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QRI - Executive Summary

-I Australian owned, on-ground real estate investment manager, local knowledge,
proven experience — partnering with clients to develop long term relationships.

2 QRI provides exposure to the Australian property market in a liquid, regular income!
paying form with capital preservation characteristics.

3 Diversified from high yield fixed income bonds and equities.

1 The payment of monthly cash income is a goal of the Trust only and neither the Manager or the Responsible Entity provide any representation or warranty (whether express or implied) in relation to the payment of any
monthly cash income.
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QRI Benefits

Experienced, local-based Manager of Australian commercial real estate (CRE) loans

Regular and stable monthly cash distributions’

Capital preservation characteristics as all loans secured by real property mortgages

Provides exposure to the property market without downside risk of investing in direct property

Alignment of investor interest, Qualitas co-investment $10m

1 The payment of monthly cash income is a goal of the Trust only and neither the Manager or the Responsible Entity provide any representation or warranty (whether express or implied) in relation to the payment of any
monthly cash income.
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Manager market outlook & strateqgy

Market Conditions & Outlook

HY 2020

The Australian CRE debt market exhibited sound fundamentals due to
RBA rate cuts and improving sentiment.

Whilst core markets of office and industrial performed well, residential
markets continued to recalibrate in readiness for the next cycle.

Reduced bank CRE lending continued to fuel strong demand for land and
investment loans.

Competition from alternative lenders however has increased, and coupled
with reduction in base rates, has resulted in lower returns for the same
risk.

Lower construction volumes and increased supply of senior loans have
resulted in persisting reduced demand for mezzanine finance.

Market Outlook

Start of year characterised by good momentum in lending activity off the
back of improved sentiment and stable property prices.

The Manager is closely observing any economic impact of the Australian
bushfires and the recent coronavirus on market conditions and the Trust
portfolio.

Bank CRE lending is expected to remain subdued which will continue to
favourably support borrower demand for alternative lending.

Borrower enquiries are encouraging as developers look to progress plans
to activate sites in 2020/21.

I Average monthly % p.a. premium over the HY 2020 period.
2 For more information on the Trust’s borrowing policy, please refer to the most recent Product Disclosure Statement (PDS) dated 11 September 2019.
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Manager Strategy

Given the market conditions and outlook, the Manager's strategy
is to continue to be invested predominantly in senior loans and
underweight to mezzanine loans.

Whilst this investment strategy presents QRI with a lower risk
return profile achieving total return of 6.17% p.a. for the HY 2020
period, in relative terms the strategy delivers a healthy premium
of 5.32% p.a.’ to the RBA cash rate of 0.75%.

Given the Manager's deep sector experience investing through
the cycle, the above strategy is considered appropriate for the
current market conditions.

To improve capital efficiency and support further portfolio
growth, the Manager is considering introducing an appropriate
level of leverage in the short term which may also provide a
moderate lift to returns.?




Half-year results highlights — 31 December 2019

Net Profit Distributions Net Tangible Assets

$9.9m 49932 | $1.6009

HY 2020 cents per unit’ per unit 31 December 2019

Net Return % Invested Capital Net Tangible Assets

6.17% 91% $361Tm

p.a. HY 2020 % Total Net Tangible Assets Total as of 31 December 2019

v~ Net Return 6.17% p.a. for the HY 2020 period is reflective of lower risk / return portfolio profile of predominantly senior loans and underweight to
mezzanine loans, and lower base rates? from floating rate loans.

v During the HY 2020 period, the Manager delivered a healthy average premium of 5.32% p.a. of the monthly distribution return to the RBA cash rate.

v" Delivered regular monthly distributions to unitholders since the IPO.

v" Trust NTA per unit remained stable during the HY 2020 period, with no impairments made to loans in the portfolio demonstrating the strong capital
preservation attributes of the Trust.

v Portfolio is well diversified by borrower, loan type, sector, geography (within Australia).

v 91% of total Trust capital invested as of 31 December 2019. Remaining uninvested capital is allocated to two senior loans awaiting settlement in
early 2020.

