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REVIEW OF OPERATIONS AND ACTIVITIES (continued)

Significant changes in the state of affairs

Details of the state of affairs of the consolidated entity are disclosed within the Review of Operations and Activities
section above.

Interests in the Trust

2022 2021
No. units No. units

m m
Total ordinary stapled units issued 3,942 3,936
Stapled units issued under Long-Term Incentive Plan (LTI) and Employee Incentive
Scheme (EIS) 1 1
Total stapled units issued 3,943 3,937

Refer to note E2 to the consolidated financial statements for the consolidated entity’s movements in stapled units during
the financial year. This includes any stapled units issued and withdrawn during the financial year.

Instruments held by Directors

Particulars of Directors’ interests in the stapled securities of Mirvac or a related body corporate, are as follows:

Director
Mirvac stapled

securities

Performance
rights/rights to acquire

stapled securities

Interests in securities of
related entities or related

bodies corporate
John Mulcahy 105,172 - -

Susan Lloyd-Hurwitz 5,065,291 2,055,781 -

Christine Bartlett 80,172 - -

Damien Frawley1 - - -

Jane Hewitt 70,000 - -

James M. Millar AM 55,172 - -

Samantha Mostyn AO 74,045 - -

Peter Nash 82,720 - -

Robert Sindel 90,198 - -

1 Damien Frawley was appointed as Director on 1 December 2021.

Refer to note H3 to the consolidated financial statements for detailed information regarding Directors’ and key management
personnel’s interest in the stapled securities of Mirvac including any options granted and exercised over unissued stapled
securities.

Fees paid to the Responsible Entity or its associates

Fees paid to the Responsible Entity out of Trust property during the year were $28 million (2021: $20 million). Fees charged
by the Responsible Entity represent recovery of costs. No fees were paid out of Trust property to the Directors of the
Responsible Entity during the year. Fees paid to the Responsible Entity and its associates out of Trust property during the
year are disclosed in note H4 to the consolidated financial statements.
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REVIEW OF OPERATIONS AND ACTIVITIES (continued)

Net current asset deficiency

As at 30 June 2022, the Trust was in a net current liability position of $345 million (2021: $171 million). The Trust repays
its borrowings with excess cash, but had access to $609 million of unused borrowing facilities at 30 June 2022 (2021: $616
million). Accordingly, the Directors of the Responsible Entity expect that the Trust will have sufficient cash flows to meet
all financial obligations as and when they fall due.

Matters subsequent to the end of the year

No events have occurred since the end of the year that have significantly affected or may significantly affect the
consolidated entity’s operations, the results of those operations, or state of affairs in future years.

Environmental regulations

The consolidated entity and its business operations are subject to compliance with both Commonwealth and State
environment protection legislation. The Board is satisfied that adequate policies and procedures are in place to ensure the
consolidated entity’s compliance with the applicable legislation. In addition, the consolidated entity is also subject to the
reporting requirements of the National Greenhouse and Energy Reporting Act 2007 and Building Energy Efficiency
Disclosure Act 2010. The consolidated entity is not aware of any incidents that have resulted in material non-compliance
with environmental regulations during the financial year.

More information on Mirvac’s sustainability strategy, actions and performance for the year ended 30 June 2022 can be
found in the 30 June 2022 Annual Report of the Mirvac Group.

Non-audit services

From time to time, the consolidated entity may engage its external auditor, PricewaterhouseCoopers, to perform services
additional to their statutory audit duties. Details of the amounts paid or payable to PricewaterhouseCoopers for audit and
non-audit services provided during the year ended 30 June 2022 are set out in note H5 to the consolidated financial
statements.

In accordance with the advice received from the Audit, Risk & Compliance Committee (ARCC), the Board is satisfied that
the provision of non-audit services is compatible with the general standard of independence for auditors imposed by the
Corporations Act 2001 and did not compromise the auditor independence requirements of the Corporations Act 2001 for
the following reasons:

�x all non-audit services were reviewed by the ARCC to ensure they did not affect the impartiality and objectivity of the
auditor; and

�x none of the services undermined the general principles relating to auditor independence as set out in Accounting
Professional & Ethical Standards 110 Code of Ethics for Professional Accountants, including reviewing or auditing the
auditor’s own work, acting in a management or a decision-making capacity for the Trust, acting as advocate for the
Trust or jointly sharing economic risk and rewards.

