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Corporate Directory 
 

For this Offer 
 

(please also see the Corporate Directory in Part One of the Product Disclosure Statement) 

 
 

Sub Trust Trustee 

Fundus Management Pty Ltd 
Suite 45, 58 Riverwalk Avenue 
Robina QLD 4226 
PH: +61 7 5562 0888 
guardiansecurities.com.au 

 Fundus Management Pty Ltd (FMPL) is the trustee 
of the Fundus Trust No. 2, a Sub Trust of the 
Premium Income Fund Unit Class of The Guardian 
Investment Fund. FMPL is affiliated with an 
investment management services group that 
provides trustee and investment evaluation, 
feasibility and management expertise. 

Profile in section 2.1. 

 

Investment Manager and Administrator 

QB4 Capital Pty Limited 
Suite 12, 8 Springlands Drive 
Slacks Creek QLD 4127 
PH: +61 7 3036 4070 
www.qb4.capital 
 

 Appointed by the Responsible Entity, QB4 Capital 
Pty Limited has experience in financial advice, 
corporate advisory services in Malaysia and 
Singapore, and administering financial products in 
Australia. 

Profile in section 2.2. 

Portfolio Manager 

QB4 Capital Pty Limited 
Suite 12, 8 Springlands Drive 
Slacks Creek QLD 4127 
PH: +61 7 3036 4070 
www.qb4.capital 
 

 The Investment Manager is responsible for the 
management of the Portfolio as described in this 
PDS in accordance with written policies and an 
electronic Portfolio Management Model. The 
Investment Manager may engage a specialist 
Portfolio Manager as assets under management 
increase. 

Profile in section 2.3. 

 

Assurance and Taxation 

Advanced Accountants RTM Pty Ltd 
19 Abney Street 
Moorooka QLD 4105 
PH: +61 7 3272 7027 
advancedaccountants.com.au 

 Advanced Accountants RTM Pty Ltd is a registered 
company auditor and corporate accountancy 
specialists in assurance analysis, reporting and 
taxation. 

Profile in section 2.4. 
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Letter from the Trustee and Responsible Entity 
 
 
Guardian Securities Limited 
ACN 106 187 731, AFSL 240 506 

Suite 45, 58 Riverwalk Avenue 
Robina, Qld 4226 
Australia 
 
Premium Income Fund Unit Class of The Guardian Investment Fund 
 
Dear Investor, 
 
With this part two of the Product Disclosure Statement, we present to you a new opportunity to invest in 
Australian property development through our Premium Income Fund (PIF), a unit class of its parent registered 
managed investment scheme The Guardian Investment Fund ARSN 168 048 057. 
 
PIF is an indirect investment in property that pools investors’ money to invest by holding preference shares 
simultaneously across a variety of property development projects. Your investment is ‘indirect’ because you do 
not have an interest in any single project but receive distributions of income from all projects PIF invests in. PIF 
therefore remains open to investors continuously, and overlapping projects are selected and completed as 
inflows allow. 
 
We manage the selected projects as a ‘portfolio’ to diversify your investment over property types, geographical 
locations, project size and completion time frames. We have in place a suite of policies to manage the portfolio 
with our criteria for investment, risk, valuations and liquidity. 
 
As trustee and responsible entity our primary role is to act in the interest of the PIF members. We therefore 
establish a ‘Project Control Group’ of our expert representatives to ensure that all property developments PIF 
invests in, are professionally managed by project managers, development managers, registered builders with 
current industry licences, and qualified contractors with proven experience. 
 
All members in PIF have the same benefits and risks that are described in this Product Disclosure Statement, 
including the right to distributions of PIF net income. 
 
Industry research* has consistently indicated that there is a significant undersupply of new property in various 
Australian property types and locations. This commentary suggests that if both government land releases and 
property developers were at full capacity, this undersupply would continue for many years to come because of 
population growth and immigration rates. 
 
Please read carefully this part two of the Product Disclosure Statement together with part one, which describes 
The Guardian Investment Fund more generally. Important information affecting your investment is contained 
in both parts. Please also consult your financial and other advisers to ensure an investment in PIF is appropriate 
for your financial objectives, situation and needs. 
 
Yours sincerely 
 
 
 
 
Guy Hasenkam 
Managing Director 
 
(* for example, ANZ Blue Notes series of reports) 
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Important Information for the Offer 
 
 

Other Important Information 

Other important information that also applies to 
this Offer is contained in Part One of this Product 
Disclosure Statement. 

Purpose of this Document 

This document dated 22 October 2018 is Part Two 
of the Product Disclosure Statement (PDS) for The 
Guardian Investment Fund ARSN 168 048 057 
(TGIF or Fund). 

This Part Two relates to the offer of Units in the 
Premium Income Fund Unit Class of the Fund and 
contains disclosures on the risks, benefits, fees 
and costs, and other relevant information. It also 
provides information on the rights, obligations and 
restrictions attaching to the Class of Units on offer 
and an Application Form. 

Part One of the PDS provides general information 
about the Fund and is dated 14 September 2018. 

Part One and Part Two together make up the PDS 
for the issue of Units (Units) in the Premium 
Income Fund Unit Class. Each part of this PDS must 
be read in conjunction with the other part. Neither 
part of the PDS must be distributed without the 
other part. 

Responsible Entity and Issuer 

Guardian Securities Limited ACN 106 187 731 
(GSL, RE, us, we and our) is the Issuer of this PDS. 
We hold AFSL 240506, issued by ASIC, which 
authorises us to act as the responsible entity of the 
Fund. 

Consents 

The entities listed below have given, and have not 
withdrawn, their consent to be named in the PDS 
in the form and context in which they are named. 

Other than statements explicitly attributed to an 
entity listed below, they do not make any 
statement, actual or implied, in this PDS, nor is a 
statement in this PDS based on a statement made 
by them. They have not authorised or caused the 
issue of any part of this PDS and take no 
responsibility for any part of this PDS. 

• Fundus Management Pty Ltd 

• QB4 Capital Pty Limited 

• Advanced Accountants RTM Pty Ltd 

 Investments of the Fund 

In general, the Fund seeks to provide Investors 
with opportunities to invest in various property 
and business investments, including investment 
properties and property development projects. 

Each Part Two PDS details a specific Offer. This Part 
Two details the Offer to invest in a Portfolio of 
Property Investments, including the benefits and 
risks, fees and costs, ASIC Benchmarks and 
Disclosure Principles, and other relevant 
information. 

Additional Information on Project Sites 

Each of the Project Sites researched and selected 
for the Portfolio in Part Two of this PDS may have 
property market information available and 
produced separately in Marketing Memoranda, 
which does not form part of this PDS.  

Any Marketing Memoranda for Project Sites that 
make up the Portfolio of the Premium Income 
Fund Unit Class may be accessed from the 
resources section of the Investment Manager 
website at www.qb4.capital/resources and then 
“Project Sites Marketing Memorandum”. 

Capitalised Terms 

The definitions for terms that appear capitalised in 
this Part Two of the PDS are listed in section 12, 
‘Defined Terms’, of this Part Two of the PDS. 

No Cooling Off Rights 

As at the date of this Part Two PDS, as provided at 
section 2.14 of Part One, there are no cooling off 
rights for Applicants in the Fund as the Fund is not 
liquid, pursuant to Regulation 7.9.64 of the 
Corporations Regulations 2001 (Cth).  

This means that in most circumstances you cannot 
withdraw your application once it is accepted by 
us. 
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Forward Looking Statements 

Forward looking statements included in this PDS 
are based on research and analysis, and are 
subject to uncertainties, risks and contingencies, 
which may be unknown or are outside the control 
of the Responsible Entity and the Investment 
Manager appointed for this Offer. Prospective 
applicants should not rely on any estimate, 
forecast, projection, feasibility, cash flow or words 
of a similar nature other than as described in this 
PDS. Prospective financial information is 
presented in accordance with ASIC regulatory 
guide RG170. 

Prospective applicants must determine what 
reliance (if any) they should place upon forward 
looking statements, analysis, projections or 
forecasts. No responsibility is accepted by the 
Responsible Entity or their advisers in respect 
thereof. Prospective applicants are strongly 
advised to conduct their own due diligence 
including, without limitation, the potential 
financial, legal and tax consequences to the 
applicant of investing in the Fund. 

No Financial Product Advice 

The information contained in this PDS is general 
information only and does not consider your 
individual objectives, financial situation and needs. 
Accordingly, before you invest, you should read 
this PDS, comprising Part One and Part Two, in full.  

We recommend that you obtain advice from a 
financial adviser or other professional adviser 
before making an investment decision. 

No Guarantee of Performance 

Neither the Responsible Entity as Trustee, nor the 
Investment Manager appointed for this Offer, or 
any other person or entity, guarantees any specific 
amount of income or capital return from the Fund.  

There is no assurance that the Investment 
Manager will achieve the Fund’s investment 
objectives in this PDS. 

Anti-Money Laundering Legislation 

We may require further information from you 
from time to time to comply with our obligations 
under the Anti-Money Laundering and Counter-
Terrorism Financing Act 2006 (Cth).  

By applying for Units under this PDS, you 
undertake to provide us with all information and 
assistance that we may reasonably require 
complying with legislation. 

 Offer Restrictions and Other Jurisdictions 

This PDS does not constitute, and may not be used 
for the purposes of, an offer of units or an 
invitation to apply to participate in the Fund by any 
person in any jurisdiction in which such offer or 
invitation is not authorised, or in which the person 
endeavouring to make such offer or invitation is 
not qualified to do so, or to any person to whom it 
is unlawful to make such an offer or invitation. 

No action has been taken to register or qualify 
interests in the Fund, the invitation to participate 
in the Fund, or to otherwise permit any public 
offering of interests in the Fund in any jurisdiction 
other than Australia (ARSN 168 048 057) and 
Singapore (MAS 18J7TE80137). 

It is the responsibility of prospective investors to 
satisfy themselves of compliance with the relevant 
laws and regulations of any other jurisdiction in 
connection with an application to participate in 
the Fund, including obtaining any governmental or 
other consent, and adhering to any other formality 
prescribed in such jurisdiction. 

By receiving and viewing this PDS, the recipient is 
warranting that they are legally entitled to do so, 
and the securities laws of their relevant 
jurisdiction do no prohibit them from acquiring 
interests in the Fund. 

The person receiving and viewing this PDS in 
Singapore warrants that they are an accredited 
investor or certain other person prescribed under 
section 305 of the Securities and Futures Act, 
Singapore.  

This scheme is not authorised by the Monetary 
Authority of Singapore, to be offered to the retail 
public in Singapore. See section 9.8. 

This PDS is not a prospectus as defined in the 
Securities and Futures Act, Singapore and 
therefore statutory liability in relation to the 
content of prospectuses does not apply. 

The Trustee and Investment Manager appointed 
for this Offer, are registered corporations with the 
Australian Securities and Investments Commission 
(ASIC) under the Corporations Act.  

ASIC is located at 120 Collins Street, Melbourne 
VIC 3000, Australia, and can be contacted on 
1300 300 630 or the ASIC website at 
www.asic.gov.au. 
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1. Key Features of the Offer 
 

The following tables in this section summarises the key features of the Premium Income Fund Unit Class and 
provides references to other sections for further information. You should read this PDS in full to properly 
understand an investment in the Fund. These are the key features for this Offer. Other more general key 
features for the Fund are described in section 1, ‘At A Glance’, in Part One of the PDS. 

1.1. Key Entities for the Offer 

Sub Trust 
Trustee 

Fundus Management Pty Ltd is the trustee of the Fundus Trust No. 2, 
the Sub Trust in which the Premium Income Fund Unit Class invests with 
this Offer. 

See 
section 2, 
Part Two 

Investment 
Manager 
Administration 
Manager 

The Responsible Entity and the Sub Trust Trustee have appointed QB4 
Capital Pty Limited as the Investment and Administration Manager for 
the Offer under an Investment Management Agreement. Other 
investment managers may be appointed from time to time to add 
capacity or expertise as the Portfolio requires. 

See 
section 2, 
Part Two 

Portfolio 
Manager 

The Investment Manager will manage the Portfolio of assets for the 
Offer. The Investment Manager may engage a panel of specialists, or a 
dedicated Portfolio Manager, to manage part or all the Portfolio in time 
and with scale. 

See 
section 2, 
Part Two 

Project Control 
Group 

The Investment Manager will be a member of the Project Control Group 
appointed under a Development Services Agreement for each Project 
Site to coordinate the supervision of the development works, and report 
to the Responsible Entity and Sub Trust Trustee. 

See 
section 2, 
Part Two 

1.2. Key Features of the Offer 

Investment 
Objective 

This Offer is an open-ended Property Investment of the Fund. 

The Premium Income Fund Unit Class provides Investors with an indirect 
exposure to an underlying diversified Portfolio of equity investments 
into Project Sites suitable for property development in Australian 
residential, commercial and light industrial property markets. 

The Premium Income Fund Unit Class will be the only investor in the 
Fundus Trust No. 2, a Sub Trust of The Guardian Investment Fund. The 
Sub Trust will seek to invest in a Portfolio of underlying property 
development Project Sites for a share in the project gross margins, paid 
as fixed monthly income and premium income at completion. 

See 
section 2.6 
Part One 

 The Distributions of Fund Income from the Premium Income Fund Unit 
Class is expected to be within a range of 8% per annum and 15% per 
annum, when available. The actual income distributed may be more, or 
less than this range at times, for example, while the Portfolio is being 
established and diversification is lower, or when project gross margins 
are less than expected. 

See 
section 9 
Part Two 

 

 The Portfolio’s equity investments are arranged as Equity Funding 
Facilities, which typically include security over all the Project Site assets, 
and if required insurance of the facility capital and income. 

See 
section 
9.12 Part 
Two 
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Investment 
Strategy 

The Developer’s Dilemma 

Industry research (e.g. ANZ Blue Note reports July 2017) indicates that 
supply for new property in Australia is many years behind demand from 
a macro point of view. As a result, property development in many 
sectors of the Australian property market are expected to continue at 
capacity for many years. 

Property developers in general have a continuous need for equity 
funding when balance sheet equity becomes constrained. Construction 
industry licensing also restricts turnover based upon balance sheet size, 
adding to the need for external equity funding. 

 

 Investment Solution 

The Investment Manager researches property development 
opportunities where a property developer requires equity funding to 
acquire land, obtain approvals, complete pre-construction works, and 
arrange debt funding for construction. 

In exchange for preference shares issued by the approved property 
development company that meets the Fund’s Portfolio Management 
Model, the Sub Trust will receive a fixed monthly dividend on the 
preference shares during the agreed term of the Project. A final 
performance-based premium income upon completion of the 
development is calculated as a share of the project gross margin. 

The equity funding facility includes debt-like security over the project 
assets, and the ability to ‘step in’ and do all things necessary to complete 
the development upon the underperformance of a property developer. 

To meet the investment objective, the Portfolio Manager of the 
Premium Income Fund Unit Class will manage the equity funding 
investments of the Sub Trust in a Portfolio to diversify income and risk, 
and target Liquidity Events for Distributions and Withdrawal Periods  

 

See 
section 3, 
Part Two 

Portfolio 
Management 

The investments in Project Sites are managed in a Portfolio using an 
electronic Portfolio Management Model. This model is designed to work 
with a set of written policies that manage asset value, liquidity, risk, and 
investments across a strategic asset allocation. 

See 
section 3, 
Part Two 

 Policy Suite 

These policies are designed to provide a management framework to 
maximise the potential of achieving the investment objective for the 
Portfolio. 

The following policies directly affect the Portfolio Management Model: 

 

See 
section 3, 
Part Two 

 • Valuation Policy Manages the cash and total asset value of 
 the Portfolio including the Unit Pricing 
 Policy. 

 

 • Liquidity Policy Manages liquidity within the Portfolio to 
 meet Fund Expenses, Distributions, and the 
 offer of Withdrawal Periods. 

 

 • Risk Policy Manages the diversification and exposure to 
 risk in the Portfolio. 

 

 • Investment Policy Assesses Project Sites for the Portfolio to 
 invest in and the negotiated share of gross 
 margins. 
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Portfolio 
Management 

(continued) 

Portfolio Management Model 

The Portfolio Management Model is a set of electronic information and 
criteria managed in a database to measure, calculate and report for the 
purposes of managing valuation, risk, liquidity, and investment asset 
allocation. Together, the policy suite and the Portfolio Management 
Model are designed to provide a framework to maximise the potential 
income and reduce risk. The policies and Portfolio Management Model 
are reviewed regularly for adequacy and suitability for market 
conditions. 

The investment strategic asset allocation is a significant feature of the 
Portfolio Management Model and is summarised below. 

 

Strategic Asset 
Allocation 

The investment strategic asset allocation in the Portfolio assumes the 
Offer has achieved a certain level of funds under management sufficient 
to diversify across property types. There may be periods when the 
Portfolio is being established, or when a significant proportion of 
property development investments are finalising around the same time, 
where the strategic asset allocation may be outside these preferred 
allocations. 

See 
section 3.1 
Part Two. 

 The Portfolio will have a minimum of 10% in 
liquid assets or Cash and will seek to diversify 
allocations across the following property types. Example Portfolio 

    

 Liquid Assets and Cash 10-100%  

 House and Land 0-60%  

 Lifestyle and Retirement 0-60%  

 Apartments 0-60%  

 Student Accommodation 0-60%  

 Short Stay & Leisure 0-40%  

 Commercial & Industrial 0-20%  

    

    

Portfolio 
Performance 

The Unit Price is intended to allow members to transact in and out of 
the Fund fairly and is not a helpful indicator of the performance of the 
Portfolio. A specific performance report will be produced at least 
quarterly. 

See 
section 3.3 
Part Two. 

  

Cash 
H+L 

APMT 

Student L+R 

SS 

CI 
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1.3. Key Offer Details - Part Two 

The key offer details in this section are specific to this Offer. See section 1, ‘At A Glance’, in Part One of the PDS 
for other features of the Fund. 
 

Investment 
Offer 

The Offer is for Units in the Premium Income Fund Unit Class of the 
Fund. The Premium Income Fund is a new fund at the issue date of this 
PDS with no track record. 

 

Issue Price $1 until Minimum Subscription, and then forward priced monthly. See 
section 9.4, ‘Unit Pricing’, in this Part Two of the PDS. 

 

Offer Opening 
Date 

22 October 2018.  

Offer Closing 
Date 

The Offer is open-ended and will remain open from Minimum 
Subscription being achieved. 

We have allowed three months as an indicative time frame for when we 
expect to have enough investment inflows for the Sub Trust to start 
making the investments disclosed in this Part Two of the PDS. We 
reserve the right to close the Offer, or withdraw the Offer, without 
notice. 

 

Minimum 
Investment 

(per Investor) 

The equivalent of Australian dollars A$50,000 and then increments of 
A$10,000. 

 

Maximum 
Investment 

(per Investor) 

There is no maximum investment amount. We reserve the right not to 
accept any Application at our sole discretion, or to accept any 
Application for an amount less than the amount indicated on the 
Application Form, subject to the Minimum Investment amount. 

 

Minimum 
Subscription 

(for the Offer) 

A$800,000.  

Maximum 
Subscription 

(for the Offer) 

There is no maximum amount.  

Term The Offer is open-ended which means that there is no set term for the 
Fund or for investors. We recommend however that investors should 
expect to be invested in the Fund for up to 24 months. 

Typical investment cycles per Project Site are expected to be in the 
range of 12 to 24 months. This may be longer or shorter depending 
upon the performance of each Project Site, Service Providers and local 
authorities. 

It is intended that cash reserves and Liquidity Events from the sales of 
property at completion of Project developments will provide regular 
Distributions and when possible Withdrawal Periods. 

After the Portfolio is established and is sufficiently diversified, then 
Liquidity Events are expected to become more available. 
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Withdrawals Investors in the Premium Income Fund Unit Class do not have 
Withdrawal Rights. It is expected that Liquidity Events from the Sub 
Trust Portfolio will provide opportunities for us to declare Withdrawal 
Periods as the Portfolio grows and obtains diversification over multiple 
assets. 

The Portfolio will maintain an amount of cash to meet commitments of 
the Sub Trust that holds the Portfolio of investments in underlying 
Project Sites. This cash on hand may, however, also be used to meet 
Withdrawals at our discretion as described in the Constitution (see 
section 9.2, ‘Withdrawals for this Offer’, in this Part Two of the PDS). 

