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InterIm report
For the halF year ended 31 december 2012

mirvac group comprises mirvac limited (ABn 92 003 280 699) and its controlled 
entities (including mirvac property trust (Arsn 086 780 645) and its controlled entities).

this interim report does not include all the notes of the type normally included in an 
annual financial report. Accordingly, this report is to be read in conjunction with the 
annual report for the year ended 30 June 2012 and any public announcements made 
by mirvac group during the interim reporting period in accordance with the continuous 
disclosure requirements of the Corporations Act 2001.
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the directors of mirvac limited present their report, together with the consolidated report of mirvac group 
(“mirvac” or “group”) for the half year ended 31 december 2012. mirvac comprises mirvac limited (“parent entity”) 
and its controlled entities, which includes mirvac property trust (“mpt” or “trust”) and its controlled entities.

Directors
the following persons were directors of mirvac limited during the half year and up to the date of this report, 
unless otherwise stated:

– James macKenzie
– susan lloyd-hurwitz (appointed as a director on 5 november 2012)
– nicholas collishaw (retired as a director on 31 october 2012)
– marina darling
– gregory dyer (appointed as a director on 4 september 2012)
– peter hawkins
– James millar Am
– John mulcahy
– John peters
– elana rubin.

review oF operations anD activities
the statutory profit after tax attributable to the stapled securityholders of mirvac for the half year ended 
31 december 2012 was $55.2m (december 2011: profit $176.6m). provision for loss on inventories included in the 
statutory profit for the half year ended 31 december 2012 was $242.9m (december 2011: $25.0m). the operating 
profit (profit before specific non-cash items and significant items) was $194.2m (december 2011: $201.5m).

operating profit is a financial measure which is not prescribed by Australian Accounting standards (“AAs”) and 
represents the profit under AAs adjusted for specific non-cash items and significant items. the directors consider 
operating profit to reflect the core earnings of the group.

the following table summarises key reconciling items between statutory profit after tax attributable to the stapled 
securityholders of mirvac and operating profit. the operating profit information in the table has not been subject 
to any specific review procedures by the group’s auditor but has been extracted from note 3 of the accompanying 
financial statements for the half year ended 31 december 2012, which have been subject to review; refer to 
pages 34 and 35 for the auditor’s review report on the financial statements.
 31 December 31 december 
 2012 2011 
 $m $m

profit attributable to the stapled securityholders of mirvac 55.2 176.6

specific non-cash items
net gain on fair value of investment properties (68.8) (71.2)
net loss on fair value of investment properties under construction (“ipuc”) 0.9 10.3
net loss on fair value of derivative financial instruments and associated 
foreign exchange movements 8.5 52.3
security based payment expense 1.9 3.5
depreciation of owner-occupied investment properties 3.6 3.3
straight-lining of lease revenue (8.0) (6.9)
Amortisation of lease fitout incentives 5.5 5.2
net loss/(gain) on fair value of investment properties, derivatives and other specific 
non-cash items included in share of net profit of associates and joint ventures 2.4 (0.2)

significant items
impairment of investments including associates and joint ventures 12.3 –
impairment of loans 18.0 6.5
provision for loss on inventories 242.9 25.0
net loss/(gain) from sale of non-aligned assets 2.0 (0.4)

tax effect
tax effect of non-cash and significant adjustments (82.2) (18.7)

Discontinued operations
specific non-cash items and significant items included in profit from discontinued operations 1 – 16.2

operating profit (profit before specific non-cash and significant items) 194.2 201.5

1) relates to hotel management business and mirvac wholesale hotel fund.

dIrectors’ report
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Financial anD operational hiGhliGhts
Key financial highlights for the half year ended 
31 december 2012 included:

– profit attributable to the stapled securityholders 
of mirvac of $55.2m;

– operating profit after tax of $194.2m 1, representing 
5.7 cents per stapled security;

– operating cash flow of $50.2m;

– half year distributions of $143.9m, representing 
4.2 cents per stapled security; and

– net tangible assets (“ntA”) per stapled security of 
$1.64 from $1.66 2 at 30 June 2012.

Key operational highlights for the half year ended 
31 december 2012 included:

– maintained strong portfolio occupancy of 98.2 per cent 3 
within the investment division’s portfolio;

– leased 85,632 square metres (6.4 per cent of net 
lettable area) within the investment division’s portfolio;

– secured an anchor tenant at 200 george street, sydney 
nsw, with ernst & young agreeing to 74.0 per cent of 
the building’s net lettable area for a 10 year term 4;

– continued to strengthen strategic relationships with 
capital partners via the sale of a 50.0 per cent interest 
in the treasury Building, perth wA for $165.0m 5;

– achieved strong levels of exchanged contracts of 
$1,018.7m 6 in residential projects and settled 694 
residential lots; and

– continued to improve mirvac’s safety performance 
with a lost time injury frequency rate (“ltifr”) of 
6.9 for employees plus service providers, representing 
a 5.5 per cent improvement over the score of 
7.3 recorded at 31 december 2011.

capital manaGement anD FunDinG
for the half year ended 31 december 2012, the group 
maintained its strong capital and liquidity position. 
gearing was 23.8 per cent 7 and remained within the 
group’s targeted range of 20.0 to 25.0 per cent.

other key highlights for the group included:

– no debt maturities in the year ending 30 June 2013;

– $530.0m of debt facilities maturing in January 2014 8, 
of which only $136.9m is actually drawn;

– high levels of liquidity with over $850.0m in cash and 
undrawn committed debt facilities on hand;

– issuance of a $150.0m five year medium term note 
(“mtn”) in december 2012;

– weighted average debt maturity of 3.2 years;

– average borrowing costs decreased to 6.4 per cent per 
annum including margins and line fees;

– maintained a BBB credit rating with a change in the 
outlook to positive from standard & poor’s, reflecting 
the improving credit quality of the group; and

– continued to comfortably meet all debt covenants.

outlook
the volatility created by the european debt crisis and us 
budgetary issues dominated international capital markets 
for the six months to 31 december 2012, resulting in 
funding costs remaining elevated. there will be limited 
impact of these events on the group’s borrowing 
costs for the next six to 12 months, allowing time for 
conditions to stabilise before any refinancing is required.

the group remains focused on managing its capital 
position prudently by monitoring and accessing 
diversified sources of capital, including both domestic 
and international markets, as demonstrated by the 
group’s recent mtn issuance that was announced on 
28 november 2012. this ensures mirvac can continue to 
meet its strategic objectives without increasing its overall 
risk profile.

operational hiGhliGhts anD Divisional strateGy

investment Division
At 31 december 2012, the investment division had 
invested capital of $6,013.7m 9, with investments in 
61 direct property assets, covering the office, retail and 
industrial sectors, as well as investments in car parks, 
a hotel and other funds managed by mirvac. the asset 
allocation for mpt invested capital was as follows:

– office: 57.8 per cent;

– retail: 27.6 per cent;

– industrial: 7.4 per cent; and

– other: 7.2 per cent 10.

for the six months to 31 december 2012, the investment 
division’s statutory profit before tax was $271.0m and 
operating profit before tax was $209.5m.

while the global economic climate remains challenging, 
the trust’s earnings continue to be secure due to the 
strong weighted average lease expiry profile (“wAle”) 
of 5.5 years 11, 93.1 per cent of financial year 2013 (“fy13”) 
rent reviews being fixed or linked to the consumer price 
index (“cpi”), and 73.1 per cent of revenue being derived 
from multinational, Australian securities exchange (“AsX”) 
listed and government tenants.

dIrectors’ report

1) excludes specific non-cash items, significant items and related taxation.
2) ntA per stapled security based on ordinary securities including employee incentive scheme (“eis”) securities.
3) By area, excluding assets under development, based on 100 per cent of building net lettable area.
4) post 31 december 2012. represents the amalgamated development site of 190 george street, 200 george street and 4 dalley street & laneway, sydney nsw.
5) post 31 december 2012, mirvac announced it had secured all consents and settlement is expected in march 2013.
6) total exchanged pre-sales contracts as at 31 december 2012, adjusted for mirvac’s share of joint ventures, associates and mirvac’s managed funds.
7) net debt (at foreign exchange hedged rate) excluding leases/(total tangible assets – cash).
8) on 11 January 2013, this facility was reduced to $350.0m.
9) includes assets under development, and indirect property investments.
10) includes assets under development, indirect property investments, car park assets and a hotel.
11) By income, excluding assets under development, based on mpt’s ownership.
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Key highlights for mpt for the half year ended 
31 december 2012 included:

– occupancy remained high at 98.2 per cent 1;

– total investment property revaluations provided a 
net uplift of $63.7m (or 1.1 per cent) increase over 
the previous book value for the six months ended 
31 december 2012;

– completed 193 leasing deals over 85,632 square 
metres 1 of net lettable area (6.4 per cent of the 
portfolio), with major leasing commitments at:

– 60 margaret street, sydney nsw: executed a lease 
to cliftons (3,469 square metres) for a new five year 
lease term;

– 38 sydney Avenue, forrest Act: secured a 
renewal of lease for five years to the department 
of Broadband, communications and the digital 
economy (8,975 square metres);

– nexus industry park (Building 3), lyn parade, prestons 
nsw: secured a new lease term to de’longhi 
Australia (17,276 square metres); and

– moonee ponds central, moonee ponds vic: an 
additional 1,204 square metres was executed with 
Aldi supermarket and a 10 year option exercised for 
coles across 4,000 square metres;

– disposed of two non-core office assets and three 
non-core industrial assets, realising $105.1m in gross 
sale proceeds (sold at book value);

– established a second capital partnership with Keppel 
reit (previously known as K-reit Asia) via the sale 
of a 50.0 per cent interest the treasury Building, 
perth wA 2; and

– progressed with commercial developments including:

– treasury Building, perth wA: works commenced on 
the 30,000 square metre office tower, that will house 
the wA government which has pre-committed to a 
25 year lease across the whole tower;

– 200 george street, sydney nsw: secured an anchor 
tenant at 200 george street, sydney nsw, with 
ernst & young agreeing to 74.0 per cent of the 
building’s net lettable area for a 10 year term. major 
site establishment works commenced in late January 
2013, with completion scheduled for early 2016 3;

– Kawana shoppingworld, Buddina qld: commenced 
construction on stage 4 which includes a new 
Aldi supermarket and additional specialty 
stores, expanding the centre by approximately 
9,000 square metres;

– stanhope village, stanhope gardens nsw: 
commenced construction on stage 3 which includes 
the extension of the Kmart mall and a new Aldi 
supermarket. A stage 4 development application 
progressed which includes plans to create additional 
specialty stores and foodcourt; and

– orion springfield town centre, springfield qld 
(pad sites): commenced construction with initial 
tenants trading in december 2012. the remaining 
pad sites are on track for completion by december 
2013. the pad sites will provide a total gross lettable 
area of 5,108 square metres.

the group’s focus on corporate responsibility and 
sustainability continued to deliver results within the 
trust’s portfolio, with key achievements including:

– achieved a 4.59 stars national Australian Built 
environment rating system (“nABers”) energy 
portfolio average rating for the calendar year 2012, 
exceeding the target of 4.5 stars, and six months 
ahead of the June 2013 target;

– achieved a 3.4 stars nABers water portfolio average 
for the calendar year 2012, meeting the target six 
months ahead of the June 2013 target;

– one darling island, sydney nsw achieved a 5.5 star 
nABers energy rating, representing mpt’s second 
asset to achieve a 5.5 star rating;

– 339 coronation drive, milton qld achieved a 5 star 
nABers energy rating, reducing energy intensity by 
28.0 per cent and cutting greenhouse emissions by 
323 tonnes co2 per annum; and

– generated funding of over $300,000 through the nsw 
energy savings scheme, for energy efficiency projects.