T Reflects the total distributions paid during the reporting period on units entitled to the distribution.
2 BBSY 90 day
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Half-year financials summary — 31 December 2019

. HY 2020 HY 2019 31 December 2019 30 June 2019
Trust Profit & Loss $000's $000's Trust Balance Sheet $000s $000s

Total investment

: 12,915 727 Cash and cash equivalents 4,325 3,152

income

Total expenses 2,971 423 Other assets 2,645 1,565

Profit/(loss) 9,944 304 Financial assets 356,482 262,947
Total Assets 363,452 267,664

v HY 2020 Net Profit $9.9m increased from HY 2019
Net Profit $0.3m due to the progressive investment Distributions payable 2,051 1,213
of capital in line with loan pipeline and settlements.

Payables 641 538
v" Trust Net Tangible Assets (NTA) increased by
$94.3m to $361m from new capital raised under the S
Accelerated Non-Renounceable Entitlement Offer Total Liabilities e I781
completed in October 2019.
Net Assets 360,760 265,913
Units on issue 225,353 166,182
Net Tangible Assets per unit $1.6009 $1.60071

"' For the period 2 August 2018 to 31December 2018. Nb. The Trust commenced operations on 22
November 2018.
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Fund performance

Investment 8% 100% v Initial 6 month ramp up of deployment' of IPO
performance = capital and returns.
5 75% £ o ,
§ 0% 2 v Trustreturns and distributions have increased
T a9 50% _i in-line with deployment of capital.
2 & v During HY 2020 period, achieved an average
E2% o 25% o premium of 5.32% p.a. of the monthly
< ' BB 5 distribution return to the RBA cash rate.
0% 0%
RS G TN TN TN T T TAC TAC SAC Y v Net Return 6.17% p.a. for the HY 2020 period s
NPT §@' SN & ¥ & reflective of lower risk / return portfolio profile
of predominantly senior loans and underweight
Deployment (0/0) ——RBA Cash Rate to mezzanlne |Oans
—o— Net Return (% p.a.) —e—Distribution (% p.a.)
pel‘ge:g;r;?mce ? 70 — Unit Price —— Unit NAV
1.74
$1.72 Consistent monthly NAV at or above $1.60
$1.70 . .
Current unit price? $1.62
$1.68
$1.66 NAV?2 $1.6009
$1.64 ) _ _
§1.62 /JJ\M Avg. daily trading volume®  ~207,000 units
$1.60
$1.58 iy
Jan-19 Mar-19 May-19 Jul-19 Sep-19 Nov-19

T Deployment represents the % of the Trust's total capital that has been committed and invested as at month end in investments, including the Trust Loan Receivable.
? As at 31 December 2019.
3 Approximate average daily trading volume over the HY 2020 period.
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Key Fund Detalls

QUALITAS REAL ESTATE INCOME FUND

The Manager seeks to invest the Trust's capital in a portfolio of investments that provide Unitholders

Investment Strategy with exposure to predominantly Australian secured real estate loans.

Manager QRI Manager Pty Ltd

Responsible Entity The Trust Company (RE Services) Limited
Target Return 8.0% p.a. (net of fees and expenses)’
Distributions Monthly?

1.50% p.a. (excl. GST) of the Trust's Net Asset Value (NAV); or 1.54% p.a. (incl. GST, less RITC) of the

3
Management Fee Trust's NAV.

Performance Fee 20% of any outperformance over a return hurdle of 8.0% p.a.*

T Target Return is 8.0% p.a. (net of fees and expenses) of the Trust's average NAV. This is a targeted return only. There is no guarantee the Trust will meet its Investment Objective.

2 The payment of monthly cash income is a goal of the Trust only and neither the Manager or the Responsible Entity provide any representation or warranty (whether express or implied) in relation to the payment of any
monthly cash income.

3 Management Fees form part of the Management Costs of the Trust which is 1.89% - 2.05% of the Trust's NAV. For more information, please refer to the most recent Product Disclosure Statement (PDS) dated 11 September
2019.

