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Community and Social Services Property Fund

Important Information
Product Disclosure Statement

Indirect Investors

This Product Disclosure Statement (‘PDS’) relates to an offer
to invest in the Community and Social Services Property Fund
(ARSN 655 386 860) (‘Fund’). The Fund is a managed investment
scheme that is registered under the Corporations Act 2001 (Cth).
This PDS is dated 21 February 2022. 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. This is an important document
that needs your attention. You should read this PDS in full before
deciding whether to invest in the Fund. If you are in doubt as to how
to interpret or deal with this document you should consider obtaining
professional advice (such as from a ﬁnancial adviser).

The Responsible Entity authorises the use of this PDS as disclosure
to Indirect Investors who access the Fund through a Platform
and those Investors (‘Indirect Investors’) may rely on this PDS.
Indirect Investors do not become, or have the same rights as, direct
Investors. The operator or custodian of the Platform (‘Operator’) will
be recorded as the Unitholder in the Fund’s Unit register and will be
the person who may exercise the rights and receive the beneﬁts of
a Unitholder. Reports and documentation relating to the Fund will be
sent to the Operator instead of the Indirect Investor. Indirect Investors
may be subject to different rules and conditions from those set out in
this PDS, particularly in relation to:

Responsible Entity and issuer of this PDS

•

the application and transfer of Units;

•

fees and expenses;

•

distribution calculation and timing of payments; and

•

Investor reporting.

KM Property Funds Ltd (ACN 164 635 885, AFSL 442806) in its
capacity as responsible entity of the Fund (‘KM Property Funds’,
‘Responsible Entity’, ‘we’, ‘us’ or ‘our’) is the issuer of this PDS
and the ordinary units in the Fund offered under this PDS. The
Responsible Entity and its related bodies corporate, together with
their directors and officers, may hold units in the Fund. None of the
Portfolio Manager, the Cash Manager or the Custodian has issued, or
caused the issue of, this PDS.

Eligibility
The offer of Units made in this PDS (‘Offer’) is available only to
those persons receiving this PDS (electronically or otherwise) within
Australia. No action has been taken to register Units or otherwise
permit a public offering of Units in any jurisdiction outside Australia.
This PDS does not constitute an offer to sell or the solicitation of
an offer to buy any securities or other financial products other
than Units.
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 offer or invitation. The distribution of this PDS in jurisdictions
outside Australia may be restricted by law. Persons who come into
possession of this PDS who are not in Australia 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.
Other than as permitted by law, investments in the Fund will only be
accepted following receipt of a properly completed Application Form.
It is the responsibility of any person located in a jurisdiction other
than Australia to ensure compliance with all laws of any country
relevant to the Offer. The return of a duly completed Application Form
will be taken to constitute a representation and warranty that there
has been no breach of any relevant laws and that all approvals and
consents have been obtained.

Applications may be rejected
The Responsible Entity reserves the right to evaluate any
applications or subscriptions to acquire Units and to reject any or
all of them (in whole or in part), without giving reasons for rejection.
The Responsible Entity is not liable to compensate any Investor
or recipient of this PDS for any costs or expenses incurred by any
person in reviewing, investigating or analysing any information in
relation to the Offer, the Fund or otherwise.

Cooling-off period
Cooling-off rights may apply to an application for Units.
See Section 11.13 of this PDS for more information.

Indirect Investors should contact their adviser or Operator with any
queries relating to an investment in the Fund using a Platform.

Responsible Entity limitation of liability
Except in certain circumstances prescribed by law, the Responsible
Entity enters into transactions in respect of the Fund in its capacity
as trustee of the Fund only, not in its personal capacity, and its
liability in relation to those transactions is limited to the assets of
the Fund.

General information only
The information contained in this PDS is not ﬁnancial product advice
or tax advice. The information contained in this PDS is general
information only and does not take into account your investment
objectives, ﬁnancial situation and particular needs. It is therefore
important that you read this PDS in full before deciding whether
to invest in the Fund and take into consideration your investment
objectives, ﬁnancial situation and particular needs. To help you
determine whether an investment in the Fund is right for you,
you should consider consulting your ﬁnancial adviser or other
professional advisers.

Disclaimer
An investment in Units is not an investment in, or a deposit with, or
other liability of, the Responsible Entity and is subject to investment
and other risks including possible delay in repayment and loss of
income and capital invested (among others described further in
Section 7 of this PDS). The Responsible Entity is not authorised under
the Banking Act 1959 (Cth) and is not supervised by APRA, and
investments in the Fund are not covered by the depositor protection
provisions available to depositors that make a deposit with an
Australian authorised deposit-taking institution under that Act.
None of the Responsible Entity or any of its directors, ofﬁcers or
associates gives any guarantee or assurance as to the performance
of the Fund or the underlying assets of the Fund, or the repayment
of capital from the Fund or any particular rate of capital or income
return or (where information about tax is provided) any particular tax
treatment. You should only rely on the information in this PDS when
deciding whether to invest in the Fund. There can be no assurance
that the Fund will achieve results that are comparable to the track
record of the Responsible Entity, or that the Fund’s investment
objectives will be achieved.
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Important Information
No person is authorised to give any information, or to make any
representation, in connection with the Offer that is not contained
in this PDS. Any information or representation not contained in
this PDS may not be relied upon as having been authorised by the
Responsible Entity in connection with the Offer. This PDS supersedes
all preliminary information and other previous communications
in connection with the Offer. All such preliminary information and
previous communications should be disregarded for the purposes of
an investment in relation to the Offer.

PDS availability
This PDS may be viewed online at, or downloaded from,
the Responsible Entity’s website kmpropertyfunds.com/
communityfund. If you access the electronic version of this PDS, you
should ensure that you download and read this PDS in full. A paper
copy of this PDS is available free of charge to any person in Australia
by calling the Responsible Entity on 1300 132 099.

Updated information
The information in this PDS is current as at the issue date but
may change from time to time. Where information that changes
is not materially adverse to Investors, the Responsible Entity will
update this information by publishing changes at
kmpropertyfunds.com/communityfund.
The Responsible Entity may issue a supplementary PDS to
supplement any relevant information not contained in this PDS,
in accordance with its obligations under the Corporations Act.
Any supplementary PDS and updated information should be read
together with this PDS. Alternatively, the Responsible Entity may
replace this PDS from time to time.
A copy of any supplementary PDS, replacement PDS and other
information regarding the Fund will be made available on KM
Property Funds website at kmpropertyfunds.com/communityfund.
A paper copy of any updated information will be given, or an
electronic copy made available, to a person free of charge on request
from the Responsible Entity.

Furthermore, any projections or other estimates in this PDS, including
estimates of returns or performance, are ‘forward-looking statements’
and are based on certain assumptions that may change.
These 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. Actual future events may vary materially
from the forward-looking statements and the assumptions on which
those statements are based. Given these uncertainties, and while the
Responsible Entity has taken steps to verify the statements made
in this PDS, you are cautioned to not place undue reliance on any
forward-looking statements.
Any estimate, forecast, projection, feasibility, cash flow or words of a
similar nature or meaning in this PDS are forward-looking statements
and subject to this cautionary statement.

Past performance information
Where this PDS sets out any past performance in respect of the
Fund, the Fund’s strategy, or other funds or investment vehicles
operated or managed by the Responsible Entity, you must not
interpret that information as a representation about the future
performance of the Fund. Past performance is not a reliable indicator
of future performance.

Illiquid assets
Investors acknowledge that the Fund will invest in Direct Property assets,
which may be illiquid in nature, and on terms described in this PDS.

Cover photograph
The photograph shows 1-5 Riddell Road, Sunbury, Victoria. The Fund
has acquired the building shown in the foreground of the photograph.

Photographs
Any photographs or images in this PDS depict assets of the Fund,
unless otherwise indicated.

Continuous disclosure

Currency

In accordance with ASIC Regulatory Guide 198 Unlisted disclosing
entities: Continuous disclosure obligations, the Responsible Entity
hereby notiﬁes Investors that it will fulﬁl its continuous disclosure
requirements by way of website disclosure which complies with
ASIC’s good practice guidance. Unitholders may access material
information regarding the Fund from the Responsible Entity’s website
at kmpropertyfunds.com/communityfund.

In this PDS any reference to currency, ‘A$’ or ‘AUD’ is to Australian
Dollars, unless otherwise indicated.

Date of information
Unless otherwise speciﬁed, all ﬁnancial and operational information
contained in this PDS is stated as at the date of this PDS. Its delivery
at any time after the date of this PDS does not imply that the
information contained in this PDS is accurate, timely and complete at
any time subsequent to that date.

Forward-looking statements
Certain information contained in this PDS constitutes ‘forwardlooking statements’ that can be identified by the use of forwardlooking terminology such as ‘may’, ‘will’, ‘should’, ‘may’, ‘expect’, ‘aim’,
‘anticipate’, ‘foresee’, ‘estimate’, ‘target’, ‘intend’, ‘likely’, ‘planned’,
‘continue’, ‘potential’, or ‘believe’ or the negatives or other variations
of those words or comparable terminology.

Time
A reference to time in this PDS refers to the time in Melbourne,
Australia.

Glossary
Certain words and expressions used in this PDS are defined in
Section 12 of this PDS.

Questions
Any questions regarding this PDS should be directed to the
Responsible Entity, whose contact details are set out in Section 11.15
of this PDS.
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Fund overview
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Fund overview

The Community and Social Services Property Fund is a
multi-asset, open-ended unlisted property fund that will
focus on investing in assets that provide basic goods and
services to our community. Be it the local doctor,
childcare centre, affordable housing or neighbourhood
convenience and grocery store, these properties meet
the important needs of day-to-day life.
Who should invest in the Fund?

Investment objectives

Investors seeking the following investment objectives:

The Fund’s investment objective is to invest in
community and social services property, A-REITs,
cash and cash-like products.

• stable income derived from property rents;
• regular distributions paid monthly;
• exposure to a growing and diverse property portfolio;
• an investment outlook of at least five years;
• exposure to real estate opportunities that invest in
community and social services; and
• a limited opportunity to withdraw from the Fund.

About the Fund
The Fund aims to provide Investors with regular and
stable income with the potential for capital growth
through an investment in a diverse portfolio of real estate
investments tenanted by operators providing community
and social services.
The income of the Fund comes from rents from the Fund’s
real estate investments and income earned on its other
investments. The income from real estate assets is used
to pay the property expenses, the interest expense on the
Fund’s borrowings, Fund costs and fees and provisions for
future needs including capital improvements. Distributions
are paid to Investors from the net surplus.

Community and social services property covers a wide
range of property sectors including childcare, health,
wellbeing and fitness and neighbourhood retail, just
to name a few. They all, however, have the general
characteristic of providing basic goods and services
to our community and therefore meet the important
needs of our day-to-day life.
Based on the investment objective, the Fund’s targeted
distribution range is in the order of 5.00% and 5.50%
per annum. This is guidance only and is not a forecast
or guarantee. See Section 4.2 of this PDS for more
information on the target distributions.
The Fund is seeking to outperform a total return
benchmark of CPI + 5% per annum.

Investment term and withdrawal
The Fund is open-ended and has no pre-determined
investment term. It is recommended Investors have a
minimum 5-year investment horizon as property should
be seen as a medium-to-long term investment. It is
intended to offer regular capped withdrawal opportunities
commencing on the third anniversary of the Fund.
To assist in providing the regular capped withdrawal
opportunities, the Fund will hold some investments in
A-REITs, cash and cash-like products.
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Key features

1-5 Riddell Road,
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The following table sets out a summary of the key features of the Fund. Investors should read this PDS in its entirety.

Overview
Feature

Summary

Section

Responsible Entity

KM Property Funds Ltd (ACN 164 635 885) is the trustee and responsible entity
of the Fund (‘KM Property Funds’, ‘Responsible Entity’, ‘we’, ‘us’ or ‘our’).

4.1, 10

APIR Code

PLL4517AU

N/A

How to Invest

Investors should read this PDS in full. An Application Form and instructions can
be found attached to this PDS. Alternatively, applications can be made online at
kmpropertyfunds.com/communityfund.

N/A

Minimum investment

The minimum Application Amount per Investor is $10,000. The minimum
additional investment amount is $1,000 (with the exception of further
investments made through a Periodic Investment Plan where the minimum is
$250 per period).

4.2

Units

Units offered under this Offer are ordinary units in the Fund.

4.2

Unit issue price

Units are issued at the Current Unit Value plus any Buy Spread as at the date on
which the Responsible Entity receives a valid and complete application, subject
to a Daily cut-off time of 3.00 pm (Melbourne time). If a valid and complete
application is received prior to 3.00 pm (Melbourne time) on a Business Day,
the applicable Current Unit Value is the Current Unit Value of that Business Day.
Valid and complete applications received after 3.00 pm (Melbourne time) on a
Business Day, or on a non-Business Day, will be processed using the Current Unit
Value of the next Business Day.

4.3

The prevailing Current Unit Value can be found online at
kmpropertyfunds.com/communityfund.
Unit pricing

Current Unit Values are generally calculated for each Business Day (Melbourne
time) and can be found online at kmpropertyfunds.com/communityfund.

Buy Spread/Sell Spread

There is currently no Buy Spread or Sell Spread. The Responsible Entity does not
currently intend to charge a Buy Spread or Sell Spread.

4.3
4.3, 8.2

The Responsible Entity may, however, in its discretion at any time apply a Buy
Spread or Sell Spread or both to the Current Unit Value on an application for
Units or a withdrawal from the Fund if it considers it is in the best interests of
Unitholders as a whole.
Issue of Units

Units will generally be issued (in respect of the receipt of a valid and complete
Application Form and the applicable Application Amount) within ﬁve Business
Days after the receipt of the Application Form and Application Amount
(whichever is later).

4.3

Applications

Any Units issued under this PDS (including Acquisition Units) will be issued on a
fully paid basis at the Current Unit Value.

4.2

RG 46

The Fund is an unlisted registered property scheme about which ASIC expects
additional disclosures of six ‘benchmarks’ and eight ‘disclosure principles’. These
disclosures are set out in Section 4.7 of this PDS.

4.7
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Key features of the Fund
Feature

Summary

Investment objective

The Fund aims to provide Investors with regular and stable income with the
potential for capital growth through an investment in a diverse portfolio of
community and social services property.

Section

1

The Fund is seeking to outperform a total return benchmark of
CPI + 5% per annum.
Investment overview

The Fund is a multi-asset fund investing in community and social services
property, A-REITs, cash and cash-like products.

3

Fund type

An open-ended, multi-class, unlisted and registered unitised property trust. The
Fund consists of multiple sub-trusts which own or will own the real estate assets
held for the sub-trusts by the Custodian.

4.1

Community and social services
assets

The Fund has invested (through three sub-trusts) in four properties valued at
$32.8 million with a weighted average lease expiry of 14.6 years by income and
14.3 years by area. For further details on the Fund structure refer to Section 4.1 of
this PDS. The Initial Property mainly comprises of a combination of childcare and
general medical tenants.

5

The Responsible Entity intends to acquire additional property that meet the
investment strategy of the Fund.
The investment strategy includes property types with tenants providing the
following community or social services:
• childcare and education;
• health, wellbeing and fitness;
• specialist disability, social welfare, affordable or community housing;
• community services; and
• neighbourhood retail.
The Responsible Entity does not intend for the Fund to undertake property
development where the Responsible Entity does not believe that material risks
can be managed or mitigated.
For a detailed overview of the Initial Property and the investment strategy of the
Fund refer to Section 5 of this PDS.
Active management

The Portfolio will be actively managed to ensure investment performance,
property and tenant diversification meet the investment objectives of the Fund.
New real estate assets are expected to be acquired. Some real estate assets
may be marketed for sale to provide liquidity for withdrawals or as part of the
Responsible Entity’s active management strategy. The Fund may also hold some
liquid assets in cash, cash-like products or investments in A-REITs to provide
some liquidity.

3

Term

The Fund is open-ended. This means the Fund does not have an automatic
termination date (other than specific termination events described in the
Constitution) and the Responsible Entity does not intend to operate the Fund only
for a specific duration.

4.2

The Responsible Entity recommends Investors should only consider investing in
the Fund if their investment horizon is five years or longer as property should not
be seen as a short-term investment.
The Responsible Entity intends to offer a recurring limited capped withdrawal
opportunity commencing on the third anniversary of the date of this PDS . For
further details on the limited capped withdrawal opportunity refer to Section 4.3
of this PDS.
Distribution target range

In the initial term of the Fund, being the period ending the day before the third
anniversary date of this PDS (‘Initial Term’), the Responsible Entity is targeting a
distribution range in the order of 5.00% and 5.50% per annum. This is guidance
only and is not a forecast or guarantee.

4.2
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Distributions

The Fund intends to pay distributions on a monthly basis which will be
generally sourced from funds from operations (excluding borrowings) and net
realised capital gains. Distributions will generally be paid on the 12th day of the
following month.

4.2

Additional investments

Distribution reinvestment plan

4.3

The Responsible Entity intends to offer a distribution reinvestment plan. If
offered, Investors may elect to participate and reinvest part or all of their
distributions to acquire additional Units in the Fund at the prevailing Unit price.
Additional investments
Additional investments can be debited from your bank account and added to
your investment in the Fund. The minimum amount for a contribution is $1,000
each time a subsequent investment is made (except if it is made under a Periodic
Investment Plan described below, the minimum additional investment amount is
$250 per period).
Periodic Investment Plan
The Responsible Entity intends to offer a Periodic Investment Plan (on a monthly
or quarterly basis). If offered, moneys can be debited from your bank account
on a periodic basis then added to your investment in the Fund. The minimum
amount for a periodic investment is $250 per period.
Tax deferred

The Responsible Entity anticipates that the Fund’s distributions will contain a
portion that is tax deferred.

Withdrawals

The Responsible Entity does not intend to permit any withdrawals from the Fund
during the Initial Term.

4.2, 9.3
4.3

After the Initial Term, the Responsible Entity intends to permit withdrawals
on a half-yearly basis under the Limited Withdrawal Facility. The applicable
withdrawal price is the Current Unit Value on the last Business Day of the
Withdrawal Period less any applicable Sell Spread. Where a withdrawal request
is accepted by the Responsible Entity, the withdrawal request will be satisfied
and the withdrawal price will be generally paid within 60 days after the end of the
Withdrawal Period. However, under the Constitution, where a withdrawal request
is accepted by the Responsible Entity under the Limited Withdrawal Facility,
the Responsible Entity is generally allowed up to 365 days after the end of the
relevant Withdrawal Period in which to satisfy the withdrawal request.
Withdrawals from the Fund are capped at 5% of the Fund’s net asset value and
may be scaled back, delayed or suspended in certain circumstances, including
where the Fund has insufficient liquidity.
Withdrawal requests are expected to be generally satisfied from the Fund’s cash,
or the realisation of the Fund’s investments in cash-like and A-REIT investment
products.
It is important that Investors read Section 4.3 of this PDS to fully understand the
Fund’s withdrawal arrangements and restrictions.
Cooling-off rights

A cooling-off period of 14 days applies to an initial investment in the Fund by
retail clients.

Reporting

Through our website at kmpropertyfunds.com/communityfund, Investors
will receive:
• Fund updates;
• annual reports;
• periodic and tax statements;
• Unit pricing;
• updated Fund performance information and investment factsheets;
• continuous disclosure notices;
• half yearly RG 46 reports; and
• other announcements.

11.13
4.6
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Managers

The Responsible Entity has appointed KordaMentha Real Estate Pty Ltd
(ACN 121 326 207) as investment manager of the Portfolio (‘Portfolio Manager’
or ‘KordaMentha Real Estate’) to carry out a number of fund, asset and property
administration functions in relation to the Portfolio. The Portfolio Manager is a
related body corporate of the Responsible Entity.

4.1, 10.4,
10.5

The Responsible Entity intends to appoint Accordius Pty Ltd (ACN 128 900 603,
AFSL 321955) as investment manager of the Fund’s investments in cash, cashlike products and A-REITs (‘Cash Manager’ or ‘Accordius’). The Cash Manager is
a related body corporate of the Responsible Entity.
Policies

Valuation
The Responsible Entity intends for the Portfolio to be independently valued at
least once every 24 months with approximately 50% of the Portfolio being valued
annually. However, independent valuations may be undertaken outside of this
frequency if the Responsible Entity believes a property is likely to be subject to a
material increase or decrease in value. Where an independent valuation has not
been done, a directors’ valuation is carried out every six months.

4.3, 4.4,
11.3, 11.4

Gearing
The Fund may borrow to acquire property assets. Gearing will not intentionally
exceed 55% on a look-through basis. If the value of the Fund’s assets fall and
the gearing increases above this level, the Responsible Entity will implement a
strategy to restore the level of gearing to 55% or below.
The Responsible Entity has a target gearing level of between 35% to 49%.
Interest Cover Ratio
Interest is paid on the principal amount of the loan from the earnings of the Fund.
The ratio between earnings and interest is called the ‘interest cover ratio’ (‘ICR’).
The lower the ICR the greater the associated risk.
The Fund expects to maintain the ICR at or above three times (after the Debt
Reduction).
If interest rates increase and the ICR decreases below its target range, the
Responsible Entity may implement a strategy to restore the ICR to its target range.
Updates on the ICR will be available on our website at
kmpropertyfunds.com/communityfund.
Complaints
The Responsible Entity has a complaint handling procedure and is also a member
of an external dispute resolution body.
Conflicts of interest
The Responsible Entity has a conflicts of interest policy in place to ensure that
any related party transaction entered into by the Responsible Entity is on arm’s
length terms and monitored on a regular basis.
Unit Pricing Policy
The Responsible Entity has a Unit Pricing Policy, which sets out how the
Responsible Entity exercises its discretion regarding the setting of Unit prices.
Independent custodian

The assets of the Fund (including the assets of its sub-trusts) are held in the
name of Perpetual Corporate Trust Limited (ACN 000 341 533, AFSL 392673),
which is an independent professional custodian.

11.6
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Key risk factors
Feature

Summary

Section

Risk types

As with most investments, the future performance of the Fund can be inﬂuenced
by a number of factors that are outside the control of the Responsible Entity. The
key risks are discussed in Section 7 of this PDS and include:

7

• General investment risks – including a downturn in general economic and
market conditions, unfavourable movements in interest rates, employment rate
or inﬂation, changes to the law and natural disasters, including terrorist attack,
war or pandemics (e.g. COVID-19).

7.1

• General property investment risks – including the risk that property values
decline, lack of portfolio diversiﬁcation, and the risk that there is a decrease in
Fund income.

7.2

• Specific property and tenancy risks – including risks associated with tenant
default or unexpectedly vacating the property. Circumstances of a tenant or
the tenant’s industry may change including changes in government support,
fees or contributions.

7.3

• Fund risks – including risks associated with debt ﬁnancing, use of
counterparties and gearing, interest rate exposure, legal, taxation and stamp
duty changes, other regulatory changes, and unexpected litigation.

7.4

Fee and other costs
Feature

Summary

Section

Management fee

Up to 0.75% per annum of the Gross Asset Value.1

8.1, 8.2

Performance fee

15% of the Fund’s outperformance over a CPI + 5% benchmark per annum.
The performance fee is assessable annually after the third anniversary of the
Fund’s launch.

8.1, 8.2

Acquisition fees

A once-off acquisition fee of 2.00% of the Initial Property value
(‘Initial Acquisition Fee’).

8.2

For any additional acquisitions, an acquisition fee up to 2.00% of the value of any
Direct Property acquired (whether held directly or through a sub-trust) following
the completion of the relevant acquisition (‘Acquisition Fee’).2
Disposal fee

Up to 1.50% of the sale price of any Direct Property sold (whether held directly or
through a sub-trust).

Other expenses

Other Fund costs and expenses are estimated to be 0.35% of the Gross Asset
Value for the financial year ending 30 June 2022.

Buy Spread/Sell Spread

There is currently no Buy Spread or Sell Spread. The Responsible Entity does not
currently intend to charge a Buy Spread or a Sell Spread.
The Responsible Entity, however, may apply a Buy Spread or Sell Spread or both
to the Unit price if it considers it is in the best interests of Unitholders as a whole.
If the Responsible Entity decides to charge a Buy Spread or a Sell Spread, we will
notify Unitholders in advance. Proceeds of any Buy Spread or Sell Spread are
retained by the Fund.

1

Eligible Investors may be entitled to receive a rebate on a portion of the Management Fee.

2

Eligible Investors may be entitled to receive a rebate on a portion of the Acquisition Fee.

8.2
8.1, 8.2
8.2

Product Disclosure Statement

|

Community and Social Services Property Fund

03

Investment objective

2-8 Botany Drive, Golden Grove, South Australia
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3.1 Investment objective of the Fund
The Fund’s aim is to provide Unitholders with regular and
reliable income, with the potential for capital growth by
investing in a range of community and social services
property.
The Responsible Entity will seek to invest in the following
sectors:
• childcare and education;
• health, wellbeing and fitness;
• specialist disability, social welfare, affordable or
community housing;
• community services; and
• neighbourhood retail.
The Fund will target real estate assets that are
underpinned by leases to tenants who focus on providing
basic goods and services to the community. By their very
nature these are essential goods and services that are
required for the community’s day-to-day needs.
The above list is not exhaustive of the kinds of real estate
assets in which the Fund will acquire an interest. Where
the Responsible Entity is satisfied that a property from an
office, industrial or other sector meets the requirement of
community and social services and the lease has a WALE
of greater than five years, the property can be considered.
To complement the property sector benefits, the Fund
strategy is to:
• invest in assets with experienced operators;
• build diversification by location, usage and tenant;
• acquire property with contracted long lease tenure to
drive regular and reliable income;
• work within the target Gearing range between 35%
to 49%;
• pursue a balanced acquisition policy with established
assets, however, where appropriate, undertake
development opportunities where the Responsible
Entity believes risks can be appropriately managed and
mitigated; and
• actively review the Portfolio and where appropriate,
divest of non-core or sub-optimal assets.
While it is not the current intention of the Responsible
Entity, the Fund may invest in New Zealand property if it is
considered beneficial for Investors.
To facilitate limited withdrawal opportunities described in
this PDS, the Fund will invest in cash, cash-like products
and A-REITs. Cash-like products are investments which
have either a maturity of less than three months or which

could be converted to cash within three months, such
as term deposits, money market securities, bank bills,
certificates of deposit and cash management trusts.
A-REITs are ‘Australian real estate investment trusts’,
which are generally property investment trusts listed
and traded on the Australian Securities Exchange and
the assets of which are predominantly invested (directly
or indirectly) in commercial, industrial or retail sector
property assets.
A feature of the Fund is to offer limited withdraw
opportunities after the Initial Term. Prior to the end of the
Initial Term, the Fund will seek to hold an asset allocation
of the following types of assets and with the following
target asset allocations:
Asset class

Target allocation

Direct Property

90%

A-REITs

7%

Cash or cash-like products

3%

Total

100%

The above target asset allocation is a guide only, and the
actual asset composition of the Fund may vary. The Fund
may have additional cash reserves in anticipation of a
proposed acquisition, or following a disposal of a property,
or where liquid assets have been used to meet withdrawal
requests. The Responsible Entity reserves the right to
change the target allocation in the future.
To achieve the Fund’s investment objective, the
Responsible Entity will:
• actively manage the Portfolio and its relationships with
the tenant and stakeholders to maximise the Portfolio’s
income and capital growth potential;
• engage with the tenants to seek to retain the tenants
beyond their current lease term of the relevant lease;
• ensure the Portfolio is well presented and maintained;
• minimise the operating costs of the Portfolio to improve
net property income;
• actively seek value adding opportunities for the
Portfolio;
• consider, if it is in the Unitholders’ best interests, the
acquisition of additional commercial property adjoining
any real estate assets in the Portfolio; and
• regularly review the Portfolio’s performance to
determine if it is appropriate to market a particular
property for sale in order to maximise returns to
Investors.
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The Fund’s structure

56 Carrington Street, Palmyra, Western Australia
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4.1 Overview of the Fund
The Fund is a unit trust and is a registered managed
investment scheme. The Fund will gain exposure to Direct
Property through a series of special purpose sub-trusts,
which will acquire the beneficial interest in each property.
Investors’ money is pooled and used by the Responsible
Entity on behalf of the Fund to acquire and own the
Portfolio and other assets. The Fund has used debt to
assist in the purchase of the Initial Property. Each Unit
will provide a beneﬁcial interest in the Fund’s net assets,
including the Portfolio.
The Fund was registered with ASIC on 1 December 2021.
Generally, the Fund is governed by the Constitution,
the Compliance Plan and laws relating to the Fund and
the Responsible Entity. The Fund is operated by the
Responsible Entity with oversight by the Compliance
Committee. Information about the Constitution is set
out in Section 11.1 of this PDS and information about the
Fund’s governance arrangements are set out in Section
11.2 of this PDS.

Responsible Entity

Cash Manager
The Responsible Entity intends to appoint Accordius Pty
Ltd (ACN 128 900 603, AFSL 321955) as investment
manager of the Fund’s investments in cash, cashlike products and A-REITs (‘Cash Manager’) under an
investment management agreement. The Cash Manager
is a related body corporate of the Responsible Entity.

Custodian
The Responsible Entity has appointed Perpetual
Corporate Trust Limited (ACN 000 341 533, AFSL 392673)
(‘Custodian’) as the custodian of the Fund under a custody
agreement. The Custodian is an independent professional
custodian.
Each of the sub-trustees of each of the three sub-trusts
has appointed the Custodian to hold the assets of each
sub-trust under separate custody agreements.
The assets of the Fund, and the assets of the sub-trusts,
are held in the name of the Custodian.

KM Property Funds is the responsible entity of the Fund,
and the issuer of this PDS and the Units to be issued
under this PDS.
The board of KM Property Funds comprises ﬁve directors:
three executive directors and two non-executive directors,
including the Chairman. For further information on
KM Property Funds and each director, see Section 10
of this PDS.

Portfolio Manager
The Responsible Entity has appointed KordaMentha Real
Estate Pty Ltd (ACN 121 326 207) as investment manager
of the Portfolio (‘Portfolio Manager’ or ‘KordaMentha Real
Estate’) under an investment management agreement.
Each of the sub-trustees of each of the three subtrusts has also appointed KordaMentha Real Estate to
manage the assets of each sub-trust under investment
management agreements. Under these agreements the
Portfolio Manager is authorised to carry out a number
of fund, asset and property administration functions.
The Portfolio Manager is a related body corporate
of the Responsible Entity and the sub-trustees. The
terms of the investment management agreements
between the Portfolio Manager and each sub-trustee
are on substantially the same terms as the investment
management agreement in respect of the Fund.
216-228 Cowlishaw Street, Greenway, ACT
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Fund structure detail
The Initial Property is held by the Custodian on behalf of the sub-trusts of the Fund. As at the date of this PDS, there are
three sub-trusts, all of the units in each of which are held by the Custodian on behalf of the Responsible Entity as trustee
of the Fund.
The trustee of the sub-trust known as ‘CSS Subtrust 1’ is CSS SPV No. 1 Pty Ltd (ACN 631 270 552), the trustee of the
sub‑trust known as ‘CSS Subtrust 2’ is CSS SPV No. 2 Pty Ltd (ACN 642 981 208) and the trustee of the sub-trust known
as ‘CSS Subtrust 3’ is CSS SPV No. 3 Pty Ltd (ACN 631 354 106).
Each of the sub-trustees of each of these sub-trusts is a related body corporate of the Responsible Entity.
The following diagram shows the Fund, the sub-trusts, the Responsible Entity, the sub-trustees, the assets held by the
sub‑trusts and the Custodian as at the date of this PDS.

