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We have seen volatility in global financial markets continue to take its toll on
Australian financial, credit and property markets in 2008. In an unprecedented
address to the nation in October, the Prime Minister called the financial crisis
“the economic equivalent of a national security crisis”, warning we are entering
into a “new, dangerous, and damaging phase”!. Clearly, decisive action is
required to help preserve investor capital in this environment and to prepare for

the stormy conditions ahead.

In a letter sent to all Orchard investors recently, we
explained the impact of market conditions on your
investment in Orchard’s unlisted property funds, along
with our broad strategies for managing risk in this
environment.

In this edition of Outlook we discuss the latest
developments in financial and property markets. We
also provide a detailed analysis of each of our unlisted
property funds and outline the steps we are taking with
the aim of protecting your investment.

Background

What started two years ago as an issue with sub-prime
mortgages in the United States has today cascaded into
a financial crisis crippling business and financial markets
around the globe.

In September, financial markets took a turn for the
worse with large scale business failures and heightened
market instability. While the crisis of confidence in the
US continued, the impact on financial markets across
the globe intensified with the contagion hitting Europe,
Japan and even China.

Global property markets have not been immune and
are already feeling the effects of a tightly interwoven
world that remains extremely vulnerable.

Official action in a number of countries has been aimed
at restoring stability and improving liquidity. Given the
severity of market conditions, we are now witnessing

a global response, with officials from the world's
wealthiest countries pledging decisive action at G7 and
G20 meetings in Washington in October.

In Australia, the Reserve Bank of Australia (RBA) made
its most decisive move in more than a decade by
slashing interest rates by 1% on 8 October, in an effort
to stave off the effects of the global crisis. This was the
largest reduction in official rates in sixteen years and

a clear sign that Australia’s economy has not escaped
the meltdown. This was followed by a further 0.75%
reduction on 5 November.

In October, the Government sprung into action
announcing its ‘Economic Security Strategy’ in an
attempt to stimulate domestic economic activity in the
face of the “worst global financial crisis since the Great
Depression”".

Impact on property investments

Volatility in global markets continues to have a strong
negative impact on Australian property markets, with

a sharp decline in the availability of capital and rising
costs of capital (funding). According to Jones Lang
LaSalle the cost of capital is likely to remain at or above
property yields (earnings) for some time?. Harsh credit
conditions also point to a shift in the outlook for market
activity with even more reductions in the number of
commercial property transactions likely.

This continued tightening of credit, coupled with
confusion in property and financial markets, is set to
increase uncertainty about the value of the underlying
assets in property funds and in this environment, the
expectation is that asset values will decline.

In the short to medium term falling asset values will
place increased pressure on all property funds to
reduce debt levels, in line with falling property values,
to maintain bank loan-to-value ratios (LVRs).

Market uncertainty is impacting on all commercial
property sectors, including:

e  Office markets, which have experienced an easing
of yields in 2008, despite fundamentals in central
business district (CBD) office markets remaining
tight. The difficult global economic environment,
tighter financing conditions and heightened
caution in most investment sectors are set to
continue to impact negatively on demand for office
space and hence the office market well into 2009;

® Retail markets, where yields (earnings) are
expected to ease going forward, with soft retail
spending and an increased number of forced/
distressed sales weighing heavily on the market;



e |ndustrial markets, where the combination of
weak investor sentiment, easing economic growth,
rising business overheads and increased funding
costs have seen prospects for further demand for
industrial space already begin to diminish, with
further falls predicted; and

e Australian Real Estate Investment Trusts (A-REITs).
The listed sector has experienced its fair share
of volatility in 2008, with average falls in value of
around 30%. Weakened sentiment and a lack of
confidence about property valuations will continue
to weigh heavily on the sector.

Credit conditions are set to remain tight for some time.
According to Jones Lang LaSalle, in no foreseeable
time frame will there be a return to the conditions that
existed pre-financial crisis, in early 20072,

Our view is that the difficult market envrionment will
persist over the next 12 months for property markets,
with tight credit conditions and a sustained decline in
asset values as forced sellers and opportunistic buyers
dominate the market.

Property Investment Research (PIR) recently echoed this
sentiment, explaining it expects more fallout from the
global financial crisis. In a statement, PIR Director Mark
Wist said he expected “ramifications for property funds
to include impaired confidence, lower earnings per
security, lower gearing and simplified business models”
going forward*.

What are we doing to weather the storm?