4 Calculated and accrued monthly based on average adjusted NAV over a performance calculation period of 3 years with aggregate accrued amounts paid annually in arrears. For more information, please refer to the most
recent Product Disclosure Statement (PDS) dated 11 September 2019.
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Portfolio Composition as of 31 December 2019’

Loan Type

Predominantly invested in senior loans

Underweight to mezzanine loans 9 7%
. 9% o
(Target 20%-35% of Trust capital)

AFWT notes, 8%

Mezzanine
4%

21%

Senior
88%

Loan portfolio metrics 38%

100% located in Australia, mainly NSW and

VIC in Qualitas core markets 229

31 loans on look-through basis?

® Fund Commitments Investment Loans Construction Loans

Diversified Borrower base of ~25 Sponsors?
m Pre-development Loans Trust Loan Receivable Cash
Weighted loan maturity 0.9 years?

Weighted LVR 65%3

T All investments including direct loans are made by the Sub-Trust. The Sub-Trust is wholly owned by the Trust. Fund Commitments represent uninvested Trust capital amounts that have yet to be invested in direct loans by the underlying funds. Loan Classification and Investment
Type excludes Trust Loan Receivable and Cash. The Manager classifies the Arch Finance Warehouse Trust (AFWT) subordinated notes as mezzanine as it ranks behind senior noteholders. Property Sector and Geography excludes Trust Loan and Cash, adjusted for AFWT loan

portfolio.
2 Represents total loans in the portfolio on a look through basis, via investments in direct loans and Qualitas wholesale funds. Excludes the AFWT loan portfolio.

3 Represents total LVR of loans in the portfolio on a look through basis, via investments in direct loans, Qualitas wholesale funds and AFWT loan portfolio.

¥ ~

=
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Recent Investments

Loans within the Trust Portfolio’:

A\

Arch Finance

Arch Finance
Warehouse Trust
note program

Neutral Bay, NSW Beecroft, NSW Merrylands, NSW Moonee Ponds, VIC
Senior Construction Senior Investment Senior Land Senior Investment Exposure to portfolio of ~200
senior first mortgage loans
LVR 61% LVR 74% LVR 65% LVR 75% originated by
LTC 73% Arch Finance, a wholly owned
subsidiary of Qualitas
18 months 24 months 12 months 36 months
CAP OF 15% OF
TRUST CAPITAL
T As at 27 February 2020.
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Market Opportunity

AUSTRALIAN COMMERCIAL REAL ESTATE (CRE) DEBT MARKET

Market Growth
CRE debt market grows year on year, +3.4% p.a. to Sep-19
Senior loans represent deepest pool of opportunities

Senior

loans Bank Withdrawal

Increased requlation (APRA, Basel Il), rigid lending, Banking Royal
Commission scrutiny, increasing the “gap”.

Supportive Macroeconomics & Real Estate Market

Mezzanine Population growth ~380k (1.5% p.a.)?, driven by eastern seaboard
loans Low interest rate environment, supports demand for credit

Alternative Private Debt Market Opportunity: Alternative Lenders
Lenders 1. CRE debt provides risk adjusted returns to investors
~ $22Bn (7%) 2. Borrowers will pay a premium to access more flexible forms of
finance
Long standing Repeat Deep borrower
( QUALITAS T borrower relationships
7 VALUE PROPOSITION presence lending built on trust

T APRA Quarterly Authorised Deposit-taking Property Exposures September 2019 (released 12 December 2019), RBA Financial Stability Review October 2019; YOY growth September 2018~ September 2079.
23101.0 - Australian Demographic Statistics, June quarter 2019.

&
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Commercial Real Estate Capital Structure

Where does CRE debt rank in the security and
repayment waterfall?

QRI . « First ranking security over property
v Senior debt + Repaid first from asset sale proceeds

QR » Second ranking security over property
v Mezzanine debt « Same protections as senior debt but repayment /
rights ranks second

» Property ownership

Equity + Repaid last, after debt

Qualitas does not invest in more than one part of the capital structure for the same transaction / real estate asset.
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Qualitas Group

Gross Asset Value

of Investments:
AS 12.3 billion2

Total Invested

Capital:
AS$3.2 billion
11t year of
Operation
([
161
Invested
Transactions
132
Debt deals

VALUE PROPOSITION

Specialised in property investing across the entire capital structure,
both debt and equity

Australian owned, on-ground investment manager, local knowledge

T"Since inception’refers to the inception of the Qualitas Group in 2008. Track Record as of 31 December 2019. Track record 1 July 2079 to 31 December 2019 is subject to completion of independent external verification.