Community and Social Services
Property Fund
Responsible Entity:
Custodian:
Registry:
Portfolio Manager:
Cash Manager:

CSS Subtrust 1

CSS SPV No. 1 Pty Ltd
ACN 631 270 552
Custodian: Perpetual Corporate
Trust Limited
Portfolio KordaMentha Real Estate
Manager: Pty Ltd
Trustee:

Sunbury Property

KM Property Funds Ltd
Perpetual Corporate Trust Limited
Boardroom Pty Limited
KordaMentha Real Estate Pty Ltd
Accordius Pty Ltd

CSS Subtrust 2

CSS SPV No. 2 Pty Ltd
ACN 642 981 208
Custodian: Perpetual Corporate
Trust Limited
Portfolio KordaMentha Real Estate
Manager: Pty Ltd
Trustee:

Greenway Property
(‘Flax House’)

CSS Subtrust 3

CSS SPV No. 3 Pty Ltd
ACN 631 354 106
Custodian: Perpetual Corporate
Trust Limited
Portfolio KordaMentha Real Estate
Manager: Pty Ltd
Trustee:

Golden Grove North Property
Palmyra Property

The Responsible Entity may procure the establishment of further sub-trusts to hold real estate assets of the Fund, and may
establish further sub-trustees that are related bodies corporate of the Responsible Entity. Alternatively, further Fund assets
may be acquired and held in the existing sub-trusts.
It is possible that some of the units in a sub-trust of the Fund may be held by persons or entities which are not a related
body corporate, or an associate, of the Responsible Entity. That is, it is possible that during the term of the Fund that third
parties may hold some units in a sub-trust, alongside the Responsible Entity’s holding of units in that sub-trust.
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4.2 The Offer
Overview of the Offer

Acquisition Units

The Offer comprises ordinary units in the Fund at the
Current Unit Value. The Offer will open on 21 February
2022. The proceeds of the Offer will be used to reduce the
Bank LVR to below 49%, meet initial Fund expenses, pay
the Initial Acquisition Fee, redeem the Acquisition Units
on issue (while the Offer remains open) and acquire more
assets in accordance with the strategy of the Fund.

KordaMentha Investments Pty Ltd (ACN 163 035 121) as
trustee of the KordaMentha Investments (PPCC) Trust is
the sole holder of the 17,345,741 Acquisition Units on issue
as at the date of this PDS. For Acquisition Units currently
on issue, Acquisition Units are redeemable at a withdrawal
price of the higher of Current Unit Value at the date of
issue of this PDS and the Current Unit Value (less the Sell
Spread, if any) at the time of redemption. The Current Unit
Value at the time of the issue of this PDS is $1.00 per Unit.

KordaMentha Investments Pty Ltd (ACN 163 035 121) as
trustee of the KordaMentha Investments (PPCC) Trust, a
related body corporate of the Responsible Entity and the
Portfolio Manager, is the sole holder of the Acquisition
Units currently on issue. The purpose of the Acquisition
Units was to partly fund the acquisition of the Initial
Property and establish the Fund, with the remaining
funding provided under a loan from the Bank.
The trustee for the KordaMentha Investments (PPCC)
Trust may continue to hold an investment of up to 10% of
the Units on issue after the conversion of any remaining
Acquisition Units, excluding any Acquisition Units issued
after the date of this PDS.

Application Amounts received under the Offer will be used
(among other things) to fund the ongoing redemption
of the Acquisition Units. Any remaining Acquisition
Units on issue 12 months after the date of this PDS will
automatically convert to ordinary Units.
Except where the Offer is closed, Acquisition Units may
be issued at any time on a fully paid basis at the Current
Unit Value.

Minimum investment

Acquisition of Initial Property

A minimum of $10,000 must be applied for under the
Offer. Applications in excess of $10,000 must be made in
multiples of $1,000.

The Initial Property has been acquired. The Initial Property
was funded by the issue of Acquisition Units and a loan
from the Bank.

The Responsible Entity may waive the minimum
Application Amount requirements at its discretion.

Investment and Units
The Responsible Entity intends to issue Units on a fully
paid basis at the Current Unit Value plus any applicable
Buy Spread.
While the Offer remains open, the Responsible Entity
may at any time in its discretion determine not to accept
applications for Units for a period of time.
In addition, the Responsible Entity may close the Offer at
any time. If the Offer is closed, Units (including Acquisition
Units) will not be issued from the Offer Closing Date.
The Responsible Entity may decide to allow distribution
reinvestment even though applications for Units are
temporarily not accepted or the Offer is closed.

Term of investment
The Fund is open-ended. This means the Fund does not
have an automatic termination date (other than specific
termination events described in the Constitution) and the
Responsible Entity does not intend to operate the Fund
only for a specific duration.
At the end of the Initial Term, the Responsible Entity
intends to offer Investors the opportunity of withdrawal
every six months under the terms of the Limited
Withdrawal Facility.
The Responsible Entity recommends Investors should
only consider investing in the Fund if their investment
horizon is five years or longer as property should not be
seen as a short-term investment.
Withdrawal requests are generally satisfied from the
Fund’s cash and cash-like investments, the realisation of
the Fund’s A-REITs investments or sale of a property.
Given the nature of the Fund, Investors should consider an
investment in the Fund to be a long-term investment.
See Section 4.3 of this PDS for more information on
withdrawals including the Limited Withdrawal Facility.
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Cooling-off rights

Tax deferred

A cooling-off period of 14 days applies to an initial
investment in the Fund by retail clients. See Section 11.13
of this PDS for more information.

Distributions may include tax deferred distributions, which
arise where the net taxable income of the Fund is lower
than the cash distribution amount for the period (e.g. due
to tax deductions arising for capital allowances on assets).

Transferring Units
The Responsible Entity does not intend to offer a
redemption or withdrawal facility for Unitholders in the
Initial Term and therefore an investment in the Fund
should be considered illiquid during this period.
Unitholders will be able to transfer their Units to a third
party in accordance with the Constitution. Transfers will
not be effective until registered by or on behalf of the
Responsible Entity. The Responsible Entity may refuse
to register any transfer of Units. Transfers are subject to
the same ‘Know your Customer’ provisions as set out in
Section 11.10 of this PDS.

Distributions
The Responsible Entity intends that the Fund will make
distributions monthly to Investors who are on the register
at the distribution calculation date.
In the Initial Term, the Responsible Entity is targeting a
distribution range in the order of 5.00% and 5.50% per
annum. This is guidance only and is not a forecast or
guarantee. For risk factors associated with an investment
in the Fund, see Section 7 of this PDS.
Investors who submit an incomplete application to
Registry before the distribution calculation date but do
not complete the application until after the distribution
calculation date will not be eligible for distributions until
the following month.
All distributions will be paid by electronic funds transfer
direct into a nominated Australian bank account or an
account with a ﬁnancial institution (where there is a
branch in Australia). Distributions will not be paid by
cheque. Alternatively, you may elect to have part or all of
your distributions reinvested to acquire additional Units
in the Fund at the prevailing Current Unit Value plus any
applicable Buy Spread.
In accordance with the Constitution, distributions may
include a return of capital, or a portion of the cash
from operations that is available for distribution, and
distributions may be withheld in one period to smooth
distributions and/or provide working capital for future
periods. The Fund is expected to pay distributions
generally sourced from funds from operations (excluding
borrowings) and net realised capital gains.

Tax deferred distributions are not immediately assessable
to Investors when received but are applied to reduce an
Investor’s cost base in their Units. This reduction in cost
base will impact on the calculation of any taxable capital
gain or capital loss on any disposal, redemption or transfer
of the Units.
If the aggregate tax deferred distributions received from
the Fund reduces an Investor’s cost base in the Units to
nil, any further tax deferred distributions received are
assessable as capital gains to the Investor in the income
year they are received.
Investors will be able to identify the categories of
distributions from the annual tax statement which will
be issued by the Responsible Entity each year to assist
Investors in preparing their tax returns.
The Responsible Entity will provide Unitholders each
year with an annual tax statement, which will summarise
the distributions paid/payable in respect of that income
year and the tax components, including any tax deferred
component of that distribution.

4.3 Units, pricing and 			
withdrawals
Issuance of Units
Units are issued at the Current Unit Value plus any
Buy Spread as at the date on which the Responsible
Entity receives a valid and complete application,
subject to a Daily cut-off time of 3.00 pm (Melbourne
time). The Current Unit Value can be found online at
kmpropertyfunds.com/communityfund.
There is currently no Buy Spread or Sell Spread. The
Responsible Entity does not currently intend to charge a
Buy Spread or a Sell Spread.
The Responsible Entity may, however, in its discretion
at any time apply a Buy Spread or Sell Spread or both
to the Current Unit Value on an application for Units or a
withdrawal from the Fund if it considers it is in the best
interests of Unitholders as a whole. If the Responsible
Entity decides to charge a Buy Spread or a Sell Spread,
we will notify Unitholders in advance. Proceeds of any Buy
Spread or Sell Spread are retained by the Fund.
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Further information about the Current Unit Value, and the
Buy Spread and Sell Spread, is set out below.
Units will generally be issued (in respect of the receipt of
a valid and complete Application Form and the applicable
Application Amounts) within ﬁve Business Days. Units
issued under a distribution reinvestment plan are issued
on the day on which the relevant distribution would have
been paid to the Unitholder.

Unit price
Units are issued at the Current Unit Value plus any
applicable Buy Spread as at the date on which the
Responsible Entity receives a valid and complete
application, subject to a Daily cut-off time of 3.00 pm
(Melbourne time). Units will be redeemed at the Current
Unit Value less any applicable Sell Spread on the date
the Units are redeemed. Units issued under a distribution
reinvestment plan are issued at the Unit price as at the
distribution calculation date.
Under the Constitution, the Current Unit Value is the Net
Asset Value (or ‘NAV’) adjusted for amounts (calculated
on a per Unit basis) reflecting the amortised value of
acquisition costs and other costs and expenses not
included as a liability of the Fund. These amounts are
included in the Current Unit Value in addition to the
NAV because they are not included (under accounting
standards) as either assets or liabilities of the Fund.
Acquisition costs include capital raising costs, legal and
other advisory fees, stamp duty, brokerage, taxes and
other costs and expenses associated with buying or selling
assets of the Fund. These acquisition costs will be written
off over a period of typically five years. Any remaining
costs when an asset is sold will be written off immediately
at sale. Where the Fund invests in a Direct Property
asset for less than five years, then the amortisation of
acquisition costs for that investment will be on a pro rata
basis over the shorter life of the investment.
For example, stamp duty costs in respect of an acquisition
of a real estate asset are not normally included in
the valuation of the real estate asset. Further, if the
Responsible Entity intends to sell an asset, the anticipated
sale costs and expenses are not immediately reflected in
the liabilities of the Fund.
Furthermore, some costs and expenses are contingent
and may not be liabilities of the Fund and therefore
not included in the NAV of the Fund (such as future
performance fees). These costs and expenses are
deducted from the NAV to ensure that Investors who
apply for Units subscribe at a fair Current Unit Value,
and Unitholders who withdraw from the Fund receive
a withdrawal price, reflecting their share of these costs
and expenses.

In accordance with the Constitution and its Unit Pricing
Policy, the Responsible Entity will ensure that any Buy
Spread and any Sell Spread does not double-count any
transaction costs included in the Current Unit Value where
to do so would be unfair or inequitable.
Investors should be aware there will be a difference
between the Current Unit Value and the Fund’s net asset
value per Unit. This is because of the adjustment to the
NAV for costs and expenses as discussed above.
The Current Unit Value is calculated for each Business
Day and can be found on the website at
kmpropertyfunds.com/communityfund.
The Responsible Entity has a Unit Pricing Policy in place
in relation to the Fund. In accordance with this policy,
the Responsible Entity seeks to treat Investors fairly and
equitably. Investors may obtain a copy of this policy free of
charge by contacting Investor Services (refer to the back
of this PDS for contact details).

Periodic Investment Plan
The Responsible Entity intends to offer to Investors the
ability to participate in a Periodic Investment Plan that
allows you to add to your investment via direct debit on
a monthly or quarterly basis. The minimum investment
is $250 per period. Funds will be automatically debited
from your nominated bank account at the frequency
you choose.
If you wish to participate in the Periodic Investment Plan,
you must complete the direct debit request form and
agree to be bound by the terms and conditions of the
direct debit request service agreement.
We will debit money from your nominated bank account
generally on the 20th day of each month (as applicable
based on the period you choose). You may be charged
a direct debit failure fee if you do not have sufficient
funds in your bank account at the time a direct debit is
processed. This fee is charged by your bank, not by the
Responsible Entity, and you should contact your bank for
further information.
Units in the Fund will be issued to you with effect
on the Business Day we receive the funds debited
from your account, at the Current Unit Value plus any
applicable Buy Spread as at that day, if we receive the
funds before 3.00 pm Melbourne time on that day. If we
receive the funds after 3.00 pm Melbourne time, or on a
non‑Business Day, the Units will be issued at the Current
Unit Value plus any applicable Buy Spread as at the next
Business Day. Investments are made on the basis of the
PDS (including any supplementary PDS) current at the
date of each investment.
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We reserve the right to suspend, terminate or make
changes to the Periodic Investment Plan at any time.

Buy Spread and Sell Spread
The Buy Spread and Sell Spread are designed to
safeguard Investors at the time of property acquisition
or sale by ensuring that the expense of buying and
selling assets is borne fairly by those who invest in or
withdraw from the Fund over time. The Buy Spread and
Sell Spread aim is to ensure that each Investor shares
in the estimated transaction costs associated with their
investment decision to either enter or exit the Fund (such
as agent fees, legal fees, stamp duty and taxes).
The amount is:
• in the case of a Buy Spread, an extra cost applied to
Investors on entry to the Fund;
• in the case of a Sell Spread, an extra cost applied to
Investors on exit from the Fund;
• retained in the Fund to cover the transaction costs
described above; and
• not applied to the reinvestment of distributions.
The Buy Spread and the Sell Spread affect the amount
the Investor pays to acquire an interest in the Fund and
the amount the Investor receives on redeeming their
interest in the Fund. The issue price (the price at which
a Unit may be acquired) is calculated by adding the
applicable Buy Spread to the prevailing Current Unit Value.
The withdrawal price (the price at which a Unit may be
redeemed) is calculated by subtracting the applicable Sell
Spread from the prevailing Current Unit Value.
The Buy Spread and the Sell Spread is set by the
Responsible Entity and may change as a result of changes
in the underlying transaction costs incurred by the Fund.
At the time of this PDS, there is currently no Buy Spread
or Sell Spread. The Buy Spread and the Sell Spread is
reviewed on a regular basis. The Buy Spread and Sell
Spread may be charged by the Responsible entity when
the Responsible Entity considers it appropriate e.g. leading
up to the commencement of the Limited Withdrawal
Facility. The Buy Spread and the Sell Spread (if applicable)
will not be paid to the Responsible Entity, but rather is
retained in the Fund. If a Buy Spread or a Sell Spread
is applied, the Responsible Entity will ensure that the
estimated costs included in it do not result in any doubleup with the adjusted costs and expenses already included
in the Current Unit Value.
If applied, the Buy Spread and the Sell Spread can
be found by visiting our website at
kmpropertyfunds.com/communityfund.

Limited Withdrawal Facility
The Responsible Entity does not intend to permit any
withdrawals from the Fund during the Initial Term.
After the Initial Term, while the Fund is ‘liquid’ within the
meaning of that term under the Corporations Act, the
Responsible Entity intends to permit withdrawals on a
half-yearly basis, being 31 March and 30 September each
year (‘Withdrawal Period’). The applicable withdrawal
price is the Current Unit Value on the last Business Day
of the Withdrawal Period (‘Withdrawal Date’) less any
applicable Sell Spread.
The amount available for withdrawal in respect of each
Withdrawal Period will be subject to available funds, and
capped at the following amounts (‘Withdrawal Cap’):
• 5% of the Fund’s net asset value (‘NAV’) when the NAV
is less than $100 million; and
• $5 million when the NAV is equal to or greater than
$100 million.
The Responsible Entity however in its discretion may vary
the Withdrawal Cap.
Withdrawal requests are generally satisfied from the
Fund’s cash, or the realisation of its investments in cashlike products or A-REITs investments.
Investors may submit withdrawal requests in a Withdrawal
Period at any time prior to 3.00 pm (Melbourne time) on
the Withdrawal Date for that Withdrawal Period. On the
Withdrawal Date, the Responsible Entity will accept valid
withdrawal requests provided there are available funds
and the aggregate amounts requested is less than the
Withdrawal Cap, and will do so on a ‘first-in’ basis in the
order of receipt at the Responsible Entity’s determination.
Withdrawal requests may be scaled back, or the Limited
Withdrawal Facility may be delayed, suspended or
cancelled in certain circumstances, including where the
Fund has insufficient liquidity or if it would not be in the
best interests of Investors as a whole for liquidity to be
offered.
The Responsible Entity will determine the amount (if
any) available to satisfy withdrawals and will publish this
amount on the Fund’s website at kmpropertyfunds.com/
communityfund on each Withdrawal Date.
Any withdrawal request submitted during a particular
Withdrawal Period which is not accepted by the
Responsible Entity, either in whole or in part, automatically
rolls over to the following Withdrawal Period unless the
Investor requests, or the Responsible Entity determines,
otherwise. Any withdrawal requests rolled over to the
next Withdrawal Period have priority to the withdrawal
requests received during the next Withdrawal Period (and
will also retain their order of priority among themselves).
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If withdrawal requests submitted are regularly higher than
the Withdrawal Cap, the Responsible Entity may but is not
obliged to, increase the Withdrawal Cap from time to time.
To provide additional liquidity, the Responsible Entity may
sell one or more properties, raise equity, take on additional
debt or undertake a combination of measures to increase
available funds.

Indirect Investors

As the amount available to meet withdrawal requests in
a Withdrawal Period is limited, it is important that any
Investor wishing to make large withdrawals from the
Fund provides the Responsible Entity with adequate prior
notice, otherwise scale backs may need to be applied.

Where the Fund is not ‘liquid’ within the meaning of that
term under the Corporations Act, the Limited Withdrawal
Facility will not be available and the Responsible Entity
will not be permitted to accept any withdrawal requests.
Rather, withdrawals from the Fund may be only permitted
in response to any withdrawal offer made by the
Responsible Entity in accordance with Part 5C.6 of the
Corporations Act and the Constitution.

In respect of each Withdrawal Period, the Responsible
Entity will aim to satisfy the withdrawal request
and pay with the withdrawal price in respect of all
accepted withdrawal requests within 60 days after
the Withdrawal Date. However, under the Constitution,
the Responsible Entity will have up to 365 days after it
accepts a withdrawal request to satisfy the withdrawal
request, if needed, or such longer period specified in the
Constitution, and a further 21 days to pay the withdrawal
price once the units are redeemed.
Withdrawal requests must be made by completing and
lodging a Withdrawal Request Form which is available by
contacting the Responsible Entity or Registry.

Suspension or variation of withdrawals
Notwithstanding the above, withdrawals may be
suspended in certain circumstances including:
• if the processing of all withdrawal requests would
compromise the operation of the Fund;
• if it is impracticable or impossible for the Responsible
Entity to calculate the Current Unit Value; or
• when the Responsible Entity otherwise determines it to
be in the best interests of all Investors.
In addition, the Responsible Entity must at all times
ensure Investors are not unfairly treated by any
withdrawal facility offered (whether the Limited
Withdrawal Facility or a withdrawal offer under the
Corporations Act). Subject to the Corporations Act and
the Constitution, the Responsible Entity may therefore
vary the terms and conditions of any withdrawal facility
to ensure the fair and equal treatment of all Investors.
Any suspension or variation of the withdrawal facility
is communicated to Investors on KM Property Funds
website at kmpropertyfunds.com/communityfund.

The above information about withdrawals from the Fund
applies to the operator of the Platform and not the Indirect
Investor. Indirect Investors should consult their Operator
about withdrawals from the Fund.

Where the Fund is not liquid

4.4 Capital management
Debt ﬁnance
The Fund has acquired the Initial Property with a
combination of Acquisition Units and debt.
The Debt Facility Limit is $17.10 million and is fully drawn,
being 52.1% of the most recent Bank-approved valuation
of the Initial Property. The Responsible Entity is required to
pay down the Debt Facility to $16.40 million, being a Bank
LVR of 50.0%.
The Responsible Entity intends to apply a part of the
capital raising proceeds under the Offer to reduce the
borrowing to $13.13 million, a reduction of $3.98 million
(‘Debt Reduction’), equating to a 40.0% Bank LVR.
The Debt Facility is secured by mortgages over the Initial
Property and a general security over the assets of the
Fund. Further details of this loan are set out below in this
Section and in Section 11.8 of this PDS.
Initial borrowings are structured on an interest-only basis.
The principal is not due to be repaid until the end of the
loan term. The loan term is for five years and matures on
30 April 2026.
Interest payments will be paid from income generated by
the Initial Property. On maturity, the loan is anticipated to
be reﬁnanced or repaid from proceeds from the sale of
the Initial Property.
It is the Fund’s policy to use borrowing to assist in the
acquisition of further property assets.
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Gearing

Interest Cover Ratio

The amount of debt the Fund has borrowed divided by the
GAV is referred to as ‘gearing’ (‘Gearing’). Gearing both
increases the potential returns to Unitholders, as well as
potential losses. The higher the Gearing, the greater the
potential risk.

Interest is paid on the principal amount of the loan from
the earnings of the Fund. The ratio between earnings and
interest is called the ‘interest cover ratio’ (‘Interest Cover
Ratio’ or ‘ICR’).

The Gearing Ratio and Interest Cover Ratio (see below)
both indicate 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 property value.
The repayment of loan principal and interest ranks ahead
of Investors’ equity in the Fund and payment of interest
on borrowings must be funded before any distributions to
Investors. As a result, the borrowing terms and conditions
are important factors to consider.
The Responsible Entity has a target Gearing level
of between 35%-49% on a look-through basis. The
Responsible Entity will not intentionally use borrowings
to cause the Gearing to exceed 55%. If the value of the
Fund’s assets fall and the Gearing increases above this
level, the Responsible Entity will implement a strategy to
restore the level of Gearing to 55% or below.
The risks associated with gearing are further set out in
Section 7.4 of this PDS.

Gearing Ratio
The Gearing Ratio at the date of this PDS is 51.7%, and
37.4% assuming the Debt Reduction has occurred, using
the following formula (and based on the Fund’s latest
financial statements as at the date of this PDS):


Total interest-bearing liabilities

Gearing Ratio =
Total assets

Under the Debt Facility, the Bank’s gearing requirements
differ to the above Gearing Ratio as the Bank adopts a
loan‑to-valuation ratio covenant instead (i.e. the ‘Bank
LVR’). The Bank LVR is estimated to be 52.1% as at the
date of this PDS reducing to 40.0% following the Debt
Reduction. The debt covenant requires the Bank LVR to
remain under 60%. The Bank LVR is calculated by dividing
the Debt Facility Limit by the Bank-approved valuation of
the Portfolio, with the result expressed as a percentage.
It does not take into account other assets and liabilities
which are included in the Gearing Ratio. For further
information on the Bank LVR refer to Section 11.8 of
this PDS.
A copy of the gearing policy and interest cover ratio policy
can be obtained by contacting the Responsible Entity.

Based on the Initial Property, the Responsible Entity
has determined the ICR under the Debt Facility is
estimated to be 3.0 times at the date of this PDS
using the following formula.

Interest Cover Ratio =

EBITDA – unrealised gains
+ unrealised losses
Interest expense

As the Initial Property and Debt Facility have not been
in place for 12 months as at the date of this PDS, the
Responsible Entity has estimated the inputs in its
calculation of the ICR based on information available to
the Responsible Entity as at the date of this PDS. The
EBITDA (earnings before interest, tax, depreciation and
amortisation), straight-lining of rentals and interest
expense used in the calculation are based on a number of
assumptions.
The ICR measures the ability of the Fund to meet its
interest payments on borrowings from its earnings. The
ICR is therefore an indicator of the Fund’s financial health.
The lower the ICR the greater the associated risk of the
Fund not being able to meet interest payments from
earnings.
After the Debt Reduction, the Responsible Entity expects
to maintain the ICR at or above 3.0 times. If interest rates
increase and the ICR decreases below its target range, the
Responsible Entity may implement a strategy to restore
the ICR to its target range. See Section 11.8 of this PDS for
more information.

Interest rate management
The Responsible Entity intends to actively manage
interest rate risk in order to reduce interest expense
volatility as part of its capital management strategy.
The Responsible Entity has an interest rate capital
management strategy that it will regularly review.
Under the interest rate capital management strategy,
the Responsible Entity may enter into interest rate
arrangements to assist in managing the Fund’s
exposure to interest rate movement.
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The initial interest rate capital management strategy
includes:
• after the Debt Reduction, retaining up to 50% of the
Reduced Debt Facility Limit on a variable interest rate;
• entering into market rate loan range advantage
arrangements, under which interest rate movements
will be limited within a specified range;
• entering into fixed interest loans arrangements;
• entering into interest rate swap arrangements;
• entering into any of the above three arrangements
on an agreed future date (i.e. a ‘forward start’
arrangement); or
• entering into combinations of any of the above
strategies.
At the date of this PDS the Debt Facility Limit is at the
prevailing floating interest rate. The Responsible Entity
expects to enter into interest rate arrangements in the
coming months.
Any changes to the Fund’s hedging arrangements will
be communicated to Investors on KM Property Funds’
website at kmpropertyfunds.com/communityfund.
The Responsible Entity intends to review the interest rate
arrangements for the Fund from time to time and may
change the interest rate arrangements in the future in
order to manage the Fund’s ongoing interest rate risk.

Valuations and Valuation Policy
The Responsible Entity has, and complies with, a
Valuation Policy for the Fund. The Responsible Entity
has a Valuation Policy that describes the processes
involved to ensure that the Fund’s real estate assets are
properly valued in a manner appropriate to the nature
of the asset. This includes the frequency of valuation
and the appointment of independent valuers for the
Direct Property.
The policy requires only valuers who have appropriate
qualifications and experience to be appointed. It also
contains procedures for rotating valuers and for related
party transactions.
The Valuation Policy requires:
• any valuer be independent and appropriately licensed;
• the rotation and diversity of valuers; and
• procedures for dealing with any conﬂicts of interest.
The Responsible Entity intends that, commencing
30 June 2022, the Initial Property will be on a rolling
schedule independently valued no less than every two
years by a qualiﬁed valuer.

The Responsible Entity may have a property
independently revalued within two months when the
Board believes there has been a signiﬁcant change in
the value or it is required under the Debt Facility. The
Responsible Entity will obtain an independent valuation
before the purchase of a new real estate asset. The
valuation is obtained on an ‘as is’ basis (except, where the
Fund acquires development property, on an ‘as is’ and ‘as
if complete’ basis).
Where an independent valuation has not been
undertaken, an internal valuation undertaken by the
Responsible Entity’s directors is carried out every
six months.
Both internal and independent valuations may be adopted
for the purposes of statutory and financial reporting or to
advise Investors of the current market value of a property.
Investors should be aware that valuation changes may
materially change the Current Unit Value favourably or
unfavourably.
In practice, independent valuations are generally
conducted annually for each of KM Property Funds’
registered managed investments schemes (including
the Fund), or at such other times required by a fund’s
financier. An internal valuation is generally undertaken at
each other reporting date (i.e. 30 June and 31 December)
when an independent valuation does not occur.
A copy of the Responsible Entity’s Valuation Policy can be
obtained by contacting the Responsible Entity.

Net Tangible Assets
The Net Tangible Asset (‘NTA’) calculation can help
Investors understand the value of the assets and the risks
of the investment.
The NTA is calculated as the total assets of the Fund,
minus any intangible assets, less all liabilities. The NTA
per Unit is calculated in accordance with the following
formula (and based on the Fund’s latest financial accounts
at the date of this PDS):
 Net assets – intangible assets +/- other adjustments
NTA =
Number of Units on issue
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4.5 Related party transactions
The Responsible Entity:
• must act in the best interests of its Unitholders and
meet its other ﬁduciary obligations;
• will act on a commercial arm’s length basis at all times,
particularly if the counterparty to a transaction is a
related party; and
• must comply with all other applicable legal and
regulatory requirements.
KordaMentha Investments Pty Ltd (ACN 163 035 121) as
trustee of the KordaMentha Investments (PPCC) Trust
is the sole holder of the Acquisition Units. The purpose
of the Acquisition Units was to assist with funding the
acquisition of the Initial Property and the establishment
of the Fund. The remaining funding was provided under a
loan from the Bank.
The Acquisition Units are to be redeemed using funds
raised under this PDS and the Offer.
A related body corporate of the trustee of the
KordaMentha Investments (PPCC) Trust, KM Custodians
Pty Ltd, is the sole owner of the Responsible Entity.
The Responsible Entity has a written policy with regard to
related party transactions and complies with this policy.
The policy covers, amongst other things, the assessment
and approval process for related party transactions, how
these transactions are documented and monitored, as
well as how the risk of any actual or perceived conﬂict of
interest is managed. Information about the written policy
can be found in Section 11.3 of this PDS.
For more detail on the Responsible Entity’s policy and
procedures for related party transactions, please contact
the Responsible Entity. Information about the risks of
related party transactions can be found in Section 7.4 of
this PDS.
In accordance with its powers under the Constitution,
the Responsible Entity has appointed a related body
corporate, KordaMentha Real Estate, as investment
manager of the Portfolio, to provide fund and asset
administration services in relation to the Portfolio. These
services will include asset sourcing and disposal, funds
administration, Portfolio reporting, compliance-related
services, management of external service providers
to the Portfolio and accounting-related services. The
appointment will be able to be terminated on six months’
notice from either party (or such lesser agreed notice
period). The appointment will be consistent with the
Responsible Entity’s Related Party and Conflicts of
Interest Policy, and the performance of the Portfolio
Manager will be monitored in accordance with the terms
of the investment management agreement.

To manage the cash, cash-like and A-REIT investments
of the Fund, the Responsible Entity intends to appoint a
related body corporate, Accordius, to provide investment
management services in relation to these investments
of the Fund. These services may include investment
advice, the acquisition and disposal of cash-like and
A-REIT investments, reporting services, and compliancerelated and accounting-related services. It is intended
that the appointment will be able to be terminated on
30 days’ notice from either party (or such lesser agreed
notice period). The appointment will be consistent with
the Responsible Entity’s Related Party and Conflicts of
Interest Policy, and the performance of the Cash Manager
will be monitored in accordance with the terms of the
investment management agreement.
The Responsible Entity has policies and processes in
place to manage the risk of any actual or perceived
conﬂict of interest as a result of a related party
transaction.
The terms of appointment or proposed appointment of
the Managers are in the opinion of the Responsible Entity,
having regard to those policies and processes, reasonable
in the circumstances as if the Responsible Entity and the
Managers had been dealing at arm’s length.
The fees for the Portfolio Manager’s services will be payable
out of the Responsible Entity’s own fee entitlements and
resources. The value of the fees will not exceed the value
of the Responsible Entity’s own fee entitlements. There
will not be an additional charge to the Fund in respect of
the appointment of the Managers, unless the Portfolio
Manager undertakes additional work that would have
been performed by another agent of the Fund, such as a
real estate agent. Any remuneration will be determined
at the relevant time of appointment and will be at normal
commercial rates and on arm’s length terms.
The fees for the Cash Manager’s services will be payable
out of assets of the Fund. The aggregate portfolio and
administration fees of the Cash Manager are estimated to
be approximately 0.40% per annum of the gross value of
the investments in Fund assets under the Cash Manager’s
management, comprising the following:
A-REIT

up to 0.75% per annum of gross
value of the A-REIT portfolio

Cash equivalent

0.375% per annum of gross value of
the cash equivalent portfolio

Cash

No fee

The Cash Manager’s proposed appointment is considered to
be at normal commercial rates and on arm’s length terms.
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There are currently 17,345,741 Acquisition Units on issue
and they are redeemable at a withdrawal price of the
higher of Current Unit Value at the date of this PDS and
the Current Unit Value (less the Sell Spread, if any) at
the time of redemption.
Application Amounts received under the Offer will be
used (among other things) to fund the payment of the
Initial Acquisition Fee and the ongoing redemption of
the Acquisitions Units.
Where Acquisition Units are redeemed, the trustee
of the KordaMentha Investments (PPCC) Trust as holder
of the Acquisition Units may in its discretion direct the
Responsible Entity to retain part of its withdrawal proceeds
for the beneﬁt of a third party applicant for Units.

