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Important Notice

This Product Disclosure Statement (“PDS”) is

Commission (ASIC). ASIC takes no responsibility

dated 22 August 2014 and is issued pursuant to

for the contents of this PDS.

the Australian Corporations Act 2001. Investments
in the MCCA Property Fund ARSN 116 851 980 (the
“Fund”) are offered by MCCA Asset Management
Limited ABN 18 113 728 706 (“MCCAAM”)
(referred to in this PDS as “MCCAAM”, the
“Manager”, the “Responsible Entity”, “we”, “our”
and “us”). MCCAAM is a wholly owned subsidiary
of MCCA Limited and together forms part of the
MCCA group of companies. MCCAAM’s contact
details are set out in the Corporate Directory
section of this PDS.
The Fund is a regulated managed investment

Sandhurst Trustees Limited has agreed to act
as Custodian of the Fund’s assets under the
Custodian Agreement summarised in Section 7.3.
The Custodian has not been involved in preparing
this PDS and makes no representation regarding
the accuracy or completeness of its contents.
The Custodian has no supervisory role relating to
the operation of the Fund, is not responsible for
protecting your interests and has no liability or
responsibility to you for any act done or omission
made in accordance with the terms of the
Custodian Agreement.

scheme and as such is registered with
the Australian Securities and Investments
MCCA Property Fund
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Important Notice
None of MCCAAM, the Custodian, or their

to require that their investment be purchased

respective officers, employees or agents

or redeemed by MCCAAM. See Section 1, “The

guarantees the performance of the Fund, the

MCCA Property Fund”, for more details Further

repayment of capital or any particular rate of

information, not being materially adverse, may

return from the Fund. Investing in a financial

be made available from time to time, and these

product such as the Fund is subject to investment

updates may be found on the website at www.

risks. These are described in section 5, “Risks of

mcca.com.au.

Investing in the MCCA Property Fund”, and can
affect the financial performance of the Fund.
This PDS does not constitute an invitation or offer
in any place in which, or to any person to whom,
it would not be lawful to make such an offer. The
distribution of this PDS in jurisdictions outside
Australia may be restricted by law and persons
who come into possession of the PDS should seek
advice on and observe any such restrictions. Any

Unless specifically stated, photographs in this
PDS do not depict assets of the Fund.
This document is important. You should read it
carefully in its entirety. Before you invest, you
should consult with your financial advisor if you
are uncertain about any matters outlined in the
PDS.
Key terms in this PDS are defined in the Dictionary

failure to comply with restrictions may constitute a

Section.

violation of applicable securities law.

Australian Financial Services (AFS) Licence

This PDS is available for download on the internet

MCCAAM is the holder of an AFS Licence number

site www.mcca.com.au. In addition, copies of the

291356. Under this licence, MCCAAM may deal

PDS are available by calling 1300 724 734. Copies

in a financial product by issuing, applying for

will be sent by way of paper copy at no charge

or disposing of a financial product in respect of

or if convenient to you by email. No person is

interests in managed investment schemes limited

authorized to provide any information or make any

to its own management investment schemes

representation in connection with the Offer that is

and may provide general financial product advice

not contained in this PDS. If you have received an

in relation to deposit and payment products

Application Form in electronic form, you should

limited to basic deposit products and interests in

obtain and read the full PDS before making

managed investment schemes limited to its own

application to invest in the Fund. MCCAAM is

management investment schemes. MCCAAM is

concerned with the environment and encourages

not authorised to give personal financial advice to

prospective Investors to consider requesting a

investors and so cannot recommend to investors

copy of the PDS in electronic form where possible

that this investment is suitable for their own

as a means of conserving paper resources and the

specific financial requirements.

environment.
Investments in this Fund should be regarded
as long term and illiquid as there is no formal
secondary market, and investors have no right
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Celebrating
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The MCCA Property Fund
– A ustralia’s Premier Shariah Property Investment-

The MCCA Property Fund distinguishes
itself from other property investments.
Firstly, it is a fully compliant Shariah property investment
that only directly invests in properties that meet Shariah
investment guidelines.
Secondly, it is not a pooled investment, This means that
selected property investments are presented as a Subscheme investment to you for your approval before
investment. Therefore only YOU and no one else decides
whether you invest in the Sub-scheme property investment
presented to you. The performance of your investment is
not affected by other property investments managed by us
and not relevant to your Sub-scheme investment.

Fifthly, the MCCA Property Fund provides an investment
opportunity for Muslims and non Muslims to invest in a
variety of ethical property investments.

MCCA Property Fund

MCCA Property Fund |

Fourthly, the investment is regulated by Australian
securities law and the MCCA Property Fund is a registered
investment with the Australian Securities and Investments
Commission.

5

Thirdly, the MCCA Property Fund has been sanctioned by
respected Shariah Advisors.
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Fatwa In Respect To
THE MCCA PROPERTY FUND
In the Name of Allah, the Most Gracious and the Most Merciful

This Fatwa has been prepared for inclusion in a

Product Disclosure Statement (PDS) to which this

Product Disclosure Statement (PDS) to be issued by

Fatwa is to be attached, we have concluded that

MCCA Asset Management Limited on or about 22

the MCCA Property Fund is compliant with the

August 2014 for the MCCA Property Fund ARSN 116

principles of Shariah and Islamic law. We have

851 980 (the “Fund”).

authorized to MCCA Asset Management Limited

We, the undersigned Shariah Advisors appointed by

that this Fatwa is able to be included in the PDS.

MCCA Asset Management Limited have assessed
the Fund and, after carefully examining the details
of the Fund and the contents of the proposed

AUTHORISED BY THE SHARIAH ADVISORS TO
THE MCCA PROPERTY FUND

Dr Ibrahim Abu Muhammad

Sheikh Gul Saeed Shah

Date of Fatwa: 22 August 2014

MCCA Property Fund
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THE M C C A P RO P ERTY F U N D

The benefits from investing in the Fund
You are investing in an 100% Shariah compliant property
investment
You are investing in an investment governed by Australian law
and registered with the Australian Securities and Investments
Commission
You decide which property investment you participate in
Your return is affected only by your specific Sub-scheme
property investment and not other Sub-scheme property
investments that we may issue from time to time
Your opportunity to earn attractive returns from a Shariah
compliant investment
Your opportunity to earn recurring income and/or capital gains
from your investment
Our investment in property facilities and amenities for the
	
Australian Muslim community

Our commitment to you
Our proven track record in Shariah finance and investment
over the last 25 years
Our professional management of your investment
Our selection and investment strategy in line with Shariah
	
principles
Our commitment to keep your details private and confidential
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I N V I T A T I O N TO I N VEST
IN THE MCCA PROPERTY FUND
Assalaam Alaikum

Property Description Statement will be issued for

(Peace be with you)

each Sub-scheme detailing the proposed investment.

Dear Investors,
On behalf of the
Board of MCCA Asset
Management Limited
(“MCCAAM”), I am
pleased to offer to you
for your consideration
an investment in the
MCCA Property Fund
(the “Fund”). This Product Disclosure Statement
(“PDS”) contains important information on the Fund
and how to invest in the Fund. It is recommended
you read this PDS carefully in its entirety. Investors
may take comfort that MCCAAM is a wholly owned
subsidiary of MCCA Limited (part of the MCCA Group).

Thirdly, apart from investment benefits, the Fund
will provide the opportunity to develop amenities and
facilities such as schools, medical facilities and other
communal property of benefit to Australian Muslims.
The PDS outlines the benefits of investing in the Fund.
Investors should keep in mind that neither MCCAAM
nor the Directors guarantees your investment or
return. The PDS outlines other benefits to you as
an Investor. As with any investment, there are risks
pertaining to investing in the Fund that should be
considered and these risks are outlined in Section 5 of
this PDS.
We welcome you and thank you sincerely for
investing in the MCCA Property Fund.

Our other entity, Muslim Community Co-operative
(Australia) Limited (the “Co-operative”) has been

MCCA Asset Management Limited

providing Shariah compliant finance and investment
products to Australian Muslims since 1989. Many
readers of this PDS will know of or have dealt with
the Co- operative during this time. MCCAAM and
the Fund continue the proud track record in Shariah
compliant investments and finance commenced by
the Co-operative some 25 years ago.
The Fund is an important milestone in Islamic

Professor Akhtar Kalam
Chairman

finance for the Muslim community in Australia.
Firstly, it is designed to be a 100% Shariah compliant
property investment sanctioned by respected Shariah
Advisors. Secondly, investors will be able to choose
the type of property that they invest in. It is not a
pooled fund and you will know the nature of the
property investment before you commit to a property
investment. Each property investment is held within
a specific Sub-scheme set up for that property. A

MCCA Property Fund
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The MCCA Property Fund
key questions and answers

This overview is a quick summary of the MCCA

of how this investment affects your personal

Property Fund in question and answer format. In

financial goals and objectives. Accordingly, this

this PDS you will find more detailed information

overview is presented in general terms and for

on the Fund and therefore you should read this

summary purposes only. The table below refers

information carefully. We do not offer personal

to the key section(s) in the PDS where further

financial advice. You should therefore refer to your

information can be obtained on the matter outlined

own personal financial advisor for an assessment

in this summary.

KEY QUESTION

Brief Answer and Overview of Key Fund Matters

In this PDS

What is the MCCA
Property Fund?

A retail managed investment scheme regulated within the jurisdiction of the Australian
Securities and Investments Commission. It is a ‘dual compliant’ investment.

Section 1
Section 2
Section 3

What is meant by
a ‘dual compliant’
investment?

The Fund meets the requirements of Australian law and is consistent with Shariah finance Fatwa
and investment principles. Shariah finance and investment principles are consistent
Section 1
with the practices and teachings of the Islamic religion. A pronouncement by Shariah
Section 2
Advisors confirming that the MCCA Property Fund is compliant with Shariah finance and
investment principles is contained within this PDS.

How does the
investment work
and what is a Subscheme within the
MCCA Property
Fund?

The MCCA Property Fund allows investors to invest in direct property investments. Each
property investment is held within a separate property Sub-scheme. Your return and risk
is contained within that Sub-scheme (also referred to as a Sub-fund). Your investment is
not pooled with other Sub-schemes that the Manager has issued. This means that at all
times your return and investment performance is not affected by other Sub-schemes that
we may set up from time to time.

Section 1
Section 2
Section 3
Section 4
Section 5

What do I own as an
investor in the MCCA
Property Fund?

Your investment monies will be used to acquire a property within a specific Sub-scheme
set up by the Manager. Your investment comprises an interest in the Sub-scheme. Your
interest is based on your investment as a percentage of the total investments in the Subscheme.

Section 1

What are the
benefits of
investing?

You can obtain the benefits of investing in direct property at an investment amount much
less than if you invested directly. There are other benefits of choice of Sub-scheme and
diversification of your investment portfolio by investing in one or more Sub-schemes
as you deem appropriate. Investing in the Fund allows you to earn recurring property
income and/or capital gains from sale of property within a Sub-scheme.

Section 1

Who manages your
Investment?

Section 2
Section 3

MCCA Asset Management Limited (MCCAAM) is the issuer, manager and operator of the
Section 1
MCCA Property Fund. MCCAAM has an Australian Financial Services Licence that allows it
Section 3
to manage your investment.
Section 6
Section 7

Who is this
investment suitable
for?
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Individuals, joint applicants, partnerships, companies and superannuation funds seeking
to invest in direct property held within a managed investment scheme. The investment is
suitable for those seeking the ability to choose the type of property that they wish to invest
in.

MCCA Property Fund

Section 1
Section 2

What type of
properties does the
MCCA Property Fund
invest in?

Retail, commercial, residential, industrial, retirement, healthcare, aged care, educational Section 1
and other property types that meet Shariah investment principles. We do not invest your
Section 2
monies for speculative real estate purposes, in contaminated land or in proposed property
developments that do not have the required zoning or permit.

What is the minimum It varies depending on the property investment. However typically the minimum
investment amount? investment amount in a Sub-scheme is $25,000. There is usually no maximum investment
amount. The Manager can vary the minimum investment amount for any Sub-scheme
property investment. The Property Description Statement prepared for a Sub-scheme will
disclose the minimum investment amount applicable to that Sub-scheme.

Section 1

How do I invest?

You will need to read this PDS and the relevant Property Description Statement for
the property investment you are interested in. The application form in this PDS and
the Property Description Statement consent form will need to be completed by you for
investment in a Sub-scheme. This PDS does not address your personal circumstances
and you should consult your advisor, accountant or legal advisor to discuss your personal
financial circumstances in respect to this investment.

Section 1

You can only become an investor if :

Section 1

1. you have received and read this PDS and;

Section 7

When do I become an
investor?

2. you have received and read the Property Description Statement for the Sub-scheme
and;

Section 7
Application
Form

Application
Form

3. you have signed the necessary forms and consents in both documents and;
4. the Manager has accepted your investment and allocated you an investment interest in
a Sub-scheme.
How do I invest?

You will need to read this PDS and the relevant Property Description Statement for the
property investment you are interested in. An application form in both the PDS and the
Property Description Statement will need to be completed by you. This PDS does not
address your personal circumstances and you should consult your advisor, accountant
or legal advisor to discuss your personal financial circumstances in respect to this
investment.

Section 1

What investment
return can I expect
to receive from my
investment in the
MCCA Property
Fund?

Your property investment return is typically earned from the property rentals received
(after property management costs) and the net sale proceeds received on sale of the
property. The overall investment return varies depending on the property risk and return
profile within each Sub-scheme. You can therefore choose which Sub-scheme risk and
return profile more closely suits your investment needs.

Section 1

When can I expect to
receive returns from
my investment?

Rentals (after costs) are usually distributed quarterly. For property developments, your
investment return will be paid when the property is sold. Each Sub-scheme will have
its own timing requirements as to investment term. As with any investment there are
risks pertaining to your investment returns and return of capital. The Manager does not
guarantee your investment return or return of capital.

Section 1

Section 7
Application
Form

Section 2
Section 3

Section 2
Section 3
Section 4
Section 5

MCCA Property Fund

11

key questions and answers

What are the
fees with this
investment?

You do not pay any establishment fees when making your investment. Within each Subscheme, there are management fees, property acquisition, disposal and other fees that
are related to the property. The Property Description Statement for your Sub-scheme will
detail the fees applicable to your investment.

Section 4

Can I withdraw my
investment money
at any time once
the Sub-scheme
has commenced
and any Cooling
off rights have
expired?

No. You typically receive return of your investment monies when the property is
sold at the end of the investment term. Therefore the MCCA Property Fund is not a
liquid investment and therefore suits those investors who do not need access to their
investment monies on short term notice. There is a limited Cooling Off right for investors
prior to commencement of the Sub-scheme investment.

Section 1

Are there risks with
this investment?

Yes. As with any investment there are risks that may decrease your return or result in a
loss of your investment capital.

Section 5

Is this investment
suitable to non
Muslims investors?

Although the MCCA Property Fund was designed with the requirements of Shariah and
Islamic investment principles in mind, the investment is suitable for all investors seeking
a professionally managed and ethical investment in direct property.

Section 1

What else do I need
to know?