Insurance of officers

During the year, the Responsible Entity has not indemnified, or entered into any agreement indemnifying against a liability,
any person who is or who has been an officer of the Responsible Entity of the Trust. No insurance premiums are paid for
out of the assets of the Trust in regards to insurance cover provided to Mirvac Funds Limited.
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REVIEW OF OPERATIONS AND ACTIVITIES (continued)

Auditor’s independence declaration

A copy of the auditor’s independence declaration as required under section 307C of the Corporations Act 2001 is set out
on page 7 and forms part of the Directors’ report.

Rounding of amounts

The amounts in the financial statements have been rounded off to the nearest million (m) dollars in accordance with the
ASIC Corporations Instrument 2016/191.

This statement is made in accordance with a resolution of the Directors.

Susan Lloyd-Hurwitz
Director

Sydney
11 August 2022



PricewaterhouseCoopers, ABN 52 780 433 757
One International Towers Sydney, Watermans Quay, Barangaroo, GPO BOX 2650, SYDNEY  NSW  2001
T: +61 2 8266 0000, F: +61 2 8266 9999

Level 11, 1PSQ, 169 Macquarie Street, Parramatta NSW 2150, PO Box 1155 Parramatta NSW 2124
T: +61 2 9659 2476, F: +61 2 8266 9999

Liability limited by a scheme approved under Professional Standards Legislation.

Auditor’s Independence Declaration

As lead auditor for the audit of Mirvac Property Trust for the year ended 30 June 2022, I declare that
to the best of my knowledge and belief, there have been:

(a) no contraventions of the auditor independence requirements of the Corporations Act 2001 in
relation to the audit; and

(b) no contraventions of any applicable code of professional conduct in relation to the audit.

This declaration is in respect of Mirvac Property Trust and the entities it controlled during the period.

Voula Papageorgiou Sydney
Partner
PricewaterhouseCoopers

11 August 2022
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These financial statements cover the financial statements for the consolidated entity consisting of Mirvac Property Trust
and its controlled entities. The financial statements are presented in Australian currency.

The Responsible Entity of Mirvac Property Trust is Mirvac Funds Limited (ABN 70 002 561 640, AFSL 233121), a company
limited by shares, incorporated and domiciled in Australia. Its registered office and principal place of business are:

Mirvac Funds Limited
Level 28
200 George Street
Sydney NSW 2000.

A description of the nature of the consolidated entity’s operations and its principal activities is included in the Directors’
report on pages 2 to 6, both of which are not part of these financial statements.

The financial statements were authorised for issue by the Directors on 11 August 2022. The Directors have the power to
amend and reissue the financial statements.

Through the use of the internet, the Trust has ensured that its corporate reporting is timely and complete. All press releases,
financial reports and other information are available in the Investor Centre section on the Group’s website.
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Note
2022

$m
2021

$m
Revenue B2 704 687

Other income

Net revaluation gain from investment properties C1 348 405

Share of net profit of joint ventures C2 57 33

Gain on financial instruments B2 4 8

Net gain on sale of assets 1 2

Total other income 410 448

Total revenue and other income 1,114 1,135

Investment property expenses and outgoings B3 205 189

Amortisation expenses 68 59

Impairment loss on receivables B3 31 2

Finance costs B3 61 64

Responsible Entity fees H4 28 20

Other expenses 9 3

Profit before income tax 712 798

Income tax expense B5 - -

Profit for the year attributable to stapled unitholders 712 798

Other comprehensive income that may be reclassified to profit or loss

Other comprehensive income for the year - -
Total comprehensive income for the year attributable to stapled
unitholders 712 798

Earnings per stapled unit attributable to stapled unitholders Cents Cents
Basic earnings per stapled unit H2 18.1 20.3

Diluted earnings per stapled unit H2 18.1 20.3

The above consolidated statement of comprehensive income (SoCI) should be read in conjunction with the accompanying
notes.
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The above consolidated statement of financial position (SoFP) should be read in conjunction with the accompanying notes.

