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About this report
We are progressing the development of our 
reporting to clearly articulate how we deliver 
long-term value for Dexus Security holders, 
our third party capital partners and other key 
stakeholders. This report refers to the International 
Integrated Reporting Council <IR> Framework to 
outline our strategy, key resources and business 
activities undertaken to create sustained value. 
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Overview – FY20 Highlights

$

Financial

FY
20 Properties

FY20 highlights In an unprecedented and challenging year, 
we delivered solid achievements across the 
key resources and relationships we rely on 
to create value now and into the future

Maintaining strong financial 
performance by delivering on 
our strategy 

50.3cents 
Distribution per security
FY19: 50.2 cents

$32.0bn 
Value of group property portfolio

50.3cents
AFFO per security 
FY19: 50.3 cents

96.5% 
Dexus office portfolio occupancy 

$10.6bn 
Group development pipeline

9.0% 
Return on contributed equity 
FY19: 10.1%

Developing, managing 
and transacting properties 
to create a high-quality 
portfolio across Australia’s 
key cities

  p.26   p.36
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People and 
capabilities

Customers and 
communities

Environment

+61 
Employee Net Promoter Score
FY19: +40

+50 
Customer Net Promoter Score 
FY19: +46

>1m sqm 
Rated minimum 5 star  
NABERS Energy across the group office 
portfolio, exceeding 1 million sqm 
target by end of FY20
FY20: 1,053,157sqm 
FY19: 950,351sqm36% 

Women in senior and  
executive management roles 
FY19: 37%

>$1.1m 
Community investment value 
FY19: $1.2m >1m sqm   

Rated minimum 4 star  
NABERS Water across the group office 
portfolio, exceeding 1 million sqm 
target by end of FY20 
FY20: 1,058,585sqm 
FY19: 757,423sqm

Attracting, retaining and 
developing an engaged 
and capable workforce that 
delivers on our strategy 

Assessing the efficiency 
and resilience of our 
portfolio to minimise 
our environmental 
footprint and is 
positioned to thrive in a 
climate-affected future

Supporting the success 
of our customers, the 
wellbeing of building 
occupants, the strength 
of our local communities 
and the capabilities of 
our suppliers

  p.42   p.46   p.52
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About Dexus We are one of Australia’s leading real estate 
groups, managing a high-quality Australian 
property portfolio valued at $32.0 billion. 

100 Mount Street,  
North Sydney

$32.0bn
Total funds under 
management

4.5m
Square metres 
across the group

Dexus is a Top 50 entity by market 
capitalisation listed on the Australian 
Securities Exchange (trading code:DXS) 
and is supported by more than 
29,000 investors from 21 countries. 

We believe the strength and quality 
of our relationships will always be 
central to our success and we are 
deeply committed to working with 
our customers to provide spaces that 
engage and inspire.

With over 35 years of expertise in 
property, investment, development and 
asset management, we have a proven 
track record in managing capital and risk 
to deliver superior risk-adjusted returns 
for our investors. 

We invest only in Australia, and directly 
own $16.5 billion of office and industrial 
properties. We manage a further 
$15.5 billion of office, retail, industrial and 
healthcare properties for our third party 
capital partners. The group’s $10.6 billion 
development pipeline provides the 
opportunity to grow both portfolios and 
enhance future returns. 

153
Properties

$32.0bn
Funds under  

management

Dexus

$16.5bn

Dexus Wholesale 
Property Fund

$10.3bn

Dexus Industrial  
Partner

$0.2bn

Dexus Australian 
Commercial Trust

$0.6bn

Dexus Office 
Partner

$2.7bn

Healthcare Wholesale 
Property Fund

$0.4bn

Australian Industrial 
Partner

$0.4bn

Dexus Australian 
Logistics Partner

$0.9bn
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Sydney

Melbourne

Adelaide

Perth

Brisbane

Townsville

$10bn
Market capitalisation 
as at 30 June 2020

552 
Employees

Top 50 
Entity on ASX

Industrial Retail HealthcareOffice

$23.3bn $4.9bn $3.3bn $0.5bn

Group portfolio  
composition

We consider sustainability to be an 
integral part of our business with the 
objectives of Leading Cities, Future 
Enabled Customers, Strong Communities, 
Thriving People and an Enriched 
Environment supporting our overarching 
goal of Sustained Value. 
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Overview – Chair and CEO review

Over recent years, our ability to act quickly 
and decisively on both opportunities and 
challenges has been a contributing factor 
to our continued success. 

Chair and  
CEO review

The 2020 financial year saw a rapid 
deterioration in global economic 
conditions brought about by the  
COVID-19 pandemic that evolved in 
the last quarter of the year.

In Australia, there has been a 
coordinated response by governments, 
businesses, banks and communities. 
No business, including Dexus, has been 
immune to the impacts of the crisis 
caused by the pandemic.

Response to COVID-19 
When the pandemic took hold in late 
March 2020, our number one priority 
was to ensure the health, safety 
and wellbeing of the people in our 
buildings. With government restrictions 
implemented across our key markets, we 
kept our buildings operational to enable 
business continuity for the essential 
services of our customers. 

It has been a difficult time for many of our 
valued customers. We actively supported 
the viability of our small business 
customers most affected by the crisis 
through the provision of rent relief. This is 
consistent with the Commercial Code of 
Conduct and set of principles introduced 
by the National Cabinet in April 2020 and 
applied to commercial tenancies for small 
and medium enterprises experiencing 
financial stress.

These actions have impacted our 
financial result for the year which, until 
the last quarter was tracking ahead 
of expectations. In response to the 
uncertain environment, we implemented 
cost reduction initiatives and secured 
additional debt facilities. We also 
withdrew our FY20 guidance until there 
was further certainty on cash flow, and 
in early June 2020 announced revised 
guidance for a distribution consistent 
with FY19, which we have delivered on. 

While these challenges adversely 
impacted our financial result and the 
Dexus security price we progressed our 
strategic objectives and delivered solid 
operational achievements for the year.

Positioning for the recovery 
Our response to the challenging 
operating environment, together with 
how we were placed going into the crisis, 
positions us well for the recovery.

In recent years we have actively 
undertaken initiatives to improve asset 
quality and portfolio diversification, 
while maintaining a strong balance 
sheet. This included acquiring 
MLC Centre in Sydney, 80 Collins Street 
and 52 and 60 Collins Street in Melbourne, 
and Waterfront Place in Brisbane, while 
recycling assets in Adelaide, Canberra 
and other non-core locations.

Through transactions, developments and 
favourable asset valuations we achieved 
growth in funds under management, 
consistent with our focus on leadership 
in office and being a wholesale 
partner of choice. We increased the 
group’s exposure to the industrial and 
healthcare property sectors alongside 
our third party capital partners, further 
diversifying our position across these 
growing sectors. We have also enhanced 
our product offering, working proactively 
with our customers to provide workspace 
solutions that enable additional 
flexibility and a seamless experience.

We have also invested in technology, 
both within our properties and at a 
corporate level, across our organisational 
systems and processes, creating 
efficiencies and enhancing our customers’ 
experience. With a heightened focus on 
health and wellbeing we are enhancing 
our investment in touchless technology 
that can be fully integrated into our 
buildings, as well as initiatives relating to 
the operation of our buildings and new 
development projects in a  
post-COVID-19 environment.

 

Our immediate priorities are summarised 
across five key areas: 

	– Assist in returning Australian 
businesses safely to their workplaces: 
As Australia’s largest owner and 
manager of office buildings, we 
have taken a leadership role in the 
operational aspects of returning to 
work in a safe way, consistent with 
government guidelines. This has 
involved working with the authorities 
on lift capacities and regular customer 
communications on the operations 
of our buildings and their plans for 
returning to the office 

	– Optimise our property portfolio 
composition: We have remained 
focused on preserving capital while 
selectively investing in assets with solid 
fundamentals. In FY20, we established 
a new joint venture with GIC, to 
acquire a 50% interest in the iconic 
Rialto Towers complex in Melbourne, 
and sold circa $1.0 billion of non-core 
or lower returning assets

	– Accelerate opportunities to expand 
our funds management platform: We 
continue to receive significant interest 
from international capital partners 
seeking to invest in Australian property, 
and aim to accelerate opportunities to 
expand our funds platform, including 
the launch of an unlisted opportunity 
fund series in FY21

	– Continue to work with our customers 
on the future of workspace: The crisis 
has accelerated the flexible working 
trend and some of the long-term 
structural trends, such as technology, 
that have underpinned our workspace 
strategy. We invest time in being at 
the forefront of those drivers and 
understanding our customers’ needs 
to drive innovation, collaboration and 
workplace culture
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	– Progress our city-shaping 
development pipeline including:

	- Central Place Sydney, a major 
office development underpinning 
the delivery of Tech Central, 
Sydney’s new innovation and 
technology precinct

	- Waterfront Brisbane, a 
major redevelopment of the 
Eagle Street Pier site which will 
make way for two office towers and 
unlock the considerable potential of 
this Brisbane CBD gateway site

	- 60 Collins Street, Melbourne 
consolidating two adjacent sites 
to develop a Prime grade office 
tower located at the ‘Paris’ end of 
Collins Street 

	- Pitt and Bridge Precinct, a 
significant office development on 
a large site located in the financial 
core of the Sydney CBD

Delivering sustained value 
While our financial results were 
adversely impacted by the pandemic, 
we delivered a full year distribution 
of 50.3 cents per security which was 
consistent with FY19 and in line with 
the revised guidance provided on 
1 June 2020. This achievement has 
resulted in a 5.8% compound annual 
growth rate since FY12.

Dexus’s net profit after tax was 
$983.0 million, down 23.3% primarily 
due to revaluation gains which were 
$160.7 million lower than in FY19.  
Underlying Funds from Operations per 
security of 63.5 cents, which excludes 
trading profits, grew by 1.0%, despite the 
impact of rent relief provided, highlighting 
the contribution from the funds 
management business and non-recurring 
cost reduction measures. 

Rialto Towers, 
Melbourne

History of Dexus distribution per security1

(cents per security)

25

30

35

40

45

50

55

32.10

FY12 FY13 FY14 FY15 FY16 FY17 FY18 FY19 FY20

36.00 37.56
41.04

43.51
45.47

47.8
50.2 50.3

1.	 Adjusted for the one-for-six security consolidation completed in FY15. 
Compound annual growth rate (CAGR) is calculated over eight years.

+5.8%
CAGR since FY12
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Chair and 
CEO review

Total Security holder return
(%)

1 Year 3 Years1 5 Years1 10 Years1
-25.7%

3.7%
9.8%

12.9%

Dexus S&P/ASX 200 A-REIT Index S&P/ASX 200 Index

Contributing to Leading Cities 

As a real estate company, our quality 
properties are central to how we create 
value. Being concentrated in Australia’s 
major CBDs, we help shape our cities 
as leading destinations to live, work 
and play. Over the year, we maintained 
high occupancy levels through leasing, 
with our office portfolio occupancy 
at 96.5% and industrial portfolio 
occupancy at 95.6%.

Over recent years, buying quality 
properties on-market has become 
increasingly competitive and we have 
undertaken developments as an efficient 
allocation of our capital. The group’s 
$10.6 billion development pipeline 
provides Dexus with the opportunity 
to enhance future returns by growing 
the core property portfolio and those 
portfolios managed on behalf of our 
thirdparty capital partners. 

In the current uncertain environment, 
the ownership of our city-shaping 
developments, in partnership with 
our third party capital partners, 
combined with the fact that they are 
currently income producing assets, 
reduces our risk and allows us to 
progress planning, enhancing the 
optionality for these developments.

Further details in relation to our 
properties and developments can 
be found on page 36.

1.	 Annualised compound return.  
Source UBS Australia at 30 June 2020.

Adjusted Funds From Operations (AFFO) per 
security growth and Return on Contributed 
Equity (ROCE) through the cycle are key 
measures that drive long‑term value 
creation for Security holders. In FY20, we 
did not achieve AFFO per security growth 
due to COVID-19, however we achieved a 
ROCE of 9.0%.

Dexus delivered a negative total 
Security holder return for the year, 
underperforming the S&P/ASX 200 
Property Accumulation (A-REIT) Index 
by 44 basis points. Dexus maintains its 
outperformance of the A-REIT index over 
three, five and ten-year time horizons.

In FY20, each of our earnings drivers  
contributed to the financial result.

Across our property portfolio, we achieved 
valuation increases of $612.4 million and 
Funds from Operations of $795.6 million, 
with our office and industrial portfolios 
delivering +2.4% and -2.1% like-for-like 
income growth respectively. 

In our funds management business, we 
continued to attract new capital during 
the year, with acquisitions, developments 
and revaluations contributing to the 
$15.5 billion of third party funds under 
management, while delivering on third 
party capital partners’ objectives. 

The loss of the management of the 
$2.0 billion Australian Mandate portfolio, 
managed on behalf of the NSW Treasury 
Corporation, from 30 June 2020, resulted 
in cost cutting including some job 
closures across the group to minimise the 
impact of reduced fee revenue.

Dexus managed the Australian Mandate 
for more than 30 years with the 
internally managed portfolio achieving  
outperformance for the mandate versus 
the MSCI benchmark over 5, 7 and  
10 years at 30 June 2020. 

In trading, we secured $35.3 million of 
trading profits net of tax following the 
sale of a 25% interest in 201 Elizabeth 
Street in Sydney and the progress of the 
North Shore Health Hub in St Leonards, 
currently under construction and sold 
to Healthcare Wholesale Property Fund 
(HWPF) on a fund-through basis. Post 30 
June 2020, we entered into agreements 
to sell a portfolio of six trading assets to 
the Dexus Australian Logistics Trust (DALT) 
and exercised our put option to sell our 
remaining 25% interest in 201 Elizabeth 
Street. These sales result in trading profits 
being contracted for FY21 and FY22 
while satisfying the growing acquisition 
mandate for the Trust.

We continued to maintain a strong and 
conservative balance sheet with gearing  
(look-through)1 at 24.3%, well below our 
target range of 30-40%. As a result of 
our credentials going into the crisis, we 
were able to arrange additional bank 
debt facilities, further strengthening our 
financial position.

�Being concentrated in Australia’s 
major CBDs, we help shape  
our cities as leading destinations  
to live, work and play. 

