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1 Operating profit/earnings is a financial measure which is not prescribed by Australian Accounting Standards (“AAS”) and represents the profit under AAS adjusted for specific non-cash 
and significant items. The Directors consider operating profit to reflect the core earnings of the Trust. Its calculation is consistent with the Trust’s product disclosure statements. This has 
not been subject to any specific review procedures by the Trust’s auditors but has been extracted from the financial statements. Please refer to page 2 of the Trust’s Interim Report for 
the half year ended 31 December 2013 for the reconciliation between statutory (loss)/profit and operating profit.

2 FY14 operating earnings guidance announced on 23 August 2013 was in the range of 2.20-2.40 cents per unit. As a consequence of the sale of W165 N2830 Ridgewood Drive, 
Menomonee Fall which settled on 4 December 2013 (US time), the Trust’s operating earnings guidance range was revised to 2.00 – 2.20 cents per unit as released to the market on 
21 November 2013.

3 The sale price of US$15.20 million plus the lease buy out proceeds from the Innoware Paper lease of US$1.98 million provides total proceeds from the sale of US$17.18 million.
4 Source: UBS Australian REIT Month in Review December 2013.
5 Source: NAI Hiffman Year-End Market Review & 2014 Forecast

TRUST UPDATE
The Trust remains on track to deliver its 30 June 2014 earnings 
guidance of 2.00 to 2.20 cents per unit 1, 2. During the period, 
the Trust settled the sale of W165 N5830 Ridgewood Drive, 
Menomonee Falls for US$17.18 million 3.

The half year has seen some changes being made to the  
Mirvac Fund Management Limited (“MFML”) Board with Elana 
Rubin being appointed and John Mulcahy resigning from the 
Board following John taking on the role of Chair of the Mirvac 
Group Board. We would like to take this opportunity to thank 
John for his contribution to the MFML Board.

PERFORMANCE
The Trust’s statutory net loss for 31 December 2013 was  
$0.3 million and operating profit 1, adjusted for specific non-cash 
and significant items, was $4.1 million. Total assets were  
$236.8 million. The Trust’s Net Tangible Assets (“NTA”) per unit 
improved to $0.22 per unit from $0.21 per unit at 30 June 2013, 
primarily due to movement in the AUD/USD foreign exchange rate.

The MIX unit price has continued to strengthen and closed  
at $0.17 per unit at 31 December 2013. The Trust’s total return4 
to 31 December 2013 was 6.3 per cent for six months, 46.1 per 
cent for one year and 82.2 per cent over a three year period. 

MARKET OUTLOOK 5

Demand for industrial space in the Chicago industrial market 
continued to improve through to 31 December 2013 with the 
market’s vacancy rate reducing to 8.4 per cent. Over the course 
of 2013, the vacancy rate has dropped by 81 basis points.

Development activity in Chicago continues to increase,  
with nearly 8.7 million square feet currently under construction, 
and approximately 9.2 million square feet completed during 
2013, the highest rate of construction activity seen in over five 
years, however it is still below the 20-year average of 14 million 
square feet.
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PORTFOLIO UPDATE

VALUATIONS
During the six months ended 31 December 2013, nine assets,  
or 45.1 per cent of the portfolio by book value, were 
independently valued with the remaining 19 assets being 
subject to Directors’ valuations. The combined impact of both 
independent and Directors’ valuations was a decrease of  
US$1.9 million to US$195.5 million 1,2. The weighted average 
capitalisation rate for the portfolio firmed to 8.46 per cent 1,  
at 31 December 2013 from 8.56 per cent 3 at 30 June 2013.

Asset valuations for the core portfolio of 24 assets improved 
slightly over the period, underscoring the positive but gradual 
recovery of B-grade industrial asset values in the Greater 
Chicago area. This, however, was offset by continuing softness 
in the valuations for the Trust’s four non-core assets,  
308 South Division Street, 900 East 103rd Street, 4507 and 
4531 Columbia Avenue and 5990 Touhy Avenue which, as noted 
in the Trust’s 30 June 2013 release in August 2013, became 
vacant during the second half of the 2013 calendar year.

LEASING AND OCCUPANCY
During the period, the Trust executed 10 leases totalling 
approximately 0.4 million square feet of space (0.3 million 
square feet of renewals and 0.1 million square feet over vacant 
space) including:

 – 5110 South Sixth Street, Milwaukee 
Fedex entered into a new lease over space that was previously 
vacant. The new lease is over 58,500 square feet for a term of 
two years and four months.

 – 28170 North Keith Drive, Lake Forest 
Popcorn Factory renewed their lease at 28170 North Keith 
Drive over 77,924 square feet for a term of five years and 
three months.