At Orchard, we believe the Australian property market
will continue to feel the impact of the global turmoil
and in this environment we remain focused on reducing
risks for all investors in our funds.

To prepare for deteriorating conditions ahead, we have
taken the following steps to protect the capital of each

fund:

e changed the Funds’ distribution payment
frequency from quarterly to an annualised
distribution payment in July 2009, payment of
which will ultimately depend on the financial
position of each fund.

This change applies to all Orchard unlisted
funds, effective immediately and means that
you will not receive a distribution payment for
the September 2008 quarter.

1. Prime Minister's address to the nation, 14 October 2008. For a full transcript, visit www.pm.gov.au/media/Speech/2008 2. Jones Lang LaSalle
Research ‘Economic Update: What is going on?’, 13 October 2008 3. Jones Lang LaSalle Research ‘Economic Update: What is going on?’, 13

The reason for varying the distribution payment
frequency to annual instead of quarterly

is to preserve fund capital and build a cash
reserve in the funds.

This will give the funds the additional capacity to
meet their respective debt covenants if required;

e deferred all non-essential capital expenditure; and

e continued to renegotiate debt facilities to spread
debt expiry risk and concentration risk with any
single financier/bank.

We recognise that the move to an annual distribution
payment is not a popular decision and is likely to
impact on your own situation in the short term.
However we assure you we are taking these steps to
protect your capital investment in an unpredictable and
hostile financial environment.

The actions taken at the fund level have been
employed to help ensure all funds continue to meet
their contracted obligations and are not forced to sell
assets at fire-sale prices.

Our strategy remains focused on the preservation of
capital value namely through debt management and
reduction, as this will help improve each fund's income
position in the long term.

To keep all investors fully informed in this edition of
Outlook we provide a fund-by-fund analysis, including
the material risks facing each fund. We also include
detailed information about the strategies to address
each of these risks to ensure the funds remain robust.
We encourage all investors to read this detailed
information, on pages 6 to 30.

Orchard like many companies, currently has a strong
focus on cost reduction across all aspects of the
business. This is reflective of a more subdued economic
outlook.

An independent strategic review in late 2007

and again in early 2008 resulted in the following
recommendations, which have been adopted over the
year:

e  Orchard, which operates the property business,
should separate (demerge) from SAI Group to limit
the exposure of Orchard stakeholders to volatile
earnings in venture capital activities and expected
short term losses associated with agribusiness
operations;

October 2008 4. As quoted in the Australian Financial Review, 'Unlisted trusts hit by fair share of woes’, 14 October 2008
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e the SAI Convertible Notes issuer (SAl Group
Capital) should become a wholly owned subsidiary
of Orchard (SAl Group Capital is now called
Orchard Group Capital); and

e  Orchard should attempt to undertake a capital
raising or initial public offering (IPO).

Since May we have pursued a number of capital raising
initiatives to facilitate expansion and the redemption of
Convertible Notes which are due in March 2009.

The current financial and credit crisis, however,
has created unprecedented conditions which have
prevented the raising of capital.

As a result, the Orchard Board has now deferred any
trade sale, listing through an IPO or other capital
raising plan until market sentiment, confidence and
evidence of a financial and credit market recovery
emerges.

Convertible Notes

An inability to fund the redemption of Convertible
Notes in March would raise concerns over the ongoing
viability of Orchard and the Note Issuer. In this event,
Noteholders would be likely to incur significant losses
as it would be highly unlikely that they would recover
the face value of the Notes and may not receive any
return.

To address this risk, Orchard has formulated a proposal
to restructure the terms of issue of Convertible Notes.
Under the Conversion Proposal, Noteholders will

be issued 574.45 shares for each Note held on the
implementation date and the Notes will be cancelled.
Collectively Noteholders will own 90% of Orchard’s
issued shares.

For the Conversion Proposal to be implemented,
Noteholders must pass the resolutions put forward.
A Noteholder Meeting will be held by Orchard on
Monday 15 December to vote on the Proposal.

In the coming weeks all Noteholders will receive full
details of the Proposal from Orchard, including:

e  Explanatory Memorandum
* Notice of Meeting

e Prospectus issued by Orchard Group Capital
Limited (formerly SAl Group Capital Limited)

The Directors of Orchard are unanimous in their
recommendation in favour of the Conversion Proposal
however Noteholders should consider the information
in light of their particular investment objectives and
circumstances prior to voting and contact their financial
adviser if in any doubt as to which course of action to
take.