4.6 Unitholder communication
and obtaining other
information before making
a decision
Visit our website kmpropertyfunds.com/communityfund
for further information on the Fund, including:
• Fund updates;
• annual reports;
• periodic and tax statements;
• Unit pricing;
• updated Fund performance information and
investment factsheets;
• continuous disclosure notices;
• half yearly RG 46 reports; and
• other announcements.
You will be notified by email if material information
about the Fund (except Current Unit Values calculated
for each Business Day) is uploaded on the webpage
described above or if information about your investment
in Fund is uploaded on Investor log-on portal accessed at
kmpropertyfunds.com.
It is recommended you obtain and review such
information before you invest. Alternatively, you can call
KM Property Funds on 1300 132 099 to receive a copy of
the requested information free of charge.

216-228 Cowlishaw Street, Greenway, ACT
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4.7 Summary of ASIC disclosure principles and benchmarks
ASIC has established eight disclosure principles and six benchmarks that responsible entities of unlisted property schemes
are required to disclose against. These principles and benchmarks are set out in ASIC Regulatory Guide 46 Unlisted
property schemes: Improving disclosure for retail investors (‘RG 46’).
These disclosure principles were introduced to help Investors to understand the key characteristics of unlisted property
schemes and assess associated risks by clarifying the disclosure requirements of the law.
The Responsible Entity aims to provide clear, concise and effective disclosure in this PDS.
The table below summarises the information required under RG 46 and provides a PDS cross reference for more detailed
information in relation to the relevant benchmarks and disclosure principles. Information about associated risks can be
found in Section 7 of this PDS.

Benchmarks and Disclosure Principles
Details
Gearing policy and gearing ratio

The Fund meets this benchmark.

Benchmark 1 addresses whether
the Responsible Entity maintains
and complies with a written
policy on gearing at an individual
credit facility level.

The Responsible Entity has adopted and complies with a gearing policy that
governs the level of gearing at an individual credit facility level.

Disclosure principle 1 addresses
disclosure of the Gearing Ratio of
the Fund, the calculation of the
ratio and its explanation.

Section

4.4

The Responsible Entity estimates the Fund’s Gearing Ratio as at the date of
this PDS is 51.7%.
The Debt Facility has a Bank LVR covenant of 60%.
The initial Bank LVR is estimated to be 52.1% at the date of this PDS.
The calculation of the Gearing Ratio is in accordance with ASIC guidelines.

Interest cover policy and
interest cover ratio
Benchmark 2 addresses
whether the Responsible Entity
maintains and complies with
a written policy on the level of
interest cover at an individual
credit facility level.
Disclosure principle 2 addresses
disclosure of the Interest Cover
Ratio of the Fund, the calculation
of the ratio and its explanation.

The Fund meets this benchmark.

4.4

The Responsible Entity has adopted and complies with an Interest Cover Ratio
policy that governs the level of interest cover at an individual credit facility level.
Based on the Initial Property and before the Debt Reduction, the Responsible
Entity has determined the ICR for the Fund is estimated to be 3.0 times at the
date of this PDS3. This compares favourably to the Debt Facility’s ICR covenant of
2.00 times.
The calculation of this ratio is in accordance with ASIC guidelines.

Interest capitalisation

The Fund meets this benchmark.

Benchmark 3 addresses
whether the interest expense of
the Fund is not capitalised.

It is not the intention of the Responsible Entity to capitalise interest expenses of
the Fund.

11.8

The interest expenses from the Debt Facility incurred by the Fund will not be
capitalised.
Scheme borrowing

The Fund has borrowed $17.10 million from the Bank under the Debt Facility.

Disclosure principle 3 addresses
disclosure of the Fund’s
credit facilities, including
the circumstances in which
credit facility covenants will be
breached.

As part of the successful capital raising, the Debt Facility Limit is expected to be
reduced to $13.13 million.

4.4, 11.8

The initial borrowings are structured on an interest only basis. The current loan
term expiry date is 30 April 2026.
Amounts owing to lenders and other creditors of the Fund rank before a
Unitholder’s interests in the Fund.

Portfolio diversification
Disclosure principle 4 addresses
disclosure in relation to
the Fund’s direct property
investment portfolio, including
specific information about
development assets.

3

The Fund owns an interest in four properties. The Fund intends to acquire
additional real estate. Information about the Initial Property and the investment
strategy regarding the acquisition of additional properties is set out in Section 5
of this PDS.

5

The ICR is based on the Responsible Entity’s calculation of the EBITDA and interest costs annualised estimates prior to the Debt Reduction occurring.
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Valuation policy

The Fund meets this benchmark.

Benchmark 4 addresses
whether the Responsible Entity
maintains and complies with
a written valuation policy that
requires a number of matters
including requirements in
relation to valuers, procedures
to deal with conflicts of interest
and the attainment of valuations
(including independent
valuations).

The Responsible Entity has adopted and complies with its Valuation Policy. The
Responsible Entity is required to have 50% of the Portfolio independently valued
annually under its Valuation Policy.

Related party transactions

The Fund meets this benchmark.

Benchmark 5 addresses
whether a 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
conflicts of interest.

The Responsible Entity has adopted, complies with and makes available its
Related Party and Conflicts of Interest Policy.

4.4

Other aspects of the Valuation Policy are set out in Section 4.4 of this PDS.

4.5, 11.3

Disclosure principle 5 addresses
disclosure about related party
transactions.
Distribution practices

The Fund meets this benchmark.

Benchmark 6 addresses
whether the Fund will only
pay distributions from its cash
from operations (excluding
borrowings) available for
distribution.

The Responsible Entity expects that all distributions are sourced from
realised income.

4.2

Disclosure principle 6 addresses
where distributions are sourced
from and whether forecast
distributions are sustainable.
Withdrawal arrangements

No withdrawal offer is anticipated in the first three years of the Fund.

Disclosure principle 7 addresses
disclosure of the withdrawal
arrangements within the Fund
and risk factors that may affect
the Unit price on withdrawal.

The Fund intends to process withdrawals on a half yearly basis under the Limited
Withdrawal Facility. The applicable withdrawal price is the Current Unit value
less any applicable Sell Spread and the withdrawal request will be satisfied and
the withdrawal price will be generally paid within 60 days after the end of the
Withdrawal Period. However under the Constitution, the Responsible Entity has
up to 365 days, or such further extended period set out in the Constitution, to
satisfy the request, and a further 21 days to pay the withdrawal price once the
units are redeemed.

4.3

Withdrawals under the Limited Withdrawal Facility from the Fund are capped at
5% of the Fund’s net asset value (or NAV) and may be scaled back, delayed or
suspended in certain circumstances, including where the Fund has insufficient
liquidity.
Withdrawal requests are generally satisfied from the Fund’s cash, or the Fund’s
investments in cash-like products or A-REITs.
Net Tangible Assets
Disclosure principle 8 addresses
disclosure of the Net Tangible
Asset (or ‘NTA’) backing per Unit
in pre-tax dollars.

The Net Tangible Asset backing of the Fund is $0.90 per Unit at the date of
this PDS.

Updates about any material changes to the matters listed in this table will be provided at
kmpropertyfunds.com/communityfund.

4.4
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05

Initial Property portfolio
and acquisition strategy

2-8 Botany Drive, Golden Grove, South Australia
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5.1 Overview
The Initial Property portfolio comprises four properties located in Victoria, South Australia, Western Australia and the
Australian Capital Territory, as described in the table below:
Snapshot

Sunbury Property, VIC

Greenway Property, ACT

Golden Grove North
Property, SA

Palmyra Property, WA

Status

Settled

Settled

Settled

Settled

Title

Freehold

Leasehold

Freehold

Freehold

Main tenant (and
percentage of portfolio
income)

Beginnings Early
Learners (18.0%)

Cubs Corner Early
Learning (24.5%) and
Ochre health (9.7%)

Nido Early School
(21.5%)

Nido Early School
(18.3%)

Ownership (%)

100%

100%

100%

100%

$7.05 million

$9.75 million

$9.00 million

$7.00 million

Acquisition date

22 June 2018

22 April 2021

13 October 2021

13 December 2021

Independent valuation date

5 October 2021

7 December 2020

2 September 2021

9 September 2021

Market capitalisation rate

5.25%

7.10%

5.00%

5.45%

Occupancy (%)

100%

97.2%

100%

100%

WALE (income)

17.3 years

9.1 years

19.9 years

20.0 years

NLA (sq.m)

1,007

1,897

843

769

Property value
4

4

Sunbury Property was a development project undertaken by KM Property Funds for the Fund prior to this Offer. The acquisition date reflects the practical
completion date of the project.

The Initial Property portfolio is valued at $32.8 million,
with a weighted average capitalisation rate of 5.77%.
The Initial Property portfolio is 98.8% occupied (it has
one vacancy covered by a rental guarantee) and has a
weighted average lease expiry (or ‘WALE’) of 14.6 years by
income and 14.3 years by area.

Income Diversification by Tenant Type
Retail

Vacant

Office

2% 1%

Medical

5%
10%

The following charts provide a graphical representation
of the current portfolio by value and income, the income
profile paid by tenant type, and the lease expiry profile by
current income.

82%
Childcare

Diversification by Property Value and Income
%
45.0

Lease Expiry Profile by Income
Value

Income

42.2

%
45.0

40.0

40.0

35.0

35.0

29.7

30.0

30.0

27.4

25.0

24.5

25.0

21.5
20.0

39.8

21.5

21.3
18.3

18.0

20.0

15.0

15.0

10.0

10.0

5.0

5.0

18.0

6.9

0.0

VIC

ACT

SA

WA

0.0

3.2
0.0

4.7
2.8
0.0

0.0

0.0

0.0

0.0

0.0

2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 2032 2033 2039 2041
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5.2 Property descriptions
1-5 Riddell Road, Sunbury, Victoria

The Sunbury Property is zoned ‘Mixed Use’ zone.
The zoning aims to:

Sunbury is located 39 km north-west of Melbourne’s
central business district. At the 2016 census, Sunbury
had a population of 36,084. 1-5 Riddell Road, Sunbury
(‘Sunbury Property’) is situated at the corner of Riddell
Road and Horne Street, Sunbury. The Sunbury Property
site is shown in the map below.
The Sunbury Property was developed by KM Property
Funds and was completed in early 2019.
Z
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AB

• provide for a range of residential, commercial,
industrial and other uses which complement
the mixed-use function of the locality;
• to provide for housing at higher densities; and
• to encourage development that responds to the existing
or preferred neighbourhood character of the area.

216-228 Cowlishaw Street, Greenway, ACT
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Recreation
Reserve

1-5 Riddell Road
Sunbury

The building known as ‘Flax House’ is a prominent,
free-standing commercial property providing 1,897 sq.m
of NLA across two levels in the heart of the growing
Tuggeranong Town Centre. It is located at 216-228
Cowlishaw Street, Greenway (‘Greenway Property’), and is
shown on the location map below.
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216-228 Cowlishaw Street
Greenway
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Adjoining the site is an Anytime Fitness and commercial
properties used by lawyers and accountants. Opposite the
site is a McDonald’s Family Restaurant, Subway and other
uses. Opposite the site on Riddell Road is Sunbury College.
The site is approximately 600 metres from the Sunbury
Train station and Sunbury Square Shopping Centre.
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Improvements on the site comprise a two level child care
centre, licenced for approval for 122 places. The ground
level provides a total of seven children’s play rooms,
together with appropriate amenities for the operation of a
modern childcare centre. Each play room provides direct
access to the external play area. The first level is accessed
via an internal staircase, and provides office facilities,
a staff room and laundry facilities. On-site parking is
provided for 26 vehicles.

H
AT

The Sunbury Property is leased to J&M Early Learning
Pty Ltd, on an initial 20 year lease, with two further option
terms of 10 years each. The childcare centre trades as
‘Beginnings Early Learners’ and commenced operations
in 2019.
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Tuggeranong is one of Canberra’s six established Town
Centres providing an estimated 148,979 sq.m office
accommodation, in addition to significant retail and leisure
amenity for over 85,154 residents in the Tuggeranong
Valley. Services Australia administers Centrelink,
Medicare, and Child Support on behalf of the Australian
Government amongst other welfare initiatives from the
Tuggeranong Town Centre, employing approximately
6,000 staff and occupying over 100,000 sq.m of office
space in close proximity to Flax House.
The majority of the building is occupied by a child care
centre with this income well supported by medical, office
and retail tenants.
Greenway Property was acquired by the Fund on
22 April 2021.
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• Jindebah Café: an all Australian family owned company
with three generations now involved in growing,
roasting and coffee sales. Jindebah has been an
occupant at Flax House for over five years.

2 Botany Drive
Golden Grove

DR

• Octec Limited: a leader in assisting people and their
communities to provide early pathways to employment
and to help individuals adjust to changing employment
conditions; and

NORTH

RD
GA
AS

• Ochre Health: Ochre Health is a leading provider of
healthcare to rural, regional and urban communities
around Australia. They operate a network of over
50 medical centres across five states and territories
and have partnered with more than 300 doctors.
They also work with hospitals and medical practices
throughout Australia and New Zealand to source
and place locum and permanent doctors across
a wide range of specialties.

The ‘Nido Early School’ in Golden Grove North is located
at 2-8 Botany Drive, Golden Grove (‘Golden Grove North
Property’), approximately 22 km north east of the Adelaide
CBD. The childcare centre is located within an established
suburb approximately 200 metres from the Golden Grove
Primary School. The property is well connected to local
main roads, and a large residential catchment.

GO

• Cubs Corner Early Learning: Cubs Corner Early Learning
commenced trading in 2018. The centre is licensed
for up to 120 children and provides a wide arrange of
facilities including a commercial kitchen, indoor and
outdoor play spaces as well as all usual amenities.

2-8 Botany Drive, Golden Grove,
South Australia
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Flax House was fully refurbished in 2018, with over
$3 million spent on capital upgrades to reposition and
release the building. Following the refurbishment, the
property has been leased to the following tenants:

NT
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The Nido Early School operating on the Golden Grove
North Property comprises a single storey, purpose built
YATALA VALE RD
THE GROVE WAY
childcare centre with six main
play rooms, together with
reception/office, kitchen, children’s dining room and
staff amenities. The property was completed in 2021
and has service approval to provide education services
for 122 children.
The property has a gross building area of 843 sq.m and is
situated on a site of approximately 4,496 sq.m. At grade
car parking is provided for 31 vehicles.
The property is operated by Nido Early School, a leading
operator of childcare and education services across
Australia. The tenant has a lease over the property for a
20 year term, with three further 10 year options. The lease
is structured on a net basis, whereby the tenant pays in
addition to the base rental, all building outgoings (land tax
on a single holding basis) and repairs and maintenance.

216-228 Cowlishaw Street, Greenway, ACT
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56 Carrington Street, Palmyra,
Western Australia

5.3 Acquisition strategy

The ‘Nido Early School’ in Palmyra is located at 56
Carrington Street, Palymra (‘Palmyra Property’),
approximately 14 km south west of the Perth CBD, and
approximately 4 km east of Fremantle. The property is
situated in an established suburb, and is well connected
to local main roads, and a large surrounding residential
catchment with limited childcare competition. Palmyra
and the neighbouring locality of East Perth have an
established residential infrastructure including schools,
local and neighbourhood shopping facilities, sporting clubs
and public transport.

The Responsible Entity intends to acquire additional
property that meet the investment strategy of the Fund.
The investment strategy includes property types with
tenants providing the following community or social
services:
• childcare and education;
• health, wellbeing, fitness and recreation;
• specialist disability, social welfare, affordable or
community housing;
• community services; and
• neighbourhood retail.
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56 Carrington Street
Palmyra

• Location – Australian mainland capital cities, regional
locations with an urban population of a minimum of
25,000 people.
• Lease term – minimum WALE of six years.

MARMION ST

LEACH HWY

N RD
PTO

HAM

CARRINGTON ST

ROYAL FREMANTLE
GOLF CLUB

The property mandate for the Fund is summarised
as follows:

SOUTH ST

The Nido Early School operating on the Palmyra Property
comprises a single storey, purpose built childcare centre
with six main play rooms, together with reception/office,
kitchen, children’s dining room and staff amenities. The
property was completed in 2021 and has service approval
to provide education services for 92 children.
The property has a gross building area of 769 sq.m and is
situated on a site of approximately 2,094 sq.m. At grade
car parking is provided for 14 vehicles.
The property is operated by Nido Early School, a leading
operator of childcare and education services across
Australia. The tenant has a lease over the property for a
20 year term, with two further 10 year options. The lease
is structured on a net basis, whereby the tenant pays in
addition to the base rental, all building outgoings (land tax
on a single holding basis) and repairs and maintenance.

• Asset size – Greater than $3 million with no one asset
exceeding 25% after the Initial Term.
• Tenant type – preferably tenants that are ASXlisted, have a national presence, or are experienced
owner-operators.
The Initial Property is in line with the Fund’s investment
strategy.
The Fund may consider acquiring ‘greenfield’ and
‘brownfield’ development opportunities , but it is intended
the Fund will limit development exposure to 20% of the
Portfolio’s gross asset value at any one time. In assessing
development opportunities, the Fund will seek to mitigate
development risk by preferencing projects that that
have been substantially de-risked (that is, development
opportunities which have an approved development
application, agreements for lease in place for the
majority of the Net Lettable Area and other development
risk mitigants which the Responsible Entity considers
necessary).
The Fund may borrow to acquire Direct Property assets
however, Gearing should not exceed 55%. If the value of
the Fund’s assets fall and Gearing increases above this
level, the Responsible Entity will implement a strategy
to restore the level of Gearing to 55% or below. The
Responsible Entity’s target Gearing level is between
35%- 49%.
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The following commentary is an independent research report prepared by m3property at the request of the Responsible
Entity in relation to the current state of the childcare, health, wellbeing and fitness, specialist disability accommodation and
affordable/social housing and convenience retail sectors.
This m3property research report is general information only about these specific property sectors and does not provide
specific information about the Portfolio. It does not provide any information about the Fund or the Offer, and does not
constitute and is not intended to constitute financial product advice.

Community and Social Services Research Report
Prepared by m3property Australia Pty Ltd
•

m3property has not been involved in the preparation of this PDS and takes no responsibility for its contents. m3property and its affiliates are
responsible for providing independent market research and data to Fund.

•

m3property and its affiliates are entitled to be indemnified 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 m3property) which may be imposed on, incurred by or asserted against m3property in performing its obligations or duties.

•

m3property and its affiliates are a service provider to the Responsible Entity and have no responsibility or authority to make investment decisions, or
render investment advice, with respect to the assets of the Fund. m3property is not responsible for and accepts no responsibility or liability for any
losses suffered by the Fund as a result of any investment decision.

•

None of m3property, any of its affiliates 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.

•

m3property and its affiliates are not responsible for any failure by the Fund or the Responsible Entity to adhere to the investment objective, policy,
investment restrictions, any borrowing restrictions or operating guidelines. The Responsible Entity may at any time, in consultation with the
Responsible Entity, select any other independent market analyst to provide similar and related services to the Fund.

Core Trends and Demand Drivers of Community and Social Services
Population Growth and the Ageing Population
Population growth is a core driver of demand for essential retail and services.
The population is forecast to increase by 1.2% per annum between 2021 and 2031, with strongest growth anticipated for the ACT (1.5% per
annum) and Victoria, Queensland and Western Australia (all 1.4% per annum).
The ageing population results in increased demand for health services. Growth in the 65 plus years cohort is forecast to average 2.5% per
annum, with strongest growth forecast for Western Australia (3.1%), the ACT (3.0%) and Queensland (2.8%). This equates to an additional
1.17 million persons in this age cohort by 2031.

•
•
•

Population Growth

2.5%
1.4%

Vic

3.1%

2.8%

NSW

2.7%

1.4%

1.4%

1.5%
1.0%

0.7%

Qld

SA

WA

ACT

Tas

Population Growth 2021 - 2031 p.a.
Population Growth (65+ years) 2021-2031 p.a.
Source: GapMaps, m3property
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Labour Force Participation
•

As labour force participation increases, demand for childcare services increases. Increasing labour force participation also puts time
pressures on families, resulting in demand for quick and easy retail offerings.

•

The participation rate is forecast to trend upwards to reach 68.5% nationally by 2030, compared with 64.9% in 2020. All States and
Territories are forecast to see the participation rate increase between 2020 and 2030. As labour force participation increases, demand for
childcare is expected to increase. Furthermore, increasing labour force participation puts time pressures on families, resulting in demand for
quick and easy retail offerings.

Source: BIS Oxford Economics, m3property

Government Supports
Many essential services (including health, disability accommodation and childcare) are supported by State and Federal Government
funding, providing increased security for owners of assets leased to these operators.

•

Childcare Subsidy

National Disability Insurance Scheme

The Child Care Subsidy helps cover the cost of, thus boosting
demand for, childcare services. The 2021/22 Federal Budget
announced changes to the subsidy that benefit families with two or
more children. From 1 July 2022, families with more than one child
aged under five utilising childcare services will receive a higher
subsidy (increasing by up to 30% to a maximum subsidy of 95% of the
fee paid for second and subsequent children), making childcare more
affordable for these families.

The National Disability Insurance Scheme (NDIS) provides funding to
persons with permanent and significant disabilities. There are currently
circa 430,000 active participants with NDIS funding, and this is projected
to increase to circa 870,000 persons by 2030. Funding for Specialist
Disability Accommodation (SDA) is anticipated to be available for up to
6% of persons with NDIS funding. The NDIS provides funding for 20 years
on occupied new build SDA dwellings.

10%
9%
8%
7%
6%
5%
4%
3%
2%
1%
0%
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Social Assistance (% of GDP)
Forecast
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Medicare

Affordable Housing

Demographic trends, such as the ageing population and general
population growth, are expected to continue driving Medicare funding
growth. The increasing share of the population aged 65 years and over
has meant that a greater proportion of the population is relying more
heavily on Medicare funding, and this has driven significant funding
growth. Overall population growth has also increased Medicare funding.

Housing affordability is forecast to continue declining over the mediumto longer-term due to dwelling price growth, forecast rising interest rates
and household income growing at a more subdued rate than dwelling
prices. The State, Territory and Federal Governments have short-,
medium- and long-term affordable housing targets that rely on
investment from the private sector.

Source: IBISWorld, m3property

Investment Demand
•
•
•
•
•

Real estate plays a critical role in supporting essential / non-discretionary retail and community services.
Demand for assets leased to daily needs and community service operators was already strengthening prior to the COVID-19 pandemic, with
investors being drawn to the solid fundamentals of these assets. Demand has intensified further over the past two years given the resilience of
these operators during the pandemic as well as a favourable macroeconomic backdrop.
Institutions and property funds have increased their activity in this space, with many establishing new funds with the sole mandate of investing in
properties leased to essential retail or service operators.
Yields have been on a downward trend given increased investor demand and solid investment fundamentals.
Significant private sector investment is likely to be required into the development of health assets and affordable housing over the long-term.
Development of childcare, convenience retail and gyms and fitness centres will likely be more dependent on the demographics and supply / demand
equation of the proposed centre’s immediate catchment.

Defensive Assets
Assets that serve an essential purpose (such
as childcare, convenience retail, health, and
affordable housing) are defensive assets, often
insulated against economic downturns.

Page 3

Solid Fundamentals
Assets are often leased to national operators,
on long-lease terms, often with government
backing / funding, presenting solid investment
fundamentals.

Strong Growth
The COVID-19 pandemic has presented many
opportunities for continued growth in these
areas. More investment is required in these
assets to support expected demand over the
medium- to long-term.
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Convenience Retail
•

Consumer demand for non-discretionary retail products is largely influenced by population demographics and growth, and the location of the store.

•

Moderate population growth will underpin the non-discretionary retail sector over the coming decade.

•

Total retail spending growth for the year ending November 2020 to the year ending November 2021 was 6.00%, increasing from 5.57% growth
for the year ending November 2019 to the year ending November 2020.

•

Convenience retail centres have continued to attract significant investor demand despite the COVID-19 pandemic’s impact on investor sentiment
for other asset classes. These assets have proven to be resilient during the pandemic due to their defensive attributes and high proportion of
essential service occupants. As a result, investor demand for non-discretionary anchored assets has strengthened further over the past 18 months.
Demand in the sub $20 million market has been fuelled by private investors, unlisted funds, syndicates, and REITs.
Yields for non-discretionary convenience-based retail centres have compressed to range between 4.00% and 6.00%.

•
•

Annual Spending / Capita on Food and
Groceries

$5,383

SA

$5,869 $6,064 $6,131

NSW

Vic.

Qld

$7,374
$6,784 $6,880 $7,100

WA

NT

ACT

Tas.

Source: GapMaps, m3property

Source: ABS, m3property

Health and Medical
•

Demand for medical services by a growing and ageing population is expected to continue steadily over the five-year outlook. Unhealthy
lifestyles, obesity rates and increasing focus on wellbeing and mental health continue to drive demand for medical services and medical
suites and centres.

•

There has been a continued trend of firming market yields across health assets during recent years which now range between 4% and 6%
for investment grade assets. This is due to strong competition for healthcare assets from a growing pool of investors, Australia’s ageing
demographics, low interest rates, relatively long lease terms of assets (as well as strong and consistent leasing conditions) and the
emergence of new fund managers.
GP Visits / GP per annum and 65yr+ Popualtion Growth by State /
Territory

3.27%

4,055

3,421
2.81%

3,145
3.24%

2.27%

3,294

1.99%

3,800

3,188

3.10%

3,315

3,014
GP Visits / GP
65+ yr population growth p.a. 2020-25

Source: GapMaps, m3property
Note: GP Visits / GP show number of visits per annum.
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Source: RCA, m3property

•

2.12%

2.80%

Medical asset sales activity reached a record high in 2020, with a
total of circa $1.1 billion of sales over $5 million recorded. Activity
during 2021 remained strong, with approximately $950 million of
sales recorded.
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Gym and Fitness Centres
Gyms are often located in small convenience-focused retail centres.
When these centres are taken to the market by vendors, they are in
strong demand. Demand for assets exposed to the wider health and
fitness industry has also increased over recent years.
Demand Drivers
Health consciousness: Spending on gyms and fitness centres
positively correlates with increased health awareness. Health
consciousness is expected to increase over the coming 12 months, and
this will provide opportunities for revenue growth in the industry.
Average hours worked: Average hours worked is negatively correlated
with gym / fitness centre attendance. Whilst forecast to increase over the
short-term, with more individuals now working from home, more time
may be allocated to leisure and exercise.
Discretionary income: Growth in real household discretionary income
is positively correlated with spending on gyms and fitness activities.
Discretionary income is expected to increase in the coming year, and
this is a positive for the gym and fitness industry.
Consumer sentiment: The consumer sentiment index tracks how
consumers view current and future economic conditions. Positive
sentiment typically means households are willing to spend on
discretionary items.

Source: RCA, m3property Research
Note: includes gyms sold as part of retail centres

•

Source: IBISWorld, m3property

Privates are active traders, given their typical price point. We have
also seen institutional buyers acquiring larger convenience centres
and health assets that include gyms / fitness clubs.

Childcare
The childcare investment market has performed strongly during recent years and has shown a high level of resilience during the COVID-19
pandemic. Values are dependent on location, supply/demand, competition, centre size and tenant covenant. Premiums are being paid for freehold
childcare centres with long lease terms, above-CPI annual rent increases and secure tenants. Freehold interests are typically trading in the yield
band of 4.00% to 5.00%, having tightened over recent years. However, there have been sales transact outside of this range.
There is strong bipartisan government support for the childcare sector that will see continued funding to the sector in recognition of childcare as
an essential service.

32.0

36.5
27.4

Inner Regional

27.4

7%
2%

Major Cities

24.7

18,220

6,890

13,820

73,650

48,530

188,390

Average Weekly Hrs / Child for
Centre Based Day Care

National Centre-based Day Care
Centres
15%

201,950

267,170

Children Using Centre-based Day
Care

32.5

•

30.6

•

30.5

•

Outer Regional

76%

NSW VIC QLD SA WA TAS NT ACT

NSW VIC QLD SA WA TAS NT ACT

Source: Department of Education, Skills and Employment, m3property
Note: Avg Weekly Hrs and Children Using Day Care Data is for March Qtr. 2021

Children to Long Day Care Place Ratio
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Source: GapMaps, m3property; Note: based on population June 2021 and number of centres November 2021
Ratio
< 2 children / place

2 – 5 children / place
> 5 children / place
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Comment
High supply to demand – high competition location where users are likely to be attracted to the newer, well-managed centres. Further
development will be highly competitive and may result in poor performance within the existing centres depending on market perception,
improvements, and management.
Average supply to demand.
Low supply to demand – low competition location that is suited to the development of further childcare places.
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Specialist Disability Accommodation

Government funding
The NDIA has an annual recurrent budget of
$700 million (indexed over 20 years) for SDA,
aimed at incentivising investment into and
development of new SDA dwellings. As of the
September quarter 2021, there was $213.7
million committed in current participant plans.
As new SDA is developed, average participant
funding will increase as funding for new build
SDA is higher than for existing/legacy stock.

Growing investor interest
Investor interest in SDA will continue to
increase over the short- to medium-term. The
fundamentals of investment in SDA dwellings
are solid, due to SDA being backed by the
Commonwealth Government over a 20-year
period, providing solid returns, and providing
long-term rental subsidies to investors. We
expect to see more institutional activity in the
market going forward.

Source: NDIA, September Quarter 2021, m3property Research

Affordable Housing
•

Housing affordability in Australia has deteriorated further during the
pandemic, with house prices increases strongly in the absence of
comparable growth in income.

•

As housing affordability declines, the need for affordable housing
options will continue to increase.

