investorregistry@apexfunds.com.au

Level 28, 101 Collins Street
Melbourne VIC 3000 Australia

or post to
Apex Fund Services
Attn: Investor Services
PO Box 189, Flinders Lane
VIC 8009

Phone +61 3 9286 7000
www.L1.com.au

or by fax to
+61 3 8648 6885

L1 Capital UK Residential Property Fund IV – Application Forms
§
§
§
§
§

if completing by hand, use a black or blue pen and print within the boxes in BLoCK LetteRs.
Use ticks in boxes where applicable.
the applicant must complete, print and sign this form.
Keep a photocopy of your completed application Form for your records.
please ensure all relevant sections are complete before submitting this form.

This Application Form is part of the Product Disclosure Statement dated 6 July 2020 (‘PDS’) relating
to Units in L1 Capital UK Residential Property Fund IV (‘Fund‘) issued by Equity Trustees Limited
(ABN 46 004 031 298, AFSL 240975).

§ The PDS contains information about investing in the Fund. You should read the PDS before applying
for Units in the Fund.

§ A person who gives another person access to the Application Form must at the same time and by the
same means give the other person access to the PDS.

§ Equity Trustees will provide you with a copy of the PDS and the Application Form on request without charge.
If you make an error while completing your application form, do not use correction �luid. Cross out your
mistakes and initial your changes.

section 1 – introduction

1.1

Do you have an existing investment in either the L1 Capital UK Residential Property Fund I,
Fund II or Fund III and the information provided for that investment remains current and correct?

yes – all information remains current and correct for my most recent investment holding in:
Fund I;

Fund II;

or

Fund III.

Please complete the ‘Application for Existing Investors in UK Fund I, II or III’ on pages 71-73.
If your information has changed since your original Fund I, II or III investment please update your information
with Apex Fund Services with your current and correct details before completing the ‘Application for Existing
Investors in UK Fund I, II or III’.
no – please complete the L1 Capital Application Form on pages 46-70.
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1.1 Continued…
no – Only complete the sections relevant to you, as indicated below:
select one

account type

sections to complete

identi�ication requirement
groups to complete

Individual(s)

1, 2, 6, 7, 8, 9, 10

Group A

Partnership

1, 3, 6, 7, 8, 9, 10

Group A and B

Trust/superannuation fund
with individual trustee(s)

1, 2, 4, 6, 7, 8, 9, 10

Group C or D and E

Trust/superannuation fund
with corporate trustee

1, 4, 5, 6, 7, 8, 9, 10

Group C or D and E

Company

1, 5, 6, 7, 8, 9, 10

Group F, G or H

If you are an Association, Co-operative, Government Body or other type of entity not listed above, please call
+61 3 9286 7000.

1.2

AML Identity Verification Requirements

The AML/CTF Act requires Equity Trustees to adopt and maintain an anti-money laundering and counter-terrorism
�inancing (‘AML/CTF’) program. The AML/CTF program includes ongoing customer due diligence, which may
require the Responsible Entity to collect further information.

§ Identi�ication documentation provided must be in the name of the Applicant.
§ Non-English language documents must be translated by an accredited translator.
§ Applications made without providing this information cannot be processed until all the necessary information
has been provided.

§ If you are unable to provide the identi�ication documents described please call +61 3 9286 7000.
These documents should be provided as an original or a CERTIFIED COPY of the original.
GROUP A – Individuals
Each individual investor, individual trustee, partner, bene�icial owner, or individual agent or authorised
representative must provide one of the following primary photographic ID:
A current Australian driver’s licence (or foreign equivalent) that includes a photo and signature.
An Australian passport (not expired more than 2 years previously).
An identity card issued by a State or Territory Government that includes a photo.
A current passport (or similar) issued by a foreign government or the United Nations (UN) (or an agency
of the UN) that includes your photograph and signature.
If you do NOT own one of the above ID documents, please provide one valid option from Column A and one
valid option from Column B (next page).

47

L1 CapitaL
Capital UK ResidentiaL
Residential pRopeRty
Property Fund
FUnd IV
iV

Application Form

1.2 Continued…
Column a

Column B

Australian or foreign birth certi�icate.
Australian or Foreign citizenship certi�icate.
Concession card issued by Department
of Human Services (previously known
as Centrelink).

A document issued by the Commonwealth or a
State or Territory within the preceding 12 months
that records the provision of �inancial bene�its to
the individual and which contains the individual’s
name and residential address.
A document issued by the Australian Taxation
Of�ice within the preceding 12 months that
records a debt payable by the individual to the
Commonwealth (or by the Commonwealth to
the individual), which contains the individual’s
name and residential address. Block out the
TFN before scanning, copying or storing this
document.
A document issued by a local government
body or utilities provider within the preceding
3 months which records the provision of
services to that address or to that person
(the document must contain the individual’s
name and residential address).
If under the age of 18, a notice that: was issued
to the individual by a school principal within the
preceding 3 months; and contains the name and
residential address; and records the period of
time that the individual attended that school.