Note
2022

$m
2021

$m
Current assets
Cash and cash equivalents 34 31
Receivables F1 24 8
Other assets 18 18
Assets held for sale C1 - 133
Total current assets 76 190
Non-current assets
Investment properties C1 10,341 10,652
Investments in joint ventures C2 1,299 470
Other financial assets F2 62 75
Intangible assets F3 43 43
Total non-current assets 11,745 11,240
Total assets 11,821 11,430
Current liabilities
Payables F4 220 160
Provisions F5 201 201
Total current liabilities 421 361
Non-current liabilities
Lease liabilities 7 7
Borrowings D2 1,891 1,884
Total non-current liabilities 1,898 1,891
Total liabilities 2,319 2,252
Net assets 9,502 9,178

Equity
Contributed equity E2 5,388 5,374
Reserves E3 5 5
Retained earnings 4,109 3,799
Total equity attributable to the stapled unitholders 9,502 9,178
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The above consolidated statement of changes in equity (SoCE) should be read in conjunction with the accompanying
notes.

Note

Attributable to stapled unitholders
Contributed

equity Reserves
Retained
earnings

Total
equity

$m $m $m $m
Balance 30 June 2020 5,367 5 3,391 8,763
Profit for the year - - 798 798
Other comprehensive income for the year - - - -
Total comprehensive income for the year - - 798 798
Transactions with owners in their capacity as owners
Unit-based payments

 Expense recognised – Employee Exemption Plan
(EEP) E2 1 - - 1
Long-term incentives (LTI) vested E2 5 - - 5

Reversal of costs of issuing equity E2 1 - - 1
Distributions E1 - - (390) (390)
Total transactions with owners in their capacity as
owners 7 - (390) (383)
Balance 30 June 2021 5,374 5 3,799 9,178

Profit for the year - - 712 712
Other comprehensive income for the year - - - -
Total comprehensive income for the year - - 712 712
Transactions with owners in their capacity as
owners
Unit-based payments

Expense recognised – EEP E2 1 - - 1
 LTI vested E2 13 - - 13

Distributions E1 - - (402) (402)
Total transactions with owners in their capacity as
owners 14 - (402) (388)
Balance 30 June 2022 5,388 5 4,109 9,502
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Note
2022

$m
2021

$m
Cash flows from operating activities
Receipts from customers (inclusive of GST) 654 692
Payments to suppliers (inclusive of GST) (211) (213)

443 479
Distributions received from joint ventures 50 28
Distributions received 1 1
Interest paid B3 (67) (70)
Net cash inflows from operating activities D3 427 438

Cash flows from investing activities
Payments for investment properties (213) (335)
Proceeds from sale of investment properties 401 85
Contributions to joint ventures (246) (1)
Deconsolidation of cash and cash equivalents upon disposal of
controlled entity

(2) -

Return of capital from investments 17 -
Net cash outflows from investing activities (43) (251)

Cash flows from financing activities
Proceeds from loans from entities related to Responsible Entity 814 577
Repayments of loans to entities related to Responsible Entity (807) (459)
Proceeds from issue of stapled units 14 6
Distributions paid (402) (307)
Net cash outflows from financing activities (381) (183)

Net increase in cash and cash equivalents 3 4
Cash and cash equivalents at the beginning of the year 31 27
Cash and cash equivalents at the end of the year 34 31

The above consolidated statement of cash flows (SoCF) should be read in conjunction with the accompanying notes.



Mirvac Property Trust and its controlled entities
Notes to the consolidated financial statements
For the year ended 30 June 2022

13

A BASIS OF PREPARATION

Mirvac Group – stapled securities

A Mirvac Group stapled security comprises one Mirvac Limited share ‘stapled’ to one unit in the Trust to create a single listed
security traded on the Australian Securities Exchange (ASX). The stapled securities cannot be traded or dealt with separately.
Mirvac Limited (the deemed parent entity) and Mirvac Funds Limited (as Responsible Entity for MPT) have common directors
and operate as Mirvac Group. Mirvac Limited and MPT have a Deed of Cooperation to recharge each other on a cost recovery
basis, where permitted by law, to maintain the best interests of Mirvac as a whole.

The stapled security structure will cease to operate on the first of:
�x Mirvac Limited or MPT resolving by special resolution in a general meeting, and in accordance with its Constitution, to

terminate the stapled security structure; or
�x Mirvac Limited or MPT commencing winding up.