 

Distributions When Fund Income is available, we expect to make Distributions within 
fourteen (14) days from the end of each calendar quarter depending 
upon the Portfolio performance, the Unit Pricing Policy, and the 
Portfolio Management Model. 

Fund Income may not be available at each calendar quarter where 
Liquidity Events in the Sub Trust Portfolio have not occurred in the 
previous calendar quarter, and there are insufficient liquid assets in the 
Portfolio to make Distributions according to the Unit Pricing Policy (see 
section 9.1, ‘Distributions for this Offer’, in this Part Two of the PDS). 

 

Use of Funds The money raised from Investors into the Premium Income Fund Unit 
Class will be used to pay Fund Management Costs and invest in the Sub 
Trust.  

The Sub Trust will in turn provide Equity Funding Facilities to approved 
Special Purpose Vehicles (SPVs) to typically cover such costs as acquiring 
land, obtaining various approvals, and completing pre-construction 
works depending on the level of equity required. 

If required, the SPV may also obtain debt funding from a recognized 
financial institution to assist with completion of a Project. 

All debt funding will be undertaken by the SPV and neither the Sub Trust 
nor the investors in the Fund will be guarantors for any third-party loans. 
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2. Key Entities and Corporate Structure for the Offer 
 

In addition to the entities managing the Fund (see section 7, ‘About Guardian as Responsible Entity’, in Part 
One of the PDS), the entities that will have significant roles in the management of the Fund’s Property 
Investments through the Sub Trust with this Offer are outlined in this section. For more corporate information, 
please visit the corporate websites noted in the Corporate Directory. 

2.1. Trustee of the Sub Trust 

The trustee of the Sub Trust is Fundus Management Pty Ltd ACN 619 573 456. The Sub Trust is the Fundus Trust 
No. 2 underlying the Premium Income Fund Unit Class of the Fund. The management of Fundus Management 
Pty Ltd are a qualified team of professionals who have significant expertise and hands-on experience in the 
evaluation of development project feasibility, funds management, mortgage lending, finance, banking, 
property development and accounting. 

Fundus Management Pty Ltd has given, and not withdrawn, its consent to be named in the PDS as the Sub Trust 
Trustee in the form and context in which it’s named. It does not make any statement, actual or implied, in this 
PDS, nor is a statement in this PDS based on a statement made by it. It has not authorised or caused the issue 
of any part of this PDS and takes no responsibility for any part of this PDS. 

2.2. Investment Manager and Administrator 

The Responsible Entity and the Sub Trust Trustee have appointed QB4 Capital Pty Limited ACN 600 142 827 
(‘QB4’) as Investment Manager for the Offer. QB4’s management has experience in securities, managed 
investments, corporate advisory, and the manufacture of financial products in Australia, Malaysia and 
Singapore. The experience of QB4 management is incorporated into this PDS by reference on their website at 
www.qb4.capital. 

QB4 has an experienced team with a track record in providing property research, property transactions, 
technology and fund administration. See their corporate website at www.qb4.capital. QB4 has given, and not 
withdrawn, its consent to be named in the PDS in the form and context in which it’s named. It has neither 
authorised, nor caused the issue of, any part of this PDS other than statements explicitly attributed to it and 
takes no responsibility for any part of this PDS. 

2.3. Portfolio Manager 

While the Portfolio is being established, it will be managed by the Investment Manager and will rely upon the 
experience of its team. With increasing assets under management in the Portfolio, the Investment Manager 
may engage a dedicated Portfolio Manager. If the Portfolio Management Model significantly changes the risk-
to-return profile that is disclosed in this PDS, we will either update Investors directly, update our corporate 
website, issue a supplementary PDS, or replace this PDS as appropriate. 

2.4. Assurance and Taxation 

Advance Accountants RTM Pty Ltd ACN 603 839 694 has many decades of experience providing accounting, 
auditing, and assurance reporting. Their team of qualified and experienced professionals have a proven track 
record of specialised advice. See the corporate website at www.advancedaccountants.com.au. Advanced 
Accountants RTM Pty Ltd has given, and not withdrawn, its consent to be named in the PDS in the form and 
context in which it’s named. It has neither authorised, nor caused the issue of, any part of this PDS other than 
statements explicitly attributed to it and takes no responsibility for any part of this PDS. 
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2.5. Fund Structure for the Offer 

Organisational Chart – Premium Income Fund Unit Class 
 

 

The Fund is structured into Unit Classes that invest in a Sub Trust per Unit Class. The Sub Trust invests in 
property assets through an equity investment. Income from the Portfolio of investments is paid from the Sub 
Trust to the Unit Class, and in turn distributed as Fund Income to Investors. 

Offer Segregation (within the Fund) 

The Premium Income Fund Unit Class is a Unit Class of The Guardian Investment Fund which is a registered 
managed investment scheme in Australia. Issuing Units in a Unit Class of the Fund provides segregation of Class 
Assets and liabilities from other Unit Classes in the Fund. 

Commercial Isolation (of the Fund) 

The Fundus Trust No. 2 is a Sub Trust whose ultimate beneficiaries are the Unitholders of the Premium Income 
Fund Unit Class. Investing through the Sub Trust Isolates Unit Classes of the Fund from the commercial risk in 
the development works of the Project Sites. 

The Premium Income Fund Unit Class Portfolio of equity funding facilities in underlying Project Sites are 
invested and managed by the Investment Manager and Portfolio Manager in the Sub Trust. 

Trustee and Responsible Entity 

The Guardian Investment Fund is a unit trust constituted under the trust deed. The Trustee is also the 
Responsible Entity of the Fund under its Australian Financial Services License. The Responsible Entity engages 
the Custodian to hold Fund assets on behalf of Unitholders in this class of Units including cash under the 
Custodian’s Australian Financial Services License. 
 
The Responsible Entity also engages the Fund Auditor under Australian financial services and corporation 
laws. 
  

Trustee and 
Responsible 
Entity 
(AFSL) 
  

The Guardian 
Investment 
Fund 
ARSN 168 048 057 
(The Fund) 

Premium Income 
Fund Unit Class 

(Unit Class) 

Investors 

PDS Part Two 

PDS Part One 

Investment 
Manager 

Portfolio 
Manager 

Custodian 
(AFSL) 
  

Auditor 
  

Fundus Trust No.2 
(Sub Trust) 

Portfolio of Preference Share 
Investments in Project 

Sites 
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2.6. Project Control Group 

The Project Control Group is a supervisory committee that is formed as part of the Development Services 
Agreement for each Project Site and meets regularly during the development works. The Project Control Group 
includes a representative of the Investment Manager to ensure all parties meet their obligations, and to assess 
whether a default event has occurred requiring the Sub Trust Trustee to ‘step in’ and take control of the Project 
Site. 

The Project Control Group will also be a primary source of information for our ongoing reporting and disclosure 
to Investors, including regular valuations of the Project Sites and the Portfolio’s Net Tangible Asset value (see 
‘ASIC Disclosure Principle 8’ in section 5.2, ‘Unlisted Property Schemes – Disclosure Principles’, of this Part Two 
of the PDS). 

As a minimum, the Project Control Group will have the following members as representatives of the Premium 
Income Fund Unit Class: 

• The Investment Manager; 

• The Portfolio Manager; 

• The Responsible Entity; and 

• Specialist consultants as required. 

2.7. Other Service Providers 

The Project Control Group, in addition to the property developer, will be supported from time to time with 
other specialists, which may include the following: 

• Valuers; 

• Town planners; 

• Architects;  

• Project managers; and 

• Quantity Surveyors 

The distribution of this Offer may be conducted by: 

• Business Development Representatives; 

• Product distribution agents; and 

• Centralised administrative product platforms 

2.8. Related Parties with this Offer 

The RE and the Sub Trust Trustee are unrelated corporations but have common directors and share corporate 
offices. This arrangement is intended to provide a ‘controlled trust’ as described in section 2.5, “Fund 
Structure for the Offer”, in this Part Two of the PDS 
 
  



 

 

P a r t  T w o  |  P a g e  1 5  

Pre mium Income F und Unit  C lass  

3. Description of the Offer 
 

The Premium Income Fund Unit Class (Unit Class) of The Guardian Investment Fund ARSN 168 048 057 (Fund) 
provides Investors with an indirect exposure to an underlying diversified Portfolio of property development 
Project Sites in Australian residential, commercial and industrial property markets. This Offer in the Fund is 
open-ended and makes Property Investments (see section 12, ‘Defined Terms for the Offer’ for defined 
terms, section 1 ‘Key Features of the Offer’, and section 2.2 of Part One of the PDS). 

The Unit Class will own Fundus Trust No. 2, a controlled Sub Trust (Sub Trust) of the Fund (see section 2.5 
‘Fund Structure for the Offer’). The Sub Trust in turn is used to invest in a diversified Portfolio of selected 
property development Project Sites, including both the land acquisition, construction and any property 
marketing phases. The Portfolio design will also specialise in property types, seeking a reduced exposure to 
traditional market cycles, for example, student accommodation located close to universities, or lifestyle 
villages in desirable retirement locations. 

The Premium Income Fund Unit Class in this Part Two of the PDS is an Unlisted Property Scheme for the 
purposes of ASIC Regulatory Guide RG46 (see section 5 in this Part Two of the PDS for disclosures). 

The Sub Trust investments will take an equity interest (but not a debt interest such as a loan) in each Project 
Site in the Portfolio. In return the Portfolio Manager will seek a fixed monthly income, or a single premium 
income as a performance-based share of the project gross margin at completion, or a combination of both.  

The Sub Trust will take security over all assets of a Project Site for the term of the investment. The Sub Trust’s 
equity interest is arranged as an ‘Equity Funding Facility’ to the SPV. The facility provides the Sub Trust Trustee 
with the ability to ‘step in’ at an early stage while a development is still viable and make decisions, replace 
contractors or take control of the Project Site where necessary. 

 

 

 

 

 

The Sub Trust’s Equity Funding Facility will seek a regular monthly income from fixed dividends paid from the 
preference shares issued by the SPV to the Sub Trust from a Project Site’s cashflow. These dividends will be 
retained by us and held by the Fund Custodian in a designated bank account. Typically, the facility will also 
include a final premium income payment from an agreed share of the project gross margin, which is realised 
from sales of the completed properties in the Project Site (higher risk income and subject to market 
performance). 
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Any developer underperformance is first borne in the property developer’s share of the project gross margin 
by fixing the total development cost (the TDC in section 4.1 worked example). If developer underperformance 
is not remedied, then the Sub Trust Trustee will ‘step in’ by replacing the developer and completing the Project. 
When completed and sold and after any remedial costs, the whole project gross margin will be used to preserve 
the final premium income payment to the Portfolio. 

The Portfolio Manager appointed by the Investment Manager will diversify the Portfolio of equity investments 
as capital inflows from the Offer allow. Diversified returns from equity investments in the Project Sites will be 
paid through the Sub Trust to the Premium Income Fund Unit Class, and in turn to Unitholders in the form of 
Distributions of Fund Income when available. The investment objective of the Offer seeks to distribute Fund 
Income to Unitholders expected to be within a range of 8% per annum to 15% per annum when available and 
paid quarterly in arrears. 

 

The Opportunity 

The Investment Manager will research opportunities to allow the Sub Trust Portfolio to invest in suitable Project 
Sites in accordance with the Offer, and the Portfolio Management Model and the Policy Suite. Industry research 
indicates that there is a significant undersupply of new stock in various Australian property markets and 
locations (for example, ANZ Blue Notes Reports July 2017). Additionally, if new land releases by government 
and property development are at full capacity, research indicates that this undersupply would continue for 
many years into the future. 

Property developers trying to meet this undersupply may experience balance sheet constraints and cash flow 
difficulties which produces an equity funding shortfall when attempting to acquire development land or 
commencing operational works for property developments (see section 7.5, ‘Opportunistic Investments’, in 
this Part Two of the PDS).  

The Premium Income Fund Unit Class through the Sub Trust Portfolio offers to provide the necessary equity 
funding facilities to SPVs for a fixed income return, plus a negotiated share of the final project gross margin 
from the Project Site developments. 

 

Portfolio Design 

The design of the Portfolio held in the Sub Trust, seeks to invest in a diversified selection of Project Sites that 
are suitable for various types of property products, and in locations where research has indicated there is a 
demand. For example, typical residential property products may include apartments, or house and land 
subdivisions. However, other specialised residential property may include student accommodation close to 
universities, retirement villages, ‘over-fifty’ lifestyle resorts, short stay and leisure complexes, or mixed-use 
sites. See section 3.1, ‘Portfolio Management’, in this Part Two of the PDS. 

The Portfolio diversifies the Sub Trust monies over multiple Project Sites by providing equity funding facilities. 
Each Project Site will be owned by a company incorporated as a Special Purpose Vehicle (SPV) by a property 
developer. The SPV typically uses the equity funding facility provided by the Sub Trust to acquire land, complete 
design and feasibility reports, and obtain a local authority Development Approval, and if sufficient funding is 
available to complete construction of the project. 

If there is insufficient equity funding available from the Sub Trust, the SPV may also arrange construction 
finance for the completion of the property development before selling individual properties to the market. See 
section 3.1, ‘Portfolio Management’, in this Part Two of the PDS. 
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Diversification 

By diversifying the Portfolio across residential, commercial and light industrial Project Sites over time, the 
Premium Income Fund Unit Class has the potential, through the Sub Trust Portfolio, to produce diversified 
investment returns and meet the investment objective. Portfolio diversification also reduces exposure to 
property development risk from any single Project Site, or property market sectors or cycles (see section 7.3, 
‘Diversified Asset Allocation’, in this Part Two of the PDS). 

For example, the Portfolio Manager can reduce Portfolio concentration on apartment building Project Sites or 
specific geographic locations when market conditions are not favourable, and perhaps increase exposure to 
student accommodation Project Sites close to new university campuses for example, while maintaining returns 
from other Project Sites to the Portfolio. 

The Portfolio Manager may further diversify income to the Portfolio by retaining some completed Project Sites 
to produce yield income from property types such as lifestyle parks, student accommodation, social assistance 
accommodation and commercial or mixed-use properties. 

 

Liquidity 

The Portfolio Manager will seek to create Liquidity Events in the Sub Trust Portfolio. While the Portfolio is being 
established, the Portfolio Manager will seek to invest in Project Sites requiring smaller equity funding facilities 
with potentially higher project gross margins. Once the Portfolio is established, the Portfolio Manager will seek 
to include larger Project Sites and both longer and shorter timeframes. Combined with diversification across 
residential, commercial and light industrial property markets, the Portfolio design is intended to provide 
Liquidity Events from equity investment returns across many Project Sites.  

The Premium Income Fund Unit Class will therefore endeavour to meet Investor Withdrawal Requests by 
declaring Withdrawal Periods as Liquidity Events allow (see section 9 in this Part Two of the PDS). 

The Portfolio will maintain at least a minimum level of cash produced by monthly income payments from 
dividends paid by the SPV on issued preference shares from selected Project Sites which will be used to meet 
Portfolio expenses, Fund Expenses and Distributions of Fund Income as set out in the Unit Pricing Policy (see 
section 3.1, ‘Portfolio Management’, in this Part Two of the PDS).  

Withdrawal Requests, however, are expected to be met primarily by Liquidity Events in the Portfolio produced 
by premium income from a share of project gross margins in Project Sites. These Liquidity Events are typically 
produced when construction and sales of property in Project Sites are completed and sold. 

There is no formal secondary market for Units in a Unit Class of the Fund; however, it may also be possible for 
existing Unitholders to withdraw from the Fund by arranging to have their Units acquired by incoming 
Applicants at a price and at the absolute discretion of the Responsible Entity. 

 

Timeframe 

The Portfolio will remain open-ended and intends to continuously invest in suitable Project Sites with a holding 
period for any single asset typically between 18 months and 24 months. The Portfolio may accept title of 
completed properties in lieu of a share of project gross margin if the timeframe extends beyond 24 months 
and some properties are not sold. This allows the Portfolio Manager to liquidate legacy assets over a longer 
period to optimise their market value. 
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Distributions and Distribution Reinvestment 

The Sub Trust Portfolio expects to receive monthly income from Project Sites along with Liquidity Events from 
a share in project gross margins. Therefore, we will seek to make regular Distributions of Fund Income to 
Unitholders in the Premium Income Fund Unit Class from the Sub Trust when available (see section 9.1, 
‘Distributions for this Offer’, in this Part Two of the PDS). 

A ‘Distribution Reinvestment Plan’, where additional Units will be issued to Premium Income Fund Unit Class 
Unitholders in lieu of cash Distributions, is the default on the Application Form and provides the potential to 
compound Distributions when available. Unitholders who would like to receive cash Distributions should select 
the option to ‘opt-out of automatic Distribution reinvestments’ on the Application Form (see section 9.3, 
‘Distribution Reinvestment Plan’, in this Part Two of the PDS). 

 

Portfolio Manager 

The Investment Manager, along with various other experts as needed, will act as the Portfolio Manager for the 
Sub Trust Portfolio, and conduct due diligence, undertake property market research, and arrange investments 
and take security (when available) in suitable Project Sites. The Investment Manager also represents the Fund 
on the supervisory Project Control Group of each Project Site to maximise the potential for monthly income 
and premium income returns to the Portfolio (see section 2 in this Part Two of the PDS). 

 

Security 

If you invest in the Premium Income Fund Unit Class, it is not a loan to the Fund, and your investment and 
distributions are not guaranteed. Similarly, the underlying investments made by the Sub Trust are not loans to 
Project Sites, and the Sub Trusts’ assets are not geared (by borrowing) to make these investments. 

Unitholders in this Unit Class, are the ultimate beneficiaries of a controlled Sub Trust and the Sub Trust Trustee 
will arrange with the SPV for each Project Site a suite of contractual documents including a Subscription 
Agreement, Shareholders Agreement, Deed of Mortgage of Shares and Assets (including Land), General 
Securities Deed, and associated Director Resolutions and Development Services Agreement as required (see 
section 9.11 ‘Material Documents’, in this Part Two of the PDS) 

Where the SPV intends to raise additional debt funding, the Sub Trust Trustee arranges a Deed of Priority for 
the Sub Trusts security. 

The Investment Manager is arranging facility insurance cover for capital and income protection insurance at 
the issue date of this PDS. 

 

Premium Income and Debt-Like Equity 

The arrangements for the underlying Sub Trust to take an equity interest in an SPV of a Project Site are treated 
as debt-like equity in the SPV according to the ATO’s debt equity rules. Making an equity investment (but not a 
debt interest) provides the opportunity for the underlying Sub Trust Portfolio to participate in the performance 
of the Project Site for a performance based premium income in addition to the ‘debt-like’ monthly income at a 
fixed rate for a fixed term. 
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3.1. Portfolio Management 

Portfolio Management Model 

The Investment Manager has developed a 
Portfolio Management Model based upon 
research of property markets in Australia for the 
selection and investment in Project Sites suitable 
for property development. The underlying 
investments in the SPVs which are developing 
Project Sites will be held by the Custodian in the 
Sub Trust and managed by the Portfolio Manager 
in the Portfolio. 

The Portfolio will seek to produce income into the 
Unit Class by taking an equity interest in the SPVs 
of each Project Site for a monthly income return at 
a fixed rate over a fixed term, and a performance 
based premium income return as a share of 
project gross margin. 

An initial assurance report on the methodology 
used in the Portfolio Management Model is 
provided with this PDS (see section 10 in this Part 
Two of the PDS). The Portfolio Management 
Model is a working document and is updated 
regularly. 

Portfolio Management Policy Suite 

Together with the Portfolio Management Model, a 
suite of written policies has been produced by the 
Investment Manager to form an operating 
framework for the Portfolio Manager in 
determining valuations, unit pricing, liquidity 
management, risk management, and strategic 
asset allocation for investments, namely: 

• Valuation and Unit Pricing Policy; 

• Liquidity Policy 

• Risk Policy; and 

• Investment Policy. 

The Portfolio is operated by the Portfolio Manager 
and expert consultants as required. The intention 
is to direct Fund inflows of Capital from the Offer 
to a diversified blend of property product types to 
achieve the investment objective while managing 
risk. 