Outlook
ongoing interest in quality Australian investment grade 
assets is expected to continue, as evidenced by a 
number of recent transactions and continued enquiry, 
particularly from offshore investors. the ongoing 
economic uncertainty in europe and the us, compared 
with the relative stability of the Australian economy, is 
expected to see foreign investment levels increase over 
the second half of the year along with increased activity 
from domestic listed and unlisted real estate groups.

mirvac’s investment division continues to deliver strong 
results and is well placed in the current environment. 
the division remains focused on providing secure passive 
income to the group, with key areas of focus including:

– improving the quality of the portfolio via non-aligned 
asset sales and new development product;

– remaining strategically overweight in the office sector; and

– focusing on prime sub-regional shopping centres 
located in growth markets.

dIrectors’ report

1) By area, excluding assets under development, based on 100 per cent of building net lettable area.
2) post 31 december 2012, mirvac announced it had secured all consents and settlement is expected in march 2013.
3) post 31 december 2012. represents the amalgamated development site of 190 george street, 200 george street and 4 dalley street 

& laneway, sydney nsw.
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investment management
mirvac investment management (“mim”) comprises 
two business activities for segment reporting purposes: 
third party, listed and unlisted funds management; 
and, property asset management (mirvac Asset 
management (“mAm”)).

for the half year ended 31 december 2012, investment 
management recorded a statutory loss before tax of 
$4.2m and an operating loss before tax of $3.4m.

At 31 december 2012, mim remained responsible for the 
management of four wholesale funds: mirvac wholesale 
residential development partnership; travelodge group 
(tucker Box holdings); Jf infrastructure yield fund; 
and, Australian sustainable forestry investors. mim also 
manages the AsX listed mirvac industrial trust (AsX: 
miX) and two unlisted residential development funds.

while mim continues to focus on the rationalisation of its 
activities, there were no significant transactions during 
the half year period to 31 december 2012.

mAm provides asset management services for the 
investment division’s portfolio. mAm currently manages 
67 properties principally located in metropolitan 
locations on the east coast of Australia.

Outlook
mim will continue to seek to exit its responsible entity, 
trustee and investment manager responsibilities as 
opportunities arise. mAm will seek to continue to expand 
its asset management services in accordance with growth 
in the investment division’s portfolio and in assets owned 
by third parties where there are common interests.

Development Division
the development division operates across national 
product lines consisting of Apartments, masterplanned 
communities and commercial projects.

At 31 december 2012, the development division had 
$1,723.0m of invested capital. for the half year ended 
31 december 2012, the division’s statutory loss before 
tax was $265.2m and operating profit before tax was 
$8.0m. the division’s statutory result was impacted 
by the provision announced by mirvac on 7 february 
2013. As part of the regular review of all development 
projects, the assessment as at 31 december 2012 
provided evidence that specific micro markets had 
not recovered as previously expected. A realignment 
of future assumptions with current market conditions 
resulted in a $273.2m provision. the majority of projects 
impacted are in queensland representing 72.0 per cent 
of the provision and in western Australia representing 
27.0 per cent of the provision 1. 

in the group’s core metropolitan markets, the division 
continued to deliver quality residential product, with new 
release projects targeted at the right price points and 
right locations such as:

Apartments:
– harold park, glebe nsw: development commenced 

on precinct 1 (247 exchanged contracts secured) 
and successfully launched precinct 2 (77 exchanged 
contracts secured);

– rhodes waterside, rhodes nsw: construction 
progressed on the final apartment building at the 
rhodes precinct (180 exchanged contracts secured); and

– yarra’s edge, docklands vic: successful public launch 
and early works commenced on Array (104 exchanged 
contracts secured) and yarra point (170 exchanged 
contracts secured).

Masterplanned Communities:
– googong nsw: stage 1 of the joint venture with 

cic Australia was released with 216 exchanged 
contracts; and

– elizabeth hills nsw: continued strong sales.

for the half year ended 31 december 2012, the 
development division’s residential pipeline totalled 
31,130 lots, which was supplemented by the acquisition 
of a number of key projects that will contribute 
significantly to the division’s financial year 2015 and 
beyond development pipeline, including:

– Alex Avenue nsw: in february 2012 mirvac secured 
259 lots and during the six months to 31 december 
2012, mirvac acquired an option over an additional 
2.1 hectare parcel of englobo land contiguous with 
the current Alex Avenue project (precinct 1). the 
acquisition of this parcel will enable mirvac to increase 
its holding in the area to approximately 298 lots; and

– dallas Brooks centre, east melbourne vic: mirvac 
reached an agreement with the masonic centre of 
victoria for the rights to redevelop the dallas Brooks 
centre for predominately residential uses, subject 
to approvals.

As at 31 december 2012, the division settled 694 lots 
and secured future income of $1,018.7m 2 through 
residential exchange pre-sales contracts.

state based lot settlements by product for the half year 
ended 31 december 2012 were as follows:

 masterplanned 
state communities Apartments total

nsw 326 6 332
vic 94 – 94
wA 75 38 113
qld 120 35 155

total 615 79 694

dIrectors’ report

1) the remaining 1.0 per cent relates to projects outside of queensland and western Australia.
2) total exchanged pre-sales contracts as at 31 december 2012, adjusted for mirvac’s share of joint ventures, associates and mirvac’s managed funds.
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Commercial:
mirvac’s commercial development activities include 
office, retail and industrial projects, and the group’s 
strategy is to sell a part share to aligned third parties 
and retain the remaining share within the investment 
division’s property portfolio. for the half year ended 
31 december 2012, mirvac’s commercial pipeline 
totalled $1,159.4m.

Key highlights for the half year ended 31 december 
2012 included:

– treasury Building, perth wA: demolition completed 
and piling works commenced on a new A grade 
office building located on the landmark site of the 
old treasury Building in perth. the office tower is 
scheduled for completion in early 2015 1;

– 200 george street, sydney nsw: major site 
establishment works commenced in late January 2013, 
with completion scheduled for early 2016 2;

– 699 Bourke street, melbourne vic: mirvac entered a 
heads of agreement with Agl to deliver an A grade 
office building with premium grade services and 
designed to achieve a 5 star nABers and 5 star 
green star rating. Agl has committed to a total of 
15,000 square metres of office space or 80.0 per cent 
of the building over seven levels for an initial period 
of 10 years;

– 8 chifley square, sydney nsw: completion expected 
for mid 2013;

– stanhope village, stanhope gardens nsw: 
commenced construction on stage 3 which includes 
the extension of the Kmart mall and a new Aldi 
supermarket. A stage 4 development application 
progressed which includes plans to create additional 
specialty stores and foodcourt;

– Kawana shoppingworld, Buddina qld: commenced 
construction on stage 4 which includes a new Aldi 
supermarket and additional specialty stores, expanding 
the centre by approximately 9,000 square metres; and

– orion springfield town centre, springfield qld 
(pad sites): commenced construction with initial 
tenants trading in december 2012. the remaining 
pad sites are on track for completion by december 
2013. the pad sites will provide a total lettable area 
of 5,108 square metres.

Outlook

the division remains on track towards achieving its 2014 
recovery, with key areas of focus including:

– improving earnings to strengthen the contribution 
to the overall group result;

– continue to improve key metrics including return on 
invested capital (10 plus per cent target) and gross 
margin (18-22 per cent target);

– strategically restocking the development pipeline; and

– strong levels of pre-sales to mitigate future 
earning risks.

marKet anD Group outlooK

commercial outlook
whilst business conditions and the white collar 
employment outlook remain subdued, the office 
market is likely to be partially insulated in the short 
to medium term by a lack of supply and the prospect 
of capitalisation rate compression. overall vacancy 
in the sydney cBd market has decreased following 
withdrawals, whilst vacancy rates have increased across 
most other cBds following supply delivery. rental 
growth is expected to remain subdued over the next 12 
months with incentives remaining at relatively high levels.

the environment for retailers remains challenging. 
in spite of lower interest rates, spending headwinds 
remain in the form of slowing income growth, a 
preference for “experiences” and services over goods 
and consumers focussing on rebuilding their household 
balance sheet. retail vacancy rates are expected to 
remain stable for centres in dominant catchment areas, 
however rental growth is likely to moderate due to the 
subdued retail sales environment.

the average rent growth in prime and secondary 
markets was mixed, with growth broadly positive to 
the end of 2012. with the short-term forecast for 
lower than average construction, rent growth can be 
expected in high quality, modern, well located assets. 
these prime assets will continue to dominate tenant 
and investor demand.

dIrectors’ report

1) post 31 december 2012, mirvac announced it had secured all consents and settlement is expected in march 2013.
2) represents the amalgamated development site of 190 george street, 200 george street and 4 dalley street & laneway, sydney nsw.
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residential outlook
the outlook for capital city residential markets remains 
mixed by location, however underlying factors 
underpinning the residential property market continued 
to improve through 2012. lower borrowing rates, 
rising household incomes and weak property prices 
contributed to an advance in housing affordability, while 
population growth also picked up sharply. whilst there 
has not been a material uplift in demand to date and 
purchasers maintain a cautious position, the stronger 
fundamentals should result in a further improvement in 
the residential property market, with the trend towards 
medium density living continuing, particularly in the 
south eastern states.

A low rental vacancy rate and strong rental growth are 
evident of strong underlying demand in nsw. population 
growth picking up, affordability improving and state 
measures directed towards boosting the demand for 
new dwellings, suggests a further uplift in the residential 
housing market is likely to be forthcoming.

the strength of the Australian dollar has continued to 
exert pressure on the victorian manufacturing sector 
and, as a consequence output and employment. even 
though medium density approvals have been growing 
strongly, the victorian property market is likely to under 
perform the other main states particularly in some 
segments characterised by oversupply.

whilst the queensland property market has been 
adversely impacted by a number of one-off factors, 
there are growing signs the influences which underpin 
the market are becoming increasingly more tangible. 
this points to a medium term improvement in the 
property market, although state government spending 
and employment measures will continue to dilute the 
recovery in the short term.

in response to the sharp uplift in population growth, 
the wA property market has experienced an 
improvement in dwelling volumes and firmer pricing 
in low to mid price points. short-term prospects for 
the property market are expected to remain favourable 
as the increased demand in absorbed. longer- term 
prospects will remain dependant on the extent and 
duration of the resources cycle.

Group outlook
the group remains focused on being an Australian 
real estate expert concentrating on its core areas of 
operation. the investment division remains focused on 
providing secure passive income to the group, whilst 
improving the quality of the portfolio via non-aligned 
asset sales and new development product. the 
development division will continue to improve its return 
on invested capital and increase its earnings contribution 
to the group by selectively restocking the development 
pipeline and maintaining strong levels of pre-sales to 
mitigate future earning risks.

auDitor’s inDepenDence Declaration
A copy of the auditor’s independence 
declaration required under section 307c of the 
Corporations Act 2001 is set out on page 07.

rounDinG oF amounts
mirvac is an entity of the kind referred to in class order 
98/0100 issued by Australian securities and investments 
commission (“Asic”), relating to the rounding off of 
amounts in the financial statements. Amounts in the 
financial statements have been rounded off to the 
nearest tenth of a million (“m”) dollars in accordance 
with that class order.

this statement is made in accordance with a resolution 
of the directors.

susan lloyd-hurwitz
director

sydney 
14 february 2013

dIrectors’ report
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As lead auditor for the review of mirvac limited for the half year ended 31 december 2012, 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 review; and

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

this declaration is in respect of mirvac limited and the entities it controlled during the period.

matthew lunn sydney
partner 14 february 2013

pricewaterhousecoopers

audItor’s Independence declaratIon

liability limited by a scheme approved under professional standards legislation
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  31 December 31 december 
  2012 2011
 note $m $m 1

revenue from continuing operations
investment properties rental revenue 9 287.9 278.1
investment management fee revenue  4.5 5.7
development and construction revenue  317.3 370.1
development management fee revenue  9.7 12.8
interest revenue  9.1 18.2
dividend and distribution revenue  0.4 1.2
other revenue  6.1 6.4

total revenue from continuing operations  635.0 692.5

other income
net gain on fair value of investment properties 2  68.8 71.2
share of net profit of associates and joint ventures accounted 
for using the equity method 8 7.3 12.3
gain on financial instruments  0.1 35.7
net gain on sale of investment properties  – 1.5
foreign exchange gain  7.6 –

total other income  83.8 120.7

total revenue from continuing operations and other income  718.8 813.2

net loss on fair value of ipuc  0.9 10.3
net loss on sale of investments  – 0.6
net loss on sale of investment properties  2.0 –
net loss on sale of property, plant and equipment  – 0.3
foreign exchange loss  – 24.4
investment properties expenses 9 62.9 61.6
hotel operating expenses  – 0.4
cost of property development and construction  277.9 322.8
employee benefits expenses  33.7 36.8
depreciation and amortisation expenses  15.7 13.5
impairment of investments including associates and joint ventures  12.3 –
impairment of loans  18.0 7.4
finance costs 4 39.1 64.9
loss on financial instruments  16.2 63.6
selling and marketing expenses  12.0 15.1
provision for loss on inventories  242.9 25.0
Business combination transaction costs  – 0.4
other expenses  17.0 15.3

(loss)/profit from continuing operations before income tax  (31.8) 150.8
income tax benefit  87.0 22.1

profit from continuing operations  55.2 172.9
profit from discontinued operations (net of tax) 7 – 3.7

profit for the half year  55.2 176.6

1) the comparative figures have been adjusted to reflect the reclassification of an asset previously included in the disposal group, to continuing 
operations. refer to note 7 for further information.