You should read this PDS carefully. Some key matters for you to consider when reading
this PDS are:
1. The taxation status of this investment for residents and non residents as applicable
2. The Fund’s property investment policy
3. The benchmarks and disclosures required for this investment under Australian law
4. The fees pertaining to your investment
5. The risks of investing in the Fund
6. The directors and key staff of the Manager
7. The complaints process for this investment
8. The identification requirements for you to invest in the Fund

Section 1

Yes. The Manager is committed to continuous disclosure and its policy is to provide
regular updates on the Fund, Fund performance, disclosures, benchmark changes,
new Sub-schemes available for investment and the Fund annual audited accounts
will be placed on the Manager’s web site (www.mcca.com.au). Communication on
your investment that is of a personal, private in nature and specific to you will be
communicated to you directly by email or by post. It is your obligation to keep your email
and postal contact details accurate and up to date with the Manager while you are an
investor in the Fund.

Section 1

Do you have
a continuous
disclosure policy
and how do you
communicate with
investors?
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Section 3
Section 4
Section 5

Section 2

Section 2
Section 3
Section 4
Section 7

Section 2
Section 3
Section 7
Application
Form

Sec.1

Section 1
the mcca property fund

1.0	Introducing the MCCA Property Fund

1.1

What is the MCCA Property Fund?

Section 1 details in question and answer format
the workings of the MCCA Property Fund. The
workings of the MCCA Property Fund are presented
in general terms and do not consider your personal
financial circumstances or needs. As this PDS
is not offering you personal financial advice, we
suggest you seek appropriate personal investment
advice from a licensed financial planner, advisor
or other person qualified to give personal financial
advice. When a new Sub-scheme investment
proposal is issued, you will be provided two
documents. In addition to this PDS (known as
Part A), you will also receive prior to investing a
Property Description Statement (known as Part
B) for each Sub-scheme that you invest in. The
application form of this PDS and the consent form
of the Property Description Statement for that Subscheme will both need to be completed and signed
by the investor.

The MCCA Property Fund (the Fund) is an unlisted
property investment registered with the Australian
Securities and Investment Commission. Investors
participate in the Fund by investing in a Subscheme set up to acquire and hold a specific
property. At any one time, there may be a number
of Sub-schemes operating within the Fund.
However your investment return is affected only
by the performance of the Sub-scheme that you
have invested in. There is no pooling of different
Sub-scheme investments and therefore you can be
certain that the performance of your investment
is only affected by the performance of the Subscheme that you have invested in.
The Fund is also deemed to be compliant with
Shariah and Islamic finance principles.

MCCA Property Fund
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1.2 What is meant by a Shariah compliant
investment?

In all aspects, the Fund will meet the requirements
of Australian law.

The Fund will only invest in those properties that
meet Shariah investment principles. The religious
law, regulations and principles inherent in Islam is
known as the Shariah. Shariah plays an important
part in the life of Australian Muslims and is
applicable to day to day life including investment
and finance activities. Shariah investment principles
are those investment principles consistent with the
Islamic faith and have the authority of the Quran
(wholly book of Islam) and the interpretations of the
Quran by recognised Islamic scholars.

1.4 Why is the Fund suitable for Australian
non Muslim investors?

This means that properties used for purposes in
whole or in part for alcohol distribution, armament
production, immoral purposes and other Shariah
prohibited purposes will not be acquired within
any Sub-scheme investment. Section 2 details
the investment strategy and direction of the MCCA
Property Fund.

If your investment is pooled, this means that your
monies are taken and added to monies received
from other investors to form an investment pool
of funds. This pool is invested by the Manager of
the pooled fund. Therefore if it is a pooled property
fund, you as an investor will not have a say as
to which properties are bought from the monies
accumulated in the pooled fund. Similarly, when
you invest in a listed property security investment,
you have normally no say as to what the Manager
buys with the investor monies received. The MCCA
Property Fund is different in several respects to a
pooled property fund and an investment in listed
property securities. The differences are:

The Fund will not have bank debt or other interest
based financing in acquiring any property within
a Sub-scheme. Similarly in keeping with Shariah
principles, investors will not earn bank interest
on investment monies held on deposit with a bank
either directly or through a Custodian. The Fund
may however seek additional funding from Shariah
compliant investments such as the MCCA Income
Fund managed by the Manager to complete the
acquisition of the subject property within the Subscheme. This is further discussed in Section 1.17.

1.3 Who determines whether a Sub-scheme
property investment meets Shariah and Islamic
finance and investment principles?
The Shariah Advisors appointed by the Manager will
determine general rules for investment to meet the
principles of Shariah and Islamic finance. Section 6
provides the names of the Shariah advisors relevant
to the MCCA Property Fund. Section 6 details their
background in Shariah and Islamic finance and
investment. Apart from ruling on matters of Shariah
incorporating Islamic finance and investment
principles, the Shariah advisors do not have any day
to day Fund management or investor liaison roles.

14
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Because the focus in the Fund as a Shariah
compliant investment is on ethical property
investing, the Fund may be suitable for those non
Muslims seeking an ethical property investment.

1.5 Can you explain why the MCCA Property
Fund is different from a pooled property
investment or an investment in listed property
securities?

	You invest in a separate Sub-scheme not a general
investment pool.
Each Sub-scheme in the Fund is a separate
property investment and the details of the Subscheme are provided to you before you invest your
monies.
Each Sub-scheme stands alone. While you will
have other investors in your chosen Sub-scheme,
your investment is unaffected by what happens
to other Sub-schemes issued by the Manager
subsequent to your investment.
	Pooled funds and listed property security
investments may be problematic to Muslim
investors if some of the properties contained
within a pooled property fund or listed property
security are not permissible for Shariah and
Islamic finance principles. All Sub-schemes
created in the Fund must be 100% Shariah
compliant as to the type of properties acquired
within a Sub-scheme.

Sec.1
1.6
Can you give an example of what you
mean by a Sub-scheme for purposes of the
Fund?
A Sub-scheme is simply a separate property
investment offered to investors on investment
terms outlined in a Property Description
Statement. For example, one Sub-scheme could
entail an investment in a medical and healthcare
facility in Melbourne. Another Sub-scheme
could entail a direct property investment in a
residential apartment complex in Sydney. These
investments would comprise separate investment
opportunities and the investment performance of
one Sub-scheme does not affect the investment
performance of the other Sub-scheme. You decide
which Sub-scheme you invest in. You may choose to
invest in one or both. It is up to you.

1.7 What is meant by an investment in a Subscheme?
Your investment is an interest in the Sub-scheme
that you have chosen to invest in. Your interest in
the Sub-scheme is the amount of your investment
as a proportion of the total investment in the
Sub-scheme. Therefore you will receive a share
of income and capital from the Sub-scheme
proportionate to the value of your investment to
the total value of investments in the Sub-scheme.
The property for any Sub-scheme will normally be
held in the name of the Custodian appointed by the
Manager to hold the property in a Sub-scheme on
your behalf. Section 7.3 explains the role of the
Custodian for purposes of holding Sub-scheme
property. In selected cases and where the law
allows, the Sub-scheme property may be held in
your name or in the name of the Manager.

1.8	How do I invest in the Fund?
You need to read this Product Disclosure Statement
(referred to Part A) in its entirety. For each Subscheme you will be provided a Property Description
Statement (referred to Part B). The Property
Description Statement outlines the Sub-scheme
investment in detail. You will need to complete
and sign the Application Form attached to Part

A and the consent form enclosed with the Part
B documentation. There is a Cooling-Off period
available to investors. You will have 14 days to
withdraw in writing your investment starting
from the date that we receive your investment
monies for that Sub-scheme you wish to invest
in. This provides you time to consider the Subscheme investment offering before making a
final commitment to invest. We may charge an
administration fee for processing your Cooling
Off application and return of investment monies.
Section 4 details fees and costs that you may incur
as an investor in the Fund.
To participate in the Fund and Sub-scheme
investment you will need to complete and execute
the Application Form attached to this PDS (Part
A) and complete and execute any consent form
attached to the Property Description Statement
(Part B) for the Sub-scheme being offered.
This Product Disclosure Statement and the
Property Description Statement do not provide
personal financial advice. Where necessary you
should refer to your financial advisor, accountant or
financial planner for matters of whether the offered
Sub-scheme investment meets your personal
investment needs.

1.9 What information do I need to provide at
the time of investment?
The application form attached to this PDS needs to
be completed carefully and signed by all investors
if the application is submitted as a joint investor
application. You will also be required to produce
valid identification at the time of applying for any
Sub-scheme investment. Distributions (income
and capital) are paid by direct credit to a nominated
bank account. Accordingly, you will be required
to supply a valid bank account. A tax file number
is also required to ensure you are not charged
additional tax on the distribution made. Throughout
your investment term, it is your responsibility to
advise the Manager of any changes in address,
bank account or other details that may affect the
operation of your investment.

MCCA Property Fund
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1.10 What are the investment objectives and
who does this investment suit?
An investment in the Fund is designed to:
1. Provide recurring income from rentals, fees and
other cash flow from the subject property in the
Sub-scheme, and/or;
2. Provide capital gain from appreciation of the
Sub-scheme property value over time and then
realisation of a capital gain once the property is
sold

1.13 What are the credentials of the Manager
to manage your investment in the MCCA
Property Fund?

The investment suits individuals, partnerships,
companies, trusts and self managed
superannuation funds (subject to investment
mandates) seeking to earn income and/or capital
growth from direct property investments made
within a Sub-scheme offered by the Fund. Section 2
details the Fund’s investment aims, objectives and
strategy.

MCCA Asset Management Limited has an Australian
Financial Services Licence No (AFSL) 291356 that
allows it to manage the MCCA Property Fund.
The senior management, key persons nominated
on its AFSL and the directors have many years’
experience in funds management, property, finance
and engineering. The Manager is part of the MCCA
group. The MCCA group has since 1989 provided
Islamic finance and investment products and
services to the Australian Muslim community.

1.11 What are the key benefits in investing in
the MCCA Property Fund?

1.14	How long will a Sub-scheme investment
typically last?

Investing directly in real estate requires
significant capital resources. The Fund provides
the opportunities to invest in direct property at
relatively low investment values. Typically the
majority of Sub-schemes investments will require
minimum investments in the range of $25,000 to
$50,000 depending on the profile and value of the
property acquired within a Sub-scheme. Investing
in the Fund will therefore require significantly less
financial resources than if an investor invested
directly in property. There are other benefits in
investing in the Fund. These are:

It depends on the nature of the Sub-scheme
property investment. Where the nature of the
property investment is for development and sale
purposes, then the term of your investment is likely
to be under 2 years. Property investments seeking
to capitalise on capital appreciation over time may
require up to 5 to 7 years to maximise property
returns. The Property Description Statement issued
for each Sub-scheme will outline the proposed term
of the property investment. The initial investment
term in a Sub-scheme may be extended by consent
of the investors in that Sub-scheme if there are
commercial reasons supporting such an extension
of the initial investment term.

1. You are investing in a Shariah compliant and
ethical investment
2. You can diversify your property investments
across a number of Sub-scheme investments.
3. You can choose which Sub-scheme investment
best suits your risk/return profile

1.12 Who manages the Fund and each Subscheme property investment?
MCCA Asset Management Limited (the Manager)
will manage your investment in the Sub-scheme
that you have invested in. Apart from providing
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your initial application and consent to participate
in a Sub-scheme, you have no ongoing role in
the management of the property within any Subscheme. You are of course responsible for keeping
your investor contact details current and accurate.
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1.15 What will I earn and when do I receive my
return from my investment?
Your investment return will typically come from
two sources. The first is from the income provided
by the property in the form of rentals net of fees
payable to the Manager and others. Income
returns from property are determined by a number
of factors and therefore each Sub-scheme will
have differing returns depending on the profile

Sec.1
of the property acquired within the Sub-scheme.
The second investment return comes from the
net capital gain derived when the Sub-scheme
property asset is sold at the end of the investment
term. The Property Description Statement will
provide an estimate of income and capital returns.
The Manager, its directors or employees do not
guarantee your investment returns, return of your
investment or overall financial performance of the
Sub-scheme.
Typically, you will receive your Sub-scheme
property investment returns net of fees on a
quarterly basis. However some Sub-schemes may
pay monthly or half yearly investment returns
depending on the nature of the subject property
cash flows. The Property Description Statement for
a Sub-scheme will detail the timing of distributions.
You must ensure that the Manager has current and
accurate details of your mailing address, email,
phone contact and your nominated bank account at
all times. The Manager will not be responsible for
delays in payments of income or capital where the
bank account and/or other contact details provided
to the Manager are incorrect.

1.16 What is the minimum and maximum
investment amount?
The minimum investment amount is typically
$25,000 but can be more or less depending on
the nature and profile of the Sub-scheme that
you propose to invest in. There is generally no
maximum investment amount. The Manager
reserves the right to alter the minimum investment
above or below $25,000 and set a maximum
investment if it deems that it is necessary for any
Sub-scheme. Once again the Property Description
Statement for any Sub-scheme investment will
outline the minimum or maximum investment
amount for that Sub-scheme.

1.17	Does the Manager borrow from a Bank to
acquire a property within a Sub-scheme?
No, there is no acquisition finance from an
Australian bank. This would contravene Shariah
investment principles. Where required and under

strict conditions, the Manager may seek additional
funding for the Sub-scheme to acquire a property
from a Shariah compliant investment fund such
as the MCCA Income Fund. The MCCA Income
Fund is a regulated managed investment scheme
issued by MCCAAM and registered with ASIC.
The amount of funding provided by the MCCA
Income Fund will not exceed 33.33% of the lesser
of the market or acquisition value of the property
proposed to be acquired within the Sub-scheme.
The MCCA Income Fund may take security in the
form of a mortgage or registered charge for the
monies provided to the Sub-scheme. If this occurs,
then the interests of the MCCA Income Fund will
rank ahead of the Sub-scheme investors in the
case of any forced sale of Sub-scheme property.
The amount of funding from the MCCA Income
Fund to any Sub-scheme is restricted to no more
than 33.33% of the lesser of the acquisition or the
market value of the Sub-scheme property. Section
3 contains important information on the Fund’s
benchmarks and disclosures regarding the use of
external funding to acquire properties within a Subscheme and other related matters. The Manager
for purposes of Regulatory Guide 198 (Continuous
Disclosure) obligations has determined that key
pronouncements on the Fund and changes in the
Fund’s benchmarks and disclosures will be made
on at least a half yearly basis or earlier as required
on its web site www.mcca.com.au.

1.18 Who holds the title of a property acquired
within a Sub-scheme?
Each Sub-scheme may have a different holding
and ownership structure depending on the type of
property investment and specific circumstances
and needs of the Sub-scheme. In most cases, the
property title ownership will be registered in the
name of a third party Custodian who will hold the
property on behalf of the investors. It is possible
that the property could be held in your name or in
an entity where you have a beneficial interest that is
set up to hold the property. It is possible in selected
cases that the Manager may hold the Sub-scheme
property as trustee for the Sub-scheme investors.

MCCA Property Fund
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The Property Description Statement prepared for
a Sub-scheme will provide details as to how the
property will be held within that Sub-scheme.

1.19 What is the role of the Custodian?
The Manager will appoint a Custodian to hold the
title of Sub-scheme property. The Custodian when
required under Australian law holds the property on
behalf of the Sub-scheme investors. It is proposed
that the Custodian for purposes of the MCCA
Property Fund will be Sandhurst Trustees Limited.
This entity is wholly owned by the Bendigo and
Adelaide Bank Limited and acts as a Custodian for
many property funds. Sandhurst Trustees Limited
is not involved in the day to day management of
the property operations and management. The
Manager is responsible for this.

