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ABACUS PROPERTY GROUP

NOTICE OF MEETINGS

ABACUS GROUP HOLDINGS LIMITED

ACN 080 604 619

ABACUSTRUST
ARSN 096 572 128

RESPONSIBLE ENTITY: ABACUS FUNDS MANAGEMENT LIMITED

ACN 007 415 590

NOTICE OF ANNUAL GENERAL MEETING
Notice s given that the Annual General Mesting .
of Shareholders of Abacus Group Holdings
Limited {the Company} will be heidin "
conunction with a Meeting of ﬁnntholders of

the Abacus”{rust {theTmsi} : -

“f_im_e_.-_ 1000 am -
Date: _'-_'_'-Wednasciay, _'2{} November 20{}4 T
-‘Abbott Tout, Level 42, MLC Cen{ra

Venue: -
©.7 - 19-29 Martin Place, $v.d.n6Y.N.SW... "

GENERAi

The Abacus Propany Group conszsts of the :
Abacus Trust and Abacus Group Holdings - - -
Lirnited. An Abacus Property Group szapied
security consists of a unit in the Abacus Trust . -
‘stapled’ to a share m Abacus Group Heldmgs
L|m|tad . . L AR

PRQ)(}ES T S ST
A security-holder ent;zlad 0 azzend and vote at
the meelings is entitled 1o appoint 2 proxy. A .
security-holder entitied 1o cast two or more
votgs may appoint two proxies and may specify _.:
the proportion, or the number, of votes each -
proxy is appointed to exercise. ‘A proxy need .
niot be a security-holder of the Abacus Property -
Group. Proxies must be received by the Abacus -
Property Group no later than 48 hours before .-
the mesting. A form of proxy is prowded wnth
ﬁms Noizce - -

Vﬁ}T NG €%\§TETL§M§1\§TS

Pursuant 1o Corporations Regui ations 711, 37

and 7.11.38, the Directors have determined thai _
the shareholding of sach security-holdsr for the -
purposes of ascertaining the voling entnziements
for the meetings will be as it appears in the -
Abacus Property Group Security Register at .
700pm {EST} on Monday 8 Novemberzo{}é." o

CRDINARY BUSINESS OFTHE COMPANY

To receive and consider the Company’s annual financial
report.

Receipt and consideration of the annual financial report and
directors' report, together with the auditor's report, for the year
ended 30 June 2004.

To consider and, if thought fit, pass the following resolutions
as ordinary resolutions:

2.1

2.2

2.3

To re-elect Dr Frank Wolf as a director

Frank Wolf retires by rotation in accordance with the Constitution
of the Company and, being eligible, offers himself for re-slection.

Frank Wolf php, BA Hons Deputy Chairman {executive director)

Dr Frank Wolf is the Chairman of FSP Group Pty Limited (a
substantial security-holder of the Abacus Property Group) and a
director of financial planning groups Financial Services Partners
Pty Limited, Vector Financial Services Limited and Kingston
Capital Limited as well as of HGL Limited, a diversified publicly
listed investment company. Dr Wolf has over 20 years experience
in the property and financiat services industry. Dr Wolf was
appointed a director of the Company on 4 December 1897

fo re-elect Mr Len Lloyd as a director

Len Lioyd retires by rotation in accordance with the Constitution
of the Company and, being eligible, offers himself for re-slection.

Len Lioyd FAPL LREA texeeutive diractor}

Mr Len Lloyd is a licensed Real Estate Agent and a registered
Real Estate Valuer. His experience includes the development,
management and funding of commaercial, retail and residentiat
property. Mr Lioyd holds the poesition of Managing Director of
Abacus Property Services Pty Limited and is responsible for
property administration and development opportunities in the
Abacus portfolio. In previous positions, Mr Lloyd heid
responsibility for the property pertfolios of the Advance Bank
and St George Bank and provided valuation and lending advice
while with the Commonwsalth Development Bank. Mr Lloyd was
appointed a director of the Company on 29 May 2002.

fo re-elect Mr Malcolm Irving as a director

Mr Malcolm Irving retires by rotation in accordance with the
Constitution of the Company and, being eligible, offers himself
for re-election.



Maleolm Irving AM, FCPA, FSIA, BCom, Hon DLt
{non-executive director)

Mr Malcolm frving has over 40 years experience
in company management, including 12 years as
Managing Director of CIBC Australia Limited. Mr
Irving is Chairman of Australian Industry
Devslopment Corporation, the Australian River
Company Limited, Wiilis Austratia Limited Group
and Keycorp Limited. He is also a director of
O'Connell Street Associates Pty Ltd Group, ADI
Limnited and Resimac Limited. Mr Irving's time is
comparatively distribuited between sach of these
non-executive roles. Mr irving is Chairman of the
Abacus Property Group Audit Committee and a
Member of the Nomination & Bemuneration
Committea. Mr Irving was appointed a director
on 12 September 2002.

SPECIAL BUSINESS OFTHE COMPANY ANDTHETRUST

3.  To consider and, if thought fit, pass the following
resolution as a special resolution of the holders
of stapled securities {as members of the
Company and unitholders in the Trust):

That for the purposes of ASX Listing Rule 74, the
Constitutions of the Company and theTrust, and

the Corporations Act, the issue of 27000,000 stapled
securities at $1.18 per stapled sscurity on 9 August
2004, in a private placement, be ratified and approved.

VOTING EXCLUSION

For the purposes of ASX Listing Rule 74 approval and
relief under ASIC Instrument 98/52, the Company and
the Trust will disregard any votes cast on Resolution 3
by any person, or any associates of any such psrson,
who participated in the issue to which Resolution 3
relates. However, the Company and the Trust need
not disregard a vots if:

{al it is cast by a person as proxy for a person who is
entitted to vote, in accordance with the directions
on the proxy form; or

{b} it is cast by the person chairing the meeting as
proxy for a person whio is entitled to vote, in
accordance with a direction on the proxy form
to vote as the proxy decides.

Details of the above resolutions are outlined in the
Explanatory Memorandum {at right}.

OTHER BUSINESS

4. To transact any other business which may be tawfully
brought forward before the mestings in conformity with
the Constitutions of the Company and theTrust.

BY ORDER OF THE BOARD

-

Sean O'Donocghiue
Secretary

{Date: 30 September 2004

EXPLANATORY MEMORANDUM

This Explanatory Memgrandum contains further information
about Resolution 3 that will be considered at the meetings.
You should read this Explanatory Memorandum and the
Notice of Meetings carefully and, if necessary, seek your
own independent advice on any aspects about which you
are not certain.

RESOLUTION 3

Resolution 3 seeks approval and ratification of the issue of
27.000,000 stapled securities at $1.18 per stapled security on
9 August 2004, in a private placement, for the purposes of the
Constitutions of the Company and the Trust, the Corporations
Act and ASX Listing Ruile 7.4.

The 27,000,000 stapled securities were issued with the fult
2.8c distribution for the September 2004 quarter.

Proceeds from the issue were used to discharge debt, thereby
assisting in reducing gearing to approximately 25% following
the setilement of the Santos House acquisition, providing
Abacus Property Group with the capacity to pursue future
property acquisitions as suitable opportunities arise.

The igssue was by way of an institutional placement managed
by Patersons Securities Limited and Tricom Equities Limited.
The entities that acquired the stapled securities were
professicnal investors within the meaning of section 9 of the
Corporations Act. Abacus Property Group, its directors and
associates did not participate in the issue.

ASX Listing Rule 71 provides that Abacus must not issue or
agree to issue more than 15% of its issued capitat in any 12
manth peried without security-holder approval. Further, ASIC
instrument 98/52 provides relief under section 6010QA{1}{a} and
{b} of the Corporations Act so that units in the Trust can be
issuad without unithelder approvat, at a price determined by the
responsible entity {namely Abacus Funds Management Limitad),
provided the issue, together with any issues of units up 1o one
year previousty, would not comprise more than 10% of the uniis
of the same class on issue after the issue is included. Since the
shares in the Company cannot be issued without a stapied unit,
the practical limit for placements by the Abacus Property Group
is 10% each year.

The issue of stapled securities referred o in Resolution 3 did
not require approval under either ASX Listing Rule 71 or ASIC
Instrument 98/52. However, the Company and theTrust
nonetheless seek approval and ratification for the issue. The
effect of the approval and ratification would be that such issues
of stapled securities would not be counted in determining
whether any further issues of stapled securities would breach
the 15% limit under ASX Listing Rule 71 or the 10% limit under
ASIC Instrument 98/62. In ather words, the limits under ASX
Listing Rule 7.1 and ASIC Instrument 98/52 would be refreshed
to the extent of the approval and Abacus Property Group would
not be required to count the issue referred to in Resclution 3 if
making an issue of securities in the next 12 months.

ASX Listing Rude 71 only requires the approval te be given by
an ordinary resclution of stapled security-holders. However,
ASIC instrument 98/52 requires that approval be given by a
special resclution where unitholders who hold at least 25% of
the totat vatue of all the units entitled to vote on the guestion
vole on the guestion at the meeting {whether in person or by
Proxy.

The rights granted by passing this resolution allows Abacus
Property Group to issue further securities during the next 12
months, if the circumstances warrant and it is in the interest
of security-holders.



ABACUS PROPERTY GROUP
PROXY FORM

Abacus Group Holdings Limited ACN 080 804 619
Abacus Trust ARSN 096 572 128

Appoirtment of Proxy

I’'We being a member{s} of Abacus Group Holdings Limited (AGHL) and unitholder{s} of AbacusTrust {AT} and entitled to
attend and vote, hereby appoint:

Proxy's Name {print in fuli}

Return by 10.00am
Monday, 8 November 2004

Meeting of members of

Abacus Group Holdings Limited

and Meeting of Unitholders of

Abacus Trust

16:00am Wednesday, 10 November 2004

If you do not plan to attend the
meeting, please complete and return
this proxy form to appoint a person
to attend and vote on your behaif

or in that persen’s absence, or if no person is named

the Chairman of the meeting

or failing the person named, or if no person ig named, the Chairman of the meetings, as my/cur proxy to act generally on
my/cur behalf and 1o vote in accordance with the following direction {or if no directions have been given, as the proxy sees
fit} at the meetings of AGHL and AT to be held at 10.00am on 10 November 2004 and at any adjournment of the mestings.

Appointing a second Proxy {optional)

1"We wish to appeint a second proxy:

Mark with an ‘X’ if you wish
to appoint a second proxy
for the Meetings

AND % | OR

State the percentage of your
voting rights or the number of
shares for this proxy form.

Directing your Proxy

If you do not wish to direct your proxy how to vote, please place a mark in this box:

By marking this box, you acknowledge that the Chairman may exercise your proxy even if ke has an interest in the
ouicome of the resolution and votes cast by him other than as proxy holder will be disregarded because of that interest.

You may instruct your proxy how to vote by marking the appropriate box below. I no direction is given, your proxy may
vote as he or she gees fit at the meetings. If the Chairman is appointed as proxy, he witl vote in favour of the resolutions
uniess instructed otherwise.

