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EXECUTIVE SUMMARY
The benefits of investing in unlisted commercial property
1.		 Stable and sustainable income distributions over the
medium term
The nature of commercial property, with rental agreements
spanning a number of years, means it can provide sustainable
income that will continue over the medium term (i.e. the next
three to five years).
		 For example, the Australian Unity Diversified Property Fund
is forecasting a distribution range of 7.6% to 8.1%* for the year
to 30 September 2017. This is on the back of having achieved
distribution returns of 9.09% and 8.84% p.a. for one and three
years respectively to 30 September 2016. (The growth and
total returns over the same period were 10.05% p.a., 4.78% p.a.
and 19.59% p.a. and 13.62% p.a. respectively.)1
2.		 Inherent inflationary hedge
Typically, commercial property rental agreements include
provisions for inflation linked rental increases or a fixed
percentage increase each year. In this way, income
distributions tend to grow in line with inflation, all else
being equal.
3.		 Ability to provide a margin over cash rates in low interest
rate environment
		The easing of monetary policy since the Global Financial
Crisis (GFC) has seen official cash rates reduce significantly.
Consequently, investors with money in term deposits have
seen little yield for their investment. While fundamentally
different to term deposits, unlisted commercial property
has been able to provide an attractive alternative for many
investors with stable income and potential for capital growth.
4.		 Tax deferred income
		Beyond tax professionals and accountants, tax deferred
distributions are not generally well understood. If an unlisted
property fund distributes tax deferred income, and depending
on individual tax circumstances, investors can potentially
defer the payment of tax on some of their income returns
from an investment in unlisted property until when the asset
is sold. For direct investors looking to better manage their
individual income tax position or investors approaching
the pension phase, tax deferred income distributions can
be advantageous.
5.		 Provides potential growth returns as well as income returns
		Unlike term deposit and cash investments, commercial
property can provide capital growth (and loss). This is
because the assets are physical bricks and mortar and
generally appreciate in value over the long term.

6.		 Strong investor demand – domestically and internationally
		The demand for commercial property is evident in recent
sale prices for commercial property assets and transaction
volumes. This has been driven by the global low interest
rate environment and by the relative strength and stability
of the Australian economy, which is currently attractive to
international investors looking for high quality assets. With
this outlook expected to continue, we expect some price
appreciation for commercial property will endure over
short-to-medium term.
7.		 Sheltered from the volatility impacts of listed property
Listed investments are generally subject to more volatility
than unlisted investments. Political, economic, sentiment and
market issues regularly impact on trading activity in highly
liquid markets. Unlisted commercial property is somewhat
sheltered from these spikes in volatility because it is not
traded on a secondary market and property values are
generally revalued once each year.
8.		 Natural barriers to replication
		The unique nature of commercial property, by location,
tenant, asset type (e.g. retail, office, and industrial) and size
make these difficult assets to replicate. As part of a diversified
portfolio, commercial property can help spread investment
risk even within a sector. Similarly, exposure to commercial
property through a managed investment scheme provides
investors with access to assets that they could not otherwise
gain through outright purchase given the size of
the transactions.
9.		 Engaged active management
		Investment in unlisted commercial property through
a managed investment scheme can provide access to
quality management expertise and experience. Engaged
management will aim to strike a balance between managing
tenants, property assets, and delivering good returns
to investors.
10. Higher income profile than residential property
		Following a period of high growth returns in residential
property, gross residential rental yields are now approximately
3% p.a. in Sydney and Melbourne.2 On a net basis, these
returns are lower after paying the agent’s management
fees, land tax, council rates and other rental expenses. This
is significantly below the current income profile for many
unlisted commercial property funds.