1.	 Adjusted for cash and debt in equity accounted investments. Proforma gearing includes proceeds and payments for transactions 
post 30 June 2020 that are expected to settle before 30 September 2020 including the divestment of Finlay Crisp Centre, Canberra, 
201 Elizabeth Street, Sydney and 45 Clarence Street, Sydney (subject to FIRB approval), the acquisition of Edward Street, Brisbane 
(Hermes), payment of Dexus’s share of deferred settlement amounts for 80 Collins Street, Melbourne, the industrial property 
acquisitions of 37-39 Wentworth Street, Greenacre and the Ford Facility at Merrifield Business Park, Mickleham. All other transactions 
post 30 June 2020 are excluded. Look-through gearing at 30 June 2020 was 26.3%.

08 Overview – Chair and CEO review



We are proud to have again been 
included amongst a select group 
of Australian companies that were 
awarded an Employer of Choice for 
Gender Equality citation for 2019-20 by 
the Workplace Gender Equality Agency. 

During the COVID-19 pandemic our 
people have played an instrumental role 
in ensuring the safety of our customers, 
contractors and the community across 
the group property portfolio. 

Our ongoing focus on safety is measured 
by independent external safety audits 
across our corporate and management 
workplaces, and this year we achieved 
an average score of 100%.

Further details in relation to our people 
can be found on page 42.

Developing Thriving People 
This year has brought to the fore our 
core values and organisational purpose. 
Our values of openness and trust, 
empowerment and integrity combined 
with our purpose of “creating places 
where people thrive” have guided and 
underpinned our behaviours and culture 
during this time.

Our people are central to the success 
of our strategy and their knowledge, 
expertise and ability to innovate are 
key inputs into how we position for the 
recovery. We have a highly engaged 
workforce that is committed to delivering 
on our strategy, reflected in our high 
employee Net Promoter Score. 

We recognise that key to our continuing 
success is retaining and attracting 
high-performing people and having an 
inclusive and diverse workforce. 

We have a highly 
engaged workforce 
that is committed 
to delivering on our 
strategy, reflected in 
our high employee Net 
Promoter Score.

Waterfront Brisbane, 
(artist’s impression)
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1 Bligh Street, 
Sydney

Building strong partnerships 
Developing strong partnerships with 
our customers, local communities and 
suppliers has a valuable impact on the 
people in and around our buildings. Our 
customers are at the heart of what we do 
and we invest time in understanding their 
needs and delivering solutions to help 
them thrive in their workspaces. 

Our annual customer survey returned a 
high customer Net Promoter Score of +50 
(out of a possible range of -100 to +100), 
an increase from +46 in FY19, reflecting the 
strength of our relationships. 

Dexus is a signatory to the UN Global 
Compact, reinforcing our continued 
commitment to corporate sustainability 
principles. We are committed to ensuring 
our operations provide quality jobs with 
the right conditions and collaborate 
with our suppliers to understand how 
we can contribute to upholding human 
rights across our supply chain, including 
preventing modern slavery. Our efforts 
in this important area of focus are 
detailed in our inaugural Modern 
Slavery Statement. 

Further details in relation to our 
customers, local communities and 
suppliers can be found on page 46.

Enriching the environment 
The devastating impact of the 
Australian drought and bushfire crisis 
that dominated the summer of 2019-20 
increased investor focus on the resilience 
of our properties to climate change. 
The launch of our Towards Climate 
Resilience report in June 2020 reinforces 
our approach to addressing climate 
change and enhancing our resilience.

This year, we progressed our goal by 
improving energy and water efficiency, 
delivering our 2020 NABERS Energy 
and Water targets and expanding the 
adoption of renewable energy sources, 
including the rollout of solar projects 
across properties in Queensland and 
New South Wales. 

Dexus gained global recognition for 
its commitment to its net zero goal, 
enhancing sustainability disclosure and 
ongoing focus on portfolio resilience, 
achieving industry leadership in the 
Dow Jones Sustainability Index (DJSI) 
and a position on the CDP Climate 
Change A List. 

Further details in relation to how we 
support an enriched environment can 
be found on page 52.

+50
Customer Net  
Promoter Score

Delivered on

2020
NABERS Energy  
and Water targets

Chair and 
CEO review
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Strong governance focus
We instil robust governance practices 
and sound risk management at all levels 
of our business and continually work on 
maintaining a strong risk culture across 
the group. Together, the Board and senior 
management are responsible for creating 
a culture where every employee has 
ownership and responsibility for acting 
lawfully and responsibly. 

Reinforcing the integration of 
environmental, social and governance 
(ESG) issues into our decision making, the 
Board ESG Committee was established, 
overseeing the implementation of the 
group’s ESG activities, including our 
sustainability approach.

Our Board now comprises eight 
non‑executive directors and one 
executive director, following the 
appointment of Patrick Allaway as a 
new non-executive Director. Patrick has 
extensive senior executive, non-executive 
director, and corporate advisory 
experience over a 30-year career in the 
financial services, property, media and 
retail sectors. Deliver a distribution inline with free 

cash flow in FY21. However, taking into 
account continued uncertainty, Dexus 
is not providing distribution per security 
guidance for the 12 months ended  
30 June 2021. 

Future focus

As a result of the onset of the pandemic, 
we temporarily paused our Board 
renewal strategy due to the challenging 
operating environment and will 
recommence this strategy over the 
course of FY21.

Further details relating to the Board and 
our governance practices are included in 
the Governance and Board of Directors 
section, as well as the Corporate 
Governance Statement available at  
www.dexus.com 

Summary and outlook 
Dexus is well positioned with a  
track record of delivering on strategy, a 
stable and experienced management 
team, a quality property portfolio with a 
diversified customer base, and a strong 
balance sheet.

Our substantial city-shaping 
development pipeline comprises projects 
that will deliver long-term value beyond 
the recovery period, providing the 
opportunity to build the next generation 
of office buildings focused on technology, 
safety and sustainability. 

As global pension and offshore 
capital sources seek long-term 
investment opportunities in real assets, 
our diversified funds management 
business continues to attract interest 
from new capital.

Our team’s knowledge, expertise and 
ability to innovate, combined with 
our investments in technology and 
workspace consulting, will help us 
position for the recovery. 

Office property is a long-term asset class 
and has shown its resilience to perform 
through the cycle. However, with Australia 
in a recession, we are preparing for 
subdued tenant demand and increased 
vacancy levels in our core office markets. 
In this environment we remain focused on 
maintaining high portfolio occupancy.

We will also make decisions that set 
the group up to perform over the long 
term. We will selectively recycle assets, 
which may result in short-term earnings 
dilution but will enable us to reinvest 
into opportunities that we believe will 
drive stronger investor returns over the 
next decade. 

Our immediate priorities are summarised 
across five key areas: assisting Australian 
businesses in returning safely to their 
workplaces, optimising our property 
portfolio composition, accelerating 
opportunities to expand our funds 
management platform, continuing to 
work with our customers on the future of 
workspace, and progressing the  
city-shaping development pipeline.

On behalf of the Board and management, 
we extend our appreciation to our people 
for their dedication and significant 
contribution to this year’s result. We also 
thank our third party capital partners for 
entrusting us with the management of their 
investments, and our customers for their 
commitment across our property portfolio.

Importantly, we thank you, our investors, 
for your continued investment in Dexus.

Richard Sheppard
Chair 

Darren Steinberg
Chief Executive Officer
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Who we are 

A passionate 
and agile team 
who want to make 
a difference

Why we come 
to work

To create 
spaces where 
people thrive

We create 
value for

Our customers, 
investors, people, 
and communities

Our values 

Openness, trust, 
empowerment, 
and integrity

Our purpose

Our strategy Key resources Key business activities

Megatrends

	– Urbanisation

	– Growth in 
pension 
capital 
funds flow

	– Social and 
demographic 
change

	– Technological 
change

	– Climate 
change

	– Growth in 
sustainable 
investment

Vision

To be globally 
recognised as 
Australia’s leading 
real estate company

Strategy

Delivering superior 
risk adjusted returns 
for investors from 
high quality real 
estate in Australia’s 
major cities

Strategic objectives

	– Leadership in 
Office

	– Wholesale  
partner of choice

Properties

People and 
capabilities

Environment

Financial

  p.20  p.18  p.16

Megatrends
  p.14

Key risks    p.22

How we 
create 
value

Customers  
and communities

12 Approach – How we create value

Transacting

Property portfolio

M
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Our earnings  
drivers

Trading

Industrial

Industrial

HealthcareOffice

Office

Retail

Funds management

Property portfolio

Developing 



Sustainability 
Approach

Our sustainability approach 
Our sustainability approach is the lens that 
we use to effectively manage emerging 
environmental, social and governance 
(ESG) risks and opportunities, creating 
sustained value for our stakeholders

  2020 Sustainability Report

Sustained Value

Superior long-term 
performance for our investors 
and third party capital 
partners, underpinned by 
integrating ESG issues into 
our business model

  p.26

Leading Cities

A high-quality portfolio 
that contributes to 
economic prosperity and 
supports sustainable 
urban development across 
Australia’s key cities

  p.36

Thriving People

An engaged, capable and 
high-performing workforce 
that delivers on our strategy 
and supports the creation of 
sustained value

  p.42

Value drivers

	– Employee 
engagement

	– Inclusion and 
diversity

	– Health and safety

Future Enabled Customers 
and Strong Communities

A strong network of value 
chain partners (customers, 
communities and suppliers) 
who support Dexus and are 
positively impacted by Dexus

  p.46

Value drivers

	– Customer 
experience

	– Community 
contribution

	– Supply chain 
focus

Enriched Environment

An efficient and resilient 
portfolio that minimises 
our environmental footprint 
and is positioned to thrive 
in a climate-affected future

  p.52

Value drivers

	– Resource 
efficiency

	– Climate 
resilience

	– Green buildings

Value drivers

	– Portfolio scale 
and occupancy

	– Economic 
contribution

	– Development 
pipeline

Value drivers

	– Financial 
performance

	– Capital 
management

	– Corporate 
governance

Value creation outcomes

13Dexus 2020 Annual Report

Transacting

M
an

ag
in

g



Megatrends

Megatrend Description Connection to key resources Implications for our business model and how we are responding

Urbanisation in major cities both in Australia and around the 
world is increasing. This creates challenges for social equity, 
the environment, transport systems and city planning.

Financial
An investment in Dexus is an investment in Australia’s cities. Our property portfolio is concentrated in the CBDs of Australia’s 
major cities and we believe these locations are where our customers want and need to be.

We continue to invest in key CBD locations and are enhancing our existing development capabilities, so we are optimally 
positioned to maximise value from our existing portfolio. In addition, we are investing in precinct development capabilities so 
that our contribution towards the creation of vibrant ‘work, live, play’ communities is maximised. We work closely with our third 
party capital partners, public authorities, real estate consultants, technology providers and the wider community in undertaking 
these activities. Dexus does not believe COVID-19 will shift the ongoing megatrend of urbanisation.

Properties

Environment

Funds under management within pension funds are expected 
to increase significantly as populations in developed nations 
continue to age. Consequently, real estate is expected to 
receive a higher share of capital allocation.

Financial
Dexus is a leading Australian real estate fund manager. Our funds management business provides wholesale investors with 
exposure to quality sector specific and diversified real estate investment products. These funds also have a strong track record 
of performance and benefit from leveraging the leasing, asset and property management capabilities provided by Dexus. We 
often invest alongside our third party capital partners on acquisition and development opportunities, enhancing alignment to 
our strategy to generate superior risk-adjusted returns.

We expect that our funds management business will benefit from the megatrend of the growth in pension fund capital 
flows through selectively expanding existing funds and launching new investment products where we believe a competitive 
advantage can be obtained, as shown through the establishment of Healthcare Wholesale Property Fund (HWPF) and the 
Dexus Australian Logistics Trust (DALT).

 Properties

Demographic trends such as the rise of millennials and 
the ageing population have implications for the design of 
workspaces and the functioning of cities more broadly.

Customers and 
communities

Workforce composition is increasingly diverse, and expectations for a seamless experience that enables collaboration and 
flexibility has never been greater. Workers are increasingly technology savvy and the ability to work from anywhere at any time 
is now a baseline expectation for workers of all generations. 

Our focus on delivering ‘simple and easy’ experiences is focused on reducing pain points for our customers, enabling 
collaboration and developing communities within our properties. Through our agile, customer-centric approach, we are able 
to provide solutions that suit the broad diversity of our customers’ workforces.

Demand for healthcare services will continue to benefit from ageing demographics, longer life expectancy and population 
growth. In the current environment, COVID-19 has highlighted the role of high-quality healthcare infrastructure and the sector 
tends to be resilient to downturns.

We monitor and support demographic diversity in our workforce, and our flexible working policy enables our employees to work 
anywhere, any time, supporting personal wellbeing and productivity. The recent COVID-19 government restrictions have meant 
a new experience of working remotely for many and this may create opportunities for Dexus to develop new flexible workspace 
products in partnership with our customers. 

People and  
capabilities

Technology and connectivity is driving mobility and 
collaboration in workplaces. Artificial Intelligence, 
automation and robotics is replacing repetitive tasks, 
together with a new focus on the value of big data 
and analytics.

Customers and 
communities

Technological advancement brings opportunities to further support our customers in their growth and productivity goals, and 
we are implementing innovative technologies in new developments to deliver a better customer experience and optimise 
workforce productivity. Our smart buildings strategy enables connectivity and flexibility across workplace locations.

We continue to invest in workplace systems and processes for our people that will create a foundation for operational excellence. 

Our commitment and investments in technology have been demonstrated through our partnership with the Taronga Ventures 
platform and fund. This will better position Dexus to secure first-mover advantage on next generation technology solutions for 
our business, customers and investors.

People and  
capabilities

It is now widely recognised that climate change is a risk to 
financial stability and is intensifying other environmental 
challenges such as resource scarcity. Climate challenges 
include impacts from extreme weather and longer-term 
climate changes, as well as the potential transition to a 
low carbon economy.

Financial
For over a decade, we have enhanced the environmental performance and reduced the carbon footprint of our portfolio 
through targeted improvements to energy and water efficiency.

We are on the journey to achieve net zero emissions by 2030, and have integrated risks and opportunities from climate change 
into our operations. We focus on supporting the physical resilience of our portfolio and work with stakeholders in our value chain 
to reduce their impacts through waste management and sustainable procurement.Environment

Sustainable investing is growing at a rapid rate both 
in Australia and around the world. To gain access to 
sustainable investment flows, businesses need to address 
the environmental, social and governance issues that are 
material to their ability to create value.