2 Gross value is the aggregated value of the real estate asset as at the date of the investment, across both debt and equity investments.
3 Represents committed capital in which the Qualitas Group provides investment management services to deploy into investments. Committed Capital as of 31 January 2020.

4There is a risk that invested capita

=
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/ may result in loss from investments. Past performance is not a reliable indicator of future performance.




Management Team

Andrew Schwartz Mark Fischer Tim Johansen Gerd Mayer Kathleen Yeung Philip Dowman

Group Managing Director Global Head of Global Head of Chief Risk Officer Global Head of Strategy Chief Financial Officer
& Co-Founder Real Estate Capital
32 years experience 16 years experience 30 years experience 30 years experience 19 years experience 30 years experience

years of real estate investment
~925  experience across the senior executive [+
team, on average

Deal Origination & Asset Management Investor Client Coverage Risk Management
Portfolio Management Corporate Services & Legal Strategy, Finance, Operations, PR, HR, IT, Admin

Independent Directors of

investment and fiduciary 20+ dedicated Investment Team
professionals. members

Qualitas Trustee Board Independent Qualitas Advisory Board Qualitas Group Subsidiaries
Chairman Group MD & CIO Non-Executive Arch Finance
Andrew Fairley Michael Schoenfeld Andrew Schwartz* Elana Rubin
Lewis Bearman
Non-Executive Non-Executive Non-Executive Peer Estate
Carol Schwartz* AlanSchwartz* David Krasnostein

*Andrew is not related to Alan and Carol Schwartz. Alan and Carol Schwartz are married. Note: Accurate as at date of this ASX release.
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Investment Process

Qualitas applies a bank-like, repeatable investment process to source, filter and select suitable loan

opportunities on behalf of our investors, and to ensure active asset management is undertaken throughout the
life of each loan.

Loan investment life cycle

Formal

Origination 1:_Due d_||||genc|e & Investment (f:IosL?_g & Active asset Exit / Loan
Inancial analysis Approvals unding management repayment
“Hands on” management
« Track the investment in accordance with the investment thesis and
expected performance
SOURCING « Undertake regular inspection of the real estate asset
Proactively identifies and escalate issues
« Identify and proactively manage issues that may impact on outcomes
FILTERING * Leverages property equity capabilities to work through issues
+ Risk management is directly involved where adverse issues could arise
+ Transparent and proactive reporting
SELECTION Continual Risk Management Application
« Formal Portfolio Asset Management meetings undertaken every 6-8

weeks, are a forum for formalised, ongoing and detailed deal-by-deal
review by independent (non-deal) parties
« Monitor borrower compliance with their loan obligations
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Stakeholder engagement and communication

Shareholder Engagement
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Y,) QUALITAS

gri@qualitas.com.au

www.qualitas.com.au

www.qualitas.com.au/listed-
investments/QRI

Level 38, 120 Collins Street,
Melbourne VIC 3000

Level 23, 1 Farrer Place,
Governor Macquarie Tower,
Sydney NSW 2000

Important Information

This document has been prepared by QRI Manager Pty Ltd ACN 625 857 070 (Manager), the
investment manager of the Trust. The Trust Company (RE Services) Limited ABN 45 003 278
831 AFSL 235 150 (Perpetual) is the responsible entity of the Qualitas Real Estate Income Fund
ARSN 627 917 971 (Trust). QRI is a wholly owned member of the Qualitas Group and is an
authorised representative of the Qualitas Securities Pty Ltd AFSL 342 242.

This document is intended only as a general overview of the Qualitas Real Estate Income Fund
and is for informational purposes only, should not be construed or relied upon as investment
advice, and is based on available market information. Information provided in this document is
as of 31 December 2019 unless otherwise indicated.