Hesolution 1:

Hesolution 2.1:

Hesolution 2.2:

Hesolution 2.3:

Hesolution 3:

To receive and consider annual financiat report

To re-elect Dr Frank Wolf as a director

To re-elect Mr Len Llovd as a director

To re-slect Mr Malcoim irving as a director

To ratify and approve the issue and placement of
units/shares on 9/8/04

For Against  Abstain




PLEASE SIGN HERE

The proxy form must be signed in accordance with the instructions below to enable your directions to be impiemented.

security-holder 1 gecurity-hoider 2 security-holder 3

Individual/sote director and director director/company secretary
sole company secretary

contact name {please print} contact daytime telephone

How to compiete the Proxy Form
A Security-holder entitled to attend and vote is entitled to appoint a proxy.

1. Appointment of a Proxy
A proxy nead not be a Security-holder.

i the person you wish to appoint as your proxy is someone other than the Chairman of the meetings, please write the
name of that persen. if you feave the box blank, or your named proxy does not attend the mestings, the Chairman of
the mestings will automatically be your proxy and vote on your behalf.

2. Appointrent of a Second Proxy

A Security-holder entitied to cast two or more volas may appoint a second proxy for the meseting. An additional proxy
form may be obtained by telephoning the Abacus Property Group on {02} 9253 8800 or you may copy this form.

To appoint 8 second proxy you must:
{a} indicate that you wish to appoint a second proxy by marking the box.

{b} on each of the first proxy form and the second proxy form, state the percentage of your voting rights or number of
securities applicable to that form.

{c} return both forms together in the same envelope.

3. Votes on ermns of Business

You may direct your proxy how to volie by placing a mark in one of the three boxes opposite each resclution. Alf your
securities will be voted in accordance with such a direction unless you indicate only a portion of voting rights are to
be voted on a resclution by inserting the percentage or number of securities you wish to vote in the appropriate box
or boxes. If you do not mark any of the boxes on a given reselution, your proxy may vote as he or she chooses. if you
mark more than one box on a resclution, your vote on that item will be invalid.

4, Authorised Signature(s)

You must sign this form as follows in the spaces provided:
Joint Holding: where the holding ig in more than one name, any one of the Security-holders may sign.

Power of Attorney: to sign under Power of Attorney, you must have already lodged a certified copy of the Power of
Attorney or the power itsef with the Abacus Property Group. If you have not previcusly lodged
this document, you must do so when you return this proxy form.

Companies: where the company has a sole director who is also the sole company secretary, this form must
be signad by that person. If the company {pursuant to section 2044 of the Corporations Act}
does not have a company secrstary, a sole director can also sign alone. Dtherwise this form
must be signed by a director jointly with either another director or a company secretary. Please
indicate the office held by signing in the appropriate piace.

If a representative of the corporation is to attend the meeting, thae appropriate "Certificate of
Appointment of Corporate Representative” must be lodged at the registered office of the
Abacus Property Group by 4 pm {Sydney time} on the day before the mesting. A form ofthe
certificate may be obtained from the Abacus Property Group.

5. Lodgement of a Proxy

This proxy form {and any Power of Attorney under which it is signed} must be received no later than 48 hours before
the mesting, that is 10am, Monday 8 November 2004.

Decuments may be lodged
by posting, delivery or facsimile {02} 8253-8616} to the Company Secratary, Abacus Property Group,
Levet 34 Australia Sguare, 264-278 George Street, Sydney, NSW, 2000.












Key achievements

o Profit increased to $34.7 million

exceeding 2003 record profit of $33.8 millon
® amings per securlty 12.8 cents

¢ Distributions Increased 6.9% to 11.23 cents
oer security

» Retalned eamings increased 2.3%
to $10.0 million

» Net tangible assets increased 5.83%
to $1.00 per security

s Total equity increased 4.2% to $302.7 million
o (Gearing reduced 7.3% 10 24.3%

o  Agsets under management increased by over
$100 million to $675 million

e f SR

o  Substantially completed divestment of mature
assets, taking advantage of the strong market
conditions to reposttion the property portfolio
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Chairman’s Report

Lin 2003, the Abacus
Froperty Group has continusd to perfomm wedl,

After a recori resy

demmonstrating the value of our integrated business
et with diversified incoms streams and an
axperenced managemsnt team. White the focus

of this

arwas on consolidating the malor gaing
riacks durivg 2003, 1 am pleased o report a n
operating profit after tax of 5347 million, a 2.7%
increase over st vear in addiion, the Group has
sect the fevel of distnbution 1o seouriby-

hdders, incre

£

e

et retained eamings and increased

et tangible assets per security,

Listed property trusis have had one of the strongest
reporting seasons on racord, driven largely by
corporate activity. Across the sector, UBS Investment
Research estimates growth in average distribution per
security was 5.6%.

Against these measuras, Abacus has performead
creditably. Profit increased 2.7% over 2003 record
result, to $34.7 milion. Digiributions increased 6.9%

to 11.23 cants per security, up from 10.5 cants in the
previcus year, As the distribution was paid entirely from
current eamings, an increase of 2.3% was addsd to
retained samings and net tangible assets per security
increassd 5.3% to $1.00, up from 85 cents.

Thesea results demonstrate the strength of the Abacus
diversified business model which provides security-
holders with the opportunity to parlicipate in the income
and capital growth from a diversified portfalio of
property assets and property-based business activities.

Shmous s four core Dusinesses

* property ownership through a portfolio of retail,
inctustrial and commercial praparties providing rental
income with the prospect of capital appreciation
through active managemeant;

* martgage loans: advancing funds secured diractly or
incirecily over real property to generate intarast and
fee income;

* funds and property management activities
generating establishment, management and
perforrmance fees; and

* project managemeni, proparty-based invesimerns
and transactions, including developrment projects
and joint venture activities, providing fees, profit
participation and investment income.

Thig diversification of the business aliows Abacus

to respond guickly to changing rnarkst conditions
and maintain profitability while it undernakes a varisty
of strategies to enhance the value of the assets in
its portfolio.

Over the past 18 months, the Group has taken
advantage of strong market conditions to divest
approximately $105 million of mature property assets
with a view to rewsighting the portiolio to assets
which offer greater long-term capital growth potantial,
With the sale of Navigion House and Central
Brunswick in the year under review, this divestrment
prograrm is now substantially complete.

While the excellent conditions for sale of property have
liimited value acquisition opportunities, particularty in

B and C grade office buildings, the Gioup's corporate
structure enabies funds to be termporarily redepioyed in
other araas of the business. Funds released from
property sales during the past 18 months have been
employad in the growth of the funds managemeni
business, mortgage lending and joint venture activities.
A review of thase activities is provided in the Managing
Directors Report, which follows.

The recuction in gearing to 24.3% at balance date left
the Group with a strong balance shest from which to
rnake furthar acquisitions.

Since balance date, the Group has completed the
purchase of Liverpoeol Plaza Shopping Centre in
Syney’s west for $26.8 million and has exchanged
contracts to acguire a 50% interest in Santos House,
a commaercial office tower in Adelaide, for $51 million.
Both properties offer excellent prospects for capital
growth in the medium term.

Santos House is the pre-eminent office building in
Adelaide. Tha acguisition cost of the property was
significantly below replacsment value and the

“The Group has increased the

level of distribution 1o security-
holders, increased retained
earnings and increased net
tangible assets per security.”



resurgence of the Adelaide leasing market after 4 long
period of over-supply is expected to support a firming
of the capitalisation rate over tima,

Also since balance date, the Group has completed an
institutional placement of 27 million securities at an
iague price of $1.18 per security, raising $31.9 milion.
This capital raising ensures that the level of gearing
following settlernent of the two naw properties
provides the Group with the capacity o pursus further
property acquisitions as opportunities ariss.

The Group will also raiss capital through a Security
Purchase Plan (SPP) under which security-holders
may apply for up to 4,000 additional securitiss,
Securities issued under the SPP will rank equally
with existing Abacus Property Group securitias from
1 October 2004,

Wa believe the Abacug Property Group's diversified
business model will continue 1o deliver strong samings
parfarmance. The synergy, flexibility and alignment of
intarests that arise from combzining properly ownarship
with funds management, assel management and
property development activities within the oneg
organisation provide a sound platferm for growth.

| look forward with confidance to the year ahaad.

| would like 1o thank my Boeard collsagues and the
management team for thair autstanding efforts during
the year. On behalf of the whole Abacus team,

[ would like 1o thank you, our invastors, for your
continued support.

e

John Thames




Managing Director’s Report

The Group's achievernenis in 2004 consolidaie the
significant gaing of 2003 and pravide a platform for
growth in the year ahead. The resulis demonatrate
the nenefits of diversification and the value of a
pro-active approach to asset rmanagement.

Highlights of the 2004 results include a 4% increase in
total squity, further reduction in gearing and continued
growth in retained earnings. Particularly pleasing is the
continued increase in distributions and growdih in net
tangible assets. Distributions increased 8.9% to 11.23
cents per security, up from 10.5 cents, while nat
tangible asseis per security increased 5.3% to $1.00.

While praperty rental income decreased as a
proporion of averall income during the year awing to
the sale of mature assets, the funds relsased were
able o be temporarily redeployad in oiher areas of the
business. This is highlighted by the growth of the
funds managemeant business, where total assets under
managemeant rose frorm $550 million 1o $678 million,
The diversified business modal thus provides the
capacity to sustain the Group's profitability as it
reweights the property porifalio during the year ahead
to assats which offer more polential for longer-term
capital growth,

Fromerty povifolio

During the year, Abacus continued to take advantage
of the strangth of the property market to seli mature
assets where little furthar valug could be added:
Central Brunswick Town Sguare and Convenience
Centre in Innéar Brisbaneg was sold in Novernber 2003
and Navision House in the Brisbane CBD was sold in
June 2004,

Hantal income remains the primary source of samings
far the Group and managernent is focused on
rebuilding the property investment portfolio during the
vear ahead. This commitrment is demonstrated by the
acquisition of Liverpool Plaza in Sydney's west for
$29.8 milion, and a 50% interest in Santos House in
Adelaide for 351 rmilion. These additions were settled
in August 2004 and September 2004 raspectively,
and bring the total property portfclio of the Group 1
approxirmately $3C0 milkon,

Through its experienced tsam of property professionals,
Abacus spacialises in the active managament of
property assets to enhance incorng and capital growth,
Despite difficult leasing conditions, Abacus was able 1o
improve the leasing profile of major assets of the Group,
exiending the weaighted average lease expiry across the
total investment property portfolio to 4 years and overall
oeoupancy to 09%.

Significant progress has been achisved on a number
of projects within the Group's portfolio during the year:

109 Pitt Street, Sydney

The refurbishment and strata subdivision of the office
tower in this Sydney CBD property continues 1o
proceed as planned, with aimost 18 floors of the

20 level tower now refurbished and over 50% of the
commercial strata units sold. While the amount of
competing commercial strata avallable for sals has
increasaed in recent months and the demand from
investors has subsided, we expect the progressive sale
of the rermaining 5,000 square meltres (o bea complated
over the next two o three years.