The ASX reserves the right (but without limiting its absolute discretion) to remove entities with stapled securities from the
official list if their securities cease to be stapled together, or either entity issues any equity securities of the same class that
are not stapled.

Mirvac Limited and MPT remain separate legal entities in accordance with the Corporations Act 2001. For accounting
purposes, Mirvac Limited has been deemed the parent entity of Mirvac Group.

Statement of compliance

These consolidated financial statements are general purpose financial statements. They have been prepared in accordance
with Australian Accounting Standards and other authoritative pronouncements of the Australian Accounting Standards Board,
the Corporations Act 2001 and International Financial Reporting Standards (IFRS) as issued by the International Accounting
Standards Board (IASB).

Net current asset deficiency

As of 30 June 2022, the consolidated entity was in a net current liability position of $345 million (June 2021: $171 million) but
had undrawn capacity under its debt facilities of $609 million (June 2021: $616 million) maturing in December 2023. As of 30
June 2022, the consolidated entity had capital commitments of $91 million (June 2021: $45 million).

Basis of preparation

The consolidated entity is a for-profit entity for the purpose of preparing the financial statements.

These financial statements have been prepared on a going concern basis, using historical cost conventions except for:
�x investment properties, investment properties under construction and other financial assets and financial liabilities that

have been measured at fair value;
�x assets held for sale that are measured at lower of carrying value and fair value less costs to sell.

All figures in the financial statements are presented in Australian dollars and have been rounded off to the nearest million (m)
dollars in accordance with ASIC Corporations Instrument 2016/191, unless otherwise indicated.
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Basis of preparation (continued)

Macro Environment Impacts

As a property group involved in property investment and investment management, the consolidated entity is
subject to macroeconomic factors throughout the business cycle, which have the potential to impact a number
of its financial and non-financial metrics.

Impact of global conflict on the consolidated entity

The magnitude and complexity of the consequences of the Russian-Ukraine conflict remain highly
uncertain, driving geopolitical fragmentation, ongoing sanctions and diversified supply chains. Key areas of
exposure relate to economic sanctions, oil and gas supplies, and impacts on global indices. While the
consolidated entity does not have direct exposure to the conflict or region, market data continues to be highly
volatile and uncertain, with any escalation likely to have an impact on global markets and additional pressures
on supply chains.

Supply chain pressure

Disruptions linked to COVID-19 lockdowns in China, the Russia - Ukraine conflict, severe weather events, lack
of migration and new variants of COVID-19, continue to exacerbate supply constraints, labour/skills shortages
and construction materials price increases. The consolidated entity’s longstanding experience and capabilities
are well placed to see through the supply challenges. A number of initiatives are also in place to analyse,
assess and flex across suppliers, timing and lead times for supplies.

Inflation rising and interest rates increasing

Higher cost price inflation has led to negative real wage growth in 2022. This combined with heightened
geopolitical tensions and increasing interest rates has lowered consumer sentiment. A faster than expected
economic recovery from COVID-19, and stronger inflationary pressures have brought forward interest rate
hikes, with the Reserve Bank of Australia raising the cash rate by 125 bps from May to July 2022.

The consolidated entity’s capital management is well placed to steer through the tide of rising interest rates,
with gearing maintained at the lower end of the target range of between 20 - 30%. A large portion of the debt is
at fixed or hedged rates, and the consolidated entity’s credit rating maintained.

Retail spending is expected to curb away from discretionary spend as the uncertainty around increasing
interest rates and rising living costs (fuel, food and so on) tighten household wallets.

The above factors have been considered in the preparation of the financial statements though they have not
had a material impact to date.

Comparative information

Where necessary, comparative information has been restated to conform to the current year’s disclosures and are
presentational in nature. These had no impact to the reported net assets or profit for the year ended 30 June 2022.