2) includes a revaluation decrement at $1.0m relating to investment properties classified as owner occupied properties.

consolIdated statement oF comprehensIve Income
For the halF year ended 31 december 2012
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  31 December 31 december 
  2012 2011 
  $m $m

profit for the half year  55.2 176.6

other comprehensive income for the half year
Items that may be reclassified to profit or loss
exchange differences on translation of foreign operations, net of tax  (0.5) 3.3

Items that will not be reclassified to profit or loss
increment on revaluation of property, plant and equipment, net of tax  5.5 14.0

other comprehensive income for the half year, net of tax  5.0 17.3

total comprehensive income for the half year  60.2 193.9

profit for the half year is attributable to:
– stapled securityholders of mirvac  55.2 176.6

total comprehensive income for the half year is attributable to:
– stapled securityholders of mirvac  60.2 193.9

earnings per stapled security for profit from continuing 
operations attributable to the stapled securityholders of mirvac note cents cents 1

Basic earnings per stapled security 5 1.62 5.07
diluted earnings per stapled security 5 1.61 5.06

earnings per stapled security for profit attributable 
to the stapled securityholders of mirvac note cents cents 1

Basic earnings per stapled security 5 1.62 5.18
diluted earnings per stapled security 5 1.61 5.17

1) A portion of the earnings used to calculate the basic and diluted earnings in the comparative period has changed from discontinued operations into 
continuing operations. refer to note 7 for further details.

the above consolidated statement of comprehensive income (“soci”) should be read in conjunction with the 
accompanying notes.

consolIdated statement oF comprehensIve Income
For the halF year ended 31 december 2012
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consolIdated statement oF FInancIal posItIon
at 31 december 2012

  31 December 30 June 
  2012 2012 
 note $m $m

current assets
cash and cash equivalents 17 68.6 77.3
receivables  130.1 132.3
inventories 6 443.2 403.9
other financial assets at fair value through profit or loss  12.7 12.7
other assets  12.9 17.7

total current assets  667.5 643.9

non-current assets
receivables  75.2 117.2
inventories 6 931.2 1,048.9
investments accounted for using the equity method 8 347.2 357.4
derivative financial assets  12.7 –
other financial assets  83.2 51.5
investment properties 9 5,487.7 5,488.5
property, plant and equipment  309.8 307.4
intangible assets 10 65.7 65.7
deferred tax assets  338.8 330.1

total non-current assets  7,651.5 7,766.7

total assets  8,319.0 8,410.6

current liabilities
payables  386.0 372.4
Borrowings 11 2.9 2.9
derivative financial liabilities  15.5 15.0
provisions  151.5 89.8
current tax liabilities  0.2 0.2
other liabilities  0.6 0.5

total current liabilities  556.7 480.8

non-current liabilities
payables  46.2 46.1
Borrowings 11 1,877.3 1,822.1
derivative financial liabilities  108.4 170.6
deferred tax liabilities  53.0 132.7
provisions  3.3 3.6

total non-current liabilities  2,088.2 2,175.1

total liabilities  2,644.9 2,655.9

net assets  5,674.1 5,754.7

equity
contributed equity 12 6,346.6 6,334.7
reserves  61.1 64.2
retained earnings  (733.6) (644.2)

equity, reserves and retained earnings attributable 
to the stapled securityholders of mirvac  5,674.1 5,754.7

the above consolidated statement of financial position (“sofp”) should be read in conjunction with the accompanying notes.
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consolIdated statement oF changes In equIty
For the halF year ended 31 december 2012

 Attributable to stapled 
 securityholders of mirvac

  contributed  retained  
  equity reserves earnings nci total 
 note $m $m $m $m $m

Balance 1 July 2012  6,334.7 64.2 (644.2) – 5,754.7

profit for the half year  – – 55.2 – 55.2
other comprehensive income  – 5.0 – – 5.0

total comprehensive income for the half year  – 5.0 55.2 – 60.2

long term incentives (“lti”) and eis securities 
converted, sold or forfeited  11.9 – – – 11.9
security based payment transactions  – (8.1) – – (8.1)
security based compensation  – – (0.7) – (0.7)
dividends/distributions provided for or paid 13 – – (143.9) – (143.9)

total transactions with owners in their 
capacity as owners  11.9 (8.1) (144.6) – (140.8)

balance 31 December 2012  6,346.6 61.1 (733.6) – 5,674.1

Balance 1 July 2011  6,327.4 125.9 (870.1) 12.5 5,595.7

profit for the half year  – – 176.6 – 176.6
other comprehensive income  – 17.3 – – 17.3

total comprehensive income for the half year  – 17.3 176.6 – 193.9

lti and eis securities converted, 
sold, vested or forfeited  0.1 – – – 0.1
security based payment transactions  – 3.4 – – 3.4
security based compensation  – – 0.1 – 0.1
dividends/distributions provided for or paid 13 – – (136.6) – (136.6)
deconsolidation of entity  – – – (12.5) (12.5)

total transactions with owners in their 
capacity as owners  0.1 3.4 (136.5) (12.5) (145.5)

Balance 31 december 2011  6,327.5 146.6 (830.0) – 5,644.1

the above consolidated statement of changes in equity should be read in conjunction with the accompanying notes.
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  31 December 31 december 
  2012 2011 
 note $m $m

cash flows from operating activities
receipts from customers (inclusive of goods and services tax)  755.6 830.7
payments to suppliers and employees (inclusive of goods and services tax)  (652.3) (854.5)

  103.3 (23.8)
interest received  7.3 17.8
Associates and joint ventures dividends/distributions received  8.1 14.8
dividends/distributions received  – 1.2
Borrowing costs paid  (68.5) (104.0)

net cash inflows/(outflows) from operating activities 17(b) 50.2 (94.0)

cash flows from investing activities
payments for property, plant and equipment  (1.8) (3.5)
proceeds from sale of property, plant and equipment  – 0.1
payments for investment properties  (37.5) (44.7)
proceeds from sale of investment properties and assets classified as held for sale  103.1 123.2
payments for loans to related entities  – (31.7)
proceeds from loans to related entities  0.1 20.3
payments for loans to unrelated entities  (22.1) (1.7)
proceeds from loans to unrelated entities  7.2 11.6
contributions to associates and joint ventures  (21.7) (2.0)
proceeds from associates and joint ventures  9.8 6.0
proceeds from sale of disposal group  11.8 –
cash impact on controlled entities leaving the group  – (3.3)
proceeds from sale of investments  – 23.4

net cash inflows from investing activities  48.9 97.7

cash flows from financing activities
proceeds from borrowings  1,495.8 383.4
repayments of borrowings  (1,521.6) (872.8)
dividends/distributions paid  (82.0) (143.5)

net cash outflows from financing activities  (107.8) (632.9)

net decrease in cash and cash equivalents  (8.7) (629.2)
cash and cash equivalents at the beginning of the half year  77.3 673.1
effects of exchange rate changes on cash and cash equivalents  – 0.2

cash and cash equivalents at the end of the half year 17(a) 68.6 44.1

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

consolIdated statement oF cash Flows
For the halF year ended 31 december 2012
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1 summary oF siGniFicant accountinG policies

this condensed consolidated interim report for the 
half year reporting period ended 31 december 2012 
has been prepared in accordance with Accounting 
standard AAsB 134 Interim Financial Reporting and 
the Corporations Act 2001. the financial statements of 
mirvac consist of the consolidated financial statements 
of mirvac limited (the parent entity) and its controlled 
entities, which include mpt and its controlled entities. 
A mirvac stapled security comprises one mirvac limited 
share “stapled” to one mpt unit to create a single listed 
entity traded on the AsX. the stapled securities cannot 
be traded or dealt with separately.

this condensed consolidated interim report does not 
include all the notes of the type normally included in an 
annual financial report. Accordingly, this report is to be 
read in conjunction with the annual report for the year 
ended 30 June 2012 and any public announcements 
made by mirvac during the interim reporting period in 
accordance with the continuous disclosure requirements 
of the Corporations Act 2001. the accounting policies 
adopted are consistent with those of the previous 
financial year and corresponding interim reporting period.

a) impact of standards issued but not yet applied 
by mirvac

i) AAsB 9 Financial Instruments addresses the 
classification, measurement and derecognition of 
financial assets and financial liabilities. the standard 
is not applicable until 1 January 2015 but is available 
for early adoption. when adopted, the standard will 
affect the accounting for its available-for-sale financial 
assets, since AAsB 9 only permits the recognition of 
fair value gains and losses in other comprehensive 
income if they relate to equity investments that are 
not held for trading. fair value gains and losses on 
available-for-sale debt investments, for example, will 
therefore have to be recognised directly in profit or 
loss. in the current reporting period, the group did 
not recognise any such gains in other comprehensive 
income and did not hold any available-for-sale 
debt investments.

 there will be no impact on the group’s accounting 
for financial liabilities, as the new requirements only 
affect the accounting for financial liabilities that are 
designated at fair value through profit or loss and 
the group does not have any such liabilities. the 
derecognition rules have been transferred from 
AAsB 139 Financial Instruments: Recognition and 
Measurement and have not been changed. the group 
has not yet decided when to adopt AAsB 9.

ii) AAsB 10 Consolidated Financial Statements, AAsB 11 
Joint Arrangements, AAsB 12 Disclosure of Interests 
in Other Entities, revised AAsB 127 Separate Financial 
Statements and AAsB 128 Investments in Associates 
and Joint Ventures, and AAsB 2011-7 Amendments 
to Australian Accounting Standards arising from the 
Consolidation and Joint Arrangements Standards 
(effective 1 January 2013). in August 2011, the AAsB 
issued a suite of five new and amended standards 
which address the accounting for joint arrangements, 

consolidated financial statements and associated 
disclosures. AAsB 10 replaces all of the guidance on 
control and consolidation in AAsB 127 Consolidated 
and Separate Financial Statements, and interpretation 
112 Consolidation – Special Purpose Entities. the core 
principle that a consolidated entity presents a parent 
and its subsidiaries as if they are a single economic 
entity remains unchanged, as do the mechanics of 
consolidation. however, the standard introduces a 
single definition of control that applies to all entities. 
it focuses on the need to have both power and rights 
or exposure to variable returns. power is the current 
ability to direct the activities that significantly influence 
returns. returns must vary and can be positive, 
negative or both. control exists when the investor 
can use its power to affect the amount of its returns. 
there is also new guidance on participating and 
protective rights and on agent/principal relationships. 
the group does not expect the new standard to 
have a significant impact on its composition. AAsB 11 
introduces a principles based approach to accounting 
for joint arrangements. the focus is no longer on the 
legal structure of joint arrangements, but rather on 
how rights and obligations are shared by the parties 
to the joint arrangement. Based on the assessment 
of rights and obligations, a joint arrangement will 
be classified as either a joint operation or a joint 
venture. Joint ventures are accounted for using the 
equity method, and the choice to proportionately 
consolidate will no longer be permitted. parties to a 
joint operation will account for their share of revenues, 
expenses, assets and liabilities in much the same 
way as under the previous standard. AAsB 11 also 
provides guidance for parties that participate in joint 
arrangements but do not share joint control. AAsB 12 
sets out the required disclosures for entities reporting 
under the two new standards, AAsB 10 and AAsB 11, 
and replaces the disclosure requirements currently 
found in AAsB 127 and AAsB 128. Application of 
this standard by the group will not affect any of 
the amounts recognised in the financial statements, 
but will impact the type of information disclosed in 
relation to the group’s investments. Amendments 
to AAsB 128 provide clarification that an entity 
continues to apply the equity method and does not 
remeasure its retained interest as part of ownership 
changes where a joint venture becomes an associate, 
and vice versa. the amendments also introduce a 
“partial disposal” concept. the group is still assessing 
the impact of these amendments. the group does 
not expect to adopt the new standards before their 
operative date. they would therefore be first applied 
in the financial statements for the year ending 
30 June 2014.

there are no other standards with effective dates in the 
future that are expected to have a material impact on the 
entity in the current or future reporting periods and on 
foreseeable future transactions.

notes to the consolIdated FInancIal statements
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v) Fair value estimation
where financial assets and liabilities are carried at fair 
value, the fair value is based on assumptions of future 
events and involves significant estimates. the fair values 
of derivatives reported at the end of the reporting period 
may differ if there is volatility in market rates, indexes, 
equity prices or foreign exchange rates in future periods.

vi) Security based payment transactions
the group measures the cost of equity settled securities 
allocated to employees by reference to the fair value 
of the equity instruments at the date at which they are 
granted. the fair value is determined by an external 
valuer using the monte-carlo simulation pricing method; 
this method includes a number of judgements and 
assumptions. these judgements and assumptions 
relating to security based payments would have no 
impact on the carrying amounts of assets and liabilities 
in the statement of financial position but may impact the 
security based payment expense taken to profit or loss 
and equity.