431 Glebe Point Road, Gilebe

Abacus has lodged a development application for the
conversion of our cormmertial property at 431 Glgbe
Point Road in Sydney's inner west to 83 residential
apartmenis 1o take advantage of its location in a
primarily residential area close o the harbour, CBD
and lifestyle facilities. The leasing profile of this
property has been managed o enable redevelopimant
work to commeance frorm October 2005,

Ashfield project

Following delays associated with NSW Council
elections, a recent response frorm Ashfield Council on
our preferred proposal - to develop land adjacent ©
Ashfield Mall in partnigrship with Council — has been
disappointing. Abacus has now prepared a second
proposal which is entirgly contained within land owned
by the Group and which meets existing pianning
critaria. This second praposal includes the
developiment of approximalaly 200 apartments but
does not contain the features which were widsly
acknowledged by ali parties to have offered immense
valuge to Ashiield residenis. While Abacus will procesd
with a formal application in the year ahead, it is
unfortunate that a rare opportunity to defiver major
benefits to the local community — inciuding the
creation of a large town square and upgraded library
and other faciities — will be foregone.



e

Managing Director’s Report cont

Fundes and Property Managernessd

Funds and property management deliver sustainable
fea income through the provision of managearnent
sarvices and also earm esiablishrment, packaging and
performance fess.

During the year, the Group's primary focus was on the
growth of the Abacus Diversifisd Income Fund (ADIF),
where it provided working capital to acauire properties
ahead of the receipt of funds from investors. Seven
additional properties were agouired for ADIF, increasing
its total assets from $60 million io approximately $167
million and providing ponfolio diversification across
cammercial, retail and industrial proparty in
Queensiand, New South Wales and Victoria.

[t is intended to continue to build ADIF's assets over
time as equity is raised and apportunities genarally in
the $5 milion to $20 million range arise. Invesiors’
subscriptions under an open-ended offer document
continue to be received on g daily basis, allowing for
the ongaoing repayrment of the interim funding
advanced by the Abacus Property Group, which stood
at $30 million as at 30 June 2004,

Supstantial progress has been achisved in the
management of properties ownead by oiher rusts
managed by Abacus. In particular, the sale of the
Target Department Store in the Elizabeth Street Mall
realised a 20% increase in the valug of that property
and a 458% capital gain in just over two years for
unitholders in the Abacus Hobart Growth Trust.
Development approval has been granted 1o convart
the cammercial property owned by the Abacus
Crows Nest Property Trust into 118 residential
apartmenis, confirming that redeveloprment of the
site will bé possinie on the expiry of the remaining
long-tarm leaseas.

[Morigace Lending

Utilising funds termporarily released through the sale of
property assets during the year, the total leans of the
Abacus Mortgage Fund (including accrued interest)
increased from $34.0 mifion as at 30 June 2003 to
$46.6 mifion at 30 June 2004. Intersst income
increased from $5.8 million to $7.4 milion over the
period. The average loan size as at 30 June 2004
was approximately $1.8 million.

Lreveloprment projects and olther nvestments

Abacus Property Group has a pipsling of projects in
train to deliver transaction and devaloprnent incorme
over the years ahead, Many projects ars underiaken
through joint vertdure arrangemenis to both leverage
our own skills and capital and to bensfit from the
complementary skils of our partnars.

As at 30 June 2004, the Group had a total equity of
$17.4 million invested in & wide range of development
projecis and other property based investments,
primarily in Sydrey and Melboune,




Chgtond

After a year of consolidation and restructuring, the
Groug is well-positioned to maintain its momeantum
and continue 1o daliver solid investment performancea.

Al year end, the Group had a strong balance sheet,
with gearing reduced to 24.3% and retained samings
increased to $10.0 million, Of ihis amount, $2.7 million
is retained in the Abacus Trust while the balange of
$7.3 million is retained by Abacus Group Holdings
Lirmited. The growth in retained sarnings supports the
Group's objective of producing a reliable and steadily
increasing income stream o security-holders.

Completion of a $31.9 million capital raising through
an institutional placerment in August 2004 has ensured
that the level of gearing following settlerment of
Liverpool Plaza and Santos House will enable the
Group 1o pursue further property acquisitions as
opportunities arse.

Strong Mearmgerment Tearm

The people hehind the business are the key ioits
success. | would like to take this opportunity to thank
the Board for its leadership and all members of the
Abacus staff for their efforts during the year, The
results achieved by the Group reflect the tsam’s
axpertise, dedication and enthusiasm.

On behalf of the Board and staff, | would fike to thank
you, aur invesiars, for your continued support. The
(3roup i in & strong position (o maintain its momentum
and continue delivering strong investment perfarmancs.

Davict Bastian

{Left) development approval
was granted in August 2004 for
22 townhouses on a residential
astate at North Willoughby on
Sydney's fower north shore.
Censtruction is scheduled fo
commence in October 2004,

{Right] The residential
development preject at Fadix
Sireet in Brisbane is now close
to completion. For structuring
and facilitating the project,
Abacus is participating in the
project profits.




Investment Property Portfolio

The Abacus Property Group holds a diversified

portfolio of commercial, industriat and retail properties.

Rental income from the investment properties held by
tha Abacus Trust is the largest contribuior 1o the
eamings of the Group.

During the year under review, Abacus continuad to
take advantage of the very strong property market o
substantially compiets the prograrn of divestment of
mature assets. The sale of Navision House and
Central Brunswick Town Sguare and Convenience
Centre assisted in further reducing the gearing of the

Abacus Trust Investment Property Portfolio

Group, pasitioning it to makes further acquisitions in
keeping with the objective of investing in properiies
which provide reliable income and potantial Tor capital
growth through active managemeni.

Since balance date, the Trust has completed the
acguisition of Liverpool Plaza Shopping Centre and
exchanged confracts to acquire a 50% interest in
Santos House in Adelaide. The acquisition of these
two properties brings the total value of the investment
property portiolio to $260 milion and the total property

portfolo of the Group io $300 milion.

Property Sales Valuation
$ million
Central Brunswick, Brisbane 200

S0l Moreernizer 2003 for 32025 M

Navision House, Brisbhana 18.7
Sold June 2004 for 8237 M

Property State Primary use Curvent Valuation
$ miliion
Ashfisld Mall, Ashfisid NSWW retail 89.0
Epping Office Park, Epping NSV commercial 40.0
10-12 Pike Street, Rydalmera NSV industrial 16.0
%
& 431 Glebe Point Boad, Glebe NSV cornmarcial 2.5
] Villawood Industrial Estate NSV industrial 7.5
§ CSIRO Headquartsrs, Canberra ACT commaercial 14.0
:3’:“ Liverpeal Plaza, Liverpool NSV restail 29.5
:'v;: Anouired August 2004
A Sanios House (50% interest) SA commercial a1.G
fz: Setlement scheduled Seplember 2004

H
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Lease Expiry Profile

Waeighted average lease expiry by income: 3.7 years
Weighted average lease axpiry by area: 4.0 years

% of Income

Al Jnm Jun Jum Jun Jun  Jun
'Ca 'O '08 'O 0B '08 MO+

% of Area

Jam Jan Jun Jun Jun Jun Jun
‘4 'OB 'O8 'O7T 0B '08 'O+

Occupancy
Up from 97% to 99%.

Ashfield Mail, Ashfield

Ashfisld Mall is a sub-regional shepping centre in

the residential suburb of Ashfigld, located less than

10 kiformstres south-west of the Sydney CBD. The fully
enclosed four leved building offers vehicle access off

three streetl frontages and is close 1o the railway
station and bus interchange. The surrounding area
includes some of the most densaly populated suburbs

of Sydney.

Property Details
Busilding ciais

Croas Lattable Area
Caar Prarking

Vatuation Details
Yalugtion

Waluar

Yalugtion date
Capilalisation rate
Leasing Detaifs
Lease profile

CIoCLIpancy
Lasags Enpiry

HOB3, refurbishedd 1887, 1983 and 1947
25850 ¢
000 spaces, B0 undercovey

82,8 milkor
P Sl
30 Gune 2003
B.26%

Anchor terants inciude Coles, Kmart, Targel ang
Frankling suppostad by ovar B0 specialy selailers

13
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Investment Property Portfolio continued

Epping Office Park, 240 —244 Beecroft Road
and 4 Ray Road, Epping

Epping Office Park is a high guality office complex
approximataly 20 kilornetres north-west of the Sydney
CBD. The properly comprises four separate buildings
in an attraciive landscapad environment. Typical floor
areas range from 963 P to 1,300 m . Facilities include

431 Glebe Point Road, Glebe

This six storey office building is located close 1o the
harbour and lifestyle faciliies in a pAmarily residential
area approximately three kilometres west of the Sydney
CBD. Typical floor areas range from 644 i io 1,407 v,

A development application has been lodged to convert

an in-ground swirnming pool, tannis court, squash
courts and a café.

Property Details
Brilding cisge

Site Araa

MNet Letiable Area
Car Parking
Valuation Detaifs
Waluglion

Waluar

Walugtion date
Cagilafsation raie
Leasing Details
Laaze profils

IGCaInancy
Laaan Expiny

Procresahe, Trom 1983 1o 1993
£3,38% nv

12550

381 spaces

BAC0 mikon
Cofiars Intermalicns
§ Dhecambey 20003
B8.75%

Major tenants nciude AMP, Garter Holt Harvesy,
MeAE, NED Aastraka, Associaled Banners, Arrow
Comenunications, Virigheys, and OW4A Saroma
A8
2004505
2O0500
200672007+

the building 1o gquality residential aparimenis.
Negotiations with planning autharities are procesding,
with develapment approval anticipated by June 2008,
Accordingly, leases within the property are either

short-terrm or contain redevelapment clauses a

Iowing

sarly termination at no penalty.

Property Detaifs
Buiding cate

Med Lettaile Area
Car Parking
Valuation Detailg
etk gation

Yekaar

Yakiation dala
Capdalisation rate
Leasing Details
Eapae profils

OICOLpaEncy
Leage Sxpiry

Initigl constructon circa 1850 a3 5 warehouse,
conwirledd 0 SOmrarciad sporosimatehy 15380
5415 m#

S )

$12.5 mition
Lirkis JHE
31 Decemiyar 20003

G.50%

Tenants include Carlson Wagonlit Australis,
Ipe P21y Limiled and inleriors Australia
10015

All leases expire or have demolilicon chuses
which aoply from Colober 20035
2O04A] 44%




10-12 Pike Street, Rydaimere

This industrial gstate comprises two older style
detached buildings and is located on the Parramatia
River, two Kilometres east of the Parramatta CBD and
21 kilometres wast of the Sydney CBD.