1.20 What fees and costs are applicable to a
Sub-scheme investment?
You do not pay fees until you have invested in a Subscheme investment. There is no establishment fee
payable by investors. Each Sub-scheme will have
its own fees and costs related to the acquisition,
management and disposal of the subject property.
These fees and costs anticipated for any Subscheme are detailed in the Property Description
Statement issued for that Sub-scheme. Section 4
outlines fees and costs in more detail.

1.21 What tax do I pay on my earnings and any
capital gain from a Sub-scheme investment?
At the end of each financial year (usually within 60
days from 30 June), you will receive via email or
post an annual tax statement showing the amount
of income and/or capital gain distributed to you
over the financial year for any Sub-scheme that you
have invested in. You will be responsible to include
this income and/or capital gain in your tax return.
The Fund distributes all income and capital gain to
investors in the Sub-scheme and therefore the tax
liability (where relevant) is with the investor and not
the Fund.
There are special rules pertaining to taxation of
Fund returns to non Australian residents. It is
recommended that non Australian residents seek
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their own taxation advice before investing in the
Fund.

1.22

Are there risks with this investment?

While the Manager will apply sound property
investment principles to select suitable property
investments, it is possible that factors beyond the
Manager’s control may adversely affect return from
investment and possibly return of the capital that
you have invested in any Sub-scheme. The Manager
does not guarantee the performance of any Subscheme investments. Section 5 outlines the risks
with this investment and should be read carefully.
The Manager does not guarantee your investment
return or the return of your investment capital.

1.23 Can I withdraw my investment at any
time?
No. Once your Cooling-Off rights (refer Section
1.27) have expired you are unable to withdraw your
investment monies. An investment in the Fund is
illiquid. The general manner for an investment
to be repaid is when the Sub-scheme property is
sold and the proceeds net of costs are distributed
to investors in the Sub-scheme. Accordingly, this
investment is not for investors seeking immediate
or redemption of their investment at short notice.
The Manager may consider withdrawal requests
made in writing in the case of emergency situations
but the Manager is not under any obligation
to process such requests if circumstances do
not allow withdrawal requests to be satisfied.
Withdrawal applications accepted by the Manager
and made prior to sale of the Sub-scheme property
may attract fees and costs.

1.24	How will I be kept informed about my
investment?
The Manager is committed to the principles of
continuous disclosure to investors about the status
of your investment in a Sub-scheme. Regulatory
Guide 198 issued by ASIC requires the Manager to
detail and inform investors as to how the Manager
will inform investors on their investment status and
overall performance of their investment.

Sec.1
The Manager will:
1. Provide a general overview of the Sub-schemes
in existence on the Manager’s web site
being www.mcca.com.au. Information of a
confidential or commercially sensitive nature
will not be provided on the web site

the Sub-scheme investment offer is fully taken up
by investors. Prospective investors will be able to
obtain further information on a new Sub-scheme
from the Manager’s Melbourne or Sydney offices.
Contact details for the Manager are presented at
the back of this PDS.

2.		Provide detailed status update by email or
post on any Sub-scheme investment by direct
email to each investor in the Sub-scheme.
Accordingly, investors are required to supply a
valid email and postal address throughout the
term of their investment

We do not market the MCCA Property Fund through
authorised representatives, agents or third parties.
All investor inquiries need to be made through
our offices located in Melbourne and Sydney. A
Corporate Directory at the back of this PDS lists the
office location and contact details for the Manager.

3.		Provide written correspondence by email
or post for meetings and other important
information provided to investors of a personal
or confidential nature

You will be given the option to opt out from
automatic receipt of marketing materials or advices
on new Sub-schemes.

4.		Provide to investors by email or post on an
annual basis, tax and distribution statements
required for annual taxation returns and other
compliance purposes
5.		Provide a general summary of the Fund
including annual audited accounts, changes
in benchmarks, details of new Sub-schemes
issued and other general information on the
Manager’s web site being www.mcca.com.au

1.25 Will my personal details be kept private?
Except where we are required to provide your
details to others under Australian law, your
details and investment record remains private
and confidential. Your details are not released to
external parties and/or to mailing houses unless
the purpose of release is to provide you information
on your investment or details of investor meetings
for purposes of the Fund.

1.26	How do I know when a new Sub-scheme
has been issued by the Manager?
If you are an existing investor of an MCCAAM
managed fund or a client of the MCCA group, we
will write or email to you giving you notice of the
proposed investment and how, when and where
to obtain a copy of the relevant documentation
and Sub-scheme investment details. A general
synopsis of any new Sub-scheme will be posted
on the Manager’s web site www.mcca.com.au until

1.27	Once I receive and have read both the PDS
and the Property Description Statement for the
Sub-scheme that I am interested in what do I do
next?
You need to read carefully both documents. For
personal financial advice on this investment, we
recommend that you contact your financial advisor,
accountant or lawyer as appropriate. At the back
of the PDS and the Property Description Statement
are application and consent forms that you need
to complete and sign as indicated on the forms.
Your investment monies will be held with the
Custodian or in some instances held on trust until
an investment allocation in the Sub-scheme you
have chosen is made. There is a 14 day Cooling-Off
period that commences from the day that we or
our Custodian receives your investment monies.
You will only have the right of Cooling-Off if you act
within the 14 day period. Unless you confirm in
writing within the 14 days Cooling-Off period that
you wish to not proceed with your Sub-scheme
investment, then we will assume that you wish to
proceed and therefore allocate your investment
monies to the Sub-scheme. We may impose an
administration fee for refund of investment monies
held in trust where you have decided to terminate
your Sub-scheme investment application within the
14 day Cooling-Off period.

MCCA Property Fund
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1.28 So, in conclusion what makes the MCCA
Property Fund different from other property
investments that are titled ‘Shariah compliant’?
There are in our opinion, some key differences you
should consider. We believe the MCCA Property
Fund has these key differences when compared to
other property investments:
• Compliant - 100% Shariah compliant property
investment
• Clarity – You know in advance what type of
property that you are investing in
• Consistency – Once the Sub-scheme is set up
it will be run in accordance with the strategy
outlined in the Property Description Statement
(any changes to the investment profile of the Subscheme require investor approval)
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• Transparency – The Property Description
Statement outlines fees, costs and projected
earnings of your investment
• Reporting – Detailed reporting to investors on
Sub-scheme status and performance
• Piece of mind – Your investment in a Sub-scheme
is not affected by other Sub-schemes that you
have not invested in.

At the back of this PDS are the contact details for
the MCCA offices in Sydney and Melbourne. We
welcome your inquiry and your investment in the
MCCA Property Fund.

Sec.2

Section 2
PROPERTY INVESTMENT STRATEGY

2.0	MCCA Property Fund Investment
Strategy
2.1

Adherence to Shariah Finance Principles

As a Shariah compliant investment, the MCCA
Property Fund is designed to cater for the
investment needs of Australia’s Muslim population.
This entails that the Fund must conform with core
principles of the Islamic religion. For purposes of
the Fund, this means that certain properties are
not permissible and therefore will not be included
in any Sub-scheme of the Fund. Under Shariah
finance and investment principles, the following
types of properties are not allowed for investment
or acquisition within any Sub-scheme issued by the
Manager. These are properties where any business
conducted at the subject properties either in whole
or in part deal in or are associated with:

Tobacco
Alcohol
	Financial services that practice conventional
non Shariah finance activities
Immoral purposes
Gambling
Pork food products
Armaments and weaponry
Hotel and accommodation having alcohol
serving facilities
Businesses deemed unacceptable by the Fund’s
Shariah Advisors

At the inception of each Sub-scheme and prior to
investment monies being received from investors
into the Sub-scheme, the Manager will determine
if the proposed property or properties to be
acquired within that Sub-scheme are compliant
with Shariah principles. The Manager will rely
on any determination received from the Fund’s
Shariah advisors.
MCCA Property Fund

21

PROPERTY INVESTMENT STRATEGY

2.2	Investment Objectives
The MCCA Property Fund has two principal
investment objectives being:
	Earning of income throughout the term of
investment of the Sub-scheme. This is through
rental income and/or other cash flow earned from
the property during the term of the Sub-scheme
investment, and;
	Earning of realised capital profits from the sale
of the property on or before the end of the Subscheme investment term.

Accordingly, the subject properties within a Subscheme will be assessed on their ability to earn
income and capital gains on sale of the subject
property at the end of the investment term. In
keeping with Shariah finance principles, the
Manager will NOT invest in those properties of the
type or otherwise property transactions or property
acquisitions that are:
	Speculative
Land purchases without a defined purpose or
end income earning activity
Independent valuation arranged by the Manager
cannot support acquisition price of property
proposed for the Fund
Profit on sale of land is subject to factors that
cannot be ascertained at the time that the Subscheme investment is considered
	Returns are uncertain or inadequate
No income or insufficient income likely to be
derived from the property over the investment term

2.4 Geographic location of properties within
any Sub-scheme
The Manager will only seek properties within a Subscheme that are:
Primarily located in Australian capital cities
In very selected circumstances located within a
regional or provincial Australian town where the
subject town has a population of at least 50,000
confirmed by the most recent ABS population
census

2.5

Categories of properties

Subject to the property use and activity being
permissible under Shariah principles, the following
categories of properties will be possible within the
various Sub-schemes of the Fund:
Residential – (standalone and strata)
Commercial and mixed use properties

Cost estimated of holding property outweighs
estimated income of the property over the
investment term

Retail (standalone and strata)

Proposed property does not have the required
zoning and/or permit to operate the stated activity
or business.

Aged care facilities

Cost of contamination and/or environmental
rectification adversely affect earnings potential of
the property

2.3 Financing of properties within the Subscheme
The MCCA Property Fund will primarily rely on
investor monies raised for each Sub-scheme. If the
Manager deems it prudent and not detrimental to
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investors then it may choose to partially fund the
property acquisition through funds obtained from
the MCCA Income Fund. The MCCA Income Fund
is a Shariah compliant fund and managed by the
Manager. Where the MCCA Income Fund is utilised,
the maximum amount of funding obtained from the
MCCA Income Fund is 33.33% of the lesser of market
value (assessed by the Manager’s appointed valuer)
or the acquisition price of the Sub-scheme property.
Section 3 details the Manager’s policy in respect to
financing in part the acquisition of the property using
the MCCA Income Fund.

MCCA Property Fund

Industrial
Office accommodation
Retirement village units
Medical and hospital facilities
Muslim schools, educational and training facilities
Mosques and other religious facilities
Childcare facilities
Community, reception and social facilities
Funeral and burial facilities
Hotel accommodation not having alcohol serving
facilities

Sec.2
2.6	Property development and construction
The MCCA Property Fund will NOT engage in
construction and/or development activities unless
the proposed Sub-scheme property development
has the required zoning/permits to legally allow for
the proposed construction and development activity.
The MCCA Property Fund does not invest in purely
speculative ‘land banking’ and uncertain property
investments. For example, the Fund will not allow
vacant land to be acquired within a Sub-scheme
and held for an unknown period in the hope that at
a later time the land can be sold for a profit.

Property development and construction activities
will be conducted within each Sub-scheme where
necessary and/or ancillary to the purpose of the
property acquisition within the Sub-scheme. This
includes refurbishment, repair and restoration
of the subject property if required to improve the
return to investors. The Property Description
Statement outlines the extent of construction and
development activities where relevant for the Subscheme.

MCCA Property Fund will
assist the Australian Muslim
community to create:
> Aged care facilities
> Retirement village facilities
> Education, schools and training
facilities
> Day care and kindergarten facilities
> Mosques and religious facilities
> Medical and hospital facilities
> Commercial offices
> Retail shops specialising
in halal food products

MCCA Property Fund
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Section 3
Benchmarks and Disclosures

This Section contains important information as
to the Fund’s compliance with benchmarks and
disclosures required by Regulatory Guide 46
Unlisted property schemes: Improving Disclosure
for Retail Investors (March 2012). This regulatory
guide (RG 46) has been issued by the Australian
Securities and Investments Commission. Its
purpose is to outline disclosure principles for
improved disclosure to retail investors to help
investors compare risks and returns across
investments in the unlisted property sector.
RG 46 is applicable mainly for unlisted non Shariah
property investment schemes that borrow from
traditional Australian banks for part of their
property acquisition funds. Throughout RG 46,
the terms interest and gearing are used. The
Fund does not borrow from Australian banks in
raising funds for property acquisition within a
Sub-scheme. Accordingly the concepts of interest
and gearing are not applicable for the MCCA
Property Fund. As a Shariah compliant fund the
24
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Fund will not enter into finance facilities with
banks or finance companies. The Fund will not pay
interest to an Australian bank or finance company.
Similarly in keeping with Shariah principles, the
Fund does not pay interest on investor monies
held on deposit with an Australian bank. Where
possible, the property acquired in a Sub-scheme
will be acquired solely by use of the Sub-scheme
investor funds. The Manager may elect in certain
circumstances to utilise funding from the MCCA
Income Fund to assist in the acquisition of the
Sub-scheme property. The MCCA Income Fund
is a Shariah compliant income investment fund
issued and managed by the Manager since 2009.
Where utilised, the maximum amount provided by
the MCCA Income Fund for the acquisition of Subscheme property will be capped to 33.33% of the
lesser of the market value or acquisition cost of the
Sub-scheme property. The Property Description
Statement for any Sub-scheme will outline the
amount (if any) to be provided by the MCCA Income

Sec.3
Fund in the acquisition of the Sub-scheme property.
Investors will receive a Property Description
Statement for their Sub-scheme investment prior to
making their investment. This Property Description
Statement will detail any funding received from the
MCCA Income Fund to assist in the acquisition of
the Sub-scheme property.
For purposes of this PDS, RG 46 and the policy of
the Manager in terms of funding through the MCCA
Income Fund, the terms commitment (regular
amounts due to the MCCA Income Fund) and
funding (funding provided by the MCCA Income
Fund to assist with acquisition of the Sub-scheme
property) will be used to represent the amounts due
Benchmark –
RG46

to the MCCA Income Fund where such funding is
utilised in any Sub-scheme property acquisition

3.1	Benchmarks – Regulatory Guide 46
The table below presents the Manager also refered
to in RG46 as Responsible Manager and the Fund’s
position to Regulatory Guide 46 as at the date of
this PDS. The Manager is committed to continuous
disclosure to investors. Changes in the Fund’s RG
46 benchmark and disclosures will be detailed in
the relevant section of the MCCA Property Fund
pages forming part of the Manager’s web site (www.
mcca.com.au).

Requirement

MCCA Property Fund Benchmark

Funding Policy (RG
46.31)

The responsible entity maintains and
complies with a written policy that
governs the level of funding from other
parties.

Yes – the responsible entity does not borrow from Australian
banks or finance companies. Any funds obtained from the
MCCA Income Fund are subject to the policy limits set
by the Manager. At the time of this PDS, this limit is set
to a maximum of 33.33% of the lesser of market value or
acquisition cost of the subject Sub-scheme property.

Commitment Cover
Policy (RG 46.36)

The responsible entity maintains and
complies with a written policy that
governs the level of commitments due
to external parties that have provided
funding assistance.

Yes – the responsible entity does not borrow from Australian
banks or finance companies. Commitments payable to the
MCCA Income Fund are subject to policy limits set by the
Manager.

Commitment
Capitalisation
(RG46.41)

The commitments due to external
parties are not capitalised.

