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DEXUS Property Group (ASX Code: DXS), consists of DEXUS Diversified Trust (DDF), DEXUS Industrial Trust (DIT),
DEXUS Office Trust (DOT), and DEXUS Operations Trust {DXO}, collectively known as DXS or the Group.

Under Australian equivalents to International Financial Reporting Standards (AIFRS), DDF has been deemed the parent
entity for accounting purposes. Therefore the DDF consolidated Financial Statements include all entities forming part of
DXS. ‘

All press releases, financial reports and other information are available on our website: www.dexus.com
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DIRECTORS' REPORT
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

The Directors of DEXUS Funds Management Limited {DXFM) as Responsible Entity of DEXUS Diversified Trust (the Trust) and
its consolidated entities, DEXUS Property Group (DXS or the Group) present their Directors’ Report together with the
consolidated Financial Statements for the half year ended 31 December 2009.

The Trust tegether with DEXUS Industrial Trust, DEXUS Office Trust and DEXUS Operations Trust form the DEXUS Property
Group stapled security.

Directors

The following persons were Directors of DXFM at all times during the half year and up to the date of this Directors' Report:

Directors Notes Appointed
Christopher T Beare 1,56 4 August 2004
Elizabeth A Alexander AM 1,2,3 1 January 2005
Barry R Brownjohn 1,2,3,6 1 January 2005
John C Conde AC 1,4,5 23 April 2009
Stewart F Ewen OAM 1,5 4 August 2004
Victor P Hoog Antink 1 October 2004
Brian E Scullin - 1,4,7 1 January 2005
Peter B St George 1,2,3,6 29 April 2009

! ; Independent Director
2 Audit Committee Member
® Risk Committee Member
4 Compliance Committee Mermber
8 Nomlnatzon and Remuneration Committee Member
® Finance Committee Member
7 Nomination & Remuneration Committee Member from 1 July 2009 to 31 August 2009

No Directors held an interest in the Trust as at 31 December 2009 or at the date of this report.
Review and results of operations

During the half year, ithe operations of DEXUS Property Group consisted of investment in real property in Australia, New
Zealand, the United States, Canada and Europe.

The results for the half year ended 31 December 2009 were:
- Loss attributable to stapled secunty holders was $107.0 million (2008: $975.2 million);
- Funds From Operations (FFQ)' was $181.1 million (2008: $188.7 million);
- Distributions paid and payable to stapled security holders was $126.3 million being 70% of FFO (2008: $132.1 million);
- Total assets were $7.8 billion {June 2009: $8.4 billion}; and
- Net assets were $4.9 billion (June 2009: $5.1 billion).

Significant changes in the state of affairs

The Directors are not aware of any matter or circumstance, not otherwise dealt with in this Directors’ Repont or the Financial
Statements that has significantly or may significantly affect the operations of DEXUS Property Group, the resulis of those
operations, or the state of DEXUS Property Group’s affairs in future financial years,

Rounding of amounts and currency

DEXUS Property Group is a registered scheme of the kind referred to in Class Order 98/0100, issued by the Australian
Securities and Investments Commission, relating to the "rounding off” of amounts in this Directors' Report and the Financial
Statements. Amounts in this Directors® Report and Financial Statements have been rounded off in accordance with that Class
Order to the nearest thousand dollars, unless otherwise indicated. All figures in this Directors' Report and the Financial
Statements, except where otherwise stated, are expressed in Australian dollars.

! Funds From Operations (FFQO) or distributable income is often used as a measure of real estate operating performance after
finance costs and taxes. DX8's FFO comprises AIFRS profit/loss after tax attributable to stapled security holders adjusted for:
property revaluations, impairments, derivative and FX mark to market impacts, amortisation of certain tenant incentives, profit
and loss on sale of assets, siraight line rent adjustments, deferred. tax expense/benefit and DEXUS RENTS Trust capital
distribution.
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FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Auditor
PricewaterhouseCoopers (PwWC or the Auditor) continues in office in accordance with section 327 of the Corporations Act 2001,

A copy of the Auditor's Independence Declaration as required under section 307C of the Corporations Act 2001 is set out on
page 3 and forms part of this Directors’ Report.

Directors’ authorisation

The Directors’ Report is made in accordance with a resolution of the Directors. The Financial Report was authorised for issue by
the Directors on 16 February 2010. The Directors have the power to amend and reissue the Financial Repori.