The investment amounts, selection and 
timeframes of Project Sites for the Portfolio are 
continually managed to produce a statistical 
probability that the Portfolio will meet the 
investment objective of the Offer (see section 1.2, 
‘Key Features of the Offer’, in this Part Two of the 
PDS). 

 Portfolio Income 

The performance of the Portfolio will be driven 
first by the monthly income from dividends 
received from the preference shares issued by the 
SPV to the Sub Trust. Additionally, a negotiated 
share of the project gross margin from each SPV is 
intended to provide a premium income upon the 
completion of Project Site developments. The 
availability of the project gross margin will be 
subject to the performance of the development 
works for each Project Site. 

In addition to development performance, the 
success of each Project Site will be ultimately 
dependent upon the performance of the 
residential, commercial or light industrial property 
markets for the sales of the completed property 
products of that development. 

Portfolio Risk 

The Portfolio operating framework has a focus on 
measuring and reducing risk at two levels: first, the 
risks associated with each Project Site; and 
second, the Portfolio blending methodology used 
to diversify across Project Sites. 

The Portfolio will have the following market sector 
limits for Project Sites in the strategic asset 
allocation *: 

* The Sub Trust Portfolio design will seek to optimise 
a cycle of liquidity in the Portfolio from Liquidity 
Events. Optimising the Portfolio liquidity in this way 
provides a statistical probability for regular 
Distributions of Fund Income to Unitholders, meeting 
Fund Expenses and an investment objective return 
within the range of 8% per annum to 15% per 
annum. 

Liquid Assets and Cash 10% - 100% 

House and Land 0% - 60% 

Lifestyle and Retirement 0% - 60% 

Apartments 0% - 60% 

Student Accommodation 0% - 60% 

Short Stay and Leisure 0% - 40% 

Commercial, Industrial, 
build and hold (yielding 
assets) 

0% - 20% 
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3.2. Portfolio Scenarios 

Portfolio Asset Allocation Scenario - Example 1 

For example (and for illustration purposes only), 
the Unit Pricing Policy will always require a 
minimum of 10% of the Portfolio value in liquid 
assets or cash. A maximum of 60% of the Portfolio 
value is permitted for Project Sites in the ‘house 
and land’ sector. This equates to 70% of the 
Portfolio value, and therefore the remaining 30% 
is required by the Portfolio Management Model to 
be invested in other sectors such as ‘lifestyle and 
retirement’ or ‘student accommodation’. 

Portfolio Asset Allocation Scenario - Example 2 

Once established with larger Capital inflows, it is 
expected that the Portfolio will more broadly 
diversify across sectors by the strategic asset 
allocation, and then further diversify in sub 
sectors, locations and market price points. 

For example (and for illustration purposes only), 
the Unit Pricing Policy in a Distributions month 
may require a minimum of 30% of the Portfolio 
value in cash. The strategic asset allocation on 
such a Distribution month may then diversify the 
Portfolio with 25% in Project Sites for the ‘student 
accommodation’ sector, 25% in the ‘house and 
land’ sector, 10% in the ‘lifestyle and retirement’ 
sector, and 10% in the ‘short stay and leisure’ 
sector as managed by the Portfolio Management 
Model. 

3.3. Portfolio Performance 

The Portfolio is managed by the Portfolio Manager 
who reports to the Investment Manager, and 
while ever they are the same, to the Responsible 
Entity. 

Policy Suite 

The Risk Policy manages property products and 
market sectors, and how they are diversified in the 
Portfolio Management Model. 

The Investment Policy manages the sourcing of 
larger or smaller Project Sites as required by the 
Capital inflows to the Portfolio. For example, larger 
inflows may allow diversification across larger 
Project Sites with greater project gross margins, 
but these may be over longer timeframes with 
more complex transactions.  

Alternatively, smaller inflows may be diversified 
across smaller Project Sites with lesser project 
gross margins, but these may be over shorter 
timeframes with less complex transactions. 

 The Valuation Policy manages the valuation of 
larger and smaller Project Sites, timeframes for 
Liquidity Events, and the maximisation of the 
potential for consistent monthly and premium 
income. 

The policy suite and the Portfolio Management 
Model operate together and are intended to assist 
the Portfolio Manager in optimising the 
performance of the Portfolio. 

Portfolio Premium Income Returns 

Some features of the Portfolio investments that 
will directly affect the performance of the Portfolio 
are as follows: 

Project Gross Margin. Researching Project Sites 
with larger project gross margins and negotiating 
a greater share of the project gross margin, 
increases the premium income returns to the 
Portfolio. 

Developer Underperformance. The Equity Funding 
Facility arrangements through the SPV Investment 
Documents provide that any developer 
underperformance be first borne by the 
developer’s share of project gross margin before 
affecting the Sub Trust share of project gross 
margin. This insulates the premium income 
returns to the Portfolio from erosion by typical 
property development difficulties, but that are not 
sufficiently serious to trigger the ‘step in’ rights of 
the Sub Trust Trustee. 

Events of Default. The equity funding 
arrangements also provide the Sub Trust Trustee 
with ‘step in’ rights if underperformance is 
sufficient to put the premium income returns to 
the Portfolio at risk. Events of default that may 
trigger a ‘step in’ by the Sub Trust Trustee as 
majority shareholder to appoint an administrator 
for the SPV, include any breaches of material 
agreements and cost or time overruns greater 
than an agreed percentage.  

In the event where a property developer is 
replaced, its share of project gross margin is 
available to fund a new property developer and 
any remedial work or additional costs, before 
affecting the Sub Trust’s share of project gross 
margin. 

Market Performance. The equity funding 
arrangements allow for premium income returns 
to the Portfolio to move with relevant property 
markets which may be more or less than expected. 
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4. Worked Example of an investment in a Project Site 
 

The Premium Income Fund Unit Class holds a Portfolio of investments in corporations (SPVs) that develop 
property in Australia. Each Investment takes an equity interest by providing an Equity Funding Facility to the 
SPV. The investment returns to the Sub Trust initially comprise monthly income at a fixed rate over a fixed term, 
then a final premium income as a share of the project gross margin, and lastly the return of investment capital 
at par value. 

The worked example in this section represents a typical investment from the Portfolio. The example short form 
profit and loss statement in section 4.1 below is based upon an SPV developing a Project Site of residential 
apartments, and the worked example for the investment returns to the Portfolio in section 4.2 below is based 
upon a development scenario which assumes a gross realisable value from sales of completed apartments in 
the development totalling $14,456,955, and which yields a conservatively estimated project gross margin of 
$1,254,935. 

The equity funding facility invested $5,500,00 from the Portfolio in return for a fixed monthly income and a 
share in the project gross margin. The SPV provides the $6,763,471 balance of required funds which together 
funds the Total Development Cost (TDC) of $12,263,471. 

4.1. Worked Example Short Form Profit and Loss Statement 

 

The short form profit and loss statement in this 
section is taken from a Feasibility Analysis 
prepared for a typical Project Site and presents 
the forecasts for this worked example scenario. 

The project gross margin for this Project Site is 
calculated with the formula: 

NRV – TDC = PGM 

Where: 

NRV is the net realisable value from 
sales calculated as the gross realisable 
value less GST. 

TDC is the total development cost to 
completion including Management 
Costs but before tax. 

PGM is the project gross margin 
available for a share to the Portfolio. 

Therefore, the project gross margin for this 
scenario is: 

$13,518,406 - $12,263,471 = $1,254,935 

The project gross margin will be shared 
between the Portfolio and property developer. 

A worked example of investment returns to the 
Portfolio derived from interest income and a 
share in the project gross margin for this 
scenario is shown in section 4.2 below. 

 Income  

Gross realisable value $14,456,955 

Less GST ($938,549) 

Net realisable value (NRV) $13,518,406 

Expenses  

Land and acquisition $780,000 

Selling costs $397,566 

Compliance $303,207 

Consultant and Fund Costs $1,341,618 

Bank and administrative costs $50,000 

Pre-construction $612,000 

Construction and Insurance $7,714,000 

Council contributions $588,200 

GST rebate ($846,270) 

Statutory Costs and Contingency $203,150 

Disbursements $550,000 

Total Monthly Income (Portfolio) $570,000 

Total Development Costs (TDC) $12,263,471 

Project Gross Margin (PGM) $1,254,935 

Final Premium Income (Portfolio) ($562,821) 

SPV Gross Profit (before tax)  $692,114 
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4.2. Worked Example of Investment Returns to Portfolio 

The example short form Profit and Loss in section 4.1 shows the total fixed monthly income to the Portfolio 
negotiated at 8% per annum for a fixed period of 18 months (regardless of whether development is longer or 
shorter), and a final premium income from sales of the completed properties negotiated at 45% of project gross 
margin. 

Therefore, the return on investment to the Portfolio is: 

Monthly Fixed Income: 8% per annum of the total equity funding facility paid in 18 monthly payments 
in arrears (regardless of whether the development is longer or shorter), as 
negotiated and agreed to in the Feasibility Analysis for the Project Site. 

Final Premium Income: 45% share of the project gross margin, as negotiated and agreed to in the 
Feasibility Analysis for the Project Site (where the project gross margin of the 
SPV is the equivalent to earnings after interest but before tax, depreciation and 
amortisation in the Accounting Standards set by the Australian Accounting 
Standards Board and the Corporations Act). 

 

Worked example of $5,500,000 equity funding facility returns from the SPV to the Portfolio: 

Monthly Distributions @ 8% per annum over a fixed 18 months, and  $570,000 
Final Distribution @ 45% of the project gross margin, and plus  $562,821 
Return of Capital @ par value plus $5,500,000 

Total Return (@ Net Tangible Asset Value of 1.206) equals $6,632,821 
Return on Investment (annualised)  13.73% pa 

 

The Investment Manager will research many potential property development sites in Australia and seek to 
negotiate rates of return with property developers as disclosed in this Part 2 PDS. The Investment Manager will 
then consult with the Portfolio Manager to select the potential investments in Project Sites that optimise the 
Portfolio Management Model and meet the criteria in the Portfolio policy suite. 

The Investment Manager will then offer equity funding facilities to the SPVs for selected Project Sites, with the 
intention of achieving the investment objective return in the range between 8% per annum and 15% per annum 
as distributable Fund Income to Unitholders. 

4.3. Worked Example of Investment Security 

The example investment returns to the Portfolio in section 4.2 are prearranged in the Equity Funding Facility 
which also includes security over all assets of the SPV for the Project Site for the term of the investment. 

Security over Assets and Insurance: 

Deed of Mortgage: The placement of the investment capital with the SPV of the Project Site 
includes Deed of Mortgage over all Land assets (registered mortgage with a 
state government land titles office), and all non-land assets (General Securities 
Agreement registered with federal government Australian Financial Security 
Authority). 

Worked example of security for $5,500,000 equity funding facility above: 

Secured Assets (minimum of Land value at acquisition up to net realisable value)  $13,518,406 

  



 

 

P a r t  T w o  |  P a g e  2 3  

Pre mium Income F und Unit  C lass  

5. ASIC Benchmarks and Disclosure Principles for the Offer 
 

ASIC has developed a series of six Benchmarks and eight Disclosure Principles in Regulatory Guide RG46 for 
Unlisted Property Schemes in a prescribed format to assist Investors understand and assess the risks and the 
returns of an Offer, and whether an investment is suitable for them. 

Our disclosures for the six Benchmarks are made in section 5.1, and our Disclosure Principles are made in 
section 5.2 of this Part Two of the PDS for the Premium Income Fund Unit Class. 

These disclosures are made for both the Unit Class of the Fund (the scheme) and its Sub Trust. 

5.1. Unlisted Property Schemes - ASIC Benchmarks 

 

ASIC Benchmark 1 Explanation 

Gearing Policy This Benchmark is NOT MET 

The RE and the Investment Manager 
maintain and comply with a written policy 
that governs the level of gearing at an 
individual credit facility level. 

We do not have a written policy as neither the scheme (for the 
Offer) nor the Sub Trust Portfolio will use any gearing. 

In general, gearing is the amount of loans or other credit 
facilities used to acquire and manage assets. We maintain and 
comply with a written set of policies with the Investment 
Manager for managing the Sub Trust Portfolio which prohibit 
any gearing in the Portfolio. 

ASIC Benchmark 2 Explanation 

Interest Cover Policy This Benchmark is NOT MET 

The RE and the Investment Manager 
maintain and comply with a written policy 
that governs the level of interest cover at 
an individual credit facility level. 

We do not have a written policy as neither the scheme (for the 
Offer) nor the Sub Trust Portfolio will use any gearing or 
borrowing. 

In general, interest cover is a function of gearing or borrowing. 
We maintain and comply with a written set of policies with the 
Investment Manager for managing the Sub Trust Portfolio, 
which prohibit any gearing or borrowing in the Portfolio. 
Therefore, the Portfolio will not be subject to Interest Cover 
Ratios. 
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ASIC Benchmark 3 Explanation 

Interest Capitalisation This Benchmark is NOT MET 

The Interest expense of the scheme’s 
borrowing is not capitalised. 

The scheme (for the Offer) and the underlying Sub Trust 
Portfolio are prohibited from borrowing to invest. However, 
the underlying SPVs in which the Sub Trust invests may 
arrange construction finance to complete the development of 
a Project Site. The risk to the Portfolio from these indirect, 
underlying construction finance facilities is largely the same on 
a ‘look through’ basis, since distributions of scheme income 
will rely upon the successful completion of each development 
and the full repayment of any construction finance facility. 

Each construction finance arrangement will capitalise interest 
as the Project Site is not expected to generate income during 
the development to service the credit facility. The interest 
expense and loan principal will be repaid together, and 
incrementally upon each sale of the completed properties. 

The total cost of a capitalised loan is, however, generally 
higher. Since interest is capitalised instead of being paid 
regularly throughout the loan term, that interest is added to 
the loan principal, and future interest is typically calculated on 
the increased principal amount. 

Capitalising interest may adversely impact the returns 
achieved on the sale of a development property, particularly if 
the development takes longer to complete or sell than 
anticipated. 

ASIC Benchmark 4 Explanation 

Valuation Policy This Benchmark is MET 

The RE and the Investment Manager 
maintain and comply with a written 
Valuation Policy that requires the 
following criteria: 

• A valuer to be accredited; 

• A valuer to be independent; 

• A procedure to deal with conflicts of 
interest; 

• Valuers to be rotated; 

• Valuations to be obtained with a set 
timetable; 

• Valuations to be obtained before a 
property is acquired; 

• Valuations to be ‘as is’ and ‘as if’ 
complete valuations on the 
development property; 

• Valuations to be ‘as is’ valuations on all 
other property other than the 
development property; and 

• Valuations to be obtained within two 
months of the likelihood there has 
been a material change in the value of 
a property. 

We maintain and comply with a written set of policies with the 
Investment Manager for managing the Sub Trust Portfolio 
which includes a Unit Pricing Policy for valuing property held 
in the Sub Trust.  

This policy is produced to manage the integrity of the 
valuations obtained for each asset, and the overall asset value 
of the Portfolio. 

The Unit Pricing Policy is used to manage the following matters 
as a minimum: 

• The scheme (for the Offer) will not use any gearing for the 
Sub Trust Portfolio; therefore, there are no credit facilities 
or loan covenants that can be breached with movements of 
property market values; 

• The reliability of the valuations; 

• The effectiveness of instructions to valuers; and 

• Valuations will be conducted on a timely basis and by 
qualified experts. 

The Unit Pricing Policy may be updated from time to time after 
the issue of this PDS to maintain the reliability of the policy for 
valuing property assets while still meeting this Benchmark. 
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ASIC Benchmark 5 Explanation 

Related Party Transactions This Benchmark is MET 

The RE maintains and complies with a 
written policy on Related Party 
transactions, including the assessment 
and approval processes for such 
transactions, and arrangements to 
manage conflicts of interest. 

We maintain a Conflict of Interest Policy which includes a 
Related Party Transaction Register that provides a framework 
for the review of the terms of all Related Party transactions. 

The Conflict of Interest Policy details the circumstances, terms 
and conditions as to when Related Party transactions will be 
appropriate for the RE, its appointees, or the scheme, and 
what supporting evidence is required in relation to such 
transactions. 

Generally, the policy requires any Related Party transaction to 
be conducted in the best interest of Investors, and at ‘arm’s 
length’ with commercial terms that could be expected with a 
non-related party. 

This policy may be updated from time to time after the issue 
of this PDS while still meeting this Benchmark. 

Where proposed Related Party transactions go beyond the 
scope of the Conflict of Interest Policy, these will be reviewed 
by the RE’s Board of Directors and may require the approval of 
Unitholders. 

ASIC Benchmark 6 Explanation 

Distribution Practices This Benchmark is MET 

A scheme will only pay Distributions from 
its cash from operations (excluding 
borrowings) available for distribution. 

We maintain and comply with a written set of policies with the 
Investment Manager for managing the Sub Trust Portfolio 
which includes a Unit Pricing Policy that in turn describes the 
distribution practices of the scheme (for the Offer). 

The Unit Pricing Policy, and a continuous Portfolio 
Management Model for the underlying Project Site 
investments, are designed to maintain sufficient liquid assets 
or cash to pay for operational expenses and other 
commitments when they fall due. 

We will only distribute net Fund Income from the Portfolio. 
Distributions therefore will only be paid from cash derived 
from operations made available for distribution. 
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5.2. Unlisted Property Schemes - Disclosure Principles 

 

ASIC Disclosure Principle 1 Disclosure 

Gearing Ratio  

The RE should disclose the Gearing Ratio 
for the scheme. 

The Gearing Ratio indicates the extent to 
which the scheme’s assets are funded by 
interest bearing liabilities. A high ratio is 
an indication of an increased exposure to 
times of financial stress. 

 

 

𝑇𝑜𝑡𝑎𝑙 𝐼𝑛𝑡𝑒𝑟𝑒𝑠𝑡
𝐵𝑒𝑎𝑟𝑖𝑛𝑔 𝐿𝑖𝑎𝑏𝑖𝑙𝑖𝑡𝑖𝑒𝑠

𝑇𝑜𝑡𝑎𝑙 𝐴𝑠𝑠𝑒𝑡𝑠
= 𝐺𝑒𝑎𝑟𝑖𝑛𝑔 𝑅𝑎𝑡𝑖𝑜 

 

Neither the scheme (for the Offer) nor its Sub Trust Portfolio 
will use any gearing; consequently, there are no interest-
bearing liabilities. 

The Gearing Ratio is NIL. 

ASIC Disclosure Principle 2 Disclosure 

Interest Cover Ratio  

The RE should disclose the Interest Cover 
Ratio for the scheme. 

Neither the scheme (for the Offer) nor its Sub Trust Portfolio 
will use any gearing; consequently, there is no interest cover 
required. 

ASIC Disclosure Principle 3 Disclosure 

Scheme Borrowing  

If the scheme has borrowings, the RE 
should disclose the following information: 

• Borrowings maturing in five years or 
less; 

• Borrowings maturing in more than five 
years; 

• Percentage by which cash flow or 
assets must fall before breaching any 
loan covenants; 

• Arrangements for each credit facility 
including the effect of Unitholders 
exercising their rights under the 
Constitution; and 

• Where Investors interests rank with 
lenders and creditors. 

Neither the scheme (for the Offer) nor its Sub Trust Portfolio 
will use any gearing; consequently, there are no direct 
borrowings or other debt facilities. However, the SPVs in which 
the Sub Trust invests may arrange construction finance to 
complete improvements to a Project Site. Such indirect, 
underlying finance facilities are expected to have the following 
features: 

The term of any construction finance facility is expected to be 
less than five years, and typically not more than 24 months. 
Each facility will have the ability to extend beyond the initial 
term; however, this may incur a penalty interest rate if the 
same terms cannot be renegotiated for the extension, or 
favourable refinancing cannot be arranged. 

Construction finance arrangements will be arranged on a ‘cost 
to complete’ basis. This means that loan payments advanced 
are certified by the lender’s quantity surveyor which limits the 
credit drawdowns to the present value of the construction. 
The finance arrangements therefore cannot be breached. 

Unitholders have no Withdrawal Rights or other rights that 
would affect an underlying credit facility for construction. 