Yes – the responsible entity does not borrow from Australian
banks or finance companies. Commitments payable to
the MCCA Income Fund are not capitalised and at all times
payable in cash.

Valuation Policy (RG
46.45)

The responsible entity maintains and
complies with a written valuation policy.

Yes – a valuation policy exists that outlines the timing and
requirements for valuation of Fund assets.

Related Party
Transactions (RG
46.53)

The responsible entity maintains
a written policy on related party
transactions, including the assessment
and approval processes for such
transactions and arrangement to
manage conflicts of interest.

Yes – the responsible entity has a related party and conflicts of
interest policy to manage actual, perceived or other conflicts
with related parties in the conduct of the Fund.

Distribution
Practices (RG 46.58)

The Scheme will only pay distributions
from its cash operations (excluding
borrowings) available for distribution.

Yes – the Fund only distributes from cash as earned by its
investments and does not borrow from any entity to pay
distributions.

Withdrawal
Arrangement (RG
46.104)

The Scheme provides a withdrawal
facility to investors and/or otherwise
allows or provides for early withdrawal
of investment.

No - the Fund does not have a withdrawal facility of any
kind and early withdrawals prior to end of the property
Sub-scheme investment term are not able to be provided to
investors given the nature of the Sub-scheme investment to
be granted.

Net Tangible Asset
(RG 46.108)

The Scheme details and regularly
updates information on Net Tangible
Asset (NTA) for any Sub-scheme
Investment.

Yes - the Fund provides NTA information at inception of Subscheme and NTA values for the Sub-scheme are regularly
updated at least half yearly.

MCCA Property Fund
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3.2	Disclosures – Regulatory Guide 46
Disclosure Principle 1
Funding Ratio (RG 46.62-RG 46.65)
The Fund makes the following disclosures in respect
to the funding ratio:
1. T
he Fund does not borrow from Australian
banks or finance companies to acquire Subscheme property. In selected cases, the Manager
may utilise the MCCA Income Fund to fund the
acquisition of Sub-scheme property.
When
utilised, the amount of funding from the MCCA
Income Fund will not exceed 33.33% of the
lesser of the property’s market value or property
acquisition price for the Sub-scheme property.
This maximum level of financing from the MCCA
Income Fund is deemed to be prudent. Investors
should note that the higher the amount of funding
support received from the MCCA Income Fund the
higher is the risk pertaining to the Sub-scheme
investment.
2. The Fund does not utilise off balance sheet
funding in the funding of Sub-scheme property.
3. T
 he Property Description Statement for a Subscheme will detail amount of funding from the
MCCA Income Fund at the time that the Subscheme is created. At any time the funding from
the MCCA Income Fund must not exceed 33.33%
of the lesser of the market value or acquisition
cost of the subject Sub-scheme property.
4. T
 he Manager will assess at least on an annual
basis or earlier if required the liabilities and
assets based on the Sub-scheme’s latest financial
statements.

Disclosure Principle 2:
Property Income /Commitment Ratio
(RG 46.71 – RG 46.74)
The Fund makes the following disclosures in respect
to the property income/commitment ratio:
1. T
 he Property Description Statement will detail the
estimated property income/commitment ratio for
any MCCA Income Fund facility at the time of set
up of the Sub-scheme. This ratio will not exceed
the Manager’s stated policy at the time the Sub-
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scheme is entered into. At the time of this PDS,
the Manager will typically issue Sub-scheme
investments where the net property income from
Sub-scheme property is at least 1.30 times the
value of regular commitments due to the MCCA
Income Fund where a facility is provided for the
Sub-scheme.
2. T
he Manager will continuously disclose the
property income/commitment ratio for any
Sub-scheme where financing from the MCCA
Income Fund has been obtained to assist with the
acquisition of Sub-scheme property.
3. T
he Manager will report on and explain to
investors the significance of the property income/
commitment ratio for any Sub-scheme where
financing from the MCCA Income Fund has been
obtained.
4. T
he Manager will only invest in Sub-scheme
property arrangements where the property
income exceeds the amount of commitments
due to the MCCA Income Fund throughout the
investment term of the Sub-scheme or earlier if
the funding provided by the MCCA Income Fund is
repaid in full.

Disclosure Principle 3:
Scheme Borrowing (RG 46.78 – RG 46.81)
The Fund does not borrow from Australian banks
and finance companies. It may seek assistance from
the MCCA Income Fund as detailed earlier. The
Fund makes the following disclosures in respect to
funding facilities provided where relevant from the
MCCA Income Fund:
1. I nvestors are not personally liable for any
facility provided to a Sub-scheme by the MCCA
Income Fund. While the MCCA Income Fund
will normally take a first registered mortgage
and other security in respect to its funding, the
MCCA Income Fund will not have any recourse
to the individual investors within a Sub-scheme.
The Manager will not utilise funding for any Subscheme from the MCCA Income Fund unless the
raising of such funds will not adversely affect
investor returns over the life of the Sub-scheme
investment. The maximum funding from the
MCCA Income Fund is capped at 33.33% of the

Sec.3
lesser of market value or acquisition price of the
Sub-scheme property. The Manager will arrange
for the Sub-scheme property to be independently
valued at inception of the Sub-scheme and then at
least every 3 years (or earlier if required) from the
initial independent valuation.
2. T
 he Manager will negotiate a suitable funding facility
from the MCCA Income Fund commensurate with
the term of the Sub-scheme investment.
3. T
 he capping of the MCCA Income Fund facility at
33.33% of the lesser of market value or property
acquisition price will apply also to any property
Sub-schemes involved in construction and
development activities.
4. T
he Property Description Statement provided
at inception of the Sub-scheme will detail the
terms and conditions including costs, maturity
and renewal of the MCCA Income Fund funding
proposed for the Sub-scheme.
5. T
 hroughout the life of the Sub-scheme investment
term, the Manager will report on a continuous
basis the status of the MCCA Income Fund funding
including commitments payable as relevant to the
Sub-scheme.
6. T
 he Manager will undertake where relevant risk
mitigation strategies to protect the investors from
any adverse movements in the commitments to be
paid to the MCCA Income Fund.

Disclosure Principle 4 :
Product Diversification (RG 46.87 – RG 46.90)
The Fund makes the following disclosures in respect
to product diversification:
1. Section

2 of this PDS outlines the investment
strategy of the Fund.
2. The

Fund intends to invest in a diverse range of
property investments as outlined in Section 2 of
this PDS. All investments must be consistent
with Shariah and Islamic finance and investment
principles.
3. C
onsistent with its obligations of continuous
disclosure a Property Description Statement will
be issued to investors at the time of inception of
the Sub-scheme and updated property information
provided to investors. The Manager will provide
updated property information as required by RG

46.87 no less than twice yearly (more frequently
if required). This information will be provided
for investors to view on the Manager’s website
(www.mcca.com.au). Where the information is
considered by the Manager to be commercially
sensitive, the Manager reserves the right to
provide any Sub-scheme update and/or Fund
update directly by email or post to an investor.
4. A
ny Sub-scheme that involves development
and construction activities (defined where 20%
or more of its property assets are devoted to
property development and construction activities)
will be identified as such at the time the Property
Description Statement is first issued for the Subscheme.
5. T
 he nature of the Fund is that each Sub-scheme is
a separate property investment. Investors will be
able to invest in a number of separate Sub-scheme
investments and thereby be able to diversify their
direct property investment portfolio.

Disclosure Principle 5 :
Related Party Transactions (RG 46.98)
The Fund makes the following disclosures in respect
to related party transactions:
1. The

Manager has a related party and conflict of
interest management policy that outlines strict
guidelines in the handling of related party and
conflict issues.
2. T
 he investment policy of the Fund is at all times to
avoid related party transactions unless the related
party transaction is of benefit to investors in the
Sub-scheme.
3. The

Property Description Statement for the Subscheme will outline all related party matters
and where the Manager has assessed related
party matters in respect to its own policy and the
requirements of RG 46.98.
4. The

Manager will instigate additional safeguards
such as requiring more than one independent
valuation and assessment of the subject Subscheme property or property transaction with a
related party.
5. The

Manager will not create Sub-schemes where
the income and capital return from the property
Sub-scheme would be significantly dependent on
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the ability of an MCCA group member entity to
meet property rentals or property sales price of
the subject Sub-scheme property.

Disclosure Principle 6:
Distribution Practices (RG 46.102)
The Fund makes the following disclosures in
respect to distribution practices:
1. Distributions

will be sourced primarily in the form
of rental income from the subject Sub-scheme
property.
2. Net

distributions (gross rental less costs) will
be paid to investors typically quarterly. Other
distribution periods may apply subject to the
particular circumstances of the Sub-scheme.
The Property Description Statement for the Subscheme will detail the timing of distributions.
3. R
 eturn of investor monies will usually be dependent
on sale of the subject Sub-scheme property.
4. D
 istributions being either from rental or sale of
property will only be made if there is sufficient
cash after costs have been paid to meet these
distributions. The Manager will not borrow to
make distributions. Section 5 outlines the risks
that could impact on distributions being made.
5. T
 he Property Description Statement will forecast
income distributions based on the tenancy position
at the time of inception of the Sub-scheme.
The Manager will provide updates no later than
twice annually on forecast income and capital
distributions. These updates can be viewed by
investors on the Manager’s web site (www.mcca.
com.au).
6. T
 he Manager, its directors, its staff and agents do
not warranty or guarantee any income and capital
forecasts made by the Manager for any Subscheme.

Disclosure Principle 7:
Withdrawal Arrangement (RG 46.104)
The Fund makes the following disclosures in
respect to withdrawal arrangements:
1. The

Manager does not offer a withdrawal facility
and does not expect to do so for the foreseeable
future.
2. Investors should note that their investment capital
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is not usually able to be redeemed until sale of
the Sub-scheme property. Therefore an investor
needs to consider the impact of not being able
to access his or her investment monies for the
investment term.
3. There

is provision for the Sub-scheme term to
be extended if the investors in the Sub-scheme
should choose for commercial reasons to extend.
This could extend the time that the investor’s
investment cannot be redeemed.

Disclosure Principle 8
Net Tangible Assets (RG 46.108 – RG 46.109)
The Fund makes the following disclosures in
respect to net tangible assets:
1. The

Net Tangible Asset (NTA) calculation allows
investors to assess the value of their investment
over time. If the Sub-scheme property is
appreciating in value and income distributions are
being made as expected, then investors should
expect to see the NTA calculated for the Subscheme investment to be increasing also.
2. The

Property Description Statement provided
to investors at the inception of the Sub-scheme
will calculate an initial NTA for the Sub-scheme
investment. The Manager will update the NTA
calculation as at December 31 and June 30 for
the financial year in question. Details of a Subscheme’s updated NTA calculation can be viewed
by investors on the Manager’s web site (www.
mcca.com.au).

Disclosure Principle 9
Valuation Policy
The Fund makes the following disclosures in
respect to valuation policy:
1. All
 Sub-scheme property investments are subject
to independent market valuation by a suitable and
qualified valuer prior to completion of acquisition.
2. T
he Manager has a formal valuation policy,
established a panel of valuers and the Manager
will issue instructions directly to the valuer to
value the subject Sub-scheme property.
3. All
 Sub-scheme property must be formally valued
no more than 3 years after the initial valuation or
earlier if so required.

Section 4
FEES

The following consumer advisory warning is required under Australian law in the form that it appears.
A detailed description of the fees and costs charged by the Fund can be found in the table and explanatory
notes below the warning. You should read all the information about fees and costs in this Section to
understand their impact on your Investment.

"CONSUMER ADVISORY WARNING”
DID YOU KNOW?
Small differences in both investment performance and fees and costs can have a substantial impact
on your long term returns. For example, total annual fees and costs of 2% of your fund balance
rather than 1% could reduce your final return by up to 20% over a 30 year period (for example, reduce
it from $100,000 to $80,000). You should consider whether features such as superior investment
performance or the provision of better member services justify higher fees and costs. You may be
able to negotiate to pay lower contribution fees and management costs where applicable. Ask the
Fund or your financial adviser.
TO FIND OUT MORE
If you would like to find out more, or see the impact of the fees based on your own circumstances, the
Australian Securities & Investments Commission (ASIC) website (www.fido.asic.gov.au) has a calculator
to help your check out different fee options.
MCCA Property Fund
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4.1
Fees and Other Costs Pertaining to the
Fund

At the time you enter into a Fund’s Sub-scheme,
you will receive a Property Description Statement.
This outlines the fees that will be payable within the
Sub-scheme. Fees may vary between Sub-schemes
due to differing investment profiles and required
work by the Manager. Therefore, the following table
shows the fees and other costs that you may be

charged within a Sub-scheme and are presented on
an indicative basis only. These fees and costs may
be deducted from your money, from the returns
on your investment or from the Fund assets as a
whole. Taxes are discussed in Section 1. YOU DO
NOT PAY ANY FEES UNTIL YOUR INVESTMENT
FUNDS ARE ALLOCATED TO A SUB-SCHEME
INVESTMENT THAT YOU HAVE CHOSEN.

Fees that an investor pays when funds move in and out of a Sub-scheme investment
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Type of Fees

Amount

How and when paid

Establishment fee: The fee
to open your investment

Nil

Not applicable

Contribution fee: The fee on
each amount contributed
by you to your investment
in a Sub-scheme

0% to 2.5% of the investor contribution into the
Sub-scheme

Payable to the Manager at the time an
Investor contributes to a Sub-scheme

Early withdrawal fee: The
fee to withdraw from a
Sub-scheme investment
(subject to Manager
approval and Sub-scheme
investors not being
adversely affected by
allowing withdrawals of
investment).

0% to 3% of the gross value of the Sub-scheme
assets at the time of withdrawal

Payable to the Manager at the time
an investor withdraws from a Subscheme and payable from the gross
value of Sub-scheme assets at the
time of withdrawal.

Termination fee : the fee
to close your Sub-scheme
investment

Nil

Not applicable.

Switching fee: the fee
to switch between
investments

Nil

Not applicable.
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Fees that are involved in the Manager managing your Sub-scheme investment
Type of Fees

Amount

How and when paid

Management fee: the fee to manage your
Sub-scheme investment

1% of the gross value of
the Sub-scheme assets.

The management fee is calculated daily and
payable to the Manager monthly from either the
rental income or other cash within the Subscheme if rental insufficient.

Property acquisition fee: The fee that
the Manager charges for evaluating and
acquiring suitable Sub-scheme properties

0% to 2.5% of gross value
of the assets acquired in
the Sub-scheme.

Payable to the Manager when the Sub-scheme
property is acquired.

MCCA Income Fund facility arranging fee:
The fee paid to Manager when funding
from MCCA Income Fund utilised to
acquire property within a Sub-scheme.

0.6% of the MCCA Income
Fund facility provided to
Sub-scheme.

Payable to the Manager at the time the MCCA
Income Fund facility is drawn.

Project management fee : The fee for
the Manager to manage construction and
development activities within the Subscheme.

Detailed in Property
Description Statement for
the Sub-scheme.

Payable to the Manager as set out in the
Property Description Statement for the Subscheme.

Disposal fee: The fee charged for the sale
of Sub-scheme property on or before the
expiration of the investment term.

0% to 3% of the gross
sale value of the Subscheme property. Detailed
in Property Description
Statement for the Subscheme.

Payable to the Manager as the time of sale and
detailed in the Property Description Statement
for the Sub-scheme.