The Trust’s weighted average lease expiry (“WALE”) decreased 
slightly to 4.4 years 4 from 4.7 years 5 at 31 December 2012. 
Tenant retention since inception remains strong at 75.9 per cent 6 
at 31 December 2013. 

At 31 December 2013, vacancy in the portfolio increased to  
11.4 per cent 6, up from 9.8 per cent at 30 June 2013. The 
increase in portfolio vacancy at 31 December 2013 was due to 
lease expiries at 5990 Touhy Avenue and 1020 Frontenac Road 
in the second half of calendar year 2013. The market vacancy 
rate for 31 December 2013 was 8.4 per cent 7.

Positive leasing activity has taken place post 31 December 
2013, with the portfolio’s vacancy reducing to 10.5 per cent and 
WALE increasing to 4.5 years. The adjustment in these metrics is 
attributable to new leases or lease renewals being executed.

Details of the new leases and renewals are set out below.

New leases
 – 6600 River Road, Hodgkins RRM Transportation has leased 
66,096 square feet at 6600 River Road which was previously 
vacant space. The term of the lease is for approximately five 
years commencing on 1 April 2014 at an initial rent of US$4.25 
per square foot (gross rent) with two per cent annual increases. 
One month rent free was provided as part of the leasing deal.

 – 1445-1465 Greenleaf Avenue, Elk Grove Village A new 
lease was entered into with Foster Stephens at 1445-1465 
Greenleaf Avenue for a term of 10 years and 10 months 
commencing on 1 July 2014. The initial rent will commence at 
US$5.25 per square foot (semi-gross) with two per cent annual 
increases. 10 months net rent free spread over the lease term 
was provided as part of this transaction. The lease to Foster 
Stephens was over previously vacant space.

Lease renewals
 – 6510 West 73rd Street, Bedford Park The tenant, Nexus, 
who occupy 306,552 square feet of space at 6510 West 
73rd Street has entered into a new lease for a term of three 
years from the expiry of the existing lease. The initial rent on 
the renewed lease is US$2.50 per square foot (current rent 
US$1.86 per square foot) with three per cent annual increases.

DIVESTMENT OF ASSETS
The Trust successfully completed the sale of W165 N5830 
Ridgewood Drive for a total consideration of US$17.18 million 
(before costs) 8. The settlement of the asset occurred on 4 
December 2013 (US time).

The proceeds from the sale, after costs, were approximately 
US$14.32 million and were applied as follows:

 – US$9.88 million applied to the ING loan to extinguish the 
allocated loan balance for W165 N5830 Ridgewood Drive;

 – US$1.98 million (supplemental to the lease buy out proceeds 
of US$1.98 million) to be used as an additional loan repayment 
for the CJF3 loan pool 9 in anticipation of a future sale of the 
assets located at 4507 and 4531 Columbia Avenue; 

 – US$0.94 million for yield maintenance charges which are in line 
with the ING loan terms; and

 – US$1.52 million net proceeds (after debt and transaction costs) 
were released to the Trust at settlement.

Proceeds from lease buy out 10

A further US$1.98 million from the Innoware Paper lease  
buy out is being held by ING, the Trust’s lender, for application  
to certain capital expenditure requirements, sale costs and/or debt 
prepayment associated with the potential sale of the Trust’s non-
core assets at 4507 and 4531 Columbia Avenue, Hammond.

1 By book value, on a like for like asset basis.
2 Based on book values from the Trust’s Interim Report for the half year ended 31 December 2013 totalling A$219.2 million at an AUD/USD foreign exchange rate of $0.8918.
3 On a like for like asset basis.
4 By income.
5 By income, on a like for like basis.
6 By area.
7 NAI Hiffman Year-End Market Review & 2014 Forecast.
8 The sale price of US$15.20 million plus the lease buy out proceeds from the Innoware Paper lease of US$1.98 million provides total proceeds from the sale of US$17.18 million versus a 

book value of US$15.10 million at 30 June 2013.
9 The CJF3 loan pool houses the debt for 4507 and 4531 Columbia Avenue.
10 As a consequence of the sale of the Ridgewood asset, the lease to Innoware Paper was terminated on settlement which occurred on 4 December 2013 (US time).
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GEOGRAPHIC DIVERSIFICATION (BY BOOK VALUE)
The portfolio has 50 tenants spread across four markets  
and 13 sub-markets.

 ILLINOIS 88.3%

 WISCONSIN 7.8%

 INDIANA 3.9%

LEASE EXPIRY PROFILE (BY AREA)

TENANT DIVERSIFICATION (BY GROSS INCOME)
The portfolio is well represented across a broad range 
of industries. 

