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Abacus Trust

Responsible Entity

Abacus Funds Management Limited
ABN 66 007 415 590

Abacus Group Holdings Limited
ABN 31 080 604 619

20 August 2003

ABACUS PROPERTY GROUP (ABP)
Results Announcement

Abacus Property Group is pleasad to announce an after tax profit of $33.8 million for the year ended
30 June 2003. This exceeds the forecast in our prospectus dated 15 October 2002 by $4.8 million.

The full year distribution per stapled security of 10.5 cents reflects a 7.7% increase con the 9.75 cents
paid during the year ended 30 June 2002. This distribution was paid in full by the Abacus Trust and
provided a dividend yield of 8.6% on the security price at year end. The Group now has retained
earnings of $9.78 million.

Year ended

30 June 2002
Total equity ($'000) 165,824
Total assets ($'000) 337,882
Total revenue ($'000) — NOTE 1 31,633
Net profit after tax ($'000) 14,039
Gearing (%) 48.8
Number of stapled securities on issug 164,867
Net tangible assets per stapled security ($) — NOTE 2 1.01
Basic earnings per stapled security (cents) — NnOTE 3 9.67
Earnings per stapled security including realised capital 9.67
profits transferred from asset revaluation reserve (cents)
Distribution per stapled security (cents) 9.75
Stapled security price ($) — NnoTE 4 1.05
NOTE 1: INCLUDES PROPERTY SALES DURING THE YEAR ENDED 30 JUNE 2003 OF $99 MILLION (NIL IN 2002).
NOTE 2: REDUCTION IN NTA REFLECTS THE ACQUISITION OF ABACUS FUNDS MANAGEMENT LIMITED IN OCTOBER 2002.
NOTE 3: BASED ON WEIGHTED AVERAGE OF SECURITIES OVER THE PERIOD, WHICH INCLUDED THE COMPLETION

OF TWO CAPITAL RAISINGS. DOES NOT INCLUDE REALISED CAPITAL PROFITS OF $2.04 MILLION TRANSFERRED
FROM THE ASSET REVALUATION RESERVE.

NOTE 4: THE CLOSING PRICE OF APG SECURITIES WAS $1.22 AS AT 30 JUNE 2003: THE ISSUE PRICE OF APG
SECURITIES UNDER THE PROSPECTUS OPEN AT 30 JUNE 2002 was $1.05.

Level 34 Australia Square, 264-278 George Street, Sydney NSW 2000
Tel: 029253 8600 Fax: 02 9253 8616 Website: wwsw shaousproperty.oown.au




2.
RESULTS ANNOUNCEMENT

Managing Director, Mr David Bastian, said the result reflected a year of exceptional growth in which
the Group:

a Raised additional equity of $69 million.

d Acquired Abacus Funds Management Limited and Abacus Property Services Pty Limited in
Qctober 2002, increasing the diversification of the Group’s income streams by adding funds
management, transactional fee income, property and project management to its principal
activities.

a Listed on the Australian Stock Exchange on 14 Novermber 2002.

O

Reduced gearing from 48.8% 10 26.2% through the issue of equity and sale of properties as the
Group took advantage of the strengthening market to reposition its portfolio.

d Launched the Abacus Diversified Income Fund in June 2003 with initial assets of approximately
$60 million.

d Increased distributions by 7.7%.
d Increased total assets under management to in excess of $550 million.
a Increased retained earnings from ($162,000) to $9,785,000. Of this amount, $2,215,000 is

retained in the Abacus Trust while the balance of $7,570,000 is retained by Abacus Group
Holdings Limited.

“Most areas of the business performed ahead of expectations during the year and the Group is well-
positioned to continue to deliver sound returns from its diversified investment portfolio” Mr Bastian
said.

For those investors who held securities for the full year, the total return has been 26.2% compared
with 12.15% for the S&P/ASX 200 Property Trusts Index.

David J Bastian
Managing Director

Level 34 Australia Square, 264-278 George Street, Sydney NSW 2000
Tel: 029253 8600 Fax: 02 9253 8616 Website: wwsw shaousproperty.oown.au




Appendix 4E - Preliminary final report
For the year ended 30 June 2003
Previous corresponding period the year ended 30 June 2002

Abacus Property Group comprising Abacus Group Holdings Limited (ABN 31 080 604 619)

and Abacus Trust (ARSN 096 572 128) managed by Abacus Funds Management Limited
(ABN 66 007 415 590)

Results for Announcement to the Market

Final and interim distributions

Distributions were paid in full from the Abacus Trust which does not pay tax, hence there were
no franking credits attached.

1. The December quarter distribution was split because of the capital raising and listing during this period.

The record date for determining entitlements to the final distribution was 30 June 2003.

