31 March 2009

Dear [Investor]
APN Euro Property Fund ARSN 123 172 930
Interim Update and FY2009 distributions
As we embark upon 2009 and the challenges in the year ahead, we would like to update you on
your investment in the APN Euro Property Fund (the Fund). Please find enclosed a copy of the
Fund’s December 2008 Quarter Update.
Financial Results for the six months ended 31 December 2008
The Fund holds units in three retail property funds, each of which owns property in Europe. These
are:
•
•
•

APN Poland Retail Fund (APN Poland)
APN Vienna Retail Fund (APN Vienna)
APN Champion Retail Fund (APN Champion)

Each of the underlying funds obtained an independent valuation of their properties as at 31
December 2008. The valuations have declined generally in line with changes in the European
commercial property markets and a re-pricing of assets across the world. Accordingly the Fund
has written down its investments in APN Poland ($5.0 million), APN Vienna ($3.5 million) and APN
Champion ($0.7 million).
The underlying funds have also advised that they have suspended the payment of all distribution in
order to retain flexibility to respond to the challenging market and financing conditions they face
over the next 6 – 12 months.
The write down of investment values, combined with no distribution revenue has resulted in the
Fund recording a loss of $10.2 million for the six months to 31 December 2008 and a reduction in
unit price by 47% to $0.5215.
Distributions suspended
As a result, the Fund is unable to make a distribution payment at this time. This position will be
reviewed regularly but is dependent on the receipt of distribution income from its underlying
investments.
Investment in APN Poland
The reduction in property value recorded by APN Poland has resulted in breaches of its senior debt
facility and hedging covenants. It is currently in discussions with its financiers, but at this time there
are no indications of the likely outcome. One of the possibilities is that APN Poland will be wound
up and the assets realised in an orderly manner. Prudently the Fund now records its investment in
APN Poland at the expected realisable value to reflect this possibility.

Financial support
Due to the uncertainty of future income from its investments, APN Funds Management, the primary
service provider, has advised that it will continue to support the Fund during this period by not
seeking immediate payment for any amounts owed. However, investors should note that if the
Fund incurs other liabilities in excess of its existing cash resources, assets of the Fund may need
to be realised in the current illiquid market.
Limited Liquidity Facility
The Fund’s Limited Liquidity Facility remains suspended at this time.
Additional information
We realise you will be disappointed with the recent performance of the Fund and we will keep you
regularly updated on progress.
Further information on the Fund’s investments in the APN Poland, APN Vienna and APN
Champion is available at www.apnfm.com.au.
If you have any questions please feel free to contact your financial adviser or the APN Investor
Services hotline on 1800 996 456. Alternatively, you can contact Clive Appleton or me directly on
(03) 8656 1000 or via email at cappleton@apngroup.com.au or tslattery@apngroup.co.uk.
We appreciate your ongoing support through these challenging times.
Yours sincerely
APN FUNDS MANAGEMENT LIMITED

Tim Slattery
Head of Europe