1. Returns are calculated after fees and expenses and assume the reinvestment of distributions. Past performance is
not a reliable indicator of future performance.
2. Corelogic, Housing Market and Economic Update, October 2016

THE BIG QUESTION: Is it possible to generate sustainable income
from your investments?
The short answer is that it depends on how much you have to invest
and where you invest. But the longer answer is that, if you have
accumulated a reasonable amount of investment savings either
within or outside your superannuation, then yes; building a
diversified investment portfolio that delivers steady and sustainable
income is definitely possible.
But first, let’s take a step back. It will come as no surprise to anyone
reading this paper that living expenses are becoming increasingly
more expensive.
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Education costs are increasing across primary, secondary and tertiary
levels; even so far as requiring more payment upfront rather than being
deferred in some cases at the tertiary level. Add to this increases to the
required deposit level to buy a house and funding of life’s ups and
downs; covering holidays, celebrations (e.g. weddings), sickness or
injury to name a few.
Whilst all of this is going on, the great unknowns of retirement loom:
how much will you need, and for how long? Importantly, through various
stages of your life, there will be periods of ‘saving’. During these times
it’s critical to put assets to work, specifically with the aim of generating
positive investment returns over the coming investment period. As well,
your superannuation will be an important source of financial sustenance
in retirement. If you self manage your superannuation your investment
decisions will be critical to maintaining the standard of life you expect
in later years.

The economic background
Since the onset of the global financial crisis (GFC) in 2008, there has
been a global phenomenon building. Governments and central banks
around the world have, for the most part, supported their underlying
economies by easing monetary policy. But this collective action appears
to be reaching the end of its usefulness as there is now little room to
further reduce interest rates. Some bankers, such as the European Central
Bank and the Bank of Japan, have taken things so far as to be in negative
rate territory. For the most part, the actions have been successful in
propping up investment markets, although the effectiveness of some
measures now appears to be declining.

At its most recent meeting (November 2016) to decide official interest
rates, the Reserve Bank of Australia (RBA) declared “In Australia, the
economy is growing at a moderate rate … Labour market indicators
continue to be somewhat mixed … Inflation remains quite low … [and] …
Low interest rates have been supporting domestic demand and the lower
exchange rate since 2013 has been helping the traded sector.”3

That’s essentially RBA-speak for ‘interest rates are at
historic lows and they are likely to stay there for an
extended period’.
Not surprising, many investors have turned to the Australian share
market, which has historically paid relatively high dividends compared to
other global share markets. The concern, however, with listed markets is
volatility and potential for large capital losses; something conservative
investors (particularly those nearing retirement) are understandably
reticent to countenance.
The chart below shows the S&P/ASX 200 VIX Index over the five years
to 11 November 2016. This index is designed to measure volatility on the
Australian share market As you can see, there was an extended period
from 2012 up to June 2015 where volatility was largely held in check.
Since then, however, there have been several shocks to Australian and
global markets that have seen volatility become less stable (a higher VIX
level means higher volatility).
In August 2015, sellers overran the market as concerns about a China
slowdown dominated, just as Greece managed to narrowly escape being
kicked out of the Eurozone completely. Volatility spiked to levels not seen
since 2011 and, once it had travelled that far, markets seemed on edge
and ready to react to external events.
‘Brexit’ was a recent shock to hit markets that is notable. But, perhaps
more interesting, is the most recent elevation of volatility in the lead up
to and subsequent to the election of Donald Trump as the next
US president. Also in the mix is the endless speculation that surrounds
the meetings of the US Federal Reserve (Fed) and its ‘on again, off again’
pursuit of interest rate normalisation. Most recently, the Fed decided to
keep rates unchanged at their November meeting but many are tipping a
rise in December 2016, with markets largely pricing in an increase of the
US cash rate from 0.5 per cent to 0.75 per cent.

3 Reserve Bank of Australia, Monetary Policy Decision, November 2016
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What makes unlisted commercial property attractive?
Our view is that unlisted commercial property can help investors strike
an appropriate balance between risk and return. While investing in the
sector does require investors to accept a number of risks, it offsets this
by offering investors the potential to receive stable and sustainable
income returns, as well as the potential for capital growth over the
medium to long term.