The provider of an underlying construction finance facility will 
be a creditor and will likely be secured against the relevant 
Project Site. In the event that the Project Site is required to be 
liquidated, the lender and any other creditors of the Project 
Site will rank ahead of the beneficial interests of Unitholders. 
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ASIC Disclosure Principle 4 Disclosure 

Portfolio Diversification  

An RE should disclose the current 
composition of the Scheme’s direct 
property investments, including the 
following details: 

• Geographic location; 

• Non-development properties by 
sector, and development properties by 
number and value; 

• Most recent valuation and valuation 
criteria; 

• Property lease expiry profile; 

• Occupancy rate; 

• Property’s top five tenants’ details; 
and 

• Current value of a development as a 
percentage of the total property 
assets. 

We maintain and comply with a written set of policies with the 
Investment Manager for managing the Portfolio which 
includes a Risk Policy that in turn describes the Portfolio 
diversification for investments in underlying Project Sites held 
in the Premium Income Fund Unit Class through its Sub Trust. 
This policy is produced to manage the diversification of the 
strategic asset allocation (categories), and the overall asset 
composition of the Portfolio. 

The Portfolio will diversify investments in underlying Project 
Sites across residential, commercial and light industrial 
developments, providing the potential to produce income into 
the Unit Class from monthly income and a share in project 
gross margins, while diversifying risk from any particular 
Project Site. 

It is expected that residential Project Site investments will be 
made first after achieving Minimum Subscription. 
Subsequently, as capital inflows allow, commercial Project Site 
investments will be introduced. Finally, light industrial Project 
Site investments will be introduced opportunistically over time 
once the Portfolio has achieved a size criterion according to 
the Portfolio Management Model. 

An example of the diversification of residential and mixed-use 
Project Sites when the Portfolio has achieved scale is shown in 
‘Strategic Asset Allocation’ under section 1.2, ‘Key Features of 
the Offer’, in this Part Two of the PDS. 

RG46.87 and RG46.88. The Premium Income Fund Unit Class 
is a new Unlisted Property Scheme and will begin to make 
investments for the Portfolio, once Minimum Subscription is 
achieved.  

The Investment Manager will maintain an updated periodical 
report on the RE’s website for the Fund showing the 
composition of underlying property development Project Site 
investments in the Portfolio (see section Error! Reference s
ource not found., ‘Updated Information’, in this Part Two of 
the PDS). 

The Sub Trust will provide equity funding facilities to SPVs to 
typically cover such costs in underlying property development 
Project Sites as acquiring land, obtaining approvals, and 
completing pre-construction works. 

RG46.89 and RG46.90. The scheme (for the Offer) will manage 
a Portfolio of assets which will only be invested in underlying 
property developments (less liquidity and operating cash 
requirements). 
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ASIC Disclosure Principle 5 Disclosure 

Related Party Transactions  

RE’s that enter into transactions with 
Related Parties that are relevant to the 
Offer should describe Related Party 
arrangements. 

It is expected that the RE and the Sub Trust Trustee of the Unit 
Class will all have directors and shareholders in common but 
will not otherwise be related bodies corporate. 

The Sub Trust Trustee will receive remuneration for its trustee 
services on an arm’s length basis which is managed in the 
Conflict of Interest Policy and reviewed regularly by the 
Compliance Committee as part of the Fund’s Compliance Plan 
lodged with ASIC. 

ASIC Disclosure Principle 6 Disclosure 

Distribution Practices  

If the scheme includes forecasts for 
making distributions, the RE should 
disclose the following information: 

• The source for current Distributions; 

• The source of forecast Distributions; 

• Whether current or forecast 
Distributions are sustainable over the 
next 12 months; 

• If Distributions are not sourced solely 
from cash from operations (excluding 
borrowings) available for Distributions, 
the source of funding and the reasons 
for the Distributions; and 

• Whether they are sustainable over the 
next 12 months, and the impact and 
risks from paying Distributions from 
sources not solely from cash from 
operations (excluding borrowings) 
available for Distributions. 

The Sub Trust Portfolio will distribute all its net income to the 
Unit Class which in turn will distribute net Fund Income (after 
expenses) to Unitholders. Distributions of Fund Income will 
only be paid from the operations available for Distribution. 

The Investment Manager has forecast Distributions of net 
Fund Income from the Unit Class as an objective return within 
a range of 8% pa and 15% pa. An assurance report by an 
independent assurance practitioner on the Investment 
Manager’s method of estimating the projected performance 
of the Sub Trust Portfolio is included in this PDS (see section 
10, ‘Assurance Report for the Offer’, in this Part Two of the 
PDS). 

Property development as an asset class is normally illiquid, 
largely due to the timeframe for construction and market 
cycles for selling completed property. 

Reduced net income from the Portfolio to the Unit Class 
derived from a fixed monthly income is expected until the 
second 12 months after achieving Minimum Subscription in 
this PDS. We estimate this as sufficient time to complete the 
initial Project Site developments and begin deriving premium 
income from a share in project gross margin in accordance 
with our Investment Policy and the Portfolio Management 
Model. 

When Fund Income is available, we expect to make 
Distributions at calendar quarters depending upon the Sub 
Trust Portfolio performance, the Unit Pricing Policy, the 
Portfolio Management Model, and the Distribution 
Reinvestment Plan. 

Fund Income may be reduced at each calendar quarter if 
Liquidity Events from completed Project Sites have not 
occurred in the previous quarter, and only monthly income 
from Project Sites is available to make Distributions according 
to the Unit Pricing Policy. 

It is expected that, where we have not made a quarterly 
Distribution due to liquidity constraints, the Unit Pricing Policy 
and the Portfolio Management Model will accrue any 
accretive capital growth in the Unit Price until the next 
Distribution date. 
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ASIC Disclosure Principle 7 Disclosure 

Withdrawal Arrangements  

The RE should clearly disclose if Investors 
have no Withdrawal Rights. 

There are no Withdrawal Rights for Investors in this Offer or 
under the Constitution. Property development as an asset 
class is normally illiquid. 

We expect to offer Withdrawal Periods that would typically 
coincide with Liquidity Events from completed Project Sites in 
the Sub Trust Portfolio. Unitholders can apply to make 
Withdrawals, and we will meet requests as permitted by the 
Withdrawal Period terms and the Unit Pricing Policy. 

The Premium Income Fund Unit Class is open-ended and will 
accept Applications continuously until we decide to close the 
Offer to new Applications, or wind it up. Continuous Capital 
inflows, when available, will allow the Sub Trust Portfolio to 
invest in more underlying Project Sites, and create more 
Liquidity Events from completed property developments and 
the potential for Withdrawal Periods. See section 9.2, 
‘Withdrawals for the Offer’, in this Part Two of the PDS. 

ASIC Disclosure Principle 8 Disclosure 

Net Tangible Assets  

The RE of a closed-ended scheme should 
clearly disclose the value of the Net 
Tangible Assets (NTA) of the scheme on a 
per Unit basis in pre-tax dollars. 

This Disclosure Principle requires the 
formula below to show the Net Tangible 
Asset of the Offer on a per Unit basis. 

 

𝑁𝑒𝑡 𝐴𝑠𝑠𝑒𝑡𝑠 +/− 𝐴𝑑𝑗𝑢𝑠𝑡𝑚𝑒𝑛𝑡𝑠

𝑁𝑢𝑚𝑏𝑒𝑟 𝑜𝑓 𝑈𝑛𝑖𝑡𝑠 𝑜𝑛 𝐼𝑠𝑠𝑢𝑒
= 𝑁𝑇𝐴 

 

Where: 

Net Assets are the difference between 
total income and total expenses for the 
Offer; 

Adjustments are the total value of Unit 
Certificates; 

Number of Units on Issue is the sum of 
the Units on issue in the Unit Class; and 

NTA is the Net Tangible Asset value 
expressed as a ratio where greater than 
1 (one) represents a gain. 

The Premium Income Fund Unit Class is an open-ended 
Unlisted Property Scheme for this Disclosure Principle 8, and 
for Unit pricing in ASIC Regulatory Guide RG94. 

The Class Assets of the Premium Income Fund Unit Class will 
only be an investment in the Fundus Trust No. 2 as a Sub Trust. 

The Sub Trust Portfolio is new and has no Net Tangible Assets 
at the time of issue of this PDS.  

An initial list of preferred underlying Project Sites has been 
researched for investment when the PDS reaches Minimum 
Subscription, and when sufficient investment inflows allow the 
Sub Trust to establish a Portfolio of Project Site investment. 

We will maintain an updated report on the current underlying 
Project Sites, their individual and collective Net Tangible Asset 
values in the Sub Trust Portfolio, the Net Tangible Asset Value 
of each Unit in the Premium Income Fund Unit Class (using the 
formula in this Disclosure Principle 8), and their development 
progress, on the RE’s website for the Fund. 

The Sub Fund does not intend to engage in the management 
of tenancies in completed properties with this Offer. 
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6. Fees and Costs of the Offer 
 

6.1. Consumer Warning 

The Corporations Regulations 2001 (Cth) requires us to include a standard consumer advisory warning. This 
warning is required to be inserted into all product disclosure statements and is not specific to this PDS. This 
consumer warning is also shown in section 6, ‘Fees and Other Costs’, in Part One of the PDS to disclose the 
maximum fees allowed in the Constitution. 
 

DID YOU KNOW? 

Small differences in both investment performance and fees and costs can have a substantial impact on 
your long-term returns. 

For example, total annual fees and costs of 2% of your account balance rather than 1% could reduce 
your final return by up to 20% over a 30-year period (for example, reduce it from $100,000 to $80,000). 

You should consider whether features such as superior investment performance or the provision of 
better member services justify higher fees and costs. 

You may be able to negotiate to pay lower contribution fees and management costs where applicable. 
Ask the fund or your financial adviser. 

TO FIND OUT MORE 

If you would like to find out more or see the impact of the fees based on your own circumstances, the 
Australian Securities and Investments Commission (ASIC) website (www.moneysmart.gov.au) has a 

managed investment fee calculator to help you check out different fee options. 

6.2. Fees and Costs 

This section 6 shows the specific fees and other costs that you may be charged with this Offer. These fees and 
costs may be deducted from your Application Money, from the returns on your investment, or from the Class 
Assets of your Unit Class as a whole. 

For tax information, see section 11, ‘Tax Opinion for the Offer’, in this Part Two of the PDS. 

It is important that you read all the information about the fees and costs of the Offer to understand their impact 
upon your investment. All fees stated in this Part Two of the PDS include GST where applicable (less reduced 
input tax credits if any), and transfer duty if any (also known as stamp duty). 

6.3. One Set of Fees 

The Premium Income Fund Unit Class is a Unit Class of The Guardian Investment Fund and invests through a 
controlled Sub Trust. This operating structure is intended to reduce risk and provide efficiencies and cost 
savings in administration, custody and other services. It is not a ‘fund of funds’ and has only one set of 
Management Costs described in this section 6. 

6.4. When Money Moves into or out of the Premium Income Fund Unit Class 

 

Type of Fee or Cost Amount (incl. GST) How and When Paid 

Establishment Fee NIL Not Applicable 

Contribution Fee NIL Not Applicable 

Withdrawal Fee NIL Not Applicable 

Exit Fee NIL Not Applicable 

  



 

 

P a r t  T w o  |  P a g e  3 1  

Pre mium Income F und Unit  C lass  

6.5. While Money is Invested in the Premium Income Fund Unit Class 

For more information about the fees and expenses in this table, see section 6, ‘Fees and Other Costs’, in Part 
One of the PDS. 
 

Type of Fee or Cost Amount (incl. GST) How and When Paid 

Management Costs 1   

Management Fee2 3.5% per annum of 
the gross value of 
the Unit Class 
Assets. 

Calculated daily per Unit Class and payable monthly 
in arrears from the income or assets corresponding 
to that Unit Class. 

Fund Expenses 3 Estimated 1% per 
annum of the gross 
value of the Unit 
Class Assets. 

Estimated from the cash flow projections 
specifically for the Premium Income Fund Unit Class 
recoverable from the income or assets 
corresponding to that Unit Class, and any other 
expenses that are to be apportioned across Unit 
Classes by the RE. 

Total (of the above fee and 
expenses) 

Estimated 4.5% per 
annum of the gross 
value of the Unit 
Class Assets. 

Management Fee plus typical Fund Expenses 
(including GST). 

Service Fees   

Switching Fee NIL Not Applicable. 

Adviser Fee 4 A maximum of 3.3% 
of the Application 
Amount. 

A percentage (if any) of the Application Amount 
authorised by you on the Application Form. 

Your Application Monies will be reduced by this fee 
amount, and Units will be issued on the reduced 
amount. 

 

Note 1: Management Costs in this table is the total of the Management Fee and typical Fund Expenses which 
is intended to assist you in comparing Premium Income Fund Unit Class with other Registered Schemes and 
financial products. 

Note 2: The Management Fee in this table is paid to us as Trustee and Responsible Entity for the Fund. We may 
share this fee with our appointed Investment Managers and Portfolio Managers. Generally, we are paid this 
fee to act in the interests of Fund members (Unitholders) by complying with the relevant laws, using our 
experience and expertise to manage the assets of the Fund, including appointing other asset managers and 
experts where required, and meeting administrative, accounting and reporting obligations. 

Note 3: Fund Expenses in this table may be as much as 10% pa during the establishment of the Portfolio up to 
$20 million AUM and is an estimate made up of establishment costs, recurring administrative, accounting and 
reporting and promotion expenses, for example operating unitholder and asset registers, Unit Pricing, Fund 
accounting, instructing the Custodian and arranging distribution of the Fund to investors.  

The actual expenses may be more or less than this estimate which will be revised annually. Other possible non-
recurring expenses related to the Equity Funding Facilities of specific Project Sites, for example enforcing 
securities, are not included in this estimate. See section 6, “Fees and Other Costs”, in Part One of the PDS. 

Note 4: The Adviser Fee in this table is not a commission or payment from us to an adviser. If you agree or 
negotiate to pay a fee to a financial adviser, then you can choose to have this Adviser Fee paid from your 
Application Money by authorising the percentage you have agreed on the Application Form. See section 6, 
‘Fees and Other Costs’, in Part One of the PDS. 
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6.6. Example of Annual Fees and Costs for the Offer 

The example in the table below describes the fees and costs you will be charged specifically with this Offer. The 
same example is also shown in section 6, ‘Fees and Other Costs’, in Part One of the PDS, and describes the 
maximum fees and costs permitted under the Constitution of the Fund. 

 
 

Example Balance of $50,000 with total contributions of 
$5,000 during year 1 

Contribution Fees NIL FOR every additional $5,000 you put in you will be 
charged NIL. 

PLUS, Management Costs 2 Estimated as 4.5% per 
annum of the total 
value of the Unit Class 
Assets. 

AND for every $50,000 you have in the Fund, you 
will be charged up to $2,250 each year. 

EQUALS Cost of Fund 3  If you had an investment of $50,000 at the 
beginning of the year, and you put in an additional 
$5,000 during that year, you would be charged fees 
of up to $2,250. 

 

 

Note 1: It is a requirement of the Corporations Regulations 2001 (Cth) that the above example assumes a 
balance of $50,000 and a total of additional contribution of $5,000 in a year. 

Note 2: The Management Costs disclosed in this example include the actual Management Fee and an estimate 
of the Fund Expenses for the Offer in this Part Two of the PDS, but with no Adviser Fee. 

Note 3: You may agree to pay an Adviser Fee to your financial adviser and instruct us to pay this fee from your 
Application Money on the Application Form. Adviser Fees (if any) are not shown in this Cost of Fund example. 
See section 6, ‘Fees and Other Costs’, in Part One of the PDS. 

Management Fee 

This is the fee payable to us for managing and operating the Premium Income Fund Unit Class. The 
Management Fee is calculated daily, and payable monthly in arrears from the Fund Income or from the 
underlying assets corresponding to the Unit Class. 

Adviser Fee 

The Adjusted Application Amount is the Application Amount less the Adviser Fee (if any) in dollars. 

For example, if your Application Amount for Units in the Premium Income Fund Unit Class was $50,000, and 
you authorised an Adviser Fee of 3.3% which is $1,650 including GST, then the Adjusted Application Amount is 
$48,350 (being $50,000 less 3.3%). We will issue you 48,350 Units @ $1 per Unit in the Premium Income Fund 
Unit Class. See section 6, ‘Fees and other Costs’, in Part One of the PDS. 

Fund Expenses 

A list of possible recurring and non-recurring Fund Expenses is included in section 6 ‘Fees and Other Costs’, in 
Part One of the PDS. However, this is not an exhaustive list and there may be other expenses such as one-off 
expenses for onboarding Unitholders or one-off expenses related to a specific Project Site in the Portfolio. 
Additionally, the Fund may engage external consultants on specific Projects in which case these will be a cost 
to the Project Site and not the Fund. 

The ASIC Regulatory Guide RG97 updated on the 24th November 2015 requires the indirect costs of interposing 
vehicles to be included in the Management Costs of managed investment products. The indirect costs of the 
Sub Trust in this Offer have been included in the Managements Costs disclosed in this section of the PDS. 
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7. Specific Benefits of the Offer 
 

General benefits of the Fund are described in section 3, ‘Benefits of Investing in the Fund’, in Part One of the 
PDS. In addition, there are further benefits of the Offer described in this section of Part Two of the PDS. These 
may not be all the benefits of the Fund and the Offer. The risks of investing in the Offer are disclosed in section 
8, ‘Specific Risks of the Offer’, in this Part Two of the PDS. 

7.1. Regular Distributions 

The investment objective of this Offer seeks to 
provide a return within a range of 8% per annum 
and 15% per annum and distributed quarterly in 
arrears when available. 

The Funds’ Portfolio seeks to produce a higher 
return than other lower risk investments and may 
be suitable for Investors who have a higher 
tolerance to property development related risk. 

7.2. Distributed Fund income 

The Premium Income Fund Unit Class seeks to 
distribute the net income of the Sub Trust 
Portfolio at calendar quarters when available. The 
Portfolio is designed to make Distributions from a 
fixed monthly income and a cycle of performance 
based premium income as a share of project gross 
margin in completed Project Sites. 

7.3. Diversified Asset Allocation 

The assets of the Premium Income Fund Unit Class 
will be managed in a Portfolio designed to diversify 
income and risks from investments in Project Sites. 
Diversification improves the probability that 
distributable net Fund Income will be available. 

The number of investments made in the Portfolio 
will primarily depend upon Investor capital 
inflows. While the Portfolio is being established it 
may be invested in just one Project Site for a time 
with no diversification. Similarly, periods 
immediately after the completion of a Project Site 
will reduce diversification across the remaining 
Project Sites. 

7.4. Liquidity Events 

Liquidity Events are created in the Portfolio by the 
completion of Project Sites and the sales of 
completed property which provide a share of 
project gross margin as a lump sum to the 
Portfolio. 

The possibility of Liquidity Events position the 
Premium Income Fund Unit Class between illiquid 
direct property investments and liquid listed 
property investments. 

 
7.5. Opportunistic Investments 

Capital inflows plus cash on hand allow the Sub 
Trust Portfolio to make opportunistic investments 
in underlying Project Sites, arranged as equity 
funding facilities to cash constrained property 
developers for a negotiated share of the project 
gross margin. 

A fixed monthly income return at a fixed rate over 
a fixed term is augmented by a final performance 
based premium income return once the 
development is completed and all sales finalised. 

7.6. No Gearing 

The Premium Income Fund Unit Class will only 
invest into the Portfolio with cash. The Portfolio 
will not borrow to invest in underlying Project Sites 
and therefore the Portfolio will not be geared. 

With only equity in the Portfolio, the risk and 
complexity of transactions is reduced. 

7.7. Property Asset Class 

The Premium Income Fund Unit Class will only 
invest in researched property developments in 
either residential, commercial or light industrial 
projects. 

In general, the property asset class in Australia is 
well understood and heavily researched with 
many commentators. Property transactions are 
mainstream with many providers and practitioners 
servicing various property markets. 

7.8. Switching Funds 

The Premium Income Fund Unit Class provides 
Distributions of Fund Income from a Portfolio of 
investments across many Project Sites. 