GROUP B – Partnerships
Provide Group A veri�ication documents for at least one partner and each bene�icial owner of the
Partnership who is directly or indirectly entitled to bene�it from a 25% or greater interest in the Partnership
and one of the following:
A certi�ied copy or certi�ied extract of the partnership agreement.
An original or certi�ied copy of a certi�icate of registration of business name issued by a government
agency in Australia.
A certi�ied copy or certi�ied extract of minutes of a partnership meeting.
All the above must show the full name of the partnership.
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1.2 Continued…
GROUP C – Registered Managed Investment Scheme, Regulated Superannuation Fund (including a
self-managed super fund), Government Superannuation Fund or a trust registered with the Australian
Charities and Not-for-profit Commission (ACNC)
Provide one of the following:
A copy of the company search of the relevant regulator’s website, e.g. APRA, ASIC or the ATO.
A copy or relevant extract of the legislation establishing the government superannuation fund sourced
from a government website.
A copy from the ACNC of information registered about the trust as a charity.
All the above must show the Trust’s full name and type (i.e. registered managed investment scheme,
regulated superannuation fund (including a self-managed super fund) or government superannuation fund).

GROUP D – Other Trusts (unregulated)
Provide Group A veri�ication document for each bene�icial owner of the trust who is directly or
indirectly entitled to bene�it from a 25% or greater interest in the trust, and in relation to the Trust,
and one of the following:
A certi�ied copy or certi�ied extract of the Trust Deed.
All the above must show the full name of the Trust, its trustees, the appointer (the person authorised to
appoint or remove trustees) and the settlor of the Trust (if any).

GROUP E – Trustees
If you are an Individual Trustee – please provide the identi�ication documents listed under Group A.
If you are a Corporate Trustee – please provide the identi�ication documents listed under Group F, G or H.
If you are a combination of both – please provide the identi�ication documents for each investor type
listed under Group A and F, G or H.

GROUP F – Regulated Australian Companies
Provide one of the following:
A copy of information regarding the company’s licence or other information held by the relevant
Commonwealth, State or Territory regulatory body, e.g. AFSL, RSL, ACL, etc; or
If the company is listed on an Australian securities exchange, provide details of the exchange and the
ticker (issuer) code; or
If the company is a majority owned subsidiary of a company listed on an Australian securities
exchange, provide details of the exchange and the ticker (issuer) code for the holding company; or
An Annual Statement from ASIC issued in the previous 12 months; or
A full company search issued in the previous 3 months; or
A certi�icate of Company Registration.
All of above must clearly show the company’s full name, its type (i.e. public or proprietary) and ACN.
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1.2 Continued…
GROUP G – Other Australian Companies (unregulated)
Provide Group A veri�ication documents for each bene�icial owner (including any shareholder who directly
or indirectly owns or controls 25% or more of the issued capital, and such documents about the senior
managing of�icial(s) who exerts control over the company), and in relation to the unregulated company,
and one of the following:
An Annual Statement from ASIC issued in the previous 12 months; or
A full company search issued in the previous 3 months; or
A certi�icate of Company Registration and Register of Directors and Members.
All of above must clearly show the company’s full name, its type (i.e. public or private) and ACN issued to
the company.

GROUP H – Non-Australian Companies
Provide Group A veri�ication requirements for each bene�icial owner (shareholders(s)) who directly
or indirectly owns or controls 25% or more of the issued capital and information about the senior
managing of�icial(s) who exerts control over the company, and in relation to the foreign company,
and one of the following:
A certi�ied copy of the company’s Certi�icate of Registration or incorporation issued by ASIC or the
equivalent issued by the foreign jurisdiction’s in which the company was incorporated, established
or formed.
A certi�ied copy of the company’s articles of association or constitution.
A copy of a company search on the ASIC database or relevant foreign registration body. The company
search from a foreign regulator must include the name of the regulator, the name of the company and
the foreign registration number.
All of the above must clearly show the company’s full name, its type (i.e. public or private) and the ARBN
issued by ASIC, or the identi�ication number issued to the company by the foreign regulator.

GROUP I – Agents and Authorised Representatives

If you are an Individual Agent or Representative – please provide the identi�ication documents listed
under Group A.
If you are a Corporate Agent or Representative – please provide the identi�ication documents listed
under Group F, G or H.
All Agents and Authorised Representatives must also provide a certi�ied copy of their authority to act for the
investor, e.g. the POA, guardianship order, Executor or Administrator of a deceased estate, authority granted
to a bankruptcy trustee, authority granted to the State or Public Trustee, etc.
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1.3

Additional Information

In most cases the information that you provide in this form will satisfy the AML/CTF Act, the US Foreign Account
Tax Compliance Act (‘FATCA’) and the Common Reporting Standards (‘CRS’). However, in some instances the
Responsible Entity may contact you to request further information. It may also be necessary for the Responsible
Entity to collect information (including sensitive information) about you from third parties in order to meet its
obligations under the AML/CTF Act, FATCA and CRS.

1.4

Declarations

When you complete this Application Form you make
the following declarations:

§ I/We have received the PDS and made this
application in Australia or New Zealand.

