
  

  

  
 

 

 
25 February 2009 
 

 
Multiplex European Property Fund (ASX: MUE)  

Interim Results 2009 and Fund Update 
 
The Directors of Brookfield Multiplex Capital Management Limited (BMCML), as Responsible Entity for 
Multiplex European Property Fund (Fund) announce the results for the six month period to 31 December 
2008 and provide a Fund update to investors. 
 
The key messages of the announcement are as follows: 
 
• a net loss after tax of $150.61 million for the period ended 31 December 2008; 
• normalised earnings (ie. excluding fair value adjustments on property and financial derivatives and 

non-cash or non-recurring items) of $9.25 million, or 3.75 cents per unit for the period; 
• Net Tangible Assets (NTA) of $91.63 million or $0.37 per unit; 
• NTA excluding the marking-to-market value of the Fund’s financial derivatives is $149.32 million or 

$0.60 per unit;  
• total property rental income of $21.67 million for the period ended 31 December 2008; 
• €42.12 ($85.63) million valuation decrement recorded across the Initial Properties to €298.05 million, 

which represents a decrease of 12.33% on the 30 June 2008 valuation of €340.01 million; 
• portfolio weighted average lease expiry (by income) is 8.1 years; 
• the portfolio occupancy remains at 96%; 
• distributions paid or payable for the period to investors of $9.26 million, or 3.75 cents per unit; 
• the Fund remains in compliance with all its financing covenants; and 
• no changes to distribution guidance from the ASX announcement on 17 December 2008. 
 
Key Financial Results 
 
A net loss after tax, including fair value adjustments, of $150.61 million is reported for the period ended 31 
December 2008.  This result includes an unrealised $85.63 million valuation decrement on the Initial 
Properties and $89.77 million decrement in fair value adjustments on the Fund’s financial derivative 
instruments, both of which are non-cash items.  Excluding the above items, the Fund’s normalised 
earnings were $9.25 million or 3.75 cents per unit for the period. 
 
Property Portfolio 
 
The Initial Properties were independently valued by DTZ Frankfurt as at 31 December 2008.  
 
The Fund’s Initial Properties decreased in value to €298.05 million from €340.01 million as at 30 June 2008. 
The 12% decline in value is in line with general market observations and is reflective of broader market 
sentiment in Germany. The portfolio’s weighted average initial yield has increased by 88bps to 7.09%. 
 
The quality of the Fund’s tenants and assets has ensured that its normalised financial results have 
remained consistent since settlement (April 2007), despite significant changes in its operating environment.  
For the fourth straight period, the Fund’s independent external valuation has highlighted that gross rent has 
continued to increase from €23.20 million at acquisition in April 2007 to €23.65 million as at 31 December 
2008. 
 
The Weighted Average Lease Expiry (WALE) remains steady at 8.1 years. A combination of lease 
rollovers (rolling 12 month extensions following a lease expiry) and lease renewals have maintained the 
WALE during the period.  
 



 

 
Debt and Hedging 
 
The Fund’s term facility with Eurohypo AG remains attractively priced in the current market (including 
covenants) even though the European Central Bank has decreased official cash rates to 2%*. The drop in 
cash rates has been offset by an increase in credit margins, and this has continued to keep the overall cost 
of borrowing high for new finance. No part of the term facility is due to be refinanced before expiry in April 
2014. 
 
The Fund is currently in compliance with all its term facility and financial derivative obligations.  Specifically 
the Fund’s Loan to Value Ratio (LVR) is 77.63% compared to the required LVR covenant limit of 95% and 
Interest Cover Ratio (ICR) is 2.07x compared to the covenant limit of 1.30x.  
 
The weakening Australian dollar against the Euro during the period would ordinarily result in a higher NTA 
value upon translation of the Fund’s overseas operations.  However, the Fund’s financial derivatives offset 
this impact and the Fund’s NTA will continue to fluctuate in the future. 
 
Distribution Guidance  
 
Distribution guidance for the remainder of FY2009 remains as announced in December 2008, as follows: 
 

Quarter ending 31 March 2009 MUE

Estimated distribution rate (cents per unit) 0.625

Quarter ending 30 June 2009 MUE

Estimated distribution rate (cents per unit) 0.625
 
Distributions will be subject to BMCML’s assessment of the Fund’s operating results and future financial 
commitments, and no further deterioration in operating or market conditions in Europe or Australia. 
 
Strategic Options 
 
BMCML confirms the following current strategies for the Fund: 
  
• BMCML does not consider that the Fund should be de-listed from the Australian Securities 

Exchange (ASX);  
• there will be no introduction of a Distribution Reinvestment Plan (DRP) during the remainder of 

FY2009;  
• there will be no capital raisings undertaken by the Fund (subject to there being no changes in 

circumstances) during the remainder of FY2009; and  
• there will be no share buyback program introduced prior to 30 June 2009.  
 
BMCML considers that the capital position of the Fund is appropriate for the Fund’s current and 
foreseeable circumstances and will continue to monitor the Fund’s capital position to ensure that it is 
appropriate at all times.   
 
Further details regarding these current strategies are contained in the interim results presentation. It is 
recommended that investors review this document to familiarise themselves with these strategies. 
 
 
 
 
 
* As at 15 January 2009, as provided by European Central Bank. 



 

 
Further information in relation to the Fund’s interim results can be found in the interim results presentation 
lodged with the ASX today.  
 

* ~ * ~ * ~ 
 
 
 
For more information please contact: 
 
 
 
 
 
David Newling 
Head of Direct Property Funds 
(02) 9256 5000 
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