•

The Australian Government’s National Rental Affordability Scheme
(NRAS) commenced in 2008 however was cancelled in 2014. The
intention of the Scheme was to increase the supply of new and
affordable rental dwellings by providing a financial incentive to
housing providers to provide rental dwellings at least 20 per cent
below the market rental rate for up to 10 years. As of September
2021, there were 31,665 dwellings with NRAS funding nationally.
Dwellings began exiting the scheme from 2018 and will continue to
do so until 2026.
Source: HIA, m3property

Page 6

Potential demand
There are strong growth opportunities over the
medium-term. A large proportion of current
supply is within ageing and unsuitable
dwellings that will become obsolete as new
purpose-built dwellings are developed.
Demand will also come from younger persons
currently within aged-care facilities, with
government mandates in places to have no
person younger than 65 in aged care by 2025.
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7.0 Risks
All investments carry some level of risk. In investment terms, risk is the variability of returns
over time and the potential loss of capital. Risk means it is not possible to predict the returns
that an investment will achieve. As with all investments, the future performance of the Fund
can be influenced by a number of risk factors that are outside the control of the Responsible
Entity. Investment returns are not guaranteed and past performance is not an indicator of
future performance.
This Section 7 outlines the key risks of investing the Fund. The value of your investment
will rise and fall in line with the changing value of the Fund’s assets. The level of future
distributions, the value of the Fund’s assets and the value of Unitholders’ Units may be
influenced by any of these risk factors. This Section 7 does not purport to cover or explain
all the risks of investing in the Fund. Each Investor has their own particular investment
objectives, financial situation and particular needs. You should consult with your financial
adviser before investing and from time to time, to ensure your investment is, and remains,
appropriate to your needs.

7.1

General investment risks

General investment risks include:
• a downturn in general economic and market conditions in the Australian and/or the
global economy;
• unfavourable movements in interest rates or inflation;
• unfavourable movements in the unemployment rate;
• changes to the law (including tax laws) and accounting; and
• natural disasters (including earthquakes, fires, storms), pandemics (e.g. COVID-19), social
unrest, terrorist attack or war in Australia or overseas.
As at the date of this PDS, the COVID-19 pandemic has and continues to cause instability in
financial markets, a loss in investor and consumer confidence and a general deterioration of
global economic conditions. The economic and other effects of this virus, and its duration,
are unknown.

216-228 Cowlishaw Street, Greenway, ACT
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7.2 General property investment risks
There are a number of risks associated with an investment in property. These include, without limitation:

Valuation risk

Pandemic risk

The value of the Portfolio may be adversely affected
by a downturn in real estate market conditions or the
underlying performance of the Portfolio. There is no
guarantee that the Portfolio or Unitholders will achieve
a capital gain or that the Portfolio will not fall in value
relative to the current valuation.

Pandemics such as COVID-19 and any government
response can cause material disruption to our day to day
way of life, the economy and may hinder or prevent many
businesses from normal operations.

In times of economic uncertainty, there may be
a significant reduction in the number of property
transactions in the market, which in turn reduce the
available evidence to determine property valuations.
Market volatility and a lack of evidence to value properties
means Fund’s real estate assets may not be able to be
valued with a high degree of commercial confidence.
If the Responsible Entity is unable to value the Fund’s
real estate assets with a high degree of commercial
confidence the Responsible Entity may be unable to
calculate the Current Unit Value with confidence that
it reflects the commercial value of the Fund’s assets.
In these circumstances, the Responsible Entity may
have to suspend applications and/or withdrawals in the
event it cannot value the Fund’s assets with commercial
confidence.

Property revenue and diversification risk
Generally, the more diverse a portfolio, the lower the
impact that an adverse event affecting one asset in the
portfolio will have on the income or capital value of the
overall portfolio. The Fund is currently invested in four
properties so there is moderate income and geographic
diversification.
The Fund’s revenue may decrease as a result of:
• default by a tenant under the terms of a lease or the
insolvency of a tenant;
• unforeseen vacancies may result in a reduction in the
income of the Fund or cessation of rent during the
re‑leasing period;
• change in real estate market conditions either
reducing the demand services offered at a property
or increasing supply from new or existing competing
property that adversely affects the market rental of a
property in the Portfolio; or
• property running costs may exceed forecasts,
including but not limited to rates and taxes and
insurance premiums.

During COVID-19 governments have demonstrated a
willingness to lockdown significant sections of the general
public, disrupting many businesses and tenants. The
negative impacts of these types of disruptions may cause
tenants an inability to generate sufficient revenue to make
rental payments or sustain their businesses, or may cause
disruptions to the property market generally. Any failure of
a tenant to pay rent will impact the Fund’s revenue.
The Responsible Entity may be required to provide rent
reductions or abatements, and as a result the income
of the Fund may be materially impacted. In relation to
two assets in the Initial Property, the Responsible Entity
provided rental assistance during COVID-19.
Other risks described in this Section 7 may be worsened
or be influenced by a pandemic or by any societal
shutdown imposed to limit the spread of a pandemic. They
may coincide with a downturn in the property market and
a fall in property values, which will have an adverse effect
on the value of the Fund and the return to Investors.
The ability of the Responsible Entity, Custodian or Registry
to administer the Fund in accordance with their respective
roles and responsibilities may also be disrupted,
potentially leading to delays in normal processing times or
lost opportunities.

Risk of changes to government policy and
regulations
There is a risk there may be changes in legislation,
regulations, government policies (including as a
consequence of a change in government) or legal or
judicial interpretation relating to laws affecting the
operators in a property sector. Childcare, affordable
housing and the healthcare industries are just a few
examples of sectors that rely heavily on government
funding which, if reduced, may adversely impact the
underlying demand for these assets and an operator’s
ability to pay rent.
Changes to laws, regulation and regulatory policy
(including in relation to tax laws) may also adversely affect
the Fund, the Fund assets or returns to Unitholders.
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Property sales/liquidity risk

Force majeure risk

Real estate, by its nature, is an illiquid investment.
Depending on prevailing conditions it may be difficult for
the Responsible Entity to dispose of a property either in a
timely manner or at an optimal sale price.

Force majeure is the term generally used to refer to an
event beyond the control of a party claiming that the
event has occurred, including acts of God, fire, flood,
earthquakes, war, acts of terrorism, pandemics and labour
strikes. Some force majeure risks are uninsurable or are
unable to be insured economically. A force majeure event
may adversely affect the Responsible Entity’s ability to
perform its obligations until it is able to remedy the force
majeure event. Should such events occur in respect of
the Fund or the Portfolio, they may adversely impact
the Portfolio and the ability of tenants to service their
obligations under the leases.

This may affect the Responsible Entity’s ability to return
capital to Unitholders or provide for withdrawals as
described in Section 4.3 of this PDS and may reduce the
Unit value.

Property contamination risk
As a property owner, the Fund is exposed to the risk that,
under various Federal, State and local environmental laws,
it may be liable for the cost of removal or remediation of
hazardous or toxic substances on, under, in or emanating
from a building. In common with all other owners of
property, there is a risk that environmental laws may
become more stringent in the future or that environmental
conditions on or near the building may have a materially
adverse effect on a property in the future.
Further, property income or the valuation of a
property could also be adversely affected by incorrect
assessment of costs associated with an environmental
contamination or with property preservation in response
to an environmental contamination. This risk may occur
irrespective of whether the contamination was caused by
the Fund or a prior owner of the property.

Insurance risk
Each building in the Portfolio is covered by an insurance
policy taken out by the Responsible Entity, including cover
known as ‘Industrial Special Risk (Building, Plant and
Machinery and Business Interruption)’ and ‘Public and
Products Liability’. However, the insurance policy may
not cover all events or claims and is subject to deductible
excesses.
If the Fund is affected by an event for which it has no
insurance cover, this would result in a loss of capital and a
reduction to the NTA per Unit and overall Investor returns.
An event of this type could also result in an increase in
insurance premiums.
Any losses incurred due to uninsured risks or breaches
of insurance policy conditions may adversely affect
the performance of the Fund. Increases in insurance
premiums may also affect the performance of the Fund.
Insurance premium increases could occur, for example,
due to external market factors, or if the Fund claims under
any insurance policy for significant losses in respect of
the Portfolio. Any failure by the company or companies
providing insurance (or any reinsurance) may adversely
affect the Fund’s ability to make claims under its
insurance policy.

2-8 Botany Drive, Golden Grove, South Australia
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7.3 Specific property and
tenancy risks
Property income and potentially a property’s value
depend on the tenant(s) continuing to comply with the
terms and conditions of its lease. The ability to lease or
re-lease on expiry of the tenant’s current leases, and
the rent achieved, will depend upon prevailing market
conditions at the time, and these may be affected by
economic conditions, competitive forces or other factors.
Additionally, the Fund is exposed to the creditworthiness
and performance of a property’s tenant or tenants.
Specific property risks can occur from time to time and
the following specific property risks have been identified
in respect of the Fund:

Development risk
The Fund may invest in property that is subject to
development. Development property is subject to additional
risks associated with the timing, completion and cost of the
development.
For example, completion of delivery of a development may
be delayed (including due to unforeseen circumstances,
contractor default and weather), costs associated
with a development may be more than anticipated or
counterparties involved in a development may default. Any
of these circumstances may have an adverse financial
impact on the Fund.

Risks regarding leasing, tenancy renewal or
vacancy assumptions

Risk of unforeseen capital expenditure

There is a risk that the value of the Initial Property and
any addition property acquired may be adversely affected
if leasing, tenancy renewal, occupancy or vacancy
assumptions are not met. The Fund may also need to
provide for lease incentives, commissions to leasing
agents or marketing expenses to support the value of a
property at the time of sale.

Regardless of reasonable care being taken during due
diligence enquiries on the property being acquired,
unforeseen capital expenditure may also adversely impact
on the financial performance. This may result (directly or
indirectly for the Fund) in increased capital expenditure
costs to maintain a property, which may in turn require the
Fund to reduce or suspend distributions to Unitholders.

The Initial Property has a weighted average lease expiry
(or ‘WALE’) of 14.6 years by income as at the date of
this PDS.

Risks associated with technological needs

While a property may have lease options, there is no
guarantee that any or all of options will be exercised by
the tenants.
The Responsible Entity, acting in the best interests of
Unitholders after considering all relevant circumstances,
may reduce or withhold distributions leading up to lease
option period, as a vacancy of part or all of a property is a
risk to investor distributions, property valuation and bank
financial covenants.

There is a risk that there may be advances and changes
in technology and changes in tenant requirements and
expectations with respect to commercial property. This may
adversely impact on a tenant’s desire to extend their lease
of a property and may increase the Fund’s re-leasing risk.
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7.4 Fund risks
Gearing risk

Interest rate management risk

The Fund involves investment in income-producing
properties funded partly by invested capital (equity) and
partly by money that has been borrowed under the Debt
Facility (borrowings). When a property investment is
geared (i.e. purchased with borrowings) the potential for
gains and losses are greater. This also exposes the Fund
to increased costs if, for example, interest rates rise. To
reduce the risk of unfavourable interest rate movements,
the Responsible Entity may consider entering into a
fixed interest rate agreement on the Fund’s long term
borrowings.

The Responsible Entity intends to enter into interest
rate hedging arrangements with CBA over a portion of
the Debt Facility, as described in Section 4.4 of this PDS.
These arrangements are designed to protect the Fund
against an adverse movement in the interest rate payable
under the Debt Facility. The Responsible Entity may hedge
or fix the Fund’s interest rate exposure at other times, or
engage in a number of other interest rate arrangements.

Gearing also has the effect that acquisition costs, charges
and fees represent a higher percentage of the equity in
the purchase than they would if there were no borrowings
and a property was purchased entirely with equity.

Borrowings risk
A fall in the value of a property or net property income
could result in a breach of a borrowing condition. If there
is a default under the Debt Facility, the Bank may enforce
its security against the Initial Property and, amongst
other things, sell a property. The sale of a property in this
situation may result in a sub-optimal sale price where
there are adverse market conditions for the sale of the
property. The borrowings of the Fund are limited recourse,
meaning recourse extends only to assets of the Fund.
The Fund will be subject to the terms and conditions of
the Debt Facility, including key covenants. Breaches of
these covenants or any other default of terms may enable
the Bank to enforce its rights against the Fund and/or the
Initial Property secured by the Debt Facility (see Section
11.8 of this PDS).

Refinancing risk
Upon expiry of the Debt Facility, the Bank has no
obligation to roll over (i.e. extend or renew) the Debt
Facility. In the event that the Fund requires refinancing,
there is no certainty that debt funding to replace the Debt
Facility at the end of the term of the Debt Facility will be
obtained or will be obtained on comparable terms. In such
an event, a property (or other Fund assets) may have to
be sold at short notice and in a market that may not be
conducive to a quick sale.

If a property and/or other Fund assets were sold before
the end of any fixed rate term or hedged period, the
Fund may incur interest rate termination or ‘break’ costs,
particularly if interest rates have fallen from the date they
were first fixed. There is also a risk that further interest
rate hedging cannot be secured by the Responsible Entity.

Liquidity risk
The Responsible Entity may not offer any withdrawal
opportunity from the Fund. If a Limited Withdrawal
Facility has been in operation after the Initial Term, the
Responsible Entity may delay, suspend or cancel the
facility. There is no guarantee that the Responsible Entity
will be able to fund the exit of Unitholders at a Limited
Withdrawal Facility or at any other time. There is a risk
that the Fund may not have sufficient liquid assets to offer
any liquidity opportunities to Unitholders in the future. If
it is necessary for the Fund to dispose of assets to fund
redemptions, there is a risk that the Fund may not be
able to realise sufficient assets in a timely manner or at
an optimal sale price. This may affect the Responsible
Entity’s ability to return capital to Unitholders and may
reduce the NTA per Unit.
The amount available for withdrawal in respect of each
Withdrawal Period will be subject to available funds, and
capped at:
• 5% of the NAV when the NAV is less than $100 million;
and
• $5 million when the NAV is greater than $100 million.
Withdrawal requests are generally satisfied from the
Fund’s cash, of the Fund’s investments in cash-like
products or A-REITs.
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Withdrawal requests are treated on a ‘first-in’ basis
in the order of receipt at the Responsible Entity’s
determination. Withdrawal requests may be scaled
back or the Limited Withdrawal Facility may be delayed,
suspended or cancelled in certain circumstances,
including where the Fund has insufficient liquidity or
if it would not be in the best interests of Unitholders
as a whole for liquidity to be offered.
Notwithstanding the above, withdrawals may be
suspended in certain circumstances including:
• if the processing of all withdrawal requests would
compromise the operation of the Fund;
• if it is impracticable or impossible for the Responsible
Entity to calculate the Current Unit Value; or
• if the Responsible Entity otherwise determines it to be
in the best interests of all Unitholders.

Risk of reliance on experts
The Responsible Entity will from time to time obtain
advice from independent experts. While the Responsible
Entity believes it is reasonable to rely on experts, there is a
risk that expert advice may prove incorrect if, for example,
a technical property report fails to identify the need for
capital works or a tax revenue authority disagrees with a
legal opinion and levies additional stamp duty.

Risks associated with accumulating
cash reserves
The Fund will hold higher levels of investments in cash,
cash-like investments and A-REITs in circumstances
where the Responsible Entity is accumulating liquid
assets to prepare for the acquisition of new property. If the
Responsible Entity is unable to identify suitable new Direct
Property for the Fund the higher levels of cash or cashlike investments may affect the Fund’s returns and NTA.
The Responsible Entity believes it has a strong network
in the property sector that will allow it to source a regular
pipeline of investment opportunities for the Fund.
Whilst the Responsible Entity believes it will be able to
regularly source property investment opportunities there
remains a chance the Fund will be unable to identify
suitable new property for the Fund. As result the Fund
may have a higher weighting of investments in cash,
cash-like investments and A-REITs that are potentially
lower yielding and have a different risk profile.

Taxation and stamp duty risk
The effect of taxation on Unitholders is complex and the
summary in Section 9 of this PDS is general in nature.
Investors should seek professional taxation advice specific
to their own circumstances.

A-REITs price risk

It is expected that the Fund will enjoy significant tax
deferred income as outlined in Section 9 of this PDS.

The Fund is expected to hold shares in A-REITs primarily
for liquidity purposes. The target allocation for such
A-REITs is in the order of 7.0% of the total assets of the
Fund. Being a listed investment, A-REITs securities will
move in value in line with the broader share market.
Such movements may not be reflective of the underlying
value of those A-REITs securities and may be affected by
market conditions that are unrelated to the intrinsic value
of assets held or owned by the A-REITs.

Taxation and stamp duty considerations taken into
account by the Responsible Entity in preparing this PDS
are based upon relevant legislation, regulations, court
decisions and rulings and pronouncements of relevant
taxation and revenue authorities now in effect, all of
which are subject to change or differing interpretations.
Prospective investors should note that any such change
could have retroactive application so as to result in
taxation and stamp duty consequences different from
those taken into account by the Responsible Entity.
The Responsible Entity has not sought any ruling from
relevant taxation or revenue authorities with respect to
these considerations and there can be no assurance that
relevant taxation or revenue authorities will not assert, or
that a court will not sustain, a contrary position.

Cash and cash-like holding risk
Cash or cash-like investments are held by the Fund
primarily for liquidity purposes. The maximum target
allocation for cash, cash-like and A-REIT investments is
10% of the total assets of the Fund. At times, the Fund may
hold greater than this 10% target in cash, cash-like and
A-REIT investments. If investment returns from cash, cashlike and A-REIT investments are lower than property yields,
this will lower the earnings and distributions of the Fund.
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Duty risk

Counterparty risk and related party risk

Transfer duty may be payable by the Fund in respect of
acquisitions of property. The duty liability is generally paid
at settlement of the contract.

The Fund has entered into, and may in the future
enter into, legal documents and contracts in relation
to numerous aspects of the Fund’s operation, for
example, property management arrangements, custody
arrangements, debt financing arrangements, tenancy
arrangements and interest rate hedging arrangements.
The Fund may be adversely affected where a party fails to
perform under these agreements.

If an acquisition of Units or other increase of an ‘interest’
in the Fund reaches or exceeds the acquisition threshold
under the stamp duty legislation for the jurisdiction in
which a property is located, that Unitholder may be liable
to landholder duty. In determining whether the threshold
is reached, the Unitholder’s Units may be aggregated with
other acquisitions by the Unitholder, Units acquired or
held by ‘associated or related persons’ and Units acquired
under ‘associated transactions’. For completeness these
terms, howsoever referred to in the stamp duty legislation
for the jurisdiction in which a property is located, are
very broadly defined. Where a landholder duty liability
arises from such aggregation, all Unitholders that acquire
interests as part of the aggregated transactions, and the
Fund itself (except in the ACT), can be jointly and severally
liable for the landholder duty liability.
In the ACT, if at the time of the acquisition of Units, the
Fund is a ’widely held trust‘ (as defined in stamp duty
legislation) and therefore a ‘public unit trust scheme’,
landholder duty will not arise in respect of the acquisition.

Unit price risk
The Current Unit Value is calculated for each Business
Day. Its movement will reflect the value of the underlying
assets in the Fund. If property values fall, or the value
of the A-REITs held by the Fund falls, then this will be
reflected in the Current Unit Value. At any time, the
Current Unit Value may be different to the Fund’s NTA
per Unit as a result of the amortised transaction costs
incurred in the Fund acquiring assets as described in
Section 4.3 of this PDS.

Investment return risk
Neither the performance of this investment nor the
repayment of Unitholder contributions is guaranteed by
the Responsible Entity, the Managers, the Custodian or
any other person.

Legal risk
The Fund may, in the ordinary course of business, be
involved in possible litigation and disputes, for example,
tenancy disputes, environmental and occupational health
and safety claims, industrial disputes and any legal claims
or third-party claims.
A material or costly dispute or litigation may affect the value
of the assets or the expected income of the Fund. The cost
of any potential or actual litigation is borne by the Fund.

There is potentially additional counterparty risk when a
related party is involved. For example, the related parties
may not have the same incentive to perform obligations or
to monitor performance. Further, conflicts of interest may
not be managed appropriately. The Responsible Entity,
however, has procedures in place to mitigate this risk.

Due diligence risk
In acquiring the Initial Property, the Responsible Entity
has engaged appropriate experts to investigate the
operational, structural and legal arrangements of the Initial
Property before the acquisition of such property. However,
despite such investigations, the Responsible Entity cannot
guarantee that all risks associated with the acquisition of
the Initial Property were either identified prior to, or taken
into account in agreeing the terms of, the acquisition of
the Initial Property. These due diligence risks will also
arise in relation to any future real estate acquisitions by or
on behalf of the Fund.

Distribution risk
As a result of the inherent risk in any property investment
there is no guarantee that the Fund will pay distributions
at the target rate set out in this PDS or at all. It is not
guaranteed that distributions from the Fund will be made
on a regular basis, and the level of distributions can rise
or fall. Investors should not rely on distributions from the
Fund to service other obligations.
The tax deferred component of the distribution will
depend on the Fund satisfying various requirements.
If the Fund does not satisfy these requirements, the
tax deferred component of the distribution could be
materially different.

Fund termination risk
While the Fund is a registered scheme, the Responsible
Entity may terminate the Fund by providing Unitholders
with 60 days’ prior notice. On termination of the Fund,
all Fund assets will be realised and net proceeds will be
distributed to Unitholders, which may result in CGT being
paid by Unitholders.
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Fund manager risk

Operational risk

The responsible entity of the Fund or the investment
managers of the Fund may change over time. Investment
professionals of the Responsible Entity or the Managers
may also change over time. A change in the entities or
individuals managing the Fund may result in a change in
the Fund’s investment strategy, investment returns or fees
and other costs of the Fund.

Disruptions to or the failure of information technology
systems, administrative procedures or operational
controls (whether of the Responsible Entity, the Managers,
the Custodian, Registry, or some other person) may
directly or indirectly adversely affect the operation of
the Fund.

Further, there is a risk that any change to, or suspension
or cancellation of, the AFSLs held by the Responsible
Entity, the Cash Manager or the Custodian may affect the
ability of these entities to continue to provide services in
relation to the Fund.

1-5 Riddell Road, Sunbury, Victoria and surrounds
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08

Fees and other costs

56 Carrington Street, Palmyra, Western Australia
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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 account balance rather
than 1% could reduce your final return by up to 20% over a 30-year period
(for example, reduce it from $100,000 to $80,000).
You should consider whether features such as superior investment performance
or the provision of better member services justify higher fees and costs.
You may be able to negotiate to pay lower fees. Ask the fund or your financial adviser.

TO FIND OUT MORE
If you would like to find out more, or see the impact of the fees based on your own
circumstances, the Australian Securities and Investments Commission (ASIC)
Moneysmart website (www.moneysmart.gov.au) has a managed funds
fee calculator to help you check out different fee options.

8.1 Fees associated with an investment in the Fund
This Section shows fees and other costs that you may be charged. These fees and costs may be deducted from your
money, from the returns on your investment or from the assets of the managed investment scheme as a whole.
Taxes are set out in another part of this document.
You should read all the information about fees and costs because it is important to understand their impact on your investment.
All fees and other costs in Section 8.1 of this PDS are net of the effect of GST, (i.e. net of the amount of GST claimed as
input tax credits or reduced input tax credits) and stamp duty.
Fees and costs summary
Community and Social Services Property Fund

Type of fee or cost

Amount1

How and when paid

1.10% per annum of the GAV,
comprising:

• The Management Fee is payable
monthly in arrears directly from the
Fund’s assets.

Ongoing annual fees and costs
Management fees and costs2,3
The fees and costs for managing
your investment

• Management Fee of up to 0.75%
per annum of the GAV; and
• costs and expenses, and indirect
costs, estimated at 0.35% per
annum of the GAV.

Performance fees4

0% per annum of the GAV.

The Performance Fee is payable in arrears
directly from the Fund’s assets after the end
of the Performance Fee Period. Following
the Third Anniversary Date, the initial
Performance Fee Period ends on 30 June
2026, and subsequent Performance Fee
Periods will end on 30 June each year.

5.01% p.a. of the NAV.

Transaction costs are paid directly from the
Fund’s assets or the interposed vehicles’
assets as and when they are incurred.

Amounts deducted from your
investment in relation to the
performance of the product

Transaction costs5
The costs incurred by the scheme
when buying or selling assets

• Costs and expenses, and indirect costs,
are payable directly from the Fund’s
assets or interposed vehicles’ assets as
they are incurred.
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Member activity related fees and costs (fees for services or when your money moves in or out of the scheme)
Establishment fee
The fee to open your investment

Not applicable

Not applicable

Contribution fee
Not applicable
The fee on each amount contributed
to your investment

Not applicable

Buy–sell spread6
Nil
An amount deducted from your
investment representing costs
incurred in transactions by the scheme

Not applicable

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

Not applicable

Not applicable

Exit fee
The fee to close your investment

Not applicable

Not applicable

Switching fee
The fee for changing investment
options

Not applicable

Not applicable

1

‘Nil’ means we have an entitlement under the Constitution to charge this fee but we have elected not to charge it. ‘Not applicable’ means there is no
entitlement for us to charge this fee.

2

The Management Fee and Acquisition Fee may be negotiated with the Responsible Entity with select wholesale clients. See ‘Differential fees’ in Section
8.2 of this PDS.

3

The costs component of management fees and costs is the Responsible Entity’s reasonable estimate of costs that will apply for the current financial year
(adjusted to reflect a 12-month period). For more information on management fees and costs, please refer to ‘Management fees and costs’ in Section 8.2
of this PDS. There may be other fees and costs that are payable, such as property operating costs and borrowing costs. For more information, please refer
to Section 8.2 of this PDS.

4

This figure is the Responsible Entity’s reasonable estimate of the Performance Fee accrued for the current financial year (adjusted to reflect a 12-month
period). The Fund’s actual Performance Fee will be based on the Fund’s performance over the relevant period. For more information on the Performance
Fee, please refer to ‘Performance fee’ in Section 8.2 of this PDS.

5

This figure reflects the Responsible Entity’s reasonable estimate of the transaction costs not recovered by the Buy Spread/Sell Spread (if any) for the
current financial year (adjusted to reflect a 12-month period). For more information on transaction costs, please refer to ‘Transaction costs’ in Section 8.2
of this PDS.

6

For more information, please refer to ‘Buy Spread/Sell Spread’ in Section 8.2 of this PDS.

Example of annual fees and costs for the Community and Social Services Property Fund
This table gives an example of how the ongoing annual fees and costs for this product can affect your investment over a
1-year period. You should use this table to compare this product with other products offered by managed investment schemes.
EXAMPLE – Community and Social Services
Property Fund1

BALANCE OF $50,000 WITH A CONTRIBUTION OF $5,000 DURING YEAR

Contribution Fees

Not applicable.

For every additional $5,000 you put in, you will be charged $02.

PLUS Management
fees and costs

1.10% per annum of And, for every $50,000 you have in the Community and Social Services
the GAV.
Property Fund, you will be charged or have deducted from your investment
$551 each year.

PLUS Performance
fees

0% per annum of
the GAV.

And, you will be charged or have deducted from your investment $0 in
performance fees each year.

PLUS Transaction
costs

5.01% per annum
of the NAV.

And, you will be charged or have deducted from your investment $2,507 in
transaction costs.

EQUALS Cost of
Community and
Social Services
Property Fund

If you had an investment of $50,000 at the beginning of the year and you
put in an additional $5,000 during that year, you would be charged fees and
costs of $3,3643.
What it costs you will depend on the investment option you choose and the
fees you negotiate.

1

For more information on management fees and costs, the Performance
Fee and transaction costs, please refer to Section 8.2 of this PDS.

2

There is no contribution fee.

3

The above example assumes that the additional $5,000 is contributed at
the start of the year and that the value of the investment does not change
over the year. Please note that in practice, actual investment balances will
vary Daily and therefore the actual fees and costs we charge will also vary
Daily. Additional fees may apply, such as a Buy Spread/Sell Spread.
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8.2 Additional explanation of fees and costs
Management fees and costs
The management fees and costs for the Fund include
the Management Fee, recoverable costs and expenses,
indirect costs (if any) and other fees and costs. They do
not include the Performance Fee (if any), the Fund’s Buy
Spread/Sell Spread (if any) or transaction costs. The
Fund’s management fees and costs are payable from the
Fund’s assets.
The costs component of the management fees and
costs in the ‘Fees and costs summary’ is the Responsible
Entity’s reasonable estimate of the costs for the current
financial year (adjusted to reflect a 12-month period). You
should refer to the Fund’s website at kmpropertyfunds.
com/communityfund from time to time for any updates
that are not materially adverse to investors.
Different types of management fees and costs are
explained further below.

Management Fee
This is the ongoing fee paid to the Responsible Entity for
general administration, operation and management of the
Fund. The Management Fee is calculated by reference to
the value of the Fund’s GAV, and is payable in arrears on a
monthly basis within 20 Business Days following the end
of the month.
The sub-trustees of each sub-trust do not intend to
charge a fee for providing trustee services for the
respective sub-trust.

Managers’ fees
Under the investment management agreement between
the Responsible Entity, the sub-trustees and the
Portfolio Manager, the Portfolio Manager’s fees will be
payable out of the Responsible Entity’s or sub-trustees’
own fee entitlements and resources. The value of
the Portfolio Manager’s fees will not exceed the value
of the Responsible Entity’s or sub-trustees’ own fee
entitlements. There will not be an additional charge to the
Fund (including the sub-trusts) for the Portfolio Manager’s
services, unless the Portfolio Manager undertakes
additional work that would have been performed by
another agent of the Fund, such as acting as a real estate
agent. Any remuneration for additional work will be
determined at the relevant time of appointment and will
be at normal commercial rates and on arm’s length terms.
The Cash Manager’s fees will be paid out of the Fund’s
assets. The Cash Manager’s proposed fees are described
in Section 4.5 of this PDS.

Initial Acquisition Fee and Acquisition Fee
The Responsible Entity will charge a once-off initial
acquisition fee of 2.00% of the Initial Property value
(‘Initial Acquisition Fee’) at the time of the opening of
the Offer and is payable from the assets of the Fund.
The value of the Initial Property is the most recent
independent valuation held by the Responsible Entity at
the time of the calculation.
The Responsible Entity is entitled to an Initial
Acquisition Fee of $656,000 being 2.00% of the value of
the Initial Property.
For any additional acquisitions, an acquisition fee up
to 2.00% of the value of any Direct Property acquired
(whether held directly or through a sub-trust) is payable
from the assets of the Fund within 20 Business Days
following the completion of the relevant acquisition
(‘Acquisition Fee’).
Where a property is held in a sub-trust of the Fund
(whether or not the Responsible Entity or its custodian
holds some or all of the issued units in the sub-trust
and whether or not the trustee of the sub-trust is
an associated entity of the Responsible Entity), the
Responsible Entity is entitled to the Acquisition Fee in the
proportion that the units in the sub-trust it or its custodian
holds bears to all of the issued units in the sub-trust.
Where the Fund owns all of the units in the sub-trust and
the trustee of the sub-trust is a related body corporate of
the Responsible Entity, the Responsible Entity will charge
the Acquisition Fee in respect of the relevant property
and will procure that the sub-trustee will not also charge
an acquisition fee under the trust deed of the sub-trust in
respect of that property.
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Disposal Fee
The Responsible Entity will charge a disposal fee equal
to 1.50% of the sale price of any Direct Property sold
by the Fund (‘Disposal Fee’). The Portfolio Manager
is expected to perform this work on behalf of the
Responsible Entity. If this occurs the Responsible Entity
will pay the Disposal Fee to the Portfolio Manager. The fee
will be payable within 20 Business Days from the assets
of the Fund following the completion of the sale of the
relevant property.

• convening and holding meetings of Unitholders and
implementing any resolutions passed at the meetings;
• registry and accounting services, Fund tax returns,
postage, confirmation advices, notices, reports and
other documents;
• the Fund’s Compliance Committee and its members;
• auditing the Fund and the Compliance Plan;
• establishment and administration of the complaints
handling procedures for the Fund;

For example, if a property sold for $5 million, the Disposal
Fee would be a maximum of $75,000.