S

Christopher T Beare
Chair
16 February 2010

Chief Executi Officer
16 February 2010



PRICEAATERHOUSE( QOPERS

ABN 52 780 433 757

Darling Park Tower 2
201 Sussex Street
GPO BOX 2650
SYDNEY NSW 1171
DX 77 Sydney
Australia

PricewaterhouseCoopers

Auditor’s Independence Declaration Telephone +61 2 8266 0000

WWW.pWC.com/au

As lead auditor for the review of DEXUS Diversified Trust for the half year ended 31 December
2009, | declare that to the best of my knowledge and belief, there have been:

a) no contraventions of the auditor independence requirements of the Corporations Act 2001 in

Facsimile +61 2 8266 9999

relation to the review; and

b) no contraventions of any applicable code of professional conduct in relation to the review.

This declaration is in respect of DEXUS Diversified Trust and the entities it controlled during the

period.

JA Dunning
Partner
PricewaterhouseCoopers

Liability limited by a scheme approved under Professional Standards Legislation

Sydney
16 February 2010
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CONSOLIDATED STATEMENT OF COMPREHENSIVE INCOME
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Notes 31 Dec 2009 31 Dec 2008
$'000 $'000

Revenue from ordinary activities
Property revenue 338,383 342,767
Managament fee income . 27,478 28,333
Interest revenue 767 1,987
Total revenue from ordinary activities 366,628 373,087
Net fair value gain/({loss) of derivatives 9,516 {20,736)
Net foreign exchange gain 2,481 154
Other income 137 523
Total income 378,762 353,028
Expenses
Property expenses (87,032) (82,630)
Finance costs . 2 {57,768) (485,817)
Share of net profit of associates accounted for using the equity method 7 {26,833) 27
Net fair value loss of investment properties (259,264) (702,172}
Net loss on sale of Investment properties {50,082) 437
Net loss on sale of investment (15) -
Depreciation and amartisation (2,246) (2,440)
Impairment {168) {91,765}
Employee bensfits expense (28,867) {30,829)
Other expenses (9,848) (12,672)
Total expenses (522,123) (1,408,735}
Loss before tax (143,361) (1,055,707)
Tax benefit
Income tax benefit/(expense) 2,801 (647)
Withholding tax benefit . 32,383 83,568
Total tax benefit ) 35,184 82,921
Loss after tax (108,177} (972,786)
Other comprehensive loss: :
Exchange differences on translating foreign operations . {11,610) {3,936)
Total comprehensive loss for the period (119,787) (876,722)
(Loss)/profit attributable to:
Equity holders of the parent entity (79,454) (177,477)
Equity holders of other stapled entities (non-controlling interest) (27,573 (797,676
Security holders of DEXUS Diversified Trust (107,027 (975,153
Other non-controlling interests (1,150} 2,367
Total loss for the pericd {108,177) (972,786)
Total comprehensive loss attributable to:
Equity holders of the parent entity (102,388) (184,192)
Equity holders of other stapled entities (non-controlling interest) (15,986 (795,705)
Security holders of DEXUS Diversified Trust (118,374 (979,897}
Other nen-controlling interests (1,413) 3,175
Total comprehensive loss for the period (119,787) (976,722)
Earnings per unit Cents Cents
Basic earnings per unit on loss attributable to equity holders of the parent
entity 15 (1.67) (5.69)
Diluted earnings per unit on loss attributable to equity holders of the parent
entity 15 (1.67) (5.69)

The above Consolidated Statement of Comprehensive Income should be read in conjunction with the accompanying netes.



DEXUS DIVERSIFIED TRUST
CONSCLIDATED STATEMENT OF FINANCIAL POSITION
AS AT 31 DECEMBER 2009

Current assets

Cash and cash equivalents

Receivables

Non-current assets classified as held for sale
Detivative financial instruments

Current tax assets

Other

Total current assets

Non-current assets

Investment properties

Property, plant and equipment

Investments accounted for using the equity method
Derivative financial instruments

Deferred tax assets

Intangible assets

Other

Total non-current assets

Total assets

Current liabilities

Payables

Interest bearing liabilities
Current tax liabilities

Provisions

Derivative financial instruments
Other

Total current liahilities

Non-current liabilities
Interest bearing liabilities
Deferred tax liabilities
Provisions

Derivative financial instruments
Other

Total non-current liabilities

Total liabilities

Net asseis

Equity

Equity attributable to equity holders of the parent entity
Contributed equity

Reserves

Undistributed income:

Parent entity equity holders' interest

Equity attributable to equity holders of other stapled entities (non-

controlling interest)