(vii) Recognition of deferred tax assets
the recognition of deferred tax assets is based upon 
whether it is probable that sufficient and suitable taxable 
profits will be available in the future against which the 
reversal of temporary differences can be deducted. to 
determine the future taxable profits, reference is made 
to the latest available profit forecasts. Judgement is 
also required in assessing whether deferred tax assets 
and certain deferred tax liabilities are recognised on 
the balance sheet. deferred tax assets, including those 
arising from tax losses, capital losses and temporary 
differences, are recognised only when it is considered 
probable that they will be recovered. recoverability 
is dependent on the generation of sufficient 
future taxable profits.

b) Key sources of estimation uncertainty
in preparing the financial statements, management is 
required to make estimations and assumptions. the 
following are the key assumptions concerning the future, 
and other key sources of estimation uncertainty at the 
end of the reporting period, that have a significant risk of 
causing material adjustment to the carrying amounts of 
assets and liabilities within the next year:

i) Inventories
the nrv of inventories is the estimated selling price 
in the ordinary course of business less estimated costs 
of completion and costs to sell. such estimates take 
into consideration the timing of costs incurred and 
sales achieved, as well as fluctuations of price or cost 
directly relating to events occurring after the end of the 
period to the extent that such events confirm conditions 
existing at the end of the reporting period. the key 
assumptions require the use of management judgement 
and are reviewed quarterly. during the half year, mirvac 
expensed $242.9m (december 2011: $25.0m) in relation 
to inventories that were carried in excess of the nrv.

2 critical accountinG juDGements 
anD estimates

Judgements and estimates are continually evaluated, 
based on historical experience and other factors, 
including expectations of future events that may have 
a financial impact and are believed to be reasonable 
under the circumstances.

a) critical judgements in applying mirvac’s 
accounting policies

the following are the critical judgements that 
management has made in the process of applying the 
group’s accounting policies and that have the most 
significant effect on the amounts recognised in the 
financial statements:

i) Revenue recognition
the measurement of development revenue, which is 
recognised when the significant risks and rewards of 
ownership are transferred to the purchaser, requires 
management to exercise its judgement in setting selling 
prices, given due consideration to cost inputs and market 
conditions. the measurement of construction revenue, 
which is recognised upon construction contracts on a 
percentage of completion basis, requires an estimate 
of expenses incurred to date as a percentage of total 
estimated costs.

ii) Cost of goods sold
inventories are expensed as cost of goods sold upon 
sale. management uses its judgement in determining the 
apportionment of cost of goods sold, through either unit 
entitlement or percentage of revenue, the quantum of 
cost of goods sold, which includes both costs incurred 
to date and forecast final costs, and the nature of cost 
of goods sold, which may include acquisition costs, 
borrowing costs and those costs incurred in bringing 
the inventories to a saleable state.

iii) Provision for loss on inventories
mirvac is required to carry inventories at the lower of 
cost and net realisable value (“nrv”). through the use 
of project feasibility assessments, which are based on 
the most reliable evidence available at the time, and 
incorporate both quantitative and qualitative factors, 
such as estimated selling rates and costs to complete, 
judgement is made concerning estimated nrv, which, 
in some cases, has resulted in the establishment 
of a provision.

iv) Investment properties and owner-occupied 
administration properties

mirvac is required to make a judgement to determine 
whether a property qualifies as an investment property 
or property, plant and equipment in the cases where 
part of the building is occupied by the group. each 
property is considered individually. where more than 10 
per cent of the lettable space is occupied by the group, 
the property is normally treated as owner-occupied and 
accounted for as part of property, plant and equipment.

notes to the consolIdated FInancIal statements
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2 critical accountinG juDGements anD 
estimates (continueD)

ii) Impairment of goodwill
mirvac annually tests whether goodwill has suffered any 
impairment. determining whether goodwill is impaired 
requires an estimation of the value in use of the cash 
generating units (“cgu”) to which goodwill has been 
allocated. the value in use calculation requires the 
entity to estimate the future cash flows expected to 
arise from each cgu and a suitable discount rate in 
order to calculate the net present value (“npv”). the 
carrying amount of goodwill at the end of the reporting 
period was $63.1m (June 2012: $63.1m). there was 
no impairment loss recognised during the half year 
(december 2011: $nil).

iii) Estimated impairment of investments accounted for 
using the equity method

the investments are tested for impairment, by 
comparing recoverable amounts (higher of value in 
use, and fair value less costs to sell) with the carrying 
amounts, whenever there is an indication that the 
investment may be impaired. in determining the value 
in use of the investment, mirvac estimates the present 
value of the estimated future cash flows expected 
to arise from distributions to be received from the 
investment and from its ultimate disposal.

iv) Fair value of investments not traded in active markets
the fair value of investments not traded in an active 
market is determined by the unit price as advised 
by the fund manager. the unit price is determined 
by npv calculations using future cash flows and an 
appropriate post-tax discount rate. the carrying value of 
investments not traded in an active market determined 
using the above techniques and assumptions is $12.7m 
(June 2012: $12.7m) and is disclosed as other financial 
assets at fair value through profit or loss.

v) Valuation of investment properties and owner-
occupied properties

mirvac uses judgement in respect of the fair values of 
investment properties and owner-occupied properties. 
investment properties and owner-occupied properties 
are revalued by external valuers on a rotation basis with 
approximately one-half of the portfolio being valued 
annually. investment properties which are not subject 
to an external valuation at the end of the reporting 
period are fair valued internally by management. the 
assumptions used in the estimations of fair values include 
expected future market rentals, discount rates, market 
prices and economic conditions. the reported fair values 
of investment properties and owner-occupied properties 
reflect the market conditions at the end of the reporting 
period. while this represents the best estimation of fair 
value at the reporting date, actual sale prices achieved 
(should the investment properties and owner-occupied 
properties be sold) may be higher or lower than the most 
recent valuation. this is particularly relevant in periods of 
market illiquidity or uncertainty. the carrying value at the 
end of the reporting period for investment properties is 
$5,487.7m (June 2012: $5,488.5m) and owner-occupied 
properties $298.3m (June 2012: $294.7m). details on 
investment properties are provided in note 9.

vi) Valuation of IPUC
ipuc are valued at fair value. there are generally no 
active markets for ipuc and fair value is considered to 
be the estimated market price that would be paid for the 
partially completed property, reflecting the expectations 
of market participants of the value of the property 
when complete less deductions for the estimated 
costs to complete with appropriate adjustments for 
risk and profit. the fair value is determined on the 
basis of either dcf or residual methods. Both methods 
require consideration of the project risks which are 
relevant to the development process, including but not 
limited to construction and letting risks. the estimated 
value of future assets is based on the expected future 
income from the project, using current yields of similar 
completed properties. the net loss on fair value of ipuc 
was $0.9m during the period (december 2011: $10.3m). 
the carrying value of $106.0m (June 2012: $34.2m) at 
the end of the reporting period is included in investment 
properties (refer to note 9).

vii) Valuation of security based payment transactions
valuation of security based payment transactions are 
performed using judgements around the fair value of 
the equity instruments on the date at which they are 
granted. the fair value is determined using a monte-
carlo simulation. mirvac recognises a security based 
payment over the vesting period which is based on the 
estimation of the number of equity instruments likely 
to vest. At the end of the vesting period, mirvac will 
assess the total expense recognised in comparison to 
the number of equity instruments that ultimately vested.

viii) Valuation of derivatives and other financial instruments
mirvac uses judgement in selecting the appropriate 
valuation technique for financial instruments not quoted 
in an active market. valuation of derivative financial 
instruments involves assumptions based on quoted 
market rates adjusted for specific features of the 
instrument. the valuations of any financial instrument 
may change in the event of market volatility.

notes to the consolIdated FInancIal statements
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3 seGmental inFormation

a) Description of business segments
management has determined the segments based on 
the reports reviewed by the executive leadership team 
(“elt”) that are used to make strategic decisions. the 
elt considers the business from both a product, and 
within Australia a geographic perspective. each division 
prepares an executive finance report on a monthly basis; 
this is a detailed report that summarises the following:

– historic results of the division, using both statutory 
profit and operating profit;

– future forecast of the division for the remainder 
of the year; and

– key risks and opportunities facing the division.

the elt assesses the performance of the segments 
based on a number of measures, both financial and non-
financial, which include a measure of operating profit; 
the use of capital; and success in delivering against Kpis. 
the elt has identified two core divisions, investment 
and development. Applying the requirements of AAsB 
8 Operating Segments, mirvac has two reportable 
segments, in addition one business unit, investment 
management (including mAm), does not meet the 
requirements for aggregation and therefore has been 
shown separately:

i) Investment
the division is made up of mpt and a small number of 
assets held by the company which holds investments 
in properties covering the retail, office, industrial 
and hotel sectors throughout Australia, held for the 
purpose of producing rental income, predominately 
through the trust, its controlled trusts and corporate 
entities holding investment properties. income is also 
derived from investments in associates including mirvac 
industrial trust.

ii) Hotel Management
hotel management was responsible for management 
of hotels across Australia and new Zealand. the hotel 
management business was sold on 22 may 2012.

iii) Investment Management
mim manages listed and unlisted property funds on 
behalf of retail and institutional investors. mim has been 
disposing of non-core funds over the past two and 
a half years in line with the group’s strategy to focus 
on wholesale investor partnerships, providing capital 
for the group’s two core divisions, investment and 
development. mim also includes mAm. mAm manages 
assets on behalf of mpt and external property owners 
across the real estate spectrum.

iv) Development
the division’s primary operations are property 
development and construction of residential, office, 
industrial and retail development projects throughout 
Australia. in addition, project management fees are 
received from the management of development and 
construction projects on behalf of associates, joint 
ventures and residential development funds.

b) inter-segment transfers
segment revenues, expenses and results include 
transfers between segments. such transfers are on an 
arm’s length basis and eliminated on consolidation.

c) elimination
the elimination segment includes adjustments to 
eliminate trading between segments and to transfer 
balances to reflect correct disclosure of items on a 
consolidated basis.

d) comparative information
when necessary, comparative information has been 
reclassified to achieve consistency in disclosure in current 
half year amounts and other disclosures.

e) operating profit
operating profit is a financial measure which is not 
prescribed by AAs and represents the profit under 
AAs adjusted for specific non-cash items and significant 
items which management considers to reflect the core 
earnings of the group.

f) segment liabilities
the amounts provided to the elt with respect to total 
liabilities are measured in a manner consistent with that 
of the financial statements. these liabilities are allocated 
based on the operations of the segment. the group’s 
borrowings and derivative financial instruments are 
not considered to be segment liabilities but rather are 
managed by the group treasury function.

g) Geographical and customer analysis
mirvac operates predominately in Australia with 
investments in the united states of America. materially, 
all revenue is derived in Australia and all assets are 
in Australia. no single customer in the current or 
prior half year provided more than 10 per cent of 
the group’s revenue.

