F
~ GALILEO JAPAN TRUST (ARSN 122 465 99C

(@
T
o
@)
o
L
o
£
<
)
=













Balance Sheet

During the period, the Trust's total assets increased by 55%
to approximately A$996 million.

This growth was achieved primarily through the acquisition
of the assets detailed below:

e |a Park Kishiwada Shopping Centre; Osaka
e Suroy Mall, Fukuoka; Fukuoka

e Suroy Mall, Kumamoto; Kumamoto

e Seiyu Minakuchi; Shiga

e Nara 2; Shin Yokohama

The Trust’s debt to total assets as at 30 June 2008 was
54.6%, well within the Trust's preferred gearing range of
50% to 60%. The Trust's debt service coverage ratio for
the 2008 year remained healthy at 3.8 times.

Galileo believes that in the current tighter credit market
environment it is in the interest of unitholders for the
Trust to move toward the lower end of its stated gearing
range. To achieve this, sales of “non-core” assets are
being considered and equity released from these sales will
provide additional balance sheet flexibility.

Despite volatility in the exchange rate during the period
the Trust’s net tangible assets (NTA) has remained relatively
stable and was 90 cents per unit as at 30 June 2008.

The reduction of 3 cents per unit from 30 June 2007 is
primarily due to a mark to market reduction in the fair
market value of income, capital and interest rate hedges.

Capital Management

The Trust has two loan facilities maturing in FY09. Terms
have already been agreed with the lender to extend the
first of these, a A$26 million dollar facility due to mature
in September 2008. The remaining smaller facility to be
refinanced in January 2009 (A$14.6 million) represents
2.7% of the Trust’s total borrowings.

Galileo continues to adopt a conservative approach in
managing risks associated with interest rate and foreign
exchange movements.

The weighted average term to maturity of the Trust's
borrowings at 30 June 2008 is 3.5 years with 81% of this
at a fixed rate (1.96%), inclusive of margin. Despite the
tightening of global credit markets, it is anticipated that
the Trust's debt service coverage ratio should continue

to exceed three times for the 2009 financial year.
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Foreign Exchange

Income hedges are used by the Trust to remove volatility

in earnings and distributions due to a fluctuating exchange
rate between the Australian dollar and the Japanese yen.
100% of the Trust's distributions are hedged until 2012 and
therefore not exposed to any fluctuation in the exchange
rate. The income hedge profile is continuously reviewed
and updated to ensure the Trust maintains a stabilised
income and distribution profile in Australian dollars.

The Trust has one of the longest income hedge profiles in
the LPT sector with 100% of income hedged until 2012
and approximately 84% hedged on a weighted average
basis until December 2016.

INCOME HEDGE PROFILE
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Capital hedges are used by the Trust to reduce NTA
volatility due to a fluctuating exchange rate between the
Australian dollar and the Japanese yen. The Trust currently
has 35% of its Australian dollar equity hedged, using cross
currency swaps. These derivatives also provide a source

of income to the Trust due to the interest rate differential




between the two currencies. It is the intention of Galileo
to maintain capital hedges at the current level to assist in
providing a stabilised NTA position for the Trust.

The Trust equity hedged maturity profile is as follows:
e 30% matures December 2011
e 30% matures December 2012
e 20% matures December 2013

e 20% matures December 2014

Asset revaluations

Galileo conducts a comprehensive review of the carrying
value of its investment portfolio at each balance date.
Since June 2007 over 80% of the portfolio (by value)
has been independently valued.

Fourteen assets were independently revalued during the
year to 30 June 2008.

The overall result of all independent and Directors’
revaluations completed in the period are that the Trust
has recorded no net revaluation movement for FY08.

As at 30 June 2008, the carrying value of the investment
portfolio was ¥93.9 billion (A$921 million)', approximately
1.0% lower than the total of all independent valuations
being ¥94.80 billion (A$930 million)'.

Outlook

Galileo is confident the Trust is well positioned to deliver

distributable earnings of at least 8.0 cents per unit in FY09.

Based on this assessment and having regard to current
market conditions it is Galileo’s intention to maintain the
same level of distribution for FY09 of 8.0 cents per unit.

1 $A/¥ exchange rate of ¥101.93 as at 30 June 2008.

GALILEO JAPAN TRUST

We would like to thank you for your continued support
and look forward to driving investment performance.

@awa%a

Neil Werrett
Managing Director & Chief Executive Officer
Galileo Japan Funds Management Limited

Peter Murphy
Chief Operating Officer
Galileo Japan Funds Management Limited

A highlight in the year
ended 30 June 2008
was the renewal of

the whole building
tenancy (2,122 sgm)

at Irifune in Tokyo, with
the tenant agreeing to
15% increase in rent
effective July 2008.




Galileo Japan
Trust has

an indirect
beneficial
interest In

26 properties
valued at
approximately
¥94 .8 billion

($930 million).
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PORTFOLIO OVERVIEW

Sapporo

Our locations

Galileo Japan Trust has an indirect

JAPAN

interest in 26 properties throughout
Japan with a bias to Tokyo where
15 of the 26 assets are located.