Critical accounting estimates and judgements

The preparation of financial statements requires estimation and judgement. The areas involving a higher degree of estimation
or judgement are discussed in the following notes:

Note Note
Investment properties C1 Fair value measurement of financial instruments D4
Investments in joint ventures C2 Goodwill F3

New and amended standards adopted by the Trust

Amended standards and interpretations adopted by the consolidated entity for the year ended 30 June 2022 have not had a
significant impact on the current period or any prior period and are not likely to have a significant impact in future periods.
These are listed below:

- AASB 2020-8 Amendments to Australian Accounting Standards – Interest Rate Benchmark Reform – Phase 2 [AASB 4,
AASB 7, AASB 9, AASB 16 & AASB 139]

- AASB 2021-3 Amendments to Australian Accounting Standards – Covid-19 Related Rent Concessions Beyond 30 June
2021 [AASB 16]
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B RESULTS FOR THE YEAR

This section explains the results and performance of the consolidated entity, including detailed breakdowns and analysis.

B1 SEGMENT INFORMATION

The consolidated entity is a single segment for reporting to the Executive Leadership Team (ELT). The ELT is the chief
operating decision maker of the consolidated entity.

The consolidated entity operates predominantly in Australia. No single customer in the current or prior year provided more
than 10 per cent of the consolidated entity’s revenue.

B2 REVENUE

The consolidated entity’s revenue is principally property rental revenue. Property rental revenue comes from holding properties
as investment properties and earning rental yields over time.

Revenue is measured at the fair value of the consideration received or receivable, net of returns, trade allowances and
duties and taxes paid. The consolidated entity recognises revenue for the following revenue stream:

Investment property rental revenue
The consolidated entity invests in properties for rental yields and capital appreciation. Rental revenue from
investment properties is recognised on a straight-line basis over the lease term, net of any incentives. Modifications
to the leases are accounted for as a new lease from the effective date of the modification, considering any prepaid
or accrued lease payments relating to the original lease as part of the lease payments for the new lease. The
consolidated entity also provides services to the lessees which primarily consist of general building management
and operations in accordance with their lease agreements. Service income, representing the recovery of associated
costs from the lessees, is recognised over time when the services are provided.

2022
$m

2021
$m

Revenue
Lease revenue 580 578
Service revenue 99 107
Other property rental revenue 9 -
Total property rental revenue 688 685
Other revenue 16 2
Total revenue 704 687

Gain on financial instruments
Net revaluation gain on units in unlisted funds 4 8
Total gain on financial instruments 4 8
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B3 EXPENSES

Investment property expenses and outgoings

Investment property expenses relate to those costs which are required to be incurred to allow for the occupation and
maintenance of investment properties in order to continue to earn rental revenue. Expenses include statutory levies, insurance
and other property outgoings and are recognised on an accruals basis.

2022
$m

2021
$m

Profit before income tax includes the following specific expenses:
Statutory levies 38 39
Insurance 4 4
Outgoings 31 16
Other property expenses 132 130
Total investment property expenses and outgoings 205 189

Interest paid 67 70
Borrowing costs capitalised (6) (6)
Total finance costs 61 64

Loss allowance on trade debtors 31 2
Total impairment loss on receivables 31 2

B4 EVENTS OCCURRING AFTER THE END OF THE YEAR

No events have occurred since the end of the year that have significantly affected or may significantly affect the consolidated
entity’s operations, the results of those operations, or state of affairs in future years.

B5 INCOME TAX

The consolidated entity’s profit is earned by trusts which are not subject to taxation. Income from the trusts is instead attributed
to unitholders who pay income tax at their marginal tax rates.

Tax allowances for depreciation are distributed to the stapled unitholders as a tax deferred component of the distribution.
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C INVESTMENT ASSETS

…………………………………………………………………………………………………
This section includes investment properties and investments in joint ventures. They represent the core assets of the business
and drive the value of the consolidated entity.

C1 INVESTMENT PROPERTIES

The consolidated entity holds a property portfolio for long-term rental yields and capital appreciation. Depending on the specific
arrangements for each property, they are classified as investment properties or properties held through joint ventures.

Investment properties
Investment properties are properties owned by the consolidated entity. Investment properties include investment properties
under construction, which will become investment properties once construction is completed.

The consolidated entity accounts for its investment properties at fair value and revaluations are recognised as other income.
The fair value movements are non-cash and do not affect the consolidated entity’s distributable income.

Judgement in fair value estimation
Fair value is the price that would be received to sell an asset in an orderly transaction between market participants.  For all
investment property that is measured at fair value, the existing use of the property is considered the highest and best use.