Property Details
Buiickne dale

S Aros

Ciroms Ledtaisle Aea
Car Parking

Valuation Details
Yalzation

alsar

Valzation date
Capdalisation rate
Leasing Details
Eone o0

CICOLREnsy
Eaman Expiny

Approwimatedy 1980

JER=Rat

18,503 ¥

18 uncdsrcover spaces, with extensive opan or-
A SREGeS proviciadd withen the grounds

$16.0 rilion
FRPY Sepvils
3 Dacembiar 2003

BT

WisCo Fwiklomm Uimitad
100%:
e 2008 with ong S oyear option

15

Villawood industrial Estate,
66 Christina Road, Villawood

Villawood is an astablished industrial precinet in the
south-wesiermn suburbs of Sydney, 25 Kilometres from
the CBD and with good access 10 Sydney’s major
road arteries. The property includes two industria
buildings made up of five factory units.

The property has approximately 3,000 squars matres
of unimproved land fronting Christina Boad which may
be developed. The property lease profile has been
maintained on a short-tenm basis in arder to allow for
the future redevelopment of the property.

Property Detalls

Bulcling dats 18352

Hite Area 3.5 ba

Gross Lettable Area 18477 M7

Car Paghing Cigary on-gracks Sarking srowided
Valuation Details

Vialuation B7.2 milkon

Walugs Krighl Frark

Waluation date 31 January 2002

Capitalization rale 12.0%
Leasing Details
Laage profle BF Goodrich /L, Primac Pastoral AL and
Sustrakan Wool Netwark AL

CRrapansy 00
Laage Expiny 2O04505 4
2005005 18%

20065/2007+
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Investment Property Portfolio coninued

CSIR0O Headguarters,
Limestone Avenue, Campbell, ACT

CSIRO's head office and related adminisiration and
canference facilifies occupy an slevated site two
kilormetras 1o the east of the Canberra CBD.

The improvements consist of a five-leved office building
with attached single {evel conferance centre and a
twa-level administration nuilding pius a bitumean-sealed
carpark. Surrounding development includes rasidential
housing, retirement villages, a high school and the
Australian War Marnonial.

Property Details

Building date Q70 & 1803
Site Araa 4 ha

MNet Letiable Area 7218 nv
Car Parking 353 spaces

Waluation Detaits
Waluglon B14.0 rdlion:

Waluer SR Sapills
Waluation dale 31 Dacerater 2003
Cagilafsation rabe 9.7

Leasing Detalls

Lagae profile CSIRD

IGCaInancy HEte )

Laaae Expiny June 2012 with four 10 vear options

Liverpoo! Plaza, Sydney (Seiled August 2004)

Liverpool Plaza is a neighbxourhood shopping

centre centrally located in the Liverpool CBD.

The fully enclosed centre comprises ground floor retail,
mezzanine level offices and an open roofiop carpark.
Ccoupants include a supermarket and 40 specially
retailars.

Property Details

Busilding cate 1483, upgradad $849 and 1931
Mel Lattalile Arss 3,332 m#

Coar Barking SR aaoes

Valuation Details

Vakation 5208 mition

alkagr Lirbig JHE

Yaklation dala 28 May 2004

Capdalisation rate 550,

Leasing Detaifs
Lesase profils Itaior teranls inclucs Franking, 51 Gecrge, NAB,
AMNZ, MIB, Medicars, MeDonaios and Glona Jeans

DICoLpaEncy
Lemasey Expiry 175
’.‘.';_‘
Vo




Santos House, Adelaide (To be setiled Septermber 2004)

Santos House is a 31 laved, pramium grade office
tower and is widely regarded as the pre-eminant

COmMmarcia

assst in Adelaide. Qocupying a prime

location in the central CBD and with four street
frontages, the property includes two adjacent small

office buildings and various pedestrian thoroughiares.

Propeity Details
Building date

Mat Ledabie Area
Car Parking
Valuation Details
Waluation

Walugr

Waluation date
Capitalisation rate
Leasing Details
Laase profile

Crotupancy
Lease Exgiry

Approximataly 1989
31,878 o
0 spaces

8510 millicn ([H0% ovenershis
CB Richard Elts

1 by 2004

8.0%

Wgjor ienands include Santog, Price Waterhouse
Coopars, Keky & Co, Bt & Young, &5x
{,JS'}(J.'

i)
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Funds Management

Through Abacus Funds Management Limited,

the Abacus Property Group manages a numiber of
trusis and syndicates on behalf of retall and other
clients in addition to the managsament of its

own portfolia.

The establishment of new syndicates leverages off

the skills and market presence of the Group's property
specialists o ideniify and package invastment
opportunitiss which offer a more leveraged property
exposure for private investors. Fee income from the
establishmant and marketing of the offers, and
management and other servicas, add to the eamings
of the Group.

The major activity of the year under review has been
the growih of the Abacus Diversified Income Fund.

Abacus Diversified
Income Fund 2004
offer document.

o gtk v Fanil

i

Abacus Diversified Income Fund

The Abacus Diversified Income Fund was launched
in June 2003 with art initial portfolio of $60 miflion

in direct property, secured loans and interests in
deveiopment projects. During the year, a further
seven property assets were acauired for the Fund,
providing it with a diversified portfalio of cammersial,
industriat and retail property assets in NSW,
Queansland and Victoria.

These acquisitions werg funded by ongoing capital
raisings, including under a new offer document issusd
in Aprit 2004, and temporary funding provided by the
Abacus Property Group. As af the date of this repor,
over $70 million in equity has been raised.

Abacus proposes 1o acquire additional assets for the
paortfolio during the year ahead, generally in tha range
of $5 to $20 million.
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Funds Management continued

Abacus Crows Nest Property Trust

The Abacus Crows Nest Property Trust owns a
commercial property at 200-220 Pacific Highway
Crows Nest which provides a mix of office, retail
and hotel accommodation across two buildings
withy a total lettable area of 12,400 rm? and
basement parking for 189 cars. Purchased during
2000 for $23.75 million, the property was valued
at $27.6 million in July 2003

The property enjoys spectacular harbour views and ig
close to North Sydney, the vibrant Crows Neast
shopping centre and rmany lifesiyle amenties. During
the yaar, developrnent approval was granted 1o convert
the property to 116 prestigs two and three bedroom
residential aparimenis.

Abacus Mariners Cove Equity Trust

The Abacus Mariners Cove Equity Trust owns a 50%
interast with Ariadne Ausiralia Lirnited in 'Mariners
Cove', a commercial, restaurant and marina complex
with tourist accommaodation located amid papuiar
tourist attractions and resorts 3 kilometras narth of
Surfers Paradise on the Gold Coast. Mariners Cave
ocoupies almest 4 hactares of land and seabed and
offers around 4,255 v of net lsttable arsa, parking for
220 cars ang a 96 berth marina with comprehensive
fust and shop facilities.

Since acyuisition, the joint venture has underiaken
a $1.5 million refurbishrment program and obtained
liguer and gaming licences, attracting naw tenants
and increasing accupancy to 100%. Following the
June 2003 registration of an Indigencus Land Use
Agrasment with the traditional owners of the Goeld
Coast over the land and waters adjpining Mariners
Cove hat are owned by the Stais Government,
nagotiations with the Siate Government have
commencad on redevelopment plans which may
include adiacent land.




Abacus Hobart Growth Trust

During the year, the Abacus Hobart Growth Trust soid
the Target Department Storg in the Elizabeth Street
Mall, providing a 45% capital gain to unitholders on
their investrant in just over two years.

The remaining assets of the Trust are options 1o
acouire two commersial properties in the Hobart CBD.
These options give the Trust the right & purchase the
six storey office building at 99 Bathurst Street in 2010
and the commercial complex ai 79-85 Melville Straet
in 2013 on the payment of $1.00 each. The combined
value of the two properties in January 2002 was

$24 million.



Property Developments

The Abacus Property Group engages in developrmant
projects through the development of properties in the
Group portfolio and through interests in joint veniures.

Abacus Group Holdings Limited Development Properly Portfolic

Property State Primary use Valuation

$ miltion
109 Pitt Straet, Sydney NSW commaercial 25.7
4-8 Jacobs Street, Banksiown NSW commercial 4.75
244, 252-256 Liverpoo! Road, Ashfieid NSW restail 7.4

109 Pitt Street, Sydney

Following the sale of the retail arcade and the
leasehold interest in the pasement carpark and
compietion of major works in 2003, the focus of 2004
was the prograssive refurbishment of the interior of the
tower, its strata subdivision and sale.

At yaar end, almost 18 floors of the 20 level tower
have beean fully refurbished and over 50% of the sirata
units sold. While the pace of sales has siowed in
recant months owing io the increased amount of
compeling cormmercial sirata available for sale and
easing demand from investors, we anticipate that the
remaining 5,000 square metras of office space will be
sold progressively over the next two io thres yaars.




Ashfield Project

Abacus has been working with Ashfield Council on

a prapesal to refurbish Ashfield Mall and develop
approximately 200 residential apariments and
commercial accommodation. Highlights of the
preferred propaosal, which would inciude fand owned
by Councll, arg ihe creation of a large, landscaped
town souare framed by cafés and retail shops to
enlivan the cenire of Ashfield, and a new library and
other upgraded community facilities. Athough widely
acknowledged as offering significant benefits o the
whale community, this proposal has not gained the
support of Council owing to its adherence to anti-
daveiopment pracapts.

Abacus has now prepared 4 secoend proposal which
is entirely cortained within land owned by the Group.
This proposal alse provides 200 apartments and
doas not require any concession from Council.

We anticipate lodging formal plans to progress this
proposal early in 2005,



Property Developments coniinued

Soird venture aotivities

Abacus has structured a number of developmant
projects to leverage our own strengihs and benefit
from the complementary skills of cur pariners. Our
policy is not to take a significant equity position in any
ong project, but to paricipate as sponsor, pariner,
facilitator, financier or promaoier.

During the year ended 30 Jung 2004, Abacus
conciuded its interests in projects at Mascot, Bondi
and Sunbury and receivad income from ongoing
projects at Hornsby and Brisbane.

New interests acquired through joint ventures during
the year have strengithensad and exiendead the pipealing
of projects to deliver fes income and profit participation
over the medium &rm.

Willoughby

Development approval was granted in August 2004
for 22 houses in g community estate on this 12,430
square matre site at North Willoughby on Sydnay's
fower north shore, Construction is scheduled to
commenca in October 2004,

Highett

A devaloprnent application will be lodged this year for
a mixed devalopment on vacant fand at 284 Highett
Boad, Highett in Mabouma's south-sastern suburbs,
If approved, the developrment will comprise &
naightxourhood shopping centre at ground levet,
including a supermarket of 3,840 sguare melres, 140
residential apartmenis over three floors and basement
parking for aver 500 cars,

Pakenham

Three sites totalling over 65 heclares are being
acquired in Melboume'’s growth comidor, primarily for
residential subdivision. 80 lots at 1 McGragor Strest
will be avallable for sale during the next 12 manths,
with B00 lots at "Devonia Park”, 115 Cardinia Boad
expected to be released over a period of 5-6 years,
The site at 11-15 Main Streat will be a mixed-use
development of ratail and cormmaercial space and
medium density residential. Thase properties are being
acquired on deferred terms o minimise holding costs.