§ I/We have read the PDS to which this Application

Form applies and agree to be bound by the terms
and conditions of the PDS and the Constitution
of the Fund in which I/we have chosen to invest.

§ I/We hereby acknowledge that:
– An investment in the Fund is speculative
and subject to material risk including loss of
invested capital;
– I/We have read and understood the description
of fees and risk factors in the PDS; and other
information given by the Responsible Entity
on its website since the issue of the PDS;
– My/our rights to redeem Fund interests are
determined and limited by the Constitution
of the Fund; and
– Return of my/our invested capital of any receipt
of distributions from the Fund will be primarily
dependent on the performance of the Fund.

§ I/We have considered our personal circumstances
and, where appropriate, obtained investment
and / or taxation advice.

§ I/We hereby declare that I am/we are Australian
or New Zealand resident/s.

§ I/We hereby declare that I/we are not a US Person
as de�ined in the PDS.

§ I/We declare that I am/are not a tax resident of any
country in the United Kingdom.

§ I/We am/are investing on our own account and

not on behalf of any other person (unless otherwise
agreed with Equity Trustees).

§ I/We acknowledge that (if a natural person) I am/we
are 18 years of age or over and I am/we are eligible
to hold Units in the Fund in which I/we have chosen
to invest.
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§ I/We acknowledge that the Investment Manager

may pay sales agents, brokers or �inancial advisers
a referral fee (as determined by the Investment
Manager) in respect of applications from certain
Wholesale Clients (as described in the Corporations
Act 2001). The fee is borne by the Investment
Manager and is not an additional cost to the Fund.

§ I/We acknowledge and agree that Equity Trustees
have outlined in the PDS provided to me/us how
and where I/we can obtain a copy of the Equity
Trustees Group Privacy Statement.

§ I/We consent to the transfer of any of my/our

personal information to external third parties including
but not limited to fund administrators, fund investment
manager(s) and related bodies corporate who
are located outside Australia for the purpose of
administering the products and services for which I/we
have engaged the services of Equity Trustees or its
related bodies corporate and to foreign government
agencies for reporting purposes (if necessary).

§ I/We hereby con�irm that the personal information

that I/we have provided to Equity Trustees is correct
and current in every detail, and should these details
change, I/we shall promptly advise Equity Trustees
in writing of the change(s).

§ I/We agree to provide further information or personal
details to the Responsible Entity if required to meet
its obligations under anti-money laundering and
counter-terrorism legislation, US tax legislation or
reporting legislation and acknowledge that processing
of my/our application may be delayed and will be
processed at the unit price applicable for the
Business Day as at which all required information
has been received and veri�ied.

§ If I/We have provided an email address, I/we consent
to receive ongoing investor information including
PDS information, con�irmations of transactions and
additional information as applicable via email.

§ I/We acknowledge that Equity Trustees does

not guarantee the repayment of capital or the
performance of the Fund or any particular rate
of return from the Fund.

Application Form

1.4 Continued...

§ I/We acknowledge that an investment in the Fund is

not a deposit with or liability of Equity Trustees and is
subject to investment risk including possible delays
in repayment and loss of income or capital invested.

§ I/We acknowledge that Equity Trustees is not

responsible for the delays in receipt of monies
caused by the postal service or the applicant’s bank.

§ If I/We lodge a fax application request, I/we

acknowledge and agree to release, discharge and agree
to indemnify Equity Trustees from and against any and
all losses, liabilities, actions, proceedings, account
claims and demands arising from any fax application.

§ If I/We have completed and lodged the relevant

sections on authorised representatives/agents on
the Application Form then I/we agree to release,
discharge and indemnify Equity Trustees from
and against any and all losses, liabilities, actions,
proceedings, account claims and demands arising
from Equity Trustees acting on the instructions
of my/our authorised representatives, agents
and/or nominees.

§ If this is a joint application each of us agrees
that our investment is held as joint tenants.

§ I/We acknowledge and agree that where

the Responsible Entity, in its sole discretion,
determines that:
– I/We are ineligible to hold Units in a Fund
or have provided misleading information in
my/our Application Form; or
1.5
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§ I/We acknowledge and agree to comply with

any applicable law or tax requirements including
but not limited to obligations in the UK in relation
to the taxation of direct or indirect disposals of
UK property.

§ I/We declare that I/We have no intention of

selling, disposing or otherwise dealing with the
Units within 12 months after acquiring them, in a
manner or in circumstances that would result in
anyone other than a wholesale client (as de�ined
in the Corporations Act 2001 (Cth) (“Corporations
Act”)) becoming a unitholder or that would require
a product disclosure statement or disclosure
document (as de�ined in the Corporations Act) to
be prepared or lodged under the Corporations Act.

Unless otherwise agreed with the Responsible Entity,
by applying for Units under this PDS, you are taken
to appoint each of the Responsible Entity and the
Investment Manager as your administrative agent to
complete and lodge any document as they consider
necessary or desirable with a view to compliance
with UK income tax obligations.