However, after a period, the Distribution 
Reinvestment Plan may grow a unitholding to a 
level where a unitholder may wish to switch to a 
closed-ended Unit Class of the Fund that is 
investing in a property development which offers 
an in-specie settlement of title for a specific 
wholesale property in the development project. 
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7.9. Step-in Rights 

The Investment Manager researches and 
negotiates Equity Funding Facilities with 
prospective Project Sites for the best advantage to 
the Portfolio, and that comply with the Portfolio 
Management Model and Portfolio Policy Suite for 
the Fund. 

Each Equity Funding Facility includes the ability for 
the Investment Manager to take security over all 
assets of the SPV for the Project Site (see section 
9.12, Secured Assets). 

The security arrangements in the Equity Funding 
Facility, grant the Investment Manager 
operational supervision of the property 
development over the term of the facility, 
including for various expert consultants to make 
reports. 

In the event where underperformance of the SPV 
and its contractors breaches pre-agreed key 
performance indicators, and proposed remedies 
will put at risk the investment capital and income 
to the Portfolio, then ‘step-in’ rights are triggered 
for the Investment Manager. 

The Investment Manager then can step into the 
SPV on behalf of the Fund at an early stage while 
the Project Site is still viable, and with all the 
necessary rights and powers to complete the 
property development and return capital and 
income to the Portfolio. 

In the case where the Trustee or Investment 
Manager does step in and appoint new service 
providers with the intention of successfully 
completing the project, it is possible that 
additional time and costs may erode the 
negotiated income to the Sub Trust Portfolio. 

The costs of stepping in, inherited liabilities and 
any remedial works on the Project Site will first 
erode the outgoing property developer’s share of 
project gross margin, and then the Sub Trust share 
of project gross margin, and lastly the invested 
capital if the costs are sufficiently severe. 

The Investment Manager at a point in time may 
choose to make a legal claim against the outgoing 
property developer or make a claim against 
insurance if available (see section 7.10 
‘Insurance’), or both to maximise the capital and 
income return to the Portfolio. 

 
7.10. Insurance 

If insurance cover has been included in the Equity 
Funding Facility, then in the event where either 
the underperformance of the underlying SPV, any 
of the risks in section 8 below, or other unforeseen 
events cause the property development on the 
Project Site to be unrealisable, then the 
Investment Manager has the option to make a 
claim against insurance in addition to step in rights 
as described in section 7.9. 

This insurance (when available) seeks to protect 
the Portfolio’s capital and income from the 
underlying equity investments and reduces the 
level of risk for Unitholders in the Premium Income 
Fund Unit Class.  

There remain some risks as described in section 8, 
therefore this insurance is not a guarantee to 
Unitholders. 

If insuring the Equity Funding Facility provided to 
an SPV, the Investment Manager will endeavour to 
arrange specialised insurance cover for the 
invested capital and income. 

The cost of this insurance cover would be included 
in the Total Development Costs (TDC) of the SPV 
for the Project Site (see section 4 ‘Worked 
Example of an Investment in a Project Site’).  

The beneficiary of the insurance in the event of a 
claim, is the controlled Sub Trust as provider of the 
Equity Funding Facility. 

The effect of the insurance is to return the Equity 
Funding Facility’s invested capital and income to 
the Sub Trust, as if there had been no impairment 
and to the extent insured. 

If the Sub Trust’s insures an Equity Funding Facility, 
it has recourse to recover capital and income 
under certain events, however this should not be 
considered by unitholders as a guarantee.  

The risks in section 8 ‘Specific Risks of the Offer’ 
may still occur, including the risk that contractual 
arrangements with counterparties and securities 
are inadequate or otherwise unenforceable. 

The Investment Manager is seeking to arrange 
capital and income insurance cover at the issue 
date of this PDS. 
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8. Specific Risks of the Offer 
 

General risks of the Fund are described in section 5, ‘Risks of Investing in the Fund’, in Part One of the PDS. In 
addition, you should give special consideration to the risks specific to the Offer in this section, and in section 5, 
‘ASIC Benchmarks and Disclosure Principles for the Offer’, in this Part Two of the PDS. These may not be all the 
risks of the Fund and the Offer. 

All investments involve varying degrees of risk. While there are many factors that may impact upon the 
performance of any investment, the section below summarises some of the likely risks that Investors should be 
aware of when deciding whether to invest in this Offer. 

Before investing, prospective Investors should consider whether this Offer is a suitable investment, having 
regard to their investment objectives, financial position and circumstances. Investors should also consider the 
level of risk with which they are willing to accept, the level of returns they require, the frequency and nature 
of those returns, and their investment time horizon. Investors should seek professional advice in setting their 
investment objectives. 

The value of an investment in the Offer and any income distributions to Investors may rise or fall over time. 

8.1. Risk Versus Return 

In general, all investments are designed to provide a 
return and are subject to risk. This means that, as 
well as making money, there is also a chance that 
you could lose some or all of your money. You might 
also think of risk as the possibility that your 
investments do not achieve your financial 
objectives. Typically, the bigger the potential 
investment return, the higher the investment risk, or 
the longer the required investment timeframe. 

8.2. Development Risk 

There is a risk that the property development of an 
underlying Project Site in the Sub Trust Portfolio 
will take longer or cost more than budgeted for in 
the Feasibility Analysis, which could adversely 
affect the performance of an investment of the 
Premium Income Fund Unit Class. 

Mitigants: The Portfolio is diversified which spreads 
the risk of underperformance by a Project Site that 
experiences difficulty. 

Mitigants: The Portfolio’s equity funding facility 
arrangements include security over all SPV assets 
and step-in rights to access the SPV share of project 
gross margin and if possible complete the Project 
while profitable. 

8.3. Litigation Risk 

There is a risk that the Fund will have to 
commence litigation to enforce its securities. This 
cost may negatively impact the returns to 
investors. 

 
8.4. Approvals Risk 

The underlying investments of the Sub Trust 
Portfolio may require various council approvals, 
such as planning approvals, operational works 
approvals and Building Approvals. New or 
modified applications may have to be submitted to 
local government as part of a more opportunistic 
investment. Delays in obtaining the necessary 
approvals, or any changes to a proposed 
development, may adversely affect the Portfolio. 

Mitigants: The Portfolio Manager, in accordance 
with the Investment Policy, will make due diligence 
enquiries about the existing approvals, or the 
likelihood of new approvals, to provide the best 
prospect of achieving the expected outcome. 

8.5. Valuation Risk 

There is a risk that the independent valuations we 
obtain for each Project Site investment will not 
accurately reflect the true value of that property 
at the time the valuation is undertaken. 

This may result in the Portfolio providing an equity 
funding facility greater than is appropriate for the 
final market value, which may reduce the premium 
income return to the Portfolio from a share of the 
project gross margin. 

Mitigants: The equity interest investments in Project 
Sites are managed in a Portfolio designed to diversify 
returns and risk across many Project Sites. The 
investment objective may still be achieved from the 
performance of other Projects Sites in the Portfolio. 
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8.6. Environmental, Social and 
Governance Risks 

Land contamination, the presence of hazardous 
materials, asbestos or other contaminants may be 
found on one or more of the underlying Project 
Sites and can have an adverse impact upon the 
performance of the investments in the Sub Trust 
Portfolio. 

Changes in environmental policy, ratings systems 
(e.g. NABERS) and other legislated environmental 
outcomes may adversely affect the property 
development works. Additionally, changes in 
social norms, outcomes or expectations, including 
the governance of investments, may impact 
positively or negatively upon the performance of 
the Portfolio. 

8.7. Portfolio Risk 

The Portfolio Management Model and policy suite 
are designed to produce a positive statistical 
expectancy from investments in property 
developments. However, there is a risk that this 
design does not achieve what is intended. 

Mitigants: The Portfolio Management Model and 
policy suite will be reviewed continuously to adjust 
where possible to market conditions. Property 
investments and development are not high 
frequency transactions, and often have lead times 
that provide the opportunity for switching to better 
performing transactions. 

8.8. Counterparty Risks 

The operation and investments of the Fund 
depend on many contractual and statutory 
arrangements with counterparties, including 
distribution, trustees, custody, mortgagors, 
insurers and Project Site SPV’s. 

There is a risk that one or more of the counterparties 
will not or is unable to meet its obligations and the 
rights and recourse of the Fund are inadequate or 
are otherwise unenforceable. 

Mitigants: All securities are registered with a 
government agency and are intended to be binding 
and effective at the time of registration. 

Mitigants: All insurances when obtained are 
maintained and intended to be binding and effective 
for the term of the equity funding facility. 

 
8.9. Market Risk 

The value of the underlying Project Sites in the Sub 
Trust Portfolio, and therefore the value of your 
Units in the Premium Income Fund Unit Class, may 
be affected during the term of your investment 
when there is: 

• a market oversupply of similar types of Project 
Sites held in the Portfolio which delays the sales 
of completed properties, and therefore delays 
the share in project gross margin; and 

• adverse circumstances for a Project Site, or 
changing market conditions, which may require 
the Sub Trust Trustee to ‘step in’ and incur 
additional costs to replace, restart or complete 
the development work. 

Mitigants: The equity interest investments in Project 
Sites are managed in a Portfolio designed to diversify 
returns and risk across many Project Sites. The 
investment objective may still be achieved from the 
performance of other Projects Sites in the Portfolio. 

8.10. Securities Risk 

There is a risk that the securities taken out by the 
Sub Trust Trustee are inadequate or are otherwise 
unenforceable. 

Mitigants: All securities are registered with a 
government agency and are intended to be binding 
and effective at the time of registration. 

8.11. Competing Securities Risk 

It is intended that the Equity Funding Facility is the 
primary source of funding to an SPV and has a 
priority over other securities. The SPV will provide 
the balance of cash required to complete the 
Project. In the event the SPV arranges with third 
parties who may hold securities and a dispute 
arises, then the priority of the securities may have 
to be resolved by mediation or in the courts, which 
may adversely affect the performance of the 
Portfolio. 

Mitigants: The equity funding facility arrangements 
typically fully fund the Project SPV without the need 
for third party construction funding or security. 

Mitigants: If additional third-party funding with 
security is arranged by the Project SPV, a Deed of 
Priority sets out the relationship between the 
Portfolio and third-party securities. 

 

Neither the RE, Investment Manager or any other person has guaranteed the repayment of investments or 
any particular rate of return from the Fund. 
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9. Investor Information for the Offer 
 

9.1. Distributions for this Offer 

A Distribution from the Premium Income Fund 
Unit Class is a payment of Fund Income to 
Unitholders and will be paid from cash produced 
by Liquidity Events in the Sub Trust Portfolio. 

A component of the Portfolio will be maintained as 
liquid assets such as cash, which may from time to 
time also be made up of cash from Capital inflows. 
We consider this liquid component to be an 
essential cash flow feature of the Portfolio 
Management Model for periods between Liquidity 
Events. For example, for the Premium Income 
Fund Unit Class to meet its obligations when they 
fall due. 

Distributions of Fund Income, when available, will 
also be paid from cash and may therefore include 
a Capital inflow component as determined by the 
Unit Pricing Policy.  

We do not consider this to be a distribution of 
Investor’s Capital when it is part of the liquid 
component of the Sub Trust Portfolio. 

The Sub Trust Portfolio is open-ended and will 
continuously cycle investments in Project Sites for 
interest income and shares in project gross margin 
as permitted by Capital inflows and property 
market demand. It is expected that liquid assets 
and Liquidity Events in the Portfolio will allow for 
regular Distributions of Fund Income to 
Unitholders. 

However, while the Portfolio is being established, 
there is expected to be monthly interest income 
returns only to the Portfolio, and consequently, 
Distributions may be reduced in the first 12 
months of this Offer.  

After the first 12 months when additional 
performance based premium income from a share 
in project gross margins is expected, we expect to 
make Distributions of Fund Income at calendar 
quarters in accordance with the Unit Pricing Policy, 
and the Portfolio Management Model. 

Where a quarterly Distribution has not been made 
due to liquidity constraints, the Unit Pricing Policy 
and the Portfolio Management Model will accrue 
any accretive capital growth in the Unit Price and 
include it in the next quarterly Distribution if there 
have been subsequent Liquidity Events in the 
Portfolio. 

 
9.2. Withdrawals for this Offer 

There are no Withdrawal Rights for Investors in 
this Offer. See also section 5 in this Part Two of the 
PDS. 

However, the Sub Trust Portfolio will seek to 
maintain a cash component and create Liquidity 
Events upon the final sales of the property 
products from completed underlying Project Site 
developments. 

We will therefore endeavour to meet Withdrawal 
requests when we receive them, and to offer 
Withdrawal Periods which are typically expected 
to coincide with Liquidity Events in the Portfolio.  

The Portfolio Manager can also assist incoming 
Unitholders to acquire existing Units from 
Unitholders that are arranged between 
Unitholders. 

The frequency and terms of Withdrawal Periods, 
when offered, will ultimately depend upon the 
constraints of the Portfolio Manager, Capital 
inflows, investments and property development 
timeframes, the Portfolio Management Model, 
and the Unit Pricing Policy. 

9.3. Distribution Reinvestment 
Plan 

The RE will operate a distribution reinvestment plan 
for all Investors who have not selected to opt-out of 
the plan on the Application Form.  

The distribution reinvestment plan rules are set out 
in a written policy which is available free of charge 
on request using the contact details in section 9.13 
of this Part Two of the PDS. 

Generally, the distribution reinvestment plan will 
reinvest eligible Distributions for participating Units 
by issuing additional Units in lieu of remitting cash 
Distributions to the Unitholder. 

It is expected that new Units will be issued at the 
Unit Price used to make the Distribution. The RE has 
some discretion in the distribution reinvestment 
plan rules to maintain fairness, preserve the 
effective operation of the plan, and not cause 
breaches of the Constitution or Corporations Act. 

Unitholders can request to opt-out of the 
distribution reinvestment plan at any time. 
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9.4. Unit Pricing 

The Portfolio of Project Sites is held and managed 
in the Fundus Trust No. 2 which is a Sub Trust of 
the Premium Income Fund Unit Class of the Fund. 
Investors’ interests in this Unit Class are held as 
Units with a pari-passu or equal right to a 
proportional share of net income from the 
Portfolio. 

Regular Unit pricing is required to facilitate 
transactions to and from the Premium Income 
Fund Unit Class, for example to: 

• issue new Units to Investors; 

• issue additional Units to existing Investors 
making new contributions; 

• issue additional Units to existing Investors that 
participate in the ‘Distribution Reinvestment 
Plan’; 

• make Distributions of net Fund Income of the 
Unit Class; and 

• make redemptions of Units from Unitholders 
making Withdrawal Requests and during 
Withdrawal Periods. 

Unit prices will change because of the net effect of 
these transactions, the investment and 
completion of Project Sites in the Portfolio, and 
other operational factors. See section 3.1, 
‘Portfolio Management’, in this Part Two of the 
PDS. 

The Unit prices are struck in accordance with the 
suite of policy documents used by the Portfolio 
Manager to manage the Portfolio, and the Unit 
Pricing Policy. 

The Unit price therefore facilitates transactions in 
and out of the Fund and is not a helpful indicator 
of the performance of the Portfolio.  

The Portfolio Manager will produce a separate 
report on Portfolio performance comparing it to 
the investment objective (see section 1.2, ‘Key 
Features of the Offer’, in this Part Two of the PDS). 
An update will be produced at each Distribution 
and at least annually. 

9.5. Labour Standards, Social, 
Ethical and Environmental 
Considerations 

We do not take into account Labour standards, 
environmental, social or ethical considerations 
when making investment decisions relating to the 
Fund. 

 
9.6. Liquidity 

Direct property in general is considered an illiquid 
asset compared to more liquid assets or asset 
classes that have a formal secondary market. 
Nonetheless, a level of liquidity can be provided by 
managing the investments in a Portfolio. 

The Portfolio Manager will endeavour to invest in 
assets of types and sizes that make Liquidity 
Events possible, and which provide opportunities 
for Withdrawal Periods. 

The actual level of liquidity in the Portfolio at any 
point in time, however, is dependent upon the 
Capital inflows into the Offer, the time taken to 
complete Project Sites, and the property market 
demand for sales. 

9.7. Switching Unit Classes 

A switch from the Premium Income Fund Unit 
Class to another Unit Class of the Fund is a 
Withdrawal from the Premium Income Fund Unit 
Class, and an Application for Units in that other 
Unit Class of the Fund. 

To initiate a switch, you will need to complete the 
Guardian Investment Fund Unit Class Switching 
Form. A copy of this form can be obtained using 
our contact details in section 9.13, ‘Updated 
Information’, in this Part Two of the PDS. 

You must continue to hold the Minimum 
Investment amount in the Premium Income Fund 
Unit Class you are switching from, otherwise the 
request will be considered a request for a full 
switch, and the balance of your investment will be 
switched in accordance with your switch 
instructions but subject to liquidity and other 
restrictions on Withdrawals that are applicable at 
the time. 

A switch between Unit Classes of the Fund may 
have tax implications, and Investors should seek 
professional tax advice in this regard. 
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9.8. Other Jurisdictions 

No action has been taken to either register or 
qualify Units in the Fund, or to register the 
invitation to participate in the Fund, or to 
otherwise permit any offering of Units in the Fund 
in any jurisdiction other than Australia and 
Singapore. 

It is the responsibility of prospective investors to 
satisfy themselves as to the full compliance with 
the relevant laws and regulations in their 
jurisdiction of domicile, in connection with an 
application to participate in the Fund, including 
obtaining any requisite regulatory or other 
consent, and adhering to any other formality 
prescribed in such jurisdiction. 

By receiving and viewing this PDS, the recipient is 
warranting that they are legally entitled to do so, 
and the securities laws of their jurisdiction of 
domicile do no prohibit them from acquiring Units 
in the Fund. 

Applicants from Singapore 

With respect to Singaporean jurisdiction, this PDS 
has been prepared on the basis that prospective 
applicants are accredited investors or certain 
other persons prescribed under section 305 of the 
Securities and Futures Act, Singapore. 

Accordingly, this PDS is a restricted offer under 
Monetary Authority of Singapore scheme number 
18J7TE80137, and Units in this scheme are not 
allowed to be offered to the retail public in 
Singapore. 

This PDS is not a prospectus as defined in the 
Securities and Futures Act, Singapore and, 
accordingly, statutory liability under that 
Securities and Futures Act in relation to the 
content of prospectuses does not apply. 

Prospective applicants receiving this PDS should 
consider carefully and obtain professional advice 
whether this offer is suitable for them. 

The Trustee, Custodian, Investment Manager and 
the Fund are registered with the Australian 
Securities and Investments Commission (ASIC) 
under the Corporations Act in Australia. 

 

9.9. Foreign Investment Review 
Board (FIRB) 

If the Fund Investors are predominantly entities 
that are domiciled and operate outside Australia, 
then the Fund will be characterised as a ‘foreign 
person’ for the purposes of the Foreign 
Acquisitions and Takeovers Act 1975 (Cth) (‘FTA’), 
meaning that acquisitions of Australian assets by 
the Fund will be subject to the review processes 
contemplated by the FTA. 

The Australian Government has established, under 
the FTA, related regulations and foreign 
investment policy, and investment thresholds for 
foreign persons.  

Generally, the effect of these is that the 
acquisition of any asset in the Fund will be 
approved automatically on a notification-only 
basis. 

The Investment Manager will continue to take 
legal advice and consult with investors in relation 
to the applicable FTA requirements from time to 
time, having regard to the nature of the proposed 
investments. 

It is expected, however, that all the investments by 
the Fund will be under applicable thresholds and 
will therefore not require specific FIRB approval. 

9.10. FATCA and CRS 

Investors to Provide Certain Information 

There are certain consequences that may occur if 
you apply to invest and you are, or become, a United 
States of America (‘US’) entity, a US citizen, reside in 
the US, or have some connection with the US. These 
consequences may be potentially adverse for you. If 
this applies to you, we encourage you to seek 
professional taxation advice. 

Based upon current guidelines, we believe that the 
Fund must comply with certain requirements 
under the United States Foreign Account Tax 
Compliance Act (“FATCA”) which applied from 1st 
July 2014 and the OECD countries’ Common 
Reporting Standards (“CRS”) which applied from 
1st July 2017 and which Australia is a signatory. 
Accordingly, we may request that you provide 
certain information about yourself for us to 
comply with our FATCA and CRS obligations. 
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9.11. Material Documents 

There are several material documents that will 
affect your Unitholding, the Portfolio 
management of Project Site assets, and the 
general operation of the Premium Income Fund 
Unit Class. 