1 ... income with low capital volatility
Income distributions from unlisted property funds to investors are
principally made from the ongoing rental payments of tenants. By
owning buildings that can be leased over long terms to successful
companies, investors are able to indirectly access the long-term
earnings of such companies.
Unlike share markets, where sentiment can be a large contributor
to returns and values change daily, commercial properties are
independently valued, generally on an annual basis using a rational
process that considers property and economic fundamentals. For this
reason, unlisted commercial property values are typically less volatile
than their listed counterparts.

2 ...institutional investors are creating strong
demand for commercial property
Studies into the intentions of fund managers for their upcoming asset
allocation decisions have noted that pension funds4 and large institutional
investors5 are looking to increase their exposure to property over the next
12 to 18 months. Amongst the reasons for these investment decisions are
the stable outlook for Australian commercial property and the underlying
economy. For these reasons, many institutional investors are increasing
their investment into commercial property and infrastructure investment.

informed about the investment decisions of institutional market players
and to understand that these investors are increasing their commercial
property exposure in a measured way to help manage volatility and risk
across their investment portfolios.

3 … strong international demand provides 		
valuation support
One reason that international investors are increasing their exposure to
the Australian commercial property market is the relatively strong and
stable conditions in the Australian economy. On a relative basis, there
is broad consensus that the Australian commercial property market
presents as better value than many other property marketplaces.4
In 2015, JLL reported there was $15.6 billion of sales activity in the
Australian office market, and this included the highest ever level of
acquisitions by offshore investors.7
The effect of strong investment demand has seen broad support for
commercial property valuations, as well as capitalisation rate compression
for quality, well-located property assets.

4 … and where we stand
As one of Australia’s leading managers of unlisted commercial property
funds we’re probably a little biased when it comes to considering the case
for unlisted commercial property in the portfolios of Australian investors.
Still, it is undisputed that unlisted commercial property is back on the
agenda of many Australian investors as they increasingly search for
quality, high-yielding investments.
Our view is that, when used as part of a diversified investment portfolio,
unlisted commercial property funds can play an important role in helping
Australians source consistent, low-volatility income.

Mr Roger Urwin, Global Head of Investment Content at Willis Towers
Watson, has noted, “Asset diversification into alternatives away from
domestic equities has gained momentum among pension funds around
the world as these strategies have helped to manage risk. The persistent
[global] economic uncertainty is likely to reinforce these shifts [because]
2016 has started with highly volatile conditions.”4
In December 2015, BlackRock Investments polled more than 170 of
its largest institutional clients, asking about potential changes to asset
allocations in 2016. The findings showed 53 percent of institutional
investors were looking to increase allocations to real assets and
47 percent will increase their allocation to real estate in 2016. By
contrast, 33 percent and 30 percent of investors respectively will
look to decrease holdings of equities and fixed interest.5
Whether or not an Australian private investors or SMSF trustees
should also consider increasing their investment allocations to unlisted
commercial property will depend on their circumstances and the
investment strategy that suits their individual circumstances. Still, we
believe that it’s important for direct investors and SMSF trustees to be
2 Australian Unity White Paper

4 Willis Towers Watson, ‘Global pension fund assets crab sideways’, February 2016
5 Institutional Investors to embrace illiquid assets and active management in 2016
– BlackRock study, January 2016
6 The Hunt for Yield, Colliers International, Australian Capital Markets Q3, 2016
7 Australian Office Investment Review & Outlook, JLL, March 2016

How have the returns from commercial property stacked up?
The table below shows the annual performance for six broad asset classes over the 10 years to 30 June 2016. It also considers the standard
deviation of returns, which is a typical measure of volatility.
While each asset class has its own risk and reward profile and thus achieve these results in a variety of ways, on average, over each of the past
10 years unlisted property funds have produced higher total returns with lower volatility than Australian shares, global shares and listed property.
As might be expected, the defensive asset classes of cash and fixed interest delivered returns with much lower volatility, but significant
underperformance relative to other sectors.
Annual performance for various investments (July 2006 to June 2016)
Unlisted Property