Noteholder information line

A dedicated Noteholder information line has been
set up specifically to assist with Noteholder queries -
please call 1800 260 453.

Further information

The steps we are taking at the fund level to protect
capital are not related to any activities at the corporate
level. As the Responsible Entity for the funds, we
continue to act in the best interests of all fund
investors, regardless of any actions at the corporate
level.

We are confident that the hard and decisive actions we
are taking at this time will optimise the prospects for all
funds, and your investment, over the longer term.

If you have any questions regarding this update or
require further information, please speak to your
financial adviser or call Orchard Investor Services on
1800 008 494.



Market update

Traditional sectors

Office

Supply was subdued over the
quarter after a steady increase
during quarter two. The largest
project completed was in
Melbourne, a 51,300 square metre
(sgm) property that was 85% pre-
committed prior to completion’.
Perth CBD and Canberra were the
only other two markets to record
completions during the quarter.

Despite tenant demand remaining
moderate across the country,
continued financial market
uncertainty has caused demand to
slow in some areas. Continuing on
from last quarter, net absorption
remains positive.

Vacant stock has recently been
added to the market and an
increase to sub-lease space
availability has been evident. As a
result, vacancy rates were expected
to slightly increase across a large
majority of the monitored markets.

Positive rental growth continued
into the September quarter in the
majority of markets. In terms of
investment activity, investors are still
adopting a ‘'wait and see’ approach
to the market and subsequently,
movement has slowed.

Yields (earnings) have continued

to weaken across the board

with the only exceptions being
Adelaide CBD and Canberra

where both prime and secondary
yields remained stable. Colliers
International (Colliers) predicts

that the full extent of the credit
crisis is likely to have further to run
and should this be the case, there
may be additional softening in
yields (earnings). Looking ahead,
according to Colliers’ latest national
CBD office market research, vacancy
levels across Australia’s major CBD
office markets are likely to remain
tight in the short to medium term?.

Retail

Total supply levels for the quarter
reached 170,000 sgm due to
anticipated completions — the
highest supply level in 18 months.

Positively, the majority of projects
were continuing to record high
occupancy levels.

As a result of the prevailing market
conditions, a decline in new projects
was seen during the quarter which
consequently caused a reduction in
stock under construction. This is the
first decline since 2006.

Low consumer sentiment and

softer retail sales activity has
resulted in a more challenging retail
environment. Subsequently, retailer
demand for space has been varied.
In some markets, easing in tenant
demand has been apparent.

However, leasing enquiries and
demand for good quality locations
remain strong. Perth, Sydney CBD,
Brisbane CBD and most regional
centres across Australia reported
resilient demand over the quarter.

In most markets, rental growth has
remained positive, although due to
enduring economic conditions, the
bulky goods sector has been the
most adversely affected.

Few transactions have occurred
despite a considerable amount of
stock available to investors.

Due to the current uncertain market
environment, investors seem
reluctant to purchase property
which has slowed transactional
activity.

Investment yields (earnings) for
retail property softened somewhat
throughout the year and mild
softening continued throughout the
quarter’.

Industrial

Approximately 750,000 sgm of
industrial space was expected to
be completed across the country’s
major cities, which is more than
100,000 sgm higher than the
previous quarter. Melbourne’s north
was the site of the largest project
to be completed not only for the
quarter but also for the year.

Occupiers continue to be cautious
when committing to space due

to the current market conditions,
resulting in subdued demand across
most major markets for industrial
space. During the first half of the
year, pre-commitments to new
supply reached 70%, compared with
the expected rate of 50% for the
previous quarter.

During this quarter, rents generally
remained stagnant. Decreases in
rents in some localities are expected
due to additional vacant supply
reaching the market before the end
of the year.

Positively, land value growth is
still apparent across the industrial
markets in Perth and Adelaide,
although the eastern cities have
seen evidence of value growth
easing.

In line with the property market as
a whole, transactional activity has
continued to slow. Furthermore,
prime yields (earnings) softened
between 0.25% and 0.50% across
the majority of industrial markets
during the quarter.

Looking ahead, over 1.5 million
sgm remains under construction
and over half of these projects

are due for completion over the
next quarter. However, due to the
current environment, owners are
looking to secure pre-commitments
more and more, which is expected
to dilute the number of projects
commencing over the next six to 12
months'.