Contributed equity

Reserves

Undistributed loss

Other stapled security holders' interest

Stapled security holders' interest
Other non-controlling interests

Total equity

Notes

~ & n

10

10
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31 Dec 2009 30 Jun 2009
$'000 $'000
70,777 84,845
34,584 35,816
302,422 98,054
36,335 81,427
8,236 1,423
11,380 13,618
463,734 315,183
6,926,210 7,120,710
5,431 438,620
69,681 84,165
72,609 124,064
76,425 49,136
212,539 213,267
3,753 5,965
7,366,845 8,035,927
7,830,582 8,351,110
102,514 98,410
316,390 381,673
1,120 1,051
137,859 177,618
42,736 32,443
243 281
600,962 601,476
2,088,161 2,127,339
8,634 9,975
12,831 13,533
172,599 353,781
6,709 8,789
2,268,934 2513417
2,889,886 3,204,893
4,940,686 5,146,217
1,766,042 1,741,211
(82,186) (59,252)
118,444 264,819
1,802,300 1,946,778
2,987,014 2,966,643
47,407 35,820
{100,653) (9,798)
2,933,768 2,992,667
4,736,068 4,939,445
204,618 206,772
4,940,686 5,146,217

The above Consolidated Statement of Financial Position should be read in conjunction with the accompanying notes.
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DEXUS DIVERSIFIED TRUST
CONSOLIDATED STATEMENT OF CASH FLOWS
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Cash flows from operating activities

Receipts in the course of operations (inclusive of GST)
Payments in the course of operations {inclusive of GST)
Interest received

Finance costs paid to financial institutions

Distributions received

Income and withholding taxes paid

Net cash inflow from operating activities

Cash flows from investing activites

Proceeds from sale of investment properties

Proceeds from sale of investment

Payments for capital expenditure on investment properties
Payments for acquisition of investment properties

Payments for investments accounted for using the equity method
Payments for property, plant and equipment

Payments for capital expenditure on property, plant and equipment

Net cash outflow from investing activities

Cash flows from financing activities

Issue of units

Establishment expenses and unit issue costs
Equity issued to other non-controlling interests
Proceeds from borrowings

Repayment of borrowings

Distributions paid to security holders

Distributions paid to other non-controlling interests

Net cash (outflow)/inflow from financing activities

Net decrease in cash and cash equivalents

Cash and cash equivalents at the beginning of the period
Effects of exchange rate changes on cash and cash equivalents

Cash and cash equivalents at the end of the period

Page 7 of 37
31 Dec 2009 31 Dec 2008
$'000 $'000
420,74 427,828
{(170,703) (172,263}
625 1,920
{104,730) {08,748)
16 -
(3,157) {8,332)
152,792 150,405
287,558 8,184
3,288 -
(77,285) (66,606)
(285,390) -
(12,866) (14,323)
- (14,337)
(305) (83,454)
{85,000 [170,536)
- 301,617
(88) (7,849)
27 372
1,492,999 1,256,260
(1,447,751) {1,412,798)
(119,238) {124,301)
(4,529) (4,651)
(78,5680 8,650
(10,788) (11,481)
84,845 99,214
(3,280) 10,635
70,777 98,368

The above Consclidated Statement of Cash Flows should be read in canjunction with the accompanying notes.
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NOTES TO THE FINANCIAL STATEMENTS
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 1. Summary of significant accounting policies
(a) Basis of preparation

In accordance with AASE Interpretation 1002: Posi-Date-of-Transition Stapling Arrangements, the entities within DXS must be
consolidated. The parent entity and deemed acquirer of DIT, DOT and DXO is DDF.

The DDF result comprises DDF and its controlled entities, DIT and its controlled entities, DOT and its controlled entities and
DXO and its controlled entities. Equity atiributable to other entities stapled to DDF is a form of non-controlling interest in
accordance with AASB Interpretation 1002: Posi-Dats-of-Transition Stapling Arrangements and represents the equity of DIT,
DOT and DXO. Other non-controlling interests represent the equity attributable to parties external to DXS.

DEXUS Property Group stapled securities (DXS) are quoted on the Australian Stock Exchange under the code "DXS" and
comprise one unit in each of DDF, DIT, DOT and DXO. Each entity forming part of DXS continues as a separate legal entity in
its own right under the Corporations Act 2001 and is thersfore required to comply with the reporting and disclosure requirements
under the Corporations Act 2001 and Australian Accounting Standards. DEXUS Funds Management Limited as Responsible
Entity for each entity within DXS may only unstaple if approval is obtained by special resolution of the stapled security holders.

This general purpose interim financial report for the half year ended 31 December 2009 has been prepared in accordance with
the requirements of the Constitution for each trust forming DXS, AASB 134: Inferim Financial Reporting and the Corporations
Act 2001.