Financial Dexus has welcomed the increasing interest from its investors and third party capital partners about how Dexus is managing 
ESG issues. Our sustainability approach is the lens that we use to effectively address emerging ESG risks and opportunities.

We have integrated the reporting of our ESG performance into our Annual Report, to enhance communication with our 
stakeholders and support the further integration of ESG into our business model. We benchmark our ESG approach using 
investor surveys and have established globally leading positions according to the Principles for Responsible Investment, Global 
Real Estate Sustainability Benchmark, Dow Jones Sustainability Index, and CDP Climate Change. 

Megatrends shape our operating 
environment, generating both risks and 
opportunities that impact how we create 
value through our business model. 

Growth in pension 
capital fund flows

Social and 
demographic change

Technological  
change

Climate change

Growth in  
sustainable investment

Urbanisation
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Megatrend Description Connection to key resources Implications for our business model and how we are responding

Urbanisation in major cities both in Australia and around the 
world is increasing. This creates challenges for social equity, 
the environment, transport systems and city planning.

Financial
An investment in Dexus is an investment in Australia’s cities. Our property portfolio is concentrated in the CBDs of Australia’s 
major cities and we believe these locations are where our customers want and need to be.

We continue to invest in key CBD locations and are enhancing our existing development capabilities, so we are optimally 
positioned to maximise value from our existing portfolio. In addition, we are investing in precinct development capabilities so 
that our contribution towards the creation of vibrant ‘work, live, play’ communities is maximised. We work closely with our third 
party capital partners, public authorities, real estate consultants, technology providers and the wider community in undertaking 
these activities. Dexus does not believe COVID-19 will shift the ongoing megatrend of urbanisation.

Properties

Environment

Funds under management within pension funds are expected 
to increase significantly as populations in developed nations 
continue to age. Consequently, real estate is expected to 
receive a higher share of capital allocation.

Financial
Dexus is a leading Australian real estate fund manager. Our funds management business provides wholesale investors with 
exposure to quality sector specific and diversified real estate investment products. These funds also have a strong track record 
of performance and benefit from leveraging the leasing, asset and property management capabilities provided by Dexus. We 
often invest alongside our third party capital partners on acquisition and development opportunities, enhancing alignment to 
our strategy to generate superior risk-adjusted returns.

We expect that our funds management business will benefit from the megatrend of the growth in pension fund capital 
flows through selectively expanding existing funds and launching new investment products where we believe a competitive 
advantage can be obtained, as shown through the establishment of Healthcare Wholesale Property Fund (HWPF) and the 
Dexus Australian Logistics Trust (DALT).

 Properties

Demographic trends such as the rise of millennials and 
the ageing population have implications for the design of 
workspaces and the functioning of cities more broadly.

Customers and 
communities

Workforce composition is increasingly diverse, and expectations for a seamless experience that enables collaboration and 
flexibility has never been greater. Workers are increasingly technology savvy and the ability to work from anywhere at any time 
is now a baseline expectation for workers of all generations. 

Our focus on delivering ‘simple and easy’ experiences is focused on reducing pain points for our customers, enabling 
collaboration and developing communities within our properties. Through our agile, customer-centric approach, we are able 
to provide solutions that suit the broad diversity of our customers’ workforces.

Demand for healthcare services will continue to benefit from ageing demographics, longer life expectancy and population 
growth. In the current environment, COVID-19 has highlighted the role of high-quality healthcare infrastructure and the sector 
tends to be resilient to downturns.

We monitor and support demographic diversity in our workforce, and our flexible working policy enables our employees to work 
anywhere, any time, supporting personal wellbeing and productivity. The recent COVID-19 government restrictions have meant 
a new experience of working remotely for many and this may create opportunities for Dexus to develop new flexible workspace 
products in partnership with our customers. 

People and  
capabilities

Technology and connectivity is driving mobility and 
collaboration in workplaces. Artificial Intelligence, 
automation and robotics is replacing repetitive tasks, 
together with a new focus on the value of big data 
and analytics.

Customers and 
communities

Technological advancement brings opportunities to further support our customers in their growth and productivity goals, and 
we are implementing innovative technologies in new developments to deliver a better customer experience and optimise 
workforce productivity. Our smart buildings strategy enables connectivity and flexibility across workplace locations.

We continue to invest in workplace systems and processes for our people that will create a foundation for operational excellence. 

Our commitment and investments in technology have been demonstrated through our partnership with the Taronga Ventures 
platform and fund. This will better position Dexus to secure first-mover advantage on next generation technology solutions for 
our business, customers and investors.

People and  
capabilities

It is now widely recognised that climate change is a risk to 
financial stability and is intensifying other environmental 
challenges such as resource scarcity. Climate challenges 
include impacts from extreme weather and longer-term 
climate changes, as well as the potential transition to a 
low carbon economy.

Financial
For over a decade, we have enhanced the environmental performance and reduced the carbon footprint of our portfolio 
through targeted improvements to energy and water efficiency.

We are on the journey to achieve net zero emissions by 2030, and have integrated risks and opportunities from climate change 
into our operations. We focus on supporting the physical resilience of our portfolio and work with stakeholders in our value chain 
to reduce their impacts through waste management and sustainable procurement.Environment

Sustainable investing is growing at a rapid rate both 
in Australia and around the world. To gain access to 
sustainable investment flows, businesses need to address 
the environmental, social and governance issues that are 
material to their ability to create value.

Financial Dexus has welcomed the increasing interest from its investors and third party capital partners about how Dexus is managing 
ESG issues. Our sustainability approach is the lens that we use to effectively address emerging ESG risks and opportunities.

We have integrated the reporting of our ESG performance into our Annual Report, to enhance communication with our 
stakeholders and support the further integration of ESG into our business model. We benchmark our ESG approach using 
investor surveys and have established globally leading positions according to the Principles for Responsible Investment, Global 
Real Estate Sustainability Benchmark, Dow Jones Sustainability Index, and CDP Climate Change. 

�There are various megatrends that could impact 
Dexus’s strategy and outlook, and we actively 
review them as the nature and potential of these 
trends can change over time.
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Sustained 
Value

Leading  
Cities

Thriving  
PeopleFuture Enabled  

Customers and Strong 
Communities

Enriched 
Environment Sustainability 

Approach

Strategy

Delivering superior risk-adjusted 
returns means outperforming the 
relevant three and five-year benchmarks 
in each market in which Dexus owns 
or manages properties while providing 
Dexus investors with sustainable and 
growing distributions. 

We have two strategic objectives that 
underpin this strategy.

	– Leadership in office: being the leading 
owner and manager of Australian 
office property 

	– Wholesale partner of choice: being 
the partner of choice for funds 
management in Australian property 

Our objectives of leadership in office and 
wholesale partner of choice complement 
each other. Our success has enabled 
Dexus to attract investment partners 
in the office, industrial and healthcare 
property sectors, in turn providing 
the opportunity to drive investment 
performance while obtaining scale in our 
core markets.

We believe that scale supports the 
generation of investment outperformance 
for both Dexus Security holders and 
our third party capital partners through 
broader customer insights, provision of a 
greater range of workspace solutions and 
increased capacity to invest in people, 
systems and technologies that enhance 
our customers’ experience. 

Our sustainability approach is 
used as a lens to integrate ESG 
risks and opportunities into our 
strategy and property and funds 
management activities, creating 
sustained value for Dexus investors 
(including our third party capital 
partners), employees, customers, 
suppliers and communities.

To be globally recognised 
as Australia’s leading real 
estate company

To deliver superior  
risk‑adjusted returns  
for investors from  
high‑quality real estate  
in Australia’s major cities

Leadership in office

Being the leading owner 
and manager of Australian 
office property

Wholesale  
partner of choice

Being the partner of choice 
for funds management in 
Australian property

Strategy
Strategic 
objectives

Our 
Purpose

Our strategy remains focused on our core 
strengths of owning and managing high 
quality real estate in Australia’s major 
cities to deliver superior risk-adjusted 
returns for investors. 

Vision

Strategy

Our strategy Our sustainability approach
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High performing funds 
management business 
with diverse sources 
of capital

What sets Dexus apart?

Globally recognised  
leader in sustainability  

Quality real estate  
portfolio located across 
key Australian cities 

City-shaping 
development pipeline 

Superior transaction  
and trading capabilities

Talented 
engaged, inclusive 
and diverse workforce
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Key resources

Key resources How our key resources are linked to value creation The value that is created How we measure value

Our financial resources are the pool of funds available to us for deployment, which 
includes debt and equity capital, as well as profits retained from our property 
management, development and trading activities. This also includes the financial capital 
from our third party capital partners which we invest on their behalf.

Our prudent management of financial capital underpins the delivery of superior 
risk adjusted returns to Dexus investors with a through the cycle target for Adjusted Funds 
From Operations (AFFO) per security growth of 3-5% and Return on Contributed Equity 
(ROCE) of 7-10%. Our policy is to pay distributions to Security holders in line with free cash 
flow for which AFFO is a proxy.

Sustained Value

Superior long-term performance for our 
investors and third party capital partners, 
underpinned by integrating ESG issues into our 
business model.

	– Distribution per security 

	– Adjusted Funds From Operations (AFFO) per security

	– Return on Contributed Equity (ROCE) 

  p.26

As a real estate company, our properties are central to how we create value. We actively 
manage our property portfolio to enhance its potential, while unlocking further value 
through development to further enhance quality, or for higher and better uses.

Our portfolio is concentrated in Australia’s major cities, which we contribute to shaping as 
leading destinations to live, work and play.

Leading Cities

A high-quality portfolio that contributes 
to economic prosperity and supports 
sustainable urban development across 
Australia’s key cities.

	– Scale: value of property portfolio 

	– Customer demand and space use: portfolio 
occupancy rates 

	– Economic contribution: Construction jobs supported 
and Gross Value Added (GVA) to the economy from 
development projects

	– Future value: value of development and pipeline  

  p.36

Our people’s knowledge and expertise are key inputs to how we create value.

We are a passionate and agile team who want to make a difference. We focus on 
sustaining a high-performing workforce supported by an inclusive and diverse culture.

Our intellectual capital enables us to instil strong corporate governance, sound risk 
management and maintain a focus on health and safety at all levels of our business.

Thriving People

An engaged, capable and high-performing 
workforce that delivers on our strategy and 
supports the creation of sustained value.

	– Employee engagement: employee Net Promoter Score

	– Gender diversity: female representation in senior and 
executive management roles

	– Health and safety: workplace safety audit scores   

  p.42

Our capacity to create value depends on strong relationships with our customers, local 
communities and suppliers. 

We work in partnership with our customers to provide engaging and productive spaces 
in our buildings that satisfy their evolving needs. 

We support the communities in which we operate in recognition of their contribution 
to the activity and vibrancy of our spaces.

We partner with our suppliers to deliver our development projects and manage our 
properties more efficiently, while maintaining a proactive focus on health and safety.

Future Enabled Customers and Strong 
Communities 

Satisfied and successful customers supported 
by high performing workspaces and a 
comprehensive customer product and 
service offering.

Well connected, prosperous and strong 
communities within and around our properties.

A network of capable and effective supplier 
relationships that ensures ESG standards are 
maintained throughout our supply chain. 

	– Customer advocacy: customer Net Promoter Score

	– Community contribution: total value contributed

	– Supply chain economic contribution: number of supplier 
partnerships  

  p.46

The efficient use of natural resources and sound management of environmental 
risks supports our creation of value through delivering cost efficiencies and 
operational resilience. 

We understand, monitor and manage our environmental impact, setting short-term 
and long-term measurable environmental performance targets.

We prepare for the physical impacts of climate change, while harnessing opportunities 
that support the transition to a low carbon economy. 

Enriched Environment

An efficient and resilient portfolio that 
minimises our environmental footprint 
and is positioned to thrive in a climate-
affected future.

	– Performance ratings: NABERS Energy and Water ratings

	– Climate resilience: Greenhouse gas emissions reductions

	– Resource efficiency: energy and water reductions and 
waste management 

  p.52

We rely on our key resources or relationships 
to create value now and into the future.
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Key resources How our key resources are linked to value creation The value that is created How we measure value

Our financial resources are the pool of funds available to us for deployment, which 
includes debt and equity capital, as well as profits retained from our property 
management, development and trading activities. This also includes the financial capital 
from our third party capital partners which we invest on their behalf.

Our prudent management of financial capital underpins the delivery of superior 
risk adjusted returns to Dexus investors with a through the cycle target for Adjusted Funds 
From Operations (AFFO) per security growth of 3-5% and Return on Contributed Equity 
(ROCE) of 7-10%. Our policy is to pay distributions to Security holders in line with free cash 
flow for which AFFO is a proxy.

Sustained Value

Superior long-term performance for our 
investors and third party capital partners, 
underpinned by integrating ESG issues into our 
business model.

	– Distribution per security 

	– Adjusted Funds From Operations (AFFO) per security

	– Return on Contributed Equity (ROCE) 

  p.26

As a real estate company, our properties are central to how we create value. We actively 
manage our property portfolio to enhance its potential, while unlocking further value 
through development to further enhance quality, or for higher and better uses.

Our portfolio is concentrated in Australia’s major cities, which we contribute to shaping as 
leading destinations to live, work and play.

Leading Cities

A high-quality portfolio that contributes 
to economic prosperity and supports 
sustainable urban development across 
Australia’s key cities.

	– Scale: value of property portfolio 

	– Customer demand and space use: portfolio 
occupancy rates 

	– Economic contribution: Construction jobs supported 
and Gross Value Added (GVA) to the economy from 
development projects

	– Future value: value of development and pipeline  

  p.36

Our people’s knowledge and expertise are key inputs to how we create value.

We are a passionate and agile team who want to make a difference. We focus on 
sustaining a high-performing workforce supported by an inclusive and diverse culture.

Our intellectual capital enables us to instil strong corporate governance, sound risk 
management and maintain a focus on health and safety at all levels of our business.

Thriving People

An engaged, capable and high-performing 
workforce that delivers on our strategy and 
supports the creation of sustained value.

	– Employee engagement: employee Net Promoter Score

	– Gender diversity: female representation in senior and 
executive management roles

	– Health and safety: workplace safety audit scores   

  p.42

Our capacity to create value depends on strong relationships with our customers, local 
communities and suppliers. 

We work in partnership with our customers to provide engaging and productive spaces 
in our buildings that satisfy their evolving needs. 

We support the communities in which we operate in recognition of their contribution 
to the activity and vibrancy of our spaces.