Morningtan

Four redeveloprnant projects have been acouired in
cloge proximity 1o the beach and oiher festyle facilities
in Medbourne's Mornington Peninsula. They will provide
a mix of residential, motel and parking facilities,

with completion anticipated over the next 3-4 years.
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Experienced and Qualified Management

Whiles the Abacus Property Group has the legal
structure of 4 separate company and frust, itis
effectivaly managed as a single husiness with the
Board of Abacus Group Holdings Limited Dy the
Board of Abacus Funds Management Limited
{as responsible entity of the Abacus Trusl).

The experienced Boards arg supported by a dedicated
tearm of highly qualified staff, including experienced
valuers and property managemaent spacialists as well
as finance, fsgal, marketing, accounting and
adrninistration professionals.

MR JOHN THAME, Chairman

Mr John Thame has over 30 years axparience in the
retail financial senvices industry in senicr management
positions. His 26-year career with Advance Bank
included 10 vears as Managing Director of Advance
Bank until the Bark’s mergar with St George in 1087,
Mr Thame is Deputy Chairman of St George Bank
Limited and director of AWEB Limited, Backon Limited
and Village Buiding Co. Lid.

DR FRANK WOLF, Deputy Chairman {Executive)

Dr Frank Waolf is the Chairmman of FSP Group Pty
Limited and a director of fingncial plarning groups
Financial Services Partners Pty Lirmited, Vecior
Financial Services Limited and Kingsion Capital
Limited as wal as of BGL Limited, a diversified publicly
listad investment company. Or Wolf has over 20 years
experience in the propearty and financial services
indugtry and hag been instrumental in over $2 bilion
worth of property-related transactions, corporate
acqusitions and divestments.

MR DAVID BASTIAN, Managing Director

Mr David Bastian has 40 years experience in the
finanaial services industry, in particular in the
packaging of commartial, relail and residential
property projects. Ha was Managing Director of
Canbarra Bullding Society for 20 years, Managing
Director of Parnbroke Financial Planners Limited
for 3 years, and executive director of Gadfray
Permbroke Financial Servicaes Lirmited for 4 years,
Mr Bastian is also a director of FSP Group Pty
Limited, Vector Financial Servicas Limited and
Kingston Capital Limited.




MFt DENNIS BLUTH

mMr Dennis Bluth holds Bachelor of Arts, Bachelor of
Law and Master of Law degrees and has practised as
a solicitor for over 25 years, principally in the arga of
property law. Mr Bluth s g pariner with Abboti Tout
Solicitors of Sydney, Canberra and Brisbane and is a
member of & number of Law Society and Law Coundcil
Commitiges. He was formerly a director of Godfrey
Pembroke Financial Services Limited.

MR PHILLIP GREEN

Mr Philip Green helds Bachelor of Commerce and
Bachelor of Law degrees and qualified as a Chartersd
Accountant. He is the Managing Director of Baboock
& Brown Pty Limited, a merchani banking group, and
is glso a member of the Group's international board.
Mr Green has over 25 years experiance in corporate
finance, specialising in taxation and structured
domestic and international corporate acquisitions. He
is algo a dirsctar of Tourisrn Asset Holdings Limited,
MTM Funds Management Limited, FSP Group Pty
Lirmited and Prirme Infrastructure Management Limited,

MR MALCOLM IRVING, AM

Mr Malcolm Inving has over 40 years experience in
company management, including 12 years as
Maraging Director of CIBC Australian Lirmited. Mr
Irving is Chairman of Australian Indusiry Development
Corporation, the Australian Biver Company Limnited,
Willis Australia Limited Group and Keycorp Limited. He
is also a director of O'Connell Street Associates Ply

Lid Group, ADE Limited ang Resimac Lirnitad.

ME LEN LLOYD, Executive Director

Mr Len Llovd is a licensed Real bslate Agent and a
regisiered Beal Estate Valuer, His experience includes
the development, management and funding of
commearcial, retal and residential property. Mr Lioyd
holds the position of Managing Director, Abacus
Property Services Pty Limited, responsibls for property
administration and deveslopment opportunities in the
Abacus portfalic. in previcus positions, Mr Lioyd hald
responsiniity for the properly portfolios of the Advance
Bank and 5t George Bank and provided valuation and
lending advice while with the Commonwealth
Davelopment Bank.




Financial Information

The following financial information for the
year ended 30 June 2004 is separated
into three sets of financial statements:

* Abacus Property Group
combined financial statements 29

* Abacus Group Holdings Limited
and its conirolled entities’
consolidated financial statements 52

* Abacus Trust and s
controlled entities’ consolidated
financial statements 68




Abacus Property Group

Concise Financial Report of the Abacus Property Group

Consisting of the combined financial Directors’ Regort

reports of Abacus Group Holdings Limited
{ABN 31 080 604 619} and its controlled entities

and the Abacus Trust (ABN 27 921 263 285}
and its controfied entities.

For the year ended 30 June 2004

Thig concise report has been derived frorm the full

financial report for e year endad 30 June 2004,

30
Comirined Statements of Financial
Parformance and Distribution 40
Combined Staiement of Financial Position 41
Combined Statement of Cash Flows 42
Notes to the Concise Financial Statemenis 43
Directors’ Declaration 45
independent Audit Heport 56

A copy of the full financial report, including the
auditor’s report on the full financial report, 1% available
and will be sent to any memer without charge, on
request, by telephoning (02) 9283 8600, Alternatively,
the full financial report may be accessed by visiting the
Abacus website al www.abacusproperty. com.au.

Tha concise raport cannot be expecied to provide
as full an understanding of the financial performance,
finangial position and financing and investment
activities of the Abacus Property Groug, consisting
of Abacus Group Heldings Limitad and its conirolled
entities and the Abacus Trust and its controlled
entities, as the full financial report.
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Financial information

Directors’ Report

The Directors present their report together with the
compinad financial report of the Abacus Property
Group (the Group) for the year ended 30 June 2004
and the auditor’s report therson.

The combined financial report of the Abacus Property
Group comprises the aggregated financial reports of
the Abhacus Trust and 12 controlled entities and Abacus
Group Holdings Umited and its controfled antities.

Directors

The Directors of Apacus Group Holdings Uirnited and
Abacus Funds Managarment Limited, the Responsible
Entity of the Abacus Trust, at any time during the
finangial year and until the date of this report are:

John Thame Chairman

Frank Wolf Deaputy Chairman (Executive)

Dravid Hastian Managing Diractor

Dennis Bluth Non-exacutive Director

Phillip Green MNor-exacutive Director

Malcolm rving MNon-executive Director

Executive Diractor
{Abacus Group Holdings Limited)

Len Lioyd

Principal Activities

The principal activitias of the Group during the course
of the financial year weara:

» inwvestrnent in commercial, retal and industrial
properies;

* funds management and property syndication;
*  property and project rmanagement;
*  mortgage lending; and

»  participation in property deveiopment activities

Corporate Structure

Abacus Group Holoings Limited is a company
incorporated and dormiciied in Austraka. Abacus Trust
it an Australian registarad rmanaged investrment
scherne. Abacus Funds Management Limited, the
Hesponsible batity of Abacus Trust, is incorporated
and domiciled in Australia.

The registerad office and principal place of businass of
Abacus Group Holdings Limited and of Abacus Funds
Managemaeant Limited is located at Level 34 Australiz
Sauara, 264-278 George Streat, Sydney NSW 2000.

Operating Profit

The Group earned an after tax profit of $34.7 milion
for the year ended 30 Juneg 2004, The full year
distribution of 11.23 canis per stapled security
(including a one-off distribution of 0.2 cents) reflects
a 8.9% increase on the 10.25 cents pald during the
vear ended 30 June 2003, This distribution was paid
in full by the Abacus Trust. The Group has retained
earnnge of 10 million,
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Earnings per Stapled Security

Year Ended Year Ended

40 June 2004 40 June 2003

cents cents

Basic and diluted earnings per stapled sacurity 12.84 13.90

Distributions

Distributions were paid to stapled security-holders as follows:

Cents $000

Interirr distrinution paid 12 November 2003 2.63 7,099

Interirm distribution paid 12 February 2004 2.80 7571

Interirm distribution paid 12 May 2004 2.80 7572

Final distribution paid 11 August 2004 3.00 8,117

Totat 11.23 30,359

Review of Operations
Group Overview

The Abacus Property Group 18 a listed entity consisting of the Abacus Trust and Abacus Group Holdings Limited
and thair subsidiaries. The Group operates wholly within Australia and is an investor in commercigl, industrial snd
ratail propertias and cther property-related securities.

The Abacus Trust holds an investment portfolic of commercial, industrial and retail propertias and morigags loans.
Abacus Group Hoidings Limited, through its subsidiares, is a property-based funds manager (with approximately
FE75 million of assets under management) and participaias in property management and joint venture activities.

Operating Results for the Period

A summary of combinad revenue and profits is as follows:

Year ended 30 June 2004

Revenue Profit &

$'000 $'000 g

Business segments ,g
Property rental and sales 56,166 20,446
Ciher property-based investmeanis 20,972 17,847
Funds and property management 5,036 4,007
122,174 42,270
Combined entity adjustments 807 (7,545

Combined entity revenue and operating profit 122,881 34,725
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Financial information

Directors’ Report continued

The Group samead an after tax profit of $34.7 million
in the year ended 30 June 2004, This s a 2.7%
incraase on the record profit achioved in the vear
ended 30 June 2003, The full year distribution of
11.23 cents per securily represents an increass of
£.9% on the 10.5 cenis per security paid In the
pravious year, This distribution was paid in full by
the Abacus Trust.

Duriryg the year under review, the Abacus Trust sold
the following invastrneant propartias:

+ Ceniral Brunswick Town Sguare and Convenignos
Centre on 28 Novernber 2003 for $20.3 million

s Navision House on 28 June 2004 for 823.7 million

Funds released from the sale of the properties have
been ternporarily employed i tha growth of tha funds
managemant business, mortgage ending and joint
venture aciivities.

The Abacus Mortgags Fund increased tha size
of its rnortgage book (inciuding interest accruad)
from %34 million at 30 June 2003 to $46.6 rillion
at 30 June 2004. Interest income increased from
5.5 million in the year ended 30 June 2003 to
$7.4 rillion for the year ended 30 June 2004,

In addition, the Abacus Trust advanced funds to
Abacus Group Holdings Limited to support tha
growth of its funds and property managemeni
activities, where assets under management have
grown 1o approximately $675 milion as &t

30 dune 2004,

Abacus Group Holdings Limited has continued the
sale of tha comrmercial office strata in 105 Pitt Straet
Sydney in fandem with the progressive refurbishment
of the building. During the vear ended 30 June 2004,
salas of $27.7 million were achisved, while a further
$5.5 million was gpent on refurbishrment. Profit from
joint venture activities during he year arnounted 1o
$4.3 milion.

During the year, Abacus Funds Management Limited
in its role of responsible entity/manager, acquired
seven additional properties for the Abacus Diversifiad
incorma Fund, increasing 2 assets from approximately
$60 milhon to approximately 5170 rmilfion,

Review of Financial Condition
Capital struciure

No stapled securitiss were issuad during the year
undar review.