Performance fee: The performance fee
when a benchmark is passed as outlined in
the Property Description Statement.

Detailed in Property
Description Statement for
the Sub-scheme.

Payable to the Manager as set out in the
Property Description Statement for the Subscheme.

Removal of Manager fee: The fee paid to
compensate Manager for setting up fund
when removed as Manager of any Subscheme investment.

3% of the gross asset
value of the Sub-scheme
property.

Payable to the Manager at the time that the
Manager is removed as manager of the Subscheme.

Cooling-Off Administration Fee
In addition to any other fees payable, we may
deduct an administration fee for processing your
Cooling-Off application submitted within the
allowable 14 day timeframe. This administration
fee is likely to be typically around $220 including
GST. Cooling-Off rights are discussed in Section 1
of this PDS.

4.2

GST and Stamp Duty

All fees stated in this PDS include (if applicable):
a)	GST less any reduced input tax credits;
b) Bank account fees and;
c) Stamp Duty.

4.3	Example of Annual Fees and Costs for
this Fund
Initial Investment of $50,000 at start of year with a
contribution of $5,000 at the end of the year.
The following table gives an example of how
the fees and costs in the Fund can affect your
investment in a Sub-scheme over a 1 year
period. You should use this table to compare the
Sub-Scheme Investment with other managed
investment products.

MCCA Property Fund
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Type of Fees

Amount

How and when paid

Contribution Fees

0% to 2.5%

For every $50,000 you have invested in the Sub-Scheme, you
will be charged from $0 to $1,250.
i.e., from nil fee to the upper limit of 2.5% contribution fee.

Plus Management Costs

Management Fee: 1%

Equals Cost of Investing in
Sub-Scheme

If you made an investment of $50,000 at the beginning of the
year and you put in an additional $5,000 at the end of the year,
the Sub-Scheme would be charged fees of $1875.

4.4 Additional Fees , Taxes and Charges
Payable to Third Parties

Legal fees

The Property Description Statement outlines
additional fees that may apply to your Sub-scheme
investment. These fees are generally paid to third
parties including but not limited to:

Valuation fees

Statutory permit fees
Estate agent management fees
Estate agent sale fees
Consultant fees (engineers, architects, town
planners)
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And, for every $50,000 you have invested in the Sub-Scheme,
the Sub-Scheme will be charged up to $500 each year

MCCA Property Fund

Titles Office fees
Custodian fees
Insurance
Rates and water charges
Land tax

These fees and expenses are paid out of the Subscheme Investment Monies and Property Cash
inflows.

Section 5
RISKS OF INVESTING IN THE MCCA PROPERTY FUND

WARNING: Investment in the Fund and any
Sub-scheme pertaining to the Fund is subject to
risks. Risks attaching to Investment in the Fund
include but not limited to:

You may not receive the income return you
expected;
	You may lose some or all of your capital; and
There may be delays in redemption of capital or
payment of income.

Delays in repayment, loss of property rental and
capital, and fluctuation of investment returns may
occur as part of the risks of investing in the Fund.
The degree of risk associated with an investment
in this Fund as to the loss of capital or receipt of
income relates to the financial performance of
the Fund and to fluctuations in the value of the
underlying Sub-scheme properties. These will be
affected by factors including tenant’s ability to pay

rentals, MCCAAM’s competence in managing its
Sub-schemes properties, the Fund’s underlying
property assets, fluctuations in the property market
generally and fluctuations in lease and sale returns.
These latter two in turn are influenced by external
factors outside the Fund such as general
economic conditions and government policy.
MCCAAM, its Directors and employees, any related
company, MCCAAM’s agents (if applicable) do not
guarantee the performance of the investments
of the Fund, any individual Sub-scheme, the rate
of return of the Fund or the repayment of capital
invested in any Sub-scheme.
This Section is not intended to be an exhaustive list
of the considerations to be taken into account by an
Investor or of the risk factors to which the Fund is
exposed. Some of these risks outlined below can be
mitigated by the use of safeguards and appropriate
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systems and actions, but many are outside the
control of the Fund and cannot be mitigated. The
Board has adopted policies and procedures to
control, and limit the Fund’s exposure, to these
risks.

5.0

General Risk Factors

The future viability and profitability of the Fund and
MCCAAM will be dependent on a number of factors,
including but not limited to the following general
risks.
Changes in Economic Conditions
The financial performance of the Fund can be
affected by changes in economic conditions in
Australia, particularly:
Australian finance market conditions, that could
affect the level of competition and available
market unit and pricing dynamics;
Australian housing market performance, which
would affect the performance of the housing
finance asset portfolio of the Fund;
Employment levels and labour costs, which would
affect the operating cost structure of the Fund.

Changes in Regulatory and Legal Environment
Potential changes to the Australian regulatory
environment may have an adverse material
impact on the financial performance of the Fund,
particularly with respect to the costs associated
with compliance assurance.
This risk includes changes to:
Accounting standards;
Taxation legislation and authorised
determinations;
Regulatory requirements, including any licensing
obligations.

5.1 Specific Risks Associated with the Subscheme
There is no secondary market for an investment in
a property Sub-scheme. Your investment should
be considered long term and any withdrawals
are limited to the Manager providing consent to
any withdrawal. Withdrawal of a Sub-scheme
investment is dependent on the performance of
Sub-scheme and that any withdrawal does not
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adversely affect other Sub-scheme investors. You
should consider that your capital will be returned
when the subject Sub-scheme properties are sold
at the end of the investment term.
An Investment in the Fund carries no guarantee
with respect to return of capital or payment of
distributions.
Specific Risks Associated with the Fund’s Business
The Fund is a registered managed investment
scheme. The financial prospects of any business
are sensitive to the underlying characteristics
of its business and the nature and extent of
the commercial risks to which it is exposed.
An Investment in the Fund carries with it risks
normally associated with investment in a business
of this type.
There is also a range of specific risks associated
with MCCAAM’s business and its involvement in the
finance industry and in its endeavours to provide
dual-compliant financial products in Australia.
Many of these risk factors are largely beyond the
control of MCCAAM and its Board because of the
nature of the Fund’s proposed business.
Common risks managed by MCCAAM in respect to
the MCCA Property Fund are:
Valuation Risk
Valuation of the Sub-scheme properties may
be incorrect and therefore the ‘true’ value of
the properties is below what the independent
valuer has assessed for each of the Sub-scheme
properties. This may cause the investor in a Subscheme to receive when the property is sold less
than what he or she initially invested in the Subscheme.
Liquidity Risk
Liquidity risk is the inability to meet financial
obligations as and when they fall due as a result
of a mismatch in the cash flows of financial
transactions.
Risk on Rate of Return - Official Market Rates in
the Australian Market
In any given market, competition may change due
to decisions of market participants and this may

Sec.5
impact on the rates of return of the Sub-scheme
investment.
Official market rates are subject to movement
based upon economic decisions made by the
Reserve Bank of Australia. Changes in official
market rates, particularly increases, may impact on
the rates of return of the Sub-scheme investments.
Cost of facilities provided by the MCCA Income
Fund to a Sub-scheme investment will increase
in amount as general market rates increase. The
increased cost of the MCCA Income Fund facility
(where relevant) will decrease the return from a
Sub-scheme investment.
Credit Risk
The Sub-scheme property may decrease in value
and adversely affect the return to investors after the
MCCA Income Fund facility is repaid.
Operational Risk
Operational risk occurs where the daily operations
of the Fund may result in financial loss due to
failures associated with personnel, systems or
processes, such as the failure to comply with laws,
error, fraud or information systems malfunction.
Banking Risk
The Fund plans to utilize only where prudent
funding from the MCCA Income Fund. There is a
risk that the Fund’s property investment criteria
need to be revised due to changes in the ability of
the MCCA Income Fund to provide funding facilities
to the Fund.
Financial Products Based on Islamic Principles
Changes in government policies may impact
upon the ability of the Fund to provide property
investments under Islamic or Shariah principles.
Adverse changes in such things as fiscal policies
and monetary and migration policies are outside
the control of the Fund and may result in material
adverse impacts on the Fund. The provision of
finance and investment under Islamic principles,
in particular of dual-compliant financial products,
is difficult because of potential or actual conflicts
between the Australian legal principles governing
the issue of debt and equity securities and Shariah

principles. The Fund may experience difficulty
in developing financial and investment products
that comply with both Australian legal principles
governing the issue of debt and equity securities
and Islamic Shariah principles. The inability to
develop such products, or to develop them at a rate
and at a cost that is economically viable, may affect
the Fund’s growth prospects.
Tenant Management Risk
There is a risk that a tenant pertaining to any
Sub-scheme property may default in payment of
obligations under their lease agreement. MCCAAM
will ensure that tenant default management
activities are undertaken automatically. If default
occurs, MCCAAM will take all necessary action to
remedy the default, including:
pursuing recovery of rental;
issuing and executing all default notices and other
notices of demand;
taking possession of the tenant property;
exercising the power of sale pursuant to the lease;
and
otherwise dealing with the Sub-scheme property
and collateral security to protect the Investors’
interests.

Investor’s Liability
You are bound by the provisions of the Fund’s
Constitution. The Fund’s Constitution contains a
provision limiting your liability to your Investment in
the Fund, and accordingly we have no claim against
you beyond this. However, the determination of your
ultimate liability rests with the courts.MCCAAM
is not liable for any loss or damage to any person
including any Investor arising out of any matter
unless, in respect of that matter, MCCAAM acted
(i) otherwise than in accordance with the Fund’s
Constitution and its duties and (ii) without a belief
held in good faith that it was acting in accordance
with the Fund’s Constitution or its duties.
Where it has acted in good faith, MCCAAM in its role
as Manager of the Fund is not liable for any loss or
damage to any person including any investor arising
out of any matter.
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SECTION 6: THE KEY PERSONS INVOLVED IN
THE MCCA PROPERTY FUND
6.1	Background to MCCAAM and the MCCA
Group
MCCAAM is part of a group of associated entities
(the “MCCA Group”), consisting of:
Muslim Community Co-operative (Australia)
Limited (the Co-operative)
MCCA Limited
MCCA Asset Management Limited (MCCAAM)

The MCCA group comprise corporations registered
under the Corporations Act 2001. All entities as at
the date of this PDS in the MCCA group have the
same Directors. The Directors as at the date of this
PDS are listed in Section 6.2.
Since 1989, the MCCA group has been involved in
the origination and issue of some $800million of
Shariah compliant finance and investments. It is
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Australia’s oldest and longest continuously trading
finance and investment organisation devoted
specifically for the finance and investment needs of
Australian Muslims.
MCCAAM has an Australian Financial Services
Licence (No. 291356) and Australian Credit Licence
(No. 291356). The Manager issued in 2009 the MCCA
Income Fund. Details of the MCCA Income Fund
can be obtained from the Manager’s web site being
www.mcca.com.au. This registered ASIC fund was
the first Australian regulated retail Shariah income
investment.
The MCCA Property Fund is MCCAAM’s second
Shariah compliant fund.

6.2	Directors of MCCAAM and Key Persons in
the Management of the Fund
The Directors of MCCAAM at the date of this PDS
are:

Sec.6
Professor Akhtar Kalam BSc, BScEng, MS,
PhD, FIEAust, CPEng, FIEE, CEng, MIEEE

Dr Segu Mohideen Zuhair BSc, MSc, MBus,
PhD, CPA

Chairman

Director

Professor Akhtar Kalam is a Professor and former
Deputy Dean at the Faculty of Health, Engineering
and Science at Victoria University. He is a graduate
from the Universities of Bath (UK), Oklahama (US)
and Aligarh (India) in Electrical Engineering. He is
a Fellow and member of the Institute of Engineers
(Australia, UK & US).

Dr Zuhair is a Senior Lecturer in economics at
Victoria University. He is also a qualified CPA and
has many years’ experience in the academia and
academic research. Segu has expertise in the fields
of finance, quantitative methods and economics.

Professor Kalam is author of many books,
publications, articles and papers in his 27 year
academic career. He has served as Chairman of
MCCA since 2005, Director since 2002 and was a
founding member of MCCA (1989). Professor Kalam
has been an Independent Director of MCCAAM
since March 2009.

Mr Zehdi Ferkh BSc, MS, GradDip BusAdmin

Assoc. Prof Aladin Zayegh BEng, PhD, FANCE,
MEAust, CPEng, MIEEE
Director and Secretary
Dr Zayegh is Associate Professor and former Head
of the School of Electrical Engineering Faculty
of Health, Engineering and Science at Victoria
University. He is a graduate from the University
of Claude Bernard in France (with a PhD in
Electronics) and from the University of Aleppo,
Syria, with a B. Eng. in Electrical Engineering.
Dr Zayegh has chaired many International
Conferences, written for many publications, is a
member of many professional institutions and
produced many research papers in his 28 year
academic career. Dr Zayegh is an active and well
respected Muslim community member holding
many important positions over the past two
decades, notably former Vice-President of Islamic
Council of Victoria (ICV) 2000-2004. He currently
acts as the Muslim Hospital Chaplains Coordinator
(since 2004). Dr Zayegh has been a director of the
Co-operative since 2003.
Dr Zayegh has been an Independent Director of
MCCAAM since March 2009.

Dr Zuhair has been an Independent Director of
MCCAAM since February 2011.
Director
Mr Ferkh was a former branch manager of the
MCCA group’s Sydney office. He has been a long
standing director of the Co-operative since 2002.
Mr Ferkh runs his own private consultancy business
from his Sydney office.
Mr Ferkh has been an Independent Director of
MCCAAM since February 2011.
Dr AbulKhair Jalaluddin BEc, MEc, MTax, PhD
Director
Dr Jaluluddin has a doctorate in financial
economics from the University of Wollongong
in NSW, Australia. He has undergraduate
qualifications from University of NSW and Islamic
University in Malaysia. Abulkhair has experience in
superannuation, taxation and finance. He is also on
the board of an Islamic school in Sydney, Australia.
Dr Jaluluddin has been an Independent Director of
MCCAAM since February 2011.
Mr Hisham Moustafa BA, Dip Risk Mgt, Dip Mgt
Director
Mr Moustafa has many years’ experience in
insurance risk management. He is currently a
relationship manager with VMIA (Government
Insurance Agency). Previously, Mr Moustafa has
held positions with the Islamic Council of Victoria
and the Muslim Emergency Organisation.
Mr Moustafa has been an Independent Director of
MCCAAM since January 2014.
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The Australian Financial Services Licence granted
by ASIC to MCCAAM has a requirement that there
are appointed key persons responsible for ensuring
the terms and conditions of the licence as issued by
ASIC are maintained by MCCAAM. For the purposes
of the Australian Financial Services Licence, the key
persons named on the licence are:
Dr Pasquale Franzese B.A, B.Bus, B.Com, MBA,
M.Com, PhD, Dip.AdvTax, Dip.DataProc, CPA, AFin
Key Person (Responsible Manager) noted on AFSL
and Compliance Officer
Dr Franzese has over 30 years’ experience in
banking, tax effective financing, property finance,
investments and management. He was previously
a senior manager at National Australia Bank (NAB)
where he was involved in a variety of large scale
property acquisition and financing projects. Prior
to joining NAB, Pasquale worked as a merchant
banker for the Australian subsidiaries of Toronto
Dominion Bank and Kuwait Asia Bank E.C. He
has extensive experience in banking and finance
and has satisfied ASIC Regulatory Guide RG 146
compliance requirements. Dr Franzese has since
November 2005 been a key person for the purposes
of the AFS Licence granted to MCCAAM. He is also
the Compliance Officer for purposes of the MCCA
Income Fund and the MCCA Property Fund.
Nadeem Butt FCCA, ACA
Key Person (Responsible Manager) noted on AFSL
Nadeem is a member of the Institute of Chartered
Accountants in Australia and a fellow of Association
of Chartered Certified Accountants of UK. He is the
CFO for the MCCA Group. Prior to commencing with
the MCCA group, Nadeem has worked for a number
of organisations in the financial sector including
superannuation and fund managers in Australia,
South Africa and his native Pakistan.

