La Trobe Australian Mortgage Fund
Product Disclosure Statement

Date: 11 December 2009
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Please take time to read through this Product Disclosure Statement (“PDS”)
regarding our managed investments and discuss it with your financial adviser.

In preparing this PDS, we have not taken into account your investment objectives,
financial position or particular needs. Before making an investment decision,

you may need to obtain and consider independent advice about whether this
investment is suitable in light of your individual or personal circumstances.

La Trobe and its Authorised Representatives do not provide financial product advice.

If you want peace of mind, you must determine which Investment Option is best
for you. You must consider your attitude to risk and return so that you do not worry
if the value of your investment changesyou must take responsibility for your own
investment decisions and to this end you should consider obtaining independent
advice before making any investment or financial decisions.

If you have any questions concerning the information contained in this PDS pleasg
contact La Trobe on 1800 818 818 or email us at investor@latrobefinancial.com.al
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Our core purpose is to improve
peoples’ lives by helping them
invest to achieve financial security.




1. Key Features of the Fund

Product Name The La Trobe Australian Mortgage Fund ARSN 088 178 321

Product Issuer La Trobe Capital & Mortgage Corporation Limited (‘La Trobe’) ABN 27 007 332 363
Australian Financial Services Licence No. 222213

Investment Options The La Trobe Australian Mortgage Fund (‘the Fund’) offers Investors the
opportunity to invest in mortgages over real property located across
Australia through the choice of four (4) different Investment Options:

1. Cash & Mortgages; 2. Pooled Mortgages;
3. Select Mortgages; 4. Special Situation Mortgages.
Objectives The key objectives of the Fund are to provide Investors with:

® a choice of four (4) professionally managed mortgage related Investment
Options, designed to allow each Investor to choose the most appropriate
option for their circumstances;

e regular interest, either fixed or variable; and

® a mortgage-secured low cost investment structure.

Investment Strategy  To invest in a wide range of diversified mortgages across Australian
commercial, residential, rural, construction and development and industrial
property, and other income producing assets.

Capital Protection There is NO guarantee of the investment result, the return of capital, or
the amounts payable to Investors, and there are risks associated with an
investment in the Fund. These risks are explained in Section 8 of this PDS.

Fund Features Some of the notable features of the Fund include:
® One of Australia’s largest Mortgage Funds, with $303 million of Funds under
Management at 30 June 2009;

e Experienced management from an organisation that has been managing
mortgages for over 55 years;

¢ No investment entry fees;

e La Trobe, through its appointed custodian, holds custody of all Title
and security documents, ensuring safekeeping and proper registration
of your investments and La Trobe or one of its related companies is always
registered as the mortgagee (see FAQ 24 on page 28 for further details); and

¢ Conservative average loan to valuation ratio of 59.02% as at 30 June 2009.
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Who is La Trobe

La Trobe Capital & Mortgage Corporation Limited (‘La Trobe’) is the
Responsible Entity of the Fund, and was incorporated on 14 November 1989
to operate La Trobe’s private client investment and Funds Management arm.
La Trobe holds Australian Financial Services Licence No. 222213 issued

by the Australian Securities & Investments Commission (‘ASIC’) and is
licensed to operate registered managed investment schemes that hold
deposits and mortgages for retail and wholesale clients.

La Trobe Financial Services Pty Limited (‘the Investment Manager’) was
established in 1952 and since that time has acted as the Investment Manager
for loans in excess of $10 billion Australia wide for both institutional and private
investors, just like you. The Investment Manager currently employs over 120
staff specialising in mortgage lending, management and control of private and
institutional mortgage investments across Australia. The Investment Manager
has been contracted by La Trobe to act as the Investment Manager to the Fund.

Loans made by the Fund are primarily short term, interest only, and
commercially-related, and are assessed often on a ‘low documentation’
basis. Other loans managed by the Investment Manager are primarily longer
term, principal and interest, and residential, and the sources of funds for
these loans are institutional investors.

Details of the track record and experience of the senior management
of La Trobe can be found at www.latrobefinancial.com.au

Regular reporting

Investors receive the following regular reports:

e A Receipt of Investment made;

e Detailed Transaction Statements;

e Financial Year Income Taxation Summary; and

e The Fund’s Annual Report (if requested).