WHOLESALE TRADE 33.3%

MANUFACTURING 29.7%

GENERAL WAREHOUSING  12.5%
AND STORAGE FACILITIES 

RETAIL TRADE 10.7%

TRANSPORTATION,  6.3%
COMMUNICATIONS, 
ELECTRIC, 
GAS, AND SANITARY 
SERVICES

SERVICES 6.3%

PAINTING AND  1.2%
PAPER HANGING
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TENANT
INCOME

%

TERM 
REMAINING 

(YEARS)

TRUSERV 11.4% 7.0 

FACTORY CARD OUTLET 10.7% 5.0 

APL LOGISTICS 6.6% 2.5 

PACTIV CORPORATION 6.2% 4.5 

CITY OF CHICAGO 5.9% 1.0 

NEWELL WINDOW FURNISHINGS 4.9% 5.0 

ALBANY CHICAGO 3.6% 6.5 

SUPERIOR MAILING 3.5% 6.9 

H-A INDUSTRIES 3.5% 10.7 

SAPPI FINE PAPER NORTH AMERICA 3.3% 4.3 

 59.6% 5.1 

TOP 10 TENANTS BY (GROSS INCOME)

1020 FRONTENAC ROAD, NAPERVILLE, IL
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CAPITAL MANAGEMENT
At 31 December 2013, the Trust had total debt of US$130.2 
million with a weighted average debt expiry of 2.2 years  
and a weighted average cost of debt of 4.42 per cent. 
The Trust’s gearing level at 31 December 2013 was 61.3 per 
cent down from 63.0 per cent at 30 June 2013, reduced by 
US$13.48 million through a combination of proceeds from 
the Ridgewood asset sale together with the amortisation as 
mandated in the loan terms.

The Trust’s debt facilities at 31 December 2013 were as follows:

 FACILITY FACILITY
 LIMIT  DRAWN MATURITY
DEBT FACILITY (US$M) (%) DATE

ING Facility – CJF1 LLC 50.1 100 1 Mar 16 

ING Facility – CJF2 LLC 74.3 100 1 Mar 16 

ING Facility – CJF3 LLC 5.8 100 1 Mar 16 

Total facilities 130.2  

EARNINGS AND DISTRIBUTION GUIDANCE
The Trust’s operating earnings 1 guidance for FY14 is in the range 
of 2.00 – 2.20 cents per unit 2. The guidance range is based on 
the following assumptions:

 – That no asset sales occur during FY14;

 – An average AUD/USD foreign exchange rate of $0.9094 3; and

 – No significant changes in the macro-economic environment or 
prevailing market conditions in the Chicago industrial market.

The earnings guidance is highly sensitive to the timing of the 
settlement of the non-core asset sales. The guidance income 
contribution for the six months to 30 June 2014 from all four 
non-core assets is approximately 0.44 cents per unit. Should 
all the non-core assets be sold prior to 30 June 2014, the 
Trust’s operating earnings guidance would be reduced by a 
proportionate amount.

As foreshadowed in our August 2013 release, the Board of 
MFML anticipates that no distributions will be paid in FY14 from 
FY14 earnings. This position will continue to be assessed as the 
year progresses taking into account: 

 – The possibility of capital distributions from the sale of the  
non-core assets, if any, and subject to any conditions the 
lender may impose on the application of sale proceeds;

 – The Trust’s requirements to maintain a strong balance sheet 
and ensure sufficient funding capacity to undertake leasing 
and base building capital expenditures and value add projects 
(where appropriate); and

 – No significant changes in the macro-economic environment or 
prevailing market conditions in the Chicago industrial market.

MFML will provide further updates to the market as the non-core 
asset sales (see below) are progressed and earnings and 
distribution implications can be quantified. 

STRATEGY
Non-core asset sale update
On 28 February 2014, the Trust executed a conditional contract 
for the sale of the Trust’s four non-core assets, being 308 South 
Division Street, 900 East 103rd Street and 4527 and 4531 
Columbia Avenue.

The sale of the non-core assets is subject to a number of 
conditions including the completion of the purchaser’s due 
diligence on all four non-core assets to the satisfaction of the 
purchaser, in its absolute discretion, within 60 days from 28 
February 2014 and obtaining approval for the sale of all non-core 
assets from the Trust’s lender, ING. 

Completion of the sale is expected to take place 30 days after 
the purchaser’s 60 day due diligence period ends, however, 
the contract does include an option for either party to elect 
to extend settlement for a further 30 days including for the 
satisfactory completion of loan documentation by the purchaser 
and the purchaser’s lender entering into certain subordination 
agreements with specified tenants as a condition to closing.