6.2 Shariah Advisors
The Manager has appointed Shariah Advisors. As at
the date of this PDS the Shariah Advisors appointed
by the Manager are as follows:
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Dr Ibrahim Abu Muhammad
Dr Muhammad was appointed to the role of Shariah
Advisor for the Co-operative in April 1992. He is a
Shariah advisor to MCCA Asset Management Limited
in respect to the MCCA Income Fund and MCCA
Property Fund. A leading authority in Islamic finance
in Australia, he holds a Master’s Degree from the
College of Usuluddin and a Doctor of Philosophy
(PhD) (gained with high distinction) from the AlAzhar University. Dr Muhammad has published
several works, including the recently published
second edition of his book ‘Invitation to contemplate’,
which has been translated into English and French.
Sheikh Gul Saeed Shah
Sheikh Saeed was appointed by MCCA Asset
Management Limited to the role of Shariah Advisor
of the MCCA Income Fund and MCCA Property Fund.
He was formerly a Director of the Co-operative from
2002 to 2007. Sheikh Saeed is currently the Imam of
the Doncaster mosque in Melbourne, Australia. He
has been an Islamic religious scholar since 1972 and
holds academic qualifications from the University
of Medina in Kingdom of Saudi Arabia (Bachelor of
Arts) and the University of Karachi Pakistan (Master
of Arts). Sheikh Saeed has been a Director of the
Muslim World League (Australia, New Zealand and
South Pacific) since 2003.
The MCCA Property Fund has been determined
to be Shariah compliant by the Shariah Advisors
appointed by MCCAAM. A copy of the Fatwa
(Pronouncement of Shariah Advisors) issued by the
Shariah Advisors noting that the MCCA Property
Fund is Shariah compliant is enclosed on page
7. The Shariah Advisors engaged by MCCA Asset
Management Limited do not participate in the day
to day management of the Fund. In addition, none
of the Shariah Advisors sit on the Board of MCCA
Asset Management Limited nor do the Shariah
Advisors influence or direct investment policy and
management of the Fund.

Section 7
GENERAL INFORMATION

GENERAL INFORMATION

7.1
Compliance with AFSL and Other
Requirements under Australian Law

The Fund is a registered managed investment
scheme and is subject to the Corporations Act.
MCCAAM holds an Australian Financial Services
Licence (AFSL) No. 291356 granted by ASIC. In
addition, MCCAAM holds an Australian Credit
Licence (ACL) No. 291356. This imposes compliance
obligations on MCCAAM including:
Maintaining sufficient financial resources.
Maintaining a suitable professional indemnity
insurance policy.
Maintaining a compliance regime consistent
with its obligations under its AFSL, ACL and the
Corporations Act.
Monitoring of the Compliance Plan obligations
are the responsibility of the Compliance Officer
and the Board. As at the date of this PDS, the
Compliance Officer is Dr Pasquale Franzese and
the Independent Directors (as defined under the

Corporations Act) are all current Directors of
MCCAAM. Section 6.2 details the background and
experience of these persons.

7.2

Material Documents

Material documents referred to below are available
for inspection during business hours at the offices
of MCCAAM. If you wish to inspect any material
document listed below you are welcome to call the
MCCAAM Head Office during business hours to
make an appointment to inspect some or all of the
documents listed below.
Custodian Agreement dated 5 August 2009 (see
summary in section 7.3)
Compliance Plan of the Fund dated 10 August
2013
Constitution of the Fund dated 10 August 2013
AFSL No. 291356 held by the Responsible Entity
ACL No. 291356 held by the Responsible Entity
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7.3
Custodian Agreement with Sandhurst
Trustees Limited
MCCAAM entered a Custodian Agreement
appointing Sandhurst Trustees Ltd as custodian of
the Fund in August 2013. The role of the Custodian
is described in Section 1.19.
The Custodian’s duties include but are not limited
to:
holding the Fund’s assets in safe custody;
opening and maintaining bank accounts to hold all
cash (including application money) and income of
the Fund;
executing and holding property title and transfer
documents;
acting on our specific instructions; and complying
with the Act.

Under the Custodian Agreement, Sandhurst
Trustees Ltd is entitled to an establishment fee
and an annual fee for providing custody services
to the Fund, at normal commercial rates for
those services. The Custodian is also entitled to
reasonable out of pocket expenses.

7.4
Fund Constitution and Rights of
Investors in the Fund
The Fund is governed by a Constitution. The Fund
is also regulated under the Corporations Act 2001.
Together the Constitution and the Corporations
Act govern the rights, duties and obligations of
MCCAAM as the Responsible Entity of the Fund.
This summary of the Constitution is not exhaustive
and only some of the key provisions are referred to.
You may obtain a copy of the Constitution from us
within 7 days of us receiving your request and upon
payment of the prescribed fee. You should contact
MCCAAM Head Office for details of the prescribed
fee.
Subject to the Constitution, an interest in a Subscheme is a proportionate interest to other investor
interests in the same Sub-scheme. The Fund does
not allow pooling across Sub-schemes. No interest
in a Sub-scheme confers an interest in a particular
part of the assets of the Fund. An investor in a
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Sub-scheme is not entitled to require the transfer
of any of the property comprised in the assets of
the Sub-scheme and is not entitled to interfere
with, or question the exercise or non-exercise
by us of any of the rights, powers, authorities or
discretions conferred on it by the Constitution,
including directing the Manager on how to deal with
investments of the Sub-scheme.

7.4.1
The Issue of Interests in a Subscheme
We may at any time issue new interests in a Subscheme, in accordance with the requirements of
the Constitution. The issue price of a new interest
in a Sub-scheme is determined in accordance with
the requirements of the Constitution and will vary
according to the circumstances in which the interest
in a Sub-scheme is to be issued.

7.4.2	Other Provisions in the Constitution Not
Addressed Elsewhere in the PDS
In addition, the Constitution includes provisions
dealing with:
Duration of the Fund: The Fund terminates on the
earlier of (i) the 80th anniversary of the Fund’s
date of establishment, (ii) a date determined by
the Responsible Entity and notified to investors
in Fund as the date on which the Fund is to be
terminated, and (iii) the date on which the Fund is
terminated by law;
Powers of the Responsible Entity: In relation to
the Fund, the Responsible Entity has the powers
vested in trustees by law and the powers of a
natural person or corporation, as if it were an
absolute beneficial owner of the assets of the
Fund, including the absolute and uncontrolled
discretion in relation to the investment,
management and realisation of the Fund’s assets;
Remuneration and Expenses of the
Responsible Entity: Subject to the Corporations
Act, the Responsible Entity will be entitled to be
paid certain remuneration out of the assets of the
Fund reimbursement of all costs incurred in the
proper performance of its duties - see Section 4 Fees.

Sec.7
Modification of the Constitution: The Constitution
may be modified, repealed or replaced with a new
Constitution by a special resolution of investors
if the Responsible Entity reasonably considers
the change will not adversely affect investors’
rights;
Meetings of Investors: Subject to Part 2G.4 of the
Corporations Act 2001, meetings of Investors are
to be held in accordance with the Constitution,
including as to quorum and voting;

7.5
No Guarantees and Warranties Provided
to Investors
No guarantees and/or warranties are made
by any of MCCAAM, MCCA Limited, the Cooperative or their respective directors, officers
and other associated parties, or any Authorised
Representatives appointed by MCCAAM from time
to time as to the performance of the Fund.

7.6

Director’s Interests and Benefits

Directors of MCCA Limited and their associated
parties and associates may take up investments
in a Sub-scheme, in accordance with the Fund’s
normal investment criteria. MCCAAM may deal with
Directors and their related parties and associates
in relation to the provision of finance products so
long as normal guidelines are met - see Section 3 in
respect to handling related party issues.

7.7

Interests and Benefits of Other Persons

Other than as set out below or elsewhere in the
PDS, no person named in this PDS as performing a
function in a professional, advisory or other capacity
in connection with the preparation or distribution of
this PDS, and no promoter of the Responsible Entity
holds or has held at any time during the last two
years before the date of this PDS any interest in:
the formation or promotion of the Fund;
any property acquired or proposed to be acquired
by the Fund in connection with the formation or
promotion or in connection with the Offer; and
no amounts have been paid or agreed to be paid
and no benefits have been given or agreed to
be given to any of these persons for services
rendered by them in connection with the formation

or promotion of the Fund or in connection with the
Offer.
The Responsible Entity is entitled to receive the
fees set out in section 4, “Fees”.
Souki Lawyers have acted as lawyers to the Fund
and will be paid normal commercial fees for legal
work to date.
McBain McCartin and Co (Mr Simon Aukstin as
financial auditor of the Fund and MCCAAM) are the
auditors of the financial accounts for the Fund and
MCCAAM and receive professional fees for their
services at normal rates.
Sandhurst Trustees Limited as Custodian
receives fees and reimbursement for expenses as
summarized in Section 7.3.

7.8

Consents

The Directors of MCCAAM have consented to and
have authorised the issue of this PDS.
The following persons have consented to being
named in this PDS in the form and context in which
they are named:
Souki Lawyers, Lawyers
McBain McCartin & Co, Auditors
Sandhurst Trustees Limited, Custodian
The Shariah Advisors - Dr Ibrahim Abu
Muhammad, Sheikh Gul Saeed Shah

To the maximum extent permitted by law, each of
these persons expressly disclaims and takes no
responsibility for any part of this PDS other than
the references to their name. As at the date of this
PDS, none of the named parties have revoked their
consent to be named in this PDS.

7.9

Privacy

By applying for an interest in Sub-scheme, you are
providing personal information to MCCAAM. We
respect your privacy and will comply with Australian
privacy laws and Australian Privacy Principles
applicable from March 12, 2014 relating to the
protection of your privacy and personal information.
Our privacy policy is available on the website (www.
mcca.com.au).
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GENERAL INFORMATION

Other than as disclosed below in this Section, we
will not share your information with unrelated
parties without your consent or as required by the
law and we will only use it:
to fulfill our obligations in providing services to
you;
to develop products and services; and
to market products and services to you, subject to
your right at any time to opt out of receiving direct
marketing materials.

In managing your Investment, we may need to
disclose your personal information to your financial
adviser either directly or through other service
providers with whom we may have arrangements.
You may request reasonable access to the
information we hold about you. Please notify us
immediately if there is a change on any of the
information we hold about you, so that we can
ensure that your information is always accurate
and current. If you do not provide the information
requested on the Application Form, we may be
unable to process your Application.

7.10

Complaints Handling Procedure

We have an internal complaints handling process.
As an Investor, you have a right to enquire into or
complain about the operation of the Fund to the
extent that it relates to you or your Investment,
including about our conduct, management and
administration of the Fund. We have established
procedures to ensure that all enquiries and
complaints are properly considered and dealt with
within 45 days of our being notified. If it appears
the complaint may not be resolved within 45 days,
the complainant will be notified promptly and the
complaint may take up to 90 days to be resolved. If
you have an enquiry or complaint, please contact
the Complaints Handling Officer on 1300 724 734.
If you require further assistance, then you should
direct your written enquiry or complaint to the
Managing Director at the address shown in the
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Corporate Directory or alternatively, by email at
complaints@mcca.com.au.
If you are dissatisfied with the manner in which
we handle a complaint or if we have not been able
to satisfactorily resolve the complaint, the matter
can be referred to an external complaints handling
body, the Financial Ombudsman Service at:
Financial Ombudsman Service
GPO Box 3, Melbourne VIC 3001 Australia
Telephone 1300 780 808 Facsimile (03) 9613 6399
website: www.fos.org.au
MCCAAM is a member of the Financial Ombudsman
Service, member number 12147.

7.11

Investor Identification Requirements

At the time of your initial investment in a Subscheme you will be required to provide sufficient
identification as required by Australian law. If
you do not provide sufficient identification
documentation your application to invest in a
Sub-scheme may be delayed until sufficient
identification is provided to the Manager. Where the
investment application is completed in more than
one party, then all parties to the application must
provide sufficient identification. You will also need
to provide details of your tax file number. It is not
obligatory for you to supply your tax file number.
However if you do not, it is possible we will need to
withhold tax from your investment return paid to
you.

Dictionary
Section 7
Act

Corporations Act 2001.

ACL

Australian Credit Licence No. 291356 issued by ASIC.

AFSL

Australian Financial Services Licence No. 291356 issued by ASIC.

Application Form

The Application Form attached to this PDS.

ASIC

Australian Securities and Investments Commission.

Authorised
Representative

The term applying to a third party appointed by MCCA as an Authorised Representative to act on behalf of MCCA
to attend to your needs.

Compliance Plan

The Compliance Plan sets out the measures that MCCA applies in operating the Fund to ensure compliance with
the Law and the Fund’s Constitution.

Construction and
development

Construction and development projects include multi-residential dwelling construction, land sub-division, and
construction of commercial and industrial properties.

Cooling-Off

The 14 day period starting from the time that we or the Custodian receives your investment monies for an
investment in any Sub-scheme issued by the Manager. Any request to have monies returned during the CoolingOff period must be made in writing, addressed to the Manager and forwarded to the Manager within the 14 day
Cooling-Off period.

Custodian

Sandhurst Trustees Limited or other entity appointed to act as custodian by the Manager.

Directors or directors

Directors of MCCA, unless it is otherwise apparent from the context.

Dual-Compliance or
dual-compliant

Compliance with Australian law and the Shariah and Islamic religion.

Fund

The registered managed investment scheme known as the MCCA Property Fund ARSN 116 851 980 as described
in this PDS.

Fund Constitution or
Constitution

The deed entered into by MCCA, the Investment Manager and Investors from time to time setting out the rights
and obligations of each party. All Investors are bound by the Fund Constitution as amended from time to time.

Fund property or
property

Any mortgage, property, money or money’s worth or entitlements thereto which constitute the property of the
Fund and Sub-scheme as issued from time to time.

Investment Manager

MCCA Asset Management Limited (ABN 18 113 728 706).

Investor or investor

A person or other legal entity that applies to be and is accepted as a legal member of the Fund, insofar as their
investment activities are concerned.

Investor
Representative

An Investor Representative is any company, partnership or individual appointed by an Investor to invest in, obtain
investment information, or withdraw monies from the Fund on behalf of that Investor.

Law or the Law or
Australian law

The Corporations Act 2001 unless it is otherwise apparent from the context that the term applies to other aspects
of Australian law and regulations.

Manager

MCCA Asset Management Limited (ABN 18 113 728 706).

MCCA or MCCAAM

MCCA Asset Management Limited (ABN 18 113 728 706) holder of Australian Financial Services Licence
No.291356 and Australian Credit Licence No.291356 and when it is acting as the Responsible Entity of the Fund.

MCCA Group

3 related corporate entities with common ownership and directors comprising MCCA Limited, MCCA Asset
Management Limited and Muslim Community Co-operative (Australia) Limited.