Access to up-to-date
information

We aim to provide Investors with up-to-date information about the Fund,

so that Investors can monitor their investments in the Fund. In addition,
information that is not materially adverse information is subject to change
from time to time and may be updated. You can obtain up-to-date information
about the Fund by:

e phoning La Trobe’s toll free Investor Liaison number 1800 818 818;
® logging on to La Trobe’s website at www.latrobefinancial.com.au;

e checking with one of La Trobe’s Authorised Representatives or your
financial advisor;

e reading the Fund’s Monthly Mortgage Fund Update, available by
phoning La Trobe. We can send you the Update in the post or by email.

A paper copy of any updated information will be given to you without
charge on request.
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2. Eight (8) Benchmarks

To improve the disclosure of information about mortgage
funds in Australia, the Australian Securities & Investments
Commission (‘ASIC’) requires us to provide information about
eight (8) benchmarks. Information about these benchmarks
is outlined below. This information is updated as required
on La Trobe’s website at www.latrobefinancial.com.au.
ASIC has also issued an independent guide for investors
about unlisted mortgage funds called ‘Investing in
mortgage funds?’, which can be obtained from ASIC’s
website www.fido.gov.au.

La Trobe complies with the benchmarks and intends
to comply with them in the future.

Benchmark 1 - Liquidity

DESCRIPTION
This benchmark addresses the Fund’s ability to satisfy
withdrawal requests and other short-term operational
commitments.

The liquidity of a mortgage fund is key to its ability to
meet its representations about the ability of investors
to withdraw from the Fund and its other ongoing
commitments.

LA TROBE’S RESPONSE

We comply with this benchmark. In relation to the Cash

& Mortgages Option and the Pooled Mortgages Option

of the Fund, we maintain cash flow estimates for the

next three (3) months, and ensure that at all times these
Options have cash or cash equivalents sufficient to meet
the projected cash needs over the next three (3) months.
In relation to the Select Mortgages Option and the Special
Situation Mortgages Option, liquidity is dependent on the
borrower repaying the loan on the due date, and investors
are entitled to withdraw from the Fund once the loan has
been repaid by the borrower.

We have a policy of ensuring that sufficient assets are
held in readily realisable investments in order to meet
future withdrawal requests.

We monitor historical rolling 12 months’ inflows and
outflows and regularly revise our cash flow estimates
based on this historical data.

More information

Please see Section 5 of the PDS and for up-to-date
information, please see our website at
www.latrobefinancial.com.au

Benchmark 2 - Fund borrowings

DESCRIPTION
This benchmark addresses the Fund’s policy on borrowing.

Some mortgage funds borrow against the assets of the
fund to fund distributions, redemption requests or scheme
operations generally.
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LA TROBE’S RESPONSE

We comply with this benchmark. As at the date of the
PDS, the Fund does not have any borrowings.

More information
Please see our website at www.latrobefinancial.com.au
for up-to-date information.

Benchmark 3 - Portfolio Diversification

DESCRIPTION

This benchmark addresses the Fund’s lending practices
and portfolio risk.

The criteria the responsible entity of a mortgage fund uses
to decide what loans to make are variable and prone to
risk especially where:

¢ loan-to-valuation ratios are often higher than for
traditional lending; and

e the loans made may be highly concentrated to particular
types of commercial activities, locations or borrowers.

ASIC has prescribed the information that we are required
to disclose about the Fund’s investment portfolios.

LA TROBE’S RESPONSE

We comply with this benchmark, which applies only to
the Cash & Mortgages Option and the Pooled Mortgages
Option of the Fund.

We have included the required details about the
investment portfolios in Section 4 of the PDS.

More information

Please see Sections 4 & 7 of the PDS and for
up-to-date information, please see our website at
www.latrobefinancial.com.au

Benchmark 4 - Related Party Transactions

DESCRIPTION

This benchmark addresses the risks associated with
related party lending, investments and transactions.

Some schemes lend, invest scheme funds and transact
with associated companies or businesses.

LA TROBE’S RESPONSE

We comply with this benchmark. The Fund does not make
any loans from the Fund to La Trobe or to any associated
companies or businesses.