The gearing ratio, calculated as a percentage of total
interest bearing labilites over 1oial assets of the
Group, was reduced 1o 24.3% at 30 June 2004
compared to 26.2% at 30 Juna 2005.

Existing loan facilities total approximately 3128 million,
of which approximately $101 million was drawn as

at 30 Jdune 2004, The Group manages interast rate
axposure on debt facilities through the use of interast
rala swap coniracts, At year end, approximatealy
$93.8 milion or 83% of interest commitments

were hedged.
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Significant Changes

The following significant changas in the state of
affairs of the combined entity cocurred during the
financial year:

»  Todal eouity increased by $12.2 milion, from
B260.6 million in the vear ended 30 June 2008 1o
B302.7 million in the year ended 30 June 2004,

+ Revaluations of properties during the year resuliad
iy & nat increass (after adjustment for sales) of
$11.9 miffion.

¢« The Apacus Diversified Incorne rund, launched in
June 2003, increased s assels to approximately

170 million cornparad to $60 mifion in June 2003,

+ Todal assets under management increased to
approximately 3675 rmilion as at 30 June 2004,

Significant Events after the Balance Date

Since balance date, the Group has settled the
acquisition of the Liverpool Plaza Shopping Centre in
Sydney’s west for $20.8 million on 16 August 2004
and has exchanged contracts to acquire a 50%
interest in Santos House, a commercial office tower
in Adelaide, for $51 milfion.

The Group has alse completed an institutional
placement of 27 million securidies at an issua price
of $1.18 per security, raiging $31.9 million. These
securities, aflotted on @ August 2004, will ensure
that the level of gearing Tollowing settlament of the
Liverpood Plaza and Santos House acquisitions will
wave the Group with the capacity to pursue further
property acquisitions as opportunities arisa.
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Therg have been no other significant evenis since
balance date which may affect either the combined
antity's operations or resulis of these operalions or
the combined entity's state of affairs, that have not
bean disclosad already in this report,

Likely Developments and Expected Results

The Directors have excluded from this report any
other inforrnation on e likely developments in the
operations of the Group and the expacted rasulls
of those aperations in future financial years which
are not of a material nature and would not in the
Directors’ view be likely to resull in unreasonabis
prejudice to the operation of the Group.

Environmental Regulation and Performance

The Group’s environmental responsibilities, such as
wasie removal and water treatiment, have baen
managed in compliance with all applicable regulations
and ficence reguiraments and in accordance with bast
industry standards. No breaches of requiremeants or
additionat anvironmenial issues have been discoverad
nor brought 1o the Board's attention.

Stapled Security Options

No options were granied over any stapled secuarities
in e Group during the financial year, nor are there
opions outstanding as at the date of this report.
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Financial information

Directors’ Report continued

Information on Directors

The Directors of Abacus Group Holdings Urnited and Abacus Funds Management Limitad, the Basponsible
Entity of the Abacus Trust, at any time during the financial year and until the date of this report, are as et oul
below, with qualifications, axperiance and special responzibilities.

John Thame ABE FCPa Chairman {non-executive}
Member of Audit Commiittes
Chairman of Nomination & Remuneration Committee

Mr John Thame has over 30 years experience in the retail
financial servicas indusiry in senior rmanagemaeant positions.

Hig 26-year caresr with Advance Bank included 10 years as
Managing Director unil the Bank's merger with St George Bank
Lirmited in 1997, Mr Thame is Deputy Chairrman of 5t George
Bank Limited and a director of AWE Limited, Beckon Limitad
and Vilage Building Co Lidd.

Frank Wolf pnn. BA Hons Deputy Chairman {executive)

Dr Frank Walf 2 the Chalrman of FSP Group Pty Limited and a
Director of financial planning groups Financial Services Pariners
Pty Limited, Vector Financial Servicas Limited and Kingston
Capital Lirnited as well as of HGL Limited, a diversified pubiicly
listed investment cornpany. Dr Walf has over 20 yaars
axperianca in the propearty and financial services industry,

David Bastian cra Managing Director

Mr David Bastian has almost 40 vears experiance in the financial
services industry, in particular in the packaging of commaercial,
retail and residential property projects. He was Managing Director
of the Canberra Building Society for 20 years and an Executive
Diractor of Godfrey Pernbroke Financial Services Pty Uirmnited for
7 years. Mr Bastian is also a director of FSP Groug Pty Lirmited
and financial planning groups Veclor Financial Services Limnited
and Kingston Capital Limited.

=5 Proporty Groun Annual Beport 2

Dennis Bluth tim, s, 84 Non-executive director
Chairman of Credit Commitiee
Chairman of Due Diligence Committee
Member of Audit Commiltes
Member of Nomination & Remuneration Commities

Mr Dennis Bluth holds Bachelor of Arts, Bachalor of Law and
Masters of Law degrees and has practised as a soliciior for over
25 years, principally in the area of property law. Mr Bluth is a
partyyer with Abbott Tout Solicitors of Sydney, Canberra and
Brisbane and is a member of a number of Law Society and Law
Council Committees. He was formerly a director of Godirey
Pembroka Financial Services Limited,
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Phillip Green LLB, 8Com

Non-executive direcior

Mr Phillip Graen holds Bachelor of Commerce and Bachelor

of Law degraes and gualified ag a Chartered Accountant.

He is the Managing Director of Baboock & Brown Pty Limited,
a merchant banking group and is alse a rember of the group's
international board. My Green has over 25 years experiancs in
corporate finance specialising in taxation and structured
domestic and international corporale acquisitions. He is also

a diractor of Tourism Assel Holdings Uimited, MTM Funds
Management Urmnited, FSP Group Pty Limited and Prime
Infrastructure Managemeant Limiad,

Malcolm {rving AM, FCPA, FSIA, 8Com, Hon DLt

Non-executive director
Chairman of Audit Commitize
Member of Nomination & Remuneration Committee

Mr Malcolm trving has over 40 years experience in company
managemeant, including 12 years as Managing Dirscior of CIBC
Austrafia Limited. Mr ining is Chairman of Australian Industry
Developrment Corporagtion, the Australian River Company Limited,
Wiflis Australia Limited Group and Keycorp Limited. He is also

a director of O'Connell Street Assodiatas Pty Ud Group,

ADI Uimited and Resimac Limited,

Len Lioyd gap, LREA

Executive director (Abacus Group Holdings Limited}

Mr Len Lioyd is & licensed Real Estate Agent and a registered
Reai tatate Valuer, His experience inciudes the developrnent,
rmanagement and funding of cormmaercial, retall and resideniial
property. Mr Loyd nelds tha position of Managing Director of
Abacus Property Services Pty Umited and is responsible for
property administration and developmeant opportunities in the
Abacus portfolic. In previous positions, Mr Uoyd held responsibility
for the property portfalios of the Advances Bark and St George
Bank and provided valuation and lending advice while with the
Commonweaith Development Bank.
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Financial information

Directors’ Report continued

Directors wers in office from the beginning of the Directors’ Benefits
finanaial year urdil the date of this report unless

otherwise stated. Since the end of the previous financial year, no

Director has received or become entitled to receive

As at the date of this repori, the relevant interasts a benefit, other than a henefit disclosed in the

of the Directors and specified executives in the financial statements as amoluments or the fixed salary
stapled securities of Abacus Property Group wers of a full-time employee of the Group or a related

as follows: corporate by reason of a contract made by the Group

or a related body corporate with the Director ar with

Directors a firrn of which e is a member, or with an entity in
John Thame 35,000  which he has a substaniial financial intarest.

Frank Wolf 6,806,046 Indemnification and Insurance of

David Bastian 7,040,000 Directors and Officers

Phillip Green §,366,530

The Manager of the Group, Abacus Funds Managarment
Malcoim Irving 20,000 Limited, has paid an insurance premiu in respect of
a contract insuring its Direclors and full time executive
officers and secratary. The terms of this policy prohibit
Specified executives disclosure of the nature of the risks insured or the
prarmiuT paid.

John LEstrange Nt

Robhert Hilt 388,530 Directors’ and Executives’ Emoluments
Peter Strain 10,000 Remuneration Policy

Kim Kitchen 13,452

The Board of Directors assesses the appropriatensss of
Claire Bibby 4,500 the nature and amount of emoluments of Directors and
officers on an annual basis by reference 1o relevant
employment market conditions with the overall objective

The Directors are not party to any contract under of ensuring maxdmum bernelit from the retention of a
which the Dirsctors may be entitled 1o a benefit or high quality Board and executive team.
that confers a right to call for or deliver interests

Details of the nature and amourt of each elament of
the emolument of each Director and esach of the five
principal executive officers (other than exscutive
Directors) receiving the highest emoluments for the
financial year are as follows:

in the Group,

Emoluments of Directors

Base fee inclugding

superannuaticn Other benefits Other Total

$ $ $ $

J Thame (non-executive) 71,663 - 7,087 78,750
F Wolf {executive) 525,000 350,000 - 875,000
D Bastian {sxecutive 461,498 250,000 11,002 722,500
D Bluth (non-executivel 33,251 - 3,285 36,540
P Graen {non-executive) 28,665 - 2,835 31,500
M brving (non-executive) 31,500 - - 31,600

L Lioyd (executive) 150,000 20,000 60,000 230,060
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Emoiuments of specified executives:

Base salary Cash bonus  Superannuation Total

$ 8 8 3

J Uksirange 164,293 50,500 11,002 255,255

FHil 163,748 - 11,002 204,750

P Strain 153,435 20,500 11,002 184,437

K Kitchen 146,498 25,500 11,002 182,500

C Bibby 146,498 15,000 11,002 172,500
Employees

The Abacus Property Group employed 41 employees (inciuding Directors) as at 30 June 2004 (2003 41 employeas).

This includes 7 empiloyeas whose salary is iully recoverable from specific properties managed by the Group.