We partner with our suppliers to deliver our development projects and manage our 
properties more efficiently, while maintaining a proactive focus on health and safety.

Future Enabled Customers and Strong 
Communities 

Satisfied and successful customers supported 
by high performing workspaces and a 
comprehensive customer product and 
service offering.

Well connected, prosperous and strong 
communities within and around our properties.

A network of capable and effective supplier 
relationships that ensures ESG standards are 
maintained throughout our supply chain. 

	– Customer advocacy: customer Net Promoter Score

	– Community contribution: total value contributed

	– Supply chain economic contribution: number of supplier 
partnerships  

  p.46

The efficient use of natural resources and sound management of environmental 
risks supports our creation of value through delivering cost efficiencies and 
operational resilience. 

We understand, monitor and manage our environmental impact, setting short-term 
and long-term measurable environmental performance targets.

We prepare for the physical impacts of climate change, while harnessing opportunities 
that support the transition to a low carbon economy. 

Enriched Environment

An efficient and resilient portfolio that 
minimises our environmental footprint 
and is positioned to thrive in a climate-
affected future.

	– Performance ratings: NABERS Energy and Water ratings

	– Climate resilience: Greenhouse gas emissions reductions

	– Resource efficiency: energy and water reductions and 
waste management 

  p.52
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Our earnings  
drivers

Trading

Industrial

Industrial

HealthcareOffice

Office

Retail

Funds management

Property portfolio

Developing

We create value for all our stakeholders 
through utilising our asset management, 
development and transaction capabilities.

Sustained Value

Superior long-term 
performance for our investors 
and third party capital 
partners, underpinned by 
integrating ESG issues into our 
business model

Value creation outcomes

Leading Cities

A high-quality portfolio 
that contributes to 
economic prosperity and 
supports sustainable 
urban development across 
Australia’s key cities

Thriving People

An engaged, capable and 
high-performing workforce 
that delivers on our strategy 
and supports the creation of 
sustained value

Future Enabled Customers 
and Strong Communities

A strong network of value 
chain partners (customers, 
communities and suppliers) 
who support Dexus and are 
positively impacted by Dexus

Enriched Environment

An efficient and resilient  
portfolio that minimises 
our environmental 
footprint and is 
positioned to thrive in a 
climate-affected future
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Managing
Dexus manages $32.0 billion of Australian real estate investments across 
the office, industrial, retail and healthcare asset classes. $16.5 billion of 
properties are managed on behalf of Dexus investors and $15.5 billion on 
behalf of our third party capital partners. 

We utilise our asset and property management expertise to maximise 
cash flow for assets managed across the group. This active approach 
seeks to add value through leasing to diversify the customer mix and 
capitalise on the stage that we are at in the property cycle. Our in-house 
project delivery group assists in effectively managing downtime and 
delivering capital works projects in a timely manner.

Developing
Dexus has a $10.6 billion group development pipeline. We utilise our 
expertise to access and manage development opportunities, enhancing 
future returns and improving portfolio quality and diversification. 

Development also delivers on our third party capital partners’ strategies 
and provides organic growth in assets under management, and therefore 
revenue potential to Dexus.

Transacting
We utilise our multi-disciplinary expertise to identify, evaluate, and 
execute acquisition and divestment opportunities across a range of 
sectors and asset types. 

We invest alongside our third party capital partners to access real estate 
with the objectives of improving portfolio quality and performance and 
achieving scale in our core markets. 

We have demonstrated our ability to invest capital at the right time in 
the property cycle, acting quickly and evolving our approach to secure 
opportunities while adhering to our strict investment criteria.

Value drivers

	– Employee 
engagement

	– Inclusion and 
diversity

	– Health and safety

Value drivers

	– Customer 
experience

	– Community 
contribution

	– Supply chain focus

Value drivers

	– Resource 
efficiency

	– Climate 
resilience

	– Green buildings

Value drivers

	– Portfolio scale 
and occupancy

	– Economic 
contribution

	– Development 
pipeline

Value drivers

	– Financial 
performance

	– Capital 
management

	– Corporate 
governance

The Annex, 12 Creek Street  
Brisbane
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Key risks Dexus understands that effective risk 
management requires an understanding of risks 
during all phases of the investment life cycle.

We are committed to meeting high 
standards of risk management in 
the way we conduct business and 
actively identify and manage risks 
that may impact the realisation 
of our strategy. Effective risk 
management is critical in enabling 
the delivery of high-quality products 
and services to customers and 
maximising investor returns. 

Our key risks incorporate insights from 
our materiality assessment process, 
described on page 6 of the 2020 
Sustainability Report. 

Key risk Potential impacts Link to key resources How Dexus is responding

Building and workplace 
health & safety

Ensuring the safety and 
wellbeing of employees, 
customers, contractors 
and the public at 
Dexus properties.

	– Death or injury to individuals at Dexus properties

	– Reputational damage

	– Loss of broader community confidence

	– Costs or sanctions associated with 
regulatory response

	– Costs associated with criminal or civil proceedings

	– Costs associated with remediation and/or restoration

Properties
As a priority we focus on the health, safety and wellbeing of our employees and 
the people in our buildings. We adopt a series of measures to ensure building 
and workplace health and safety is maintained in and around our properties. 
This includes ongoing monitoring and testing at existing assets and regular 
training provided to both employees and service providers.

We apply comprehensive work health and safety programs and enforce 
compliance requirements by site contractors and employees, in accordance with 
Dexus’s ISO 45001 certified Occupational Health and Safety Management System.

We engage external consultants to identify and remediate health and safety 
issues relating to the fabric of properties across the portfolio, including facades.

We maintain a business continuity management framework to mitigate safety 
threats, including the adoption of plans relating to crisis management, business 
continuity and emergency management. Responsiveness at each property 
is regularly tested through scenario exercises. Key performance indicators 
for reporting and resolution of security issues are embedded into contractor 
agreements at Dexus-managed assets.

Customers and 
communities

People and  
capabilities

Performance

Ability to meet market 
guidance, deliver superior 
risk adjusted performance 
relative to industry 
benchmarks and complete 
developments in line with 
expectations.

	– Reduced investor sentiment (equity and debt)

	– Loss of broader community confidence

	– Reduced credit ratings and availability of 
debt financing

Financial
We have processes in place to monitor and manage performance and risks that 
may impact on performance. Our strategy and risk appetite are approved annually 
by the Board and reviewed throughout the year by management. 

The Investment Committee is responsible for the consideration, approval or 
endorsement, subject to delegated authority, of material investment decisions. 
Detailed due diligence is undertaken for all investment and divestment proposals, 
developments and major capital expenditure before approval or endorsement of 
each investment decision.

We have a high-quality office portfolio with scale in key Australian CBDs and a 
diversified development pipeline across sectors and locations.

Major capital projects are monitored by control groups to assess delivery and 
performance outcomes.

 
Properties

Customers and 
communities

Capital markets

Positioning the capital 
structure of the business 
to withstand unexpected 
changes in equity and 
debt markets.

	– Constrained capacity to execute strategy

	– Increased cost of funding (equity and debt)

	– Reduced investor sentiment (equity and debt)

	– Reduced credit ratings and reduced availability 
of debt financing

Financial
Our prudent management of capital, including regular sensitivity analysis and 
periodic independent reviews of the Treasury Policy, assists in positioning Dexus’s 
balance sheet in relation to unexpected changes in capital markets. 

We maintain a strong balance sheet with diversified sources of capital. Ongoing 
monitoring of capital management is undertaken to ensure metrics are within risk 
appetite thresholds benchmarks and/or limits outlined within the Treasury Policy. 

Further information relating to financial risk management is detailed in Note 12 of 
the Financial Statements.

The Board Risk Committee is 
responsible for reviewing the Risk 
Management Framework for the 
group. In FY20 the Board Risk 
Committee was involved in:

	– Considering and reviewing 
the top key risks, their controls 
and mitigants 

	– Reviewing cyber risk and 
ongoing resilience 

	– Overseeing Dexus’s response 
to the impact of the COVID-19 
crisis on Dexus’s portfolio and 
corporate operations

	– Overseeing the Dexus approach 
to the management of Aluminium 
Composite Panel cladding risk 
across the portfolio

	– Overseeing the implementation 
of Dexus’s organisational 
culture initiatives
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Key risk Potential impacts Link to key resources How Dexus is responding

Building and workplace 
health & safety

Ensuring the safety and 
wellbeing of employees, 
customers, contractors 
and the public at 
Dexus properties.

	– Death or injury to individuals at Dexus properties

	– Reputational damage

	– Loss of broader community confidence

	– Costs or sanctions associated with 
regulatory response

	– Costs associated with criminal or civil proceedings

	– Costs associated with remediation and/or restoration

Properties
As a priority we focus on the health, safety and wellbeing of our employees and 
the people in our buildings. We adopt a series of measures to ensure building 
and workplace health and safety is maintained in and around our properties. 
This includes ongoing monitoring and testing at existing assets and regular 
training provided to both employees and service providers.

We apply comprehensive work health and safety programs and enforce 
compliance requirements by site contractors and employees, in accordance with 
Dexus’s ISO 45001 certified Occupational Health and Safety Management System.

We engage external consultants to identify and remediate health and safety 
issues relating to the fabric of properties across the portfolio, including facades.

We maintain a business continuity management framework to mitigate safety 
threats, including the adoption of plans relating to crisis management, business 
continuity and emergency management. Responsiveness at each property 
is regularly tested through scenario exercises. Key performance indicators 
for reporting and resolution of security issues are embedded into contractor 
agreements at Dexus-managed assets.

Customers and 
communities

People and  
capabilities

Performance

Ability to meet market 
guidance, deliver superior 
risk adjusted performance 
relative to industry 
benchmarks and complete 
developments in line with 
expectations.

	– Reduced investor sentiment (equity and debt)

	– Loss of broader community confidence

	– Reduced credit ratings and availability of 
debt financing

Financial
We have processes in place to monitor and manage performance and risks that 
may impact on performance. Our strategy and risk appetite are approved annually 
by the Board and reviewed throughout the year by management. 

The Investment Committee is responsible for the consideration, approval or 
endorsement, subject to delegated authority, of material investment decisions. 
Detailed due diligence is undertaken for all investment and divestment proposals, 
developments and major capital expenditure before approval or endorsement of 
each investment decision.

We have a high-quality office portfolio with scale in key Australian CBDs and a 
diversified development pipeline across sectors and locations.

Major capital projects are monitored by control groups to assess delivery and 
performance outcomes.

 
Properties

Customers and 
communities

Capital markets

Positioning the capital 
structure of the business 
to withstand unexpected 
changes in equity and 
debt markets.

	– Constrained capacity to execute strategy

	– Increased cost of funding (equity and debt)

	– Reduced investor sentiment (equity and debt)

	– Reduced credit ratings and reduced availability 
of debt financing

Financial
Our prudent management of capital, including regular sensitivity analysis and 
periodic independent reviews of the Treasury Policy, assists in positioning Dexus’s 
balance sheet in relation to unexpected changes in capital markets. 

We maintain a strong balance sheet with diversified sources of capital. Ongoing 
monitoring of capital management is undertaken to ensure metrics are within risk 
appetite thresholds benchmarks and/or limits outlined within the Treasury Policy. 

Further information relating to financial risk management is detailed in Note 12 of 
the Financial Statements.
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Key risk Potential impacts Link to key resources How Dexus is responding

Third party capital partners

Wholesale partner of choice 
for third party capital.

	– Change in strategy and/or capacity of existing third 
party capital partners 

	– Inability to attract new third-party capital partners 

	– Loss of confidence in governance structure and 
service delivery 

	– Loss of funds management income

Financial
Our funds management model includes strong governance principles and 
processes designed to build and strengthen relationships with existing and new 
third party capital partners. 

Our active approach to engagement across the business enables employees to 
understand the interests of third party capital partners and design strategies to 
maintain partner satisfaction. 

Our funds management team also undertakes a periodic client survey to 
understand perceptions and identify areas for improvement.

Properties

Customers and 
communities

Cyber security and 
data governance

Ability to access, manage 
and maintain systems and 
respond to major incidents 
including data loss, cyber 
security threats or breaches 
to information systems.

	– Lack of resilience in our response to cyber 
security threats

	– Impact to our customers and/or funds 
management partners 

	– Loss of broader community confidence

	– Financial losses

People and  
capabilities

We aim to have the most efficient systems and processes, including financial 
accounting and operational systems. Regular review of policies and procedures on 
information security are undertaken and align to the National Institute of Standards 
and Technology (NIST) Cyber Security Framework. 

We have comprehensive Business Continuity and Disaster Recovery plans in place 
which are tested annually.

Regular training, testing and disaster recovery activities are conducted, along with 
the employment of data security software, to assist in reducing the risk of threats 
or breaches to data. 

Climate change

Commitment to climate 
resilience and responding 
to the impacts of 
climate change.

	– Increased costs associated with physical risks (e.g. 
asset damage from extreme weather)

	– Increased costs associated with transition 
risks (e.g. carbon regulation, requirements for 
building efficiency)

Environment We use scenario analysis to understand the broad range of climate-related issues 
that may impact our business and focus on enhancing the resilience of our properties 
while implementing energy efficiency initiatives and renewable energy projects. 

Dexus’s approach to climate change risk management is disclosed in 
accordance with the recommendations of the Task Force on Climate-related 
Financial Disclosures across our Annual Reporting Suite (see page 54 in the 
2020 Sustainability Report for an index).

Compliance and regulatory

Market leading governance 
and compliance.

	– Sanctions impacting on business operations

	– Reduced investor sentiment (equity and debt)

	– Loss of broader community confidence

	– Increased compliance costs

People and  
capabilities

Our compliance monitoring program supports our comprehensive compliance 
policies and procedures that are regularly updated to ensure the business operates 
in accordance with regulatory expectations. 

Our employees and service providers receive training on their compliance 
obligations and are encouraged to raise concerns where appropriate. 

We maintain grievance, complaints and whistleblower mechanisms for employees 
and stakeholders to safely, confidently and anonymously raise concerns.

Independent industry experts are appointed to undertake reviews 
where appropriate.

Corporate culture

Ability to maintain a 
respectful, open and 
inclusive culture which 
reflects our values and 
embraces diversity 
of thought.