• complying with any law and any request, policy or
requirement of ASIC or any other regulatory authority; and

Where a property is held in a sub-trust of the Fund
(whether or not the Responsible Entity or its custodian
holds some or all of the issued units in the sub-trust
and whether or not the trustee of the sub-trust is
an associated entity of the Responsible Entity), the
Responsible Entity is entitled to the Disposal Fee in the
proportion that the units in the sub-trust it or its custodian
holds bears to all of the issued units in the sub-trust.
Where the Fund owns all of the units in the sub-trust and
the trustee of the sub-trust is a related body corporate of
the Responsible Entity, the Responsible Entity will charge
the Disposal Fee in respect of the relevant property and
will procure that the sub-trustee will not also charge
a disposal fee under the trust deed of the sub-trust in
respect of that property.

• any agent or delegate of the Responsible Entity
(including associates).

Costs and expenses
The Fund will incur ongoing administration costs including
accounting fees, audit costs, Registry fees, custodial fees,
Compliance Committee costs, tax and legal advice fees,
investor reporting costs, bank charges and postage. These
costs, and the indirect costs of the Fund, are estimated to
be 0.35% per annum of the GAV for the current financial
year. This amount is an estimate only and actual costs
may be more or less than this amount.
The Responsible Entity is entitled, under the Constitution,
to be reimbursed for all costs and expenses (which
include the ongoing administration costs and abnormal
expenses referred to above) that it may incur in the proper
performance of its duties under the Constitution.
These costs and expenses include (but are not limited to)
costs, disbursements and expenses associated with:
• the establishment and termination of the Fund and
amending or replacing the Constitution;
• the production and circulation of the product disclosure
statement and marketing and promotion of the Fund;
• Fund assets and income;
• borrowing money;

Professional services fees
The Responsible Entity may seek professional services for
the Fund from qualified providers including related parties.
The fees for these services will be charged at normal
commercial rates to the Fund. The Portfolio Manager may
arrange the provision of these services. The fees for these
services are costs and expenses of the Fund.
The Responsible Entity expects to retain external
property managers and leasing agents to perform some
property management functions. The Responsible Entity
may however appoint a related entity (including the
Managers) to undertake some or all of these functions.
Should this occur any fees for these services would be
charged at normal commercial rates and comply with
the Responsible Entity’s Related Party and Conflicts of
Interest Policy.
For more detail on the policy, refer to Section 11.3 of this PDS.

Indirect costs
Indirect costs are those amounts paid from the assets
of the Fund that we know or, where required, reasonably
estimate will reduce the return of the Fund or the amount
or value of the income of, or property attributable to,
the Fund or an interposed vehicle. Indirect costs do not
include the Management Fee or recoverable expenses as
set out in this Section.
The Fund invests in real estate assets through sub-trusts.
Certain indirect costs may be deducted from the assets of
the interposed vehicles in which the Fund invests. The Fund
does not use derivatives (other than for hedging purposes).
The indirect costs of the Fund are included in the amount
for costs and expenses of the Fund stated above.
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Performance Fee
As an incentive to maximise investor returns, under
the Constitution the Responsible Entity is entitled to a
performance fee of 20% of the portion of outperformance
of the Fund over the Fund’s benchmark (‘Performance
Fee’). The Responsible Entity, however, has elected to
receive a lesser amount than the amount to which it
is entitled under the Constitution, namely by electing
to receive a performance fee of 15% of the portion of
outperformance of the Fund over the Fund’s benchmark
and increasing the Fund’s benchmark as described below.
Under the Constitution, the Fund’s benchmark is the
All Cities Composite Consumer Price Index, being
the CPI, (or such other index that substitutes for or
effectively replaces that index) for the last quarter for
the relevant Performance Fee Period, as calculated by
the Australian Bureau of Statistics, plus 5% per annum.
The Responsible Entity, however, has elected to increase
the benchmark from CPI+4% to CPI+5%. The last day of
each Performance Fee Period is the ‘Performance Fee
Calculation Date’ for that period.
Each of the following is a Performance Fee Calculation
Date under the Constitution for the purposes of
calculating the Performance Fee:
• 30 June (next occurring) after the Third Anniversary
Date (defined below), and thereafter, each subsequent
30 June;
• the day the winding up of the Fund is completed,
following the Fund’s termination;
• the day the Responsible Entity is removed or replaced
as responsible entity of the Fund.
The initial Performance Fee Period will be from the
third anniversary of the first day of the financial year
commencing after the day the Offer opens (‘Third
Anniversary Date’) until first Performance Fee Calculation
Date. Any subsequent Performance Fee Period will be
from the previous Performance Fee Calculation Date up to
and including the next Performance Fee Calculation Date.
The first Performance Fee Period will use the greater of
the Current Unit Value as at the Third Anniversary Date
and the Current Unit Value (plus Buy Spread, if any) as
at the day this Offer opens. The opening balance for any
subsequent Performance Fee Period will be reset to the
prevailing Current Unit Value as at the commencement
of that period. A Performance Fee is only payable to the
Responsible Entity in respect of a Performance Fee Period
if it is positive.

The Performance Fee calculation for a particular
Performance Fee Period takes into account any
underperformance of the Fund. Underperformance is the
aggregate Fund performance (including both negative and
positive) during prior Performance Fee Periods up until the
last Performance Fee Period for which a Performance Fee
was payable.
The Performance Fee in the ‘Fees and costs summary’
and the ‘Example of annual fees and costs’ above is
the Responsible Entity’s reasonable estimate of the
Performance Fee that would be accrued for the current
financial year (adjusted to reflect a 12-month period). The
Responsible Entity has estimated the Performance Fee
to be 0% per annum of the Fund’s Net Asset Value as at
the date of this PDS because any Performance Fee in
respect of the first Performance Fee Period would only be
payable (and accrued) on or after the first Performance
Fee Calculation Date, which is 30 June 2026.
If any Performance Fee Calculation Date occurs before
the winding up of the Fund and a Performance Fee is
payable to the Responsible Entity as at that Performance
Fee Calculation Date, the Responsible Entity may do one
or more of the following:
• pay itself the Performance Fee in cash, which may
be funded by available cash and/or further Fund
borrowings; or
• pay itself the Performance Fee by issuing Units to itself
(or its nominee) at an issue price of the Current Unit
Value (plus any Buy Spread).
The first ‘Performance Fee Calculation Date’ is the
30 June that next occurs after the Third Anniversary Date,
unless the Responsible Entity ceases to be trustee or the
Fund is terminated.
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Transaction costs

Example of performance fee
To illustrate how the Performance Fee is calculated
the following example is provided. It is for information
purposes only and it is not intended to be a forecast.
Actual results may vary significantly from the example.
Benchmark calculation
All Cities Composite Consumer Price
Index – year ending 30 June

2.8%

Plus 5% per annum

5.0%

The benchmark performance for the
period was:

7.8%

Underperformance

0.3%

The closing Current Unit Value

$1.04

The opening Current Unit Value

$1.00

Distributions per Unit for the period

$0.055

Number of Units on issue at the end of
the period

24,000,000

It is assumed in this example that there has been no prior
underperformance of the Fund.
The Fund performance for the period is 9.5% calculated as:

Fund performance =

(closing Current Unit Value – opening
Current Unit Value + distributions per
Unit) x 100
Opening Current Unit Value
($1.04 - $1.00 + $0.055) x 100 = 9.5%

Example =
$1.00

The Performance Fee for the Performance Fee Period of
$52,416 is calculated as:
Performance Fee = (Fund performance – Benchmark
performance – Fund underperformance) x Current Unit
Value as at the performance fee calculation date x
number of Units on issue x 15%
Example = (9.5% - 7.8% - 0.3%) x $1.04 x 24,000,000 x
15% = $52,416
Applying this example to a Unitholder with an initial
$50,000 investment, this would equate to a Performance
Fee of $109.20.

Transaction costs are costs associated with the
buying and selling of the Fund’s assets or the assets of
interposed vehicles, such as stamp duty, derivative costs,
registration fees and settlement costs, and includes any
Buy Spread/Sell Spread (if applicable). Transaction costs
do not include costs that are excluded transactional and
operational costs, which are described below.
These costs are deducted directly from the Fund’s
assets or the interposed vehicles’ assets as and when
they are incurred. Transaction costs are not payable to
the Responsible Entity or the Managers. They are an
additional cost to you and, as there is no recovery from
investors from a Buy Spread/Sell Spread, these costs
are borne by investors and are ultimately reflected in the
value of your investment in the Fund.
The Responsible Entity estimates the Fund’s gross
transaction costs described above to be 5.01% of the
Fund’s net assets. Applied to an investment in the Fund
of $50,000, transaction costs of 5.01% would be equal
to $2,507. The transaction costs shown in the ‘Fees and
costs summary’ in Section 8.1 are shown net of any
amount recovered by the Buy Spread/Sell Spread. As we
do not currently charge any Buy Spread/Sell Spread, this
is the same as the gross transaction costs.
Actual transaction costs for a financial year may
materially differ from the amounts disclosed above
depending on the property investment mix, location of
property acquired and activity of the Fund. Investors will
be notified on the Fund’s website of any changes.

Buy Spread/Sell Spread
The Buy Spread and the Sell Spread is a type of
transaction cost. The Buy Spread and Sell Spread (where
applied) reflects the Responsible Entity’s estimation of
the transaction costs the Fund in acquiring and selling its
investments, and the administrative costs associated with
issuing and redeeming Units. The Buy Spread/Sell Spread
(if applicable) will not be paid to the Responsible Entity but
rather, remains as an asset of the Fund.
There is currently no Buy Spread or Sell Spread. The
Responsible Entity does not currently intend to charge
a Buy Spread or a Sell Spread. The Responsible Entity
may, however, in its discretion at any time apply a Buy
Spread or Sell Spread or both to the Current Unit Value
on an application for Units or a withdrawal from the Fund
if it considers it is in the best interests of Unitholders as
a whole. If the Responsible Entity decides to charge a
Buy Spread or a Sell Spread, we will notify Unitholders
in advance.
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The Buy Spread and Sell Spread affect the issue price
and the withdrawal price. The issue price (the price at
which a Unit may be acquired) is calculated by adding
the applicable Buy Spread to the prevailing Current Unit
Value. The withdrawal price (the price at which a Unit may
be redeemed) is calculated by subtracting the applicable
Sell Spread from the prevailing Current Unit Value. The
difference between the issue price and the withdrawal
price is referred to as the buy/sell spread.
The Buy Spread/Sell Spread is set by the Responsible
Entity and may change as a result of changes in the
underlying transaction costs incurred by the Fund. The
Buy Spread/Sell Spread is reviewed on a regular basis.
If a Buy/Sell Spread is applied, then the Responsible
Entity will ensure that the estimated costs included in
it do not result in any double-up with the amortised
acquisition costs already included in the Current Unit
Value (as described in Section 4.3 of this PDS in relation to
‘Unit price’).

Government charges and GST
Unless otherwise stated, all fees in this Section of this
PDS are net of the effect of GST (i.e. net of the amount
of GST claimed as input tax credits or reduced input tax
credits) and stamp duty. Where the Fund is entitled to an
input tax credit or reduced input tax credit under the GST
legislation for GST paid in respect of the services provided
to it, the cost to the Fund of paying GST will be reduced
proportionally. For additional information in relation to the
taxation implications of an investment in the Fund, please
see Section 9 of this PDS.

Differential fees

If applied, the Buy/Sell Spread can be found by visiting our
website at kmpropertyfunds.com/communityfund.

The Responsible Entity may negotiate special fee
arrangements with Unitholders who are wholesale clients
pursuant to the Corporations Act under which it reduces
or rebates fees to those Unitholders. Such special fee
arrangements will not adversely impact upon the fees
that are paid by other Unitholders as set out in the
previous tables.

Excluded transactional and operational costs

Adviser remuneration

There are other costs that are not shown in the ‘Fees and
costs summary’, which are an additional cost to you and are
ultimately reflected in the value of your investment in the
Fund. These are property operating costs, borrowing costs
and implicit transaction costs or market impact costs.

The Responsible Entity does not pay any commission to
financial advisers and other intermediaries, other than
in relation to wholesale clients as defined under the
Corporations Act.

Property operating costs are amounts that are paid
or payable in relation to the holding of Direct Property
or an interest in Direct Property, and include property
management costs, the costs of rates and utilities and
other statutory outgoings, land tax, maintenance expenses
and other property operating expenses (excluding those
costs recovered from tenants). Borrowing costs are costs
associated with the Fund’s borrowing and include costs
such as interest, loan establishment fees and associated
legal costs.
Implicit transaction costs or market impact costs include
amounts that represent the difference between the
acquisition price and disposal price of assets that are
acquired off-market and the bid-ask spread in acquiring
or disposing of listed assets (such as A-REITs).

If investors have arrangements with their financial advisers,
investors are able to direct the Responsible Entity to pay
an amount on their behalf to their adviser out of their gross
application moneys. To do so, investors need to nominate
the payment amount on their Application Form.
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Maximum fee entitlements and other fees
Under the Constitution, the Responsible Entity is entitled
to the following maximum fees:
• A Management Fee of 1.25% per annum of Gross Asset
Value. However, the Responsible Entity has set the
Management Fee up to 0.75% of the GAV, as described
in Sections 2 and 8.2 of this PDS. Any increase to this
fee will be disclosed to Investors on the Fund’s website.
• An Acquisition Fee of 3.00% of the value of any real
property asset acquired by the Fund, payable within
20 Business Days following the successful completion
of the relevant acquisition. However, the Responsible
Entity has set this Fee at 2.00% of the value of any
Direct Property as described in Sections 2 and 8.2 of
this PDS. Any increase to this fee will be disclosed to
Investors on the Fund’s website.
• A Performance Fee of 20.00% of the portion
of outperformance of the Fund over the Fund’s
benchmark of CPI+4%, as described above in this
Section 8.2 of this PDS. However, the Responsible
Entity has set this fee at 15.00% of the portion
of outperformance of the Fund over the Fund’s
benchmark and has increased the benchmark
from CPI+4% to CPI+5%. After the Initial Term, the
Responsible Entity may elect to increase the amount of
its entitlement to the Performance Fee to the maximum
amount set out in the Constitution. Any increase to this
fee will be disclosed to Investors on the Fund’s website.

There may be incidental fees. For example, you may
be charged a direct debit failure fee if you do not have
sufficient funds in your bank account at the time a direct
debit is processed. This fee is charged by your bank, not
by the Responsible Entity, and you should contact your
bank for further information

Changes to fees
The Responsible Entity may increase or decrease the
fees for a number of reasons without Unitholder consent,
subject to the maximum fee amounts specified in the
Constitution. We will provide investors at least 30 days’
prior notice of any proposed fee increase. Expense
recoveries may change without notice. As stated above,
the Constitution defines the maximum fees that can
be charged for fees described in this PDS. If we wish to
raise fees above the maximum amount allowed for in the
Constitution, we would first need to obtain the approval
of Unitholders.

• A capital raising fee of 3.00% of the value of the
application moneys in respect of any issue of
Units (other than Units issued by way of dividend
reinvestment) payable within 20 Business Days
following completion of the relevant issue of Units.
However, the Responsible Entity has initially elected not
to charge a capital raising fee. Any introduction of this
fee will be disclosed to Investors on the Fund’s website.
• A Disposal Fee of 3.00% of the sale price of each
real property asset of the Fund, payable within 20
Business Days following completion of the relevant
sale. However, the Responsible Entity has set this fee at
1.50% of the value of any Direct Property as described
in Sections 2 and 8.2 of this PDS. Any increase to this
fee will be disclosed to Investors on the Fund’s website.
• An asset management fee of 0.75% per annum of
Gross Asset Value. However, the Responsible Entity has
initially elected not to charge an asset management
fee. Any introduction of this fee will be disclosed to
Investors on the Fund’s website.
• A once-off Initial Acquisition Fee of 2.00% of the value
of Initial Property, payable within six months from the
time of the opening of the Offer.
216-228 Cowlishaw Street, Greenway, ACT
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9.1	Taxation for
Australian residents

9.2	Tax treatment
of the Fund

The information in this Section is of a general nature
and is not, nor is it intended to be, tax advice, and
cannot be relied upon as such. Each investor must take
full and sole responsibility for their investment in the
Fund, the associated taxation implications arising from
that investment and any changes in those taxation
implications during the course of the investment.
Accordingly, prospective investors should seek
personal tax advice to take into account their individual
circumstances.

Broadly, the Fund should not be liable to pay Australian
income tax or capital gains tax (‘CGT’) provided
Unitholders are presently entitled to the Fund’s income in
each year and the Fund limits its activities to undertaking
or controlling ‘eligible investment business’ for Australian
taxation purposes. It is intended that the Fund will be
administered to achieve these outcomes.

This summary provides an outline of the principal
Australian tax consequences relating to the acquisition,
holding and disposal of Units for an Australian tax resident
Unitholder who holds their investment in the Fund on
capital account.
The summary does not address the tax implications for
Unitholders that:
• hold their Units on revenue account or as trading stock;
• make an election under the Taxation of Financial
Arrangements (‘TOFA’) provisions that affects the
recognition of income in respect of Units;
• are exempt from Australian tax;
• are non-residents; or

The Fund is a continuing fund that has previously made a
capital account election under the Managed Investment
Trust (‘MIT’) provisions to treat the Fund’s assets, such as
real property, as being held on capital account.
The Fund has not elected to enter the AMIT regime.
However, if it qualifies as an Attribution Managed
Investment Trust (‘AMIT’) it can still choose to elect
into this regime in the future. If it does elect into the
AMIT regime its Unitholders will be taxed on a fair and
reasonable basis (rather than on the basis of present
entitlement to trust income), having regard to their
interest in the Fund. This potentially means that in some
cases, Unitholders may be liable to pay tax on amounts
they have not received. The AMIT regime also deems MITs
as fixed trusts for tax purposes. We would not expect the
AMIT regime to materially change the tax treatment of
Unitholders outlined in Section 9.3 of this PDS.

• are temporary residents of Australia.
The summary does not address the tax implications for
persons that invest in the Fund indirectly.
Taxation issues are complex and taxation laws, their
interpretation and associated administrative practices
may change over the term of an investment in the Fund.
The information contained in this Section is of a general
nature only. It is based on, and limited to, Australian tax
law and practice in effect at the date of this PDS.

56 Carrington Street, Palmyra, Western Australia
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9.3	Tax treatment of Unitholders
Taxation of distributions

Disposal of real estate assets

Distributions made to Unitholders should be included in
the Unitholders’ assessable income in the year in which
they become presently entitled to the income of the trust
(under MIT) or are attributed the income (under the AMIT
regime). Unitholders should wait until receipt of an annual
tax distribution statement for each distribution paid by the
Fund each year before completing an income tax return.
The distribution statement will provide Unitholders with
full details of the distributions paid and accompanying
tax information.

The disposal of real estate assets will be subject to the
CGT rules on the basis that the asset will be held on
capital account or a MIT election has been made. The
capital gain on the sale of the real estate asset will broadly
be determined as the difference between the capital
proceeds from its disposal and the cost base of the asset.

If the actual cash distribution to a Unitholder exceeds
that Unitholder’s share of the Fund’s taxable income,
the excess (known as a ‘tax deferred distribution’) will
generally not be assessable to the Unitholder. This is
expected to occur as a result of the availability of certain
non-cash tax deductions such as capital allowances
on depreciating assets and capital works on buildings.
However, any such distribution will reduce the Unitholder’s
CGT cost base. Once the cost base of the Units has
been reduced to nil, further tax deferred amounts are
assessable as capital gains to the Unitholder under CGT
event E4 (or CGT event E10 if the Fund is an AMIT).
Under the tax system for AMITs, if the Unitholder’s share
of the Fund’s taxable income exceeds the actual cash
distribution received by the Unitholder, the excess will
increase the Unitholder’s CGT cost base under CGT
event E10.
The Responsible Entity will provide an annual tax
statement to each Unitholder setting out details of any
taxable income components, non-assessable components
and capital gains paid by way of distribution in the
financial year.

Tax losses incurred by the Fund
The Fund will not be able to distribute any tax losses
incurred in an income year. However, provided the
relevant tax loss carry forward rules that currently apply
are satisfied, the Fund will be able to carry forward those
losses and use them in a future income year to offset
assessable income.
Net capital losses of the Fund may be carried forward to
offset future capital gains made by the Fund.

Under current tax laws any capital gain made by the
Fund upon the disposal of a real estate assets can
generally be reduced by 50% if the asset has been held
for longer than 12 months. Where the Fund is entitled to
the 50% CGT discount, Unitholders who are individuals
or trusts will generally be assessable on 50% of their
share of the capital gain. Unitholders who are complying
superannuation funds will generally be assessable on
66.7% of their share of the capital gain.
The distribution of the 50% CGT discount to the
Unitholder will be tax free and will not require a reduction
in the cost base of their Units or trigger a capital gain
under CGT event E4 or E10.

Tax implications of disposing of Units
Generally, on disposal of Units, a ‘CGT event’ will happen
and the Unitholder will need to determine whether a
capital gain or capital loss has been realised. As a general
rule, where the capital proceeds on disposal of the
Units are greater than the cost base of those Units, the
Unitholder will realise a capital gain.
The cost base of the Unitholder’s Units will essentially be
the purchase price or issue price paid for the Units, plus
the excess under CGT event E10 (if the Fund elects into
the AMIT regime) less any incidental costs on acquisition
or disposal, less any tax deferred distributions received.
Under current tax laws any capital gain made by an
individual or trust can generally be reduced by 50% if the
individual or trust has held the Units for longer than 12
months. Similarly, any capital gain made by a complying
superannuation fund can generally be reduced by 33.3%
if the fund has held the Units for longer than 12 months.
Companies are not entitled to this CGT discount.
A Unitholder will incur a capital loss if the capital proceeds
on disposal are less than the CGT ‘reduced cost base’ of
the Units disposed. The reduced cost base of a Unit is
usually, but not always, the same as the cost base. Any
capital loss incurred on the disposal can be used to offset
capital gains realised from other sources.
If a capital loss cannot be utilised in the year in which it
is realised, the loss may be carried forward and used to
offset capital gains realised in future income years. Capital
losses cannot be used to offset ordinary income or gains.
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Capital distributions
A return of capital by the Fund will reduce the cost base of
the Unitholder’s Units. Where the return of capital exceeds
the cost base of the Units, the excess is assessable as
capital gains to the Unitholder under CGT event E4 or E10.

Other issues
Tax File Number or Australian Business Number
Declaration

GST
Under current legislation GST should not be payable in
respect of the acquisition, disposal or withdrawal of Units,
nor in respect of any distributions paid by the Fund.
The Fund will not be entitled to claim input tax credits for
the full amount of the GST component of some expenses.
However, for some of these expenses, a reduced input tax
credit may be claimed. The non-recoverable part of the
GST component of any expenses is taken into account as
an expense of the Fund.

It is not compulsory for a Unitholder to provide his or
her tax file number (‘TFN’). However, if a Unitholder does
not provide their TFN (or in certain circumstances an
Australian Business Number) or claim a valid exemption,
then the Responsible Entity will be required to withhold
tax from any distribution from the Fund at the highest
marginal rate plus Medicare Levy. This amount may be
claimed as a credit in a Unitholder’s income tax return.

216-228 Cowlishaw Street, Greenway, ACT
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10.0 KM Property Funds

10.2 Investment philosophy

KM Property Funds was established in July 2013 and
has been issued with an Australian financial services
licence (AFSL 442806) by the Australian Securities
and Investments Commission. KM Property Funds
forms part of the Investment division of KordaMentha’s
Real Estate group.

A primary objective of KM Property Funds is to facilitate
quality commercial property investment opportunities
for investors.

KM Property Funds manages over $300 million
of assets on behalf of more than 1,500 investors.
KM Property Funds draws on the skills and knowledge
of senior management who are specialists in unlisted
property funds management and asset management,
and the extensive experience of its directors.

10.1 KordaMentha Real Estate
division
KM Property Funds is a part of the KordaMentha Real
Estate division of KordaMentha, one of Australia’s
leading investment and advisory firms with approximately
350 staff across Australia and Southeast Asia.
Drawing on the expertise of its more than 30 real estate
professionals, in addition to the capability across the
broader KordaMentha group, the KordaMentha Real Estate
division advises on, develops, transacts and invests in
real estate – on their own, with clients and in conjunction
with investment partners. The four key areas of the
business include:

For investors seeking regular and reliable income
KM Property Funds is focused on Australian property
investment opportunities, primarily in the office, industrial
and retail sectors that are:
• anchored by financially strong tenants, for example:
– office property: Commonwealth or State
government bodies or quality corporate businesses;
– retail property: Australia’s leading supermarkets;
• underpinned by tenants with long lease terms that
provide regular and reliable cash flows; and
• located in prime locations.
KM Property Funds also considers that its property
investments should generally be managed with gearing
levels at 50% or lower and that appropriate interest rate
management strategies be adopted to manage risk and
returns for its investors.
KM Property Funds also offers value add and opportunistic
investments for wholesale investors. These investments
typically require repositioning or have longer term
strategies that have a higher risk profile that may not be
suitable to all investors.
KM Property Funds actively manages its real estate
portfolio, maintains strong relationships with its tenants
and continually looks for value-enhancing opportunities.

• Strategic advisory – enhancing the value of property
clients own or minimising the lease liability for the
properties they lease. Since 2007, they have advised or
transacted on property-related transactions worth over
$26 billion in value.
• Special situations – critically analysing, managing, and
executing strategies associated with distressed and
challenged real estate assets.
• Funds management – the establishment, management,
and capitalisation of commercial real estate
investment opportunities. At 1 January 2022, there
was over $300 million in funds under management
across the office, retail, industrial and alternative real
estate sectors.
• Real estate private equity – development and
co‑investment in mostly small to mid-scale residential
and industrial projects. Over $216 million worth of
projects have been completed with a current pipeline
of $450 million.
56 Carrington Street, Palmyra, Western Australia
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10.3 Board and management
Key members of KM Property Funds’ management team are:

James Walsh

Janette Kendall

Non Executive Chairman

Non Executive Director

James was appointed to the Board of KM Property Funds
in March 2018 and is a member of KM Property Funds’
Audit, Risk Management and Compliance Committee.

Janette was appointed to the Board of KM Property
Funds in March 2018. Janette has more than 23 years’
board experience across public, private and not-for-profit
organisations, spanning a range of industries including
marketing and technology, advertising, digital media,
supermarkets and the arts.

James has over 30 years’ experience as a company
director and has considerable expertise across a diverse
range of industrial and service businesses and particularly
in the areas of strategy, M&A, risk management, financing
and the management of growth.
James is a former Chairman of GMHBA Limited and
currently a Non-Executive Director of ASX-listed
Secos Group Ltd.
James holds a Bachelor of Commerce from Deakin
University, a Master of Business Administration from
Melbourne Business School and is a Fellow of both the
Australian Institute of Company Directors and Chartered
Accountants ANZ.

Janette has significant expertise in strategic planning,
digital innovation, marketing, operations and leadership
across a number of industry sectors including digital
and technology, marketing and communications, media,
retail, fast-moving consumer goods, hospitality, gaming,
property and manufacturing.
Janette is currently a Non-Executive Director of Vicinity
Centres, Costa Group and Visit Victoria.
Janette holds a Bachelor of Business – Marketing,
and is also a Fellow of the Australian Institute of
Company Directors.
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Tom Davis

David Omond

Chief Executive Officer and Managing Director

Chief Operating Officer and Executive Director

Tom is a Partner with the KordaMentha Real Estate division,
having worked there since 2005 and was appointed as an
Executive Director of the Responsible Entity in August 2017,
and Chief Executive Officer in July 2021.

David was appointed Executive Director in September
2013, and Chief Operating Officer in July 2021. David has
more than 25 years’ experience in commercial property
management, development, funds management and
corporate finance.

During his career, Tom has gained wide ranging
experience in real estate across Australia. This
experience traverses geographies, real estate sectors
and competencies including transaction management,
asset management, asset restructuring and turnaround
and complex strategic property reviews. More recently,
Tom led the establishment of KordaMentha’s investment
platform which encompasses the Responsible Entity as
well as a real estate private equity business investing in
small to mid-scale development projects.
Tom holds a Bachelor of Business (Property) with
Distinction from RMIT University and a Graduate Diploma
of Applied Finance and Investment from the Financial
Services Institute of Australasia. Tom is also a Licensed
Real Estate Agent.

David is well versed in managed investment schemes
and specialises in unlisted property funds management.
Prior to forming KM Property Funds, David has held
numerous senior management positions in unlisted funds
management, corporate finance and asset management
at Heine Management, MCS Property and Centro
Properties Group.
David holds a Bachelor of Business (Property) from the
University of South Australia.
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Mario Papaleo

Bernadette Spiteri

Chief Investment Officer and Executive Director

Director, Investment Services

Mario is a co-founder of KM Property Funds and was
appointed Executive Director in September 2013, and
Chief Investment Officer in July 2021. Mario has more
than 23 years’ experience in direct real estate, listed and
unlisted property investment and funds management. He
is responsible for acquisitions.

Bernadette joined KM Property Funds in January 2015.
She is responsible for business development, marketing,
adviser and investor services, and capital funding.

Before establishing KM Property Funds, Mario worked
in various property and funds management roles
including fund manager of Centro Retail Trust through its
restructure and aggregation to form part of Federation
Centres (now Vicinity Centres) and as an Analyst and
Syndicate Fund Manager for Heine Management Limited.
Mario’s direct property and asset management experience
was gained while working for McDonald’s Australia
Limited Store Development Group.
Mario holds a Bachelor of Business (Property) from RMIT
University and a Graduate Diploma of Applied Finance and
Investment from the Securities Institute of Australia.

Bernadette has more than 25 years of experience
in financial services and has previously held senior
executive management roles with national responsibility
for distribution, marketing, product development and
investor relations.
Prior to joining KM Property Funds, Bernadette worked
with Bankers Trust Australia, MCS Property, Centro
Properties Group, Portfolio Partners Limited and
Orchard Funds Limited.
Bernadette is a senior associate of the Financial Services
Institute of Australasia (FINSIA).

Product Disclosure Statement

|

64

Community and Social Services Property Fund

10.4 The Portfolio Manager
The Responsible Entity has appointed KordaMentha
Real Estate as the investment manager of the Portfolio.
The Portfolio Manager is a related body corporate of KM
Property Funds and has been appointed to:
• identify property investment opportunities;
• undertake due diligence investigation;
• assist in the formation of the Fund;
• monitor the performance of the Portfolio;

Jennifer Bolger
Chief Financial Officer
Jennifer was appointed Chief Financial Officer in
July 2020.
Jennifer is a Chartered Accountant with more than
25 years’ experience in investment appraisal, modelling,
budgets, tax, and financial reporting.
Jennifer joined KordaMentha in 2010 as a Senior
Investment and Tax Manager. Before then, Jennifer was
the global financial controller for a listed company in New
York and London for ten years. Jennifer started her career
with PwC working in Australia, Indonesia, and Russia.
Jennifer holds a Bachelor of Business (Accountancy)
and a Bachelor of Laws from Queensland University
of Technology.

Relationship of the Executive Directors to
the Manager and KordaMentha
The executive directors of KM Property Funds perform
executive roles for the owners of KM Property Funds and
the Portfolio Manager.

• undertake all fund administration and reporting
services as requested by the Responsible Entity; and
• carry out additional duties as required by the
Responsible Entity. These services may include
development and asset management services.
The appointment of the Portfolio Manager complies with
KM Property Funds’ Related Party and Conflicts of Interest
Policy. See Section 4.5 of this PDS for more information,
including in relation to the Portfolio Manager’s fees.