1. Jones Lang LaSalle, Preliminary Market Overview - Third Quarter 2008 2. Colliers International, Australian CBD office markets to remain

tight despite slowdown - 17 September 2008

Orchard Funds Management. Outlook Q3 2008



Non-traditional sectors

Child care

During the quarter, leading child
care operator ABC Learning Centres
(ABC) came under increased media
and market scrutiny.

At the end of August, ABC
announced to the market that it was
not in a position to release its full
year results. Shares in ABC Learning
were suspended from trade on the
Australian Securities Exchange (ASX)
on 25 August, while the company
reassessed its accounts for previous
years.

In a statement to the ASX in August,
the company said its full-year result
would be finalised as soon as
possible, expected to be in early
October. ABC shares remained
suspended from trade during the
quarter.

On September 9, the company
announced the appointment of a
new Chief Financial Officer, Peter
Trimble.

During the quarter, the prospect of
price increases to child care from
July 1 came under the spotlight.
While the media reported concerns
that operators would look to

boost prices significantly when the
Federal Government's 50% child
care rebate came into effect on July
1, Childcare Associations Australia
executive director Helen Kenneally
said the rises would be in line with
the Consumer Price Index and usual
business practices'.

Nevertheless, Deputy Prime Minister
Julia Gillard stated the Government
would look at its options if there
was evidence of unfair pricing
practices.

Update: on 6 November ABC
announced to the ASX that

the company had gone into
voluntary administration - for more
information please see page 8.

Health care

In September, the Federal
Government announced almost
$740,000 in National Health and
Medical Research Council (NHMRC)
funding.

As the Australian population ages
the need for palliative care is
increasing in our community.

About 22,000 Australians each year
will require specialist palliative care
at some point and a conservative
estimate is that with patients,
families, carers and friends, terminal
illness touches about half a million
people each year?.

The Government has invested in
palliative care research, recognising
the importance of high-quality,
evidence-based data to guide
policy directions in health.

Also during the quarter the
director of the Australian Centre for
Economic Research on Health from
the Australian National University
(ANU), Professor Butler, called

for Medicare to be extended to
include private hospital patients.

Butler said extending Medicare
would reduce hospital waiting lists
as well as the reliance on private
health insurance. He said the
Commonwealth should establish
what he referred to as a “hospital
benefit scheme”. If a patient, for
example, wanted to have a hip
replacement and that was going
to cost $7,000 in a public hospital,
then they would receive that as a
benefit under the Commonwealth
hospital benefit scheme. But
more importantly in terms of the
proposed scheme, patients would
have the ability to take that $7,000
and use it in a private hospital of
their choice if they desired®.

Primary infrastructure

According to media reports during
the quarter, farmers, environmental
groups and the Greens are
unhappy with the Federal
Government'’s decision to approve
Victoria's controversial $750 million
North-South water pipeline.

Federal Environment Minister Peter
Garrett approved the pipeline,
which will connect the Goulburn
River near Yea, in central Victoria, to
a reservoir north of Melbourne.

There are concerns that by taking
too much water from the north, the
pipeline will cripple the region’s
agriculture sector. Once up and
running, the ‘Sugarloaf Pipeline’ will
carry 75 billion litres of water each
year from Yea, 70 kilometres north-
east of Melbourne, across the Great
Dividing Range to the Sugarloaf
Reservoir. The Federal Government
approval includes a condition that
water currently allocated to help
restore the Murray River cannot be
touched. Despite the Government's
promise that no water earmarked
for the Murray will be taken,
opponents say any extra water
should be going to the struggling
Murray-Darling system?.

Also during the quarter, Goulburn
and Murray irrigators were allocated
water for the first time during the
season. Goulburn Murray Water
has announced the first allocation
for the season for high-security
irrigators. Murray irrigators will

be entitled to 6% and there is an
allocation of 4% for those on the
Goulburn system. All other systems
in Northern Victoria remain at
zero. If there are average inflows,
Goulburn Murray Water is now
predicting there would be a 57%
allocation for Murray irrigators by
February. However under a dry
scenario it says allocations would
be only 20%.

1. Childcare reform in the spotlight, ABC World Today - September 2008 2. National Health and Medical Research Council www.nhmrc.gov.
au 3. www.abc.net.au/news/stories/2008/09/09/2359881.htm 4. www.abc.net.au/pm/content/2008/s2363406.htm 5. Golburn Murray Water
http://www.g-mwater.com.au/news/media-releases/media-releases-2008/allocations20081001.html



Orchard Childcare Property Fund

Fund overview

Inception date November 2003
Total asset value $274m
Unit price $1.3037"

“ This is the last unit price struck prior to the Fund being closed to
new applications on 30 September 2008.