notes to the consolIdated FInancIal statements
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3 seGmental inFormation (continueD)
  investment    consolidated 
 investment management development unallocated elimination soci 
half year ended 31 December 2012 $m $m $m $m $m $m

revenue from continuing operations
investment properties rental revenue 285.3 2.6 – – – 287.9
investment management fee revenue – 5.5 – – (1.0) 4.5
development and construction revenue – – 317.3 – – 317.3
development management fee revenue – – 9.9 – (0.2) 9.7
interest revenue 3.3 0.6 2.5 3.0 (0.3) 9.1
dividend and distribution revenue 0.4 – – – – 0.4
other revenue (0.2) 1.7 1.0 3.6 – 6.1
inter-segment sales 20.5 7.7 1.6 – (29.8) –

total revenue from continuing operations 309.3 18.1 332.3 6.6 (31.3) 635.0

net gain on fair value of investment properties 63.7 – – – 5.1 68.8
share of net profit of associates and joint ventures 
accounted for using the equity method 5.7 0.8 0.7 0.1 – 7.3
gain on financial instruments 0.1 – – – – 0.1
foreign exchange gain 0.3 – – 7.3 – 7.6

total other income 69.8 0.8 0.7 7.4 5.1 83.8

total revenue from continuing operations and other income 379.1 18.9 333.0 14.0 (26.2) 718.8

net loss on fair value on ipuc 0.9 – – – – 0.9
net loss on sale of investment properties 2.0 – – – – 2.0
investment properties expenses 67.3 2.2 – – (6.6) 62.9
cost of property development and construction – – 277.9 – – 277.9
employee benefits expenses – 8.7 8.2 16.8 – 33.7
depreciation and amortisation expenses 11.1 0.2 1.2 0.8 2.4 15.7
impairment of investments including associates and joint ventures – – 12.3 – – 12.3
impairment of loans – – 18.0 – – 18.0
finance costs 23.5 8.8 23.5 0.2 (16.9) 39.1
(gain)/loss on financial instruments (0.6) – – 16.8 – 16.2
selling and marketing expenses – 0.3 11.4 0.3 – 12.0
provision for loss on inventories – – 242.9 – – 242.9
other expenses 3.9 2.9 2.8 13.6 (6.2) 17.0

profit/(loss) from continuing operations before income tax 271.0 (4.2) (265.2) (34.5) 1.1 (31.8)
income tax benefit      87.0

profit attributable to the stapled securityholders of mirvac      55.2

  investment 
 investment management development unallocated elimination tax consolidated 
half year ended 31 December 2012 $m $m $m $m $m $m $m

profit attributable to the stapled securityholders of mirvac 271.0 (4.2) (265.2) (34.5) 1.1 87.0 55.2

specific non-cash items
net gain on fair value of investment properties (63.7) – – – (5.1) – (68.8)
net loss on fair value of ipuc 0.9 – – – – – 0.9
net (gain)/loss on fair value of derivative financial 
instruments and associated foreign exchange movements 1 (1.0) – – 9.5 – – 8.5
security based payment expense 2 – – – 1.9 – – 1.9
depreciation of owner-occupied investment properties 3 – – – – 3.6 – 3.6
straight-lining of lease revenue 4 (8.0) – – – – – (8.0)
Amortisation of lease fitout incentives 3 6.7 – – – (1.2) – 5.5
net loss on fair value of investment properties, 
derivatives and other specific non-cash items included 
in share of net profit of associates and joint ventures 5 1.6 0.8 – – – – 2.4

significant items
impairment of investments including 
associates and joint ventures – – 12.3 – – – 12.3
impairment of loans – – 18.0 – – – 18.0
provision for loss on inventories – – 242.9 – – – 242.9
net loss from sale of non-aligned assets 2.0 – – – – – 2.0

tax effect
tax effect of non-cash and significant adjustments 6 – – – – – (82.2) (82.2)

operating profit/(loss)
(profit before specific non-cash and significant items) 209.5 (3.4) 8.0 (23.1) (1.6) 4.8 194.2

1) total of gain on financial instruments, foreign exchange gain and loss on financial instruments.
2) included within employee benefits expenses in the soci.
3) included within depreciation and amortisation expenses in the soci.
4) included within investment properties rental revenue in the soci.
5) included within share of net profit of associates and joint ventures accounted for using the equity method in the soci.
6) included in income tax benefit in the soci.

notes to the consolIdated FInancIal statements
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3 seGmental inFormation (continueD)
       total inc.  
  hotel investment    discontinued discontinued consolidated
half year ended investment management management development unallocated elimination operations operations 1 soci
31 december 2011 $m $m $m $m $m $m $m $m $m

revenue from continuing operations
investment properties rental revenue 276.3 – 2.4 – – (0.6) 278.1 – 278.1
hotel operating revenue – 87.1 – – – – 87.1 (87.1) –
investment management fee revenue – – 7.6 – – 0.1 7.7 (2.0) 5.7
development and construction revenue – – – 370.1 – – 370.1 – 370.1
development management fee revenue – – – 10.4 – 3.3 13.7 (0.9) 12.8
interest revenue 12.0 0.1 1.5 3.1 2.0 (0.4) 18.3 (0.1) 18.2
dividend and distribution revenue 1.2 – – – – – 1.2 – 1.2
other revenue 0.9 0.3 1.5 3.9 1.0 (0.9) 6.7 (0.3) 6.4
inter-segment sales 27.7 0.1 7.3 1.1 – (36.2) – – –

total revenue from 
continuing operations 318.1 87.6 20.3 388.6 3.0 (34.7) 782.9 (90.4) 692.5

net gain/(loss) on fair value 
of investment properties 74.6 – – – – (3.4) 71.2 – 71.2
share of net profit of associates 
and joint ventures accounted 
for using the equity method 6.5 – 1.7 2.8 0.2 – 11.2 1.1 12.3
gain on financial instruments – – – – 35.7 – 35.7 – 35.7
net gain on sale of investment properties 1.5 – – – – – 1.5 – 1.5

total other income 82.6 – 1.7 2.8 35.9 (3.4) 119.6 1.1 120.7

total revenue from continuing 
operations and other income 400.7 87.6 22.0 391.4 38.9 (38.1) 902.5 (89.3) 813.2

net loss on fair value of ipuc 10.3 – – – – – 10.3 – 10.3
net loss on sale of investments – – 0.6 – – – 0.6 – 0.6
net loss on sale of property, 
plant and equipment – – – 0.2 0.1 – 0.3 – 0.3
foreign exchange loss 0.8 – – – 23.6 – 24.4 – 24.4
investment properties expenses 66.3 – 1.5 – – (6.2) 61.6 – 61.6
hotel operating expenses – 27.7 – 0.4 – (0.9) 27.2 (26.8) 0.4
cost of property development 
and construction – – – 322.8 – – 322.8 – 322.8
employee benefits expenses – 39.7 8.8 8.1 19.7 0.5 76.8 (40.0) 36.8
depreciation and amortisation expenses 9.3 2.5 0.1 1.5 0.7 2.3 16.4 (2.9) 13.5
impairment of loans – – 0.9 – 6.5 – 7.4 – 7.4
finance costs 45.3 0.7 9.8 28.9 5.3 (25.1) 64.9 – 64.9
loss on financial instruments 22.9 – – – 40.7 – 63.6 – 63.6
selling and marketing expenses – 5.0 0.3 14.7 0.1 – 20.1 (5.0) 15.1
provision for loss on inventories – – – 25.0 – – 25.0 – 25.0
Business combination transaction costs 0.4 – – – – – 0.4 – 0.4
other expenses 3.4 3.5 2.7 7.5 12.2 (4.5) 24.8 (9.5) 15.3

profit/(loss) from continuing 
operations before income tax 242.0 8.5 (2.7) (17.7) (70.0) (4.2) 155.9 (5.1) 150.8
income tax benefit       20.7 1.4 22.1

profit from continuing operations       176.6 (3.7) 172.9
profit from discontinued operations       – 3.7 3.7

profit attributable to the stapled 
securityholders of mirvac       176.6 – 176.6

1) the comparative figures have been adjusted to reflect the change in intention in relation to travelodge group. refer to note 7 for further information.

notes to the consolIdated FInancIal statements
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3 seGmental inFormation (continueD)
  hotel investment 
 investment management management development unallocated elimination tax consolidated 
half year ended 31 december 2011 $m $m $m $m $m $m $m $m

profit attributable to the stapled 
securityholders of mirvac 242.0 8.5 (2.7) (17.7) (70.0) (4.2) 20.7 176.6

specific non-cash items
net (gain)/loss on fair value 
of investment properties (74.6) – – – – 3.4 – (71.2)
net loss on fair value of ipuc 10.3 – – – – – – 10.3
net loss on fair value of derivative 
financial instruments and associated 
foreign exchange movements 23.7 – – – 28.6 – – 52.3
security based payment expense – – – – 3.5 – – 3.5
depreciation of owner-occupied 
investment properties – – – – – 3.3 – 3.3
straight-lining of lease revenue (6.9) – – – – – – (6.9)
Amortisation of lease fitout incentives 6.2 – – – – (1.0) – 5.2
net (gain)/loss on fair value of investment 
properties, derivatives and other specific 
non-cash items included in share of net 
profit of associates and joint ventures (1.0) – 0.8 – – – – (0.2)

significant items
impairment of loans – – – – 6.5 – – 6.5
provision for loss on inventories – – – 25.0 – – – 25.0
net (gain)/loss on sale of non-aligned assets (1.0) – 0.6 – – – – (0.4)

tax effect
tax effect of non-cash and significant adjustments – – – – – – (18.7) (18.7)

discontinued operations
specific non-cash items and significant 
items included in profit from 
discontinued operations (net of tax) 9.2 1.0 – 0.3 6.0 – (0.3) 16.2

operating profit/(loss) (profit before 
specific non-cash and significant items) 207.9 9.5 (1.3) 7.6 (25.4) 1.5 1.7 201.5

       total inc.  
  hotel investment    disposal discontinued
 investment management management development unallocated elimination group operations 1 total
 $m $m $m $m $m $m $m $m $m

31 December 2012
total assets 6,805.4 – 55.2 1,856.0 351.4 (749.0) 8,319.0 – 8,319.0
total liabilities 770.4 – 8.4 425.4 2,222.7 (782.0) 2,644.9 – 2,644.9
investment in associates 
and joint ventures 152.1 – 8.1 220.8 2.4 (36.2) 347.2 – 347.2
Acquisitions of investments and 
property, plant and equipment 54.6 – 0.4 1.0 0.6 – 56.6 – 56.6
depreciation and 
amortisation expenses 11.1 – 0.2 1.2 0.8 2.4 15.7 – 15.7

31 december 2011
total assets 6,492.2 145.1 63.3 2,142.0 303.4 (569.7) 8,576.3 – 8,576.3
total liabilities 840.9 30.2 5.1 226.4 2,347.5 (517.9) 2,932.2 – 2,932.2
investment in associates 
and joint ventures 265.2 – 11.5 240.0 2.5 (32.7) 486.5 (130.4) 356.1
Acquisitions of investments and 
property, plant and equipment 60.4 1.3 0.2 28.4 0.5 – 90.8 – 90.8
depreciation and 
amortisation expenses 9.3 2.5 0.1 1.5 0.7 2.3 16.4 (2.9) 13.5

1) the comparative figures have been adjusted to reflect the change in intention in relation to travelodge group. refer to note 7 for further information.

notes to the consolIdated FInancIal statements
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4 Finance costs
 31 December 31 december 
 2012 2011 
 $m $m

interest and finance charges paid/payable net of provision release 62.2 90.6
Amount capitalised (37.1) (46.0)
interest capitalised in current and prior periods expensed this period net of provision release 12.4 18.6
Borrowing costs amortised 1.6 1.7

total finance costs 39.1 64.9

5 earninGs per stapleD security
 31 December 31 december
 2012 2011 1

 cents cents

basic earnings per stapled security
from continuing operations 1.62 5.07
from discontinued operations – 0.11

total basic earnings per stapled security attributable to the stapled securityholders of mirvac 1.62 5.18

Diluted earnings per stapled security 2

from continuing operations 1.61 5.06
from discontinued operations – 0.11

total diluted earnings per stapled security attributable to the stapled securityholders of mirvac 1.61 5.17

 $m $m

basic and diluted earnings per stapled security 2

from continuing operations 55.2 172.9
from discontinued operations – 3.7

profit attributable to the stapled securityholders of mirvac used in calculating earnings per security 55.2 176.6

 number number 
weighted average number of securities used as a denominator m m

weighted average number of securities used in calculating basic earnings per security 3,418.5 3,409.3
Adjustment for calculation of diluted earnings per security
securities issued under eis 6.1 7.6

weighted average number of securities used in calculating diluted earnings per security 3,424.6 3,416.9

1) A portion of the earnings used to calculate the basic and diluted earnings in the comparative period has been reclassified from discontinued operations 
into continuing operations. refer to note 7 for further details.