As at 31 December 2009, DXS had a current net asset deficiency of $137.2 million. This Financial Report is prepared on a going
concern basis as DXS has sufficient working capital and cash flow due to the existence of unutilised facilities of $1,462.8 million
as set out in Note 9.

This financial report is prepared on the going concern basis and in accordance with histerical cost conventions and has not been
adjusted to take account of either changes in the general purchasing power of the dollar or changes in the values of specific
assets, except for the revaluation of certain derivatives, other financial instruments and investment properties and the
impairment of intangible asssts and property, plant and equipment.

The financial report does not include notes of the type normally included in an annual financial report. Accordingly this report is
to be read in conjunction with the annual financial report for the year ended 30 June 2009 and any public pronouncements made
by DXS during the half year in accordance with the continuous disclosure reguirements of the Corporations Act 2001. The
accounting policies adopted are consistent with those of the previous financial year and corresponding interim reporting period,
unless otherwise stated.

(b) Critical accounting estimates

The preparation of Financial Statements may require the use of certain critical accounting estimates and management to
exercise lts judgement in the process of applying the Group’s accounting policies. Other than the estimation of fair values
refating to derivatives and other financial instruments, investment properties and intangible assets, no key assumptions
concerning the future or other estimation of uncertainty at the reporting date have a significant risk of causing material
adjustments to the Financial Statements in the next reporiing period. The accounting policies followed In relation to the
determination of these critical accounting estimates are the same as those applied in the Financial Statements of DDF for the
year ended 30 June 2009.

Uncertainty around property valuations

The global market for many types of real estate was severely aifected by the recent volatility in global financial markets over the
last 18 months. The lower levels of liquidity and volatility in the banking sector have translated into a general weakening of
market sentiment towards real estate and the number of real estate transactions reduced significantly.

Fair value of investment property is the price at which the property could be exchanged between knowledgeable, willing parties
in an arm’s length transaction. A “willing seller” is not a forced seller prepared to sell at any price. The best evidence of fair
value is given by current prices in an active market for similar property in the same location and condition.

The availability of liquidity to property trusts has started to increase over the last six months leading to a greater number of real
estate transactions taking place in this time. However the volume of sales of properly assets, particularly premium assets is still

-lower than experienced historically. This means that there is still a shortage of comparable market evidence relating to pricing
assumptions and market drivers compared to ‘normal’ levels. This means that some uncertainty remains in regard to valuations
and the assumptions applied to valuation inputs. The period of time needed to negotiate a sale in this environment may also be
prolonged. The factors referred to above will vary between the office and industrial segments and the geographic markets within
which the Group operates.
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NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DPECEMBER 2009

(b) Critical accounting estimates (continued)

The fair value of investment property has been adjusted to reflect market conditions at the end of the reporting period. While
this represents the best estimates of fair value as at the reporting date, the current market uncertainty means that if investment
propetty is sold in future the price achieved may be higher or [ower than the most recent valuation.

{c) Investment properties

During the period DXS adopted the amendments to AASB 140 Investment Property as set out in AASB 2008-5 Amendments to
Australian Accounting Standards arising from the Annual Improvements Project effective for reporting periods beginning on or
after 1 January 2008, Under this amendment, property that is under construction or development for future use as investment
property falls within the scope of AASB 140. As such development property of this nature is no longer recognised and measured
as property, plant and equipment but is included as investment property measured at fair value. Where fair value of investment
property under construction is not reliably measurable, the property is measured at cost until the earlier of the date construction
Is completed and the date at which fair value becomes reliably measurable. As required by the standard, the amendments to
AASB 140 have been applied prospectively from 1 July 2009.

The Group's investment properties consist of properties held for long-term rentai yields andfor capital appreciation and property
that is being constructed or developed for future use as investment property. Investment properties are initially recognised at
cost including transaction costs. Investment properties are subsequently recognised at fair value in the Financial Statements.
Each valuation firm and its signatory valuer are appeointed on the basis that they are engaged for no more than three
consecutive valuations.

The basis of valuations of investment properties is fair value being the amounts for which the assets could be exchanged
between knowledgeable willing parties in an arm’s length transaction, based on current prices in an active market for similar
properties in the same location and condition and subject to similar leases. In addition, an appropriate valuation method is used,
which may include the discounted cashflow and the capitalisation method. Discount rates and capitalisation rates are
determined based on industry expertise and knowledge, and where possible a direct comparison to third party rates for similar
assets in a comparable location. Rental income from current leases and assumptions about future leases, as well as any
expected operational cash outflows in relation to the property, are also reflected in fair value. In relation to development
properties under construction for future use as investment property, where reliably measurable, fair value is determined based
on the market value of the property on the assumption it had already been completed at the valuation daie less costs still
required to complete the project, including an appropriate adjustment for profit and risk.