Offer

An offer to invest in the Fund

PDS

This Product Disclosure Statement (also known as Part A when issued with a Sub-scheme Property Description
Statement)

Property Description
Statement

The Property Description Statement (also known as Part B when issued with a Product Disclosure Document for
the Fund) issued to investors that details important information on the Sub-scheme property investment.

Responsible Entity

The Manager.

Shariah Principles

Principles as described in Quran and Sunnah of prophet Mohammad.

Sub-scheme or Subfund

A Sub-scheme also known as Sub-fund is an individual property investment set up to hold specific property
holding(s) for investors in that Sub-scheme. The Manager may issue a number of separate Sub-schemes from
time to time. The Fund does not allow pooling between Sub-schemes.

Sub-scheme
documents

Documents provided to investors in Sub-scheme being this PDS also known as Part A and the Property
Description Statement also known as Part B.

You, your, yours

An Investor in a Sub-scheme.

We, us, our, ours

The Manager.
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Completing the application form
There are two Application Forms –
which one to use depends on the type
of Investor you are.

We will verify these details through an
ASIC search.

SECTION A: Investor Details
Please complete the details for each
Investor as follows:

This section applies to joint and
company/organisation investors and
identifies the number of signatories
who can authorise transactions on
the account such as withdrawals and
changes to account details.

Individuals
For an investment in one person’s
name, complete the Application –
Individual/Joint.
Joint
For an investment in joint names
or for partners in a partnership,
complete the Application Individual/
Joint.
Companies, Trusts, Superannuation
Funds or other organisations
Please complete the Application –
Company/Trust/Superannuation Fund.
Where the Investor is a trust, we also
require certain information about the
trust/super fund, such as the name
of the trust/super fund, the trustee
and the beneficiaries, the place of
establishment of the trust/super fund,
and what type of trust it is. You should
provide us with documentary evidence,
such as a certified copy of the trust
deed or a certified extract from the
trust deed, to confirm this information.
Tax File Number (TFN) notification
Please complete the details providing
your TFN or give the appropriate
exemption information. Please note
that failure to provide a TFN may
adversely result in additional tax being
taken out of any distribution made to
you.
Contact person & postal address
Please provide details of where you
would like all correspondence sent to.
Registered office and principal place
of business address
If you represent a company, please
provide your registered office and
principal place of business address.
We are required to obtain this
information for anti-money laundering/
counter-terrorism financing purposes
– see application form of the PDS.
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Account authorisations

SECTION B: Income Distributions and
Bank Account Details
Please provide the details of your
bank account, so that we can directly
credit any profit or distribution or
withdrawals (capital redemptions).
This account is also referred to as your
nominated bank account.
We will pay all income distributions
and capital redemptions into this
account.
You may elect to have your investment
withdrawals paid into a different bank
account than your nominated account.
If this is the case, you will need to
provide these account details and a fee
may apply.
SECTION C: Investment Details
Funds can only be sent by cheque,
BPAY or EFT once the account has
been set up. We will advise you of
these details at this time.
To arrange a deduction from your
bank account, please complete an
Authorisation to Deduct form. This
form is available by contacting the
Manager.
SECTION D: Statement Frequency
Your Investor Activity Statement is
issued to you free of charge on a
half yearly basis unless the Subscheme has an alternative statement
frequency. Yearly Investor Activity
Statements will be issued at the end of
the financial year.
SECTION E: Appointment of Financial
Adviser
If you have a Financial Adviser
you need to confirm whether your
Financial Adviser can have access and/
or transact on your account.

SECTION F: Financial Adviser Details
If you have been referred to the Fund
by a financial adviser, you should ask
them to complete this section.
SECTION G: Appointment of Investor
Representative (other than Financial
Adviser) – optional
If you wish to appoint a person to
represent you and deal with your Fund
investments, please complete this
section. This section is optional. You do
not have to appoint a representative.
SECTION H: Applicant Identification
Verification
To help us protect your investment
against fraud, and to comply with
the anti-money laundering/counterterrorism financing regulations, you
need to provide certain documents
to verify your identity. To do this, you
will need to complete the ID Checklist
section, and provide certified copies of
the documents that you have ticked.
You should attach these certified
copies to the completed Application
Form.
SECTION I: Annual Report
If you would like to receive the Fund’s
Annual Audited Financial Report each
year please tick the relevant box. If
you do not tick one of the boxes in this
section, you will not be sent the Fund’s
Annual Audited Financial Report.
You should continually refer to the
Manager’s web site www.mcca.com.
au for an updated status on the Fund
and/or your investment in the relevant
Sub-scheme.
SECTION J: Declaration and Signature
The Application Form must be signed
by all relevant parties.
Every individual investor must sign,
whether investing for themselves or
investing jointly with others.
Where the investor is a company, trust,
super fund or other organisation the
Application Form must be signed by
persons authorised by these entities to
sign the Application form.

Application Forms

MCCA property Fund
Application – Individual/Joint

MCCA property Fund
Application – Company/Trust/Superannuation Fund
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Application – Individual/Joint
MCCA Property Fund ARSN 116 851 980. Product Disclosure Statement dated 22 August 2014
Please refer to instructions in this PDS for guidance with completing the Application form.

Section A: Investor Details

Stamp of MCCA

Do you have an existing investment account with MCCA?
Existing Investor No.

Yes

or Authorised
Representative

No

Applicant 1 		

Applicant 2 		

Title

Title

First name

Last name

		

Date of birth

First name

Last name

		

Date of birth

Tax File Number or exemption*

Tax File Number or exemption*

Tax residence (non-Australian residents)

Tax residence (non-Australian residents)

*It is not against the law if you choose not to give your TFN or exemption
reason, but if you decide not to, tax maybe taken out of your distributions
at the highest marginal tax rate (plus Medicare levy). If you are an overseas
investor, please indicate your country of residence for tax purposes.

*It is not against the law if you choose not to give your TFN or exemption
reason, but if you decide not to, tax maybe taken out of your distributions
at the highest marginal tax rate (plus Medicare levy). If you are an overseas
investor, please indicate your country of residence for tax purposes.

Residential address

Residential address

Postal address (if different from above)

Postal address (if different from above)

Primary Contact details

Primary Contact details

Contact Name

Contact Name

Home

Home

Business

Business

Mobile

Mobile

Email		

Email		

Account authorisations – joint accounts

Account authorisations – joint accounts

Account authorisations for account changes and redemptions

Account authorisations for account changes and redemptions

Both signatories
1

Either signatory

MCCA property Fund APPLICATION - INDIVIDUAL/JOINT

Both signatories

Either signatory

Application – Individual/Joint

Section A1: M
 inor (Child under the age of 18 years)
(identification required)
First Name
Last Name

Section D: Statement Frequency
Unless a different arrangement for a Sub-scheme is in
place as outlined in the Property Description Statement for
the Sub-scheme, please indicate how often you would like
to receive your Investor Activity Statement:
Half-Yearly

Section B: Redemptions, Income Distributions and
Bank Accounts Details
Please indicate how you would like your redemptions and income
distributions to be paid (if no nomination is made income will be
reinvested in the MCCA Income Fund.
Please
reinvest my/our income distributions in the MCCA

Income Fund
OR

Yearly

Section E: Appointment of Financial Adviser
Information may be disclosed to your adviser or adviser
dealer group, their service provider and any joint holder
of your investment.
Please tick this box if you wish your Financial Adviser to have
access to your investment account.

Please credit my/our bank account details as follows:

Role of Financial Adviser

Financial Institution

I /We request that my/our Financial Adviser, as nominated in section
F, receive access to my/our financial records in relation to my/our
Fund investment and consistent with the terms and conditions,
agree that my/our Financial Adviser has the same powers as I/we
do to make further investments in or withdrawals from the Fund.
I/We hereby release, discharge and agree to indemnify MCCA and
the Investment Manager from and against all actions, proceedings,
accounts, claims and demands however arising out of acting upon
the instructions of my/our Financial Adviser or the release of this
information to my/our Financial Adviser as nominated in section F.

Branch

Account Name

BSB

Account Number

Section C: Investment Details

Signature(s)

Date

Initial investment amount/s:
Signature(s)

$

Please indicate how this investment will be made:
Cheque attached (payable to MCCA Property Fund)

Date

MCCA property Fund APPLICATION - individual/joint
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Section F: Financial Adviser Details (to be completed by your Financial Advisor)
MCCA Financial Adviser No.

Name				Company

Stamp

Address

Email address

Dealer group

Contact tel.

ABN				AFSL
		
Identity verification declaration
In accordance with the Financial Services Council/Financial Planning Association Industry Guidance Note 24, I confirm that customer
identification has taken place under the Anti-Money Laundering and Counter-Terrorism Financing Act 2006 (Cth) (‘Act’) and that I will provide
MCCA with access to the records as required, or that the industry agreed ‘Customer Identification Form’ confirming compliance is attached. I also
agree to forward these documents to MCCA if I ever become unable to retain the documents. I understand and agree that MCCA is authorised to
conduct random audits of these records in accordance with its obligations under the Act.
Adviser Signature						

Date

Section G: Appointment of Investor Representative (other than Financial Adviser)
I/We have read the section on Investor Representatives and agree to its terms and conditions. I/We wish to appoint the following party to
represent and deal with my/our Fund Investments.
Full Name of Investor Representative					

Signature of Investor Representative		

I/We request that my/our Investor Representative, as nominated above, receive access to my/our financial records in relation to my/our Fund
investment and consistent with the terms and conditions, agree that my/our Investor Representative has the same powers as I/we do to make
further investments in or withdrawals from the Fund. I/We hereby release, discharge and agree to indemnify MCCA and the Manager from
and against all actions, proceedings, accounts, claims and demands however arising out of acting upon the instructions of my/our Investor
Representative or the release of this information to my/our Investor Representative named above.
Signature(s) of Investor(s)					

Date

Signature(s) of Investor(s)					

Date

Section H: Applicant Identification Verification
This information is required by the Anti-Money Laundering & Counter-Terrorism Financing laws. EACH APPLICANT must complete the
relevant sections below and provide the requested evidence of identity verification to us. You must send in one certified copy* (not originals)
of each of the following for EACH APPLICANT
•  one primary photographic identification document (Category A) OR
•  one primary non-photographic identification document AND one secondary identification document (Category B)
Please note that we cannot accept certified copies by fax.
* For your document to be correctly certified, please refer to the certification of documents outlined in this Application.
Documents not in English must be accompanied by an English translation prepared by an accredited translator.
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Application – Individual/Joint

Section H: Applicant Identification Verification (continued)
Identity Verification for Australian Residents
Please tick which document(s) you have provided:
Category A: a certified copy of ONE of the following documents that contains your photo and full name:
Applicant 1

Applicant 2

Investor’s
Rep.

Australian driver’s licence: or
Australian passport (current or expired less than 2 years ago): or
Proof of age card issued under a state or territory law.
Category B: OR if you cannot provide one of the above documents, please provide one document from BOTH 1 AND 2 below:
1. A Certified Copy Of One Of The Following Documents:

APPLICANT
1

APPLICANT
2

INVESTOR’S
REP.

applicant 1

applicant
2

investor’s
rep.

Applicant
1

applicant
2

investor’s
rep.

Australian birth certificate; or
Australian citizenship certificate; or
Pension card issued by Centrelink; or
Health care card issued by Centrelink;
AND
2. A
 certified copy of a notice that contains your name and residential
address which was issued to you by EITHER:
The Commonwealth or a state or territory within the preceding 12 months
and records the provision of financial benefits; or
The Australian Taxation Office within the preceding 12 months and records
a debt payable by or to you; or
A local government body or utilities provider within the preceding three
months and records the provision of services to you.
Identity Verification for Non-Australian Residents
Please tick which document(s) you have provided:
Category A: a certified copy of ONE of the following documents:

Foreign passport or similar travel document bearing your signature and
photograph;
OR
National identity card issued by a foreign government bearing your
signature and photograph.
Category B: OR if you cannot provide one of the above documents, please provide certified copies of TWO of the following
documents:
Foreign divers licence that contains your photograph; and/or
Citizenship certificate issued by a foreign government; and/or
Birth certificate issued by a foreign government.

MCCA property Fund APPLICATION - individual/joint
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Application – Individual/Joint

Certification of documents - Who can certify?
The certifying officer must be:
Currently employed in one of the professional or occupational
groups listed below;
Contactable by telephone during normal working hours.

 anager of an Australian bank overseas
M
Barrister, solicitor or patent attorney
A police officer
Postal manager
Principal of an Australian secondary college, high school or primary
school
A justice of the peace with a registration number
A dentist
A veterinary practitioner
A pharmacist
A registered medical practitioner within the meaning of the Medical
Practice Act 1994
A notary public
A minister of religion authorised to celebrate marriages
(not a civil celebrant)

The certifying officer must:
Write on the copy “this is a true copy of the original documents
sighted by me”;
Sign and print their name;
Provide an address and a contact telephone number;
State their profession or occupation group (as below);
Write on the copy the date certified; and
Affix the official stamp or seal of the certifier’s organisation on the
copy.
In addition, if the certifying officer is a justice of the peace, the
certifying officer must:
List registration number and state/territory of registration.
Who can certify documents within Australia?
Accountant – member of a recognised professional accounting body
or a registered tax agent
Manager of a bank or credit union, other than managers of bank
travel centres

Section I:

Who can certify documents outside Australia?
An authorised officer of an Australian overseas diplomatic mission
An authorised officer of an Australian education centre
A private representative of a university
A university or college registrar
A school headmaster or other recognised examining authority

Annual Fund Audited Financial Report

The Fund’s latest annual audited financial report when available can be viewed at www.mcca.com.au


Please tick if you wish to receive a paper copy of the report in the mail.

Please tick if you wish to receive the annual report to the
 email address in Section A.

Section J: 	Declaration and Signature
1

I/We hereby apply for registration in the MCCA Property Fund (“the 		
Fund”).

2	I/we declare that we have received a paper or electronic copy of the
PDS dated 22 August 2014 and read this PDS in full before completing
this Application form and the details in the Application form are true and
correct.
3

I/We agree to be bound by the provisions of the Fund Constitution dated
10 August 2013 as amended from time to time, a copy of which is available
for my/our inspection.

4

I/We authorise the disclosure to the Financial Adviser or Authorised
Representative whose details appear herein of any information in relation
to this application or the investment relating thereto (“personal
information”) and I/we consent to the payment of brokerage and fees to
the financial adviser or Authorised Representative as set out in this PDS
or subsequent disclosure.

5

I/We understand and agree that MCCA may disclose information about
me/us to courts, tribunals or as required by law, including to verify my/
our identity as necessary for MCCA to comply with its obligations under
the Act.

6	I/We understand that MCCA may use my/our personal information for
marketing to you products and services offered by us and organisations
with which we are affiliated or which we represent. You have the right not
to receive marketing material by ticking this box:

 

7

I/We understand and agree that MCCA may provide personal information
to an external organisation that provides information technology services.

8.	I/We hereby irrevocably appoint MCCA, and any Director, agent, attorney
or substitute nominated by it and the Manager to be my/our attorney for
the purpose of performing its duties under the Fund’s Constitution in
relation to any Sub-scheme property investment in which I/we invest.
9	I/we hereby acknowledge that neither MCCA nor its Authorised
Representatives if relevant has provided me/us with any personal
financial product advice, made any representation or given any guarantee
as to the Fund performance, the maintenance of capital or any particular
rate of Investor return.
10 If signed under a power of attorney, I/we declare that I/we have no 		
knowledge of the revocation of that power of attorney.