Explanation

Key factors underpinning the increase in revenue and profit were the:

a acquisition of Abacus Funds Management Limited (and its subsidiary Abacus Property
Services Pty Limited) in October 2002 adding income from funds, property and project

management
a contribution of rental income from properties acquired in late 2002
d sale of investment properties; and
d sale of retail strata, leasehold interest in the carpark and initial commercial strata of

109 Pitt Street, Sydney.
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Combined Statement of Financial Performance

AGGREGATED
s Jund0% 5 Jund
Notes _____ $000 3000

REVENUES FROM ORDINARY ACTIVITIES

Property rental income 27,954
Property sales -
Financing

Interest income 3,162

Fees -
Property and Funds Management

External property management fees

External funds management fees

External consulting and other fees
Other income — bank interest
Total Revenuses from Ordinary Activities 31,633
Income from Neutral Bay joint venture (equity-accounted) 1
Less Expenses
Depreciation and amortisation expenses 1 (21)
Carrying amount of properties disposed (before borrowing and
administration expenses) -
Borrowing costs expense (10,790)
Salaries and employee benefits expense 2 -
Bad and doubtful debts (962)
Other expenses from ordinary activities (5,822)
Profit from ordinary activities before income tax expense 14,039
Company income tax expense -
Net profit attributable to APG security-holders 14,039
Increase in asset revaluation reserve 5,145
Total revenues, expenses, and valuation adjustments
attributable to APG security-holders and recognised directly
in equity 5,145
Total changes in equity other than those resulting from
transactions with stapled security-holders as owners 19,184
Payment of distribution 14,181
Basic and diluted earnings per stapled security (cents) 9.67

Notes to Combined Statement of Financial Performance

1. Depreciation and amortisation 2. Salaries and employee benefits
expenses expense reflect the staffing costs of

Abacus Funds Management Limited,

acquired on 1 October 2002.

_Amortisation of other non-current sssets
Tﬂtal L L ol L ol o
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Combined Statement of Financial Position

Notesfm

CURRENT ASSETS

Cash assets 1 2,716
Receivables 2 6,385
Investment properties -
Loans 14,415
Other 1,388
Total Current Assets 24 904
NON - CURRENT ASSETS

Property, plant and equipment -
Investment properties 3 300,854
Investments accounted for using the equity method 1,501
Other financial assets 4 10,611
Deferred tax assets -
Intangible assets 5 -
Other 12
Total Non-Current Assets 312,978
TOTAL ASSETS 337,882

CURRENT LIABILITIES
Payables
Interest-bearing liabilities
Current tax liabilities
Provisions

Total Current Liabilities

NON-CURRENT LIABILITIES
Interest-bearing liabilities
Provision for non-current employee entilements

i 5..,.1 55

Total Non-Current Liabilities

TOTAL LIABILITIES 172,059
NET ASSETS 165,823
EQUITY

Contributed equity 8 160,840
Asset revaluation reserve 5,145
Retained earmings/(accumulated losses) 9 (162)
Total Equity 165,823
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Notes to Combined Statement of Financial Position

1. Refer o Combined Statement of Cash 6. Interest-bearing liabilities

2. Receivables

Note: the Swtement of Fmancual Posmon is based on
loan maturity dates rather than swap maturities.

Debt repayment funded by the capital
raisings and property sales has
reduced gearing from 48.8% t0 26.2%.

7. Provisions

8. Contributed Eqwty
}:Securiﬁasnssued .

_Total Contributed Equity

9. Refer to table on Retained Earnings at
page 6.




ABACUS PROPERTY GROUP

Combined Statement of Cash Flows

AGGREGATED
June 02
$'000
CASH FLOWS FROM OPERATING ACTIVITIES
Income receipts 22,920
Interest received 517
GST received/(paid) (761)
Income tax expense paid -
Audit fees (26)
Responsible entity’s fee paid (1,001)
Custodian’s fee paid (31
Bormrowing costs (10,749)
Merger and listing costs -
Operating payments (627)
Net cash flows fromi{used in) operating activities 10,242
CASH FLOWS FROM INVESTING ACTIVITIES
Payments for loans and securities (35,315)
Proceeds from loan investments -
Purchase of controlled entities -
Purchase of investment properties (46,043)
Disposal of investment properties -
Net cash flows from/(used in) operating activities {81,358)
CASH FLOWS FROM FINANCING ACTIVITIES
Proceeds from issue of stapled securities 26,474
Payment of equity-raising and establishment fees (2,742)
Repayments of borrowings (37,724
Proceeds from borrowings 92,693
Distributions paid (13,297)
Net cash flows from/{used in) financing activities 65,404
NET INCREASE/(DECREASE) IN CASH HELD (5,712)
Add opening cash brought forward 8,428
Closing cash brought forward 2,716

Notes to Combined Statement of Cash Flows

1. The increase in income receipts
reflects the addition of income streams
through the acquisition of Abacus
Funds Management Limited and
growth in income from financing
activities.