Terms and Conditions for Collection of Tax File Numbers (TFN)
and Australian Business Numbers (ABN)

Use and disclosure is strictly regulated by tax laws
and the Privacy Act. Investors must only provide an
ABN instead of a TFN when the investment is made
in the course of their enterprise. You are not obliged
to provide either your TFN or ABN, but if you do not
provide either or claim an exemption, we are required
to deduct tax from your distribution at the highest
marginal tax rate plus Medicare levy to meet
Australian taxation law requirements.

1.6

– I/We owe any amounts to Equity Trustees, then
I/ we appoint the Responsible Entity as my/our
agent to submit a withdrawal request on my/our
behalf in respect of all or part of my/our Units,
as the case requires, in the Fund.

For more information about the use of TFNs for
investments, contact the enquiries section of your
local branch of the ATO. Once provided, your TFN will
be applied automatically to any future investments in
the Fund where formal application procedures are not
required (e.g. distribution reinvestments), unless you
indicate, at any time, that you do not wish to quote a
TFN for a particular investment. Exempt investors
should attach a copy of the certi�icate of exemption.
For super funds or trusts list only the applicable ABN
or TFN for the super fund or trust.

When you sign this Application Form you declare that you have read and agree to the
declarations above
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section 2 – individual(s) or individual trustee(s)
Complete this section if you are investing in your own name or as an individual trustee.
For AML requirements please refer to Section 1.2.
2.1

Type of Investor

Tick one box only and complete the speci�ied parts of this section.
Individual – Complete Section 2.2.
Jointly with another individual(s) – Complete Sections 2.2, 2.3 and 2.5.
Individual trustee for a trust – Complete Sections 2.2 and 2.3 (also complete Section 4).
Sole Trader – Complete Sections 2.2 and 2.4.
Individual trustee for an individual – Complete Sections 2.2, 2.3 and 2.5 (if there is more than one
individual trustee).

2.2

Investor 1

Title

Do you hold a prominent public position or function
in a government body (local, state, territory, national
or foreign) or in an international organisation or are
you an immediate family member or a business
associate of such a person?

Given Name(s)

Surname

NO.
YES – Please give details.

Telephone Number (including Country Code)

Email

Date of Birth (DD/MM/YY)
/

Are you a foreign resident for tax purposes?

/

NO.

Tax File Number (TFN) – or exemption code

YES – Please advise country of residence.

Reason for TFN Exemption

Do you hold dual citizenship?
NO.
YES – Please advise which countries.

Street Address (not a PO Box)
Unit No.

Street No.

Suburb

Post Code
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2.3

Investor 2

Title

Do you hold a prominent public position or function
in a government body (local, state, territory, national
or foreign) or in an international organisation or are
you an immediate family member or a business
associate of such a person?

Given Name(s)

Surname

NO.
YES – Please give details.

Telephone Number (including Country Code)

Email

Date of Birth (DD/MM/YY)
/

Are you a foreign resident for tax purposes?

/

NO.

Tax File Number (TFN) – or exemption code

YES – Please advise country of residence.

Reason for TFN Exemption

Do you hold dual citizenship?
NO.
YES – Please advise which countries.

Street Address (not a PO Box)
Unit No.

Street No.

Street Name

Suburb

Post Code

2.4

State

Country

Sole Trader Details

Business Name (in full, if applicable)

Unit No.

Australian Business Number (ABN) (if obtained)

Suburb

Post Code
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Street Name

State

Country

Application Form

section 3 – partnerships
Complete this section if you are investing for a partnership or as a partner.
For AML requirements please refer to Section 1.2.
3.1

General Information

Full Name of Partnership

3.2

Type of Partnership

Is the partnership regulated by a professional
association?
NO – Go to Section 3.3.

Registered Business Names of Partnership (if any)

YES – Please provide details (need only give
information below for partners with a 25% or
greater interest or, if there are no such partners,
for just one partner).
Name of Association

Country where Partnership is established
Membership Details
Tax File Number (TFN) – or Exemption Code

Reason for TFN Exemption
hiohiohi
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3.3

Partner Details

Number of Partners

Partner 1

Partner 2

Title

Given Name(s)

Title

Given Name(s)

Surname

Surname

Telephone Number (including Country Code)

Telephone Number (including Country Code)

Date of Birth (DD/MM/YY)

Date of Birth (DD/MM/YY)

/
Unit No.

/
Street No.

Suburb

Post Code

/
Street Name

Unit No.

State

Country

Country of Birth
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/
Street No.

Suburb

Post Code

Street Name

State

Country

Country of Birth

Application Form

section 4 – trust/superannuation Fund
Complete this section if you are investing for a trust or superannuation fund.
For AML requirements please refer to Section 1.2.
4.1

General Information

Full Name of Trust or Superannuation Fund

4.3

Type of Trust

Registered Managed Investment Scheme
Australian Registered Scheme Number (ARSN)

Full Name of Business (if any)

Country where Trust established

Regulated Trust (including self-managed
superannuation funds and registered charities
that are trusts).
Name of Regulator (e.g. ASIC, APRA, ATO)

Tax File Number (TFN) – or Exemption Code
Registration/License Details
Reason for TFN Exemption
Australian Business Number (ABN)*

* See Section 1.5 of the Application Form for
Terms and Conditions relating to the collection
of TFNs and ABNs.
Other Trust (also complete Sections 4.4 & 4.5).
Please describe
4.2

Trustee Details

How many trustees are there?