The information provided in this document is of a general nature only and has been prepared
without taking into account your objectives, financial situation or needs. Before making an
investment decision, you should consider this document carefully and in full and assess
whether the Trust is appropriate given your objectives, financial situation or needs. If you
require advice that takes into account your personal circumstances, you should consult a
licensed or authorised financial adviser.

Neither Perpetual nor the Manager guarantees repayment of capital or any particular rate of
return from the Trust. Neither Perpetual nor the Manager gives any representation or warranty
as to the reliability, completeness or accuracy of the information contained in this document
and prospective investors are cautioned not to place undue reliance on any forward looking
statements, forecasts or targets contained in this document. All opinions and estimates
included in this document constitute judgments of Qualitas as at the date of this document and
are subject to change without notice. Past performance is not a reliable indicator of future
performance.

The information contained in this document is not investment or financial product advice and
is not intended to be used as the basis for making an investment decision. Please note that, in
providing this document, none of Perpetual, the Trust, the Manager nor any member of the
Qualitas Group of entities (together the Relevant Parties) have considered the objectives,
financial position or needs of any particular recipient. The Relevant Parties strongly suggests
that investors consult a financial advisor prior to making an investment decision.

This document may not be reproduced, disseminated, quoted or referred to, in whole or in part,
without the express consent of the Relevant Parties.

No representation or warranty, express or implied, is made as to the fairness, accuracy,
completeness or correctness of the information, opinions and conclusions contained in this
document. To the maximum extent permitted by law, none of Relevant Parties, their related
bodies corporate, shareholders or respective directors, officers, employees, agents or advisors,
nor any other person accepts any liability, including, without limitation, any liability arising out of
fault or negligence for any loss arising from the use of information contained in this document.

This document includes “forward looking statements”. Such forward- looking
statements are not guarantees of future performance and involve known and
unknown risks, uncertainties and other factors, many of which are beyond the
control of the Relevant Parties and their officers, employees, agents or
associates that may cause actual results to differ materially from those
expressed or implied in such statement. Actual results, performance or
achievements may vary materially from any projections and forward looking
statements and the assumptions on which those statements are based. Past
performance is not a reliable indicator of future performance. The Relevant
Parties assume no obligation to update such information.

This document is not, and does not constitute, an offer to sell or the solicitation,
invitation or recommendation to purchase any securities and neither this
document nor anything contained in it forms the basis of any contract or
commitment.

BondAdviser has acted on information provided to it and the content of the
research report is not intended to provide financial product advice and must not
be relied upon as such. The statements and/or recommendations in the
research report are the opinions of BondAdviser only. Neither the accuracy of
the data nor the methodology used to produce the report can be guaranteed or
warranted. BondAdviser has taken all reasonable steps to ensure that any
opinion or recommendation in the content or the research reports is based on
reasonable grounds, noting that some of the information in the content or the
reports is based on information from third parties. Details regarding
BondAdviser methodology and regulatory compliance are available at
http://bondadviser.com.au/documents-and-links. BondAdviser recommends
investors read the full research report and disclaimers therein.

The Independent investment research (IIR) research report should be read in its
entirety including the disclaimer and disclosure noted in the report. IIR
recommends that you do not make any investment decision prior to consulting
your wealth adviser about the contents of the IIR research report.

The Zenith Investment Partners (ABN 27 103 132 672, AFS Licence 226872)
("Zenith") rating (assigned 23 May 2019) referred to in this document is limited
to “General Advice" (s766B Corporations Act 2001) for Wholesale clients only.
This advice has been prepared without taking into account the objectives,
financial situation or needs of any individual and is subject to change at any
time without prior notice. It is not a specific recommendation to purchase, sell
or hold the relevant product(s). Investors should seek independent financial
advice before making an investment decision and should consider the
appropriateness of this advice in light of their own objectives, financial situation
and needs. Investors should obtain a copy of, and consider the PDS or offer
document before making any decision and refer to the full Zenith Product
Assessment available on the Zenith website. Past performance is not an
indication of future performance. Zenith usually charges the product issuer,
fund manager or related party to conduct Product Assessments. Full details
regarding Zenith's methodology, ratings definitions and regulatory compliance
are available on our Product Assessments and at http://www.zenithpartners.
com.au/RegulatoryGuidelines.
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