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Multiplex Development & Opportunity Fund — September Update

Aegis Assessed Remaining Min/Incremental Exchange
Ratings Inception Investment Term Status Investment Symbol
80 27 May 76.5 years to Unlisted A$10,000 /
out of 100 2002 1 March 2082 Open Ended A$1,000 n/a
. Not Recommended Recommended Highly Recommended
Aegis Commentary oo ] S  Proiect Profile
o 65 85 100 Number of projects 19
Offer Overview Average project 17
B The Multiplex Development & Opportunity Fund (Fund) investment duration (years)

recommendation and rating are unchanged at Recommended. This

. . . . . L Financial Forecasts
report is to be read in conjunction with our original report, dated

February 2005. IRR target (pre-tax and 15.00
) after fees, %)

B Few development funds possess the depth and breadth of projects held Actual IR return (FYO5, %) 15.48
by this Fund or the project sourcing capability available through the ’ '
Multiplex Group (MXG). This lowers investor risk; in what is a volatile NTA (A3, as at 31 August) 1.02
industry, requiring a diverse range of skills. Franking (%0) 100

B MXG, the parent company for the Responsible Entity (RE), Multiplex Distribution frequency Quarterly

Investments Ltd, has suffered a loss of investor confidence, which is yet

. . L Distribution (2¢
to fully recover. Despite this, the Funds Management division of MXG S

continues to perform strongly, predominately meeting financial forecasts ?;g?f:g}’;gt) Base  Target®
for its funds. Fund performance is not correlated with MXG's UK projects. 8.0 15.0+
B * Includes base distribution.

Project

B All the projects (A$144.4M of capital invested) listed in this report have Capitalisation)(as at/30 June 2005)
commenced. With the exception of the Castlereagh Street project Equity (A$M) 149.5
(mezzanine debt), all the projects are equity investments. Liabilities (A$M) 45.4

B The investment criteria are broad and the Fund has a wide diversity of Total (A$M) 194.9
projects across property type and geographic boundaries. Property (gross, A$M) 178.9

B Average remaining project duration is 1.7 years, (previously 1.5 years). Gearing (total assets, %) 3.7
Investments range from A$1.1M to A$15.0M. The average investment is Debt hedging Not Applicable
A$7.3M. The median investment is A$5.9M. All projects are proceeding
broadly within revenue, cost and project timelines. Legal Structure

This is an open-ended, unlisted unit

Management Fund that pools individual investors'

B MXG suffered a massive loss of investor confidence after the Wembley money to invest debt and/or equity
project profit write-down. Management has improved divisional funds in development projects.
disclosure, but this remains well short of expectations. All divisions Investors are allocated units at an issue
should be profitable in FYO6 and beyond, but we note the inherent risks price determined each month. The value

of the units is tied to the performance
and/or duration of the Fund's invested
projects. The price of units may rise or
fall over time. This Fund is classified as
B MXG will continue to leverage its market leading position in Australia and a public trading trust; paying tax as if it

in construction and development earnings. Income from Multiplex
Property Trust and Funds Management is expected to be the standout
performer. Overall, we believe MXG’s business is fundamentally sound.

NZ and moderate its expansion in the UK and/or the UAE, with an were a company. Unit holders
increased focus on negotiated and development work (as opposed to low-  distributions are expected to be fully
margin, tender-based work). The construction division has some A$7B in franked.

projects. The development division has a good platform of projects
(A$14.4B) in the core property, urban regeneration, hospitality and hotel
sectors and from assets from which it can generate annuity-style profits.

Operations

Responsible Multiplex

Finance Entity (RE) Investments Ltd
B The Fund was restructured in late 2004 to allow investment from retail Group Funds Under

investors. Since then, the Fund has achieved targeted returns. Management A$5.5B

Custodian Multiplex Funds

B Since inception, the Fund has participated in 15 projects that have
provided an average and median return of 20.5%. The range of returns

has been 16.6% to 37.9%. RE's parent =~
reviewed by Aegis Yes

Management Ltd

B The Fund has a total fee structure of approximately 5.8% of gross
assets; therefore, it must secure projects that have a total return above
its 15% return target. Based on MXG’s current development activity, the
RE is in a position to provide this return.
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II:E’)I’(CI>tjeCt Fees (averaged over Fund term, %6)
B The repayment of project construction costs is the first priority, then Total assets  Ind. avg
senior debt, mezzanine debt (if any) and equity. The Fund will then Mgt Est. 4.0 4.7
receive (assuming no reduction in project return) a minimum priority Mgt Ongoing 1.5 0.9
return of 16.8%, follqwed by ot_her equity. Of this, the Fund will equally Mgt Sale n/a 3.1
share any remaining interest with MXG. MER Avg p.a. 18 1.2
Fund Total (Est, 5.8 8.5
B At a fund level, the RE currently offers a quarterly liquidity facility. The MER, Sales)
facility's administration fee is dependent on the amount of time a unit .
holder has held the investment. If units are held for less than three ACMIEETT el H2E8 (860)
years, the fee will be 4% on the Fund's Net Asset Value (NAV). If held for ~ Upfront 0.00-4.00
less than five years, but more than three years, the fee is 2% on NAV. Ongoing (trailing) 0.00-0.65

There is no fee for investments held for more than five years.