Individual – at least one trustee must complete
Section 2 of this form.
Company – at least one trustee must complete
Section 5 of this form.
Combination – at least one trustee from each
investor type must complete the relevant section
of this form.
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4.4

Beneficiaries of an Unregulated Trust

Complete Section 4.4 and 4.5 only if you ticked
‘Other Trust’ in 4.3.

Does the Trust Deed name beneficiaries?
YES – how many?

Provide the full name of each bene�iciary who directly
or indirectly is entitled to an interest of 25% or more in
the trust:
1.

4.5

Beneficial Owners and Other Persons
of Interest in an Unregulated Trust

Please provide the Full Name of any bene�icial owner
of the trust.
A bene�icial owner is any individual who directly or
indirectly has a 25% or greater interest in the trust
or a person who exerts control over the trust. This
includes the appointer of the trust (who holds the
power to appoint or remove the trustees of the trust).
All bene�icial owner(s) who meet the above de�inition
will need to provide information and AML veri�ication
documents set out in Group A, F, G or H. Please provide
bene�icial owners as an attachment if there is
insuf�icient space below:
1.

2.

2.

3.

3.

4.

4.
NO.

Describe the class of bene�iciary:
(e.g. the name of the family group, class of unit
holders, the charitable purpose of charity name)

Does any beneficial owner hold a prominent
public position or function in a government body
(local, state, territory, national or foreign) or in
an international organisation or is the beneficial
owner an immediate family member or a business
associate of such a person?
NO.
YES – Please provide details.

Please provide the Full Name of the settlor of the trust
where the initial asset contribution to the trust was
greater than $10,000 and the settlor is not deceased.
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section 5 – Company/Corporate trustee
Complete this section if you are investing for a
company or where a company is acting as a trustee.
For AML requirements please refer to Section 1.2.
5.1

Principal place of business in Australia
Note for non-Australian companies registered with ASIC:
you must provide a local agent name and address if you
do not have a principal place of business in Australia.
Tick if same as Registered Street Address
– otherwise provide below:

The Company Type

Unit No.

Australian Listed Public Company –
Complete Section 5.2.
Australian Proprietary Company or non-listed
public company – Complete Section 5.2 and 5.4.

Street No.

Street Name

Suburb

State

Foreign Company – Complete all sections.
Post Code
5.2

Country

The Company Details

Company Name
5.3
ACN/ABN (if registered in Australia)*

Additional Details for
non-Australian Company

Tick if the company is registered with ASIC
Australian Registered Body Number (ARBN)

Tax File Number (TFN) – or exemption code
Tick if the company is registered with a foreign
regulatory body

Reason for TFN Exemption

Name of Regulatory Body

Given Name(s) of Contact Person

Company Identi�ication Number Issued (if any)

Telephone Number (including Country Code)

Country of Formation, Incorporation or Registration

Email

Company Type (e.g. private company)

Registered Street Address (not a PO Box)
Unit No.

Street No.

Suburb

Post Code
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5.3 Continued…
Registered Company Address (not a PO Box)

Shareholder 1

Unit No.

Full Name

Street No.

Street Name

Suburb

State

Registered Street Address (not a PO Box)
Unit No.

Post Code

Street No.

Street Name

Country
Suburb

5.4

Beneficial Owners

a) Managing Officials
All proprietary or non-listed public domestic
companies and foreign companies must provide the
full name of each senior managing of�icial(s) of the
company (such as the managing director or directors
who are authorised to sign on the company’s behalf):

Note: If there are more than 4 directors please provide
as an attachment.
1.

Post Code

State

Country

Shareholder 2
Full Name

Registered Street Address (not a PO Box)
Unit No.

Street No.

Suburb

Street Name

State

2.
3.

Post Code

Country

4.

b) Shareholders and other beneficial owners:
All proprietary or non-listed public domestic
companies and foreign companies must provide
details of each shareholder who owns directly,
jointly or bene�icially at least 25% of the company’s
issued capital.

Note: If there are more than 2 shareholders that
each have at least 25% of the company’s issued
capital, provide as an attachment.
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section 6 – authorised representative or agent
Complete this section if you are completing this Application Form as an agent under a direct authority such as
a Power of Attorney. You must also complete the section relevant to the investor/applicant that you are acting
on behalf of.
Appointment of Power of Attorney
or other Authorised Representative

6.1

I am an agent under Power of Attorney or the
investor’s legal or nominated representative
– Complete Section 6.2.
Full Name of Authorised Representative/Agent

6.2

Documentation

You must attach a valid authority such as a Power
of Attorney, guardianship order, grant of probate,
appointment of bankruptcy trustee, etc:
The document is an original or certi�ied copy.
The document is signed by the applicant/investor.

Title of Role Held with Applicant

The document is current and complete.
The document permits the attorney/agent (you)
to transact on behalf of the applicant/investor.