Portfolio overview

Number of directly held

properties 219

investments

Direct property

Number of indirect

Listed property

97% 1%
TAS 4%
SA 2% ‘\ NZ 5%
WA 14% NSW 14%
VIC 26%
QLD 35%
Property Valuation
ABC, Metroplex Centre, 20 Metroplex Road,
Murrarie QLD seZlin
ABC, Corner Irene and Beatrice Streets, $2.63m
Kanimbla QLD :
ABC, 187-191 Bruce Highway, Edmonton QLD $2.53m
ABC, 24 North Street, Logan Village QLD $2.31m
ABC, 2 Faculty Close, Smithfield QLD $2.20m
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Distribution status

Withdrawal status

Child care 100%

Total number of properties
Fund has exposure to

Annually in June”

On hold

" Payment is dependent on the Fund’s financial position at the time.

600+

Fixed interest

2%

Valuation date

21 August 2008

21 May 2008

21 May 2008

26 October 2007

22 May 2008

Capitalisation
rate

8.00%
8.00%
8.04%
8.40%

8.30%

Valuer

LandMark White

LandMark White

LandMark White

LandMark White

LandMark White



Orchard Childcare Property Fund

Tenancy details

Occupancy rate 100% Weighted average lease expiry (WALE) 6.7 years
'f;,‘iﬂ:iff 2008 - 2013 2014 2015 2016 2017 2018 2019+
(%) 0 25.1 26.5 27.6 7.4 2.3 11.1
Tenant Number of properties % of direct income
ABC Learning Centres Limited (Australia and New Zealand) 199 94
Childcare Providers Pty Ltd 5 3
ANZ Banking Group Pty Ltd 2 2
888 Australia Investments Pty Ltd 1 <1
La Liberte Pty Ltd 1 <1

Debt overview Fund cash flow

Description Actual As at 30 June 2008 Amount
Total direct borrowings’ $119.6m Operating income $23.9m
Total direct borrowing facility limit" $125.0m Operating expenses $16.8m
Average interest rate (p.a.) 8.30% Net operating cash flow $7.1m
Gearing ratio? as at 30 June 2008 46%
Look through gearing ratio?® as at 30 June 2008 50.5%
Interest cover ratio? (times) as at 30 June 2008 1.80
Hedged component 92%

1. As at 10 November 2008. 2. Gearing ratio is calculated as total interest bearing liabilities divided by total assets. A higher gearing ratio means a higher reliance on external
liabilities (primarily borrowings) to fund assets. This exposes the scheme to increased funding costs if interest rates rise. A highly geared scheme has a lower asset buffer to rely
upon in times of financial stress. 3. Look through gearing reflects the ratio of net borrowings to total assets adjusted for relevant borrowings of investments in third party funds
and joint ventures. 4. Interest cover ratio gives an indication of the Fund’s ability to meet its interest payments from earnings. The higher the ratio the easier the Fund can meet
its interest expense.

Debt maturity profile

Financier Ownership Drawn Undrawn Maturity’

Bank of New Zealand Australia (BNZA) Direct $119.6m $5.4m June 20092: $119.6m

1. Maturity relates to drawn funds only. 2. BNZA has recently granted an extension until 30 June 2009 (it was to mature in December 2008). A condition of the extension is that
commencing 31 January 2009, $1m per month will be placed in a security deposit account to be satisfied from existing cash and operating cashflows. These amounts are expected
to be released on refinancing. The Orchard Childcare Property Fund (CPF) has commenced discussions with two brokers in order to be in a position to refinance the debt prior to
its scheduled maturity. One of the factors that will influence CPF's ability to refinance this facility will be tenant related risks with financing this fund (including any risks associated
with ABC Learning Centres as a tenant).



Orchard Childcare Property Fund

Position in relation to key debt covenants? as at 30 June 2008

Covenant Actual LVR % decline in Status
limit covenant property value
before covenant
breach
Bank of New Zealand Australia (BNZA)
Bank interest cover ratio (ICR) 1.50x 1.92x - Compliant
Loan value ratio (LVR) 65.0%2 56.0%3 21%2 Compliant

1. Financiers each use their own method for calculating ICR and gearing which is why this figure is different to the figure in the Debt Overview section. 2. The LVR covenant will
be 55% effective 1 January 2009, reducing the percentage decline in property values before the covenant is breached to 14%. 3. The LVR has since reduced to 49% (September
2008) due to the repayment of debt.