Saitama

26 Properties

NRA — 224,297 sgm
|n Suim mary Occupancy by area 97.6%

GEOPGRAPHICAL SPLIT BY VALUE SECTOR SPLIT BY VALUE
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® Central and ® Kobe 2% @ Office 40% ® Industrial 3%
Greater Tokyo' 58%

® Sapporo 1% ©® Residential 10% ® Mixed Use 6%
Osaka

® Kumamoto 5% ® Hotel 3% Retail/Leisure

® Fukuoka 12%
Shiga

1 Greater Tokyo comprises of the metropolitan prefecture of Tokyo and the three neighbouring prefectures being Saitama, Kanagawa and Chiba.
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TOKYO

Itabashi-ku
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SAITAMA
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Chuo-ku

Minato-ku
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SHINAGAWA STATION

KANAGAWA ®

O Office
Portfolio

9 properties

NRA —
28,550 sgm

40% of
total portfolio
by value

35% of
total portfolio
by income

Occupancy
by area

98.6%

Haneda
Airport

x

Narita

?( Airport >

Shiroi-shi

®®

Funabashi-shi

CHIBA

TOKYO BAY

O Retail/Mixed
Use Portfolio

9 properties

NRA —
140,881 sgm

44% of
total portfolio
by value

46% of
total portfolio
by income

Occupancy
by area

98.8%

O Residential
Portfolio

5 properties

NRA —
39,191 sgm

10% of
total portfolio
by value

12% of
total portfolio
by income

Occupancy
by area
91.7%
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SEISHIN

KANDA NK

TSUKASACHO
TAKADANOBABA ACCESS
AZABU AMEREX

NARA 2

HIEI KUDAN

IRIFUNE ACCESS
DOSHOUMACHI GOTO

LA PARK KISHIWADA
SHOPPING CENTRE
SUROY MALL, FUKUOKA
SHINBASHI REDBRICK
SUROY MALL, KUMAMOTO
SEIYU MINAKUCHI
DAIMYO 247

LIONS SQUARE

ITABASHI BELLE MAISON
CONFOMALL

SHIROI

MATSUYA RESIDENCE SEKIME
ROYALHILL SANNOMIYA II
IMAZATO

PREJEAL UTSUBO PARK
FUNABASHI HIDAN
FUNABASHI HI-TECH
ASAKUSA VISTA HOTEL

O Hotel/Industrial

Portfolio

3 properties

NRA —
15,675 sgm

6% of
total portfolio
by value

7% of
total portfolio
by income

Occupancy
by area

100.0%
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PORTFOLIO

OVERVIEW

B Portfolio Summary

DATE AGE

NO. BUILDING NAME ADDRESS LOCATION ACQUIRED (YEARS)
OFFICE
1 Seishin 2-5-10 Shinjuku Tokyo Dec 2006 19
2 Kanda NK 2-7-2 Sudacho Kanda Tokyo Dec 2006 17
3 Tsukasacho 2-6 Kanda Tsukasa-Machi Tokyo Dec 2006 20
4 Takadanobaba Access 2-20-15 Nishiwaseda Tokyo Dec 2006 14
5 Azabu Amerex 3-5-7 Azabudai Tokyo Dec 2006 20
6 Nara 2 2-2-8 Shin Yokohama, Kouhoku-ku, Yokohama-shi Greater Tokyo ~ Jan 2008 16
7 Hiei Kudan 3-8-11 Kudan-minami Tokyo Dec 2006 17
8 Irifune Access 1-4-10 Irifune Tokyo Dec 2006 20
9 Doshoumachi Goto 2-2-6 Doshoumachi, Chuo-ku Osaka Dec 2006 19
Total/Average Office? 18.0
RETAIL/LEISURE
10 La Park Kishiwada 21-1 Harakiwakamatsu-cho, Kishiwada-shi Osaka Jul 2007 14
11 Suroy Mall, Fukuoka 836-4 Harada Oaza, Chikushino-shi Fukuoka Jul 2007 1
12 Shinbashi Redbrick 2-14-3 Shinbashi Tokyo Dec 2006 9
13 Suroy Mall, Kumamoto 1-2331-37 Nagamine Nishi Kumamoto Sep 2007 1
14 Seiyu Minakuchi 6084-1 Minakuchi-cho, Koga-shi Shiga Jul 2007 9
15 Daimyo 247 1-15-35 Daimyo, Chuo-ku, Fukuoka-shi Fukuoka Dec 2006
Total/Average Retail/Leisure? 7.2
MIXED USE
16 Lions Square 2-15-3 Motogo Greater Tokyo ~ Dec 2006 10
17 [tabashi Belle Maison 10-21 Honcho Tokyo Dec 2006 14
18 Confomall Minami 4-jyo Nishi 10-chome, Sapporo-shi, Hokkaido Sapporo Dec 2006 5
Total/Average Mixed Use® 9.8
RESIDENTIAL
19 Shiroi’ 151-2 Fuiji Greater Tokyo ~ Dec 2006 13
20 Matsuya Residence Sekime  6-6-24 Sekime, Jyoto-ku Osaka Dec 2006 19
21 Royalhill Sannomiya Il 3-5-13 Kanoucho, Chuo-ku Kobe Dec 2006 4
22 Imazato 6-11-17 Shin-Imazato, lkuno-ku Osaka Dec 2006 17
23 Prejeal Utsubo Park 2-4-6 Utsubo Honcho, Nishi-ku Osaka Dec 2006 3
Total/Average Residential® 124
INDUSTRIAL
24 Funabashi Hidan 606-11 Suzumi-cho, Funabashi-shi Greater Tokyo  Dec 2006 5
25 Funabashi Hi-Tech 631-13 Toyotomi-cho, Funabashi-shi Greater Tokyo  Dec 2006 7
Total/Average Industrial® 5.7
HOTEL
26 Asakusa Vista Hotel 2-3 Kotobuki Tokyo Jul 2007 22
Total/Average Hotel® 22.0
TOTAL PORTFOLIO 12.5

1 Leased area for Shiroi has been restated to reflect change from Master Lease to direct leases.

2 As per independent valuation.

3 Averages are weighted by area (except for occupancy).

4 Real estate market utilises PML to evaluate the risk of damage to a building in the event of an earthquake.