	– Decreased business performance

	– Inappropriate conduct leading to reputational 
or financial loss

	– Poor employer branding leading to inability 
to attract talent

	– Regrettable employee turnover and associated 
increased costs

	– Reduced investor sentiment (equity and debt)

People and  
capabilities

We foster a culture and employee experience that aligns and continually reinforces 
the group’s purpose statement; including our aspirations, values and behaviours. 

Our employee listening strategy enables employees to provide real-time 
feedback on their experience, as well as anecdotal and anonymous feedback 
via regular pulse surveys throughout the year. Insights gained are used to 
understand organisational culture and identify potential challenges that may 
require additional focus. Psychological safety and inclusion are central to the 
design of employee experiences, policies and protocols. We invest in our employees’ 
development and reward their achievement of sustainable business outcomes that 
add value to our stakeholders.

Talent and capability

Ability to attract and retain 
the best talent to deliver 
business results.

	– Decreased business performance

	– Negative impact to customer relationships

	– Decline in workforce productivity 

	– Increased workforce costs

	– Loss of corporate knowledge and experience

People and  
capabilities

We aim to attract, develop and retain an engaged and capable workforce 
that can deliver our business results both today and in the future. Professional 
development is undertaken at all organisational levels to drive continuous 
learning and engagement of our employees.

Talent reviews are conducted at regular intervals to monitor and respond to 
emerging talent risks and opportunities and to inform succession plans for key 
and critical roles. External talent mapping is undertaken for critical roles.

We foster a culture 
that supports 
employees to deliver 
the group’s purpose 
of creating spaces 
where people thrive.

24 Approach – Key risks

Key risks



Key risk Potential impacts Link to key resources How Dexus is responding

Third party capital partners

Wholesale partner of choice 
for third party capital.

	– Change in strategy and/or capacity of existing third 
party capital partners 

	– Inability to attract new third-party capital partners 

	– Loss of confidence in governance structure and 
service delivery 

	– Loss of funds management income

Financial
Our funds management model includes strong governance principles and 
processes designed to build and strengthen relationships with existing and new 
third party capital partners. 

Our active approach to engagement across the business enables employees to 
understand the interests of third party capital partners and design strategies to 
maintain partner satisfaction. 

Our funds management team also undertakes a periodic client survey to 
understand perceptions and identify areas for improvement.

Properties

Customers and 
communities

Cyber security and 
data governance

Ability to access, manage 
and maintain systems and 
respond to major incidents 
including data loss, cyber 
security threats or breaches 
to information systems.

	– Lack of resilience in our response to cyber 
security threats

	– Impact to our customers and/or funds 
management partners 

	– Loss of broader community confidence

	– Financial losses

People and  
capabilities

We aim to have the most efficient systems and processes, including financial 
accounting and operational systems. Regular review of policies and procedures on 
information security are undertaken and align to the National Institute of Standards 
and Technology (NIST) Cyber Security Framework. 

We have comprehensive Business Continuity and Disaster Recovery plans in place 
which are tested annually.

Regular training, testing and disaster recovery activities are conducted, along with 
the employment of data security software, to assist in reducing the risk of threats 
or breaches to data. 

Climate change

Commitment to climate 
resilience and responding 
to the impacts of 
climate change.

	– Increased costs associated with physical risks (e.g. 
asset damage from extreme weather)

	– Increased costs associated with transition 
risks (e.g. carbon regulation, requirements for 
building efficiency)

Environment We use scenario analysis to understand the broad range of climate-related issues 
that may impact our business and focus on enhancing the resilience of our properties 
while implementing energy efficiency initiatives and renewable energy projects. 

Dexus’s approach to climate change risk management is disclosed in 
accordance with the recommendations of the Task Force on Climate-related 
Financial Disclosures across our Annual Reporting Suite (see page 54 in the 
2020 Sustainability Report for an index).

Compliance and regulatory

Market leading governance 
and compliance.

	– Sanctions impacting on business operations

	– Reduced investor sentiment (equity and debt)

	– Loss of broader community confidence

	– Increased compliance costs

People and  
capabilities

Our compliance monitoring program supports our comprehensive compliance 
policies and procedures that are regularly updated to ensure the business operates 
in accordance with regulatory expectations. 

Our employees and service providers receive training on their compliance 
obligations and are encouraged to raise concerns where appropriate. 

We maintain grievance, complaints and whistleblower mechanisms for employees 
and stakeholders to safely, confidently and anonymously raise concerns.

Independent industry experts are appointed to undertake reviews 
where appropriate.

Corporate culture

Ability to maintain a 
respectful, open and 
inclusive culture which 
reflects our values and 
embraces diversity 
of thought.

	– Decreased business performance

	– Inappropriate conduct leading to reputational 
or financial loss

	– Poor employer branding leading to inability 
to attract talent

	– Regrettable employee turnover and associated 
increased costs

	– Reduced investor sentiment (equity and debt)

People and  
capabilities

We foster a culture and employee experience that aligns and continually reinforces 
the group’s purpose statement; including our aspirations, values and behaviours. 

Our employee listening strategy enables employees to provide real-time 
feedback on their experience, as well as anecdotal and anonymous feedback 
via regular pulse surveys throughout the year. Insights gained are used to 
understand organisational culture and identify potential challenges that may 
require additional focus. Psychological safety and inclusion are central to the 
design of employee experiences, policies and protocols. We invest in our employees’ 
development and reward their achievement of sustainable business outcomes that 
add value to our stakeholders.

Talent and capability

Ability to attract and retain 
the best talent to deliver 
business results.

	– Decreased business performance

	– Negative impact to customer relationships

	– Decline in workforce productivity 

	– Increased workforce costs

	– Loss of corporate knowledge and experience

People and  
capabilities

We aim to attract, develop and retain an engaged and capable workforce 
that can deliver our business results both today and in the future. Professional 
development is undertaken at all organisational levels to drive continuous 
learning and engagement of our employees.

Talent reviews are conducted at regular intervals to monitor and respond to 
emerging talent risks and opportunities and to inform succession plans for key 
and critical roles. External talent mapping is undertaken for critical roles.
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Learn more 

Board focus

Our conservative management 
of financial capital underpins the 
delivery of superior risk-adjusted 
returns to investors. 

Group performance
The challenges presented by COVID-19 
reinforced our focus on maintaining 
a strong balance sheet and liquidity 
levels, progressing funds management 
initiatives and development projects, 
while securing cash flows to maintain a 
distribution per security amount that was 
consistent with FY19.

The FY20 result was resilient, with high 
portfolio occupancy maintained, and 
minimal impact on asset valuations, 
while the strength of our financial 
position was maintained.

We have actively supported the 
viability of our customers most affected 
by the crisis through the provision of 
rent relief, and these actions impacted 
our financial result for the year which, 
until the last quarter, was tracking ahead 
of expectations. 

In early February 2020, we upgraded 
our guidance to circa 5.5% growth in 
distribution per security. However, given 
the uncertain environment caused by 
the crisis, this guidance and associated 
assumptions were withdrawn in late 
March 2020. 

At the beginning of June 2020, when 
there was clarity on cash flows, revised 
FY20 guidance was provided for a 
distribution that was consistent with 
FY19 and in line with AFFO, and we have 
delivered on that guidance.

Financial performance is a 
key focus area for the Board 
and Board Audit Committee. 
In FY20, the Board and Board 
Audit Committee were involved in:

	– Considering and approving 
Dexus’s financial reports, audit 
reports, market guidance, 
distribution details, funding 
requirements and liquidity, 
as well as property portfolio 
valuation movements

	– Approving the group’s 
Financial KPIs and scorecard, in 
addition to annual and half year 
results materials

	– Approving the group’s capital 
management activities 

To learn more about our 
progress against our FY20 
Sustained Value approach and 
commitments, refer to the 2020 
Sustainability Report available at                 
www.dexus.com 

Strategy
Our strategy contributes to the 
generation of long-term and sustainable 
returns. The balance sheet investment 
strategy remains focused on:

	– Activating and investing in the 
development pipeline

	– Supporting growth initiatives in our 
funds management business

	– Selective core asset acquisitions 
which provide potential to unlock 
additional value in the future, and

	– Selective divestments of non-core 
and lower returning assets to optimise 
the property portfolio composition 

In addition, we maintain diverse 
sources of capital, adequate liquidity 
and headroom and conservative 
gearing, providing resilience during 
periods of uncertainty.

Earnings drivers
Our earnings drivers comprise 
three key areas:

	– Property portfolio: the largest driver of 
financial value, comprising the Dexus 
owned office and industrial portfolio

	– Funds management: providing 
access to wholesale sources of 
financial capital and a steady 
annuity-style income stream

	– Trading: packaging and sale of 
properties to generate trading profits

How we measure 
financial performance
When measuring financial 
performance, we focus on growth 
in Adjusted Funds From Operations 
(AFFO) and distributions per security, 
as well as Return on Contributed 
Equity to measure the returns 
achieved for our Security holders.
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Sustained 
Value

Case study

Active approach strengthens financial position 

Dexus’s prudent and active approach 
to capital management further 
strengthened its financial position leading 
into the COVID-19 crisis.

Dexus enhanced its financial position, 
increasing debt duration to 6.9 years 
and further diversifying funding sources 
through the following activities:

	– Issuing $700 million of Medium-Term 
Notes with 10 and 12-year tenors

	– Arranging additional bank debt 
facilities totalling $1.15 billion with a 
weighted average tenor of 5.2 years 
(including $650 million since the 
beginning of March 2020)

Throughout FY20, Dexus remained 
focused on preserving capital while 
selectively investing in assets with solid 
fundamentals and divesting non-core or 
lower returning assets, including Garema 
Court in Canberra and 45 Clarence Street 
in Sydney at its December 2019 book 
value (subject to FIRB approval).

As a result of these activities, Dexus 
continued to maintain a strong and 
conservative balance sheet with 
gearing (look-through)1 at 24.3%, well 
below Dexus’s target range of 30-40%, 
and $1.6 billion of cash and undrawn 
debt facilities. 

In an uncertain environment, Dexus 
remains focused on maintaining the 
strength of its balance sheet.

9.0% 
Return on  
contributed equity
FY19: 10.1%

50.3cents  
AFFO per security
FY19: 50.3 cents

50.3cents 
Distribution per security
FY19: 50.2 cents

	– Deliver a distribution in line with free 
cash flow in FY21

	– Maintain a strong balance sheet while 
further diversifying debt1.	 Adjusted for cash and debt in equity accounted investments. Proforma gearing includes 

proceeds and payments for transactions post 30 June 2020 that are expected to settle before 
30 September 2020 including the divestment of Finlay Crisp Centre, Canberra, 201 Elizabeth 
Street, Sydney and 45 Clarence Street, Sydney (subject to FIRB approval), the acquisition of 
Edward Street, Brisbane (Hermes), payment of Dexus’s share of deferred settlement amounts 
for 80 Collins Street, Melbourne, the industrial property acquisitions of 37-39 Wentworth Street, 
Greenacre and the Ford Facility at Merrifield Business Park, Mickleham. All other transactions 
post 30 June 2020 are excluded. Look-through gearing at 30 June 2020 was 26.3%.
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Operationally, Adjusted Funds From 
Operations (AFFO) was $33.3 million or 
6.4% higher than the prior year. AFFO and 
distribution per security of 50.3 cents 
was consistent with the prior year due 
to the impact of COVID-19, with the 
distribution payout ratio remaining in line 
with free cash flow in accordance with 
Dexus’s distribution policy. FFO, excluding 
maintenance capex and incentives, was 
$48.7 million higher than the prior year 
and underlying FFO, excluding trading 
profits, was $48.1 million higher than the 
prior year.

Key AFFO movements include: 

	– Property FFO of $795.6 million driven 
by fixed rental increases, development 
completions and the acquisition of 
80 Collins Street and MLC Centre 
Sydney in FY19, partly offset by the 
divestment of property interests 
associated with the DALT portfolio and 
COVID-19 impacts 

	– Management operations FFO of 
$71.5 million increased predominantly 
as a result of new funds, acquisitions, 
development completions and  
non-recurring cost reduction measures 

	– Net finance costs of $127.4 million 
increased primarily due to the 
cessation of capitalising interest at key 
development projects

	– Trading profits of $35.3 million (net of 
tax) materially in line with the prior year

We achieved a ROCE for FY20 of 9.0% 
driven largely by AFFO and revaluation 
gains from completed developments 
at 240 St Georges Terrace in Perth 
and the city retail component of 
175 Pitt Street, Sydney.

Rent collections for the Dexus portfolio 
were strong at 98% in FY20, with 92% 
collected in the fourth quarter of FY20.

The external independent valuations 
have resulted in a total estimated 
$612.4 million or circa 3.9% increase on 
prior book values for the 12 months 
to 30 June 2020, with strong uplift of 
$724.4 million in the December 2019 half 
and minimal devaluations of $112.0 million 
in the June 2020 half. The lower for 
longer interest rate environment and 
investment demand for quality office and 
industrial properties continues to support 
the values of our properties. The sale 
of 45 Clarence Street, Sydney (subject 
to FIRB approval) in June 2020, at the 
asset’s 31 December 2019 book value 
(pre the onset of COVID-19), supports 
the strong investment demand for prime 
quality office assets in the Sydney CBD. 
The full year valuation uplift was driven 
by the Sydney office portfolio.

Primarily as a result of these valuations 
our net tangible asset backing (NTA) 
per security increased 62 cents from 
30 June 2019 to 31 December 2019 
and then decreased 24 cents to 
30 June 2020.

Group performance (cont’d)
The reduction in distribution per security 
growth from February to June 2020 was 
driven by:

	– COVID-19 impacts of -6.6%, including 
rent waivers provided to small and 
medium enterprise customers (SMEs) 
per the Code of Conduct and 
provision for expected credit losses of 
-4.7% or $26 million

	– Other items of -0.8% 

partly offset by:

	– A number of non-recurring cost 
reduction measures implemented 
in response to COVID-19 including 
annual leave initiatives, a freeze 
on recruitment and non-essential 
consultancy spend and temporary 
reductions in remuneration of +2.1%

Net profit after tax was $983.0 million, 
down 23.3% on the prior year. This 
movement was primarily driven by net 
revaluation gains of investment properties 
of $612.4 million, which were  
$160.7 million lower than FY19. These 
revaluation gains primarily drove the 
38 cent or 3.6% increase in net tangible 
asset (NTA) backing per security to  
$10.86 at 30 June 2020. 

Underlying Funds from Operations per 
security of 63.5 cents, which excludes 
trading profits, grew by 1.0%, despite the 
impact of rent relief provided, highlighting 
the contribution from the funds 
management business and non-recurring 
cost reduction measures. 