2) diluted securities do not include the options and rights issued under the current lti plans as the exercise of these equity instruments is contingent on 
conditions during the vesting period.

notes to the consolIdated FInancIal statements
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6 inventories
 31 December 30 June 
 2012 2012 
 $m $m

current 1

Development projects
cost of acquisition 182.4 167.9
development costs 387.4 202.5
Borrowing costs capitalised during development 62.7 61.8
provision for loss (196.0) (84.8)

 436.5 347.4

Construction work in progress (amount due from customers for contract work)
contract costs incurred and recognised profits less recognised losses 54.8 56.4
Borrowing costs capitalised during construction 0.2 0.7
progress billings (48.3) (0.6)

 6.7 56.5

total current inventories 443.2 403.9

non-current 1

Development projects
cost of acquisition 677.2 711.6
development costs 304.6 295.6
Borrowing costs capitalised during development 167.3 151.4
provision for loss (217.9) (109.7)

total non-current inventories 931.2 1,048.9

aggregate carrying amount of inventories
current 443.2 403.9
non-current 931.2 1,048.9

total inventories 1,374.4 1,452.8

1) lower of cost and nrv.

during the half year, mirvac expensed $242.9m (december 2011: $25.0m) in relation to inventories that were carried in 
excess of the nrv. this resulted from a realignment of future assumptions with current market conditions. the majority 
of projects impacted are located in queensland and in western Australia.

7 assets anD liabilities classiFieD as helD For sale anD DiscontinueD operations

a) Discontinued operations
there were no discontinued operations as at 31 december 2012 (June 2012: $nil). As at 31 december 2011, the group 
had entered into contracts for the sale of its hotel management business and mirvac wholesale hotel fund following 
a strategic review of this business. the sale was completed on 22 may 2012. Also included in the disposal group at 
31 december 2011 was the investment in travelodge group. however, no contracts had been exchanged and by 
30 June 2012 management’s intention to dispose of this investment had changed. Accordingly, it was reclassified to 
a joint venture accounted for using the equity method and considered a continuing operation.

notes to the consolIdated FInancIal statements
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notes to the consolIdated FInancIal statements

7 assets anD liabilities classiFieD as helD For sale anD DiscontinueD operations (continueD)

b) Financial performance and cash flow information
the financial performance and cash flow information for the discontinued operations are as follows:

 31 December 31 december 
 2012 2011
 $m $m 1

revenue and other income – 89.3
expenses – (84.2)

profit before income tax – 5.1
income tax expense – (1.4)

profit after tax from discontinued operations – 3.7

profit attributable to the stapled securityholders of mirvac from:
continuing operations 55.2 172.9
discontinued operations – 3.7

 55.2 176.6
cash flow from discontinued operations
net cash inflow from operating activities – 27.6
net cash outflow from investing activities – (23.8)

net increase in cash and cash equivalents from discontinued operations – 3.8

1) the comparative figures have been adjusted to reflect the reclassification of travelodge group previously included in discontinued operations to 
continuing operations.

8 investments accounteD For usinG the equity methoD
  31 December 30 June 
  2012 2012 
 note $m $m

consolidated statement of financial position
investments accounted for using the equity method
investments in associates 14 10.2 10.9
investments in joint ventures 15 337.0 346.5

  347.2 357.4

 31 December 31 december 
 2012 2011
 $m $m 1

consolidated statement of comprehensive income
share of net (loss)/profit of associates and joint ventures accounted for using the equity method
investments in associates (0.7) 0.6
investments in joint ventures 1 8.0 11.7

 7.3 12.3

1) the comparative figures have been adjusted to reflect the reclassification of travelodge group previously included in discontinued operations 
to continuing operations.
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notes to the consolIdated FInancIal statements

9 investment properties

 Book value capitalisation rate discount rate last
  31 Dec 30 Jun 31 Dec 30 Jun 31 Dec 30 Jun date of external 
 date of 2012 2012 2012 2012 2012 2012 last external valuation 
 acquisition $m $m % % % % valuation $m

mpt and its controlled entities

1 castlereagh street, sydney nsw dec 1998 72.0 72.0 7.63 7.63 9.25 9.25 Jun 2012 72.0

1 darling island, pyrmont nsw Apr 2004 175.0 179.2 7.00 7.00 9.00 9.25 dec 2012 175.0

1 hugh cairns Avenue, Bedford park sA 1,2 Aug 2010 – 16.5 – 9.50 – 10.00 Jun 2011 17.8

1 woolworths way nso, Bella vista nsw 1 Aug 2010 246.6 246.6 7.75 7.75 9.25 9.25 Jun 2011 250.0

10 Julius Avenue, north ryde nsw 1 dec 2009 53.9 53.9 8.50 8.50 9.25 9.25 Jun 2011 53.1

101-103 miller street & greenwood plaza, 
north sydney nsw (50% interest) Jun 1994 267.5 259.0 6.75-7.00 6.75-7.00 9.00-9.25 9.00-9.25 dec 2012 267.5

10-20 Bond street, sydney nsw (50% interest) 1 dec 2009 176.6 175.1 6.88 6.88 9.00 9.00 dec 2011 162.0

12 Julius Avenue, north ryde nsw 1 dec 2009 25.1 23.4 8.50 8.50 9.25 9.25 Jun 2011 23.4

1-47 percival road, smithfield nsw nov 2002 30.4 29.0 8.25 8.25 9.75 9.75 dec 2011 28.3

189 grey street, southbank qld Apr 2004 78.0 76.7 7.63 7.63 9.25 9.25 dec 2011 73.0

19 corporate drive, cannon hill qld 1,2 Aug 2010 – 23.0 – 8.75 – 9.75 Jun 2011 24.0

190 george street, sydney nsw 3 Aug 2003 – 40.0 – 8.00 – 9.50 dec 2011 40.0

1900-2060 pratt Boulevard, chicago illinois usA dec 2007 29.4 29.1 7.50 7.50 9.25 9.25 dec 2011 28.1

191-197 salmon street, port melbourne vic Jul 2003 102.5 102.5 8.00 8.00 9.25 9.25 Jun 2012 102.5

200 george street, sydney nsw 2 oct 2001 – 29.1 – 8.00 – 9.50 dec 2011 27.5

271 lane cove road, north ryde nsw Apr 2000 31.3 31.3 8.25 8.25 9.50 9.50 Jun 2012 31.3

275 Kent street, sydney nsw 1 Aug 2010 830.0 792.0 6.75 6.75 9.00 9.00 Jun 2012 792.0

3 rider Boulevard, rhodes nsw 1 dec 2009 85.0 80.9 8.00 8.00 9.25 9.25 Jun 2011 76.4

32 sargents road, minchinbury nsw 1,2 dec 2009 – 23.5 – 8.75 – 9.50 Jun 2011 23.5

33 corporate drive, cannon hill qld 1 Aug 2010 15.2 16.0 9.00 9.00 9.75 9.75 Jun 2011 16.5

38 sydney Avenue, forrest Act Jun 1996 35.5 35.0 8.50 8.50 9.50 9.50 dec 2012 35.5

40 miller street, north sydney nsw mar 1998 103.8 103.6 7.25 7.25 9.25 9.25 Jun 2012 103.6

47-67 westgate drive, Altona north vic 1 dec 2009 19.1 19.1 9.75 9.50 10.00 9.75 dec 2011 19.1

5 rider Boulevard, rhodes nsw Jan 2007 124.0 123.3 8.00 7.63 9.25 9.13 dec 2012 124.0

52 huntingwood drive, huntingwood nsw 1,2 dec 2009 – 22.0 – 8.50 – 9.75 Jun 2011 22.0

54 marcus clarke street, canberra Act oct 1987 14.7 15.9 9.75 9.50 10.50 9.75 dec 2012 14.7

54-60 talavera road, north ryde nsw 1 Aug 2010 47.0 45.5 7.50 7.50 9.25 9.50 dec 2012 47.0

55 coonara Avenue, west pennant hills nsw 1 Aug 2010 100.5 105.1 8.50 8.50 9.50 9.50 dec 2012 100.5

60 marcus clarke street, canberra Act sep 1989 49.1 49.6 8.75 8.75 9.50 9.50 Jun 2011 49.0

64 Biloela street, villawood nsw 2 feb 2004 – 19.1 – 10.50 – 10.75 Jun 2011 19.1

Aviation house, 16 furzer street, phillip Act Jul 2007 68.6 68.3 7.75 7.75 9.50 9.50 Jun 2012 68.3

Bay centre, pirrama road, pyrmont nsw Jun 2001 109.2 106.9 7.65 7.65 9.25 9.25 dec 2011 103.5

Broadway shopping centre, 
Broadway nsw (50% interest) Jan 2007 250.2 245.0 6.00 6.00 9.00 9.00 Jun 2012 245.0

cherrybrook village shopping centre, 
cherrybrook nsw 1 dec 2009 82.0 80.0 7.50 7.50 9.50 9.50 Jun 2011 78.5

city centre plaza, rockhampton qld 1 dec 2009 49.0 48.7 8.00 8.00 9.75 9.75 Jun 2011 48.0

como centre, cnr toorak road & 
chapel streets, south yarra vic Aug 1998 154.2 153.5 7.75-8.75 7.75-8.75 9.29-9.75 9.29-9.75 Jun 2011 150.0

cooleman court, weston Act 1 dec 2009 47.0 46.5 7.75 7.75 9.50 9.50 dec 2011 46.0

gippsland centre, sale vic Jan 1994 48.4 49.1 8.50 8.25 9.50 9.50 dec 2011 49.1

hinkler central, Bundaberg qld Aug 2003 92.0 91.0 7.75 7.75 9.50 9.50 dec 2012 92.0

John oxley centre, 339 coronation drive, 
milton qld may 2002 56.0 56.0 9.00 9.00 10.00 10.00 dec 2012 56.0

Kawana shoppingworld,  dec 1993 (50%) 
Buddina qld & Jun 1998 (50%) 220.8 215.7 6.75 6.75 9.25 9.25 dec 2011 209.7
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9 investment properties (continueD)