Australian Shares

Global Shares

Listed A-REITs

Fixed Interest

Cash

Mercer/IPD
Australian Unlisted
Wholesale Property
Fund Index

S&P/ASX 200
Accum. Index

MSCI World ex
Australia ($A)
Unhedged (Net)
Accum. Index

S&P/ASX 200
A-REIT
Accum. Index

UBS Composite
Bond Accum.
Index

Bank term
deposits
($10,000)^

June 2007

19.08%

28.66%

7.77%

25.87%

3.99%

5.90%

June 2008

14.66%

-13.40%

-21.26%

-36.35%

4.42%

7.60%

June 2009

-12.36%

-20.14%

-16.24%

-42.27%

10.82%

3.55%

June 2010

2.94%

13.15%

5.22%

20.41%

7.86%

6.00%

June 2011

9.82%

11.73%

2.66%

5.84%

5.55%

6.00%

June 2012

8.80%

-6.71%

-0.50%

11.04%

12.41%

4.60%

June 2013

8.28%

22.75%

33.10%

24.22%

2.75%

3.85%

June 2014

8.78%

17.43%

20.41%

11.06%

6.09%

3.30%

June 2015

9.95%

5.68%

25.18%

20.26%

5.63%

2.45%

June 2016

12.67%

0.56%

0.40%

24.57%

7.02%

2.35%

Average
annual return

7.94%

4.86%

4.40%

3.07%

6.62%

4.55%

Standard deviation

8.0%

15.0%

16.2%

23.8%

2.9%

1.7%

Date
(Year Ending)

^ One-year bank term deposits. Figures are averages of the five largest banks’ rates. (Source: Reserve Bank of Australia)
Past performance is not a reliable indicator of future performance.
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A word about the residential
property sector

This is also evidenced in the chart below from
CoreLogic, who reported in October 2016
that across Australia there had been a decline
in the capital city rate of rental growth for
residential property over the past 12 months
by an average of 0.5%. In the key residential
property markets of Sydney and Melbourne
they reported gross rental yields of 3.0% and
2.9% respectively.9

When most Australians think of investing in
property, their mind automatically leaps to
an investment in residential real estate
– their own home or an investment property.
It is well known that residential property
values across many Australian markets have
enjoyed strong growth over recent years.
But one of the consequences of this run up in
capital values has been that it has significantly
depressed rental yields to the point where
rental income from residential real estate is
now constrained and limited.

Worse for residential investment property
owners, on a net basis, these returns would
typically be even lower after paying agent
management fees, land tax, council rates
and other rental expenses.
Comparing the level of net yield generally on
residential property to unlisted commercial
property, our observation is that income yield
from unlisted property is oftentimes more than
double the yield from residential property.

“The gap between the interest costs for
investors on high home values less rental
earnings is bigger than it has ever been,”
observed Moody’s assistant vice-president
John Paul Truijens.8
Source: CoreLogic

What are the risks?
Like all investments, there are risks associated with investing in
unlisted property. The three that we hear most often and our view
on these are listed below.
1. Investors are already over-invested in property through their own
home and/or other residential property investments (diversification)
Commercial property is fundamentally different to its residential
counterpart. While they are both essentially an investment in bricks
and mortar with a rental agreement in place, the drivers of value are
different, both for the income stream i.e. rents and growth potential
i.e. property values.
A good example of the difference is the types of tenants each attract.
Unlike residential tenancies, which often depend on short lease terms
and receiving rent from individuals, commercial property owners
can agree longer leases with large multi-national companies. Larger
commercial assets will also tend to have many leases in place with a
diverse range of tenants over multiple timeframes.