Directors’ Meetings

The number of mestings of Directors of Abacus Funds Management Limited, Manager of the Abacus Property

Groug (including mestings of committeas of Directors) held during the year and the number of meeatings attended

by aach Director ware as follows:

Due  Homination &
Audit Diligence  Remuneration Credit
Board Committes Committes ®  Committee Committee
MNurnber of meetings held: 13 B 4 1 1
MNurnber of meetings attended:
J Thame 13 & 1 1 -
F wWolf 13 - 4 - 1
D Bastian 13 - 4 - 1
D Bluth 11 B 3 1 1
P Green 11 - - - -
M Irving 11 B 2 1 -
L Loyet # 13 - - - -

Ak iy Peve Daan

i Groots Heldings Larited ar Aol Funds Mansgarnest Umiten wars
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Financial information

Directors’ Report continued

Register of Security-Holders Signed in accordance with a resolution of

the Directors.
The register of security-holders has, during the year

ended 30 June 2004, baen properly drawn up and Abacus Funds Management Limited
maintained so as 1o give a true account of the (ABN 86 007 415 580)

security-holders of the Group.
y a Abacus Group Holdings Limited

(ABN 31 080 604 615)
Rounding

The amounts contained in this report and in the annual
firanaial report have been rounded to the nearsst
$1,000 (where rounding is applicable) under the option
available to the Group under ASIC Class Order
95/0100. The Group is an entity 1o which the Class

Order applies.
PP John Thame

Chairrnan
Corporate Governance

I recognising the need for the highest standards of

corporaie behaviour and accountability, the Directors

of the Group support and adhere to the principles of

corporate governance. The Group's Corporate

Governance Statement is contained in the following £,

section of the annual report. ) .
David J Bastlan

Managing Director

Sydnay, 15 September 2004
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Discussion and Analysis of the Combined Financial Statemenis

Combined Statements of Financial Performance
and Distribution

Net profit after tax and before asset revaluation
increased by 2.7% from $33.8 million last year to
$34.7 rnillion in the yoar under review, Eamings per
stapied security afler amortisation and after tax

fhust befora revaiuation) decreased from 13.50 cants
to 12.84 cents per slapled security. Distribution paid
to investors during the year increased by 6.9% from
10.5 10 11.23 cents per stapled sscurity and included
a one off payment of G.2 cents per stapled sscurity,

Retained sarmings ncreased 2.3% from $9.8 million
to $10.0 mifion which, with the increase in the asset
revaluation reserve of $11.9 million, resulted in an
increass in the neat tangible asset backing of 5 cenis
to $1.00 per stapled security,

Total revenue from cicinary activities was

FH18.7 million compared to $140.7 mifion in the
prior vear. The decraase in revenue from ordinary
activities arose prirmarily from the decraase in
property sales of $25.6 milion when compared

to tha previous period. However, this was offset by
inoreases i revenueg from investrment and funds
managemeant ncoma.

Incorme from propery rental decreased from

$30.0 milion last year to $22.8 million in the current
year. This was due 1o 1 sale of 101 Pire Strest,
Adelaide, 60 Albert Road, Malbourne, CUB Office,
Brisbane and the 1032 Pitt Street, Sydney retal/carpark
strata during the prior year and the 2ale of Central
Brunawick, Brisbane, Navision House, Brisbane and
108 Pitt Strest commercial sirata this year.

Hental income remaing the primary source of
earnings for the Group and management is focused
on the Board's objective of rebuilding the property
invastmaent portfolic during the year ahead. This
commitmeant s demonstratad by the recent purchase
of Liverpool Plaza in Sydney's west for $29.8 rillion
and the exchange of contracts on Santos Houza
Adelaide for a 50% interest at $51 million,

Aggociated entity income this year of $4.3 milion
includes proceeds from projects at Mascot, Bondi
and Hornsby in Sydnay, Felix Apartrments in
Brisbane and Sunbury in Malbourmne.

Interest and fes incorme earmad from inveaimaeant
in oans to borrowers outside the Group increased
from $7.4 million to $13.5 milion.

income from management fees, which includes
oroperty and funds managarnent and othar consulting
fees, contributed $5.0 milion compared to $3.5 million
in the prior year. The prior year rasull includes

incorne from the responsibile artity (Abacus Funds
Managernant Limited) acguired on 1 October 2002
for a period of nine months anly.

Borrowing costs reduced frorm $10.7 million io
%2.2 milfion due o the decrease in loans Tollowing
the sale of properties.

Salarias, employment penefits and othar expenses
increased from $11.9 milion to $12.7 milion n ine
with forecasts,

Combined Statement of Financial Position

Total assets of the Group increasad marginally
from $414.2 million to $416.1 milion. The sale

of investmaent properties with a total carmying value
of $64.7 million was offsst by increases in the
asset revaiuation reserve, capital advanced for the
refurbishrment of 105 Pitt Street, Sydnay, other
general capital expenditures and an increase in
funds invested in mortgage loans and joint
venture activities.

Bank borrowings wers reduced by $7.3 mifion from
$108.5 mifion 10 $101.2 million in the year, reducing
gearing from 26.2% to 24.3% at 30 June 2004,

Combined Statement of Cash Flows

Net cash decreased by $4.8 million from $29.2 mifion
to &24.4 milion in the curent year,

The inflow from oparating activities was down

$9.3 million on last vear due primarily 10 a decrease
in rental income, which was down by $6.4 mifllion
due 10 the sale of properties.

Cash flows from invasting activities were down

$6.4 milion on last vear. Procesds from the sale of
Central Brunswick, Brishane, Navision Housze,
Brisbane and the 102 Piit Streat, Sydney commarcial
sirata units was offsal by an increase in funding for
maortgage oans and the growth of the Group's fund
manageamant activities.

Cash flows used in financing activities increased by
$15.5 million with distributions up $6.5 million.
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Financial information

Combined Statements of Financial Performance and Distribution
Year ended 30 June 2004

AGGREGATED
June 2004 June 2003

Hotes 3000 3000

Statement of Financial Performance

Hevenues from ordinary activities 2 118,690 140,745

Share of net profits of ioint ventures accounied

for using the aguity rmethod 2 4,291 781

Depreciation and armortisalion expanses (2,014} (1,660}

Carrying amount of investrmeant properties disposed (64,747 (79,688}

Borrowing costs expanse (8,155 (10,737

Salarias and employee Denafits expense (4,721} (3,207)

Bad and doubtful debts {445} {(271)

Oither expeanses from ordinary activities (7,973} (8,678}

Profit from ordinary activities before income

tax expense 34,918 37,085

Incorme tax expense relating to ordinary activities {193 (3,277

Net profit atiributable to stapled secwrity-holders

of the Group 34,725 33,808

Decrease in retained sarnings on sale of invastmaent

propertias previously revalued at 8 decrement (4,139 -

Met increasea in assat revalugtion reserve 11,936 9,317

Total revenues, expenses, and valuation adjustments

attributable to stapled security-hoiders of the Group

and recognised directly in equity 7rar 5,317

Total changes in equity other thain those resulting from

transactions with stapled security-holders as owners 42,532 43,125

Bagic and diluted sarmings per stapled security (cantg) 12.84 13.90

Statement of Distribution

Neat operating profit from ordinary activities 34,725 33,808

Net transter of undistributed incoma

fto)from mermbers” funcds (4,366} (7,908}

Distributions paid and payable 3 (b 30,3569 25,900

Distribution per stapled sscurty (cents par unit) 11.23 10,50




Abacus Property Group

Combined Statement of Financial Position
Year ended 30 June 2004

AGOREGATED
June 2004 June 2003
Rotes $000 $°008
Current assets
Cash assets 24,367 25,166
Heceivables 28,369 17,810
Investmant properties 4 28,921 37,013
Other financial assets 55,440 31,137
Cither 1,062 1,035
Total current assets 130,179 118,161
Nen-current assets
Plant and equipment 17 T
Investrmeant properties 4 158,605 224,881
Investmeants accounted for using the equity method 8,778 4,504
Other financial assats 45,726 34,114
Deferred tax gssels 206 172
Intangble assets 32,394 34,169
Other - 17
Total non-current assets 285,880 288,034
Toial assets 414,059 414,195
Current liabilities
Payables 3,396 4,274
Interest-baaring labilities 958,135 40,975
Current tax fizbilities {123 3,223
Provisions 8,410 7,314
Total current liabilities 188,818 55,786
Non-current Habilities
Interest-haaring kabilities 3,100 &87,500
Provisions 397 328
Total non-current fiabilities 3,487 87,828
Total liabilities 113,315 123,614
Net assels 302,744 280,581
Equity
Contributed equity 268,334 266,334
Agset revalugtion reserve 26,398 14,462
Hetainad aarmings 5 10,012 5,785
Total equity 302,744 296,581
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Financial information

Combined Statement of Cash Flows
Year ended 30 June 2004

AGGREGATED
June 2008 June 2003
Notes $000 $000

Cash flows from operating activities
INcorme recaipts 32,372 42,035
Interest received 10,302 7,599
Digtributions recaived 380 -
INcorme tax expenss paid (3,574} {954
Audit fees {120} {70}
Mesponsible antity fees paid - (283!
Custodians fee paid {54} (63}
Borrowing costs (7,824 (1G,574)
Merger and listing costs - {628}
Operating payments (S, 114} (5,378}
Net cash flows from operating activities 22,368 31,684

Cash flows from investing activities
Paymeanis for investmeants (145,882 (65,344}
Proceads from setilemaeant of investments 110,896 22,720
Purchase of controlled entities - (4,308}
Purchase of invesiment properties (13,775} (18,500}
Disposal of investment propertiss 56,206 77,290
Net cash flows from investing activities 7,445 13,858

Cash flows from financing activitles
Proceads from issue of stapled securities - 88,972
Payment of astablishment fees - (3,798}
Hepayrnert of bomowings (40,004} (61,481}
Proceeds from borrowings 34,733 -
Cistributions paid (258,341} (22,785)
Net cash flows used in financing activities {34,612) {18,092)
Net increase/(decrease) in cash held {4,799) 28,450
Add apening cash brought forward 25,166 2,716
Closing cash carried forward 24,367 25,166
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MNotes io the Concise Financial Statemenis

30 June 2004

1. Basis of Preparation of the Financial Report

The concise financial report doss not include all notes
of the type normally included within the annual financial
report and therefore cannot be expecied 1o provide as
full an understanding of the financial performance,
financial position and financing and investing activities
of the Group as the full financial report.

The financial report should be read in conjunction with
the Annual Financial Beport of Abacus Trust and of
Abacus Group Hoidings Limited as at 30 June 2004,
It is also recommendad that the financial report be
considerad fogether with any public announcernents
made by Abacus Property Group during the year
ended 30 June 2004 in accordance with the
continuous disclosure obligations arising under the
Corporations Act 2001,

Basis of accounting

Tha financial report is a general-purpose financial
raport which has been prepared in accordance with
the requirernants of the Corporations Act 2001
including applcable Accounting Standards and other
mandatory professional reporting reguiremeants (Urgent
lssues Group Consensus Views),

The financial report has been prepared in accordance
with the historical cost convention excegt for investrnent
proparties and investmeants in listed securities which are
carriad at fair value, and for investments in joint venturas
which are equity accouniad.

Accouniing policies are consisterd with those of the
prior year unless otherwise siatad.

Principles of aggregation

The combinad financial staternanis inciude tha
aggregated financial statements of Abacus Trust
and its controlled entities and Abacus Group
Holdings Limited and its controlled entities, referred
to collectively throughout these financial staiements
as tha “Abacus Property Group™ or *Group”.

inforrmation from the financial siaternents of
subsidiaries is included from the date the parent
company oblaing conirol until such time as conirol
ceases. Where there is a loss of control of a
subsidiary, the combined finansial statements include
the resuits for that part of the reporting peried during
which the parent company has control. Subsidiary
acquisitions are accountad for using the purchass
method of accounting.

The financial staterments of subsidiaries are preparsd
for the game reporting period as the parant company,
using consistent accounting policies.

Al intercormpany balances and transactions, ncluding
unrealised profits arising frorm infra-group transactions,
nave taen alirminated in full. Unrealised lossas are
gliminatad unless costs cannot be recovearad.