10.5 The Cash Manager
The Responsible Entity intends to appoint Accordius
as the investment manager of the cash, cash-like and
A-REIT investments of the Fund.
Accordius is a boutique investment manager experienced
in providing general advice and dealing services to both
‘retail clients’ and ‘wholesale clients’ (within the meaning
of those terms under the Corporations Act).
The proposed appointment of the Cash Manager
complies with KM Property Funds’ Related Party and
Conflicts of Interest Policy. See Section 4.5 of this PDS
for more information, including in relation to the Cash
Manager’s fees.
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11.1 Fund constitution
The Fund is governed by a constitution dated 1 June 2018,
as amended by supplemental deeds dated 12 March
2021, 16 November 2021 and 29 November 2021 and any
other amendments from time to time. The Constitution
(including amendments to the original trust deed) has
been lodged with ASIC.
The Responsible Entity cannot amend the Constitution
without the consent of Unitholders (by way of a Special
Resolution at a meeting convened in accordance with
the Corporations Act) unless the Responsible Entity
reasonably believes that such amendment will not
adversely affect the rights of Unitholders.
Your rights, duties and obligations as a holder of Units
will be governed primarily by the Constitution, but also
by the Corporations Act and the general law relating to
trusts. If you would like a copy of the Constitution, please
contact us.
Some key terms of the Constitution are summarised
below, but it does not summarise all of the provisions.
Other terms have been described elsewhere in this PDS,
including in relation to applications and redemptions
of Units, Unit pricing, distributions and the Responsible
Entity’s fees. Investors should refer to the Constitution for
the detail of the provisions.
In summary, the Constitution addresses the following
matters:

Unitholders’ rights and obligations
The beneficial interest in the Fund’s assets is divided into
Units. Each Unit confers on the Unitholder a beneficial
interest in the Fund’s assets as a whole and does not
confer an interest in a particular part of the Fund or the
Fund’s assets.

Issue of Units
The Responsible Entity may issue Units in accordance
with the Constitution. The Responsible Entity may accept
or refuse, in whole or in part, any application for Units
without being bound to give a reason.

Classes of Units
Under the Constitution, the Responsible Entity may issue
ordinary Units (partly or fully paid) and Acquisition Units.
The Units offered under this PDS are ordinary Units.

Acquisition Units
Acquisition Units have been issued to an associated
party of the Responsible Entity for the purposes of partly
funding the acquisition of the Initial Property.
The Responsible Entity may from time to time issue
further Acquisition Units to third parties and/or related
entities to assist in securing further assets for the Fund.
Acquisition Units will be issued at the Current Issue Price
of ordinary Units. Acquisition Units will rank equally or
‘pari passu’ amongst themselves in all respects and
equally with ordinary Units, except that, on winding up of
the Fund, holders of Acquisition Units have the right to
receive the relevant Current Unit Value in priority to the
holders of ordinary Units. At the time of winding up, the
relevant Current Unit Value is:
• where the Acquisition Unit was issued prior to the date
of this PDS, the greater of (a) the Current Unit Value per
Acquisition Unit at the time of the date of this PDS and
(b) the Current Unit Value, less the Sell Spread (if any),
at the time of the winding up; and
• where the Acquisition Unit was issued on or after the
date of this PDS, the greater of (a) the Current Unit
Value per Acquisition Unit at the time of the issue of
the Acquisition Unit and (b) the Current Unit Value, less
the Sell Spread (if any), at the time of the winding up.
If there are no partly paid Units on issue at the time of
winding up, holders of Acquisition Units will have no
further right to participate in the proceeds of realisation
upon the winding up (unless there are no ordinary Units
on issue).
The withdrawal price of Acquisition Units will be:
• where the Acquisition Unit was issued prior to the date
of this PDS, the greater of (a) the Current Unit Value per
Acquisition Unit at the time of the date of this PDS and
(b) the Current Unit Value, less the Sell Spread (if any), at
the time of the redemption of the Acquisition Unit; and
• where the Acquisition Unit was issued on or after the
date of this PDS, the greater of (a) the Current Unit
Value per Acquisition Unit at the time of the issue of
the Acquisition Unit and (b) the Current Unit Value, less
the Sell Spread (if any), at the time of the redemption of
the Acquisition Unit.
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Upon request by notice in writing from the holder of an
Acquisition Unit, the Responsible Entity must convert that
Acquisition Unit into a fully paid Unit. Each Acquisition
Unit issued prior to the date of this PDS and which is on
issue after that date automatically converts (without the
need for any act, including the payment of any application
moneys) 12 months after the date of this PDS into a fully
paid Unit. Each Acquisition Unit issued on or after this
PDS automatically converts (without the need for any
act, including the payment of any application moneys)
12 months after the issue of the Acquisition Unit into a
fully paid Unit.

Redemptions and transfers
The Constitution allows the Responsible Entity to redeem
Units upon request, at its discretion. The Responsible
Entity intends to offer a Limited Withdrawal Facility
commencing at the third anniversary of the Fund.
Except as expressly set out in this PDS, the Responsible
Entity does not intend to redeem Units during the term of
the Fund.
Where the Fund is not liquid as that term is defined in the
Corporations Act, Unitholders have no right to withdraw
their investment in the Fund other than in accordance
with the terms of a withdrawal offer made by the
Responsible Entity. The Responsible Entity is under no
obligation to make Unitholders a withdrawal offer.
Subject to applicable stamping and registration
requirements, Units may be transferred by a written
document in the form required by the Responsible Entity.
The Responsible Entity may suspend registration of
transfers for any period and in some circumstances may
refuse to register a transfer.

Liability of Unitholders
Subject to any agreement to the contrary with the
Responsible Entity and also subject to any obligation to pay
calls on partly paid Units, the liability of each Unitholder
is limited to the amount, if any, which remains unpaid in
relation to the Unitholder’s subscription for Units.

Responsible Entity’s powers and duties
The Responsible Entity has all the powers that it is
possible to confer on a trustee, and has all the powers that
are incidental to ownership of the Fund’s assets as though
it were the absolute and beneficial owner of those assets.
The Responsible Entity may, without limitation, acquire,
dispose of or otherwise deal with any real or personal
property, borrow or raise money, encumber or secure any
asset, incur any liability, enter into derivatives, grant any
indemnity or guarantee or fetter any power.
The Responsible Entity may appoint delegates or agents
(including the Managers) to perform any act or exercise
any of its powers, as well as advisers to assist it with its
duties and functions.

Valuation of assets
The Responsible Entity may, at any time, arrange for
a Fund asset to be valued and must also do so as and
when required by the Corporations Act. The Responsible
Entity is not to be regarded as having the knowledge of a
valuer or any other expertise in respect of the valuation
of assets. The value of an asset must be determined by
the Responsible Entity using an appropriate method the
Responsible Entity decides to adopt, which method must
be consistent with the range of ordinary commercial
practice for valuing that type of asset and produce a value
that is reasonably current.

Responsible Entity’s limitation of liability
To the fullest extent permitted by law and subject to the
Corporations Act, the Responsible Entity and each director
and officer of the Responsible Entity are not personally
liable to a Unitholder or any other person in connection
with the office of responsible entity or director or officer of
the Responsible Entity.
The Responsible Entity will not be liable to any Unitholder
or any other person to any greater extent than the extent
to which it is indemnified out of the Fund assets to which
it has access.

Indemnities
The Responsible Entity has all the rights of indemnity of a
trustee at law. In addition to any other right of indemnity
which it may have under the Constitution or at law, the
Responsible Entity is indemnified for and entitled to be
reimbursed out of or to have paid from the Fund assets all
costs and liabilities incurred in the proper performance of
its duties, in the exercise of its powers, in the course of its
office or in relation to the administration or management
of the Fund. The Constitution also provides for certain
indemnities to be provided in favour of Compliance
Committee members.

Unitholder meetings
The Responsible Entity may at any time convene a
meeting of Unitholders. Meetings are held in accordance
with the provisions of the Corporations Act as modified by
the Constitution. Meetings may be held virtually.

Voting rights
On a show of hands, each Unitholder present in person or
by proxy will have one vote. On a poll, each Unitholder will
be entitled to one vote for each dollar of the value of their
Unit holding.
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Rights on winding up
Under the Constitution, the Responsible Entity may
terminate the Fund at any time by (while it is not a
registered scheme) providing Unitholders 60 days’ prior
notice. On winding up of the Fund following its termination,
the net proceeds of realisation of the assets of the Fund,
after discharging or providing for all liabilities of the Fund,
must (subject to any rights of any partly paid Unit terms
and after payment to holders of any Acquisition Units) be
distributed pro rata to Unitholders (except holders of any
Acquisition Units) according to the number of Units held.

11.2 Corporate governance 		
and compliance
Role of Responsible Entity
The Responsible Entity’s main responsibilities are to
operate and manage the Fund in accordance with the
Constitution and the Corporations Act.
In carrying out its duties the Responsible Entity must:
• act honestly and in the best interests of Unitholders;

Continuous disclosure
As a disclosing entity under the Corporations Act, the
Fund is subject to regular reporting and disclosure
obligations. Copies of documents lodged with ASIC in
relation to the Fund may be obtained from, or inspected at,
an ASIC office. Unitholders have a right to obtain a copy of
the following documents:
• the annual financial report most recently lodged with
ASIC by the Fund;
• any half-year financial report for the Fund lodged with
ASIC by the Fund after the lodgement of that annual
financial report and before the date of this PDS; and
• any continuous disclosure notices given by the Fund
after the lodgement of that annual report and before
the date of this PDS.
The Responsible Entity’s main method of communicating
with Unitholders, including giving any continuous
disclosure notices, will be through its website
kmpropertyfunds.com/communityfund.
All important information will be placed on the website
in a timely manner. Unitholders will also be provided the
option to receive information updates by email.

• exercise care and diligence; and
• treat Unitholders of the same class equally and
Unitholders of different classes fairly.

Board composition
The board of the Responsible Entity meets on a regular
basis and is required to discuss pertinent business
developments and review the operations and performance
of the Fund. The board of the Responsible Entity currently
comprises five directors: three executive and two nonexecutive directors.

The Compliance Plan
As required by law, the Responsible Entity has prepared
and lodged with ASIC a Compliance Plan that sets out
the measures which the Responsible Entity will apply
in operating the Fund to ensure compliance with the
Corporations Act and the Constitution. A copy of the
Compliance Plan is available upon request, free of charge,
from the Responsible Entity.

216-228 Cowlishaw Street, Greenway, ACT
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11.3 Related Party and
Conflicts of Interest Policy

11.4 Complaints’ handling

Related party transactions can carry a risk that they could
be assessed and monitored less rigorously than arm’s
length third party transactions. It is important for Investors
to be able to assess whether the Responsible Entity takes
an appropriate approach to related party transactions.
A significant number or value of such transactions may
mean that Investors should consider the financial position
of the related group as a whole and the risk of potential
conflicts of interest.

If you have a complaint about a product or service offered
by the Responsible Entity, please contact:

All transactions in which the Responsible Entity may have
a potential or actual conflict of interest will be conducted
in accordance with the Responsible Entity’s Related Party
and Conflicts of Interest Policy. Under this policy, the
Responsible Entity may be required to disclose conflicts of
interest to Unitholders and to ensure that its disclosure is
timely, prominent, specific and meaningful, and contains
enough detail to understand and assess the potential
impact on the service provided by the Responsible Entity.
These conflict situations will be assessed and evaluated
by the compliance manager for the Responsible Entity
and, if the compliance manager considers it necessary,
the matter will be referred to the Responsible Entity’s legal
counsel and board, with steps outlined to ensure that the
conflict is managed in an appropriate manner.
To fund the initial acquisition of the Initial Property
by the Fund, the Responsible Entity has arranged for
KordaMentha Investments Pty Ltd (ACN 163 035 121) as
trustee of the KordaMentha Investments (PPCC) Trust to
subscribe and pay for ‘Acquisition Units’ in the Fund.
The trustee of the KordaMentha Investments (PPCC) Trust
is the sole holder of the Acquisition Units. The remaining
funding was provided under a loan from the Bank. There
are currently 17,345,741 million Acquisition Units on issue.
The trustee of the KordaMentha Investments (PPCC) Trust
is a related body corporate of the Portfolio Manager and
the Responsible Entity.
The trustee for the KordaMentha Investments (PPCC)
Trust may continue to hold an investment of up to 10% of
the Units on issue after the conversion of any remaining
Acquisition Units, excluding any Acquisition Units issued
after the date of this PDS.
For more detail on the Responsible Entity’s policy and
procedures for related party transactions, please contact
the Responsible Entity or visit kmpropertyfunds.com.

Investor Services
KM Property Funds Ltd
GPO Box 2985, Melbourne VIC 3001
Telephone: 1300 132 099
Email: info@kmpropertyfunds.com
The Responsible Entity will seek to resolve the complaint
to your satisfaction within 5 to 20 Business Days of
receiving the complaint.
If you believe that your matter has not been dealt with
satisfactorily, you may lodge a complaint with the
Australian Financial Complaints Authority (‘AFCA’)
through the following contact details. AFCA provides fair
and independent financial services complaint resolution
that is free to consumers:
Website: www.afca.org.au
Email: info@afca.org.au
Telephone: 1800 931 678 (free call)
Mail: Australian Financial Complaints Authority
GPO Box 3, Melbourne VIC 3001
Time limits may apply to complain to AFCA and so you
should act promptly or otherwise consult the AFCA
website to find out if or when the time limit relevant to
your circumstances expires.
If your complaint is in relation to your account on a
Platform, you should consult the relevant disclosure
document provided by the Operator for details of available
complaint procedures.
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11.5 Privacy statement
KM Property Funds respects your right to privacy. In
completing the Application Form and communicating with
us, you provide the Responsible Entity with your personal
contact details. The disclosed personal information will
only be used for the purpose for which it was disclosed.
Your personal information will be used to identify you,
process your application, establish and manage your
investment and maintain our records or a related
purpose, which would reasonably be expected without
your permission. The Responsible Entity may not be able
to do these things without your personal information.
Some personal information is collected as required or
authorised by laws such as the Corporations Act and the
AML/CTF Act.
From time to time the personal information may be
used to inform you on an ongoing basis of investment
opportunities or to provide information about products
and services, which the Responsible Entity considers may
be of interest to you. By completing the Application Form,
you consent for the purpose of the Spam Act 2003 (Cth)
to receiving commercial electronic messages and other
promotional communications from the Responsible Entity
or any other entity associated with the Responsible Entity.
However, if you wish to request no information of that
nature be sent to you, please contact the Privacy Officer
(contact details below) and the Responsible Entity will not
send this information to you.
The Privacy Officer
KM Property Funds Ltd
GPO Box 2985
Melbourne VIC 3001
Email: privacy@kmpropertyfunds.com
Telephone: 1300 132 099
Your personal information may be disclosed to tax
and regulatory authorities, service providers who
provide services in connection with your investment
to the Responsible Entity (e.g. Registry, technology,
administration and mailing services) or the Responsible
Entity may provide information about you to your
nominated financial adviser.
The Responsible Entity takes all reasonable steps to
protect your personal information. Under the Australian
Privacy Principles, you may access personal information
about you held by the Responsible Entity. If you have any
queries or concerns about privacy or wish to access or
correct any personal information the Responsible Entity
may hold about you, please contact our Privacy Officer
as set out above. The Responsible Entity may need to
verify your identity. In the case of access and correction
requests, please provide as much detail as you can about
the particular information you seek, in order to help the
Responsible Entity locate it. The Responsible Entity will

provide its reasons if it denies any request for access to or
correction of personal information. The Responsible Entity
takes your privacy concerns seriously. Where you express
any concerns that it has interfered with your privacy,
the Responsible Entity will respond to let you know who
will be handling your matter and when you can expect a
further response.

11.6 Custodian
The Responsible Entity has appointed Perpetual Corporate
Trust Limited (ACN 000 341 533) to act as custodian
of the Fund’s assets in accordance with the terms of a
custody agreement.
The Custodian is indemnified under the custody
agreement by the Fund for a range of matters, including
for liabilities incurred for acting as custodian and holding
the Fund assets. The Custodian is also indemnified for
the Responsible Entity’s breaches and other misconduct.
Either party may terminate the custody agreement on
60 days’ notice.
The Custodian’s role is limited to holding assets of the
Fund as agent of the Responsible Entity. The Custodian
has no supervisory role in relation to the operation of the
Fund and is not responsible for protecting the interests
of the Unitholders. The Custodian has no liability or
responsibility to the Unitholders for any act done or
omission made in accordance with the terms of the
custody agreement.
The terms of the custody agreements between the
Custodian and each sub-trustee are on substantially
the same terms as the custody agreement in respect
of the Fund.

11.7 Registry
The Responsible Entity has appointed Boardroom
Pty Limited (ACN 003 209 836) to act as the registry
of the Fund in accordance with the terms of a fund
administration agreement. Registry provides fund
administration services in respect of the Fund.
Registry’s role is limited to providing fund administration
services in respect of the Fund as agent of the
Responsible Entity. Registry has no supervisory role in
relation to the operation of the Fund and is not responsible
for protecting the interests of the Unitholders. Registry
has no liability or responsibility to the Unitholders for any
act done or omission made in accordance with the terms
of the fund administration agreement.
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11.8 Debt Facility details
A market rate loan facility has been secured with the Bank on the following terms (‘Debt Facility’):
Borrower

KM Property Funds as responsible entity of the Fund.

Total Facility Limit

$17,100,000.

Undrawn amount

Nil.

Term

Five years until 30 April 2026.

Reduced Debt
Facility limit

The Debt Facility Limit is $17,100,000, being 52.1% of the most recent Bank-approved valuation of the
Initial Property. The Responsible Entity is required to pay down the Debt Facility to $16,400,000 being
a Bank LVR of 50% (‘Reduced Debt Facility Limit’).

Loan-to-value
covenant

The Bank loan-to-valuation ratio must not exceed 60%.
The Debt Facility is fully drawn to a Bank LVR of 52.1%. It is a requirement of the facility to ensure the
Debt Facility is paid down to a ratio that does not exceed 50% by the earlier of:
• the date that is six months after the date that the borrower issues a product disclosure statement
in relation to the Fund; and
• 31 October 2022,
or such later date agreed by the Bank in writing.
Bank LVR means, at any time, the Debt Facility Limit divided by the bank approved valuation of the
Portfolio at that time (expressed as a percentage).
Covenant testing
Prior to the Reduced Debt Facility Limit, the Initial Property would need to fall by more than 13.1% in
value from valuations at the date of this PDS for the Bank LVR covenant to be breached.

Interest Cover Ratio
covenant

The Interest Cover Ratio is to be no less than 2.00 times.
ICR means, for a period, the ratio of EBITDA for that period to the interest expense for that period.
ICR period is for the 12-month period preceding the reporting date.
Covenant testing
For the ICR covenant to be breached, and based on the FY22 budget:
• rental income generated by the Initial Property would need to fall by 34.3%; or
• interest (finance charges) would need to increase in the order of 52.2%.

Security

The Debt Facility is ‘limited recourse’ in that the Bank will only have recourse to the assets of the
Fund. The Responsible Entity and the Custodian have granted security for the obligations under the
Debt Facility. These securities include:
• first ranking registered mortgage over the Initial Property granted by the Custodian;
• general security arrangement between the Custodian, Responsible Entity, the subtrustees of the
initial three sub-trusts and the Bank; and
• general security agreement over the assets and undertakings of the Responsible Entity (as
responsible entity of the Fund).
The Responsible Entity considers these securities to be appropriate for a facility of this nature.

Interest rates and
Hedging

At the date of this PDS the Debt Facility Limit is at the prevailing floating interest rate. The
Responsible Entity expects to enter into interest rate arrangements in the coming months.
The Responsible Entity may engage in further interest rate arrangements in the future. See Section
4.4 of this PDS for more information.

Terms which
can be invoked if
Unitholders exercise
rights under the
Constitution

Certain events initiated by Unitholders without the consent of the Bank will be an event of default
under the Debt Facility. If an event of default occurs, the Bank has the right to determine that the loan
is immediately repayable and the securities may be enforced by the Bank (unless the Bank waives
the event of default or consents to the relevant event occurring). These events include:
• Unitholders calling a meeting to remove the Responsible Entity;
• a Unitholder applying to the Court for appointment of a temporary responsible entity; or
• the amendment or revocation of the Constitution other than as agreed by the Bank or to comply with
any law, regulation or directive.

Other material
provisions

The facility agreement contains a ‘market disruption’ clause. This clause provides that if the base rate
used to calculate the interest on the amounts outstanding under the facility cannot be ascertained
or does not reflect the actual cost to the Bank of obtaining funds and lending those funds to the
Responsible Entity then the Bank can amend the interest rate (in good faith) to reflect its actual cost
of funds. The amended rate will be payable so long as the market disruption event continues.
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11.9 Naming consents
Each of the following parties have given their written
consent to be named in this PDS in the form and context
in which they are named and they have not withdrawn
that consent:
• Registry;
• Custodian;

11.11 Labour standards,
environmental, ethical
considerations
The Responsible Entity does not take into account
labour standards, or environmental, social or ethical
considerations, when making or realising an investment
of the Fund.

• Portfolio Manager;
• Cash Manager;
• KordaMentha Investments Pty Ltd (ACN 163 035 121)
as trustee of the KordaMentha Investments (PPCC)
Trust;
• Bank; and
• M3 Property.
In addition to consenting to being named in this PDS,
M3 Property has given its written consent to the inclusion
of the Industry and Property market overview in Section 6
of this PDS.
The Bank has not made any statement that is included in
this PDS or any statement on which a statement made in
this PDS is based (including, without limitation, in relation
to any calculations of the Bank LVR or any other covenant
under the Debt Facility in the future). All calculations
or references in this PDS to the Bank LVR or any other
covenant under the Debt Facility have been calculated by
the Responsible Entity. The Bank’s calculation of these
covenants may differ and will be subject to conditions
(including the valuation of the Initial Property) which are
not currently known. This may have consequences under
the Debt Facility which may change the conclusions set
out in this PDS.

11.10 Anti-money laundering
and counter terrorism 		
financing
The Anti-Money Laundering and Counter-Terrorism
Financing Act 2006 (Cth) (‘AML/CTF Act’) requires us
to conduct identification and verification checks prior to
accepting your investment. You will be required to provide
the identification information set out in the Application
Form. We will not issue you with Units unless satisfactory
identification documents are provided.
The Responsible Entity is required to collect and verify
‘Know Your Customer’ information, which may vary by
investor type. In some instances, we may be required
to conduct enhanced due diligence before being able to
proceed with your application.

11.12 How to apply
Other than as permitted by law, investments in the Fund
will only be accepted following receipt of a properly
completed Application Form. The Application Form is
attached to this PDS.
Units are issued at the Current Unit Value plus any Buy
Spread as at the date on which the Responsible Entity
receives a valid and complete application, subject to a
Daily cut-off time of 3.00 pm (Melbourne time). If a valid
and complete application is received prior to 3.00 pm
(Melbourne time) on a Business Day, or on a non-Business
Day, the applicable Current Unit Value is the Current
Unit Value of that Business Day. If a valid and complete
application is received on or after 3.00 pm (Melbourne
time) on a Business Day, or on a non-Business Day, it will
be processed using the Current Unit Value of the next
Business Day.
The prevailing Current Unit Value can be found online at
kmpropertyfunds.com/communityfund.
Application Amounts that Custodian holds in an account
prior to the issue of Units may earn interest. Any interest
earned on an Investor’s funds held in the Applications
Amounts account will be paid to and retained by the Fund.
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11.13 Cooling-off rights

11.14 Electronic disclosure
consent

At all times when the Fund is liquid, for the purposes of
the Corporations Act, Investors who invest directly in the
Fund (and not through a Platform as an Indirect Investor)
and who are not ‘wholesale clients’ (within the meaning
of that term under the Corporations Act) have a 14-day
cooling-off period. The Responsible Entity believes that
the Fund is liquid as at the date of this PDS.

By making an application for Units under the Offer,
Applicants agree to receive all communications from
the Responsible Entity in relation to the Fund in the
following manner:

In this period, eligible Investors may cancel their
investment by notifying the Responsible Entity in writing
or by email (refer to the back of this PDS for contact
details). For each eligible Investor, their 14-day period
commences on the earlier of:
• the date they receive their confirmation notice about
their investment in the Fund; and
• five Business Days after the allotment of Units.
If an eligible Investor cancels their investment during
this period, the amount repaid to them may be adjusted
in accordance with the Corporations Act to reflect any
increase or decrease in the value of their investment,
any tax or duties payable by the Responsible Entity and
administration expenses and transaction costs associated
with the acquisition and termination of their investment.
For example, if an Investor invests $250,000 and the value
of the Units falls by 1% between the allotment date and
the time of the receipt of the request to withdraw, the
Investor may sustain a deduction of $2,500 on account
of the reduced investment value plus any transaction
costs incurred.
The right to cooling-off terminates immediately if an
eligible Investor exercises a right or power under the terms
of the Fund, such as selling part of their investment.
For any subsequent contributions made under the
terms of an existing agreement (such as the distribution
reinvestment plan, or the Periodic Investment Plan
offered by the Responsible Entity) the right to cooling-off
does not apply.
Where the Fund is not liquid as that term is defined in the
Corporations Act, there are no cooling-off rights.

• in relation to information that is not specific to an
Investor (such as Fund updates and other Fundlevel information described under Section 4.6 of
this PDS and any withdrawal offers made while the
Fund is not ‘liquid’ within the meaning of that term
under the Corporations Act), by disclosure of such
information on the webpages about the Fund at
kmpropertyfunds.com/communityfund; and
• in relation to information that is specific to an Investor
(such as periodic and tax statements), by disclosure
of such information on a secure Investor log-on portal
accessed at kmpropertyfunds.com.
The Responsible Entity, however, will notify Investors by
email that information described above is available on
the website.
Further information about nominating to receive
disclosure electronically is set out in the Application Form.

11.15 Investor enquiries and
additional information
Investors can call Investor Services on 1300 132 099
during normal business hours.
Alternatively, you may write to the Responsible Entity at
the following address:
Investor Services
KM Property Funds Ltd
GPO Box 2985,
Melbourne Victoria 3001
Email: info@kmpropertyfunds.com
Information regarding the Fund will be available on the
Responsible Entity’s website: kmpropertyfunds.com/
communityfund.
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Glossary
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Glossary
Term

Definition

ABN

Australian Business Number.

Accordius

Accordius Pty Ltd (ACN 128 900 603).

ACN

Australian Company Number.

Acquisition Fee

the acquisition fee described in Section 8.2 of this PDS.

Acquisition Units

a class of units in the Fund on issue as at the date of this PDS, the terms of issue of
which are set out in the Constitution and described in this PDS.

ACT

Australian Capital Territory.

AFCA or Australian Financial
Complaints Authority

Australian Financial Complaints Authority Limited (ABN 38 620 494 340).

AFSL

Australian financial services licence.

AML/CTF Act

Anti-Money Laundering and Counter-Terrorism Financing Act 2006 (Cth).

Applicant

an applicant for a Unit under the Offer.

Application Amount

the amount of money contributed, or to be contributed by Investors, for Units.

Application Form

the application form attached to this PDS.

A-REIT

Australian real estate investment trust, being an investment vehicle (such as a unit
trust) the securities of which are listed and traded on a financial market and the assets
of which are predominantly invested (directly or indirectly) in commercial, industrial or
retail sector property assets.

ASIC

Australian Securities and Investments Commission.

Bank or CBA

Commonwealth Bank of Australia Limited (ACN 123 123 124).

Bank LVR

the loan-to-valuation ratio calculated under the Debt Facility, being the ratio of the
Debt Facility Limit to the Bank-approved valuation of the Portfolio.

Business Day

a day on which banks are open for business in Melbourne excluding a Saturday,
Sunday and public holiday in Melbourne.

Buy Spread

an amount, which may be nil, determined by the Responsibility Entity under the
Constitution in calculating the issue price of a Unit, being generally:
• the estimated total transaction costs the Responsibility Entity would incur to
acquire afresh the Fund’s assets (which, for the avoidance of doubt, is an amount
determined for the relevant Unit); or
• the estimated costs of acquiring the Fund’s assets on the issue of the relevant Unit; or
• if appropriate having regard to the actual costs which would be incurred because
of the issue or sale of the relevant Unit (including in relation to a Unit issued by
way of distribution reinvestment), the Responsibility Entity’s estimate of the total
transaction costs the Responsibility Entity would incur to acquire the Fund’s assets
to facilitate the issue or sale of the relevant Unit; or
• if the Responsible Entity makes no estimate under any of the above points, nil.

Cash Manager

the investment manager of the cash, cash-like and A-REIT investments of the Fund,
being Accordius Pty Ltd (ACN 128 900 603).

CGT

capital gains tax.

Compliance Committee

the compliance committee of the Responsible Entity as required under the
Corporations Act.

Compliance Plan

the compliance plan for the Fund lodged with ASIC, as amended from time to time.

Constitution

the constitution for the Fund dated 1 June 2018, as amended from time to time.

Corporations Act

Corporations Act 2001 (Cth).
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Glossary
Term

Definition

CPI

the Consumer Price Index (All Groups, weighted average of the eight capital cities)
published by the Australian Bureau of Statistics or its successor and includes any
published index substantially replacing that index.

Current Unit Value

the ‘Current Unit Value’ calculated under the Constitution, being generally described in
Section 4.3 of this PDS.

Custodian

the custodian of the Fund or a sub-trust (as the case may be), being Perpetual
Corporate Trust Limited (ACN 000 341 533).

Daily

each Business Day.

Debt Facility

the secured loan facility provided by the Bank to the Responsible Entity for a period of
five years described in Section 11.8 of this PDS.

Debt Facility Limit

the amount that can be drawn under the Debt Facility. The initial facility limit is
$17,100,000.

Debt Reduction

the reduction of the Debt Facility described in Section 4.4 of this PDS.

Direct Property

real property that is held via an entity that is not listed on the Australian Securities
Exchange (‘ASX’). It may be held directly or through sub-trusts.

Disposal Fee

the disposal fee described in Section 8.2 of this PDS.

EBITDA

earnings before interest, tax, depreciation, straight-lining of rentals and amortisation of
borrowing costs.

Fund

the unit trust named ‘Community and Social Services Property Fund’
(ARSN 655 386 860), established by the Constitution.

FY22

the 12-month period ending 30 June 2022.

Gearing

the amount of debt the Fund has borrowed divided by the GAV.

Gearing Ratio

the ratio by that name described in Section 4.4 of this PDS.

Golden Grove North Property

the property known as at 2-8 Botany Drive, Golden Grove, South Australia, 5125.

Greenway Property

the property known as 216-228 Cowlishaw Street, Greenway, ACT, 2900.

Gross Asset Value or GAV

the gross value of the Fund’s assets.

GST

goods and services tax.

Indirect Investor

an investor who accesses the Fund through a Platform.

Initial Acquisition Fee

the initial acquisition fee described in Section 8.2 of this PDS.

Initial Property

the initial property held by or on behalf of the Fund as at the date of this PDS, being
Greenway Property, Golden Grove North Property, Palmyra Property, and Sunbury
Property, as described in Section 5 of this PDS.

Initial Term

the initial term of the Fund, being the period ending the day before the third
anniversary of the date of this PDS.

Interest Cover Ratio or ICR

the ratio by that name described in Section 4.4 of this PDS.

Investor, you or your

a prospective Applicant, Applicant or a Unitholder, or any or all of them, as the
context requires.

KM Property Funds

KM Property Funds Ltd (ACN 164 635 885).