2. Purchase of controlled entities reflects

the net cash component of acquisition
of Abacus Funds Management Lirmited
and the Abacus Pirie Street Property
Trust.
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5. Proceeds from issue of stapled
sacurities

No foreign-sourced income was included in the above distributions.

Distribution Reinvestment Plan

Security-holders were given the opportunity to reinvest their distributions in the Group effective
from the March 2002 quarter. The Distribution Reinvestment Plan was suspended in November
2002 prior to the Group’s listing. During the period of its operation (which spanned two
reporting periods), a total of $353,621 was reinvested by security-holders who were issued

a total of 355,565 stapled securities.

Retained Earnings
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The decrease in the net tangible assets per stapled security in the year ended 30 June 2003
reflacts the goodwill component of the acquisition of Abacus Funds Management Limited by
Abacus Group Holdings Limited in Qctober 2002 less the increase in retained eamings and the
increase in asset revaluation reserve.

Controlled Entities

*The property owned by the Abacus Pirie Street Property Trust was sold on 30 April 2003 at a profit of $1.05 million.

Associated Entities

At 30 June 2003, Abacus Property Group had interests in the following entities:

These entities are engaged in the acquisition and development of commercial and residential
properties intended for resale. No profits from these entities have been taken up in the 2003
accounts (other than $781,000 from the Abacus Private Equity Fund Neutral Bay) owing to the
development nature of the projects.
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Commentary on Results

Earnings per stapled security

The basic earnings per stapled security does not include the realised portion of, or increments
in, the asset revaluation reserve.

Returns to security-holders

The total distribution for the year was 10.5 cents per stapled security. The market price of the
stapled security increased from $1.05 at 1 July 2002 to $1.22 at 30 June 2003. Therefore the
total return to Abacus Property Group security-holders was 26.2% over the year.

Significant features of operating performance

The Abacus Property Group sold the following investment properties during the year:
a CUB Office, Brisbane in November 2002 for $14.25 million.

a 60 Albert Road, Melbourne in March 2003 for $32.32 million.

a 101 Pirie Street, Adelaide in April 2003 for $14.25 million.
a

the retail strata of 109 Pitt Street Sydney in September 2002 for a total amount of
$15.98 million and the leasehold interast in the carpark of the property in June 2003
for $12 million.

The sale of the commercial strata suites in the office tower of 109 Pitt Street, currently
undergoing extensive refurbishment, has commenced.

Over $26 million in new loans were written by the Abacus Mortgage Fund with approximately
$22 million repaid, increasing total loans from $30 million at 30 June 2002 to $34 million at 30
June 2003 and net mortgage income from $2.02 million to $5.45 million. During the year, the
Abacus Property Group provided interim funding of $22.45 million to the Abacus Diversified
Income Fund {a new unlisted diversified group) which will be progressively repaid from funds
raised from the public.

In addition to other reported earnings, fund and property management fees of approximately
$3.1 million were payable by the Group to Abacus Funds Management and Abacus Property
Services. If these entities had not been acquired during the year, these fees would have been a
net expense of the Group.

Segment operating results

Property Rental Income includes the rental income from all properties held by the Abacus
Property Group.

Property Sales includes proceeds from the sale of investment and development properties.
Financing includes interest income from lending activities plus income from joint ventures.

Property and Funds Management includes the fee and other income eamed by Abacus Funds
Management Limited and Abacus Property Services Pty Limited.
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Year ended
30 June 2002
Business segments Revenue Profit
$'000 $000
Property Rental Income 27,953 21,923
Property Sales - -
Financing 3,163 2,134

Property and Funds Management

31,116 24,057
Combined entity adjustments

Interest income 517 517
Income tax -
Borrowing costs (10,535)

Combined entity revenue and operating profit 31,633 14,039

Trends in Performance

Profitability of the Abacus Property Group exceeded the projected profit in the prospectus dated
15 October 2002 by $4.8 million and reflected the underlying strength of each of the core
business activities.

Property Rental Income
Rental income has increased as a result of properties acquired late in the 2002 financial year
balancing the loss of income resulting from sales during the year under review.

Property Sales

The Group took advantage of the strengthening market to reposition its portfolio and continued
the strata sell down of the property at 109 Pitt Street Sydney. Revenue from property sales in
the year ending 30 June 2004 will include sales of the commercial strata at 109 Pitt Street.

Financing

The Abacus Mortgage Fund increased its level of assets by a net $3.9 million over the year
under review and increased net income by $3.43 million. The Abacus Property Group also
funded the initial portfolic of the Abacus Diversified Income Fund prior to the issue of a
prospectus/product disclosure statement in June 2003. These funds are now being
progressively repaid as subscriptions are received.

Property and Funds Management
As a result of the acquisition of Abacus Funds Management Limited, additional income has

been generated from funds management, property management and tfransactions for the nine
months from 1 October 2002 to 30 June 2003.

Status of Accounts

The accounts on which this report is based are in the process of being audited.