External valuations of the individual investments are carried out in accordance with the Constitutions for each trust forming DXS,
or may be earlier where the Responsible Entity believes there is a potential for a material change in the fair value of the

property.

Changes in fair values are recorded in the Consolidated Statement of Comprehensive Income. The gain or loss on disposal of
-an investment property is calculated as the difference between the carrying amount of the asset at the date of disposal and the
net proceeds from disposal and is included in the Consolidated Statement of Comprehensive Income in the year of disposal.

Subsequent redevelopment and refurbishment costs (other than repairs and maintenance) are capitalised to the investment
property where they result in an enhancement in the future economic benefits of the property.

(d) Tax consolidation

In December 2009 the DXH tax consolidated group elected to deconsolidate and DXO elected to form a tax consolidated group
comprising 20 Barrack Street Trust, DEXUS Holdings Pty Limited, DEXUS Funds Management Limited, DEXUS Property
Services Pty Limited, DEXUS Financial Services Pty Limited and DEXUS Wholesale Property Limited, DEXUS CMBS Issuer Pty
Limited and DWPL Nominees Pty Limited. The implementation date for the DXO tax consolidated group is 1 July 2008.

The entities in the DXO tax consolidated group entered into a Tax Sharing Deed effective 1 July 2008. In the opinion of the
directors, this limits the joint and several liability of the wholly-owned entities in the case of a default by the head entity, DXO.

DX0O and the controlled entities in the tax consolidated group continue to account for their own current and deferred tax
amounts. These notional tax amounts are measured as if each entity in the tax consolidated group continues to be a stand alone
taxpayer in its own right pursuant to the Tax Funding Deed effective 1 July 2008,

Under the Tax Funding Deed, the wholly owned entities fully compensate DXO for any current tax payable assumed and are
compensated by DXO for any current tax receivable. The funding amounts are determined by reference to the amounts
recognised in the wholly owned entities’ Financial Statements and are recognised as current inter-company receivables or
payables.
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NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

(e) Segment reporting

During the period DXS adopted AASE 8 Operating Segments which replaced AASB 114 Segment Reporiing. The new standard
requires a 'management approach', under which segment information is presented on the same basis as that used for internal
reporting purposes. This has resulted in a review of the reportable segmenis presented. In addition, the segments are reported
in & manner that is more consistent with the internal reporting provided to the Chief Operating Decision Maker (CODM). The
CODM has been identified as the Board of Directors as they are responsible for the strategic decision making within the Group.
Apart from the additional disclosures and measures reflected in the operating segments note {Note 14), the adoption of AASB 8
has not had an impact on the measuremenits reflected in the Group's Financial Statements. Comparative information has been
adjusted.

(f) Comparative figures

Where necessary, comparative figures have been adjusted to conform with changes in presentation in the current period.

{g) Rounding of amounts

The Trust is the kind referred to in Class Order 98/0100, issued by the Australian Securities and Investment Commission,

relating to the rounding off of amounts in the financial report. Amounts in the financial report have been rounded off In
accordance with that Class Order to the nearest thousand dollars, or in certain cases, the nearest dollar.



DEXUS DIVERSIFIED TRUST
NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 2. Finance costs

Page 11 of 37

31 Dec 2009 31 Dec 2008
$'000 $'000

Interest paid/payable 60,772 100,280
Amount capitalised (18,286) (18,227)
Other finance costs 2,471 1,548
Net fair value (gain)/loss of interest rate swaps 3,631 402,218
. . 48,588 485,817

Finance costs attributable to asset disposal programme1 9,180 -
Total finance costs 57,768 485,817

1

Statement of Comprehensive Income.

As a result of the asset sale programme, debt has been repaid and associated finance costs have been recognised in the

The average capitalisation rate used to determine the amount of borrowing costs eligible for capitalisation is 6.70%

(2008: 6.70%).

Note 3. Current assets — cash and cash equivalents

31 Dec 2009 30 Jun 2009
$'000 $'000

Cash at bank 39,319 74,147
Short-term deposits’ 31,458 10,698
Total current-assets - cash and cash equivalents 70,777 84,845

' As at 31 December 2009 DXS held cash of A$20.8 million in Escrow in relation to a pending sales transaction in the North

American portfolio. The funds were used to pay down secured bank [oans on 3 February 2010.