Performance”

As at 30 September 2008 Distribution yield’ Capital growth? Total return’ Tax-deferred

(% p.a.) (% p.a.) (% p.a.) proportion* (%)
1 year 5.74 1.65 7.39 100
3 years 7.68 6.46 14.14 100
5 years 8.39 5.45 13.84 100
Since inception (August 2003) 8.24 5.36 13.60 100

1. The distribution yield is equal to the total return less capital growth, assuming reinvestment of distributions. 2.The capital growth is the change in unit price, annualised

for the relevant period. 3. The total return is equal to the change in unit price including reinvestment of distributions, annualised for the relevant period. 4. The tax-deferred
portion relates to the distribution received. It does not apply to the capital growth component of the total return. Figures are for the relevant period ended 30 June 2008.

A Past performance is no indication of future performance. For the 2009 financial year, we expect distribution yields will be lower than those indicated in the table above.

Orchard Childcare Property Fund - ABC Learning Centres update

On 6 November, ABC Learning Centres Limited (ABC), the major tenant of the Orchard Childcare Property Fund (the
Fund), confirmed reports that the company had gone into voluntary administration. In an official statement released to
the Australian Securities Exchange the Directors of ABC confirmed the appointment of Ferrier Hodgson as its voluntary
administrators and the appointment by ABC's banking syndicate McGrathNicol as receivers.

The announcement follows months of speculation regarding the company’s financial situation and the announcement
on 30 September that ABC's founder and chief executive, Eddy Groves, had left the company. Shares in ABC have been
suspended since 25 August 2008 after the company failed to lodge its financial reports for the year ended 30 June 2008.

The Fund currently owns 199 ABC centres. Given the recent uncertainty regarding ABC's future, we have been
considering contingency plans for the Fund. These plans include discussions with:

e  Ferrier Hodgson, the administrator;

e McGrathNicol, the receiver appointed by ABC'’s banking syndicate;
®  state governments, as they issue the child care licenses;

e the Federal Government, as it provides funding for child care; and

e  Bank of New Zealand Australia (BNZA), debt provider to the Fund.

For further information

We will continue to monitor the situation and provide updates as further information becomes available. For a detailed
explanation of the potential impact of this latest ABC development and our plans to minimise the impact on the Fund,
please visit our website www.orchardfunds.com

We will be working hard to ensure the best interests of all investors in the Orchard Childcare Property Fund are looked
after during these uncertain times.

Orchard Funds Management. Outlook Q3 2008 8



Orchard Childcare Property Fund

Managing risks in the current climate

Key risk

Financing

Valuation

Income

Description

The risk of:

® being unable to refinance

debt obligations when due; and

® breaching covenants of

existing debt facilities.

The above risks may lead to:

forced sales of assets;

a higher interest cost charged
by the debt provider;

a requirement to amortise debt
over time; and

a direction by a debt provider
to stop income distributions.

The risk of asset values falling,
which may:

impact the equity value and
unit price of the Fund;
adversely affect meeting
banking covenants; and
require the application of a
greater proportion of Fund
income to service debt,
resulting in lower distributable
income.

The risk of the Fund's income
reducing as a result of:

* |ower revenue; and
® higher expenses.

Strategy

The Orchard Childcare Property Fund (the Fund) has a debt facility in place with
Bank of New Zealand Australia (BNZA) that is due for repayment on 30 June
2009. The expiry of this facility is at a time when liquidity is expected to be tight
in credit markets.

Orchard is in ongoing discussions with the current facility provider, BNZA,

with the objective of securing an extension to the current term of the facility.
However, in this environment we have appointed an arranger of debt to source a
separate facility for the Fund.

The loan to value ratio (LVR) of the Fund is 49% (as at 10 November 2008), which
sits comfortably within the facility covenant of 65%. This LVR covenant will be
reduced to 55%, effective 1 January 2009.

We have recently tested the market to determine the level of demand for the
child care centre freeholds owned by the Fund. Our research has determined
that in the current environment there are fewer purchasers than is typically the
case.

The aggregate value of the security properties is $239m, with properties valued
on an ongoing basis in accordance with Orchard’s valuation policy.