8 Quoted in Australian Financial Review (‘Record low rental yields in Sydney
and Melbourne a risky sign, Moody’s warns’) 11 April 2016
9 Housing Market and Economic Update, CoreLogic, October 2016
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2. The level of gearing, or borrowings, taken on by unlisted property
funds or syndicates is too large and creates risk (gearing)
Gearing in itself is not necessarily risky, but the degree to which it is used
and the management of it may lead to risky outcomes. While gearing can
lead to magnified capital gains by enabling greater exposure, it can also
result in increased losses. During the GFC, many investors in unlisted
property funds experienced declining asset valuations and magnified
capital losses. Some managers during this period saw lending covenants
come under pressure and they were forced to freeze funds and sell
properties at depressed prices.
Australian Unity, for its part, pursues a conservative gearing strategy for
those funds that borrow to invest directly. Australian Unity’s Diversified
Property Fund, for example, had a gearing ratio of 43.38% at 30
September 2016. Property values would need to decrease by more
than 20% before the gearing ratio reached 55% - the upper end of ‘safe’
operating range under our Gearing Policy. To put this in perspective,
Australian commercial property values fell by 14.5% in the GFC.
Taking a different approach, our Property Income Fund has no gearing
and does not borrow to invest. While it does invest in geared investments,
because it does not directly borrow to invest, the Fund effectively reduces
portfolio risks associated with lending covenant breaches, negative
interest rate movements or refinancing difficulties.

3. Investors are concerned about their ability to withdraw their
investment at a point of their own choosing (liquidity).

Answering the BIG QUESTION: how to generate
sustainable income from your investments?

This is a very real concern for investors as the future is naturally
unpredictable. Commercial properties, by their very nature are not
traded frequently and large properties, for example, can take several
months to market, negotiate a sale and settle. Hospitals, for the most
part, are even more scarcely traded and are tightly held.

There are two types of risk that every investor who is looking to support
their lifestyle in retirement will likely consider:

At Australian Unity, we provide periodic structured liquidity events
that are appropriate for each fund. For example, our Property Income
Fund, because of its hybrid and ungeared structure, is able to offer daily
liquidity. Our Diversified Property Fund has a strategy to provide sixmonthly withdrawal offers that are capped at 2.5% of the Fund’s net
asset value at that time.
Importantly, investors should deploy an investment strategy that
addresses their expectations and liquidity needs over their investment
timeframe and will provide some degree of flexibility to manage their
exposures over the medium term. That way, if they are invested in
unlisted commercial property they can plan to withdraw over a
longer and more staged time period.

The outlook for unlisted commercial property
Commercial property has successfully delivered strong, steady income
to investors over the past five years. Strong demand both domestically
and internationally is contributing to increased asset values.
Tenant demand continues to be variable, and largely dependent on
sector and location. For example, Sydney and Melbourne office
markets continue to experience solid demand and lower vacancies,
leading to higher rental rates and increased property values.
Suburban retail shopping centres, underpinned by supermarkets and
non-discretionary spending and located in growing urban areas, also
continue to perform well. This is despite some deterioration in retail
business conditions in September 2016, measured by the NAB Monthly
Business Survey8, particularly for those who trade in discretionary goods
and services.

1. Longevity risk – this is the risk that someone will outlive their
retirement savings and, thereafter, be reliant on the Government pension
safety net. This is one of the really big fear factors that many investors
face and, somewhat ironically, it can often lead people who fear losing
investment capital through market volatility to invest too conservatively,
thereby actually increasing the longevity risk of their portfolio.
2. Sequencing risk – this is the risk of an investment experiencing poor
investment performance at precisely the wrong time and it resulting in
magnified negative consequences. For example, if a portfolio invested
in listed markets were to reach its zenith just prior to a person entering
retirement and then suffer a dramatic loss due to a significant market
correction, the portfolio may not have enough time to recover even if the
market does eventually rebound.
For many Australian investors nearing retirement it may be wise to
reduce their portfolio allocation to listed equities in order to help
mitigate sequencing risk that may arise if markets were to suffer a bout
of negative returns. But, instead of simply re-allocating to defensive
asset classes, such as term deposits or fixed interest, which would create
longevity risk, investors could do well to consider the risk and reward
profile of unlisted commercial property.
In fact, we believe that unlisted commercial property may present as
the income opportunity many Australian investors are currently looking
for. And given its relatively high returns and the low volatility of capital
returns, its can also go a long way to mitigating longevity risk and
sequencing risk respectively.