PEXUS DIVERSIFIED TRUST
NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 4. Non-current assets classified as held for sale

{a) Non-current assets held for sale

Investment property held for sale
Property, plant and equipment held for sale
Total non-current assets classified as held for sale

(b) Reconciliation

Opening balance as at 1 July 2008
Disposals

Transfer from investment property

Transfer from property, plant and equipment
Additions, amortisation and other

Closing balance as at 31 December 2009
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31 Dec 2009 30 Jun 2009
$'000 $'000
302,422 43,054
- 55,000
302,422 98,054
31 Dec 2009 30 Jun 2009
$'000 $'000
98,054 -
{91,595) -
295,822 43,054
- 55,000
141 -
302,422 98,054

As part of the asset sale program, certain assets have been classified as non-current assets held for sale and are carried at fair

value.

Investment properties in Australia classified as held for sale comprise 3562 Macaulay Road Kensington {$2.1 million); Redwood

Gardens Industrial Estate ($6.6 million) and Whitford City Shopping Centre ($256.5 miillion).

Investment properties in North America classified as held for sale comprise Commerce Park, Charlotte {$5.7 million); 181 Fulling
Mill Road Harrisburg ($8.1 million); Mechanicsburg Harrisburg ($16.2 million); 3802-3922 East University Drive Phoenix ($7.2

million).
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DEXUS DIVERSIFIED TRUST Page 20 of 37
NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HAL.F YEAR ENDED 31 DECEMBER 2009

Note 5. Investment properties (continued)
Valuation basis

The basis of valuation of investment properties is fair value, being the amounts for which the assets could be exchanged
between knowledgeable willing parties in an arm’s length transaction, based on current prices in an active market for similar
properties in the same location and condition and subject to similar leases. In relation to development properties under
construction for future use as investment property, fair value is determined based on the market value of the property on the
assumption it had already been completed at the valuation date less costs still required to complete the project, including an
appropriate adjustment for profit and risk. Properties independently valued in the last 12 months were based on independent
assessments by a member of the Australian Property [nstitute, the New Zealand Institute of Valuers, the Appraisal Institute in
the United States of America, the French Real Estate Valuation Institution or the Society of Property Researchers, Germany or
the Appraisal Institute in Canada.

Acquisitions

= On 9 December 2009, DDF acquired an industrial property, 2 - 4 Military Rd, Matraville NSW, for $48.7 million

=  On 5 October 2009, DEXUS Frederickson WA LLC, which is owned 100% by DEXUS Industrial Properties, Inc. acquired a
properiy located in Seattle, Washington. The total acquisition price is US$66.5 million (A$76.5 million).

= On 4 November 2009, DEXUS Atlanta GA LLC, which is owned 100% by DEXUS Industrial Properties, Inc. acquired a
property located in Atlanta, Georgia. The total acquisition price is US$71.5 million (A$79.8 million).

= On 2 July 2009, the Group acquired a property located in Columbus, Ohic for US$ 64.6 million (A$80.4 million).

Disposals
«  (On 28 September 2009, 40 Bilcela Street, Villawood, NSW was disposed of for $6.3 million.
= 4 Strata lots within the Macaulay Road, Kensington Estate were disposed of; Lot & for $2.4 million on 5 October 2009 and

Lots 1-3 for $3.1 million on 2 November 2009.
*  During the current period the Group disposed of 18 US industrial properties for $184.9 million.

{b) Reconciliation

Notes 31 Dec 2009 30 Jun 2009
$'000 $'000
Opening balance as at 1 July 2009 7,120,710 8,182,205
Additions 65,141 65,623
Acquisitions 285,390 -
Transfer from property, plant and equipment1 B 431,891 23,118
Lease incentives 30,493 50,822
Amortisation of lease incentives (23,976) (47,242)
Rent straightlining a3 3,668
Disposals (246,045) (20,740)
Transfer to non-current assets classified as held for sale 4 (295,822) (43,054)
Net loss from fair value adjustments (259,264) (1,517,564)
Foreign exchange (loss)/gain on foreign currency translation (182,401) 423,784
Closing balance as at 31 December 2009 6,926,210 7,120,710

! Transfers from property, plant and equipment include $431.9 million of development property under construction for future
use as investment property. During the period DXS adopted the amendmenis to AASB 140 Investment Properfy as set out in
Note 1.