Portfolio Policy Suite 

The suite of written policies that are used by the 
Portfolio Manager to manage the Portfolio and 
achieve the investment objective are the Unit 
Pricing Policy, Risk Policy and Investment Policy. 

Operational Document Suite 

The suite of documents that are used to operate 
the Premium Income Fund Unit Class outside of 
the Portfolio include this Product Disclosure 
Statement, the Constitution and supplementary 
constitution per Offer, the Compliance Plan and 
risk management statement, the Anti-Money 
Laundering Policy, the dispute resolution program, 
the Privacy Policy, continuous disclosure policy, 
expert opinions, the Conflict of Interest Policy, the 
Unitholder Register, and the Unit Class and 
corporate diaries. 

Service Provider Documents 

The Investment Manager, Portfolio Manager, 
Auditor, Custodian, Fund accountants and corporate 
accountants, legal advisers, and other specialists are 
all engaged with consultancy agreements and 
service level agreements. 

SPV Contractual Document Suite 

The Investment Manager on behalf of the Sub Trust 
Trustee will arrange with the SPV for each Project 
Site suite of contractual documents (as required) 
including a Subscription Agreement, Shareholders 
Agreement, Bill of Mortgage of Assets, General 
Securities Deed, and pro forma Director Resolutions, 
Deed of Priority, and Development Services 
Agreement as required. 

  

 

Sub Trust Assets 

The assets of the underlying controlled Sub Trust 
are the equity investments in the Project Site SPVs. 

These interests are secured by a Bill of Mortgage 
of Assets, including a registered mortgage over all 
Land, and a General Security Agreement over all 
non-land assets such as other assets of the SPV. 

These securities are arranged in the Equity 
Funding Facility and include ‘step in’ rights for 
taking control of the SPV to preserve the 
investment from each Project Site where possible. 

If security and step in actions are insufficient to 
recover capital and income to the Sub Trust 
Portfolio, and in addition to those remedies, then 
the invested capital plus the fixed monthly income 
and premium income of the Equity Funding Facility 
may be insured for the benefit of the Sub Trust 
(the Investment Manager is arranging capital and 
income protection insurance at the issue date of 
this PDS). 

9.12. Secured Assets 

Investors Assets 

Investors assets in the Fund are held in Units in the 
Premium Income Fund Unit Class. The value of 
Units is not guaranteed. 

The underlying Class Assets of the Premium 
Income Fund Unit Class are exclusively held as 
interests in a controlled Sub Trust and are wholly 
owned by the Unit Class (and therefore do not 
require to be secured). 
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9.13. Updated Information 

Updated Information for the Unit Class of this 
Offer and the underlying Portfolio of assets can be 
obtained from the Responsible Entity at: 

Guardian Securities Limited 
Suite 45, 58 Riverwalk Avenue 
Robina QLD 4226 
Ph: +61 7 5562 0888 
info@guardiansecurities.com.au 

Some Updated Information may also be obtained 
from the Investment Manager at: 

QB4 Capital Pty Limited 
PO Box 3542 
Loganholme QLD 4129 Australia. 
Ph: +61 7 3036 4070 
Fax: +61 7 3036 4079 

Alternatively, some reports will be available on the 
Responsible Entity’s website for the Fund at 
www.guardiansecurities.com.au under ‘Investor 
Information’. 

9.14. Investor Reporting 

We will provide you with each of the following: 

• A confirmation we received your application 
money; 

• A Unit Certificate which includes a Statement of 
Holdings when your application is accepted; 

• A distribution or distribution reinvestment 
statements; 

• An annual taxation summary; and 

Other information as required by our continuous 
reporting obligations will be placed on our 
website. 

 
9.15. RE Disclaimer 

As Responsible Entity and Trustee for this Offer, 
and notwithstanding any other disclosures in the 
is Part Two of the PDS: 

• The Responsible Entity does not guarantee the 
repayment of capital or any returns of the 
Offer; 

• Investment in the Offer is subject to investment 
risks which could include delays in repayment 
of distributions and loss of capital; 

• You are responsible for appointing suitable 
qualified financial planners or advisers. We are 
not responsible for the advice or actions of your 
financial planner or adviser; 

• The Responsible Entity does not represent that 
the Offer outlined in this Part Two PDS is 
necessarily appropriate for you; 

• Monies paid or received must always be in 
Australian dollars; 

• We reserve the right to refuse or accept any 
Application; 

• The information contained in this Part Two PDS 
is of a general nature only. It is not based on 
your personal objectives, financial situation or 
needs.  

• You should consider whether the Offer is 
appropriate to your needs, objectives and 
circumstances in consultation with your 
financial planner or adviser. 

• The information contained in this Part Two PDS 
is up to date as at the time of its preparation 
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10. Assurance Report for the Offer 
 

The Portfolio Management Model utilised by the Investment Manager and other qualified consultants for the 
Premium Income Fund Unit Class is heavily relied upon to forecast the benefits and returns in this PDS. We 
have therefore obtained the following independent assurance report on the reliability of this model. 

 

  

INDEPENDENT ASSURANCE REPORT 
ON THE COMPILATION OF A PRO FORMA FORECAST 

for 

THE PREMIUM INCOME FUND UNIT CLASS 

OF THE GUARDIAN INVESTMENT FUND 

ARSN 168 048 057 

 

Introduction 

We have been engaged by Guardian Securities Limited ACN 106 187 731 (AFSL 240506) as trustee and 
responsible entity of The Guardian Investment Fund including its Premium Income Fund Unit Class, and 
Fundus Management Pty Ltd as trustee of the Fundus Trust No. 2 (the Trustee(s) as required), through their 
appointed investment manager, to complete an independent assurance report (the Report) on the criteria 
and compilation for the financial forecasts for the Premium Income Fund Unit Class and the underlying Fundus 
Trust No. 2 (and together herein the Premium Income Fund Unit Class) for a Portfolio of property 
development projects (the Projects). 

A Product Disclosure Statement (PDS) will be issued that anticipates the financial performance of the Portfolio 
and cites expected returns to investors based on these financial forecasts. 

Expressions and terms defined in the PDS have the same meaning in this Report. 

Scope 

The Trustees, through their appointed investment manager, have requested Advanced Accountants RTM Pty 
Ltd (us, we, our) to review and provide expert opinion on the forecast revenue, forecast enhancement costs, 
forecast finance costs, forecast selling costs and forecast gross margin of the Projects (the Pro Forma 
Forecasts) provided to us and compiled by the Trustee’s investment manager based on their experience in 
similar activities, and relevant criteria for the Portfolio. 

The issuer of the PDS has relied on the Pro Forma Forecasts and this Report to make certain disclosures 
regarding the benefits, risks and returns of the Portfolio. 

Accounting Audit Advice 
  

ADVANCED ACCOUNTANTS RTM PTY LTD 
ACN 603 839 694 

ABN 53 603 839 694 
  
  

Ph: +617 3272 7027   
F: +617 3319 6721 
  
E: rtm@advancedaccountants.com.au  
W: www.advancedaccountants.com.au 
  
A: 19 Abney Street MOOROOKA Qld 4105 
Po: PO Box 3080 SUNNYBANK SOUTH Qld 4109 

mailto:admin@advancedaccountants.com.au
http://www.advancedaccountants.com.au/
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Trustee(s)’s Responsibilities 

The investment manager engaged by the Trustees has compiled the financial Pro Forma Forecasts from the 
relevant criteria and provided this information including financial information to us. 

For clarity, we have not compiled this information, and we have relied upon the accuracy and reasonableness 
of this information to produce our Report. The Report is made at a point in time, and we are not responsible 
for updating or reissuing reports or opinions with the progress of the Portfolio unless asked to do so. 

Our Responsibilities 

We have acted as the ‘assurance practitioner’ in accordance with the Standard on Assurance Engagements 
ASAE 3450, Assurance Engagements involving Corporate Fund Raising and/or Prospective Financial 
Information (the Standard), issued by the Auditing and Assurance Standards Board (AUASB). Based on the 
assurance procedures of the Standard, we have produced this Report including an opinion on the compilation 
of the Pro Forma Forecasts by the investment manager engaged by the Trustee(s), including anything that 
would cause us to believe that they have not been compiled, in all material respects, with the relevant criteria. 

We have selected the assurance procedures from the Standard based on our review and understanding of the 
operations and nature of the trust, the sequence of events (the Events) and likely transactions for the Portfolio 
from which the relevant criteria has been compiled, and any other thing that may have an affect including the 
presentation of the Pro Forma Forecasts. 

As assurance practitioner, our selected assurance procedures include obtaining evidence for: 

• the experience and expertise of the Trustees and their appointed investment manager from similar 
property enhancement projects including development management and marketing developed 
property. 

• the relevant criteria used for modelling the effects attributable to the Events. 

• the suitability of transactions described in the Pro Forma Forecasts. 

• the Pro Forma Forecasts reflecting the proper application of the relevant criteria. 

We believe that the evidence we have collected and obtained is sufficient and appropriate to provide a basis 
for our conclusion in this Report. 

Subsequent Events 

Having regard to the scope and matters dealt with in this Report, to the best of our knowledge and belief, no 
material transactions or Events outside the ordinary business of the trust have come to our attention that 
would require comment on, inclusion in, or adjustment to the Pro Forma Forecasts, or that would cause the 
Pro Forma Forecast to be misleading or deceptive. 

Liability 

Advanced Accountants RTM Pty Ltd has consented to, and our liability is limited to, the reference or inclusion 
of this Report in the PDS issued for investment in the Portfolio in the form and context it has been provided 
to the Trustee(s) through their investment manager by us as assurance practitioner. 

We are not liable and make no representation regarding any statement in, or omission from, the PDS other 
than this Report. 

Independence or Disclosure of Interest Statement 

Advanced Accountants RTM Pty Ltd is independent and does not have any interest, financial or otherwise, in 
the outcome of the Portfolio other than our professional fees for collecting evidence and producing this 
Report. 
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Conclusion 
Based on the assurance procedures we have selected from the Standard as assurance practitioner, we believe 
that the Pro Forma Forecasts of the investment managers engaged by the Trustee(s) for the Portfolio have 
been compiled accurately and reasonably in all material respects with the relevant criteria. 

Accordingly, we believe disclosures in the PDS based on the Pro Forma Forecasts are realistically based for the 
Portfolio. 

 

 
Robert J White 

Registered Company Auditor and SMSF Auditor | Public Accountant 

 

Dated:  29th August 2018 
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11. Tax Opinion for the Offer 
 

We have obtained a qualified tax opinion in the following report. This report does not take into consideration 
the individual circumstances of any Investor, and we recommend that you obtain your own taxation advice 
before making an investment decision. 

 

 

MATTERS FOR CONSIDERATION - TAXATION 
FOR PROSPECTIVE INVESTORS IN THE 

PREMIUM INCOME FUND UNIT CLASS 

OF THE GUARDIAN INVESTMENT FUND 

ARSN 168 048 057 

 

Introduction 

We have been engaged by Guardian Securities Limited ACN 106 187 731 (AFSL 240506) as trustee and 
responsible entity of The Guardian Investment Fund and its Premium Income Fund Unit Class, and Fundus 
Management Pty Ltd as trustee of the Fundus Trust No. 2 (the Trustee(s) as required), through their 
appointed investment manager, to outline in summary form for prospective investors some taxation 
considerations in relation to their unit holding in the Premium Income Fund Unit Class of the Guardian 
Investment Fund and the underlying investment into development special purpose vehicles (the SPVs) for 
property development projects (the Projects). 

A Product Disclosure Statement (PDS) will be issued that sets out, among other things, how investors can 
invest in the Premium Income Fund Unit Class (the Fund). In this summary, the terms ‘fund’ and ‘trust’ are 
interchangeable. 

This general summary does not take into account the Australian tax consequences for investors who are non-
residents of Australia or acquire the Units otherwise than as an investment pursuant to the Offer or acquire 
the Units in the course of trading or dealing in securities, or otherwise hold the Units on revenue account or 
as trading stock. 

This is a general summary only and is not intended to be and should not be taken as definitive Australian tax 
advice to an investor, and does not consider all possible circumstances that may affect each investor. 

Prospective investors should be aware that their Australian tax implications of investing in the Fund may differ 
from those summarised in this outline, depending on their individual circumstances. Applicants should seek 
advice from their own professional taxation adviser regarding the Australian tax consequences (including GST 
and stamp duty) of acquiring, holding and selling Units in the Fund, having regard to their circumstances. 

Accounting Audit Advice 

  

ADVANCED ACCOUNTANTS RTM PTY LTD 
ACN 603 839 694 

ABN 53 603 839 694 
  
  

Ph: +617 3272 7027   
F: +617 3319 6721 
  
E: rtm@advancedaccountants.com.au  
W: www.advancedaccountants.com.au 
  
A: 19 Abney Street MOOROOKA Qld 4105 
Po: PO Box 3080 SUNNYBANK SOUTH Qld 4109 

mailto:admin@advancedaccountants.com.au
http://www.advancedaccountants.com.au/
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This summary is based on the Australian tax laws, regulations and administrative practices in effect as at the 
date it was compiled. Investors should be aware that any changes (with either prospective or retrospective 
effect) to the Australian tax laws may affect the taxation treatment of the Fund and its members as described 
in this summary. 

Apart from projections as set out in the PDS that we have independently reviewed, this summary may be 
affected by other facts, some of which are of a legal or financial investment nature, as set out in the PDS that 
have not been verified by Advanced Accountants RTM Pty Ltd. The inclusion of this summary in the PDS is 
subject to the terms of our consent for its inclusion. 

The representatives of Advanced Accountants RTM Pty Ltd involved in preparing this letter are not licensed 
to provide financial advice as defined by the Corporations Act 2001. Prospective investors may consider 
seeking advice from an Australian financial services licence holder before making any decision in relation to a 
financial product. Investors should also note that taxation is only one of the matters that need to be 
considered when deciding on a financial product. 

Unless otherwise stated, all legislative references in this letter are to the Income Tax Assessment Act 1936 
and Income Tax Assessment Act 1997 (together, the Tax Act). It is noted that any of the tax laws referred to 
are subject to change periodically, as are their interpretation by the Courts and the Australian Taxation Office 
(ATO). We have no obligation to provide an updated tax letter to reflect such changes. 

Taxation treatment of the Fund 
 

Tax - Income tax status of the Fund 

Generally, unit trusts such as the Fund are treated as ‘flow through’ entities. That is, they are not liable to pay 
income tax on their net (i.e. taxable) income for an income year, provided that the unit holders are ‘presently 
entitled’ to the distributable income of the trust for the income year. 

For income tax purposes, a trust may be taxed as a company if it is a ‘public trading trust’ or a ‘corporate unit 
trust’. Provided that neither the Fund, nor entities that the Fund controls, carries on a ‘trading business’, it 
should not be classed as a public trading trust. In addition, based on the Funds investment activities as 
presented to us, we consider that the Fund should not be a corporate unit trust. 

We have also been advised that the Fund will not normally undertake investment activities that would cause 
the Fund to be considered to control, or carry on, a trading business for the purpose of the public trading trust 
rules. As such, it is expected that the Fund should qualify as a ‘flow through’ trust for Australian income tax 
purposes. The Constitution of the Fund presently entitles investors to all the distributable income of the Fund 
for an income year, therefore neither the RE nor the Fund should be subject to Australian income tax in 
respect of the net income of the Fund. 

We have also been instructed that the security arrangements that form part of the investment activities 
provide for the Trustee to ‘step in’ with certain default events from underperformance of an appointed 
development manager. 

Tax - Net income of the Fund 

The net income of the Fund may include: 

• Dividends from investment in the SPVs when realising underlying gains from the development of the 
Projects and sale of real estate properties to the property market; and 

• Interest income on term deposits and cash equivalent investments. 
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If the Fund makes a tax loss in any income year, the loss is not distributable to the investors. The tax loss may 
be able to be carried forward and utilised by the Fund against future assessable income, provided that the 
Fund satisfies the applicable trust loss rules contained in the Tax Act. 

Taxation treatment of Investors 
 

Acquisition of Units 

Each Unit in the Fund will be a Capital Gains Tax (CGT) asset. For CGT purposes, the cost base (and reduced 
cost base) of each Unit will include the amount each investor paid to acquire the Unit plus any incidental costs 
of acquisition and disposal. 

Distributions from the Fund 

Investors will be required to include in their assessable income their share of the Fund’s net income to which 
they are presently entitled for each relevant income year. This will include Fund distributions that an investor 
becomes presently entitled to but may not receive until after the tax year end. 

Generally, the investors will be assessed in the same year in which the Fund derived the income. The RE of 
the fund (trust) will circulate to investors the details of the net income of the fund proportionate to each 
specific investor. 

An investor’s proportionate share of the Fund’s net income will be determined by their proportional 
entitlement to the distributable income of the Fund. There may be circumstances where the calculation of 
the Fund’s net income for tax purposes and the distributable income vary. 

Each component of the Fund’s net income should retain its tax character in the hands of the investors for 
income tax purposes. The Fund may also make cash distributions to investors more than the net income of 
the Fund. Such distributions may arise because of: 

• ‘Tax deferred’ distributions (e.g. return of capital, and income sheltered by tax depreciation deductions); 
and 

• ‘CGT concessions’ (i.e. the discount component of net capital gains derived by the Fund). 

Tax deferred distributions are not assessable to the investor but, for CGT purposes, will reduce the cost base 
(and reduced cost base) of the investor’s Units in the Fund (but not below nil). If the cost base of the Units is 
reduced to nil, the investor will make a capital gain on any further tax deferred distributions received. Any 
such capital gain may be eligible for discount CGT treatment depending on whether the investor has held the 
Units in the Fund for at least 12 months. Certain integrity provisions may also apply (refer below). 

Distributions of CGT concessions are not assessable to the investor and should not affect the cost base (or 
reduced cost base) of the investor’s Units in the Fund for CGT purposes. 

As noted above, the RE of the Fund will provide distribution statements to the investors setting out the details 
of each trust distribution. 

Sale or Redemption of Units 

A sale or redemption of Units will constitute a disposal for CGT purposes, and may result in a capital gain or 
capital loss for an investor. 

A capital gain will arise to the investor where the capital proceeds received from the sale or redemption of 
the Units are greater than the cost base for CGT purposes. A capital loss will arise if the capital proceeds on 
sale or redemption are less than the reduced cost base of the Units for CGT purposes. 

Discount CGT treatment may be available to reduce any capital gains realised by the investor (after offsetting 
capital losses) on the sale or redemption of the Units if the Units have been held for at least 12 months. The 
CGT discount is one half in the case of an individual or trust, or one third in the case of a complying 
superannuation entity. Companies are not entitled to discount CGT treatment. 
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Integrity rules exist which can prevent the CGT discount being applied to capital gains arising from the disposal 
of Units where a majority of the underlying CGT assets of the Fund have not been held for at least 12 months. 
These integrity rules will not apply if: 

• An investor (together with associates) beneficially owns less than 10% of the voting interests, issued units 
or other fixed interests in the Fund just prior to the disposal; or 

• The Fund has at least 300 investors and the ownership of the Fund is not concentrated (ownership will 
be concentrated if 20 or fewer individuals own, directly or indirectly, at least 75% of the income, capital 
or voting interests in the Fund). 

Investors who dispose of their Units within 12 months of acquiring them or dispose of them under an 
agreement entered into within 12 months of acquiring the Units will not be eligible for discount CGT 
treatment. 

Any capital gain or capital loss derived or incurred by the investor in respect of the Units should be aggregated 
with any other capital gains or capital losses that the investor may have in that year to determine the 
investor’s net capital gain or net capital loss for that year. 

A net capital gain is included in the investor’s assessable income. A net capital loss can only be offset against 
capital gains. Capital losses may be carried forward and offset against future taxable capital gains. 

Other Taxation Matters 
 

Trust taxation reforms 

It should be noted that the Australian income tax laws and ATO practices applying to trusts are in the process 
of reform, including taxation rules contained in Division 6 of Part III of the Tax Act. 