The industrial property market across Australia remains relatively robust,
albeit with notable differences at a state and city level. While 2016 began
slowly, both the Sydney and Melbourne markets did experience strong
leasing activity and rising capital values in the June quarter. Rental and
capital values in Brisbane were largely unchanged. Across Australia the
level of new construction in 2016 is projected to be below average, which
broadly means vacancies should remain relatively unchanged over the
short term.
Looking ahead, we maintain a positive outlook for Australian commercial
property. Our expectation is that strong investment demand across
Australia’s commercial property sectors will continue to provide valuation
support and leasing conditions will remain broadly positive.
10 NAB Monthly Business Survey, September 2016
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Australian Unity Diversified Property Fund

A case study in active property management

Australian Unity Diversified Property Fund

One way that investors can obtain access to the Australian
commercial property market relatively simply, and with an investment
as small as $5,000, is via unlisted managed funds. The Australian Unity
Diversified Property Fund was established in August 2006 and today
invests in 13 commercial properties across Australia, diversified across
the retail, office and industrial sectors. In September 2010, the
Responsible Entity for the Fund was transferred to Australian Unity
and we have been responsible for its management since this time.

Portfolio Details
(30 September 2016)
Geographic allocation (by value)

As the name suggests, the Fund invests in a portfolio of direct
property assets that are diversified across geographical locations
and property sectors.

WA

9 assets

39.28%

VIC

2 assets

23.79%

QLD

1 asset

20.51%

NSW

1 asset

16.42%

Sector allocation (by value)

Initially, upon acquiring the management rights, the Fund presented
as heavily weighted to industrial property and geographically overrepresented in Western Australia. Over the past five years, however,
we have gradually reduced these weightings so the Fund is
fundamentally more diverse.
Since its inception, the Fund has aimed to deliver consistent
distributions with the potential for capital growth. Specifically, its
objectives are to generate :

Office

4 assets

34.66%

Retail

5 assets

33.83%

Industrial

4 assets

31.51%

Top 5 tenants (by income)

• a total return above the Mercer/IPD Australian Unlisted Wholesale
Property Fund Index, while providing a steady level of income;

• a stable income stream that is at least 1% per annum above the
average Commonwealth Government 10-year bond yield over a
rolling 5-year period.
How has the Fund performed over the past five years?^

• The total return objective of the Fund has been achieved with a
return of 0.1% above the objective since August 2010. Pleasingly,
outperformance has increased over recent years.

Coca Cola

13.08%

Environmental Protection
Authority (EPA)

10.02%

Myer

8.98%

Woolworths

8.03%

Metcash

7.63%

Others (ex. vacancy)

52.33%

• The Fund’s return has surpassed its investment objective with an

Diversified Property Fund Income and Yield

income return of 3.1% ahead of the objective over five-years.
than its benchmark over a number of timeframes.

Presently, the Fund is forecasting a distribution return of 7.6 – 8.1%
for the year to 30 September 2017.* This compares favourably to
traditionally defensive asset classes, such as cash and fixed interest.

8.0%

8

Annual Financial Year Distribution (CPU)

The chart opposite shows the relative position of the Fund’s income
distributions on an annual basis against the 10-year Australian
Government bonds. Worth noting here is that, in 2013, the Fund
sold an asset and made a large capital distribution.

9.0%

9

7.0%

7

6.0%

6

5.0%
5

4.0%
4

3.0%

3

2.0%

2

1.0%

1

0.0%

0

2011

2012

2013

2014

2015

2016

Financial Year
Annual Income Distribution (LHS)

Annual Capital Distribution (LHS)

Annual Income Yield (RHS)

10 Year Government Bond Yield over Five Years + 1% (RHS)

Source: Australian Unity

^ Past performance is not a reliable indicator of future performance.
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Annual Yield (%)

• The Fund has performed well, generating total returns greater

10

Below, the chart shows the distribution tax components of the
distributions. Important to many investors, the Fund’s income
distributions have incorporated prominent tax deferred
components in recent years.