Signature
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section 7 – Financial adviser (optional)
By completing this section you nominate the named adviser as your �inancial adviser for the purposes of your
investment in the Fund. You also consent to give your �inancial adviser/authorised representative/agent access to
your account information unless you indicate otherwise by ticking the box below. For AML requirements please
refer to Section 1.2.
7.1

Financial Adviser

7.2

I am a financial adviser completing this application
form as an authorised representative or agent.

Financial Adviser Declaration

I/We hereby declare that I/we are not a US Person as
de�ined in Regulation S under the US securities Act.

Name of Adviser

I/We hereby declare that the investor is not
a US Person as de�ined in Regulation S under
the US Securities Act.

AFSL Number

I have completed an appropriate Customer
Identi�ication Procedure (CIP) on this investor
which meets the requirements (per type of
investor) set out above.

Dealer Group

AND EITHER:
I have attached the relevant CIP documents;

Name of Advisory Firm

OR
I have not attached the CIP documents however
I will retain them and agree to provide them to the
Trustee on request. I also agree to forward these
documents to the Trustee if I ever become unable
to retain the documents.

Postal Address

Suburb

Post Code

State

Financial Adviser Signature

Country

Email Address of Advisory Firm (required)

Date (DD/MM/YY)
/

/

Email Address of Adviser
7.3

Access to Information

Business Telephone

Facsimile

Unless you elect otherwise, your �inancial adviser
will have access to your account information and
will receive copies of all statements and transaction
con�irmations.
Please tick this box if you DO NOT want your
�inancial adviser to have access to information
about your investment.
Please tick this box if you DO NOT want copies of
statements and transaction con�irmations sent to
your adviser.
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section 8 – investment instructions

8.1

all investors MUst complete

Contact Details

Title

8.2

Investment Details

L1 Capital UK Residential Property Fund IV

Given Name(s)

Full name investment to be held in
Surname

Investment Amount

Date of Birth (DD/MM/YY)
/
Unit No.

/
Street No.

$
Street Name

Suburb

Post Code

,

,

.

Note: The minimum initial investment in the Fund is AUD $50,000.

State

Country

8.3

Unit Classes

AUD Class – Australian dollar class.
No currency hedging will apply.
Bank Details

Country of Birth

Home Telephone Number (including Country code)

Mobile Number (including Country code)

Email Address

Business Telephone Number (including Country code)

Bank Name:
ANZ Bank
Account Name:
Equity Trustees Ltd ATF L1 Capital UK Residential
Property Fund IV
SWIFT:
ANZBAU3M
BSB Number:
013006
Account Number:
838213552
Reference:
Investor Name

Facsimile
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8.3 Continued…

8.4

Investor Banking Details for Redemptions
and Distributions (if applicable)*

Account Name

8.5

Purpose of Investment and
Source of Funds

Please outline the purpose of investment
(e.g. superannuation, portfolio investment, etc).

Financial Institution
Please outline the source/s of initial funding and
anticipated ongoing funding (e.g. salary, savings,
business activity, �inancial investments, real estate,
inheritance, gift, etc and expected level of funding
activity or transactions).

Branch (including Country)

SWIFT

BSB

Account Number

Bank account used to transfer application funds must
be in the same name as the investment entity applying
for units and be received in AUD.
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section 9 – Foreign account tax Compliance act (FatCa) & Common
Reporting standard (CRs) self-Certi�ication Form – australia
all investors MUst complete

9.1

Individuals

Please �ill this Section only if you are an individual. If you are an entity, please �ill Section 9.2.

1. Are you a US citizen or resident of the US for tax purposes?
NO – Continue to question 2.
YES – Provide your Taxpayer Identi�ication Number (TIN) below. Continue to question 2 .
INVESTOR 1 TIN

INVESTOR 2 TIN

2. Are you a tax resident of any other country outside of Australia?
NO – Skip to question 12.
YES – Provide the details below and skip to question 12. If resident in more than one jurisdiction please
include details for all jurisdictions.
INVESTOR 1

INVESTOR 2

Country of Tax Residence

Country of Tax Residence

1.

1.

2.

2.

3.

3.

Tax Identi�ication Number (TIN) or equivalent

Tax Identi�ication Number (TIN) or equivalent

1.

1.

2.

2.

3.

3.

Reason Code if no TIN provided

Reason Code if no TIN provided

1.

1.

2.

2.

3.

3.

If TIN or equivalent is not provided, please provide reason from the following options:
Reason A: The country/jurisdiction where the entity is resident does not issue TINs to its residents.
Reason B: The entity is otherwise unable to obtain a TIN or equivalent number (please explain why
the entity is unable to obtain a TIN in the below table if you have selected this reason).
If Reason B has been selected above, explain why you are not required to obtain a TIN.
INVESTOR 1

INVESTOR 2

Reason C: No TIN is required. (Note: Only select this reason if the domestic law of the relevant
jurisdiction does not require the collection of the TIN issued by such jurisdiction.)
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9.2

Entities

Please �ill this Section only if you are an entity. If you are an individual, please �ill Section 9.1.

3. Are you an Australian Retirement Fund?
YES – Skip to question 12.

Sponsored Financial Institution. Please provide
the Sponsoring Entity’s name and GIIN.