 Book value capitalisation rate discount rate last
  31 Dec 30 Jun 31 Dec 30 Jun 31 Dec 30 Jun date of external 
 date of 2012 2012 2012 2012 2012 2012 last external valuation 
 acquisition $m $m % % % % valuation $m

logan megacentre, logan qld oct 2005 52.0 55.5 9.50 9.75 10.25 10.50 dec 2012 52.0

moonee ponds central (stage ii), 
moonee ponds vic feb 2008 41.4 40.0 8.50 8.50 9.75 9.75 Jun 2012 40.0

moonee ponds central, moonee ponds vic may 2003 25.3 25.5 7.75 7.75 9.50 9.50 Jun 2012 25.5

nexus industry park (Building 1), 
lyn parade, prestons nsw Aug 2004 19.4 18.3 8.00 8.13 9.50 9.50 Jun 2011 17.9

nexus industry park (Building 2), 
lyn parade, prestons nsw Aug 2004 14.4 12.5 8.00 8.25 9.50 9.50 dec 2012 14.4

nexus industry park (Building 3), 
lyn parade, prestons nsw Aug 2004 24.9 23.7 8.00 8.13 9.50 9.50 Jun 2011 23.5

nexus industry park (Building 4), 
lyn parade, prestons nsw Aug 2004 35.0 33.5 8.00 8.00 9.50 9.50 Jun 2012 33.5

nexus industry park (Building 5), 
lyn parade, prestons nsw Aug 2004 16.4 15.5 8.00 8.13 9.50 9.50 dec 2012 16.4

orange city centre, orange nsw Apr 1993 48.0 48.0 8.50 8.50 10.00 10.00 dec 2011 49.0

orion springfield town centre, 
springfield qld Aug 2002 128.0 124.0 6.75 6.75 9.25 9.25 dec 2012 128.0

quay west car park, 109-111 harrington 
street, sydney nsw nov 1989 29.6 29.5 8.50 8.50 10.00 10.00 Jun 2011 29.2

rhodes shopping centre, 
rhodes nsw (50% interest) Jan 2007 117.4 115.0 7.00 7.00 9.25 9.25 Jun 2011 110.0

riverside quay, Apr 2002 
southbank vic  & Jul 2003 192.5 192.1 7.75-8.00 7.75-8.00 9.25-10.00 9.25-10.00 dec 2011 176.0

royal domain centre, oct 1995 (50%)  
380 st Kilda road, melbourne vic & Apr 2001 (50%) 114.7 110.0 8.00 8.00 9.00 9.00 Jun 2011 107.0

sirius Building, 23 furzer street, phillip Act feb 2010 244.9 240.0 7.50 7.50 9.50 9.50 Jun 2012 240.0

st marys village centre, st marys nsw Jan 2003 44.0 43.0 7.75 7.75 9.00 9.50 dec 2012 44.0

stanhope village, stanhope gardens nsw nov 2003 78.3 73.8 7.50 7.50 9.25 9.25 dec 2011 70.5

waverley gardens shopping 
centre, mulgrave vic nov 2002 133.7 132.0 7.75 7.75 9.50 9.50 dec 2011 131.5

mirvac limited and its controlled entities

hoxton distribution park, 
hoxton park nsw (50% interest) Jul 2010 99.6 91.7 7.50 7.50 9.25 9.25 Jun 2012 99.6

manning mall, taree nsw dec 2006 32.6 33.0 8.75 8.50 9.50 9.50 dec 2011 34.8

total investment properties  5,381.7 5,454.3

ipuc

4 dalley street & laneway, sydney nsw 3 mar 2004 – 2.2 – 6.75 – 9.25 dec 2011 –

200 george st, sydney nsw 4,5 (100% interest) dec 2012 75.2 – 6.50 – 8.75 – dec 2012 75.2

orion springfield land, springfield qld Aug 2002 30.8 32.0 6.50-9.25 6.50-9.25 9.25-10.75 9.25-10.75 dec 2012 30.8

total ipuc  106.0 34.2

total investment properties and ipuc  5,487.7 5,488.5

1) date of acquisition represents business combination acquisition date.
2) investment property disposed of during the half year.
3) investment property reclassified as ipuc and amalgamated as 200 george street, sydney nsw as at 31 december 2012.
4) represents the amalgamated development site of 190 george street, 200 george street and 4 dalley street & laneway, sydney nsw. 

date of acquisition represents date of site amalgamation.
5) ipuc held 50 per cent by mpt and 50 per cent by mirvac limited.
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9 investment properties (continueD)

a) reconciliation of carrying amounts of investment properties
 31 December 30 June 
 2012 2012 
at fair value $m $m

Balance 1 July 5,488.5 5,442.0
Additions 49.5 109.4
disposals (105.1) (126.2)
net gain on fair value of investment properties 69.8 148.7
net loss on fair value of ipuc (0.9) (15.8)
net (loss)/gain from foreign currency translation (0.5) 1.6
sale of asset and transfer to equity accounted investments – (49.0)
transfers from inventories – 97.3
transfers of owner-occupied property to property, plant and equipment – (31.6)
deconsolidation of entity – (58.7)
Amortisation of fitout incentives, leasing costs and rent incentive (13.6) (29.2)

balance 31 December/30 june 5,487.7 5,488.5

b) amounts recognised in profit or loss for investment properties
 31 December 31 december 
 2012 2011 
 $m $m

investment properties rental revenue 287.9 278.1
investment properties expenses (62.9) (61.6)

 225.0 216.5

c) valuation basis
i) Investment properties
investment properties are carried at fair value. valuation methods used to determine the fair value include market 
sales comparison, discounted cash flow (“dcf”) and capitalisation rate (“cr”). the fair value for a property may be 
determined by using a combination of these and other valuation methods.

market sales comparison: the sales comparison approach utilises recent sales of comparable properties, adjusted for 
any differences including the nature, location and lease profile, to indicate the fair value of a property. where there is 
a lack of recent sales activity, adjustments are made from previous comparable sales to reflect changes in economic 
conditions.

dcf: dcf projections derived from contracted rents, market rents, operating costs, lease incentives, lease fees, 
capital expenditure and future income on vacant space are discounted at a rate to arrive at a value. the discount rate 
is a market assessment of the risk associated with the cash flows, and the nature, location and tenancy profile of the 
property relative to returns from alternative investments, cpi rates and liquidity risk. it is assumed that the property is 
sold at the end of the investment period at a terminal value. the terminal value is determined by using an appropriate 
terminal cr. mirvac’s terminal cap rates are in the range of an additional nil to 100 basis points above the respective 
property’s cr.

cr: An assessment is made of fully leased net income based on contracted rents, market rents, operating costs and 
future income on vacant space. the adopted fully leased net income is capitalised in perpetuity from the valuation date 
at an appropriate cr. the cr reflects the nature, location and tenancy profile of the property together with current 
market investment criteria, as evidenced by current sales evidence. various adjustments, including incentives, capital 
expenditure, and reversions to market rent, are made to arrive at the property value.

ii) IPUC
there are generally no active markets for ipuc; therefore, a lack of comparable transactions for ipuc usually requires 
the use of estimation models. the two main estimation models used to value ipuc are residual and dcf valuations. 
the residual method of determining the value of a property uses the estimated total cost of the development, including 
construction and associated expenditures, finance costs, and an allowance for developer’s risk and profit is deducted 
from the end value of the completed project. the resultant figure is then adjusted back to the date of valuation to give 
the residual value.
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9 investment properties (continueD)

d) property portfolio
mirvac’s property portfolio is made up as follows:
 31 December 30 June 
 2012 2012 
 $m $m

investment properties per consolidated statement of financial position 5,487.7 5,488.5
owner-occupied administration properties classified as property, plant and equipment 298.3 294.7

 5,786.0 5,783.2

10  intanGible assets
   other 
 management goodwill intangible 
 rights  Assets total 
 $m $m $m $m

Balance 1 July 2012 2.6 63.1 – 65.7

balance 31 December 2012 2.6 63.1 – 65.7

Balance 1 July 2011 3.2 69.4 2.1 74.7
disposal of controlled entity (0.6) (6.3) (2.1) (9.0)

Balance 30 June 2012 2.6 63.1 – 65.7

a) allocation of intangible assets by operating segment
A segment level summary of the intangible asset allocations is presented below:
  investment 
 investment management total 
 $m $m $m

management rights – indefinite life 1 – 2.6 2.6
goodwill 63.1 – 63.1

balance 31 December 2012 63.1 2.6 65.7

management rights – indefinite life 1 – 2.6 2.6
goodwill 63.1 – 63.1

Balance 30 June 2012 63.1 2.6 65.7

1) management rights are primarily held in relation to funds established or rights established by entities acquired by mirvac. these funds are considered 
to be open-ended and therefore have no expiry. the group also holds strategic stakes in these funds in order to protect its interest.

b) Key assumptions used for value in use calculations for goodwill and other intangible assets
the recoverable amount of cgus is determined using the higher of fair value less cost to sell, and their value in use. 
the value in use calculation is based on financial budgets and forecasts approved by management covering a five year 
period. investment management cgus, cash flows beyond the five year period are extrapolated using the estimated 
growth rates stated below. for the investment cgu, no forecast growth rate is assumed as the value in use calculations 
are based on forecast cash flows from existing projects and investment properties. the growth rate has been adjusted 
to reflect current market conditions and does not exceed the long term average growth rate for the business in which 
the cgu operates. the discount rates used are post-tax and reflect specific risks relating to the relevant segments and 
the countries in which they operate. A terminal growth rate of three per cent has also been applied.

 Growth rate 1 Discount rate growth rate 1 discount rate
 31 December 31 December 30 June 30 June 
 2012 2012 2012 2012 
cGu % pa % pa % pa % pa

investment – 2 9.5 – 2 9.5
investment management 1.0 13.0 1.0 13.0

1) weighted average growth rate used to extrapolate cash flows beyond the budget period.
2) the value in use calculation is based on financial budgets and forecasts approved by management covering a five year period. no forecast growth rate 

is assumed as the value in use calculations are based on forecast cash flows from existing projects and investment properties.

the recoverable amount of intangible assets exceeds the carrying value at 31 december 2012. management considers 
that for the carrying value to exceed the recoverable amount, there would have to be unreasonable changes to key 
assumptions. management considers the chances of these changes occurring as unlikely.
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10  intanGible assets (continueD)

c) impairment of goodwill
there was no impairment of goodwill during the half year end (december 2011: $nil).

d) impairment of intangible assets
there was no impairment of management rights during the half year end (december 2011: $nil). management rights 
are primarily held in relation to funds established or rights established by entities acquired by mirvac. these funds are 
considered to be open-ended and therefore have no expiry.

11  borrowinGs
  31 December 30 June 
  2012 2012 
 note  $m $m

current
Secured
lease liabilities 11(a)(iii) 2.9 2.9

  2.9 2.9

non-current
Unsecured
Bank loans 11(a)(i) 926.9 1,012.9
domestic medium term note (“mtn”) 11(a)(ii) 575.0 425.0
foreign mtn 11(a)(iv) 371.2 378.0

Secured
lease liabilities 11(a)(iii) 4.2 6.2

  1,877.3 1,822.1

a) borrowings
i) Bank loans
mirvac has bank facilities totalling $1,740.0m (June 2012: $1,740.0m). the facility contains three tranches: a $530.0m 
tranche maturing in January 2014 1, a $530.0m tranche maturing in January 2015 and a $530.0m tranche maturing 
in January 2016. there is also a bilateral bank facility of $150.0m (June 2012: $150.0m) maturing in november 2014. 
subject to compliance with the terms, each of these bank loan facilities may be drawn at any time.

ii) Domestic MTN
mirvac has a total of $575.0m (June 2012: $425.0m) of domestic mtn outstanding: $200.0m maturing in march 2015, 
$225.0m maturing in september 2016 and $150.0m maturing in december 2017. interest is payable either quarterly or 
semi-annually in arrears in accordance with the terms of the notes.

iii) Lease liabilities
lease liabilities are effectively secured as the rights to the leased asset revert to the lessor in the event of default.

iv) Foreign MTN
mirvac has a us private placement issue made up of us$275.0m maturing in november 2016 and us$100.0m 
maturing in november 2018. An additional $10.0m maturing in november 2016 was also issued in conjunction with 
this placement. interest is payable semi-annually in arrears for all notes. the notes were issued with fixed and floating 
rate coupons payable in us dollars and swapped back to Australian dollar floating rate coupons through cross currency 
principal and interest rate swaps.

1) on 11 January 2013, the tranche of $530.0m maturing in January 2014 was reduced to $350.0m.
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11  borrowinGs (continueD)

b) Financing arrangements
 31 December 30 June 
 2012 2012 
 $m $m

total facilities
Bank loans 1 1,740.0 1,740.0
domestic mtn 575.0 425.0
foreign mtn 371.2 378.0

 2,686.2 2,543.0

used at end of the reporting period
Bank loans 926.9 1,012.9
domestic mtn 575.0 425.0
foreign mtn 371.2 378.0

 1,873.1 1,815.9

unused at end of the reporting period
Bank loans 813.1 727.1

 813.1 727.1

1) on 11 January 2013, the tranche of $530.0m maturing in January 2014 was reduced to $350.0m.