Find out more
To find out more about Australian Unity and our
range of unlisted property funds, go to:

Diversified Property Fund Distribution
Tax Components

10.00

www.australianunity.com.au/property-investment

9.00

You can also contact us on the details below to ask
any questions about our investment product:

Annual Financial Year Distribution Tax Split (CPU)

8.00

7.00

Investor Services Centre: 13 29 39

6.00

5.00

Adviser Services Centre: 1800 646 033

4.00

3.00

Email: investments@australianunity.com.au

2.00

1.00

Online: www.australianunity.com.au/property-investment

0.00
2011

2012

2013

2014

Taxed Portion

Tax Deferred

2015

2016

Tax Free

Financial Year

Source: Australian Unity. Past performance is not a reliable indicator of future performance.

The chart below shows the Diversified Property Fund’s total return for
selected time periods since Australian Unity took over the management
of the Fund.

20

Diversified Property Fund vs Fund Benchmark
30 September 2016

18

16

14

Return

12

10

8

6

4

2

0
1 year

3 years

Diversified Property Fund (Net)

5 years

Since AU became RE
(Aug 2010)

Since Inception
(Aug 2006)

Mercer / IPD Australian Unlisted Property Index Total Return, Post-Fee, Net Asset Value

Source: Australian Unity. Past performance is not a reliable indicator of future performance.

.
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Our core property beliefs

We earn investors’ trust
by being ‘true to label’
We aim to deliver stable and
growing income, as well as
capital returns, across the cycle.

Low relative volatility
Properties are independently
revalued annually against
property and economic
fundamentals.

Conservative portfolio and
financial management
We manage our portfolios
conservatively, particularly
when it comes to debt and
interest rate hedging.

Access to capital
We provide regular liquidity
that is appropriate and in the
best interest of all investors.

Important information
*The distribution return range forecast is for the full year to 30 September 2017 and is made on the basis of a number of assumptions and estimates. The assumptions and estimates are updated
quarterly. The forecast distribution return ranges are not guaranteed and are provided only to indicate current distribution projections for the Fund.
We emphasise that investment decisions should not be based on forecast returns, past performance, distribution rate, or the ratings given by a ratings agency for the Fund, since these can vary, and
are current only to the date of this publication. For more information on the basis for the Fund’s forecast distribution return ranges, refer to the Forecast distribution range <link>. You can find the Fund’s
webpage in the ‘Find a Fund’ section of our website – www.australianunity.com.au/wealth. If you do not have access to the internet, please call our Investor Services team and a printed copy can be
provided to you.

PROP0038_RP_201611

Units in the Australian Unity Diversified Property Fund and Australian Unity Property Income Fund are issued by Australian Unity Property Limited ABN 58 079 538 499, AFS Licence No 234455; Units
in the Australian Unity Retail Property Fund and Australian Unity A-REIT Fund and Australian Unity Healthcare Property Trust are issued by Australian Unity Funds Management Limited ABN 60 071
497 115, AFS Licence No 234454; and Units in the Australian Unity Office Fund are issued by Australian Unity Investment Real Estate Limited ABN 86 606 414 368, AFSL 47734 (collectively ‘Wealth’).
Past performance is not a reliable indicator of future performance.
The information in this article is general information only and is not based on the objectives, financial situations or needs of any particular investor. In deciding whether to acquire, hold or dispose of
the product, you should obtain the current Product Disclosure Statement (PDS) and consider whether the product is appropriate for you. A copy of the PDS is available at www.australianunity.com.au/
wealth or by calling our Investor Services on 13 29 39. Investment decisions should not be made upon the basis of its past performance or distribution rate or any rating by a rating agency, since each
of these can vary. In addition, ratings need to be understood in the context of the full report issued by the rating agency itself. The information provided in the document is current as at the time of
publication. This information is current as at November 2016 unless otherwise stated