NO – Continue to question 4.

Sponsoring Entity’s Name

A. FATCA
4. Are you a US Person?

Sponsoring Entity’s GIIN

YES – Continue to question 5.
NO – Skip to question 6.

5. Are you a Specified US Person?
YES – Provide your Taxpayer Identi�ication
Number (TIN) below and skip to question 7.
TIN

NO – Please indicate exemption type and skip to
question 7.
Type

Trustee Documented Trust. Please provide your
Trustee’s name and GIIN.
Trustee’s Name

Trustee’s GIIN

B. CRS
7. Are you a tax resident of any country outside
of Australia?
NO – Continue to question 8.

6. Are you a Financial Institution for the purposes
of FATCA?
NO – continue to question 7.
YES – Provide your GIIN below and continue
to question 7.
GIIN

YES – Provide the details below and continue to
question 8. If resident in more than one jurisdiction
please include details for all jurisdictions.
Country of Tax Residence
1.
2.
3.

If you do not have a GIIN, please provide your
FATCA status below and continue to question 7.
Exempt Bene�icial Owner Type.

Tax Identi�ication Number (TIN) or equivalent
1.
2.

Deemed-Compliant FFI (other than a Sponsored
FI or a Trustee Documented Trust) Type.

3.
Reason Code if no TIN provided

Non-Participating FFI Type.

1.
2.
3.
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9.2 Continued…
If TIN or equivalent is not provided, please provide
reason from the following options:
Reason A: The country/jurisdiction where the entity
is resident does not issue TINs to its residents.
Reason B: The entity is otherwise unable to obtain
a TIN or equivalent number (please explain why
the entity is unable to obtain a TIN in the below
table if you have selected this reason).
If Reason B has been selected above, explain
why you are not required to obtain a TIN

C. Non-Financial Entities
10. Are you an Active Non-Financial Entity
(Active NFE)?
NO – You are a Passive Non-Financial Entity
(Passive NFE). Continue to question 11.
YES – Specify the type of Active NFE below and
skip to question 12.
Less than 50% of the Active NFE’s gross income
from the preceding calendar year is passive
income (e.g. dividends, distribution, interests,
royalties and rental income) and less than 50% of
its assets during the preceding calendar year are
assets held for the production of passive income.
Corporation that is regularly traded or a related
entity of a regularly traded corporation.

Reason C: No TIN is required. (Note: Only select
this reason if the domestic law of the relevant
jurisdiction does not require the collection of
the TIN issued by such jurisdiction.)

8. Are you a Financial Institution for the purposes
of CRS?
NO – Skip to question 10.
YES – Specify the type of Financial Institution
below and continue to question 9.
Reporting Financial Institution.
Non-Reporting Financial Institution:
Specify the type of Non-Reporting
Financial Institution below:
Trustee Documented Trust
Other – please specify

Governmental Entity, International Organisation
or Central Bank.
Other – please specify.

D. Controlling Persons
11. Does one or more of the following apply to you:

§ Is any natural person that exercises control over

you (for corporations, this would include directors
or bene�icial owners who ultimately own 25% or
more of the share capital) a tax resident of any
country outside of Australia?

§ If you are a trust, is any natural person including

trustee, protector, bene�iciary, settlor or any other
natural person exercising ultimate effective control
over the trust a tax resident of any country outside
of Australia?
NO – Continue to question 12.
YES – Specify the Controlling persons below
and skip to question 12.

Note: If there are more than 3 controlling persons,
please list them on a separate piece of paper.

9. Are you an Investment Entity resident in a
Non-Participating Jurisdiction for CRS purposes
and managed by another Financial Institution?
YES – Skip to question 11.
NO – Skip to question 12.
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9.2 Continued…
Controlling individual or entity 1

Controlling Individual or Entity 3

Full Name

Full Name

Date of Birth (DD/MM/YY)

Date of Birth (DD/MM/YY)

/

/

Residential Address

/

/

Residential Address

hihiohi

Country of Tax Residence

Country of Tax Residence

TIN or Equivalent

TIN or Equivalent

Reason Code if no TIN provided

Reason Code if no TIN provided

Controlling Individual or Entity 2

If TIN or equivalent is not provided, please provide
reason from the following options:

Full Name

Reason A: The country/jurisdiction where the entity
is resident does not issue TINs to its residents.

Date of Birth (DD/MM/YY)
/

/

Residential Address

Reason B: The entity is otherwise unable to obtain
a TIN or equivalent number (please explain why
the entity is unable to obtain a TIN in the below
table if you have selected this reason).
If Reason B has been selected above, explain
why you are not required to obtain a TIN.