Signature(s)

Date

Name (Please print)

Signature(s)

Date

Name (Please print)

Capacity to execute Applicant / Power of Attorney/ Trustee
(Please circle applicable title)		

Send your completed Application form,
certified copies of your identification
documents and your cheque to:
MCCA Asset Management Limited
PO Box 73,
Coburg Victoria 3058
Australia

Capacity to execute Applicant / Power of Attorney/ Trustee
(Please circle applicable title)

MCCA is not responsible for the return on any investment nor does it make any recommendation of any investment.
You and your Financial Adviser are responsible for the suitability of any investment selected by you.

NOTE IN ADDITION TO THIS PDS YOU NEED TO OBTAIN AT THE SAME TIME A COPY OF THE PROPERTY
DESCRIPTION STATEMENT (PART B) THAT DETAILS THE IMPORTANT INFORMATION FOR THE SUBSCHEME THAT IS ON OFFER. YOU WILL NEED TO EXECUTE IN ADDITION TO THE APPLICATION FORM
ENCLOSED WITH THIS PDS, THE CONSENT FORM ATTACHED WITH THE PROPERTY DESCRIPTION
STATEMENT FOR THE SUB-SCHEME BEING ISSUED.

MCCA Property Fund
Application – Company/Trust/Superannuation Fund
MCCA Property Fund ARSN 116 851 980. Product Disclosure Statement dated 22 August 2014
Please refer to instructions in this PDS for guidance with completing the Application form.

Section A: 	Investor Details
Stamp of MCCA

Do you have an existing investment account with MCCA?
Existing Investor No.

Yes

or Authorised
Representative

No

Note: if more than 2 applicants, please use additional Application form.

Section A2: A
 ustralian Company/Trust/Fund

What type of entity is investing?
	

	
	

Australian Trust/Superannuation Fund
– complete section A1, A2, A4 & A5

Full name of Company/Trust/Fund

Australian Company – complete sections A2, A4 & A5

ACN or ABN

Other Entities (e.g. Sole Trader) – complete sections A3, A4 & A5

TFN

Section A1: A
 ustralian Trust/Superannuation Fund
Tax Exemption/Country of Residence

Trust-Fund Name

It is not against the law if you choose not to give your TFN or exemption
reason, but if you decide not to, tax maybe taken out of your distributions
at the highest marginal tax rate (plus Medicare levy). If you are an
overseas investor, please indicate your country of residence for tax
purposes.

Trust-Fund Name

Individual Trustee 1
Title

Last name

First name

		

Principal place of business/operations
Date of birth

Street address

CORPORATE TRUSTEE: (if applicable)
ACN or ABN

Name
Registered office (must not be a PO Box)


Individual Trustee 2
Title

Last name

First name

		

Tick if same as principal place of business

Street address
Date of birth

CORPORATE TRUSTEE: (if applicable)
ACN or ABN

MCCA property Fund APPLICATION - company/trust/superannuation fund
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MCCA Property Fund
Section A3: Other Entities

Section A5: Postal Address and Contact Details

Name

Contact Person

ABN

Street / postal address	

TFN

Tax Exemption
Telephone
It is not against the law if you choose not to give your TFN or exemption
reason, but if you decide not to, tax maybe taken out of your distributions
at the highest marginal tax rate (plus Medicare levy). If you are an
overseas investor, please indicate your country of residence for tax
purposes.

Fax
Mobile

Registration #

Email

Governing legislation / Jurisdiction

Account authorisations
Authorisation for account changes and redemptions
All signatories

Section A4: C
 orporate Trustees and/or Company
Investors
Please provide full names of directors below.
Directors 1

Other (please specify)

Section B: Redemptions, Income Distributions and
Bank Accounts Details
Please
reinvest my/our income distributions in the MCCA

Income Fund OR

Directors 2

Directors 3

Directors 4

If there are more than four (4) directors, please provide their full names
on a separate piece of paper and attach it to this Application.

Any signatories

Please credit my/our bank account details as follows:
Financial Institution
Branch
Account Name
BSB

Please provide full names of shareholders who hold more than 25% of
the company’s issued shares.

Account Number

Shareholder 1

Section C:  Investment Detail
Shareholder 2

Initial investment amount/s:
$

Please indicate how this investment will be made:
Shareholder 3

2

Cheque attached (payable to MCCA Property Fund)

MCCA property Fund APPLICATION - company/trust/superannuation fund

Application – Company/Trust/Superannuation Fund

Section D: Statement Frequency

Section F: Financial Adviser Details (to be

Unless a different arrangement for a Sub-scheme is in
place as outlined in the Property Description Statement
for the Sub-scheme, please indicate how often you
would like to receive your Investor Activity Statement:

completed by your Financial Advisor)
MCCA Financial Adviser No.
Address

Half-Yearly

Company

Yearly

Address

Section E: Appointment of Financial Adviser
Information may be disclosed to your adviser or adviser
dealer group, their service provider and any joint
holder of your investment.

 lease tick this box if you wish your Financial Adviser to
P
have access to your investment account.
Role of Financial Adviser

Dealer group

I /We request that my/our Financial Adviser, as
nominated in section F, receive access to my/our
financial records in relation to my/our Fund investment
and consistent with the terms and conditions, agree
that my/our Financial Adviser has the same powers as
I/we do to make further investments in or withdrawals
from the Fund. I/We hereby release, discharge and
agree to indemnify MCCA and the Investment Manager
from and against all actions, proceedings, accounts,
claims and demands however arising out of acting upon
the instructions of my/our Financial Adviser or the
release of this information to my/our Financial Adviser
as nominated in section F.
Signature(s)

Date

Signature(s)

Email address

Contact tel.

ABN

AFSL

Identity verification declaration
In accordance with the Financial Services Council/Financial Planning
Association Industry Guidance Note 24, I confirm that customer
identification has taken place under the Anti-Money Laundering and
Counter-Terrorism Financing Act 2006 (Cth) (‘Act’) and that I will provide
MCCA with access to the records as required, or that the industry agreed
‘Customer Identification Form’ confirming compliance is attached. I also
agree to forward these documents to MCCA if I ever become unable to
retain the documents. I understand and agree that MCCA is authorised to
conduct random audits of these records in accordance with its obligations
under the Act.
Adviser Signature						

Date

Date						
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MCCA Property Fund

Section G: 	Appointment of Investor Representative (other than Financial Adviser)
I/We have read the section on Investor Representatives and agree to its terms and conditions. I/We wish to appoint the
following party to represent and deal with my/our Fund Investments.
Full Name of Investor Representative					

Signature of Investor Representative

I/We request that my/our Investor Representative, as nominated above, receive access to my/our financial records in relation to my/our
Fund investment and consistent with the terms and conditions, agree that my/our Investor Representative has the same powers as I/we
do to make further investments in or withdrawals from the Fund. I/We hereby release, discharge and agree to indemnify MCCA and the
Investment Manager from and against all actions, proceedings, accounts, claims and demands however arising out of acting upon the
instructions of my/our Investor Representative or the release of this information to my/our Investor Representative named above.
Signature(s) of Investor(s)					

Date

Signature(s) of Investor(s)					

Date

Section H: Applicant Identification Verification
This information is required by the Anti-Money Laundering & Counter-Terrorism Financing laws. The relevant sections
below must be completed and requested evidence of identity be provided to us. You must send in one certified copy* (not
originals) of each of the following for EACH TRUSTEE and at least (1) Company Director:
•  one primary photographic identification document (Category A) OR
•  one primary non-photographic identification document AND one secondary identification document (Category B)
Please note that we cannot accept certified copies by fax.
* For your document to be correctly certified, please refer to the certification of documents outlined in this Application.
Documents not in English must be accompanied by an English translation prepared by an accredited translator.
Identity Verification for Australian Residents (Directors & Trustees must be identified under this section)
Please tick which document(s) you have provided:
Category A: a certified copy of ONE of the following documents that contains your photo and full name:

Trustee 1

Australian driver’s licence: or

Australian passport (current or expired less than 2 years ago): or

Proof of age card issued under a state or territory law.

4
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Trustee 2

Director

Application – Company/Trust/Superannuation Fund

Category B: OR if you cannot provide one of the above documents, please provide one document from BOTH 1 AND 2 below:
1. A certified copy of ONE of the following documents:

Trustee
1

Trustee
2

Director

Trustee
1

Trustee
2

Director

Trustee
1

Trustee
2

Australian birth certificate; or
Australian citizenship certificate; or
Pension card issued by Centrelink; or
Health care card issued by Centrelink;
AND
2. A certified copy of a notice that contains your name and residential
address which was issued to you by EITHER:
The Commonwealth or a state or territory within the preceding 12 months
and records the provision of financial benefits; or
The Australian Taxation Office within the preceding 12 months and records
a debt payable by or to you; or
A local government body or utilities provider within the preceding three
months and records the provision of services to you.
Identity Verification for Non-Australian Residents
Please tick which document(s) you have provided:
Category A: a certified copy of ONE of the following documents:

Director

Foreign passport or similar travel document bearing your signature and
photograph;
OR
National identity card issued by a foreign government bearing your
signature and photograph.
Category B: OR if you cannot provide one of the above documents, please provide certified copies of TWO of the following

documents:
Foreign divers licence that contains your photograph; and/or
Citizenship certificate issued by a foreign government; and/or
Birth certificate issued by a foreign government.

Identification verification for Australian Trusts/Superannuation Funds

Please ensure the documents you provide confirm:
i) full name of Trust/Superannuation Fund and
ii) type of Trust/Superannuation Fund;
iii) the names of the Trustees and Beneficiaries; and
iv) the place of establishment of the Trust.
A certified copy of the Trust Deed or a certified extract from the Trust Deed is required to confirm this information.
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Application – Company/Trust/Superannuation Fund

Certification of documents - Who can certify?
The certifying officer must be:
Currently employed in one of the professional or occupational
groups listed below;
Contactable by telephone during normal working hours.

 anager of an Australian bank overseas
M
Barrister, solicitor or patent attorney
A police officer
Postal manager
Principal of an Australian secondary college, high school or primary
school
A justice of the peace with a registration number
A dentist
A veterinary practitioner
A pharmacist
A registered medical practitioner within the meaning of the Medical
Practice Act 1994
A notary public
A minister of religion authorised to celebrate marriages
(not a civil celebrant)

The certifying officer must:
Write on the copy “this is a true copy of the original documents
sighted by me”;
Sign and print their name;
Provide an address and a contact telephone number;
State their profession or occupation group (as below);
Write on the copy the date certified; and
Affix the official stamp or seal of the certifier’s organisation on the
copy.
In addition, if the certifying officer is a justice of the peace, the
certifying officer must:
List registration number and state/territory of registration.
Who can certify documents within Australia?
Accountant – member of a recognised professional accounting body
or a registered tax agent
Manager of a bank or credit union, other than managers of bank
travel centres

Section I:

Who can certify documents outside Australia?
An authorised officer of an Australian overseas diplomatic mission
An authorised officer of an Australian education centre
A private representative of a university
A university or college registrar
A school headmaster or other recognised examining authority

Annual Fund Audited Financial Report

The Fund’s latest annual audited financial report when available can be viewed at www.mcca.com.au


Please tick if you wish to receive a paper copy of the report in the mail.

Please tick if you wish to receive the annual report to the
 email address in Section A.

Section J: 	Declaration and Signature
1

I/We hereby apply for registration in the MCCA Property Fund (“the 		
Fund”).

2

I/we declare that we have received a paper or electronic copy of the
	PDS dated 22 August 2014 and read this PDS in full before completing
this Application form and the details in the Application form are true
and correct.

3

I/We agree to be bound by the provisions of the Fund Constitution dated
10 August 2013 as amended from time to time, a copy of which is available
for my/our inspection.

4

I/We authorise the disclosure to the Financial Adviser or Authorised
Representative whose details appear herein of any information in relation
to this application or the investment relating thereto (“personal
information”) and I/we consent to the payment of brokerage and fees to
the financial adviser or Authorised Representative as set out in this PDS
or subsequent disclosure.

5

I/We understand and agree that MCCA may wdisclose information about
me/us to courts, tribunals or as required by law, including to verify my/
our identity as necessary for MCCA to comply with its obligations under
the Act.

 

7

I/We understand and agree that MCCA may provide personal information
to an external organisation that provides information technology services.

8

I/We hereby irrevocably appoint MCCA, and any Director, agent, attorney
or substitute nominated by it and the Manager to be my/our attorney for
the purpose of performing its duties under the Fund’s Constitution in
relation to any Sub-scheme property investment in which I/we invest.

9	I/we hereby acknowledge that neither MCCA nor its Authorised
Representatives if relevant has provided me/us with any personal
financial product advice, made any representation or given any guarantee
as to the Fund performance, the maintenance of capital or any particular
rate of Investor return.
10 If signed under a power of attorney, I/we declare that I/we have no 		
knowledge of the revocation of that power of attorney.

Signature(s)

Date

Name (Please print)

Signature(s)

Date

Name (Please print)

Capacity to execute Applicant / Power of Attorney/ Trustee /Director
(Please circle applicable title)		

Send your completed Application form,
certified copies of your identification
documents and your cheque to:
MCCA Asset Management Limited
PO Box 73,
Coburg Victoria 3058
Australia
6

6	I/We understand that MCCA may use my/our personal information for
marketing to you products and services offered by us and organisations
with which we are affiliated or which we represent. You have the right not
to receive marketing material by ticking this box:

Capacity to execute Applicant / Power of Attorney/Trustee/Director
(Please circle applicable title)

MCCA is not responsible for the return on any investment nor does it make any recommendation of any investment.
You and your Financial Adviser are responsible for the suitability of any investment selected by you.

NOTE IN ADDITION TO THIS PDS YOU NEED TO OBTAIN AT THE SAME TIME A COPY OF THE PROPERTY
DESCRIPTION STATEMENT (PART B) THAT DETAILS THE IMPORTANT INFORMATION FOR THE SUBSCHEME THAT IS ON OFFER. YOU WILL NEED TO EXECUTE IN ADDITION TO THE APPLICATION FORM
ENCLOSED WITH THIS PDS, THE CONSENT FORM ATTACHED WITH THE PROPERTY DESCRIPTION
STATEMENT FOR THE SUB-SCHEME BEING ISSUED.

Corporate Directory
Responsible entity

Custodian

MCCA Asset Management
Limited
Head Office
167–169 Sydney Road,
Coburg Victoria 3058
Australia

Sandhurst Trustees Ltd
Level 5, 120 Harbour
Esplanades,
Docklands Victoria 3008

New South Wales Branch
125 Haldon Street,
Lakemba,
New South Wales 2195
Australia
t 1300 724 734
f 03 9386 4344
e info@mcca.com.au
w mcca.com.au

t 03 8414 7856
f 03 8414 7275
Lawyers
Souki Lawyers
Level 1, Suite 1
22 Mason Street
Newport Victoria 3015
t 03 9398 0200

Statutory Auditor of the Fund
Statutory Auditor of the
Compliance Plan
Statutory Auditor of the
Responsible Entity
McBain McCartin & Co
123 Whitehorse Road
Balwyn Victoria 3013
Australia
t 03 9817 0700
f 03 9817 0799