At this time, MFML cannot guarantee that the sale of the four 
non-core assets will be completed. MFML intends to provide 
further updates on the sale of the non-core assets, including 
more detailed terms of the transaction, upon the contract 
becoming unconditional.

Once the non-core assets sales have been completed, an 
opportunity may present itself to sell the realigned portfolio 
in one line and transfer the asset level debt 4 to an acquirer 
potentially mitigating the considerable debt prepayment 5 costs 
(approximately US$10 million 6) that would be incurred in a 
piecemeal wind-up scenario.

1 Operating profit/earnings is a financial measure which is not prescribed by Australian Accounting Standards (“AAS”) and represents the profit under AAS adjusted for specific non-cash 
and significant items. The Directors consider operating profit to reflect the core earnings of the Trust. Its calculation is consistent with the Trust’s product disclosure statements. This has 
not been subject to any specific review procedures by the Trust’s auditors but has been extracted from the financial statements. Please refer to page 2 of the Trust’s Interim Report for 
the half year ended 31 December 2013 for the reconciliation between statutory (loss)/profit and operating profit.

2 FY14 operating earnings guidance announced on 23 August 2013 was in the range of 2.20-2.40 cents per unit. As a consequence of the sale of W165 N2830 Ridgewood Drive, 
Menomonee Fall which settled on 4 December 2013 (US time), the Trust’s operating earnings guidance range was revised to 2.00 – 2.20 cents per unit as released to the market on 21 
November 2013.

3 Based on the July 2013 average of the four major banks CBA, NAB, WBC and ANZ. The average AUD/USD foreign exchange rate for FY13 was $1.0104.
4 Under the ING loan document, the asset level debt is transferable to a purchaser subject to ING credit approval and payment of a transfer fee (0.75 per cent of the outstanding loan 

amount, approximately US$1.0 million).
5 Prepayment with payment of yield maintenance for the duration of the loan term (US Treasuries + 30 basis points) or 1 per cent of the principal repaid, whichever is the greater. 

Prepayment penalties are not applicable six months of the maturity date.
6 As at 31 December 2013.
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KEY FINANCIAL STATISTICS

Total assets ($m) 236.8

Unitholder equity ($m) 78.8

Loss for year attributable to unitholders ($m) (0.3)

Operating profit ($m) 1 4.1

Operating earnings (CPU) 1 1.14

Distribution (CPU) Nil

NTA per unit $ 0.22

Closing market price ($) 0.17

Market capitalisation ($m) 61.6

Number of units on issue (‘000) 362,457

The Trust’s Interim Report for the half year ended  
31 December 2013 is available from the Trust’s website at  
www.mirvac.com/mix.

INVESTOR INFORMATION
Investors will continue to receive updates on the Trust, 
providing they have elected to do so. Communication and 
information relating to the Trust are updated via the Trust’s 
website at www.mirvac.com/mix. Investors may also log into 
the Investor Information area to access a wide variety of holding 
information, make some changes to their holding details online or 
download forms.

Once logged in, Investors can:

 – check holding balances;

 – access security prices;

 – change address details;

 – enter/update email addresses;

 – enter/amend TFN, ABN and exemption details;

 – provide /amend direct credit/bank instructions;

 – access payment and tax history, including taxation 
statements; and

 – consolidate holdings.

The website also contains general information on the Trust,  
such as property portfolio details, distribution information, news 
and reports. A hard copy of the information available on the 
website will also be provided to Investors on request.

COMPLAINTS
MFML has an established policy for dealing with complaints. 
Investors wishing to make a complaint should write to:

Mirvac Industrial Trust
c/- Link Market Services
Locked Bag A14
Sydney South NSW 1235

or

Senior Manager, Shareholder Services
Mirvac Group
Level 26, 60 Margaret Street
Sydney NSW 2000

MFML is a member of the Financial Ombudsman Service, an 
independent dispute resolution service.

PRIVACY
The Mirvac Group (Mirvac Limited and its controlled entities) 
collects and uses personal information about investors to enable 
Mirvac to tailor its service to the needs of investors. Mirvac only 
collects personal information directly from investors, for example 
through application or enquiry forms, letters and visits to Mirvac’s 
website or office. The Mirvac Group Privacy Policy (available 
on www.mirvac.com) contains information about how you may 
request access to and correction of personal information Mirvac 
holds about you, or to make a complaint about an alleged 
breach of the Australian Privacy Principles.