12  contributeD equity

a) paid up equity
 31 December 30 June 31 December 30 June 
 2012 2012 2012 2012 
consolidated securities m securities m $m $m

mirvac limited – ordinary shares issued 3,420.2 3,412.0 1,251.1 1,249.8
mpt – ordinary units issued 3,420.2 3,412.0 5,095.5 5,084.9

total contributed equity   6,346.6 6,334.7

b) movements in paid up equity
movements in paid up equity of mirvac for the half year ended 31 december 2012 were as follows:

  securities 
 m $m

Balance 1 July 2012 3,412.0 6,334.7
lti and eis securities converted, sold or forfeited 8.2 11.9

balance 31 December 2012 3,420.2 6,346.6

c) reconciliation of securities issued on the asX
under AAs, securities issued under the mirvac employee lti plans are required to be accounted for as an option and are 
excluded from total issued equity, until such time as the relevant employee loans are fully repaid or the employee leaves 
the group. total ordinary securities issued as detailed above are reconciled to securities issued on the AsX as follows:

 31 December 30 June 
 2012 2012 
 securities securities 
 m m

total ordinary securities disclosed 3,420.2 3,412.0
securities issued under lti plan and eis 5.4 6.2

total securities issued on the asX 3,425.6 3,418.2
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13  DiviDenDs/Distributions
 31 December 31 december 
 2012 2011 
ordinary stapled securities $m $m

half yearly/quarterly ordinary distributions paid as follows:
4.20 cents per stapled security paid on 25 January 2013 (unfranked distribution) 143.9 –
2.00 cents per stapled security paid on 28 october 2011 (unfranked distribution) – 68.3
2.00 cents per stapled security paid on 27 January 2012 (unfranked distribution) – 68.3

total dividend/distribution 4.20 cents (December 2011: 4.00 cents) per stapled security 143.9 136.6

14  investments in associates

associates accounted for using the equity method
investments in associates are accounted for using the equity method of accounting. All associates were established or 
incorporated in Australia. information relating to associates is set out below:

   interest carrying value
  31 December 30 June 31 December 30 June 
  2012 2012 2012 2012 
name of entity principal activities % % $m $m

Archbold road trust non-residential development 20 20 – –
Australian sustainable forestry and environmental 
forestry investors 1&2 1 asset manager 60 60 9.7 10.4
BAc devco pty limited 2 non-residential development 33 33 – –
freespirit resorts pty limited investment property 25 25 – –
mindarie Keys Joint venture 3 residential development 15 15 0.5 0.5
mirvac industrial trust 4 listed property investment trust 14 14 – –

    10.2 10.9

1) mirvac equity accounts for this investment as an associate even though it owns more than 50 per cent of the voting or potential voting power due to the fact 
that it does not have the power to control the entity. A controlled entity of the group is the project manager of this investment.

2) this entity entered into voluntary administration as of 4 may 2010.
3) mirvac equity accounts for this investment as an associate even though it owns less than 20 per cent of the voting or potential voting power due 

to the fact that it has significant influence over this entity, as a controlled entity of the group is the project manager of this investment.
4) mirvac equity accounts for this investment as an associate even though it owned less than 20 per cent of the voting or potential voting power due 

to the fact that it has significant influence over these entities, as a controlled entity of the group is the responsible entity for the fund.
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15  investments in joint ventures

joint ventures accounted for using the equity method
investments in joint ventures include those in corporations, partnerships and other entities and accounted for in the 
financial statements using the equity method of accounting. All joint ventures were incorporated in Australia with 
the exception of quadrant real estate Advisors llc which was incorporated in the united states. information relating 
to joint ventures is set out below:

   interest carrying value
  31 December 30 June 31 December 30 June 
  2012 2012 2012 2012 
name of entity principal activities % % $m $m

Australian centre for 
life long learning non-residential development 50 50 – –
Bl developments pty limited 1 residential development 50 50 34.3 46.7
city west property 
investments (no.1) trust non-residential development 50 50 9.5 9.4
city west property 
investments (no.2) trust non-residential development 50 50 9.5 9.4
city west property 
investments (no.3) trust non-residential development 50 50 9.5 9.4
city west property 
investments (no.4) trust non-residential development 50 50 9.5 9.4
city west property 
investments (no.5) trust non-residential development 50 50 9.5 9.4
city west property 
investments (no.6) trust non-residential development 50 50 9.5 9.4
domaine investment trust non-residential development 50 50 – –
ephraim island Joint venture residential development 50 50 3.1 4.8
fast track Bromelton 
pty limited and nakheel 
spv pty limited non-residential development 50 50 27.2 27.2
googong township unit trust residential development 50 50 25.2 25.7
green square consortium 
pty limited residential development 50 50 – –
hpAl freehold pty limited non-residential development 50 50 0.2 –
infocus infrastructure 
management pty limited investment property 50 50 0.3 1.3
leakes road rockbank unit trust residential development 50 50 14.2 14.3
mirvac 8 chifley trust investment property 50 50 25.0 21.0
mirvac lend lease 
village consortium residential development 50 50 0.7 0.7
mirvac wholesale residential 
development partnership trust residential development 20 20 23.3 23.0
mvic finance 2 pty limited residential development 50 50 – –
quadrant real estate 
Advisors llc investment property 50 50 2.1 2.1
swanbourne Joint venture residential development 50 50 1.7 –
travelodge group hotel investment 50 50 122.7 122.7
walsh Bay partnership residential development 50 50 – 0.6

    337.0 346.5

1) the movement in the carrying value results from an impairment of $12.3m as a result of soft market conditions.
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16  continGent liabilities

a) contingent liabilities
the group had contingent liabilities at 31 december 2012 in respect of the following:

 31 December 30 June 
 2012 2012 
 $m $m

Bank guarantees and performance bonds issued by external parties in respect of certain 
performance obligations granted in the normal course of business. 94.0 103.6

performance guarantees. the group has provided guarantees to third parties in respect 
of the performance of entities within the group. no material losses are anticipated in 
respect of these contractual obligations. 2.5 2.5

claims for damages in respect of injury sustained due to health and safety issues have been 
made during the half year. the potential effect of these claims indicated by legal advice 
is that if the claims were to be successful against the group, they would result in a liability. 2.0 6.6

As part of the ordinary course of business of the group, disputes can arise with suppliers, customers and other third 
parties. where there is a present obligation, a liability is recognised. where there is a possible obligation, which will 
only be determined by a future event and it is not considered probable that a liability will arise, they are disclosed 
as a contingent liability. where the possible obligation is remote, no disclosure is given. the group does not provide 
details of these as to do so may prejudice the group’s position.

b) associates and joint ventures
there are no contingent liabilities relating to associates and joint ventures.

17  notes to the statement oF cash Flows
 31 December 31 december 
 2012 2011 
 $m $m

a) reconciliation of cash
cash at the end of the half year as shown in the consolidated statement of cash flow 
is the same as the consolidated statement of financial position, the detail of which follows:
cash on hand – –
cash at bank 68.3 43.8
deposits at call 0.3 0.3

total cash and cash equivalents 68.6 44.1
less amounts included in assets classified as held for sale – (19.8)

cash and cash equivalents 68.6 24.3
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17  notes to the statement oF cash Flows (continueD)
 31 December 31 december 
 2012 2011 
 $m $m

b) reconciliation of profit attributable to the stapled securityholders of mirvac 
to net cash inflows/(outflows) from operating activities

profit attributable to the stapled securityholders of mirvac 55.2 176.6
share of net profit of associates and joint ventures not received as dividends/distributions (7.3) (11.1)
net loss on sale of investments – 0.6
net gain on fair value of investment properties (68.8) (71.2)
net loss on fair value of ipuc 0.9 10.3
net loss/(gain) on sale of investment properties 2.0 (1.5)
net loss on sale of property, plant and equipment – 0.3
depreciation and amortisation expenses 15.7 16.4
impairment of investments including associates and joint ventures 12.3 –
impairment of loans 18.0 7.4
provision for loss on inventories 242.9 25.0
Business combination transaction costs – 0.4
security based payments expense 1.9 3.5
unrealised loss on financial instruments 16.1 28.0
unrealised (gain)/loss on foreign exchange (7.6) 24.4
Associates and joint ventures dividends/distributions received 8.1 14.8
change in operating assets and liabilities, net of effects from purchase of controlled entities:
– increase in income taxes payable 0.4 0.2
– decrease in tax effected balances (88.4) (20.3)
– increase in receivables (12.9) (5.0)
– increase in inventories (148.9) (276.5)
– increase in other assets/liabilities (3.6) (1.4)
– increase/(decrease) in payables 14.6 (15.9)
– (decrease)/increase in provisions for employee benefits (0.4) 1.0

net cash inflows/(outflows) from operating activities 50.2 (94.0)

18  events occurrinG aFter the enD oF the reportinG perioD

no other circumstances have arisen since the end of the half year which have significantly affected or may significantly 
affect the operations of mirvac, the results of those operations, or the state of affairs of mirvac in future years.
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dIrectors’ declaratIon

in the directors’ opinion:

a) the financial statements and the notes set out on pages 08 to 32 are in accordance with the Corporations Act 2001, 
including:

i) complying with Accounting standards, the Corporations Regulations 2001 and other mandatory professional 
reporting requirements; and

ii) giving a true and fair view of the consolidated entity’s financial position at 31 december 2012 and of its 
performance for the half year ended on that date; and

b) there are reasonable grounds to believe that the company will be able to pay its debts as and when they become 
due and payable.

this declaration is made in accordance with a resolution of the directors.

susan lloyd-hurwitz
director

sydney 
14 february 2013
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report on the half-year Financial report
we have reviewed the accompanying half year financial report of mirvac limited, which comprises the statement of 
financial position as at 31 december 2012, the statement of comprehensive income, statement of changes in equity 
and statement of cash flows for the half year ended on that date, selected explanatory notes and the directors’ 
declaration for the mirvac group (the consolidated entity). the consolidated entity comprises both mirvac limited (the 
company) and the entities it controlled during that half year, including mirvac funds limited as responsible entity for 
mirvac property trust and the entities it controlled during that half year.

Directors’ responsibility for the half-year financial report
the directors of the company are responsible for the preparation of the half year financial report that gives a true and 
fair view in accordance with Australian Accounting standards (including the Australian Accounting interpretations) 
and the Corporations Act 2001 and for such internal control as the directors determine is necessary to enable the 
preparation of the half year financial report that is free from material misstatement whether due to fraud or error.

Auditor’s responsibility
our responsibility is to express a conclusion on the half year financial report based on our review. we conducted 
our review in accordance with Auditing standard on review engagements Asre 2410 Review of a Financial Report 
Performed by the Independent Auditor of the Entity, in order to state whether, on the basis of the procedures 
described, we have become aware of any matter that makes us believe that the financial report is not in accordance 
with the Corporations Act 2001 including: giving a true and fair view of the consolidated entity’s financial position 
as at 31 december 2012 and its performance for the half year ended on that date; and complying with Accounting 
standard AAsB 134 Interim Financial Reporting and the Corporations Regulations 2001. As the auditor of mirvac 
limited, Asre 2410 requires that we comply with the ethical requirements relevant to the audit of the annual 
financial report.

A review of a half year financial report consists of making enquiries, primarily of persons responsible for financial and 
accounting matters, and applying analytical and other review procedures. A review is substantially less in scope than 
an audit conducted in accordance with Australian Auditing standards and consequently does not enable us to obtain 
assurance that we would become aware of all significant matters that might be identified in an audit. Accordingly, 
we do not express an audit opinion.

Independent audItor’s revIew report
to the members oF mirvac limited

liability limited by a scheme approved under professional standards legislation
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Independence
in conducting our review, we have complied with the independence requirements of the Corporations Act 2001.

Conclusion
Based on our review, which is not an audit, we have not become aware of any matter that makes us believe that the 
half year financial report of mirvac limited is not in accordance with the Corporations Act 2001 including:

a) giving a true and fair view of the consolidated entity’s financial position as at 31 december 2012 and of its 
performance for the half year ended on that date; and

b) complying with Accounting standard AAsB 134 Interim Financial Reporting and the Corporations Regulations 2001.

pricewaterhousecoopers

matthew lunn sydney
partner 14 february 2013

Independent audItor’s revIew report
to the members oF mirvac limited
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glossary oF acronyms

aas Australian Accounting standards
aasb Australian Accounting standards Board
aFl Available for lease
asic Australian securities and investments commission
asX Australian securities exchange
cGu cash generating unit
cpi consumer price index
cr capitalisation rate
DcF discounted cash flow
eis employee incentive scheme
elt executive leadership team
Fy13 year ending 30 June 2013
ias international Accounting standards
iasb international Accounting standards Board
iFrs international financial reporting standards
ipuc investment properties under construction
Kpi Key performance indicator
lti long term incentives
llc limited liability company
mam mirvac Asset management
mim mirvac investment management
mpt mirvac property trust
mtn medium term note
nci non-controlling interest
nla net lettable area
npv net present value
nrv net realisable value
nta net tangible assets
pwc pricewaterhousecoopers
q1 first quarter
roic return on invested capital
soci statement of consolidated income
soFp statement of financial position