Limited Withdrawal Facility

the withdrawal facility described in Section 4.3 of this PDS.

M3 Property or m3property

M3 Property Australia Pty Ltd.

Management Fee

the management fee described in Sections 8.1 and 8.2 of this PDS.

Managers

the Portfolio Manager and the Cash Manager.
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Term

Definition

Net Asset Value or NAV

the ‘Net Asset Value’ of the Fund calculated under the Constitution, being generally the
value of the assets of the Fund less the following:
• all amounts required to repay any borrowings and to meet all liabilities (including the
amount of any provisions the Responsible Entity determines) but excluding liabilities
(if any) to Unitholders in respect of Units;
• following any distribution calculation date, and without double counting, the amount
of any distributable income payable but not paid to Unitholders on the day on which
the net asset value is determined; and
• any amount paid in advance of a call on a partly paid Unit.

NAV per Unit

NAV divided by the number of Units on issue in the Fund.

Net Lettable Area or NLA

net lettable area has the meaning as that set out in ‘Method of Measurement for
Lettable Area’ published by the Property Council of Australia.

Net Tangible Assets or NTA

the net tangible assets of the Fund as set out in Section 4.4 of this PDS.

Offer

the offer of ordinary Units under this PDS.

Offer Closing Date

the date (if any) the Responsible Entity determines that the Offer is closed.

Operator

the operator or custodian of the Platform.

Palmyra Property

the property known as 56 Carrington Street, Palmyra, Western Australia, 6157.

PDS

Product Disclosure Statement.

Performance Fee

the performance fee described in Sections 8.1 and 8.2 of this PDS.

Performance Fee Period

the period over which the Fund’s performance is assessed in order to calculate the
Performance Fee described in Section 8.2 of this PDS.

Performance Fee Calculation Date

the last day of each Performance Fee Period and the date as at the Performance
Fee is calculated for a particular Performance Fee Period described in Section 8.2
of this PDS.

Periodic Investment Plan

the plan under which additional investments in the Fund may be made, as described in
Section 4.3 of this PDS.

Platform

an investor directed portfolio service, master trust, wrap account, an investor directed
portfolio service-like scheme or a similar arrangement.

Portfolio

the current or future real estate assets (or both, as the context requires) held directly or
indirectly by or on behalf of the Fund, including the Initial Property.

Portfolio Manager

the investment manager of the Portfolio, being KordaMentha Real Estate Pty Ltd
(ACN 121 326 207).

Reduced Debt Facility Limit

has the meaning given in Section 11.8 of this PDS.

Registry

the registrar of the Fund, being Boardroom Pty Limited (ACN 003 209 836).

Related Party and Conflicts of Interest
Policy

KM Property Funds’ related party and conflicts of interest policy as described in
Section 11.3 of this PDS.

Responsible Entity, we, us or our

the responsible entity of the Fund, being KM Property Funds Ltd (ACN 164 635 885).
See Section 10 of this PDS.

RG 46

ASIC Regulatory Guide 46 Unlisted property schemes: Improving disclosure for
retail investors.
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Sell Spread

an amount, which may be nil, determined by the Responsibility Entity under the
Constitution in calculating the withdrawal price of a Unit, being generally:
• the estimated total transaction costs the Responsibility Entity would incur to sell the
Fund’s assets (which, for the avoidance of doubt, is an amount determined for the
relevant Unit); or
• the estimated costs of selling or disposing of the Fund’s assets on the redemption of
the relevant Unit; or
• if appropriate having regard to the actual costs which would be incurred because of
the redemption of the relevant Unit, the Responsible Entity’s estimate of the total
transaction costs the Responsible Entity would incur to sell the Fund’s assets to
facilitate the redemption of the relevant Unit; or
• if the Responsible Entity makes no estimate under any of the above points, nil.

Special Resolution

a resolution passed at a meeting of Unitholders by at least 75% of the votes cast by
Unitholders entitled to vote on the resolution.

sq.m

square metres.

Sunbury Property

the property known as 1-5 Riddell Road, Sunbury, Victoria, 3429.

Third Anniversary Date

the third anniversary of the first day of the financial year commencing after the day
the Offer opens.

TFN

tax file number.

Unit

a unit in the Fund. Unless the context otherwise requires, ‘Unit’ includes an
Acquisition Unit.

Unitholder

a holder of a Unit.

Valuation Policy

KM Property Funds’ valuation policy as described in Section 4.4 of this PDS.

WALE

weighted average lease expiry.

Withdrawal Period

has the meaning given in Section 4.3 of this PDS.
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How to invest

APIR: PLL4517AU

2-8 Botany Drive, Golden Grove, South Australia

How to invest
Community and Social Services Property Fund
This application consists of five components. Capitalised terms have the meaning given to them in the Product Disclosure Statement dated
21 February 2022 for Community and Social Services Property Fund, unless otherwise defined.
Part 1 – Application Form

Pages 82 to 87

All investors to complete the sections relating to you.

Part 2 – Investor Identification Forms

Pages 88 to 97

If you are applying with an existing investor number, skip this section.
If you do not have an existing investor number, complete the section
that relates to your investing entity, as indicated further down.

Part 3 – Tax Status Declaration

Pages 98 to 100

All investors to complete the sections relating to you.

Part 4 – Target Market Determination (‘TMD’)

Pages 101 to 105

Non-advised investors - read this section before answering the
questions in Part 5.

Part 5 – TMD Questions and Acknowledgment

Page 106

If you are a non-advised investor, you must answer all the questions to
determine whether you are within the target market for this investment,
sign the form, and attach it to your application.

The instructions below will guide you through the application process. Please read through this entire section, which also contains important
information about the new Design and Distribution Obligations for financial advisers and the new Target Market Determination for investors.
Eligibility to invest

Before you begin, you must ensure that you understand and fall within the target market by answering five questions on page
106 of the TMD Questions and Acknowledgment in Part 5. You must also sign that section.

Read the PDS

PDS available from:

Online

We strongly recommend you complete your application process online through our secure Online Application
Portal. Completed online applications are processed immediately.

Website: kmpropertyfunds.com/communityfund
Telephone: 1300 132 099
Email: info@kmpropertyfunds.com

If you are an existing KM Property Funds Investor you only need your investor number if you are investing in
the same entity name.
If you are a new Investor, the online application lists the documents you require to complete your application.
Postal

Refer to ‘How to invest’ section on pages 80 to 81 and follow the instructions to complete your application.
Postal applications cannot be processed until received, which may take several days.

Payment methods

1. Electronic Transfer: If you would like to direct deposit the Application Amount by electronic transfer, please
send your payment to the following bank account:
Account name: Perpetual Corporate Trust Limited ACF Community and Social Services Property Fund –
Applications Account
Bank: Commonwealth Bank of Australia
BSB Number: 062-000
Account Number: 200-78-725
Reference: Please ensure the application name is placed in this field allowing us to match your application
money with your Application Form.
2. Cheque: Cheques should be either Australian bank cheques or drawn on an Australian domiciled account
in the name of the applicant and made out to: Community and Social Services Property Fund – Applications
Account

Post (for paper
applications only)

Mail your Application Form
to the Registry:

Boardroom Pty Limited
GPO Box 3993, Sydney NSW 2001

Financial advisers: please read this section before proceeding to the application form.
Important information relating to Design and Distribution Obligations
From 5 October 2021, issuers and distributors of financial products must comply with the design and distribution
requirements, known as design and distribution obligations (‘DDO’), relating to financial products for retail clients.
As an issuer and distributor of Units, KM Property Funds is required to comply with these obligations. As part of our
DDO, we are required to make a TMD for the Fund that describes the target market for the Fund, other matters relevant
to the distribution of Units and circumstances in which we will review the TMD. Please refer to Part 4 of the application
process for the TMD information.
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As a distributor of Units, financial advisers must also fulfill certain obligations regarding the DDO process.
1. You must consider the TMD when providing advice to your clients in relation to the Fund.
2. You must notify us of any significant dealing that is not consistent with the Fund’s TMD.
3. You must notify us of any complaints about the Fund.
4. You must maintain records related to DDO, for up to seven years.
Please contact KM Property Funds on 1300 132 099 or email info@kmpropertyfunds.com with any questions
in relation to our funds and DDO.

Investors: please read this section before proceeding to the Application Form.
Important information relating to the target market for the Fund
Before you begin the application process, please consider the following questions, which you must answer in
Part 5 – TMD Questions and Acknowledgement, to ensure you are eligible to invest in the Fund.
1. Are you seeking the opportunity to have stable income derived from commercial property rents?
2. Are you prepared to invest in the Fund for at least three to five years?
3. Are you comfortable with the limited opportunity to withdraw your money from the Fund as described in the PDS?
4. Are you comfortable with the Fund’s exposure to real estate investments in community and social services properties?
5. Are you comfortable that there are risks associated with real estate investments, that income from the Fund is not
guaranteed, and the value of your investment may vary over the period of your investment?
If you believe you will answer ‘no’ to one or more questions, please speak to your financial adviser or call KM Property
Funds on 1300 132 099 or email info@kmpropertyfunds.com for clarification before proceeding to invest in this Fund.

When filling out your Application Form, please use the correct title format, indicated below.
Correct format of Registerable Titles
Only legal entities are allowed to hold Units in the Fund. Applications must be in the name(s) of natural person(s),
companies or other legal entities acceptable to the Fund. At least one full given name and the surname are required for
each individual. The name of the beneficiary or any other non-registerable name may be included by way of an account
designation if completed exactly as described in the example of correct forms of registerable title shown below.
Type of Investor

Correct format of Registerable Name

Incorrect format

John Alfred Smith

J A Smith

ABC Pty Ltd

ABC P/L or ABC Co

Use trustee(s) names

Sue Smith

Sue Smith Family Trust

Use name of the trust in the account designator section

Sue Smith Family Trust

Sue Smith

Use name of trustee of fund

Jane Smith Pty Ltd

Jane Smith Super Fund

Use name of fund in the account designator section

Jane Smith Super Fund

Jane Smith Pty Ltd

Individual
Use given names, not initials
Company
Use company name, not abbreviations. Director(s) names
must be completed within the Applicant(s) Details section
Trust

1

Superannuation Fund

Deceased Estate

2

Use executor(s) names

Sue Lennon

Use name of the deceased in the account designator section

Estate of the Late Jon Lennon

Estate of the Late Jon Lennon

Use trustee, parent or guardian(s) personal names

Sue Smith

Junior Smith

Use name of the Minor in the account designator section

Junior Smith

Sue Smith

A Minor (less than 18 years old)3

1. If there are two or more trustees, please name each. All trustees should sign. 2. A copy of the grant of probate or letters of administration, certified as being a true and accurate copy of the
original by a Justice of the Peace, a lawyer or a commissioner of declarations should be attached. 3. If the Minor does not hold a TFN, please supply the TFN of one of the trustees.

Further Information
For assistance with completing your application form and other documents, please contact KM Property Funds:
Telephone: 1300 132 099 | Email: info@kmpropertyfunds.com
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This Application Form is to be used for the purchase of units in Community and Social Services Property Fund
(ARSN 655 386 860) (‘Fund’), under the Offer set out in the Product Disclosure Statement dated 21 February 2022
(‘PDS’) issued by KM Property Funds Ltd (ABN 69 164 635 885. AFSL 442806) (‘Responsible Entity’).
The Responsible Entity has the sole discretion whether to accept or reject an application. The Responsible Entity will
reject an Application Form if the Application Amount is not received in full and in cleared funds. If your Application
Form is rejected, wholly or in part, then the Responsible Entity will notify you in writing and return the relevant
Application Amount within 30 days. By sending a completed Application Form you are making an offer to become
an investor in the Fund and you are agreeing to be legally bound by the Constitution and the terms of the PDS.
A summary of the Constitution is included in Section 11.1 of the PDS to which this Application Form is attached.
You should read the whole of the PDS dated 21 February 2022, issued by the Responsible Entity, before completing
this Application Form. Capitalised terms in this Application Form will have the same meaning as given to them in
the PDS (unless otherwise defined in this Application Form).
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Online

Click here or copy and paste kmpropertyfunds.com/communityfund into your web browser to
complete your online application; follow the online step-by-step instructions. You can stop part way
through your application process and return to it later if necessary.

Postal

Fill out this Application Form if you want to apply for Units in Community and Social Services
Property Fund. Please complete this Application Form using BLACK INK and write clearly within the
boxes in CAPITAL LETTERS. Mark appropriate answer boxes with a cross X .

Part 1 – Application Form
Community and Social Services Property Fund
Section 1

Investor identification

If you have invested with KM
Property Funds previously,
we already have your Investor
Identification information on
record and you will only need to
complete the Application Form.

Has the person/entity investing in the Fund invested in a KM Property Funds managed fund previously?



Yes. Please provide your investor number.



 o. You also need to complete Part 2 - Investor Identification Form appropriate to the type of
N
investor you are by selecting one of the following.
Individuals/Sole Traders
If ‘NO’ above, also complete Part 2 Investor Identification Form 1
Australian Companies
If ‘NO’ above, also complete Part 2 Investor Identification Form 2
Trusts, Trustees and SMSFs If ‘NO’ above, also complete Part 2 Investor Identification Form 3
Executors of an Estate
If ‘NO’ above, also complete Part 2 Investor Identification Form 3

U

Please mark with a cross X
one of the boxes to indicate
who is making the investment.






Section 2

Investment amount, Periodic Investment Plan, and Applicant(s) details

A

A

Minimum Application 		
Amount is $10,000.
‘Gross Payment Amount’ is 		
the sum of:
• Application Amount; and
• Adviser fee (if any; see
Section 5 of this form)

Application Amount:		

$

,

,

0

0

0

.

0

0

Adviser fee (if applicable):

$

,

,

0

0

0

.

0

0

Gross Payment Amount:

$

,

,

0

0

0

.

0

0

I/We wish to participate in the Periodic Investment Plan. I/We agree to be bound by the service
agreement terms and conditions outlined in the Direct Debit Request Service Agreement.
Please fill in the commencement month, frequency and amount.

	Applications made in excess
of $10,000 must be made in
multiples of $1,000.

2

0

/

M M

/

Regular periodic amount:

Contributions under a
Periodic Investment Plan
will be debited periodically
from your bank account and
added to your investment
in the Fund. The minimum
periodic investment
amount is $250 per period.
Direct debits are generally
processed on the 20th day
of each month.

Y

Y
$

Y

Y





Monthly

,

.

Quarterly

0

0

Please complete the direct debit request form on page 87. If you do not complete that form, your
Periodic Investment Plan will not be processed.
Individual Investor, Joint Investor 1, Company Director 1, Executor 1 or Trustee 1
Title
Given name(s)

Surname

Date of birth (day/month/year)
/

/

Joint Investor 2, Company Director 2, Executor 2 or Trustee 2
Title
Given name(s)

Surname

Date of birth (day/month/year)
/

B

C

Please include your TFN in
the space provided to ensure
tax is not deducted from
distributions.

Please ﬁll in this section if
you are investing on behalf
of a Company.

B

Tax File Number(s) (Individual and Joint Investors only)

1

Individual investors may
designate an investment on
behalf of another individual.
The Responsible Entity
is only required to act
on instructions from the
investors listed in 2A or 2C.

2

If any of the investors above are exempt from providing a TFN, please provide the reason for the
exemption (e.g.: Sole Parent Beneﬁts, Service Pension, etc.)

C

Name of Investing Company, Association, Body or Trustee Company if applicable

ABN

D

/

D

TFN

Account Designator (name of Super Fund, Trust, Deceased Estate or other entity or person)

AT F
ABN

TFN

If exempt from providing a TFN and/or ABN, please provide the reason for the exemption
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Section 3

Applicant(s) contact details (must not be Adviser details)

Please enter contact details,
including phone numbers in
case we need to contact you
in relation to your application.
Adviser details are not
acceptable unless your Adviser
holds a power of attorney, a
certiﬁed copy of which must
be provided. These contact
details will be used for all
administration correspondence.

Address

City

State

Phone

Postcode

After hours phone

-

-

Mobile

Facsimile

-

-

Email

By providing your email address, you agree to receive by email all communications in relation to the Fund (that are not otherwise
made available on the Fund's Investor Portal) and fund annual reports (if you have elected to receive them by email).

Section 4

Communication preferences

Nominating to receive
communications electronically
reduces administration costs
for the Fund.



Tick this box if you would like to receive all communications and information (including
notifications, transaction confirmations, periodic statements and updated or supplementary
PDSs) digitally through the Fund’s online Investor Portal. You may change your communication
preferences at any time by contacting us.

Fund annual reports will be made available online at kmpropertyfunds.com/communityfund.
If you would also like to receive a copy of the report, free of charge, please tick either option below:




Email address nominated in Section 3.



Tick this box if you do not want to receive marketing related material or calls from the
Responsible Entity.

Address nominated in Section 3.

Section 5

Financial adviser details

If you use a ﬁnancial adviser
(‘Adviser’), please have them
sign this section and stamp the
Application Form to conﬁrm
they hold a current AFSL and
are authorised to deal in and/or
advise on managed investment
products. If an Adviser Fee
is nominated we will deduct
this amount from your Gross
Payment Amount and pay
this fee to your Adviser. This
amount is in addition to the
Application Amount.

Adviser given name

By signing this section and
stamping this Application
Form, the Adviser consents
to the appointment of the
Responsible Entity as its agent
for the purposes of collecting
the Adviser Fee from the
Applicant on its behalf.

Adviser surname

Adviser company (if applicable)

Adviser email

AFSL No:

Licensee

Adviser Fee (if applicable):
$
(including GST)



I confirm that I have provided personal advice to the Applicant in relation to investing in the Fund,
and that this application (including, if applicable, the Applicant’s election to participate in the
distribution reinvestment plan and/or Periodic Investment Plan) is consistent with, and necessary
to implement, that advice. I confirm that the personal advice is still current.

Adviser SIGNATURE
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Section 6

Distribution payments
Please indicate how you would like to receive Fund distributions:



I would like to re-invest

% of my income distribution as additional units in the Fund.

(Please tell us in the space provided what percentage of your income distribution, e.g., 100%, is to
be re-invested. If you tick this box and do not nominate a percentage, we will re-invest 100% of
your income distribution.)



I would like to recieve

% of my income distribution paid in cash to my/our account.

(Please provide your financial institution account details below. We can only accept Australian
bank account details. The Fund does not pay distributions by cheque.)
Account Name

Financial Institution

BSB

Section 7

Account Number

Declaration and authorisation

I/We warrant and represent that:
1.

I/We have received and read the PDS to which this Application Form applies and agree to be bound by it and the Constitution (each as
amended from time to time).

2.

I/We have received and accepted the Offer to invest in Australia.

3.

All information in this Application Form is true and correct.

4.

I/We indemnify the Responsible Entity against any liabilities whatsoever arising from acting on any information I/we provide in connection
with this Application Form, including my/our direct debit request form (if applicable).

5.

I/We have legal power to invest in accordance with this Application Form and have complied with all applicable laws in doing so.

6. In the case of joint applications, the joint applicants agree that unless otherwise indicated on the Application Form, the Units will be held as
joint tenants and either investor is able to operate the account and bind the other investor for future transactions.
7.

If this Application Form is signed under power of attorney, the attorney declares that I/we have not received notice of revocation of the power.

8. I/We have read and understood the ‘Privacy Statement’ on the Responsible Entity’s website kmpropertyfunds.com.
9.

 ntil I/we inform the Responsible Entity otherwise, I/we will be taken to have consented to all uses of my/our personal information
U
(including marketing) contained under the heading Privacy Statement and to my/our Adviser providing further personal information to the
Responsible Entity as required or reasonably deemed necessary by the Responsible Entity.

10. I/We understand that if I/we fail to provide any information requested or do not agree to any of the possible uses or disclosure of my/our
information as detailed on the Responsible Entity’s website kmpropertyfunds.com, my/our application may be rejected by the Responsible
Entity and the Responsible Entity is released and indemnified in respect of any loss or liability arising from its inability to accept an
Application Form due to inadequate or incorrect details having been provided.
11. I/we agree that the Responsible Entity may provide details of our investment to the Adviser group or Adviser nominated by the means and
in the format that they direct.
12. I/We agree to the provision of confirmations, reporting and other communications, as set out in Section 4.6 of the PDS.
13. T
 he moneys used to fund my/our investment in the Fund are not derived from or related to any money laundering, terrorism financing or
other illegal activities, whether prohibited under Australian law, international law or convention (‘illegal activity’) and the proceeds of my/our
investment in the Fund will not be used to finance any illegal activities.
14. I/We am/are not a ‘politically exposed’ person or organisation for the purpose of the Anti-Money Laundering and Counter-Terrorism
Financing Act 2006 (Cth) (‘AML/CTF Act’).
15. I/We will provide such information and assistance that may be requested by the Responsible Entity to comply with its obligations under
the AML/CTF Act and I/we will indemnify the Responsible Entity against any loss caused by my/our failure to provide any information or
assistance required to comply with the Responsible Entity’s obligations under the AML/CTF Act.
16. I/We confirm that the Responsible Entity and the Registry are authorised to accept and act upon any instructions in respect of this
Application Form and the Units to which it relates given by me/us by facsimile or email. If instructions are given by facsimile or email,
the onus is on me/us to ensure that such instructions are received in legible form and I/we undertake to confirm them in writing. I/
We indemnify the Responsible Entity and the Registry against any loss arising as a result of any of them acting on facsimile or email
instructions. The Responsible Entity and the Registry may rely conclusively upon and shall incur no liability in respect of any action
taken upon any notice, consent, request, instruction or other instrument believed, in good faith, to be genuine or to be signed by properly
authorised persons.
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Section 7

Declaration and authorisation (continued)

I/We acknowledge that:
1.

Any Application Form may be accepted or rejected, in whole or in part, by the Responsible Entity.

2.

 either the Responsible Entity nor the Managers (including each of their directors and employees) guarantee the Fund’s performance, the
N
repayment of capital, any particular rate of return or any distribution.

3.

 he assumptions, and therefore the forward looking statements, are subject to factors which are outside the control of the Responsible
T
Entity and its directors, or which are not predictable on a reliable basis and that the actual results may vary materially from the forward
looking statements.

4.

The Responsible Entity may be required to pass on information about me/us or my/our investment to the relevant regulatory authority in
compliance with the AML/CTF Act.

5.

 hould an Adviser whose details appear in Section 5 of this Application Form be appointed, the Responsible Entity may supply my/our
S
Adviser with information about my account unless I/we instruct the Responsible Entity not to do so.

6. I/We acknowledge that an investment in the Fund or the acquisition of Units does not represent an investment in or a deposit or other
liability of the Responsible Entity, Managers or their related entities.
7.

I/We acknowledge that I/we will receive notifications and other Fund information digitally in the manner elected in Sections 3 and 4 of this
Application Form.

Additional acknowledgment for Applicants who do not have an Adviser:
I/We further acknowledge that:
1.

I/We have read the Target Market Determination in Part 4 and consider that I/we am/are in the target market as described in the Target
Market Determination in Part 4.

2.

The Responsible Entity may contact me/us for the purposes of obtaining information from me/us to determine whether I/we am/are in the
target market as described in the Target Market Determination in Part 4.

If the Application Form is signed by more than one person, who will operate the account: Any to sign 

SIGNATURE A

SIGNATURE B

Date
/

/

All to sign together 

Date
/

/

Name

Name

If a Company Ofﬁcer or Trustee, you MUST specify your title:

If a Company Ofﬁcer or Trustee, you MUST specify your title:

Director

Sole Director and Company Secretary

Director

Sole Director and Company Secretary

Trustee

Other

Trustee

Other

Section 8

Payment details

These details are required so
your payment can be matched
to your Application Form.
Please refer to page 80 of the
Application Form and comment
below for further details.

Please indicate which payment method you’ve used:
Cheque

Made payable to Community and Social Services Property Fund – Applications Account

Electronic
Transfer

Reference*

*Reference: Please place the application name in this field to allow us to match your electronic funds transfer with your Application Form.
This reference will be used to identify your application and MUST match the reference you enter with your funds transfer. If we are not able
to match your application to a payment, your application may not be processed. Note that your application cannot be processed until the
direct credit has been processed by your financial institution, and your Application Form has been received by the Registry.
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This form is for setting up the Periodic Investment Plan nominated in Section 2 of the Application Form.
Guide to completing this direct debit request form.
•

Complete the form in pen using BLOCK LETTERS and mark appropriate answers with a cross X .

•

For assistance, please contact KM Property Funds on 1300 132 099.

Section 1

Bank Details

Periodic Investment Plan
Account Name

Financial Institution

BSB

Section 2

Account Number

Declaration and authorisation
The Applicant requests and authorises KM Property Funds Ltd ABN 69 164 635 885, AFSL 442806
through its own financial institution and registry provider, for funds to be debited from the nominated
account for the amount(s) specified in Section 2 of the Application Form. The Applicant acknowledges
this direct debit arrangement is subject to the terms and conditions of the Direct Debit Request Service
Agreement outlined in Section 4.3. By signing and/or providing KM Property Funds with a valid instruction
in respect to this direct debit request, the Applicant has understood and agreed to the terms and
conditions governing the debit arrangements between the Applicant and KM Property Funds as set out
in this request. The Applicant authorises KM Property Funds to act in accordance with the Applicant’s
instructions and acknowledges that these instructions supersede and have priority over all previous
instructions in respect of the Applicant’s investment. All bank account signatories must sign.

All authorised signatures to sign.

SIGNATURE A

Date
/

/

Name

If a Company Ofﬁcer or Trustee, you MUST specify your title:
Director

Trustee

Sole Director and Company Secretary

Other

SIGNATURE B

Date
/

/

Name

If a Company Ofﬁcer or Trustee, you MUST specify your title:
Director
Other
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Sole Director and Company Secretary

Trustee

Part 2 – Investor Identification Forms
Community and Social Services Property Fund
In 2006 the Federal Government enacted the Anti-Money Laundering and Counter-Terrorism Financing Act 2006 (Cth) (‘AML/CTF Act’). The
purpose of this legislation is to enable Australia’s ﬁnancial sector to maintain international business relationships, detect and prevent money
laundering and terrorism ﬁnancing by meeting the needs of law enforcement agencies and to bring Australia in line with international standards.

Why does this legislation affect KM Property Funds?
As KM Property Funds Ltd is the trustee for managed investment products, we must meet stringent investor identification and verification
requirements. This means that prior to units in Community and Social Services Property Fund being issued, we must be ‘reasonably satisfied’
that investors are who they claim to be.

What do you need to do?
If you invest in the Fund through an Adviser or an IDPS facility then they will request and collect any verification materials. If you are investing
directly, you need to complete the identification form which relates to the type of entity making the investment.

Which identification form do I need to complete?
Refer also to Section 1 in Part 1 – Application Form
Type of Entity Investing

Forms to be completed

Pages

Individuals and Sole Traders (each applicant must complete a form)

IDENTIFICATION FORM 1: Individuals and Sole Traders

89-90

Australian Companies

IDENTIFICATION FORM 2: Australian Companies

91-92

Trusts, Trustees and Self Managed Super Funds

IDENTIFICATION FORM 3: Trusts, Trustees and SMSFs

93-97

Not on the list?
If you are investing through a type of entity not listed above, please phone Boardroom on 1300 737 760 to discuss which form is appropriate for
your needs.
We may request additional information from you where we reasonably consider it necessary to satisfy our obligations under the AML/CTF Act,
and applications will not be processed until the necessary information is provided.

Who is allowed to certify AML/CTF Identification documents?
a Justice of the Peace
a member of the Chartered Accountants Australia and New Zealand, CPA Australia or the Institute of Public Accountants
a person who is enrolled on the roll of the Supreme Court of a State or Territory, or High Court of Australia, as a legal practitioner (however
described)
a judge of a court or a magistrate
a permanent employee of Australia Post employed in an ofﬁce supplying postal services to the public with two years continuous service
a teacher employed on a permanent full-time or part-time basis at a school or tertiary institution
a police ofﬁcer
a person who, under a law in force in a State or Territory, is currently licenced or registered to practice one of the following occupations:
Chiropractor, Dentist, Medical practitioner, Nurse, Optometrist, Pharmacist, Physiotherapist, Psychologist, Veterinary surgeon
an ofﬁcer with, or authorised representative of, a holder of an Australian ﬁnancial services licence or Australian credit licence, having two or
more continuous years of service with one or more licensees
any other persons mentioned in Part 1 and Part 2 of the Statutory Declarations Regulations 2018 – Schedule 2
a person in a foreign country who is authorised by law in that jurisdiction to administer oaths or affirmations or to authenticate documents

IMPORTANT
Please note that you are required to attach a certified, legible copy of the ID documentation that you are relying upon (and any required
translation) to confirm your identity.
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Identification Form 1:
Individuals and Sole Traders
GUIDE TO COMPLETING THIS FORM
	Complete one form for each individual nominated on your Application Form.


Complete all applicable sections of this form in BLOCK LETTERS.

Section 1A: Personal details/Individual 1
Surname		

Date of birth (day/month/year)

/

/

Full Given Name(s)
Residential Address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

COMPLETE THIS PART IF INDIVIDUAL IS A SOLE TRADER
Full Business Name (if any)		

ABN (if any)

Principal Place of Business (if any) (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Section 1B: Personal details/Individual 2

Surname		

Date of birth (day/month/year)

/

/

Full Given Name(s)
Residential Address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

COMPLETE THIS PART IF INDIVIDUAL IS A SOLE TRADER
Full Business Name (if any)		

ABN (if any)

Principal Place of Business (if any) (PO Box is NOT acceptable)
Street
Suburb
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State

Postcode

Country

Identification Form 1: (continued)
Individuals and Sole Traders
GUIDE TO COMPLETING THIS FORM


Please complete Part I (if you do not own a document from Part I, then complete Part II or III.)

Section 2: identification documents (certified copies to be provided)
PART I – PRIMARY DOCUMENTS
Tick

Select ONE valid option from this section only



Australian State/Territory driver’s licence containing a photograph of the person



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



Card issued under a State or Territory for the purpose of proving a person’s age containing a photograph of the person



Foreign passport or similar travel document containing a photograph and the signature of the person*

PART II – ACCEPTABLE SECONDARY ID DOCUMENTS – should only be completed if you do not own a document from Part I
Tick

Select ONE valid option from this section



Australian birth certificate



Australian citizenship certificate



Pension card issued by Centrelink



Health card issued by Centrelink

Tick

AND ONE valid option from this section



A document issued by the Commonwealth or a State or Territory within the preceding 12 months that records the provision of
financial benefits to the individual and which contains the individual’s name and residential address.



A document issued by the Australian Taxation Office 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.



A document issued by a local government body or utilities provider within the preceding three 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 three months; and
contains the name and residential address; and records the period of time that the individual attended that school.

PART III – ACCEPTABLE FOREIGN DOCUMENTS – should only be completed if the individual does not own a document from Part I
Tick

BOTH documents from this section must be presented



Foreign driver's licence that contains a photograph of the person in whose name it issued and the individual’s date of birth*



National ID card issued by a foreign government containing a photograph and a signature of the person in whose name the card
was issued*

*Documents that are written in a language that is not English must be accompanied by an English translation prepared by an accredited translator.

IMPORTANT:
Please attach a certified, legible copy of the ID documentation you are relying upon to confirm your identity (and any required translation).
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Identification Form 2:
Australian Companies
GUIDE TO COMPLETING THIS FORM


Complete all applicable sections of this form in BLOCK LETTERS.



Only send the completed sections of this form with the Application Form.