DEXUS DIVERSIFIED TRUST
NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 6. Property, plant and equipment
(a) Property, plant and equipment

31 December 2009

Opening balance as at 1 July 2009
Additions

Depreciation charge

Transfer to investment properties

Closing balance as at 31 December 2009

Cost
Accumulated depreciation

Net book value as at 31 December 2009

30 June 2009

Opening balance as at 1 July 2008

Additions

Foreign exchange diffarences on foreign currency franslation
Depreciation charge

impairment

Transfer to non-current assets classified as held for sale
Transfer to IT and office

Transfer (to)/from investment properties

Closing balance as at 30 June 2009

Cost
Accumulated depreciation
Impairment

Net book value as at 30 June 2009

(b) Non-current assets pledged as security
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Land and
Construction freehold IT and
in progress buildings office Total
$'000 $'000 $'000 $'000
248,824 183,067 6,729 438,620
- - 305 305
- - (1,603) (1,603)
(248,824) (183,067) - (431,891)
- - 5,431 5,431
- - 9,420 9,420
- - (3,989) (3,989)
- - 5,431 5,431
Land and
Construction freehold IT and
in progress buildings office Total
$'000 $'000 $'000 $'000
220,062 217,470 6,101 443,633
148,386 29,616 1,459 179,461
24,709 - - 24,709
- (2,375) {1,801) (4,176)
(111,215} (15,674) - (126,889)
- (55,000) - (55,000)
- (870) 970 -
(33,118) 10,000 - (23,118)
248,824 183,067 6,729 438,620
360,039 206,838 9,115 575,992
- (8,097) (2,386) (10,483)
{111,215) (15,674} - (126,889)
248,824 183,067 6,729 438,620

Refer to Note 9 for information on non-current assets pledged as security.



DEXUS DIVERSIFIED TRUST
NOTES TO THE FINANCIAL STATEMENTS (continued}
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 7. Investments accounted for using the equity method

Investments are accounted for in the consolidated Financial Statements using the equity methed of accounting.

Information relating to these entities is set out below.

Ownetship Ownership
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Name of entity Principal activity interest interest
31 Dec 2009 30 Jun 2009 31 Dec 2009 30 Jun 2009
% % $'000 $'000
Bent Street Trust ' Commercial proparty investment 33.3 34.9 69,881 84,165
Total 69,881 84,165
Movements in carrying amounts of investments accounted for using the equity
method
31 Dec 2009 30 Jun 2009
$'000 $'000
Opening balance as at 1 July 2009 84,165 111,946
Interest acquired and additions 15,851 32,916
Interest sold during the year {3,302) {(60,712)
Share of net [oss after tax® (26,833) 31
Distributions received - (16)
Closing balance as at 31 December 2009 69,881 84,165

' On the 31 July 2009, DEXUS Wholesale Property Fund (DWPF) acquired a further 1.6 percent interest in the Bent Street

Trust from DOT Commercial Trust, a wholly owned subsidiary of DOT.

* Share of net loss after tax comprises the fair value loss of $26.8m on the DXS share of the 1 Bligh street development.



DEXUS DIVERSIFIED TRUST Page 23 of 37
NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 8. Intangible assets

31 Dec 2009 30 Jun 2009
$'000 $'000

Management rights’
Opening balance as at 1 July 2009 210,500 252,176
Amortisation charge {560) {566)
Impairment - {41,110
Closing balance as at 31 December 2009 209,940 210,500
Cost 252,382 252,382
Accumulated amortisation : {1,332) (772)
Accumulated impairment (41,110) (41,110}
Total management rights 209,940 210,500
Goodwill
COpening balance as at 1 July 2009 2,767 2,937
Impairment (168) (170)
Closing balance as at 31 December 2009 2,599 2,767
Cost 2,998 2,998
Accumulated impairment {399) (231)
Total goodwill 2,599 2,767
Total intangibles 212,539 213,267

' Management rights represent the asset management rights owned by DXH which entitle it to management fee revenue from
both finite life trusts ($8,662,695) and infinite life trusts ($201,276,836). Those rights that are deemed to have a finite useful
life, are measured at cost and amortised using the straight line method over their estimated useful lives.

Management rights valuation

During the period, DXO carried out a review of the recoverable amount of its intangible assets. The review determined that no
impairment to the management rights was necessary for the period ended 31 December 20089.

The value in use has been determined using management forecasts in a 5 year discounted cash flow model. Forecasts were
based on projected returns of the business in light of current market conditions. The performance in year 5 has been used as a
terminal value. The cash flows have been discounted at 8.2%.