The outstanding amount of the loan is $119.6m, resulting in an LVR of 49%.

The Fund owns 219 properties and is geographically diversified across Australia
and New Zealand. Apart from five development sites that are in the process

of being marketed for sale, all other assets are leased on long terms and the
majority of assets are leased to ABC Learning Centres Limited (ABC). The leases
are triple net, meaning that all capital expenditure is the responsibility of the
tenants.

Occupancy rates for completed centres remain at 100% which provides support
for current valuations.

Orchard has moved to annual distributions to help protect against the impact of
falling valuations and related financing risks.

The Fund is characterised by tenant concentration risk. The major tenant

of the Fund is ABC. The company has experienced considerable financial
difficulties this year and on 6 November, confirmed it had gone into voluntary
administration, with the appointment of Ferrier Hodgson as voluntary
administrators and the appointment of McGrathNicol as receivers by ABC's
banking syndicate.

We are working with the various stakeholders with an objective of continued
operation of the centres to achieve the best lease and rental outcomes possible.
The Fund’s ABC centres are generally modern and well located which means
they should be attractive business premises for other child care operators,
should ABC be unable to continue their operation. Government has a policy

of keeping continuity of child care services in Australia and it has already
intervened to assist in this outcome. ABC's real estate leases are a key asset and
as such it is likely that any entity in control of ABC would attempt to ensure that
rents are paid so that this key asset is preserved. To date, ABC has continued to
meet its rent payment obligations to the Fund.



Orchard Childcare Property Fund

Managing risks in the current climate continued

Key risk  Description Strategy

Income The risk of the Fund's income

The Fund is facing debt refinancing in June 2009. In the current environment it
continued reducing as a result of:

is likely that the cost of debt (in particular the financier’s facility margin) will be
higher than is currently the case. This is expected to result in an increase to the
* lower revenue; and interest expense and a reduction in the distributable income of the Fund.

e higher expenses.

The current financier facility margin is 2.00%. From 1 January 2009, this will
increase to 2.80%. From 1 April 2009, it will increase again to 3.20%.
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Orchard Commercial Office Fund*

# All information, unless otherwise stated, is at 1 October 2008, following the sale of Wesfarmers House.

Fund overview

Inception date October 2005
Total asset value $436m
Unit price $1.2034"

" This is the last unit price struck prior to the Fund being closed to
new applications on 8 October 2008.

Portfolio overview
Number of directly held
properties

Asset allocation

Direct property Unlisted property

72% 10%

Geographic allocation

VIC 39% NSW 50%

NZ 11%

Five largest directly held assets
Description

600 St Kilda Road, Melbourne VIC

637 Flinders Street, Melbourne VIC

350 Collins Street, Melbourne VIC

85 Harrington Street, Sydney NSW

235 Pyrmont Street, Sydney NSW

Number of indirect
investments

Distribution status Annually in June”

Withdrawal status On hold

" Payment is dependent on the Fund'’s financial position at the time.

Total number of properties
5 13
Fund has exposure to

Fixed interest Cash and other assets

12% 6%

Property allocation

Khyber Pass Rd, Auckland? 3%

600 St Kilda Rd, /
Melbourne 14% * Eden Park,

280 George St, Sydney' 4%

Auckland'? 8%

235 Pyrmont St,

637 Flinders St, Pyrmont 10%

Melbourne 13%

85 Harrington St,
Sydney 10%

350 Collins St,
Melbourne 12%

1 Commercial Office Fund owns 50% of these properties. X
2 Exchange rate of AU$1.00 = NZ$1.1925 taken as at 30 September 2008.

35 Clarence St,
Sydney' 13%

235 Castlereagh St,
Sydney' 13%

Capitalisation

Valuation Valuation date rate Valuer
$68.70m 30 June 2008 7.25% Savills
$67.00m" 31 August 2008 n/a? Directors
$61.70m 31 August 2008 7.75% Colliers
$46.40m 1 October 2008 6.75% M3 Property
$50.50m 31 March 2008 6.75% Savills

1. Last independent valuation conducted by Colliers was $74m on 31 August 2008. 2. Capitalisation rates are not used to determine Directors’ valuations.
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Orchard Commercial Office Fund

Tenancy details

98% Weighted average lease expiry (WALE) 3.1 years

Lease expiry profile

E/:/(il:;:iis Vacant = 2008 2009 = 2010 2011 2012 2013 = 2014 2015 = 2016 2017 @ 2018 2019