43

Firsarecnet [fermason



44

=5 Proporty Groun Annual Beport 2

Financial information

MNotes io the Concise Financial Statemenis
30 June 2004

2. Hevenue from ordinary activities

AGGREGATED
June 2004 June 2003
$000 $000
Revenues from operating activitias
Property rental income 22,847 36,038
Interest income from investments 12,897 5,984
ree income from investments 636 453
Hevenue from sale of invesirment properties 73,318 58,863
Property managernent fess 575 128
rund managament fees 1,442 T34
Caonsulting and other fees 3,020 2,589
Total revenues from operating activitias 114,735 139,794
Hevenues from non-operating activities
Distributions from other antities 3,148 -
Dank intarast 807 951
Total revenues from non-apearaling activities 3,955 951
Total revenueas from ordinary activities 118,680 140,745
Share of net profit of joint ventures accountad for using
the aquity method
Share of joint venture profits 4,291 781
Gaing
Net gains on disposal of investment properties £,999 15,565
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3. Distributions Paid or Provided for on Stapled Securilies

AGGREGATED
June 2008 June 2003
$000 $°008
{a) Distributions proposed and recognised as & liabiity
Distribution {3.00c per stapled security) (2003: 2.63¢) 8,117 7,099
{b} Distributions paid during the year
iy Current year interim
Cistribution (8.23c per stapied security) (2003: 7.880) 22,242 18,801
30,359 25,900
(i} Pravious year final
Distribution (2.63c per stapied security) (2003: 2.63c) 7,089 4,143
The distributions were paid from the Abacus Trust fwhich does
nol pay tax provided it distributes all its 1axable incorme) hence,
therg were no franking credits attached.
{o) Franking credit balancs
The amount of franking credits availabie for the subseguent
financial year are:
— franking account balance as at the end of the financial
year at 30% 5,708 2,132
— franking credits that will grise from the payrnent of income
tax payable as at the end of the financial year - 3,212
5,708 5,344
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Financial information

MNotes io the Concise Financial Statementis
30 June 2004

4. investrment Properties

Caost
including all Aggregated value {8
Acouisition additions independent valuation  June 2004 June 2003
Property date $o00 date $000 $'000 $'000
{a) Current asset
102 Pitt Strest, Sydney, NSW {f) (b) 22/46/99 20,521 20,921 37013
Current asset - Investment properties 20,921 37,013
b} Non-current assets
10 Market Street, Brisbane, QLD () 22/4/02 - - - - 20,059
66 Christina Road, Villawood, NSW (i) 28/8/02 8,054 31/1/02 7,500 8,094 8,028
CEIRO, Limestone Ave, Campbedl, ACT (i) 21/6/02 12685 3112/03 14,000 14,000 12,685
Central Brunawick, Fortitude Valley, CLD {iv) 27/2/98 - - - - 20,000
4 Fay Road, Epping, NSW {v) 30/4/97 27184 1/12/03 0 40,000 40,339 35,242
431 Glabe Point Foad, Glabe, NSW (V) 23/9/97 10,581 3112/03 12,500 12,638 11,074
Aghfiald Mall, Ashfield, NSW i) 15/5/97 69,717 30/8/03 89000 88,065  B8,000
10-12 Pike Street, Rydalmeare, NSWW (i) 1/10/98 14,271 31/412/03 16000 16,009 14,900
Properiies owned by Abacus Trust and its controlled entities 18C,035 210,988
244 Liverpool Road, Ashifield, NSW {) 26/3/98 2,507 2,507 2,507
252 Liverpool Road, Ashfisld, NSW {) 2/3/00 1107 1,107 1,107
254 Liverpool Road, Ashfisid, NSW ) 31/8/01 2,662 2,662 2,662
256 Liverpod Road, Ashfieid, NSW () 29/9/98 820 820 820
Independent valuation, 244-256 Liverpoo! Head 31/12/03 7,400 304 1,204
Project development costs 458 458 449
7,858 8,746
Hormshy Crescent, Hormaby (©) 5,557 5557 -
4-8 Jacobs Street, Bankstown (i) 2/12/02 5155  26/2/02 4,765 155 5147
Properiias owned by AGHL and its
controlled entities 18,570 13,883
MNon-current — Investrnent propertias 188,605 224,881
Total investment properties 219,526 261,884

{iy As valued by Landmark White

{ily As valued by Knight Frank

{ilfy As valued by FPD Savills (NSW} Pty Lirnited

{iv] As valued by Urbis Property Consulianis

iy As valued by Colliers International Consultancy and Valuation Pty Ltd
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4. investment Properties continued

Notea:
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{a) The aggregated value at 30 June 2004 includes capital expenditures after the last valuation date.

{0} The property at 108 Ritt Street is currenty under refusbishrment and has been subdivided into strate titles,
The retail componert and the leasehold interast in the car park were 3old during the year ended

30 June 2003 while tha sale of the cormmaercial units is still in progress.

{c) This reflects the 50% interest in the Hornsby joint venture, a residential project under construction.
Capitalised interest at vear end amounted to $404,000 at a weighted average interest rate of

13.9% per annurmn.

{di The investment properties are used as security over the bank loans (see notes 17 and 19).

Aggregated value
June 2004 June 2003
$000 $°008

Heconailiations
Heconailiztion of the carrying amounts of invastrnent properties
at the beginning and end of the current and pravious financial yean
Investmeant properties
Carrying amount at baginaing 261,894 300,854
Additions 14,582 31,611
Net revaluation increments 7.rar 5,317
Disposals (G4, 747) (75,888
Value at year end 218,526 261,884
5. Addiional Information
Heconciliation of retained samings
Balanca at the beginning of year 5,785 {162
Met profit aitributable 1o stapled security-holders 34,725 33,808
Capital profita (4,139) 2,039
Total available for appropriation 40,371 35,685 g
Distributions providad for or paid (30,359 (25,9008 !f:_
Balance at end of year 18,012 §,785
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Financial information

MNotes io the Concise Financial Statemenis

30 June 2004

8. Segment Information

Business segments

Property Crther property- Funds
flentat & Sales based investments tanagement Total
June 2604 June 2003 June 2004 June 2003 June 2004 June 2003 June 2004 June 2003
000 5000 $000 5000 $o000 5000 $000 5000
Segment revanue:
Hevenues from customears
outside the Group 96,166 128,901 20,572 8,223 5,036 3,451 122,174 140,575
Interest ravenue BO7 951
Total agoregaied revenue 122,581 141,526
Segment results:
Sagment rasuilt 20,446 36,642 17.817 7,303 4,007 3,126 42,270 48,871
Intarest incorme BGY 951
Incorne tax (193) (3,277
Borrowing costs {8,158 (10,737
Groug net profit 34,725 33,808
Segmeant assets:
Segment assals 255,314 225027 126480 142,313 34,065 42,683 415853 414,023
Unaliocaled assets 206 172
416,065 414,195
Sagrnent liabilitias:
Saegment liabilities 1,500 22,775 307 394 2.275 1,724 4,086 24,893
Interest-hearing loans 101,235 88,400
Tax labiitiss (123) 3,224
Unaliocated liabilities 817 7,097
113,315 123614

7. Subsequent Evenis

Since balance date, the Group has settled the acquisition of the Liverpool Plaza Shopping Ceanire in Sydney's
weat for $29.8 milion on 16 August 2004 and has exchanged contracts to acouire a 50% interest in Santog

House, a cornmaercial office tower in Adelaide, for 851 milion. Funding for these acquisitions is being provided
through the Group's cash and drawings on its loan faciiitiss.

The Group has also completed an instiutional placement of 27 mifion securities at an issue price of $1.18 per
gecurity, raising $31.9 milion. Thees securities, aliotted on 9 August 2004, will ensure that the ievel of gearing
following settlament of the Liverpool Plazs and Santos House acquisitions will leave the Group with the capacity
to pursueg further properly acquisitions as opportunities ariss.

Since 30 June 2004, there has not been any other matier or circumstance not otherwise desit with in the financial

raport that has significantly affectad or may signdficantly affect tha combined entity.
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Directors’ Declaration

In accordanca with a resclution of the Directors of Abacus Funds Managernent Limited, Responsible Entity of the
Abacus Trust, and tha Direclors of Abacus Group Holdings Limited, we state that, in the opinion of the Directors:

a) the concise finansial report of the Group for the year ended 30 June 2004 is in accordance with Accounting
Standard AASE 1039 “Concise Financial Reports™; and

b} the financial statements and specific disclosures included in this concise fingncial raport have been derivad
frorm the Tulf financial report for the vear ended 30 June 2004,

On banalf of the Soarch:

41

T
John Thame David J Bastian
Chairman Managing Director

Sydney, 15 September 2004

Firarei! Fiormaon
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Independent audit report to stapled security-holders of Abacus Property Group

Scope

The concise financiad report and directors vesponsibility

The concise financial report comprises the statement of financial position, staterment of tinancial performance, statement of cash
fiows and accompanying notes to the financial statements for the Abacus Property Group {the aggregated entity ) Tor the vear
ended 30 June 2004, The aggregated entity comprises Abacus Group Holdings Lumited and Abacus Trust and the entittes they
controtied during the vear .

The directors of Abacus Group Holdings Limited and Abacus Funds Management Limited, the Responsible Entity for Abacux
Frust, are responsible for preparing a concise financial report that complies with Accounting Standard AASE 1339 "Concise
Financial Reports™, in accordance with the Corporations Act 2007, This includes responsibility for the maintenance of adeguate
accounting records and internal controls that are designed 1o prevent and detect fraud and error, and for the accounting policies
and accounting estimates inherent in the concise financial report.

Andit approcch

We conducted an independent audit on the concise financial repost in order (o express an opinion on it to the stapled security-
holders of the aggrepated entity. CGur aadit was conducted in accordance with Australian Auditing Standards in order {0 provide
reasonable assurance as to whether the coneise financial report s free of material misstatement. The nature of an audit s
influenced by factors such as the use of professional judgement, selective testing, the inherent imitations of internal control,
art the availability of persuasive rather than conclusive evidence. Therefore, an audit cannot gusrantee that all material
miisstatemants have been detected.

We performed procedures to assess whether in alt mafertal respects the concise financial report is presented fairly in accordance
with Accounting Standard AASB 1038 “Concise Financial Reports™ We formed owr audit opinion on the basis of these
procedures, which included:

testing that the information in the concise financial report is consistent with the full financial repory, and

examinmg, on a lest basis, information o provide evidence supporting the amounts, discussion and analysis, and other
dizclosures i the concise financial report that were not divectly derived from the full financial repost
We have also performed an independent audit of the full financial report of the apgregated entity for the vesr ended 30 June
2004, Our audit report on the tull financial report was sighed on 20 September 2004, and was not subject to any quatification.
For a better understanding of our approach fo the audit of the full financial repory, this report should be read in conjuncrion with
ot audit report on the full financial report.
Independence

We are independent of the aggregated entity, and have met the independence requirements of Australian professional ethical
pronouncements and the Corporations Act 2001,
Audit opidion

In our opinion, the concise financial report o