The Fund does not invest scheme funds in La Trobe
or any associated companies or businesses.

The Fund, through La Trobe as the Responsible Entity,
has retained an associated company, La Trobe Financial
Services Pty Ltd as the Investment Manager and the
Sub-custodian for the Fund on arm’s length, commercial
terms. La Trobe pays the Investment Manager and the
Sub-custodian out of the fees that it receives from the
Fund as its Responsible Entity. The Board of La Trobe



has a policy on related party transactions, including
arrangements to manage conflicts of interest, and it
monitors these at its quarterly Board meetings.

La Trobe, as the Responsible Entity of the Fund, invests in
the Fund from time to time on terms equal to other Investors.

More information

Please see page 3 of the PDS and for up-to-date
information, please see our website at
www.latrobefinancial.com.au

Benchmark 5 - Valuation policy

DESCRIPTION

This benchmark addresses the Fund’s policy in relation
to obtaining valuations on the properties over which
mortgages are registered.

The valuations schemes rely on are carried out on a variety
of bases, with differing assumptions and instructions.

LA TROBE’S RESPONSE

We comply with this benchmark. All properties that are
used as security for loans made from the Fund are valued
on an ‘as is’ basis and for construction and development
property, also on an ‘as if complete’ basis.

We have a clear policy on how often we obtain valuations
and we have a panel of valuers, none of whom conducts
more than 1/3 of the valuation work for the Fund.

All valuers must be appropriately registered and they include
in their valuation reports a warranty that their reports comply
with all relevant industry standards and codes.

More information

Please see pages 20 & 22 of the PDS and for
up-to-date information, please see our website at
www.latrobefinancial.com.au

Benchmark 6 - Lending principles -
loan-to-valuation policies

DESCRIPTION

This benchmark addresses the Fund’s property-related
lending practices.

LA TROBE’S RESPONSE

We comply with this benchmark. We maintain the following
loan-to-valuation ratios for loans made by the Fund:

e where the loan relates to property development — 70%
on the basis of the latest ‘as if complete’ valuation;

¢ in all other cases — 80% on the basis of the latest
market valuation.

A loan made in the Special Situation Mortgages Option
may exceed these ratios, but we will disclose this in the
Supplementary Product Disclosure Statement relating to
that loan.

Where the loan relates to property development, we always
ensure that the Fund only provides funds to the developer
in stages, that is, on a ‘cost to complete’ basis, based

on external evidence of the progress of the development.

More information

Please see page 20 of the PDS and for up-to-date
information, please see our website at
www.latrobefinancial.com.au

Benchmark 7 - Distribution practices

DESCRIPTION

This benchmark addresses the transparency of the
Fund’s distribution practices.

Some schemes fund distributions out of sources other
than income.

LA TROBE’S RESPONSE

We comply with this benchmark. We only make distributions
from income made from the Fund’s investments, and this has
been our practice since the commencement of the Fund.
We do not expect to change our practice in this regard.

The Pooled Mortgages Option also enjoys the benefit of
an Interest Income Reserve that may be used to manage
income risks.

More information

Please see pages 10, 11 and 22 of the PDS and

for up-to-date information, please see our website at
www.latrobefinancial.com.au

Benchmark 8 — Withdrawal arrangements

DESCRIPTION

This benchmark addresses the transparency of a mortgage
scheme’s approach to withdrawals of investments.

Some mortgage schemes promote short withdrawal
periods to attract investors, although the maximum
allowed in the scheme’s constitution is much longer.

LA TROBE’S RESPONSE

We comply with this benchmark. We have set out in the
Fund’s Constitution and the PDS how Investors can access
their money.

The maximum time allowed for withdrawals from the Cash
& Mortgages Option and the Pooled Mortgages Option is
12 months. However, we aim to process your withdrawal
request from the Cash & Mortgages Option within 24 hours
of receipt of your request, and from the Pooled Mortgages
Option within 21 days of the end of the month in which your
request is received. In relation to the Pooled Mortgages
Option, your funds are automatically rolled over for a new
term of 12 months unless you give us the required notice
to withdraw.

More information

Please see pages 10, 11, 22, 23 and 25 of the PDS and
for up-to-date information, please see our website at
www.latrobefinancial.com.au
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