If you no longer wish to receive material from the responsible 
entity, you may contact Mirvac as follows:

Mirvac Privacy Officer
Level 26, 60 Margaret Street
Sydney NSW 2000
Telephone: + 61 2 9080 8000
Email: privacy@mirvac.com

1 Operating profit/earnings is a financial measure which is not prescribed by Australian Accounting Standards (“AAS”) and represents the profit under AAS adjusted for specific non-cash 
and significant items. The Directors consider operating profit to reflect the core earnings of the Trust. Its calculation is consistent with the Trust’s product disclosure statements. This has 
not been subject to any specific review procedures by the Trust’s auditors but has been extracted from the financial statements. Please refer to page 2 of the Trust’s Interim Report for 
the half year ended 31 December 2013 for the reconciliation between statutory (loss)/profit and operating profit.



IMPORTANT INFORMATION
The information in this investor update (“Investor Update”) has been prepared 
by Mirvac Funds Management Limited (ABN 78 067 417 663, AFSL 220718) 
(“MFML”) in its capacity as the responsible entity of Mirvac Industrial Trust (ARSN 
113 489 624) (“MIX”). MFML is the issuer of MIX ordinary units. 

The information contained in this Summary has been obtained from or based on 
sources believed by MFML to be reliable. To the maximum extent permitted by 
law, MFML, its affiliates, officers, employees, agents and advisers do not make 
any warranty, express or implied, as to the accuracy, reliability or completeness 
of the information in this Summary or that the information is suitable for an 
individual’s intended use and disclaim all responsibility and liability for the 
information (including, without limitation, liability for negligence). 

This Summary is not financial advice or a recommendation to acquire MIX 
ordinary units and has been prepared without taking into account the objectives, 
financial situation or needs of individuals.

Each individual should before acting on the information contained in this 
Summary consider its appropriateness and MFML’s other periodic and continuous 
disclosure announcements lodged with the Australian Securities Exchange 
regarding MIX, having regard to their own objectives, financial situation and needs 
and seek such legal, financial and/or taxation advice as they deem necessary 
or appropriate to their jurisdiction. MFML and its related bodies corporate, and 
their associates, do not receive any remuneration or benefits in respect of any 
general financial product advice MFML provides in this Summary. Directors and 
employees of entities within the Mirvac Group (comprising Mirvac Limited (ABN 
92 003 280 699) and Mirvac Property Trust (ARSN 086 780 645)) do not receive 
specific payments or commissions for the authorised services provided under 
MFML’s Australian Financial Services Licence. They do receive salaries and may 
also be entitled to receive bonuses, depending on performance. MFML is a wholly 
owned subsidiary of Mirvac Limited.

This Summary contains certain “forward looking” statements. The words 
“anticipated”, “expected”, “projections”, “forecast”, “estimates”, “could”, “may”, 
“target”, “consider” and “will” and other similar expressions are intended to 
identify forward looking statements. Forward looking statements, opinions and 
estimates provided in this Summary are based on assumptions and contingencies 
which are subject to change without notice, as are statements about market and 
industry trends, which are based on interpretations of current market conditions. 
Forward looking statements including projections, indications or guidance on 
future earnings or financial position and estimates are provided as a general 
guide only and should not be relied upon as an indication or guarantee of future 
performance. There can be no assurance that actual outcomes will not differ 
materially from these statements. To the full extent permitted by law, MFML 
and its directors, officers, employees and advisers, agents and intermediaries 
disclaim any obligation or undertaking to release any updates or revisions to the 
information to reflect any change in expectations or assumptions.

An investment in MIX ordinary units is subject to investment and other known and 
unknown risks, some of which are beyond the control of MFML, including possible 
delays in repayment and loss of income and principal invested. MFML does not 
guarantee any particular rate of return or the performance of MIX nor does it 
guarantee the repayment of capital from MIX or any particular tax treatment. 

Past performance information in this Summary is given for illustrative 
purposes only and should not be relied upon (and is not) an indication of 
future performance.

This Summary is not an offer or an invitation to acquire MIX ordinary units or any 
other financial products and is not a prospectus, product disclosure statement 
or other offering document under Australian or any other law. It is for information 
purposes only.

REGISTERED OFFICE & POSTAL ADDRESS
Level 26, 60 Margaret Street 
Sydney NSW 2000 
Telephone: +61 2 9080 8000

UNIT REGISTRY
Link Market Services 
Locked Bag A14 
Sydney South NSW 1235 
Telephone: 1300 363 917 
Web: www.linkmarketservices.com.au

INVESTOR ENQUIRIES
Telephone: +61 1300 363 917  
(within and outside Australia)

www.mirvac.com/mix