The ATO has recently introduced a new Attribution Managed Investment Trust (‘AMIT’) regime, effective from 
1 July 2016, where RE’s of managed funds can elect to retain the character of income and capital gains to a 
fund for tax reporting purposes. It is recommended that these changes to the trust taxation rules be closely 
monitored to determine the impact (if any) on the Fund and investors. 

At the issue date of this PDS, we have been advised that the Fund does not qualify to make an election as an 
AMIT, and if it does in the future, unitholders will be informed separately of any constitutional amendments 
to the current ‘present entitlement’ method to a new ‘attribution’ method for characterising assets on capital 
account. 

Withholding of tax from distributions 

The RE of the Fund is required to deduct PAYG (Pay-As-You-Go) withholding tax from distributions paid to 
Australian investors at the highest marginal tax rate, including Medicare Levy (currently 46.5%), if the investor 
has not quoted either their Tax File Number or Australian Business Number, and none of the relevant 
exemptions apply. 

Australian investors should generally be entitled to an income tax credit for any such tax withheld. Non-
Australian investors should consider if there exists a tax treaty between Australia and their country of domicile 
which fixes the marginal rate for withholding tax. 

GST 

The acquisition and disposal of Units in the Fund by investors should not be subject to GST being a ‘financial 
supply’. Similarly, cash distributions from the Fund to investors should not be subject to GST. Investors that 
are carrying on an enterprise and that are GST registered are unlikely to be able to recover GST in full on any 
transaction costs and other costs relating to the acquisition or disposal of Units in the Fund. 
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Stamp (Transfer) Duty 

Investors would not normally be liable for stamp duty on an issue of Units by the Fund on the basis that, at 
the time of the issue, the Fund will be exempt as a ‘widely held’ trust and a registered managed investment 
scheme or has start up relief by issuing a PDS. 

The stamp and transfer duty implications as defined in the various State and Territory duty acts may rely on 
exemptions by those jurisdictions in deference to relevant federal legislation for managed investment 
schemes under the Corporations Act 2001, and managed investment trusts under the Income Tax Assessment 
Act 1997, as amended. Investors should seek advice from their own professional taxation adviser regarding 
stamp or transfer duty on acquiring or disposing of Units in the Fund. 

 

 
Robert J White 

Registered Company Auditor and SMSF Auditor | Public Accountant 

 

Dated:  29th August 2018 
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12. Defined Terms for the Offer 
 

In this Part Two of the PDS, the following definitions apply unless the context requires otherwise. 
 

Adjusted Application Amount means the 
Application Amount less any Adviser Fee. 

Adviser Fee means a service fee charged by a 
representative of a financial services business for 
financial product advice within the meaning of 
Chapter 7 of the Corporations Act. 

AFS, Australian Financial Services means financial 
services provided within Australia within the 
meaning of Chapter 7 of the Corporations Act. 

AFSL, Australian Financial Services Licence means 
an Australian Financial Services Licence within the 
meaning of Chapter 7 of the Corporations Act. 

AFS Licensee means the holder of an AFSL. 

Applicant means a potential investor who applies 
for Units in the Fund. 

Application means an application using the 
Application Form to subscribe for Units in the 
Fund. 

Application Amount means all money paid by an 
Applicant and accepted by us. 

Application Form means an application form 
attached to the end of Part Two of the PDS. 

Application Money means the same as Application 
Amount. 

ARSN, Australian Registered Scheme Number 
means a number assigned to a Registered Scheme 
pursuant to Chapter 5C of the Corporations Act. 

ASIC means the Australian Securities and 
Investments Commission. 

ASIC Regulatory Guide means the numbered 
guides produced from time to time by ASIC to give 
guidance to Registered Schemes on ASIC’s 
approach to interpreting the Corporations Act and 
exercising their powers under that Act. 

Auditor means the Service Provider engaged by 
the Responsible Entity to audit the Fund’s 
accounts and Compliance Plan. 

Australian Privacy Principles means the Australian 
privacy principles within the meaning of Part II of 
the Privacy Act 1988 (Cth) as amended. 

Benchmark means a benchmark specified in an 
ASIC Regulatory Guide which must be met by a 
Registered Scheme to assist Retail Investors 
understand the risks and assess the rewards being 
offered by that Registered Scheme. 

 Building Approval means a building approval or 
permit required from an Australian local 
government authority before construction can 
commence on a development project. 

Business Development Representative means a 
Service Provider who markets the Fund and 
property products completed in development 
projects offered under the Fund through product 
distribution channels. 

Capital means the total of all Application Amounts 
a Unitholder has been issued Units against in a 
Unit Class of the Fund. 

Capital Gain means the difference between the 
acquisition price and the sale price less expenses 
for an asset disposal within the meaning of 
Chapter 6 of the Income Tax Assessment Act 1997 
(Cth) as amended. 

Class Assets means the assets held in a Unit Class 
by the Custodian. 

Compliance Committee means the compliance 
committee for a Registered Scheme within the 
meaning of Chapter 5C of the Corporations Act. 

Compliance Plan means the compliance plan for a 
Registered Scheme within the meaning of Chapter 
5C of the Corporations Act. 

Conflict of Interest Policy means a written policy 
published by the Responsible Entity to manage 
Related Party transactions. 

Constitution means the deed including any 
supplementary deeds that constitutes the Fund 
and defines the rights and obligations of the 
Trustee as Responsible Entity and Members of the 
Fund within the meaning of Chapter 5C of the 
Corporations Act. 

Corporate Authorised Representative means a body 
corporate that provides an Australian Financial 
Service while authorised by an external AFS 
Licensee. 

Corporate Directory means the directory of the 
significant entities of the Fund set out on pages 2 
and 3 of this Part Two of the PDS. 

Corporations Act means the Corporations Act 2001 
(Cth) as amended. 

Cost of Fund means the method prescribed by ASIC 
to assist Investors to compare the cost of investing 
in the Fund with comparable funds. 
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Custodian means the Service Provider engaged by 
the Responsible Entity to hold the assets of a Unit 
Class. 

Development Approval means an approval 
required by an Australian local government 
authority under their State legislation to develop a 
block of land for premises to be constructed on 
that land. 

Development Services Agreement means an 
agreement defining the services to manage and 
deliver the development of the Project Sites. 

Development Manager means the Service Provider 
engaged to be the development manager for an 
Offer under the Development Services 
Agreement. 

Disclosure Principle means a principle specified in 
an ASIC Regulatory Guide which a Registered 
Scheme must address in disclosing the risk and 
benefits of an Offer to assist Retail Investors 
understand those risks and assess those rewards. 

Distribution means the rate of return or the return 
payable to Investors for investments in the Fund. 

Equity Funding Facility means the total of the 
investment and security arrangements between 
the Sub Trust and the SPV for the Project Site. 

Feasibility Analysis means a due diligence analysis 
of the financial viability of a property development 
project. 

Fund means The Guardian Investment Fund 
ARSN 168 048 057. 

Fund Expenses means the costs of the Fund or a 
Unit Class of the type described in the 
Constitution. 

Fund Income means the distributable income 
derived from the investments of a Unit Class. 

Gearing Ratio means the total interest-bearing 
liabilities in the accounts of a Unit Class divided by 
the Gross Asset Value of that Unit Class. 

Gross Asset Value means the total value of all the 
assets as recorded in the accounts of the Fund or 
a Unit Class in the Fund. 

GST, Goods and Services Tax means the goods and 
services tax within the meaning of Chapter 6 of the 
A New Tax System (Goods and Services Tax) Act 
1999 (Cth) as amended. 

 

 Interest Cover Ratio means the earnings of a Unit 
Class before interest, tax, depreciation and 
amortisation less the unrealised gains plus the 
unrealised losses of the underlying Unit Class 
assets, the sum of which is then divided by the 
interest expense in the accounts of that Unit Class. 

Investment Assessment Policy means the policy 
published by the Responsible Entity to guide the 
diversification of Land Sites and Project Sites 
across a range of developed property types. 

Investment Management Agreement means the 
agreement between the Responsible Entity and 
the Investment Manager defining the services to 
manage the investments of a Unit Class in the 
Fund. 

Investment Manager means the Service Provider 
engaged to be the investment manager of an Offer 
under the Investment Management Agreement. 

Investment Policy means the written policy 
published by the Responsible Entity which 
manages the strategic asset allocation of 
underlying Unit Class assets to maintain the 
diversification of those assets. 

Investment Strategy for an Offer means the 
Property Investments of the Fund as disclosed in 
Part Two of this PDS. 

Investment Term, Term means the period expected 
to complete a Project Site, or another relevant 
time period if there are more than one Project 
Site. 

Investor, ‘you’ or ‘your’ means a person or entity 
whose Application has been accepted and is 
registered under the provisions of the Fund’s 
Constitution as a Member of the Fund and 
includes persons jointly registered. 

Issuer means the Responsible Entity. 

Liquidity Event means a circumstance during the 
development of a Land or Project Site that 
produces income in the form of cash to a Unit Class 
of the Fund. 

Liquidity Policy means the written policy published 
by the Investment Manager to manage the 
Liquidity in the Portfolio from Capital inflows and 
Liquidity Events. 
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Management Costs means the total cost of 
managing a Registered Scheme which typically is 
the sum of the Management Fee and the Fund 
Expenses. 

Management Fee means the fee charged by the RE 
under the Constitution to manage the Fund. 

Marketing Memoranda means marketing and site-
specific information produced about the Project 
Sites separate to and not included in this PDS. 

Maximum Subscription means the maximum 
amount of Application Monies that can be 
accepted by the Fund for the Offer. 

Member means an Investor or Unitholder in the 
Fund. 

Minimum Investment means the minimum 
Application Amount that can be accepted from an 
Investor in this Offer. 

Minimum Subscription means the minimum 
amount of Application Monies that can be 
accepted by the Fund for the Offer. 

Net Tangible Asset means the total value of all 
assets less the total liabilities of those assets held 
in a Unit Class of the Fund. 

Offer means the investment for returns described 
in the PDS, and more specifically in Part Two of this 
PDS. 

Offer Closing Date means the closing date for each 
Offer as specified in the ‘Key Features of the Offer’ 
section in Part Two of the PDS. 

Offer Opening Date means the opening date for 
each Offer as specified in the ‘Key Features of the 
Offer’ section in Part Two of the PDS. 

Opening Date means the date of this PDS. 

PDS means this Product Disclosure Statement. 

Policy Suite means the Valuation Policy, Liquidity 
Policy, Risk Policy and Investment Policy for the 
Unit Class. 

Portfolio means a basket of assets held and 
managed as a group by a Unit Class for an 
investment objective. 

Portfolio Manager means the Service Provider 
engaged to manage the Portfolio of Land Site or 
Project Site assets using the Portfolio 
Management Model in accordance with the Unit 
Pricing Policy, Risk Policy and Investment Policy. 

Portfolio Management Model means the electronic 
system and methodology developed to manage a 
Portfolio. 

 Privacy Policy means the written policy published 
by the Responsible Entity to manage the 
collection, storage and usage of Investor personal 
information pursuant to the Australian Privacy 
Principles. 

Product Disclosure Statement means this 
document including Part One and Part Two which 
together make up the Offer. 

Project Control Group means a group of Service 
Providers engaged as part of the Development 
Services Agreement to provide expertise and to 
assist with the supervision of the development. 

Project Sites means one or more real property 
developments that a Unit Class of the Fund makes 
Mortgage or Property Investments into. 

Property Investments means the equity invested by 
a Unit Class of the Fund in Project Sites as an 
ultimate beneficiary. 

RE, Responsible Entity, us, we, our means Guardian 
Securities Limited, appointed as the responsible 
entity of the Fund pursuant to the provisions of 
Chapter 5C of the Corporations Act. 

Register means the register of persons who hold 
Units in the Fund. 

Registered Scheme means a managed investment 
scheme registered pursuant to the provisions of 
Chapter 5C of the Corporations Act. 

Related Party means a body corporate or person 
that has a subsidiary or personal relationship with 
another body corporate or person that is engaged 
to provide services to the Fund or a Unit Class of 
the Fund. 

Related Party Transaction Register means a 
register of Related Party transactions within the 
meaning of Section 5C of the Corporations Act 
published maintained by the Responsible Entity. 

Retail Investors means Investors that are retail 
investors and not Wholesale Investors within the 
meaning of Chapter 7 of the Corporations Act. 

Risk Policy means the written policy published by 
the Responsible Entity which manages the 
diversity of a Portfolio of underlying Unit Class 
assets to reduce the risk exposure of Unitholders 
in that Unit Class. 
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Sale and Purchase Contract means the contract for 
investors acquiring a selected property when 
completed in a Project Site as part of a separate 
property settlement. 

Security Documents means the suite of 
agreements including deeds and mortgages which 
secure Investor interests in the underlying Unit 
Class assets against all the assets of the SPV. 

Service Provider means a key entity specified under 
the ‘Key Entities for the Offer’ section in this Part 
Two of the PDS, or any other contracted service 
provider of this Offer. 

SPV, Special Purpose Vehicle means a corporate 
entity specifically incorporated to hold Land for a 
Project Site. 

SPV Investment Documents means the contractual 
arrangements between the Sub Trust Trustee and 
the SPV which define the rights of the Sub Trust 
Trustee to act in the interests of Investors in 
conjunction with the Security Documents. 

Sub Trust means a controlled trust specifically 
established to hold assets of a Unit Class of the 
Fund. 

Sub Trust Trustee means the trustee of a Sub Trust 
and its authorised representative. 

Tax includes any tax, levy, impost, deduction, 
charge, rate, duty, compulsory loan or withholding 
which is levied or imposed by a government 
agency, and any related interest, penalty, charge, 
fee or other amount. 

Trustee means the same as Responsible Entity 
which is Guardian Securities Limited. 

Unit Class means Units in the Fund that are 
grouped into a Unit Class. 

 Unitholder means the person or entity recorded in 
the Register as the Unitholder of the Units from 
time to time. 

Unit Pricing Policy means the written policy 
published by the Investment Manager to manage 
the Unit pricing, for the Unit Class and is included 
in the Valuation Policy. 

Units means the proportional interests held by a 
Unitholder in a Unit Class of the Fund. 

Unlisted Property Scheme means a managed 
investment scheme within the meaning of Chapter 
5C of the Corporations Act which has, or is likely to 
have, at least 50% of its non-cash assets invested 
in real property or other unlisted property 
schemes. 

Updated Information means the monthly and 
quarterly reports as required, provided by the 
Responsible Entity to update Investors on changes 
within the Portfolio, or on the progress of the 
specific Project Sites, of the Offer. 

Valuation Policy means the written policy 
published by the Investment Manager to manage 
the cycles of the valuations of underlying property 
assets of the Unit Class including the Unit Pricing 
Policy. 

Wholesale Investor means a wholesale investor 
within the meaning of Chapter 7 of the 
Corporations Act. 

Withdrawal means a request by a Unitholder for us 
to redeem their unitholding and exit a Unit Class in 
the Fund. 

Withdrawal Right means the right to a Withdrawal 
from the Fund within the meaning of Chapter 5C 
of the Corporations Act. 

 
 
 
 
 
 





 
 
 
 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  

Premium 

Income 

Fund 
Un i t  

C las s  

Investment Manager 

QB4 Capital Pty Limited 

ACN 600 142 827 

 

Trustee and Responsible Entity 

Guardian Securities Limited 

ACN 106 187 731 | AFS Licence 240506 

Product Disclosure Statement 

ARSN 168 048 057 and MAS 18J7TE80137 

 

Application Booklet 

For a Unit Class in The Guardian Investment Fund 

(Includes Application Form) 

Please read Part One and Part Two 

before completing the Application Form 
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13. Guide to Completing the Application Form 
 

The interests being applied for are units in a managed investment scheme, The Guardian Investment Fund ARSN 168 048 057 
(Fund). The Part One Product Disclosure Statement (Part One PDS) dated 14 September 2018 which relates to the Fund is issued 
by the Responsible Entity, Guardian Securities Limited ACN 106 187 731, AFSL No 240506. 

This Application Form is included in the Part Two PDS for the Premium Income Fund Unit Class and contains important information 
about investing in the Fund and in this Unit Class. You should read in full the Part One PDS for The Guardian Investment Fund 
ARSN 168 048 057 dated 14 September 2018 and any Supplementary or Part Two PDS before applying for Units in the Fund. 

The Australian Securities and Investment Commission requires that a person who provides access to an electronic Application Form 
must provide access by the same means, and at the same time, to the relevant PDS and Supplementary PDS. 

If you are in doubt as to how to deal with this Application Form, please contact your accountant, lawyer, stockbroker or other 
professional adviser, or contact the Responsible Entity on +61 7 5562 0888 or info@guardiansecurities.com.au. 

Please complete all relevant sections of the Application Form in BLOCK LETTERS using blue or black ink. 

Only legal entities can invest in the Fund. Applications must be in the name(s) of natural persons, companies or other legal entities 
acceptable to the Responsible Entity. 
 

Type of Applicant Correct Investor Incorrect Investor Signatures required 

Individual Steven John Jones S.J. Jones Each Applicant 

Company ABC Pty Ltd ABC P/L 

OR 

ABC Co 

Two Directors, a Director and 
Secretary, or single Director if a 
sole Director company 

Trust 

(if a corporate trustee, then 
the Applicant is ‘Company 
ATF Trust’, with the 
Company correctly 
identified as above) 

Jane Jones ATF Jones Family 
Trust 

OR 

ABC Pty Ltd ATF ABC Trust 

Jones Family Trust 

OR 

ABC Trust 

Two Trustees of the Trust 

Deceased Estate Estate of Steven John Jones Estate of the Late Steve Jones Each Executor 

Pension or 
Superannuation Fund 

(if a corporate trustee, then 
the Applicant is ‘Company 
ATF Superannuation Fund’, 
with the Company 
correctly identified as 
above) 

Steven John Jones and Mary 
Jane Jones ATF Jones Family 
Superannuation Fund 

OR 

ABC Pty Ltd ATF ABC 
Superannuation Fund 

The Trustees of the Jones 
super fund 

Two Trustees of the Pension or 
Superannuation Fund (if there 
is only one trustee then one 
trustee) 

Club 

Incorporated Body 

Business Name 

ABC Golf Club Pty Ltd 

OR 

ABC Pty Ltd TA ABC Golf Club 

ABC Golf Club Each authorised person in their 
authorised position 

 

This completed Application Form, together with details of the amount you wish to invest in the Fund (either by cheque or electronic 
transfer) and the required Identification, should be forwarded to the Investment Manager at their mailing address: 

QB4 Capital Pty Ltd 
PO Box 3542 
Loganholme QLD 4129 
Australia. 
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Contact Details 

Enter your street address – either the residential for 
natural persons, or the registered office for companies. 
Post office boxes are not acceptable. Company and super 
fund/trust investors should provide a contact name. 
Company investors will also need to provide their principal 
place of business (if it is different from the registered 
office). 

All communications to investors from the Responsible 
Entity will be mailed to the person(s) and address as 
shown. For joint applicants, only one address can be 
entered. 

Confidentiality of Information 

Guardian Securities Limited will not collect any personal 
information about you unless you provide it to us voluntarily. 
When you do provide us with personally identifiable 
information, we will only use that information to contact you 
regarding matters which we think you may be interested in. 

These details include your email address which will not be 
disclosed to a third party (unless we are legally required to 
do so) without your written permission. 

While we will take every precaution to ensure the 
confidentiality of all personal information provided to us, we 
accept no responsibility for any unauthorised access to or 
dissemination of this information. 

Tax File Numbers 

Providing applicants’ Tax File Numbers to the Responsible 
Entity is not compulsory, but tax may be withheld from any 
distribution at the highest marginal rate if a Tax File Number 
or Exemption number is not provided. 

Applicants’ Tax File Numbers or Exemption numbers will 
only be used for tax-related purposes in accordance with the 
Income Tax Assessment Act 1936 (Cth), Income Tax 
Assessment Act 1997 (Cth) and Tax Administration Act 1974 
(Cth). It is not an offence to decline to provide a Tax File 
Number or Exemption number. The collection of Tax File 
Numbers and Exemption numbers is authorised by taxation 
legislation. 

The Responsible Entity will store all Tax File Numbers and 
Exemption numbers securely. Access to investor Tax File 
Numbers or Exemption numbers is restricted to employees 
or agents of the Responsible Entity. 