Income Sources (as at 01 September 2005)
Time to Completion

Note: Establishment fees include brokerage.

Project (by industry) Location (by investment)

Walsh Bay Moorings 8 & 9 : [ Se—] 2% 1% 006 104 2% 3% 19%
Vale Stages 2-6, Perth [ ] o
Arcadia, Tarneit, Melbourne | [ —— 8%
t 19%
Rhodes, Sydney L s ]
Raffles, Perth :I
Portside Wharf, Brisbane | ———— 49%
Port Adelaide, Waterfront | | —— o o
Raffles, Perth (MDOF) "7 29% 57%
Nedlands Park Hotel | ——————
Latitude Site C, Sydney L | —— 24%
Blue Water Stage 1-4 Cairns, QId | | —
LakeLand Villas, Qld [ — N N
Lakeland Apartments, Queensland | ] gg?j;%ear::trlglmn J
King St Wharf Site 1, Sydney [ ] B Office / Strata office
Ettalong, NSW Central Coast | ECash

The Chancellor Double Bay, Sydney L | m— B Retail ONSW  OWA (] Q|d

Cotton Beach, Casuarina, NSW L —————— O Tourism/Hotel

163 Castlereagh St, Sydney | | — M Car Park BEcash 0OSA B Vic
Bulli, NSW \ L - - ] ) ,
Jun-03 Nov-04 Mar-06 Aug-07 Dec-08 May-10

SWOT
Strengths Weaknesses Opportunities Threats
B Three independent B Distributions above the B To achieve above target B Investment returns vary

directors must approve all 8% guarantee will returns. through the development

MXG projects. depend on the timing of B To further grow and cycle and therefore so do

B The Fund generally property sales and the diversify the Fund, risk levels.
invests via a wholly completion of projects. resulting in a lower risk B MXG does not guarantee
owned company into a Unit holders are exposed adjusted returns to unit the performance of any
project-specific trust. to construction and holders. project.

B MXG guarantees a base market risk; although B Default by MXG or its
distribution of 8%. many of these risks are contractors (not

B Quarterly liquidity facility. known and may be assessed) may affect

mitigated.

Fund performance.

Investment Opinion

This report has been commissioned and, as such, Aegis has received a fee for its publication. However, under no circumstances has Aegis been
influenced, either directly or indirectly, in making any statements and/or recommendations contained in this report.

Disclaimer & Disclosure of Interest

This publication has been prepared by Aegis Equities Research Pty Limited (ACN 085 293 910)(“Aegis”), an Australian Financial Services Licensee. Aegis has been
commissioned to prepare this independent research report (“Report”) and will receive fees for its preparation. The company specified in the Report (the “Participant™)
has provided Aegis with information about its activities. Whilst the information contained in this publication has been prepared with all reasonable care from sources
that Aegis believes are reliable, no responsibility or liability is accepted by Aegis for any errors, omissions or misstatements however caused. Any opinions, forecasts or
recommendations reflects the judgement and assumptions of Aegis as at the date of publication and may change without notice. Aegis and the Participant, their
officers, agents and employees exclude all liability whatsoever, in negligence or otherwise, for any loss or damage relating to this document to the full extent permitted
by law. This publication is not and should not be construed as, an offer to sell or the solicitation of an offer to purchase or subscribe for any investment. Any opinion
contained in the Report is unsolicited general information only. Neither Aegis nor the Participant are aware that any recipient intends to rely on this Report or of the
manner in which a recipient intends to use it. In preparing our information, it is not possible to take into consideration the investment objectives, financial situation or
particular needs of any individual recipient. Investors should obtain individual financial advice from their investment advisor to determine whether opinions or
recommendations (if any) contained in this publication are appropriate to their investment objectives, financial situation or particular needs before acting on such
opinions or recommendations. This publication is not for public circulation or reproduction whether in whole or in part and is not to be disclosed to any person other
than the intended recipient, without obtaining the prior written consent of Aegis. Aegis and/or the Participant, their officers, employees or its related bodies corporate
may, from time to time hold positions in any securities included in this report and may buy or sell such securities or engage in other transactions involving such
securities. Aegis and the Participant, their directors and associates declare that from time to time they may hold interests in and/or earn brokerage, fees or other
benefits from the securities mentioned in this publication. Aegis, its officers, employees and its related bodies corporate have not and will not receive, whether directly
or indirectly, any commission, fee, benefit or advantage, whether pecuniary or otherwise in connection with making any statements and/or recommendation (if any),
contained in this Report. Aegis discloses that from time to time it or its officers, employees and related bodies corporate may have an interest in the securities, directly
or indirectly, which are the subject of these statements and/or recommendations (if any) and may buy or sell securities in the companies mentioned in this publication;
may effect transactions which may not be consistent with the statements and/or recommendations (if any) in this publication; may have directorships in the companies
mentioned in this publication; and/or may perform paid services for the companies that are the subject of such statements and/or recommendations (if any). However,
under no circumstances has Aegis been influenced, either directly or indirectly, in making any statements and/or recommendations (if any) contained in this Report.
The information contained in this publication must be read in conjunction with the Legal Notice which can be located at http://www.aer.com.au
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