Valuation movements Total FY20 30 Jun 2020 31 Dec 2019

Office portfolio  $490.6m  $131.7m  $622.3m

Industrial portfolio  $111.4m  $22.6m  $88.8m

Total portfolio1  $612.4m  $112.0m  $724.4m

Weighted average capitalisation rate  30 Jun 2020  30 Jun 2019 Change

Office portfolio 4.97% 5.15%  18 bps

Industrial portfolio 5.66% 5.92%  26 bps

Total portfolio 5.05% 5.26%  21 bps

1.	 Including healthcare and leased asset revaluation gain of $10.4 million for FY20.
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O�ce property FFO 74%

Total property FFO 88%

Management operations 8%
Industrial property FFO 14%

Trading prof its (net of tax) 4%

88% of FFO from 
property portfolio1

We continued to maintain a strong financial position with low gearing and 
enhanced liquidity. 

Key financials FY20 FY19 Change

Funds From Operations (FFO) ($m) 730.2 681.5 7.1%

Net profit after tax ($m) 983.0 1,281.0 (23.3)%

AFFO per security (cents) 50.3 50.3 –

Distribution per security (cents) 50.3 50.2 0.2%

ROCE (%) 9.0 10.1 (1.1) ppt

Net tangible asset backing  
per security ($)

10.86 10.48 3.6%

Gearing (look-through)1 (%) 24.32 24.0 0.3 ppt

FFO composition
FY20 

$m
FY19 

$m
Change 

%

Office property FFO 671.4 610.5 10.0

Industrial property FFO 124.2 137.3 (9.5)

Total property FFO 795.6 747.8 6.4

Management operations3 71.5 54.6 31.0

Group corporate (33.0) (30.2) 9.3

Net finance costs (127.4) (117.1) 8.8

Other (including tax) (11.8) (8.3) 42.2

Underlying FFO 694.9 646.8 7.4

Trading profits (net of tax) 35.3 34.7 1.7

FFO 730.2 681.5 7.1

1.	 Adjusted for cash and debt in equity accounted investments. 
2.	 Proforma gearing includes proceeds and payments for transactions post 30 June 2020 that are 

expected to settle before 30 September 2020 including the divestment of Finlay Crisp Centre, 
Canberra, 201 Elizabeth Street, Sydney and 45 Clarence Street, Sydney (subject to FIRB approval), 
the acquisition of Edward Street, Brisbane (Hermes), payment of Dexus’s share of deferred 
settlement amounts for 80 Collins Street, Melbourne, the industrial property acquisitions of 
37-39 Wentworth Street, Greenacre and the Ford Facility at Merrifield Business Park, Mickleham. All 
other transactions post 30 June 2020 are excluded. Look-through gearing at 30 June 2020 was 26.3%.

3.	 Management operations income includes development management fees and in FY19 includes 
bidding costs for a development opportunity.

100 Mount Street,  
North Sydney

1.	 FFO is calculated before finance 
costs, group corporate costs and 
other (including tax).
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Statutory profit reconciliation
FY20 

$m 
FY19 

$m 

Statutory AIFRS Net profit after tax 983.0 1,281.0

(Gains)/losses from sales of investment property (0.1) (1.8)

Fair value gain on investment property (612.4) (773.1)

Fair value loss on the mark-to-market of derivatives 2.5 (109.4)

Incentives amortisation and rent straight-line1 127.5 116.8

Non-FFO tax expense 3.3 15.7

Other unrealised or one-off items 226.4 152.3

Funds From Operations (FFO)2 730.2 681.5

Maintenance capital expenditure (59.1) (63.2)

Cash incentives and leasing costs paid (41.9) (37.6)

Rent free incentives (78.7) (63.5)

Adjusted Funds From Operations (AFFO)3 550.5 517.2

Distribution 550.3 529.0

AFFO Payout ratio (%) 100.0 98.74

1.	 Including cash, rent free and fit out incentives amortisation.
2.	 Including Dexus share of equity accounted investments.
3.	 AFFO is in line with the Property Council of Australia definition.
4.	 FY19 distribution payout ratio has been adjusted to exclude the $18.3 million of distributions paid 

on new securities issued through the Institutional Placement and Security Purchase Plan announced 
on 2 May 2019, which were fully entitled to the distribution for the six months ending 30 June 2019. 
The distribution payout ratio was 102.3% including this amount.

Group outlook
Overall Australia is fairing better than 
most developed nations in flattening the 
COVID-19 infection curve. 

While underemployment and weak 
wages growth will be a drag on economic 
growth, positives for the economy are 
high levels of federal and state stimulus 
(more than 13.3% of GDP), ongoing levels 
of infrastructure investment and low 
interest rates. Consumer and business 
confidence have improved off the lows of 
April 2020.

We are preparing for a U-shaped 
recovery where economic growth remains 
soft through FY21 before improving. 
However, the depth and duration of the 
slowdown is uncertain. 

Grosvenor Place,   
Sydney
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Property portfolio performance
We remained focused on maximising the 
performance of the property portfolio 
through maintaining high occupancy, with 
the property portfolio contributing to 88% 
of FFO in FY20.

Office portfolio performance
During the year, we leased 
88,467 square metres of office space 
across 207 transactions, as well as 
26,403 square metres of space across 
office developments, locking in future 
income streams. 

The office portfolio was performing 
well leading in to the crisis with high 
occupancy and significant leasing 
success, including our leasing focus at 
80 Collins Street which achieved record 
rents and set new benchmarks for the 
Melbourne CBD.  

In the current environment, office leasing 
enquiry levels have fallen and inspection 
rates have slowed, however occupancy 
has remained high at 96.5%. Lead 
indicators point to a period of uncertainty 
in the Australian office market, with 
demand across the major CBD markets 
likely to be patchy in the short term. 

In times of uncertainty, high-quality and 
well-leased assets can be expected to 
hold their value better than  
lower-quality assets due to their appeal 
to both occupants and purchasers as well 
as their relative scarcity. At 30 June 2020, 
Prime grade1 buildings comprised 94% of 
our office portfolio.

Office portfolio occupancy of 96.5% 
was lower than the 30 June 2019 
occupancy of 98.0% due to leases 
expiring at MLC Centre, 60 Castlereagh 
Street and Grosvenor Place in Sydney.

Average incentive levels increased mainly 
due to a greater proportion of leasing 
undertaken in the Brisbane and Perth 
markets, with face deals also representing 
a higher proportion of leasing. 

Office portfolio like-for-like income 
growth was +2.4% (FY19:+3.4%), impacted 
by rent relief measures and a provision 
for expected credit losses. Excluding this, 
like-for-like income growth was +4.7%. 
The Dexus office portfolio outperformed 
its benchmark over the one, three and  
five-year time periods to 31 March 2020.

1.	 Stabilised assets only. Excludes 
development-affected assets and land.

Office portfolio vs PCA/MSCI office index  
at 31 March 2020 1 (% p.a.)

96.5% 
Occupancy
FY19: 98.0%

4.2yrs 
WALE
FY19: 4.4 years

88,467sqm
Space leased1

Office portfolio key metrics

+2.4% 
Effective LFL 
income2

FY19 +3.4%

17.1% 
Average 
incentives1

FY19: 13.4%

1.	 Period to 31 March 2020 which reflects the latest available 
PCA/MSCI Australia Annual Property Index.

1.	 Excluding development leasing.
2.	 Excluding rent relief measures and a provision for expected 

credit losses effective LFL growth is +4.7%.

12.6 12.8

11.2

13.8 13.6

12.7

14.0 14.1
13.3

1 year 3 years 5 years

Dexus o�ce portfolio

Dexus group o�ce portfolio

PCA/MSCI O�ce Index
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13.2
14.0

11.3

13.6 13.8

11.8

13.7 13.7

12.1

1 year 3 years 5 years
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Property market outlook
Australia’s office markets face headwinds 
in the short term. The demand outlook 
is clouded by a lull in decision making 
by companies which currently have 
the majority of their workforce working 
remotely and are still trying to gauge the 
COVID-19 pandemic’s effects on their 
business before making decisions about 
head count and office requirements. 
Leading indicators such as job 
advertisements and business confidence 
have declined.

In the absence of a turnaround in 
demand, the office sector is likely to 
experience further rises in vacancy in FY21 
due to the levels of new office stock due 
for completion. Net effective rents eased 
nationally in the June quarter on the 
back of rising incentives.

Office markets are cyclical due to the 
sensitivity of demand to the economic 
cycle, so periods of negative net 
absorption are not unusual. Lease 
structures help protect income through 
these periods. Looking forward, the 
effects of the pandemic on employment 
and the speed of recovery of the 
economy will be critical for the outlook.

Industrial portfolio performance
Dexus manages a growing,  
high-quality $5.0 billion1 group 
industrial portfolio, $2.2 billion of which 
sits in the Dexus portfolio.

During the year, we leased  
181,472 square metres of industrial 
space across 95 transactions, with the 
portfolio continuing to benefit from an 
uptick in logistics and e-commerce 
demand with non-discretionary and 
online retail sectors experiencing 
growth through the crisis. 

Portfolio occupancy remains high at 
95.6% however was lower than FY19 
of 97.0%, primarily due to vacancy 
at Axxess Corporate Park. Industrial 
portfolio like-for-like income growth 
was -2.1% (FY19: +2.5%), impacted by 
expiries at Axxess Corporate Park 
in addition to rent relief measures 
and a provision for expected credit 
losses. Excluding this, like-for-like 
income growth was +0.1%. The Dexus 
industrial portfolio outperformed 
its benchmark over the one, three 
and five year time periods to 
31 March 2020. 

1.	 Including acquisitions post 
30 June 2020 (on completion value).

Dexus industrial portfolio vs PCA/MSCI Industrial Index 
at 31 March 2020 1 (% p.a.)

181,472sqm 
Space leased

Industrial portfolio key metrics

95.6% 
Occupancy
FY19: 97.0%

4.1yrs 
WALE
FY19 4.7 years

-2.1% 
Effective LFL 
income1

FY19: +2.5%

13.4% 
Average 
incentives
FY19: 11.7%

1.	 Period to 31 March 2020 which reflects the latest available PCA/MSCI 
Australia Annual Property Index.

1.	 Excluding one off income in addition to rent relief measures and a 
provision for expected credit losses. Excluding this, like-for-like income 
growth was +0.1%.

380 Dohertys Road, 
Truganina

Long term office demand will continue 
to benefit from employment growth. 
While Deloitte Access Economics 
forecast a 1.3% contraction in 
employment in FY21, they project 
1.9% per annum growth in the years from 
FY22 to the end of the decade.

Demand in the industrial sector has 
been driven by defensive occupiers 
including food and beverage retailers, 
e-commerce groups, transport and 
logistics providers, data centres, cold 
storage and pharmaceuticals. Other 
businesses have tended to place their 
leasing decisions on hold due to the 
ongoing uncertainty. Retail businesses 
with pre-existing e-commerce 
channels have enjoyed accelerated 
levels of growth over the past few 
years, resulting in companies looking 
to expand their footprint or seek more 
efficient premises. 

Industrial construction remains relatively 
strong on the back of a continuing 
level of pre-commitment, much of it 
negotiated pre-COVID-19. There is 
a significant amount of speculative 
development still to be leased, however 
the overall market vacancy rate is 
expected to remain relatively low.
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DWPF
$10.3bn
Australian
Industrial Partner
$0.4bn
Dexus Australian 
Commercial Trust
$0.6bn
Dexus O�ce Partner
$2.7bn
Dexus 
Industrial Partner
$0.2bn
Dexus Australian
Logistics Partner
$0.9bn
HWPF
$0.4bn

Funds management 
performance
Our strategic objective of being the 
wholesale partner of choice in Australian 
property and track record of driving 
investment performance enables us to 
attract third party capital partners to 
invest alongside through the cycle.

Dexus manages $15.5 billion of funds 
on behalf of 77 third party clients, 
with acquisitions, developments 
and revaluations contributing to 
management operations FFO in FY20. 

Dexus remains an attractive Australian 
real estate partner of choice across the 
office, industrial, retail and healthcare 
sectors and we continued to attract new 
capital during the year.

During the year GIC exercised its option 
to acquire an additional 24% interest in 
DALT, bringing its total share to 49% and 
entered into a new commercial Joint 
Venture (JV) with Dexus that acquired 
50% of Rialto Towers in Melbourne. GIC 
holds a 90% share in the JV and Dexus 
holds the remaining 10%. Dexus is the 
investment manager of the JV and has 
been appointed as the manager of the 
entire Rialto Towers complex.

HWPF welcomed two new investors, 
completed the development of the 
new Calvary Adelaide Hospital, and 
acquired the North Shore Health Hub, 
Stage 1 currently under development at 
12 Frederick Street, St Leonards.

The funds platform raised circa  
$955 million of equity for new and existing 
funds, including DWPF which raised circa 
$240 million from existing investors to fund 
its future development pipeline. DWPF 
continues to outperform its benchmark over 
1, 3, 5, 7 and 10 years and HWPF continued 
to deliver strong performance achieving a 
one-year return of 10.9%. All partnerships 
have performed well, exceeding their return 
objectives for the year.

The loss of the management of the 
$2.0 billion Australian Mandate portfolio 
managed on behalf of the NSW Treasury 
Corporation from 30 June 2020 resulted 
in cost cutting including some job 
closures across the group to minimise the 
impact of reduced fee revenue. Dexus 
managed the Australian Mandate for 
more than 30 years and it achieved 
outperformance versus benchmark over  
5, 7 and 10 years to 30 June 2020.

Post 30 June 2020, DALT entered into 
agreements to acquire six trading assets 
for $269.4 million and two industrial 
properties at Mickleham in Victoria and 
Greenacre in New South Wales for a 
combined price of $173.5 million. In addition, 
HWPF exchanged contracts to acquire a 
modern healthcare facility in Brisbane for 
$36.5 million.

Funds management outlook
Our funds management business’s 
current exposure is 59% to office 
properties, 17% to industrial properties, 
21% to retail properties and 3% to 
healthcare properties.

Office and industrial property 
performance is expected to be 
influenced by the key leading indicators 
described on page 32.