(%) 2.1 5.9 13.0 14.4 12.8 34.0 6.2 1.8 7.2 0.1 2.2 0 0.3

Top five tenants

Tenant Property % Fund income
Minister of Finance 637 Flinders Street, Melbourne VIC 14.25
QBE Insurance Group 85 Harrington Street, Sydney NSW 7.00
George Patterson 35 Clarence Street, Sydney NSW 5.78
Permanent Trustee Co 35 Clarence Street, Sydney NSW 3.11
John Holland 235 Pyrmont Street, Sydney NSW 3.01
Debt overview Fund cash flow

Description Actual As at 30 June 2008 Amount
Total direct borrowings' $190.5m Operating income $52.8m
Total direct borrowing facility limit’ $190.5m Operating expenses $35.4m
Average interest rate (p.a.) 6.20%2 Net operating cash flow $17.4m
Gearing ratio® as at 30 June 2008 47%

Look through gearing* as at 30 June 2008 59%

Interest cover ratio® (times) as at 30 June 2008 1.73

Hedged component 110%¢

1. Includes NZ$11.5m debt (approximately A$9.5m). 2. As at 22 October 2008, the average interest rate increased to 6.95%. 3. Gearing ratio is calculated as total interest
bearing liabilities divided by total assets. A higher gearing ratio means a higher reliance on external liabilities (primarily borrowings) to fund assets. This exposes the scheme to
increased funding costs if interest rates rise. A highly geared scheme has a lower asset buffer to rely upon in times of financial stress. 4. Look through gearing reflects the ratio
of net borrowings to total assets adjusted for relevant borrowings of investments in third party funds and joint ventures. 5. Interest cover ratio gives an indication of the Orchard
Commercial Office Fund's (COF') ability to meet its interest payments from earnings. The higher the ratio the easier the Fund can meet its interest expense. 6. COF became
slightly overhedged following the sale of Wesfarmers House in October 2008. The position is being managed and will be reduced to 100%.

Debt maturity profile

Financier Ownership Undrawn Maturity’
Bank of New Zealand Australia (BNZA) Direct $190.5m - June 2009: $190.5m
Suncorp? Indirect $109.8m - September 2011: $109.8m
Bank of New Zealand (BNZ)3 Indirect NZ$33.4m - October 2012: NZ$33.4m

1. Maturity relates to drawn funds only. 2. The Suncorp facility is held off balance sheet and represents debt for the Clarence Street, Castlereagh Street and George Street Trusts
that are 50% joint ventures with the Orchard Diversified Property Fund (DPF). 3. Debt associated with COF's investment in the Eden Park Trust NZ (50% owned by DPF and 50%
by COF) and is held off balance sheet.
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Orchard Commercial Office Fund

Position in relation to key debt covenants as at 30 June 2008

Covenant Actual LVR % decline in Status
limit covenant property value
before covenant
breach?
BNZA
Bank interest cover ratio 1.60x 1.61x - Compliant
Loan value ratio 65.0% 62.0% 7.0% Compliant
Suncorp
Bank interest cover ratio 1.39x 1.46x - Compliant
Loan value ratio® (direct property) 69.0% 68.0% 0%P Compliant
WALE (years) 3.0 3.34 - Compliant
BNZA - Eden Park New Zealand
Bank interest cover ratio 1.30x 1.34x - Compliant
Net tangible value 70.0% 67.0% 5.0% Compliant

1. Financiers each use their own method for calculating interest cover ratio and gearing which is why this figure is different to the figure in the Debt Overview section. 2, a, b. Refer
to the table below for a description of current position in relation to covenants and mitigants of potential breaches. 3. The Suncorp facility is required to be reduced to an LVR of
65% by March 2009.

Additional information regarding the Fund’s LVR capacity

a. BNZA The Orchard Commercial Office Fund's (COF’s) financing facility with BNZA is due to expire in June 2009. Due to
the uncertain state of credit and financial markets, initial approaches have been made to potential financiers to
refinance the facility. The strategy to refinance the facility is to syndicate the $190.5m facility. BNZA has given a
binding commitment to provide $100m for a further 12 months (until June 2010). We are also in discussions with
another financier which has provided COF with an offer to provide $85m for an additional 12 month period, this
offer is subject to financier credit approval.

b. Suncorp This facility must be paid down to ensure an LVR of no greater than 65% by 17 March 2009. Based on the most
recent i