Section 1A: Australian Company details (to be completed if company is an Australian Company)
1.1 General Information
Full name as registered by ASIC
ACN
Registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Postcode

Country

Principal place of business (if any) (PO Box is NOT acceptable)
Street
Suburb

State

1.2 Regulatory/Listing Details (if applicable, select from the following categories which apply to the company and provide the information requested)



Regulated company (licensed by an Australian Commonwealth, State or Territory statutory regulator)
Regulator name
Licence details



Australian listed company
Name of market/exchange



Majority-owned subsidiary of an Australian listed company
Australian listed company name
Name of market/exchange

1.3 Company Type (select only ONE of the following categories)
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Public

The form is now COMPLETE.



Proprietary

Go to Section 1.4.

Identification Form 2: (continued)
Australian Companies
1.4 Directors (only needs to be completed for proprietary companies)
This section does NOT need to be completed for public companies.
How many directors are there? Provide full name of each director.
Full given name(s)

Surname

1
2
3
4
If there are more directors, provide details on a separate sheet.

1.5 Shareholders (only needs to be completed for proprietary companies that are not regulated companies as selected in Section 1.2)
Provide details of ALL individuals who are beneficial owners through one or more shareholdings of more than 25% of the company’s issued capital.
Shareholder 1
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Shareholder 2
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Shareholder 3
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Shareholder 4
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb
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State

Postcode

Country

Identification Form 3:
Trusts, Trustees and SMSFs
GUIDE TO COMPLETING THIS FORM
Complete the following in BLOCK LETTERS:
•
•

Section 1 (all parts) – all trusts.
AND select and complete one of the following sections for ONLY ONE of the trustees:
–

Section 2 (applicable parts) – selected trustee is an Individual; or

–

Section 3 (applicable parts) – selected trustee is an Australian Company.

Only send the completed sections of this form with the Application Form.

Section 1A: Trust details

1.1 General Information
Full name of trust
Full business name (if any)
Country in which the trust was established

1.2 Type of Trust (select only one of the following trust types and provide the information requested)



Registered managed investment scheme
(Go to Section 1B)

Provide Australian Registered Scheme Number (ARSN 655 386 860)



Regulated trust (e.g. a SMSF)
Provide name of the regulator (e.g. ASIC, APRA, ATO)
(Go to Section 1B)

Provide the trust’s ABN or registration/licensing details



Government superannuation fund
(Go to Section 1B)

Provide name of the legislation establishing the fund



Other trust type
Trust description (e.g. family, unit, charitable, estate)

(Complete Section 1.3 and 1.4)

1.3 Beneficiary Details (only complete if “Other trust type” is selected in section 1.2 above)
Do the terms of the trust identify the beneficiaries by reference to membership of a class?



Yes


Provide details of the membership class/es (e.g. unit holders, family members of named person, charitable purpose)



No

How many beneficiaries are there?

(Go to Section 1.4)

Full given name(s)

Provide full name of each beneficiary below
Surname

1
2
3
4
If there are more beneficiaries, provide details on a separate sheet.
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Identification Form 3: (continued)
Trusts, Trustees and SMSFs
1.4 Trustee Details (only complete if ‘Other trust type’ is selected in section 1.2)
DO NOT complete if the trust is a registered managed investment scheme, regulated trust (e.g. SMSF) or government
superannuation fund.
How many trustees are there?

Provide full name and address of each trustee below.

Trustee 1
Full given name(s) or Company name		

Surname

Residential address if an individual trustee or company registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Trustee 2
Full given name(s) or Company name		

Surname

Residential address if an individual trustee or company registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Trustee 3
Full given name(s) or Company name		

Surname

Residential address if an individual trustee or company registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Trustee 4
Full given name(s) or Company name		

Surname

Residential address if an individual trustee or company registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Trustee 5
Full given name(s) or Company name		

Surname

Residential address if an individual trustee or company registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

If there are more trustees, provide details on a separate sheet.
1.5 Settlor Details (only complete if ‘Other trust type’ is selected in section 1.2)
DO NOT complete if the settlor made a material asset contribution to the trust of less than $10,000 at the time the trust was established,
or where the settlor is deceased, or where the Applicant is a trustee providing a custodial or depository service and has verified the
beneficial owners of the trust.
Provide the full name of the settlor of the trust.
Full given name
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Surname

Identification Form 3: (continued)
Trusts, Trustees and SMSFs
Section 1B: Trust identification documents (certified copies to be provided)
No Trust documentation is required for a registered managed investment scheme, regulated trust (e.g. SMSF) or government superannuation
fund (as selected in section 1.2) AND if the Trust has an Australian Business Number (‘ABN’).
If ‘Other trust type’ (as selected in section 1.2) OR the Trust does not have an ABN, then an Acceptable Document needs to be provided.

Tick

Acceptable Documents (use one of the following to verify the Unincorporated Association)



A certified copy or certified extract of the Trust Deed.



A notice issued by the Australian Taxation Office within the last 12 months (e.g. a Notice of Assessment).



A letter from a solicitor or qualified accountant that confirms the name of the trust.

Documents that are written in a language that is not English, must be accompanied by an English translation prepared by an accredited translator.

IMPORTANT:
Please attach a certified, legible copy of the ID documentation you are relying upon to confirm your identity (and any required translation).
Complete ONLY ONE of the following sections, as required, to collect the additional information about the identity of ONLY ONE of the
trustees:

•

Section 2 (applicable parts) – where the selected trustee is an individual.

•

Section 3 (applicable parts) – where the selected trustee is an Australian Company.

Section 2: Individual details (to be completed if selected trustee is an Individual)
Surname

Date of Birth (day/month/year)

/

/

Full Given Name(s)
Residential Address (PO Box is NOT acceptable) Only provide address details if not provided in Section 1.4.

Suburb

State

Postcode

Country

Complete Part I (or if the trustee does not own a document from Part I, then complete either Part II or III).
PART I – ACCEPTABLE PRIMARY ID DOCUMENTS
Tick

Select ONE valid option from this section only



Australian State/Territory driver’s licence containing a photograph of the person.



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



Card issued under a State or Territory for the purpose of proving a person’s age containing a photograph of the person.



Foreign passport or similar travel document containing a photograph and the signature of the person*.

PART II – ACCEPTABLE SECONDARY ID DOCUMENTS – should only be completed if the individual does not own a document from Part I
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Tick

Select ONE valid option from this section only



Australian birth certificate.



Australian citizenship certificate.



Pension card issued by Centrelink.



Health card issued by Centrelink.

Identification Form 3: (continued)
Trusts, Trustees and SMSFs
Tick

Select ONE valid option from this section only



A document issued by the Commonwealth or a State or Territory within the preceding 12 months that records the provision of
financial benefits to the individual and which contains the individual’s name and residential address.



A document issued by the Australian Taxation Office 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 three 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).

PART III – ACCEPTABLE FOREIGN ID DOCUMENTS – should only be completed if the individual does not own a document from Part I
Tick

BOTH documents from this section must be presented



Foreign driver's licence that contains a photograph of the person in whose name it issued and the individual’s date of birth.*



National ID card issued by a foreign government containing a photograph and a signature of the person in whose name the card
was issued*

*Documents that are written in a language that is not English must be accompanied by an English translation prepared by an accredited translator.

IMPORTANT:
Please attach a certified, legible copy of the ID documentation you are relying upon to confirm your identity (and any required translation).
If the selected trustee is an individual, the form is now COMPLETE.

Section 3: Australian Company details (to be completed if selected trustee is an Australian Company)
3.1 General Information
Full name as registered by ASIC
ACN
Registered office address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

State

Postcode

Country

Principal place of business (if any) (PO Box is NOT acceptable)
Street
Suburb

3.2 Regulatory/Listing Details (select the following categories which apply to the trustee company and provide the information requested)



Regulated company (licensed by an Australian Commonwealth, State or Territory statutory regulator)
Regulator name
Licence details



Australian listed company
Name of market/exchange



Majority-owned subsidiary of an Australian listed company
Australian listed company name
Name of market/exchange
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Identification Form 3: (continued)
Trusts, Trustees and SMSFs
3.3 Company Type (select only ONE of the following categories)



Public

If the trust is a registered managed investment scheme, regulated trust (e.g. SMSF) or government superannuation
fund, the form is now COMPLETE.
If ‘Other trust type’ is selected in Section 1.2, complete Sections 3.4 and 3.5 below.



Proprietary

Continue to Section 3.4

3.4 Directors (only needs to be completed for proprietary companies)
This section does NOT need to be completed for public and listed companies.
How many directors are there?

Provide full name of each director below

Full given name(s)

Surname

1
2
3
4
If there are more directors, provide details on a separate sheet.
If the company is a regulated company (as selected in Section 3.2) AND the trust type selected in Section 1.2 is:
•	a registered managed investment scheme, regulated trust (e.g. SMSF) or government superannuation fund,
the form is now COMPLETE.
Otherwise, continue to Section 3.5 below.
3.5 Shareholders (only needs to be completed for proprietary companies that are not regulated companies as selected in Section 3.2)
Provide details of ALL individuals who are beneficial owners through one or more shareholdings of more than 25% of the company’s issued
capital.
Shareholder 1
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Shareholder 2
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb

State

Postcode

Country

Shareholder 3
Full given name(s)		

Surname

Residential address (PO Box is NOT acceptable)
Street
Suburb
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State

Postcode

Country

Part 3 – Tax Status Declaration
Community and Social Services Property Fund
GUIDE TO COMPLETING THIS FORM


Complete using a black pen, printing responses in BLOCK LETTERS inside the boxes.



Self managed superannuation fund investors are not required to complete this form.

This form is to be used to record your Tax Residency in accordance with the Foreign Tax Compliance Act (‘FATCA’) and the Common Reporting
Standards (‘CRS’).Please see Other Information for further details and definitions.

Tax information

Tax Residency rules differ by country. Whether you are a tax resident of a particular country is often (but not always) based on the amount of time
you spend in a country, the location of your residence or place of work. For the US, tax residency can be because of citizenship or residency.

Section 1

Individual(s) or Sole Trader only (all other investor types proceed to Section 2)

Tax Residency rules differ by
country. Whether you are a tax
resident of a particular country
is often (but not always) based
on the amount of time you
spend in a country, the location
of your residence or place of
work. For the US, tax residency
can be because of citizenship
or residency.

Tax information – Individual 1

A TIN is the number assigned
by each country for the
purposes of administering tax
laws. This is the equivalent of
a Tax File Number in Australia
or a Social Security Number in
the US.
If there are more countries,
provide details on a
separate sheet.

Please answer both tax residency questions.
Are you a tax resident of Australia?

Yes 

No 

Are you a tax resident of
another country?

Yes 

No 

If you are not a tax resident of another
country proceed to Section 3 Signatures.

If you are a tax resident of a country other than Australia, please provide your Tax Identification Number
(‘TIN’) or equivalent below. If you are a tax resident of more than one country, please list all relevant
countries below.
If a TIN is not provided, please list one of the three reasons specified (A,B or C) for not providing a TIN.
Country

TIN

If no TIN, list reason A, B or C

Reasons for not providing a TIN:
• Reason A The country of tax residency does not issue TINs to tax residents.
• Reason B The individual has not been issued with a TIN.
• Reason C The country of tax residency does not require the TIN to be disclosed.

Tax information – Individual 2
Please answer both tax residency questions.
Are you a tax resident of Australia?

Yes 

No 

Are you a tax resident of
another country?

Yes 

No 

If you are not a tax resident of another
country proceed to Section 3 Signatures.

If you are a tax resident of a country other than Australia, please provide your Tax Identification Number
(‘TIN’) or equivalent below. If you are a tax resident of more than one country, please list all relevant
countries below.
If a TIN is not provided, please list one of the three reasons specified (A,B or C) for not providing a TIN.
Country

TIN

If no TIN, list reason A, B or C

Reasons for not providing a TIN:
• Reason A The country of tax residency does not issue TINs to tax residents.
• Reason B The individual has not been issued with a TIN.
• Reason C The country of tax residency does not require the TIN to be disclosed.
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Part 3 – Tax Status Declaration
Community and Social Services Property Fund
Section 2

Companies and Non-Superannuation Trusts

Name of Company/Non-Superannuation Trust

Provide the ABN, ARBN or ACN for the Company

If you are a company, please provide the country of incorporation

Are you a Financial Institution?

Yes 

If yes, provide the company’s Global Intermediary Identification Number (‘GIIN’), if applicable

No 

If the company is a Financial Insitution but does not have a GIIN, provide its FACTA status (select one)



Deemed Compliant Financial Institution



Non Reporting IGA Financial Institution



Exempt Beneficial Owner



Excepted Financial Institution



Non Participating Financial Institution



Other (describe the FACTA
status in the box provided.

Are you a Financial Institution that is not an Investment Entity
managed by another Financial Institution which is not a resident
of a participating jurisdiction?

Yes 

No 

If No, proceed to Section 3 Signatures

Are you a public company listed on a Stock Exchange?

Yes 

No 

If Yes, proceed to Section 3 Signatures

Are you an Active Non-Financial Entity?

Yes 

No 

If Yes, proceed to Section 3 Signatures

Are you a Passive Non-Financial Entity?

Yes 

No 

If No, proceed to Section 3 Signatures

If you ar a Passive Non-Financial Entity, do you have any Controlling
Persons who are resident of another country for tax purposes?

Yes 

No 

If Yes, complete the information over
If No, proceed to Section 3 Signatures

A TIN is the number assigned
by each country for the
purposes of administering tax
laws. This is the equivalent of
a Tax File Number in Australia
or a Social Security Number in
the US.
If there are more countries,
provide details on a
separate sheet.

Controlling Person 1
Name

Country of birth

Country

Country of citizenship

TIN

If no TIN, list reason A, B or C

If a TIN is not provided, please
list one of the three reasons
specified (A,B or C) for not
providing a TIN.
Reason A The country of
tax residency does not issue
TINs to tax residents.

Controlling Person 2
Name

Reason B The individual has
not been issued with a TIN.
Reason C The country of tax
residency does not require
the TIN to be disclosed.

Country of birth

Country
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Country of citizenship

TIN

If no TIN, list reason A, B or C

Part 3 – Tax Status Declaration
Community and Social Services Property Fund
Section 3

Signatures
I/We acknowledge that the statements made in this form are, to the best of my/our knowledge and belief,
correct and complete.
I/We acknowledge that the information contained in this form may be reported to the Australian Tax
Office and exchanged with tax authorities of another jurisdiction or jurisdictions in which I/we may be a
tax resident/s where those jurisdictions have entered into Agreements to exchange Financial Account
Information.
I/We undertake to advise you within 30 days of any change in circumstances which affect the tax
residency status of the account holder/s identified in the form or causes the information contained herein
to become incorrect or incomplete, and to provide you with a suitably updated self-certification and
declaration within 30 days of such change in circumstances.

Signature(s) of investor(s)
Individual

This form is to be signed by the investor.

Joint

Where the holding is in more than one name, all the investors must sign.

Power of Attorney

To sign as Power of Attorney, you must have already lodged it with the registry.
Alternatively, attach a certified copy of the Power of Attorney with this form.

Companies

Two Directors, Director and Company Secretary, or Sole Director and Sole
Company Secretary can sign. Please indicate the office held by signing in
the appropriate space.

All investors must complete.

SIGNATURE A

Date
/

/

/

/

Name

If a Company Ofﬁcer or Trustee, you MUST specify your title:
Director



Sole Director and Company Secretary



Trustee



Other

SIGNATURE B

Date

Name

If a Company Ofﬁcer or Trustee, you MUST specify your title:
Director
Other
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Sole Director and Company Secretary



Trustee



Part 4 – Target Market Determination
Community and Social Services Property Fund
This Target Market Determination (‘TMD’) is required under section 994B of the Corporations Act 2001 (Cth) (‘the Act’). It sets out the class
of consumers for whom the product, including its key attributes, would likely be consistent with their likely objectives, financial situation and
needs. In addition, the TMD outlines the triggers to review the target market and certain other information. It forms part of KM Property Funds
Ltd’s design and distribution arrangements for the product.
This document is not a Product Disclosure Statement and is not a summary of the product features or terms of the product. This document
does not take into account any person’s individual objectives, financial situation or needs. Persons interested in acquiring this product should
carefully read the Product Disclosure Statement (‘PDS’) for Community and Social Services Property Fund before making a decision whether
to buy this product.
Important terms used in this TMD are defined in the TMD Definitions which supplement this document. Capitalised terms have the meaning
given to them in the product’s PDS, unless otherwise defined. The PDS can be viewed online at, or downloaded from, kmpropertyfunds.com/
communityfund. A paper copy of the PDS is available free of charge to any person in Australia by calling on 1300 132 099.

Target market summary
This product is likely to be appropriate for an investor seeking regular and stable income with the potential for capital growth through an
investment in a diverse portfolio of community and social services property where the investor has: a medium investment timeframe; a
medium risk/return profile; and needs limited access to capital.

1.

Fund and issuer identifiers

Issuer

KM Property Funds Ltd

Issuer ABN

69 164 635 885

Issuer AFSL

442806

Fund

Community and Social Services Property Fund

ARSN

655 386 860

APIR Code

PLL4517AU

Date TMD approved

4 February 2022

TMD Version

1.0

TMD Status

Current

2.

Description of target market

This part is required under section 994B(5)(b) of the Act.

2.1 TMD indicator key
The Consumer Attributes for which the product is likely to be appropriate have been assessed using a red/amber/green rating methodology
with appropriate colour coding:
In target market
Potentially in target market
Not considered in target market

2.2 Instructions
In the tables below, Column 1, Consumer Attributes, indicates a description of the likely objectives, financial situation and needs of the class
of consumers that are considering this product. Column 2, TMD indicator, indicates whether a consumer meeting the attribute in column 1 is
likely to be in the target market for this product.
Generally, a consumer is unlikely to be in the target market for the product if:
•
•

one or more of their Consumer Attributes correspond to a red rating, or
three or more of their Consumer Attributes correspond to an amber rating.

2.3 Investment products and diversification
A consumer (or class of consumer) may intend to hold a product as part of a diversified portfolio (typically with an intended product use of
satellite/small allocation or core component). In such circumstances, the product should be assessed against the consumer’s attributes for the
relevant portion of the portfolio, rather than the consumer’s portfolio as a whole. For example, a consumer may seek to construct a conservative
portfolio with a satellite/small allocation to growth assets. In this case, it may be likely that a product with a High or Very High risk/return profile
is consistent with the consumer’s objectives for that allocation notwithstanding that the risk/return profile of the consumer as a whole is Low
or Medium. In making this assessment, distributors should consider all features of a product (including its key attributes).
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Part 4 – Target Market Determination
Community and Social Services Property Fund
Consumer Attributes

TMD Indicator

Product description including key attributes

Consumer’s investment objective
Capital Growth



Capital Preservation



Capital Guaranteed



Income Distribution



The Fund aims to deliver regular and stable income derived from property rents
to investors across a range of asset types with a potential for capital growth.
The Fund offers exposure to a growing and diverse property portfolio tenanted by
operators providing community and social services.

Consumer’s intended product use (% of Investable Assets)
Solution/Standalone (75-100%)



Core Component (25-75%)



Satellite/small allocation (<25%)



The Fund offers exposure to the property asset class in Australia and seeks to
maintain a diversified portfolio in this asset class via direct investments in real
property, indirect investments in property funds and other investments.
Therefore, the Funds’ portfolio diversification is Medium to High and is likely
to be appropriate as a Satellite/Small allocation or Core Component to reduce
investment risk through diversification.

Consumer’s investment timeframe
Short (≤ 2 years)



The Fund is open ended and has no pre-determined investment term.

Medium (> 2 years)



Long (> 8 years)



It is recommended Investors have minimum 5-year investment horizon as
property should be seen as a medium-to-long term investment.
It is intended to offer regular capped withdrawal opportunities commencing on
the third anniversary of the Fund.

Consumer’s Risk (ability to bear loss) and Return profile
Low



Medium



High



The Fund offers exposure to the property asset class in Australia and seeks to
maintain a diversified portfolio in this asset class via direct investments in real
property, indirect investments in property funds and other investments. However,
there are risks involved in the Fund, which may include the following:

Very High



•

General investment risks

•

General property investment risks

•

Specific property and tenancy risks

•

Fund risks

The Fund is likely to be appropriate for investors who have a medium or high risk
and return profile.
Consumer’s need to withdraw money
Daily



Weekly



Monthly



Quarterly



Annually or longer



The Fund intends to offer limited capped withdrawal opportunities commencing
on the third-year anniversary of the Fund.

2.4 Appropriateness
Note: This section is required under RG 274.64–66.
The Issuer has assessed the product and formed the view that the product, including its key attributes, is likely to be consistent with the likely
objectives, financial situation and needs of consumers in the target market as described above, as the features of this product in Column 3 of
the table above are likely to be suitable for consumers with the attributes identified with a green TMD Indicator in Column 2.
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2.5 Distribution conditions/restrictions
This part is required under section 994B(5)(c) of the Act.
Distribution Channel

Distribution Condition and Rationale

Direct

•

Wholesale or sophisticated investors are asked to complete an online or paper application form.

•

Retail investors are to review this document, in addition to the PDS, when completing an online or
paper application form.

•

Non-advised retail investors are to complete the issuer’s ‘filtering questions’ in Part 5.

•

For advised clients, no additional steps.

•

For non-advised clients, platform/wrap provider to have in place process to provide this document
through ‘filtering questions’ determined by the platform/wrap provider.

•

Advisers to provide express acknowledgment when completing an online or paper application form
that they have given personal advice.

Platform/Wrap

Adviser

Appropriateness
The Issuer has considered that the distribution conditions will make it more likely that the investors who acquire the product are in the target
market because:
•
•
•

the Issuer considers that an investor who acquires the product on the basis of personal financial product advice is more likely to be in the
target market;
the Issuer considers that requiring non-advised investors to review and acknowledge the content of the TMD and respond to the targeted
‘filtering questions’ is more likely to limit non-advised investors who proceed to apply for the product to those who are in the target market; and
of its knowledge of the past performance of the distributors of the product and their target clients.
Review triggers – This part is required under section 994B(5)(d) of the Act.
Material change to key attributes, fund investment objective and/or fees.
Material deviation from benchmark/objective over sustained period.
Key attributes have not performed as disclosed by a material degree and for a material period.
Determination by the issuer of an ASIC reportable Significant Dealing.
Material or unexpectedly high number of complaints (as defined in section 994A(1) of the Act) about the product or distribution of the product.
The use of Product Intervention Powers, regulator orders or directions that affects the product.

Mandatory review periods – This part is required under section 994B(5)(e) and (f) of the Act.
Review period

Maximum period for review

Initial review

By 30 June 2022

Subsequent review

At least once every year from the date of the last review of the TMD (for whatever reason).

Distributor reporting requirements – This part is required under section 994B(5)(g) and (h) of the Act.
Reporting requirement

Reporting period

Which distributors this requirement applies to

Complaints (as defined in section 994A(1) of the Act)
relating to the product design, product availability
and distribution. The distributor should provide
all the content of the complaint, having regard to
privacy.

Within 10 business days
following end of calendar
quarter.

All distributors

Significant dealing outside of target market, under
s994F(6) of the Act.

As soon as practicable but no
later than 10 business days
after distributor becomes aware
of the significant dealing.

All distributors

Within 10 business days
following end of calendar
quarter.

All distributors

See Definitions for further detail.
To the extent a distributor is aware, dealings outside
the target market, including reason why acquisition
is outside of target market, and whether acquisition
occurred under personal advice.

If practicable, distributors should adopt the FSC data standards for reports to the issuer. Distributors must report to KM Property Funds Ltd
using the method specified kmpropertyfunds.com/Contact.
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3.

Definitions

Term

Definition

Consumer’s investment objective
Capital Growth

The consumer seeks to invest in a product designed to generate capital return. The consumer prefers
exposure to growth assets (such as shares or property) or otherwise seeks an investment return above
the current inflation rate.

Capital Preservation

The consumer seeks to invest in a product to reduce volatility and minimise loss in a market down-turn.
The consumer prefers exposure to defensive assets (such as cash or fixed income securities) that are
generally lower in risk and less volatile than growth investments.

Capital Guaranteed

The consumer seeks a guarantee or protection against capital loss whilst still seeking the potential
for capital growth (typically gained through a derivative arrangement). The consumer would likely
understand the complexities, conditions and risks that are associated with such products.

Income Distribution

The consumer seeks to invest in a product designed to distribute regular and/or tax-effective income.
The consumer prefers exposure to income-generating assets (typically, high dividend-yielding equities,
fixed income securities and money market instruments).

Consumer’s intended product use (% of Investable Assets)
Solution/Standalone (75-100%)

The consumer intends to hold the investment as either a part or the majority (up to 100%) of their total
investable assets (see definition below). The consumer typically prefers exposure to a product with at
least High portfolio diversification (see definitions below).

Core Component (25-75%)

The consumer intends to hold the investment as a major component, up to 75%, of their total investable
assets (see definition below). The consumer typically prefers exposure to a product with at least
Medium portfolio diversification (see definitions below).

Satellite (<25%)

The consumer intends to hold the investment as a smaller part of their total portfolio, as an indication
it would be suitable for up to 25% of the total investable assets (see definition below). The consumer
is likely to be comfortable with exposure to a product with Low portfolio diversification (see definitions
below).

Investable Assets

Those assets that the investor has available for investment, excluding the residential home.

Portfolio diversification (for completing the key product attribute section of consumer’s intended product use)
Low

Single asset class, single country, low or moderate holdings of securities - e.g. high conviction Aussie
equities.

Medium

1-2 asset classes, single country, broad exposure within asset class, e.g. Aussie equities ‘All Ords’.

High

Highly diversified across either asset classes, countries or investment managers, e.g. Australian multimanager balanced fund or global multi-asset product (or global equities).

Consumer’s intended investment timeframe
Short (≤ 2 years)

The consumer has a short investment timeframe and may wish to redeem within two years.

Medium (2-5 years)

The consumer has a medium investment timeframe and is unlikely to redeem within two years.

Long (> 8 years)

The consumer has a long investment timeframe and is unlikely to redeem within eight years.

Consumer’s Risk (ability to bear loss) and Return profile
Issuers should undertake a comprehensive risk assessment for each product. The FSC recommends adoption of the Standard Risk Measure
(‘SRM’) to calculate the likely number of negative annual returns over a 20 year period, using the guidance and methodology outlined in the
Standard Risk Measure Guidance Paper For Trustees. SRM is not a complete assessment of risk and potential loss. For example, it does not
detail important issues such as the potential size of a negative return or that a positive return could still be less than a consumer requires to
meet their investment objectives/needs. Issuers may wish to supplement the SRM methodology by also considering other risk factors. For
example, some products may use leverage, derivatives or short selling, may have liquidity or withdrawal limitations, or otherwise may have a
complex structure or increased investment risks, which should be documented together with the SRM to substantiate the product risk rating.
A consumer’s desired product return profile would generally take into account the impact of fees, costs and taxes.
Low

The consumer is conservative or low risk in nature, seeks to minimise potential losses (e.g. has the
ability to bear up to 1 negative return over a 20 year period (SRM 1 to 2)) and is comfortable with a low
target return profile.
Consumer typically prefers defensive assets such as cash and fixed income.

Medium

The consumer is moderate or medium risk in nature, seeking to minimise potential losses (e.g. has
the ability to bear up to 4 negative returns over a 20 year period (SRM 3 to 5)) and comfortable with a
moderate target return profile.
Consumer typically prefers a balance of growth assets such as shares, property and alternative assets
and defensive assets such as cash and fixed income.
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Term

Definition

High

The consumer is higher risk in nature and can accept higher potential losses (e.g. has the ability to bear
up to 6 negative returns over a 20 year period (SRM 6)) in order to target a higher target return profile.
Consumer typically prefers predominantly growth assets such as shares, property and alternative
assets with only a smaller or moderate holding in defensive assets such as cash and fixed income.

Very high

The consumer has a more aggressive or very high risk appetite, seeks to maximise returns and can
accept higher potential losses (e.g. has the ability to bear 6 or more negative returns over a 20 year
period (SRM 7) and possibly other risk factors, such as leverage).
Consumer typically prefers growth assets such as shares, property and alternative assets.

Consumer’s need to withdraw money
Half-yearly after Initial Term.
Refer to PDS Section 4.3 for
more details.

The consumer seeks to invest in a product which permits redemption requests at this frequency under
ordinary circumstances and the issuer is typically able to meet that request within a reasonable period.

Distributor Reporting
Significant dealings

Section 994F(6) of the Act requires distributors to notify the issuer if they become aware of a
significant dealing in the product that is not consistent with the TMD. Neither the Act nor ASIC defines
when a dealing is ‘significant’ and distributors have discretion to apply its ordinary meaning.
The issuer will rely on notifications of significant dealings to monitor and review the product, this TMD,
and its distribution strategy, and to meet its own obligation to report significant dealings to ASIC.
Dealings outside this TMD may be significant because:
•

they represent a material proportion of the overall distribution conduct carried out by the distributor
in relation to the product, or

•

they constitute an individual transaction which has resulted in, or will or is likely to result in,
significant detriment to the consumer (or class of consumer).

In each case, the distributor should have regard to:
•

the nature and risk profile of the product (which may be indicated by the product’s risk rating or
withdrawal timeframes),

•

the actual or potential harm to a consumer (which may be indicated by the value of the consumer’s
investment, their intended product use or their ability to bear loss), and

•

the nature and extent of the inconsistency of distribution with the TMD (which may be indicated by
the number of red or amber ratings attributed to the consumer).

Objectively, a distributor may consider a dealing (or group of dealings) outside the TMD to be
significant if:
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•

it constitutes more than half of the distributor’s total retail product distribution conduct in relation to
the product over the reporting period,

•

the consumer’s intended product use is Solution/Standalone, or

•

the consumer’s intended product use is Core component and the consumer’s risk (ability to bear
loss) and return profile is Low.

Part 5 – TMD Questions and Acknowledgement
Community and Social Services Property Fund
Section 1

Applicants without a Financial Adviser

Applicants who do not have
an Adviser are required to
provide additional information.

Are you seeking the opportunity to have stable income derived
from commercial property rents?

Yes 

No 

Are you prepared to invest in the Fund for at least three to five years?

Yes 

No 

Are you comfortable with the limited opportunity to withdraw your
money from the Fund as described in the PDS?

Yes 

No 

Are you comfortable with the Fund’s exposure to real estate
investments in community and social services properties?

Yes 

No 

Are you comfortable that there are risks associated with real estate
investments, that income from the Fund is not guaranteed, and the
value of your investment may vary over the period of your investment?

Yes 

No 

If you are a non-advised,
direct investor, you must
answer all the questions to
determine whether you are
within the target market
for this investment. Please,
indicate your response by
placing an X in the relevant
box for each question.

If you have answered NO to more than one question, you are probably outside of the target market for this
investment. You should speak with an Adviser or call KM Property Funds on 1300 132 099 for clarification.
If you have answered YES to more than one question and you believe you are within the target market
for this investment, and you want to proceed with your investment in the Fund, please sign the form
as indicated below, and attach it to your application.

Section 2

Acknowledgement

I/We acknowledge that:
1.

I/We have read the Target Market Determination and consider that I/we am/are in the target market as described in the Target Market
Determination.

2.

A representative from KM Property Funds may contact me/us for the purposes of obtaining further information from me/us to
determine whether I/we are in the target market as described in the Target Market Determination.

SIGNATURE A

SIGNATURE B

Date
/

Name
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Date
/

Name

/

Product Disclosure Statement

|
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