Investor Tax File Numbers or Exemption numbers will be 
securely disposed of when no longer required for 
administrative or legal purposes. 

 

Application for Units 

Applicants will need to state the dollar amount they intend 
investing in the Fund. 

Applicants need to attach a cheque made payable to 
‘Australian Executor Trustees ACF The Guardian Investment 
Fund - Guardian Securities No.2 Applications Account’ or 
transfer funds electronically to: 
 

Bank Name National Australia Bank 
101-103 Pitt Street 
Sydney NSW 2000 

Account Name AETL ACF The Guardian Investment 
Fund - Guardian Securities No.2 
Applications Account 

Account Holder Australian Executor Trustees Ltd 
Work Club, 201 Kent Street, 
Sydney, NSW 2000 

BSB 082-067 

Account Number 974 807 646 

SWIFT Code NATAAU3303M 

Investment Amount AU$ 

Reference PIF - Investor Name(s) 

 

Bank Details 

Applicants will need to provide bank details on the 
Application Form to the Responsible Entity for payment of 
distributions, dividends or interest as they become payable. 

Proof of Identity 

The Australian Anti-Money Laundering and Counter-
Terrorism Financing Act 2006 (Cth) (AML/CTF Act) requires 
issuers of interests in investment schemes to collect and 
verify identification information for new investors. These 
identification obligations apply to the Responsible Entity as 
the issuer of the PDS. 

You must attach copies of your identification documents to 
your Application Form. Please refer to the information 
sheets accompanying the Application Form to see what you 
must provide if you are an individual, a company, or a 
Superannuation Fund or Trust. 

Please note that if the investor is a Superannuation Fund or 
Trust, identification documents will be required for both the 
Fund and Trust AND one of the trustees. 
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14. Investor Identification Information Form 
 

If you are 
investing as: 

Documentation required 1: (to accompany 
the return of this completed Application 
Form) 

Application must be in the 
name of: 

Complete Application 
Form sections: (names 
are used as examples 
only) 

Individual/s A copy of one of the following for each 
applicant: 

(a) Passport details pages; or 
(b) Driver’s licence; or 
(c) Any other form of photographic 

identification advised by us the RE as 
required; 

and a utility bill not older than 3 months 
showing the same address as on the 
Application Form. 

The full name of the 
applicant(s). (Unless indicated 
otherwise, multiple applicants 
are assumed to apply in order 
to hold interests as joint 
tenants, and agree that 
correspondence is to be sent 
only to the address specified on 
the Application Form) 

Mary Citizen and John 
Sample Citizen 

A company A copy of the Certificate of Registration or 
Articles of Incorporation; and 

the same requirements as an individual 
above for each Director signing the 
Application Form. 

The full name of the company. ABC Company Pty Ltd 

A trust A copy of an extract 3 of the trust deed 2. 

The extract should include the pages which 
show the following details: 

a) The name of the trust; 
b) The Trustee’s name(s); and 
c) Each Trustee’s signature(s) with 

witness signatures; 

Along with the same requirement as a 
company above for a corporate Trustee; and 

the same requirements as an individual 
above for each Director signing the 
Application Form. 

The full name of the Trustees of 
the trust 4, and the full name of 
the trust. 

Natural person(s) as 
Trustee(s) 

Mary Citizen and John 
Sample Citizen <as 
Trustee for the Citizen 
Family Trust> 

Corporation(s) as 
Trustee(s) 

XYZ Company Pty Ltd <as 
Trustee for the Citizen 
Family Trust> 

A pension or 
superannuation 
fund 

A copy of an extract 3 of the trust deed 2. 

The extract should include the pages which 
show the following details: 

a) The name of the trust; 
b) The Trustee’s name(s); and 
c) Each Trustee’s signature(s) with 

witness signatures; 

Along with the same requirement as a 
company above for a corporate Trustee; and 

the same requirements as an individual 
above for each Director signing the 
Application Form. 

The full name of the Trustees of 
the pension or superannuation 
fund 4, and the full name of the 
pension or superannuation 
fund. 

Natural person(s) as 
Trustee(s) 

Mary Citizen and John 
Sample <as Trustee for 
the Citizen 
Superannuation Scheme> 

Corporation(s) as 
Trustee(s) 

XYZ Citizen Pty Ltd <as 
Trustee for the Citizen 
Superannuation Scheme> 
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Investor Identification Information Form (continued). 
 

If you are 
investing as: 

Documentation required 1: (to accompany 
the return of this completed Application 
Form) 

Application must be in the 
name of: 

Complete Application 
Form sections: (names 
are used as examples 
only) 

A partnership A copy of the Partnership Agreement, or the 
Certificate of Partnership Registration and 
Business Name Certificate; and 

the same requirements as an individual 
above for each Partner signing the 
Application Form. 

The full name of the principals 
of the partnership, and the full 
name of the partnership. 

Mary Citizen and John 
Sample Citizen as 
partners of Sample & 
Associates 

Note 1: Additional documentation may be required in some circumstances. 

Note 2: Please do not send us a full trust deed. Only an extract of the deed identifying the trustee(s), the 
trust name, and the date of execution of deed is required. 

Note 3: Applications in the name of a trust, rather than a trustee will not be accepted. 

Note 4: The Responsible Entity may be required to disclose personal information to AUSTRAC as the 
regulator of the Anti-Money Laundering and Counter Terrorism Financing legislation in Australia. 

FATCA and CRS 

Investors to Provide Certain Information 

There are certain consequences that may occur if you apply to invest and you are, or become, a United States of America (‘US’) 
entity, a US citizen, reside in the US, or have some connection with the US. These consequences may be potentially adverse for 
you. If this applies to you, we encourage you to seek professional taxation advice. 

Based upon current guidelines, we believe that the Fund must comply with certain requirements under the United States Foreign 
Account Tax Compliance Act (“FATCA”) which applied from 1st July 2014 and the OECD countries’ Common Reporting Standards 
(“CRS”) which applied from 1st July 2017 in Australia. Accordingly, we may request that you provide certain information about 
yourself in order for us to comply with our FATCA and CRS obligations. 

Australian Executor Trustees Limited – Custodian to the Responsible Entity 

Custodian Privacy Statement 

 

Australian Executor Trustees Limited ABN 84 007 869 794, AFSL 240023 (AET) may collect your personal information for primarily 
purpose of providing custodial services to the responsible entity and trustee for ancillary purposes detailed in the Privacy Policy. 
AET may disclose your personal information, such as, your name and contact details, and your account information with AET to its 
related bodies corporate, the responsible entity and trustee, professional advisers, the land titles office or as otherwise instructed 
by the responsible entity and trustee.  

We are also permitted to collect and disclose your personal information when required or authorised to do so by law. AET is not 
likely to disclose your personal information to overseas recipients. Your personal information will be used in accordance with AET’s 
Privacy Policy. The Privacy Policy contains information about how you may access or correct your personal information held by AET 
and how you may complain about a breach of the Australian Privacy Principles.  

You may obtain a copy of the Privacy Policy at www.sargon.com.au/privacy. 
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Please complete the Application Form to apply for Units in this Offer. 
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Official Use 

Name: 

IIN: 

Date: 

 

 

 

Amount: 

 

15. Application Form 
 

I/we are Members or wish to apply to be Members (Unitholders) in the Premium Income Fund Unit Class of The Guardian 
Investment Fund ARSN 168 048 057 and hereby agree to be bound by its Constitution. 
 

1. NEW APPLICANT OR EXISTING MEMBER 

Is this a new investment or additional investment by an existing member? Please tick an option. 

New Applicant   Please go to section 2 of this Application Form. 
    

Existing Member   Please enter existing account name and account number in this section. 
    

Member Name    
    

    
    

Identification Number (IIN) (e.g. TGIFXXXXX)   

 
 Please go to section 6 of this Application Form. Any other information you provide will 

replace the existing information in our records. 

2. TYPE OF APPLICANT 

What type of applicant is making this application? Please tick an option. 

Individual (natural person)   Complete 4A 
    

Joint (natural persons)   Complete 4A 
    

Partnership   Complete 4B 
    

Superannuation Fund   Complete 4B 
    

Trust   Complete 4B 
    

Company   Complete 4B 
    

Designated Applicant   Complete 4C 

  

3. MARKETING, PERSONAL INFORMATION AND ANNUAL REPORT 

Do you wish to opt out of receiving marketing information from us or opt out of the disclosure of personal information, and do 
you wish to receive a paper copy of the annual report? Please tick the appropriate option below where relevant. 

Marketing Information   I am opting out of receiving marketing information. 
    

Personal Information   I do not want my personal information disclosed. 

  As set out in our Privacy Policy. 

Annual Report   I want to receive a paper copy of the annual report at my contact details on this form. 
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4. INVESTOR 

 

 4A.  Individual Investor, Joint Investor or Partner 

Investor, Director, Partner or Trustee. 

Surname or Family Name    
    

All Given Names    
    

Title   Date of Birth  
    

Business Name (sole traders)    

Joint Individual, Second Director, Secretary, Second Partner or Second Trustee. 

Surname or Family Name    
    

All Given Names    
    

Title   Date of Birth  
    

Business Name (sole traders)    
    

Account Number    

Investor entity that is not natural a person. 

 4B.  Company, Partnership, Superannuation Fund, Trust, or Other Entity 
    

Entity Name    
    

Registration Number (if any e.g. ACN/ABN/ARSN)   

A person other than an Individual, Partner, Director, Secretary or Trustee in 4A that signs this Application Form 

 4C.  Designated Applicant (e.g. Power of Attorney or Administrator) 
    

Surname or Family Name    
    

All Given Names    
    

Title   Date of Birth  

 

Please provide a certified copy of the authorisation from whom you are making the Application. 
We do not accept Applications from persons under 18 years of age; however, Applications may 
be designated on their behalf by a guardian or power of attorney. We are only bound by the 
Fund Constitution to act on instructions from members listed in 4A and 4B. We are not bound 
to take any notice of any other interests of a person listed in 4C. 
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5. CONTACT DETAILS 

The following contact details are required under the AML/CTF legislation. 

Contact Person    
    

Unit Number   Street Number  
    

Street Name    
    

City    
    

State   Post Code  
    

Country    

If correspondence is to be sent to you at a different address from above, please also complete the following postal address details: 

Post Office Box   Postal Address City  
    

Postal Address State   Postal Address Post Code  
    

Phone (business hours)   Phone (after hours)  
    

Phone (mobile/cell)   Facsimile  
    

Email Address    

 

6. TAX INFORMATION 

If you have an Australian Tax File Number (‘TFN’), it is not against the law if you choose not to provide it in this section. However, 
if you choose not to, then tax may be taken out of any Distributions that are payable to you at the highest marginal tax rate (plus 
Medicare Levy). 

 6A.  First Australian Applicant  
    

TFN   ABN  
    

TFN Exemption (if any)    

 

 6B.  Second Australian Applicant 
    

TFN   ABN  
    

TFN Exemption (if any)    

 

 6C.  Non-Australian Applicant (for FATCA and CRS compliance) 
    

Tax Identification Number   Country of Tax Domicile  

 
We may be required to withhold tax from any Distributions payable to you, depending upon any 
tax agreements Australia has with your country of tax domicile. 
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7. ADVISER DETAILS (IF APPLICABLE) 

If you use a financial adviser to invest, please provide their contact details and banking details in this section. You can also 
authorise us to accept instructions from this adviser on your behalf, and for us to collect an Adviser Fee as the adviser’s agent. 

Adviser Instructions   Tick this option to authorise the Adviser below to make instructions on your behalf. 
    

Adviser Company Name    
    

Surname or Family Name    
    

Given Name    
    

Street Name    
    

City    
    

State   Post Code  
    

Country    
    

Phone (business hours)   Phone (after hours)  
    

Phone (mobile/cell)   Facsimile  
    

Email Address    
    

Authorising AFS Licensee    
    

AFS Licence Number   Authorisation Number  
    

Adviser Fee %  

Up to a maximum of 3.3% including GST of the 
Application Amount. 

    

Investor’s Signature 

 

 

With this signature, the Investor as a client of the 
adviser authorises the above Adviser Fee and 
acknowledges that this fee has been agreed by 
the client with the adviser. 

    

Financial Institution    
    

Branch    
    

Account Name    
    

BSB/SWIFT/ABA/IBAN   Account Number  
    

Advisor’s Signature 

 

 

With this signature (or stamp), the adviser 
authorises us as the Responsible Entity to collect 
the Adviser Fee as an agent of the adviser. If the 
adviser is authorised under an AFS Licensee, then 
a dealer group stamp indicates its consent. 
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8. INVESTMENT AMOUNT AND PAYMENT OPTIONS 

Please indicate the amount you wish to invest in Australian Dollars and select your payment method. 

Investment Amount 

Investment Amount (AU$) $ .00  For Interests held as Units in the Fund 
    

(in words)    Dollars 
    

Unit Class Name Premium Income Fund Unit Class 
    

Opt-in to Reinvestments   Tick this option to opt-in to the Distribution Reinvestment Plan (to receive new Units) 
    

Opt-out of Reinvestments   Tick this option to opt-out of the Distribution Reinvestment Plan (to receive cash). 

 

Opt-in to the Distribution Reinvestment Plan to be issued new Units for distributions of Fund 
Income or opt-out of the Distribution Reinvestment Plan to receive cash distributions of Fund 
Income to your nominated bank account below (if neither option is ticked we will opt-in you 
into the Distribution Reinvestment Plan). 

Payment Method 

Direct Credit/EFT/TT   AUD (Please see Payment Instructions below) 
    

Cheque   

Cheques in AUD are payable to AETL ACF The Guardian Investment Fund - Guardian 
Securities No.2 Applications Account 

Please complete the required Investor identification documents. If emailing scanned copies to us, then certified copies must also 
be mailed to follow, as Units cannot be issued until our AML/CTF Policy has been met. 

Payment Instructions 

Bank: National Australia Bank, 101 – 103 Pitt Street, Sydney NSW 2000 Australia 

Account Name: AETL ACF The Guardian Investment Fund - Guardian Securities No.2 Applications Account 

Account Holder: Australian Executor Trustees Ltd, Work Club, 201 Kent Street, Sydney, NSW 2000, Australia 

Account Number: BSB: 082 067, Account: 974 807 646, SWIFT: NATAAU3303M 

Reference: PIF - Applicant Name 

Cheques: should be crossed NOT NEGOTIABLE and mailed to the Investment Manager: QB4 Capital Pty Ltd PO Box 3542 
Loganholme QLD 4129 Australia 

    

9. NOMINATED BANK ACCOUNT FOR DISTRIBUTIONS OR WITHDRAWALS 

By providing the account information in this section, you authorise us to pay Withdrawal Requests and Distributions (if you have 
opted out of the Distribution Reinvestment Plan above). The nominated bank account must be with an Australian bank. 

Financial Institution Name    
    

Branch Address    
    

Account Name    
    

BSB (or SWIFT/ABA/IBAN)   Account Number  
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10. DECLARATIONS 

 

Please read the Declarations below before signing this Application Form. By signing/sealing the Application Form, I/we declare 
that: 

• all details in this Application and all documents provided are true and correct, and I/we indemnify the Responsible Entity of 
the Fund against any liabilities whatsoever arising from acting on any of the details, or any amended details, provided by 
me/us in connection with this Application; 

• warrant that I/we are the source of the Application Monies, or own or control the source of the Application Monies; 

• I/we have received a copy of this PDS and all information incorporated into the PDS to which this Application applies, and 
have read them and agree to be bound by all the provisions of the current PDS and the Constitution (each as amended from 
time to time) including, without limitation, the Terms of Issue for the Units contained in them; 

• I/we have legal power to invest in accordance with this Application and to pay the Application Monies when called, and have 
complied with all applicable laws in making this Application, and I/we have received and accepted this Offer as disclosed in 
the PDS, its consumer warnings, risks, and any applicable Financial Services Guide; 

• With this application, I/we have made an offer to become an investor in a Unit Class of the Fund, and that offer cannot be 
revoked. The Responsible Entity may accept or reject this Application in whole or in part, and that I/we cannot withdraw 
my/our Application except if the Responsible Entity consents; 

• I/we acknowledge that the acceptance of my/our Application and allocation of Units will be at the discretion of the 
Responsible Entity, and that the Responsible Entity has the right to reject my/our Application, or to allocate to me/us a lower 
number of Units than applied for; 

• the details of my/our investment can be provided to the adviser group or adviser named in this Application Form, or as 
nominated by them by the means and in the format that they direct; 

• if this Application is signed under a Power of Attorney, the Attorney declares that he/she has not received notice of 
revocation of that power (please note that a certified copy of the Power of Attorney should be submitted with this 
Application unless we have already sighted it); 

• if I am a sole signatory signing on behalf of a company, I/we confirm that I/we are signing as sole director and sole secretary 
of the company; 

• I/we have read and understood the terms and conditions for the use of telephone and fax, and release and indemnify the 
Responsible Entity from and against any liabilities whatsoever arising out of it acting on any communications received by 
telephone and fax under those terms; 

• unless an alternative authority for signature is notified to and accepted by the Responsible Entity, by signing this Application 
Form warrant I/we are able to operate the account on behalf of the company, and bind the company for future transactions, 
including in respect of additional deposits and Withdrawals, including Withdrawals by telephone and fax; 

• I/we acknowledge that I/we have read and understood the information in the PDS for Privacy of Information and Anti-Money 
Laundering policies, including the custodian Privacy Policy ; 

• I am/We are aware that until I/we inform the Responsible Entity otherwise, I/we will be taken to have consented to all the 
uses of my/our personal information (including marketing) contained under that heading, and I/we have consented to 
my/our financial adviser providing such further personal information to the Responsible Entity as is required or reasonably 
deemed necessary under applicable law; 

• I/we understand that if I/we fail to provide any information requested in this Application Form, or do not agree to any of the 
possible uses or disclosure of my/our information as detailed in the PDS, my/our Application may not be accepted by the 
Responsible Entity, and we agree to release and indemnify the Responsible Entity in respect of any loss or liability arising 
from its inability to accept an Application due to inadequate or incorrect details having been provided; 

• I/we acknowledge that neither the Responsible Entity, nor any Custodian or Investment Manager, guarantees the 
performance of the Premium Income Fund Unit Class, the repayment of Capital, any particular rate of return, or the payment 
of any Distribution; and 

• I/we confirm that I/we have had the opportunity to seek professional advice regarding an investment for Units in the Fund 
and have not relied on any statements or representations by the Responsible Entity, its appointees, representatives, officers 
or employees before completing this Application Form, other than the disclosures in the PDS. 
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11. INVESTOR SIGNATURES 

The Product Disclosure Statement (‘PDS’) includes important information about acquiring units in the Fund. Any person who gives 
another person access to this Application Form must also provide access to the entire PDS, and any incorporated information.  

You should read the PDS and any incorporated information in their entirety before signing this Application Form. If the 
Responsible Entity or a financial adviser has provided an electronic copy of the PDS, and any incorporated information, including 
this Application Form, you may request a printed version free of charge. 

First Applicant 
    

Individual     
    

Director   Applicant Signature  
    

Partner/Trustee     
    

Designated Person/PoA   Date  
    

All Given names    
    

Surname or Family Name    

 

Second Applicant (if applicable) 
    

Joint Individual     
    

Second Director/Secretary   Applicant Signature  
    

Second Partner/Trustee     
    

Designated Person/PoA   Date  
    

All Given Names    
    

Surname or Family Name    
    

 

Completed Applications - signed original Application Forms and application monies along with copies of supporting identification 
documentation should be sent to the Investment Manager at: 

QB4 Capital Pty Ltd 
PO Box 3542 
Loganholme QLD 4129 
Australia. 

  

https://www.bing.com/images/search?q=hand+signing+graphic&view=detailv2&&id=D296F7BF1BF79920C58863084FABF9BCACD5A693&selectedIndex=61&ccid=hCyPxw%2b/&simid=607995949563907532&thid=OIP.M842c8fc70fbfb7ac73931b166567e6c0o0
https://www.bing.com/images/search?q=hand+signing+graphic&view=detailv2&&id=D296F7BF1BF79920C58863084FABF9BCACD5A693&selectedIndex=61&ccid=hCyPxw%2b/&simid=607995949563907532&thid=OIP.M842c8fc70fbfb7ac73931b166567e6c0o0
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