Australian retail spending was up 
8.5% for the 12 months to June 2020 
compared to the previous year. This 
follows a significant pick up in spending 
in May 2020 and the impact of stores 
re-opening as restrictions continued 
to ease throughout June. Turnover 
growth in convenience based centres 
has benefitted from people’s preference 
to shop locally. Supermarkets and 
Discount Department Stores continue 
to perform well. Conversely, turnover 
growth in larger shopping centres has 
been constrained by greater reliance 
on discretionary categories like fashion, 
restaurants and entertainment. City 
retail remains weak, held back by the 
absence of office workers, tourists and 
university students. The outlook for 
FY21 is for further volatility in retail sales 
numbers and continued outperformance 
by non-discretionary categories and 
online retailing. 

Demand for healthcare services 
will continue to benefit from ageing 
demographics, longer life expectancy 
and population growth. In the current 
environment, COVID-19 has highlighted 
the role of high-quality healthcare 
infrastructure and the sector tends to 
be resilient to downturns.

Management operations FFO Funds management portfolioFunds management growth

$15.5bn
Total funds under 

management
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$54.6m

$71.5m

FY19 FY20

$5.6bn

$15.5bn

FY12 FY20

177% 
growth 
in FUM
since FY12

on behalf of
77 clients from

10 countries
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Australian
Industrial Partner
$0.4bn
Dexus Australian 
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Dexus O�ce Partner
$2.7bn
Dexus 
Industrial Partner
$0.2bn
Dexus Australian
Logistics Partner
$0.9bn
HWPF
$0.4bn



Financial position 
Financial position

	– Total look-through assets increased by 
$1,192 million primarily due to $822 million 
of acquisitions, development capital 
expenditures and $612 million of property 
valuation increases, partially offset by 
$612 million of divestments

	– Total look-through borrowings 
increased by $836 million due to 
funding required for acquisitions as well 
as development capital expenditure 
partly offset by divestments

	– Total number of securities on issue 
decreased slightly following the 
on-market buy-back

Trading performance 
Trading is a capability that involves 
the identification of opportunities, 
repositioning to enhance value, and 
realising value through divestment.

Trading properties are either acquired 
with the direct purpose of repositioning 
or development, or they are identified 
in Dexus’s existing portfolio as having 
value-add potential and subsequently 
transferred into the trading trust to be 
repositioned, and then sold.

We realised $35.3 million of trading profits 
(net of tax) in FY20, driven by the sale of 
the initial 25% of 201 Elizabeth Street in 
Sydney and progress at the North Shore 
Health Hub in St Leonards, currently under 
construction and sold to HWPF on a 
fund-through basis.

The fund-through sale of North Shore 
Health Hub is expected to contribute 
further trading profits in FY21 with the 
amount dependent on the progress of the 
development and leasing. Post 30 June 
2020, we entered into agreements to sell 
a portfolio of six trading assets to DALT 
across two tranches and exercised the 
option to sell the remaining 25% interest 
in 201 Elizabeth Street. These transactions 
(including the North Shore Health Hub) are 
expected to contribute circa $85 million 
to pre-tax trading profits across FY21 and 
FY22 (in the event the options over the 
second tranche are exercised).

Financial Position

30 Jun 2020  
$m

30 Jun 2019  
$m

Office investment properties 14,171 13,193

Industrial investment properties 2,233 2,337

Healthcare investment properties 140 86

Other1 1,124 860

Total tangible assets 17,668 16,476

Borrowings (5,067) (4,231)

Other liabilities (750) (751)

Net tangible assets 11,851 11,494

Total number of securities on issue 1,091,202,163 1,096,857,665

NTA ($) 10.86 10.48

1.	 Adjusted for cash and debt in equity accounted investments. Excludes the $73.2 million deferred 
tax liability on management rights.

Capital management metrics

Key metrics 30 Jun 2020 30 Jun 2019 

Gearing (look-through)1 (%) 24.32 24.0

Cost of debt3 (%) 3.4 4.0

Duration of debt (years) 6.9 6.7

Hedged debt4 (incl caps) (%) 78 74

S&P/Moody’s credit rating A-/A3 A-/A3

1.	 Adjusted for cash and debt in equity accounted investments.
2.	 Proforma gearing includes proceeds and payments for transactions post 30 June 2020 that 

are expected to settle before 30 September 2020 including the divestment of Finlay Crisp 
Centre, Canberra, 201 Elizabeth Street, Sydney and 45 Clarence Street, Sydney (subject to 
FIRB approval), the acquisition of Edward Street, Brisbane (Hermes), payment of Dexus’s 
share of deferred settlement amounts for 80 Collins Street, Melbourne, the industrial property 
acquisitions of 37-39 Wentworth Street, Greenacre and the Ford Facility at Merrifield Business 
Park, Mickleham. All other transactions post 30 June 2020 are excluded. Look-through gearing 
at 30 June 2020 was 26.3%.

3.	 Weighted average for the year, inclusive of fees and margins on a drawn basis.
4.	 Average for the year. Hedged debt (excluding caps) was 55% for the 12 months to 30 June 2019 

and 62% for the 12 months to 30 June 2020.
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Bank Facilities 38%
Commercial Paper 2%
MTN 21%

USPP 27%
144A 5%

Exchangeable Notes 7%

Capital management
We continued to maintain a strong and 
conservative balance sheet with  
gearing (look-through)1 of 24.3%, well 
below our target range of 30-40%, and 
were able to source additional liquidity 
over the year, strengthening our position. 

Over the year, we enhanced our liquidity 
by raising $1.85 billion of debt, increased 
debt duration to 6.9 years and further 
diversified our funding sources. We 
have circa $300 million of debt expiries 
in late FY21 and limited development 
commitments of circa $180 million 
remaining to spend until the end of FY22.

We remain within all of our debt covenant 
limits and continue to retain our strong 
credit rating of A-/A3 from S&P and 
Moody’s respectively.

We divested Garema Court, Canberra 
and 45 Clarence Street, Sydney (subject 
to FIRB approval) during the year and 
made a number of smaller acquisitions 
and will continue to allocate capital into 
opportunities where we see value. Post 
30 June 2020, the divestment of Finlay 
Crisp Centre in Canberra settled.

Our strong balance sheet provides 
resilience during this period of 
uncertainty, as well as the capacity to 
fund projects in our current and future 
development pipeline. 

We announced an on-market securities 
buy-back program on 23 October 2019 
for up to 5% of securities. Throughout the 
year, we acquired 5,655,502 securities for 
$62 million at an average price of $10.96 
under the on-market buy-back program. 

Rialto Towers, 
Melbourne

38%
Bank debt

Diversified sources of debt

62%
Debt capital 
markets
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1.	 Proforma gearing includes proceeds and payments for transactions post 30 June 2020 that are expected to settle before 30 September 2020 
including the divestment of Finlay Crisp Centre, Canberra, 201 Elizabeth Street, Sydney and 45 Clarence Street, Sydney (subject to FIRB approval), 
the acquisition of Edward Street, Brisbane (Hermes), payment of Dexus’s share of deferred settlement amounts for 80 Collins Street, Melbourne, 
the industrial property acquisitions of 37-39 Wentworth Street, Greenacre and the Ford Facility at Merrifield Business Park, Mickleham. All other 
transactions post 30 June 2020 are excluded. Look-through gearing at 30 June 2020 was 26.3%.
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Dexus recognises the importance of effective communication with existing and potential 
institutional investors, sell‑side analysts and retail investors.
Our Executives and the Investor Relations team maintain a strong rapport with the investment community through proactive and 
regular engagement initiatives. We are committed to delivering high levels of transparency and disclosure by:
– Releasing accurate and relevant information to investors to ensure they can make informed investment decisions
– Providing regular access to senior management through one-on-one meetings, presentations, property tours, conferences,

dedicated investor roadshows, conference calls and webcasts

We adopt strong governance practices including a policy that ensures a minimum of two Dexus representatives participate in any 
institutional investor or sell-side broker meetings and that a record of the meeting is maintained on an internal customer relationship 
management database.
During FY20, senior management together with the Investor Relations team held 230 engagements with investor/broker groups to discuss 
the group’s business strategy, operational and financial performance. These engagements were undertaken across a wide range of 
investor activities including telephone calls, conferences, roadshows, one-on-one meetings, dinners, investor briefings and roundtables.

One-on-one meetings

Group meetings

Panel/presentation

Property tour

Telephone call

9782

36
6

9

38%

10%
25%

12%

7%

8%

Australia

UK

North America Rest of world

Europe (ex UK)

Asia

Investor contact method (by number) Security holders by geography

We participated in investor conferences and roadshows in Australia, London and New York. As a consequence of the onset of the 
COVID-19 pandemic and subsequent International travel restrictions, we also participated in a number of virtual conferences which 
were attended by domestic and international institutional investors.
These conferences and roadshows enabled access to potential new investors and assisted with strengthening existing relationships 
with long term investors.
We regularly commission independent investor perception studies to gather feedback from the institutional investment community. 
These studies involve independent surveys and interviews with institutional investors and sell-side brokers to measure perceptions 
on a number of attributes and report on the findings. The results help the Board and Executive team understand the investment 
community’s views and concerns and assists in the enhancement of the group’s Investor Relations and communications activities.
In 2019, the Australasian Investor Relations Association (AIRA) awarded Dexus first place for Best International Investors Relations by 
an Australasian Company and Dexus was a finalist in the Best Investor Day by an Australasian Company category at their annual 
awards evening.
Our Treasury team held presentations with institutional debt investors in September 2019 and February 2020. In addition, the team 
participated in the Property Treasurers’ Round Table events facilitated by the Property Council of Australia and regularly met with 
banks, rating agencies and other credit investors.

Investor information 
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Annual General Meeting
In light of the COVID-19 pandemic, we will be convening our 
Annual General Meeting differently this year. The health and 
safety of our Security holders, our employees, all of their families, 
and the broader community, is paramount.
Dexus will be holding a fully virtual Annual General Meeting 
(AGM) on Friday 23 October 2020 commencing at 2.00pm. 
We encourage all Security holders and proxyholders 
to participate in the Meeting via the online platform at 
www.dexus.com. To do this you will need a desktop or 
mobile/tablet device with internet access. 
You should log onto the Meeting platform at least 15 minutes 
prior to the Meeting commencing. You will need to provide your 
details (including SRN) to be verified as a Security holder or 
proxyholder. From this platform you will be able to vote on the 
Resolutions, if you haven’t done so already and ask questions
Details relating to the meeting, will be provided to all investors 
in the Notice of Annual General Meeting which will be 
despatched to Security holders electronically/and by mail 
in mid-September 2020. 

Distribution payments
Dexus’s payout policy is to distribute in line with free cash flow.
Distributions are paid for the six-month periods to 31 December 
and 30 June each year. Distribution statements are available 
in print and electronic formats and distributions are paid only 
by direct credit into nominated bank accounts for all Australian 
and New Zealand Security holders and by cheque for other 
international Security holders. To update the method of 
receiving distributions, please visit the investor login facility at 
www.dexus.com/update

Unclaimed distribution income
Unpresented cheques or unclaimed distribution income can be 
claimed by contacting the Dexus Infoline on +61 1800 819 675. 
For monies outstanding greater than seven years, please 
contact the NSW Office of State Revenue on +61 1300 366 016, 
8.30am-5.00pm Monday to Friday, use their search facility at 
osr.nsw.gov.au/ucm or email unclaimedmoney@osr.nsw.gov.au

Annual Statement (previously the Annual 
Taxation Statement)
An Attribution Managed Investment Trust Member Annual 
Statement (AMMA) is sent to investors at the end of August each 
year. The statement summarises distributions provided during 
the financial year and includes information required to complete 
your tax return. AMMA statements are also available online at 
www.dexus.com/update

2021 Reporting calendar1

2020 Annual General Meeting
23 October 2020

HY21 Half year results
10 February 2021

FY21 Annual results
17 August 2021

2021 Annual General Meeting
27 October 2021

Distribution calendar1

Period end 31 December 2020 30 June 2021

Ex-distribution date 30 December 2020 29 June 2021

Record date 31 December 2020 30 June 2021

Payment date 26 February 2021 30 August 2021

Go electronic for convenience and speed
Did you know that you can receive all or part of your security 
holder communications electronically? You can change your 
communication preferences at any time by logging in at 
www.dexus.com/update or by contacting Link Market Services 
on +61 1800 819 675.

Investor information continued
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1.	 Please note that these dates are indicative and are subject to change without prior notice. Any changes in our key dates will be published on our website.

2020 Annual Reporting Suite
Dexus’s 2020 Annual Reporting Suite for the year ended 
30 June 2020, is available at www.dexus.com/investor-centre 
The reporting suite includes:

2020 Annual Report
An integrated summary of the value created across Dexus’s key 
resources and the Consolidated Financial report.

2020 Financial Statements 
The Financial Statements for Dexus Industrial Trust, Dexus Office 
Trust and Dexus Operations Trust, which should be read in 
conjunction with the 2020 Annual Report.

2020 Sustainability Report
The Sustainability Report incorporates the Sustainability 
Performance Pack, Sustainability Data Appendix, 
Sustainability Approach and Procedures, GRI Content Index 
and Assurance Statement, supporting the results outlined in the 
2020 Annual Report.

2020 Annual Results Presentation
A summary of Dexus’s operational and financial performance.

2020 Corporate Governance Statement
The Corporate Governance Statement outlines Dexus’s 
corporate governance framework.

The 2020 Annual Reporting Suite is available in hard copy by 
email request to ir@dexus.com or by calling +61 1800 819 675.

Investor communications
We are committed to ensuring all investors have equal access to 
information. In line with our commitment to long term integration 
of sustainable business practices, investor communications are 
provided via various electronic methods including:
Dexus’s website – www.dexus.com

Other investor tools available include:
Online enquiry – www.dexus.com/get-in-touch
Scroll down to the investor section to get in touch with us 

Investor login – www.dexus.com/update
enables investors to update their details and download statements

Subscribe to alerts – www.dexus.com/subscribe
enables investors to receive Dexus communications immediately 
after release

Key dates – notifies investors on key events and reporting dates

LinkedIn – We engage with our followers on LinkedIn 
www.dexus.com/LinkedIn and click follow us

Making contact
If you have any questions regarding your Security holding or wish 
to update your personal or distribution payment details, please 
contact the Registry by calling the Dexus Infoline on +61 1800 819 
675. This service is available from 8.30am to 5.30pm (Sydney time)
on all business days. All correspondence should be addressed to:

Dexus
C/- Link Market Services Limited
Locked Bag A14
Sydney South NSW 1235
Phone: +61 1800 819 675
Email: dexus@linkmarketservices.com.au

We are committed to delivering a high level of service to all 
investors. If you feel we could improve our service or you would 
like to make a suggestion or a complaint, your feedback is 
appreciated. Our contact details are:

Investor Relations
Dexus
PO Box R1822
Royal Exchange NSW 1225
Email: ir@dexus.com

Complaints handling process
Dexus has a complaints handling policy to ensure that all 
Security holders are dealt with fairly, promptly and consistently.