Country of Tax Residence

TIN or equivalent

Reason Code if no TIN provided
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Application Form

9.2 Continued…
E. Declaration
12. Signature
I undertake to provide a suitably updated self-certi�ication within 30 days of any change in circumstances
which causes the information contained herein to become incorrect. I declare the information above to be
true and correct.
INVESTOR 1

INVESTOR 2

Signature

Signature

Date (DD/MM/YY)

Date (DD/MM/YY)

/

/

/

/

Name of Authorised Representative

Name of Authorised Representative

Name of Entity/Individual

Name of Entity/Individual
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section 10 – declarations
By signing as or on behalf of the Applicant, you make all the declarations set out above, in all sections of the
Application Form including sections 1.3, 1.4, 1.5 and 1.6 found on pages 51-52 of the PDS.
Applicant 1

Applicant 2

Applicant Given Name(s)

Applicant Given Name(s)

Capacity (Individual, Director, Executive Of�icer,
Authorised Signatory)

Capacity (Individual, Director, Executive Of�icer,
Authorised Signatory)

Signature

Signature

Date (DD/MM/YY)

Date (DD/MM/YY)

/

/

/

Company Seal (if applicable)

/

Company Seal (if applicable)

Signing Authority
Please tick to indicate signing requirements for future instructions (e.g. withdrawals, change of account details, etc.).
Only one investor required to sign

All investors must sign

Please send:

§ Completed Application Form;
§ Certi�ied copies of identi�ication documents.
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Please send your completed application:
by email to
investorregistry@apexfunds.com.au

Level 28, 101 Collins Street
Melbourne VIC 3000 Australia

or post to
Apex Fund Services
Attn: Investor Services
PO Box 189, Flinders Lane
VIC 8009

Phone +61 3 9286 7000
www.L1.com.au

or by fax to
+61 3 8648 6885

Application for Existing Investors in UK Fund I, II or III
§
§
§
§
§

if completing by hand, use a black or blue pen and print within the boxes in BLoCK LetteRs.
Use ticks in boxes where applicable.
the applicant must complete, print and sign this form.
Keep a photocopy of your completed application Form for your records.
please ensure all relevant sections are complete before submitting this form.

This Application Form is part of the Product Disclosure Statement dated 6 July 2020 (‘PDS’) relating
to Units in L1 Capital UK Residential Property Fund IV (‘Fund‘) issued by Equity Trustees Limited
(ABN 46 004 031 298, AFSL 240975).
§ The PDS contains information about investing in the Fund. You should read the PDS before applying
for Units in the Fund.
§ A person who gives another person access to the Application Form must at the same time and by the
same means give the other person access to the PDS.
§ Equity Trustees will provide you with a copy of the PDS and the Application Form on request without charge.
If you make an error while completing your application form, do not use correction �luid. Cross out your
mistakes and initial your changes.

section a1 – investment instructions for existing investors in UK Fund i, ii or iii

A1.1

Do you have an existing investment in either the L1 Capital UK Residential Property Fund I,
Fund II or Fund III and the information provided for that investment remains current and correct?

yes – my existing investment is in L1 Capital UK Residential Property:
Fund I;
Account Number

Fund II;

or

Fund III.
Account Name

Contact Number (incl. Country Code)

I/We con�irm there are no changes to our details previously provided (including details around the
appointment of a power of attorney, agent, or �inancial advisor, the purpose of investment and source
of funds, or the banking details of the above investment entity.
I/We con�irm there have been no change to our FATCA and CRS status.
If there have been any change(s) in your details or FATCA/CRS status since your last application, the relevant
sections of the full Application Form must be completed. In order to meet the obligations under the AML/CTF
Act, FATCA and CRS requirements, there will be instances where we may be required to collect additional
information about you and may ask you to provide certified copies of certain identification documents
along with the Application Form.
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A1.2

Investment Details

A1.4

L1 Capital UK Residential Property Fund IV
Full name investment to be held in

Unit Classes

AUD Class – Australian dollar class.
No currency hedging will apply.
Bank Details
Bank Name:
ANZ Bank

Investment Amount
$

,

Account Name:
Equity Trustees Ltd ATF L1 Capital
UK Residential Property Fund IV
,

.

Note: The minimum initial investment in the Fund is AUD $50,000.

A1.3

Purpose of Investment and
Source of Funds

Please outline the purpose of investment
(e.g. superannuation, portfolio investment, etc).

SWIFT:
ANZBAU3M
BSB Number:
013006
Account Number:
838213552
Reference:
Investor Name

Please outline the source(s) of initial funding
(e.g. salary, savings and �inancial investments).
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section a2 – declaration – existing investors in UK Fund i, ii or iii
By signing as or on behalf of the Applicant, you make all the declarations set out above, in all sections of the
Application Form including sections 1.3, 1.4, 1.5 and 1.6 found on pages 51-52.
Applicant 1

Applicant 2

Applicant Given Name(s)

Applicant Given Name(s)

Capacity (Individual, Director, Executive Of�icer,
Authorised Signatory)

Capacity (Individual, Director, Executive Of�icer,
Authorised Signatory)

Signature

Signature

Date (DD/MM/YY)

Date (DD/MM/YY)

/

/

/

Company Seal (if applicable)

/

Company Seal (if applicable)

Signing Authority
Please tick to indicate signing requirements for future instructions (e.g. withdrawals, change of account details, etc.).
Only one investor required to sign

All investors must sign

Please return the following:

§ Completed Application Form;
§ If you have any certi�ied documentation on �ile that has since expired, you will be requested to update
these with the administrator.
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