The consolidated entity assesses its property portfolio for climate related risks and resilience where appropriate in determining
the fair value of investment properties.

The fair value of properties are calculated using a combination of market sales comparisons, discounted cash flows and
capitalisation rates.

To assist with calculating reliable estimates, the consolidated entity uses independent valuers on a rotational basis. A minimum
of 25 per cent of the portfolio is independently valued every six months, with management internally estimating the fair value
of the remaining properties using estimation techniques by suitably qualified personnel. In response to COVID-19, the
consolidated entity increased the level of independent valuations across its segments, particularly across the markets and
asset types it invests in where the impacts from COVID-19 have been more significant. As at 30 June 2022, the consolidated
entity undertook independent valuations covering 31 per cent of its investment property portfolio by value, excluding IPUC.

The fair values are a best estimate but may differ to the actual sales price if the properties were to be sold. The key judgements
for each valuation method are explained below:

Direct comparison approach: Utilises recent sales of comparable properties, adjusted for any differences, including the
nature, location, town planning/zoning, flooding and environmental impediments.

Discounted cash flow (DCF): Projects a series of cash flows over the property’s life and a terminal value, discounted using
a discount rate to give the present value.The projected cash flows incorporate expected rental income (based on contracts or
market rates), operating costs, lease incentives, lease fees, capital expenditure, and a terminal value from selling the property.
The terminal value is calculated by applying the terminal yield to the net market income. The discount rate is a market rate
reflecting the risk associated with the cash flows, the nature, location and tenancy profile of the property relative to comparable
investment properties and other asset classes.

Capitalisation rate: The rate or yield at which the annual net income from an investment is capitalised to ascertain its capital
value at a given date. The annual net income is based on contracted rents, market rents, operating costs and future income
on vacant space. The capitalisation rate reflects the nature, location and tenancy profile of the property together with current
market evidence and sales of comparable properties.

Investment properties under construction: There generally is not an active market for investment properties under
construction, so fair value is measured using DCF or residual valuations. DCF valuations for investment properties under
construction are as described above, but also consider the costs and risks of completing construction and letting the property.
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C1 INVESTMENT PROPERTIES (continued)

Residual: Estimates the value of the completed project, less the remaining development costs, which include construction,
finance costs and an allowance for the developer’s risk and profit. This valuation is then discounted back to the present value.

Ground leases
On initial recognition, a lease liability reflecting the leasehold arrangements of investment properties is separately disclosed in
the consolidated SoFP and the carrying value of the investment properties is adjusted (i.e. increased) so that the net of these
two amounts equals the fair value of the investment properties. The lease liabilities are calculated as the net present value of
the future lease payments discounted at the incremental borrowing rate.

At 30 June 2022, $7 million of lease liabilities for ground leases has been recognised in the consolidated SoFP (2021: $7
million).

Lease liabilities are subsequently measured by:

- increasing the carrying amount to reflect interest on the lease liability;
- reducing the carrying amount to reflect the lease payments made; and
- remeasuring the carrying amount to reflect any reassessment or lease modifications.

Some ground leases contain variable payment terms that are linked to sales generated. Variable lease payments that depend
on sales are recognised in the consolidated SoCI in the period in which the condition that triggers those payments occurs.
Interest on the lease liabilities and any variable lease payments not included in the measurement of the lease liabilities are
recognised in the consolidated SoCI in the period to which they relate.

Lease incentives
The carrying amount of investment properties includes lease incentives provided to tenants. Lease incentives are deferred
and recognised on a straight-line basis over the lease term as a reduction of net property income.

Derecognition of investment properties
Investment properties are reclassified from non-current to current assets held for sale when they satisfy the conditions under
AASB 5 Non-current Assets Held for Sale and Discontinued Operations.

For reclassification to occur, the disposal of the investment property must be highly probable with an exchanged contract and
settlement pending. Once control of an investment property transfers to a purchaser, usually upon settlement, the consolidated
entity will derecognise the book value of the investment property with any resultant gain or loss recognised in the consolidated
SoFP.

Commitments
At 30 June 2022, capital commitments on the consolidated entity’s investment property portfolio were $91 million
(2021: $45 million). There were no investment properties pledged as security by the consolidated entity (2021: nil).




















