Any Security holder wishing to lodge a complaint, can do 
so verbally by calling the Dexus Infoline on +612 1800 819 675 
or in writing to:
Dispute Resolutions Officer
Dexus Funds Management Limited
PO Box R1822
Royal Exchange NSW 1225
or email to ir@dexus.com

Dexus Funds Management Limited is a member of the Australian 
Financial Complaints Authority (AFCA), an independent dispute 
resolution scheme which may be contacted at:
Australian Financial Complaints Authority Limited 
GPO Box 3 
Melbourne VIC 3001 
Phone: +61 1800 931 678 (free call within Australia) 
Fax: +61 3 9613 6399 
Email: info@afca.org.au 
Website: www.afca.org.au 
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Top 20 Security holders at 31 July 2020

Rank Name No of units
% of issued

 capital

1 HSBC Custody Nominees (Australia) Limited 475,013,957 43.53

2 J P Morgan Nominees Australia Pty Limited 251,768,159 23.07

3 Citicorp Nominees Pty Limited 119,696,857 10.97

4 National Nominees Limited 41,579,468 3.81

5 BNP Paribas Nominees Pty Ltd <DRP>  31,770,353 2.91

6 BNP Paribas Nominees Pty Ltd <Agency Lending DRP A/C > 31,531,863 2.89

7 Citicorp Nominees Pty Limited <Colonial First State Inv A/C> 11,849,850 1.09

8 Merrill Lynch (Australia) Nominees Pty Limited 10,178,943 0.93

9 HSBC Custody Nominees (Australia) Limited <NT-Comnwlth Super Corp A/C> 3,682,918 0.34

10 Australian Executor Trustees Limited <IPS Super A/C> 2,776,304 0.25

11 HSBC Custody Nominees (Australia) Limited-GSCO ECA  2,096,359 0.19

12 Netwealth Investments Limited <Wrap Services A/C> 1,952,173 0.18

13 AMP Life Limited 1,940,758 0.18

14 Pacific Custodians Pty Limited Perf Rights Plan TST 1,670,920 0.15

15 BNP Paribas Nominees (NZ) Ltd <DRP> 1,651,852 0.15

16 Brispot Nominees Pty Ltd <House Head Nominee A/C> 1,632,620 0.15

17 One Managed Investment Funds Limited <Charter Hall Maxim Property Securities A/C> 1,500,000 0.14

18 Charter Hall Wholesale Management Ltd 1,420,000 0.13

19 Avanteos Investments Limited <Encircle IMA A/C> 1,259,056 0.12

20 Morgan Stanley Australia Securities (Nominee) Pty Limited <No 1 Account> 1,247,154 0.11

Sub total 996,219,564 91.30

Balance of register 94,982,599 8.70

Total of issued capital 1,091,202,163 100.00

Substantial holders at 31 July 2020
The names of substantial holders, at 31 July 2020 that have notified the Responsible Entity in accordance with section 671B of the 
Corporations Act 2001, are:

Date Name 

Number
 of stapled
 securities % voting

12 May 2020 Blackrock Group 107,340,102 9.83

8 Apr 2019 State Street Corporation 70,998,322 6.98

21 Dec 2018 Vanguard Group 102,882,077 10.11

Note: Dexus issued capital changed from 1,096,857,665 to 1,091,202,163 between December 2019 and March 2020 as a result of 
purchasing DXS Securities as part of the on-market securities buy back facility that was announced to the ASX on 23 October 2019. 

Class of securities
Dexus has one class of stapled security trading on the ASX with Security holders holding stapled securities at 31 July 2020.

Additional information
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Spread of Securities at 31 July 2020
Range Securities % No. of Holders

100,000 and over 1,011,817,884 92.73 65

50,000 to 100,000 3,587,369 0.33 53 

10,001 to 50,000 19,797,242 1.81 1,146 

5,001 to 10,000 18,276,021 1.68 2,653 

1,001 to 5,000 32,237,893 2.95 13,448 

1 to 1,000 5,485,754 0.50 11,789 

Total 1,091,202,163 100.00 29,154 

At 31 July 2020, the number of security holders holding less than a marketable parcel of 59 Securities ($500) was 737 and they held a 
total of 15,724 securities.

Voting rights
At meetings of the security holders of Dexus Diversified Trust, Dexus Industrial Trust, Dexus Office Trust and Dexus Operations Trust, 
being the Trusts that comprise Dexus, on a show of hands, each Security holder of each Trust has one vote. On a poll, each Security 
holder of each Trust has one vote for each dollar of the value of the total interests they have in the Trust.

Securities restricted or subject to voluntary escrow
There are no stapled securities that are restricted or subject to voluntary escrow.

On-market buy-back
Dexus announced an on-market securities buy-back program on 23 October 2019 for up to 5% of DXS securities. Throughout the 
year, Dexus acquired 5,655,502 Securities for $62 million at an average price of $10.96 under the buy-back program.
As at the date of this report the buy-back program is still open.

Cost base apportionment
For capital gains tax purposes, the cost base apportionment details for Dexus securities for the 12 months ended 30 June 2020 are:

Date

Dexus
 Diversified

 Trust

 Dexus
 Industrial 

Trust

Dexus 
Office 

Trust

Dexus
 Operations 

Trust

1 Jul 2019 to 31 Dec 2019 28.39% 8.11% 60.91% 2.59%

1 Jan 2020 to 30 Jun 2020 28.04% 7.57% 61.48% 2.91%

Historical cost base details are available at www.dexus.com
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30 July 2020 Dexus secures future trading profits while 
growing Dexus Australian Logistics Trust 
(DALT)

7 July 2020 Dexus Australian Logistics Trust acquires two 
quality industrial assets

24 June 2020 Resilience of property portfolio valuations at 
30 June 2020

24 June 2020 Sale of 45 Clarence Street, Sydney for 
$530 million

23 June 2020 Towards Climate Resilience report

16 June 2020 Estimated distribution for the six months to 
30 June 2020

16 June 2020 Appendix 3A Notification of distribution

4 June 2020 Settlement of JV acquisition of interest in 
Rialto Towers Melbourne

1 June 2020 FY20 distribution guidance update

11 May 2020 Appendix 3Y – Change of Director’s Interest 
Notice for Patrick Allaway

5 May 2020 COVID-19 and March 2020 quarter portfolio 
update

5 May 2020 2020 Macquarie Australia Conference

9 April 2020 Appendix 3Y - Change of Director’s Interest 
Notice for Mark Ford

7 April 2020 Appendix 3Y - Change of Director’s Interest 
Notice for Nicola Roxon

6 April 2020 Dexus establishes new JV to acquire interest 
in Rialto Towers Melbourne

6 April 2020 Appendix 3Y - Change of Director’s Interest 
Notice for Penny Bingham-Hall

1 April 2020 On market buy back and cancellation of 
securities notice

1 April 2020 Settlement of GICs additional interest in DALT

26 March 2020 COVID-19 and FY20 guidance update

17 March 2020 Appendix 3E – Daily share buy-back notice

16 March 2020 Appendix 3E – Daily share buy-back notice

4 March 2020 Transition of Australian Mandate

28 February 2020 31 December 2019 distribution payment

6 February 2020 HY20 Distribution details

6 February 2020 HY20 Appendix 4D and Financial Accounts

6 February 2020 HY20 Results release

6 February 2020 HY20 Results presentation

6 February 2020 HY20 Property synopsis

4 February 2020 Appendix 3X – Initial Director's Interest Notice 
for Patrick Allaway

7 January 2020 On-market buy-back and cancellation of 
securities notice

16 December 2019 Appendix 3E – Daily share buy-back notice

16 December 2019 Appointment of non-executive director – 
Patrick Allaway

13 December 2019 December 2019 distribution details

13 December 2019 Appendix 3A Notification of distribution 

12 December 2019 $656 million uplift from independent 
valuations

14 November 2019 Appendix 3Y - Change of Director’s Interest 
Notice for Darren Steinberg

12 November 2019 Settlement of first tranche of 201 Elizabeth 
Street Sydney

7 November 2019 Appendix 3Y - Change of Director’s Interest 
Notice for Richard Sheppard

7 November 2019 Appendix 3D – Changes relating to buy-back

30 October 2019 2019 Annual General Meeting results

30 October 2019 2019 Annual General Meeting release

28 October 2019 Response to Grocon media release

23 October 2019 September 2019 quarter portfolio update

23 October 2019 Appendix 3C – Announcement of buy-back

15 October 2019 Board Investor Presentation

15 October 2019 Citi Australian and New Zealand Investor 
Conference

11 October 2019 Grant of ASX waiver from ASX Listing Rule 14.7 

5 September 2019 2019 Notice of Annual General Meeting

17 September 2019 Appendix 3Y - Change of Director’s Interest 
Notice for Nicola Roxon

2 September 2019 Sale of North Shore Health Hub to HWPF 
contributes to FY20 and FY21 trading profits

30 August 2019 London and US investor presentation

29 August 2019 30 June 2019 distribution payment

22 August 2019 Appendix 3Y - Change of Director’s Interest 
Notice for Nicola Roxon

14 August 2019 2019 Appendix 4E as at 30 June 2019.

14 August 2019 2019 Final Distribution Details

14 August 2019 2019 Annual Results Release

14 August 2019 2019 Annual Results Presentation

14 August 2019 2019 Annual Report

14 August 2019 2019 Financial Statements

14 August 2019 2019 Property Synopsis

14 August 2019 2019 Property Synopsis xls

14 August 2019 2019 Sustainability Performance Pack

14 August 2019 2019 Appendix 4G and Corporate 
Governance Statement

9 August 2019 Sale of 201 Elizabeth Street Sydney 
contributes to trading profits

9 August 2019 Appendix 3Y – Change of Director’s Interest 
Notice for Darren Steinberg

Key ASX announcements
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About this report
The 2020 Annual Report is a consolidated summary of Dexus’s 
performance for the financial year ended 30 June 2020. This 
report should be read in conjunction with the reports that 
comprise the 2020 Annual Reporting Suite available from 
www.dexus.com/investor-centre
In this report, unless otherwise stated, references to ‘Dexus’ 
‘the group’, ‘we’, ‘us’ and ‘our’ refer to Dexus comprising the 
ASX listed entity and the Funds Management business. Any 
reference in this report to a ‘year’ relates to the financial year 
ended 30 June 2020. All dollar figures are expressed in Australian 
dollars unless otherwise stated. Dexus referred to the Global 
Reporting Initiative (GRI) Sustainability Reporting Guidelines to 
determine the report’s boundaries for guidance on identifying 
and reporting its material issues, management approaches 
and reporting key performance indicators across stakeholder 
groups including investors, employees, customers, suppliers 
and the community. The 2020 Annual Reporting Suite has been 
prepared in accordance with the GRI Standards: Core option 
and nominated indicators have been externally assured. The GRI 
index is provided with the 2020 Sustainability Report available 
from www.dexus.com/investor-centre
Dexus’s Funds From Operations (FFO) is in line with Property 
Council of Australia’s definition and comprises net profit/loss 
after tax attributable to stapled security holders calculated in 
accordance with Australian Accounting Standards and adjusted 

for: property revaluations, impairments, derivative and foreign 
exchange (FX) mark-to-market impacts, fair value movements 
of interest bearing liabilities, amortisation of tenant incentives, 
gain/loss on sale of certain assets, straight-line rent adjustments, 
deferred tax expense/benefit, rental guarantees, coupon income 
and distribution income net of funding costs.

Report scope
The Annual Report covers financial performance at all 
locations. Environmental data only includes properties 
under the Group’s operational control as defined under the 
National Greenhouse and Energy Reporting System (NGER 
Act). All resource performance figures in this report display 
consumption and GHG emissions on an intensity (per square 
metre) basis. Absolute consumption and additional information 
is provided in the 2020 Sustainability Report available from 
www.dexus.com/investor-centre

Independent assurance
In addition to auditing Dexus’s Financial Statements, 
PricewaterhouseCoopers (PwC) has provided limited assurance 
over select environmental and social data within the integrated 
online reporting suite covering the 12 months to 30 June 2020. 
The assurance statement, the GRI verification report and 
associated reporting criteria documents are available in the 
2020 Sustainability Report.

Directory

Dexus Diversified Trust
ARSN 089 324 541

Dexus Industrial Trust
ARSN 090 879 137

Dexus Office Trust
ARSN 090 768 531

Dexus Operations Trust
ARSN 110 521 223

Responsible Entity
Dexus Funds Management Limited

ABN 24 060 920 783

AFSL 238163

Directors of the Responsible Entity
W Richard Sheppard, Chair
Patrick Allaway
Penny Bingham-Hall
John C Conde AO
Tonianne Dwyer
Mark H Ford
The Hon. Nicola Roxon
Darren J Steinberg, CEO
Peter B St George

Secretaries of the Responsible Entity
Brett Cameron
Scott Mahony

Registered office of the 
Responsible Entity
Level 25, Australia Square
264 George Street
Sydney NSW 2000

PO Box R1822
Royal Exchange
Sydney NSW 1225

Phone: +61 2 9017 1100
Fax: +61 2 9017 1101

Email: ir@dexus.com
www.dexus.com

Auditors
PricewaterhouseCoopers
Chartered Accountants
One International Towers Sydney
Watermans Quay
Barangaroo NSW 2000

Investor Enquiries
Registry Infoline: +61 1800 819 675
Investor Relations: +61 2 9017 1330

Email: dexus@linkmarketservices.com.au
www.dexus.com

Security Registry
Link Market Services Limited
Level 12, 680 George Street
Sydney NSW 2000

Locked Bag A14
Sydney South NSW 1235
Website: linkmarketservices.com.au

Open Monday to Friday between 8.30am 
and 5.30pm (Sydney time). For enquiries 
regarding security holdings, contact the 
security registry, or access security holding 
details at www.dexus.com/investor-centre

Australian Securities Exchange
ASX Code: DXS

LinkedIn, Twitter, Facebook
Dexus now engages with its followers via 
LinkedIn, Twitter and Facebook
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