DEXUS DIVERSIFIED TRUST

NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 9. Interest bearing liabilities

Current

Secured
Bank loans
Total secured

Unsecured
Medium term notes
Bank loans

Total unsecured

Deferred borrowing costs

Total current interest bearing liabilities

Non-current

Secured
Bank loans
Total secured

Unsecured

US senior notes
Bank loans
Medium term notes
Preference shares
Total unsecured

Deferred borrowing costs

Total non-current interest bearing liabilities

Total interest bearing liabilities
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31 Dec 2009 30 Jun 2009
Notes $'000 $'000
{c) 1,416 724
1,416 724
255,822 250,000
(b) 59,285 131,161
315,107 381,161
(133) (212)
316,390 381,673
(), (d), (&) 642,230 639,897
642,230 639,897
779,119 492 976
{a) 320,844 708,102
360,000 206,436
{f) 103 114
1,460,066 1,497,628
{14,135) (10,186)
2,088,161 2,127,330
2,404,551 2,508,012




DEXUS DIVERSIFIED TRUST Page 25 of 37
NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 9. [nterest bearing liabilities (continued)

Financing arrangements Consolidated

31 Dec 2009

$'000 $'000
Type of Facility Notes Currency Security Maturity Date Utilised Facility Limit
US senior notes (144a) usD Unsecured Oci-14 333,138 333,138
US senior notes (USPP) uUsD Unsecured Feb-11 to Mar-17 445,981 445,981
Medium term notes AUD Unsecured Feb-10 to Jul-14 610,000 610,000
Medium term notes . ushD Unsecured Sep-10 5,822 5,822
Multi-option revolving credit facilities {(a) Multi Currency Unsecured Dec-10 to Dec-13 320,844 1,316,293
Syndicated revolving credit facility (o) Multi Currency Unsecured  Mar-10 to Sep-10 59,285 534,140
Bank debt — secured (c) usD Secured Oct-11 to Feb-14 101,511 101,511
Bank debt — secured (d) usD Secured Feb-11 to Sep-11 292,135 292,135
Bank debt — secured (e) AUD Secured Oct-11 250,000 250,000
Total 2,418,716 3,889,020
Bank guarantee utilised 7.511
Unused at balance date 1,462,793

Each of the Group's unsecured borrowing facilities are supported by guarantee arrangements, and have negative pledge
provisions which limit the amount and type of encumbrances that the Group can have over their assets and ensures that all
senior unsecured debt ranks pari-passu.

The current debt facilities will be refinanced as at/or prior to their maturity.

{a) Multi-option revolving credit facilities :

This includes 12 facilities maturing between December 2010 and Decemnber 2013 with a weighted average maturity of June
2012. The total facility limit comprises US$120.0 million (A$133.8 million) and A$1,182.5 million. Of the total facility limit,
A$360.0 million is maturing in December 2010, none of which is drawn and A$5.8 million and US$1.5 million (A$1.7 million) are
utilised as bank guarantees for developments.

(b) Syndicated revolving credit facility
Consists of an A$300 million facility and a US$210 million {A$234.1 million) facility, maturing in March 2010 and September
2010 respectively.

(c) Bank loans - secured

This includes a total of US$31.0 million {A$101.5 million) of secured bank debt facilities that amortise through monthly principal
and interest payments with a weighted average maturity date of January 2014. The facilities are secured by mortgages over
investment properties fotalling US$137.1 million (A$152.8 million) as at 31 December 2000.

(d) Bank loans — secured

This includes a total of US$262.0 million (A$292.1 million) secured interest only bank facilities, with a further $18.7m repaid
since 31 December 2009, The bank facilities have a weighted average maturity of August 2011, The facilities are secured by
mortgages over investment properties totalling US$405.0 million (A$451.5 million) as at 31 December 2009.

(e) Bank loans — secured
Comprises an A$250.0 million secured bank loan maturing in October 2011. This loan is secured by mortgages over one DDF
investment property and two DOT investment properties totalling A%$764.3 million as at 31 December 2009,

(f) Preferred shares

US REIT has issued US$92,550 (A$103,189) of preferred shares as part of the requirement to be classified as a Real Estate
investment Trust (REIT) under US tax legislation. These preferred shares will remain on issue until such time that the Board
decides that it is no longer in DXS's interest to qualify as a REIT.
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Note 10. Contributed equity

31 Dec 2009 30 Jun 2009

$'000 $'000

(a) Contributed equity of equity holders of the parent entity
Opening balance as at 1 July 2009 1,741,211 1,297,831
Issue of units - 406,496
Distributions reinvested 24,882 47,912
Cost of issuing equity (51) (11,028)
Closing balance as at 31 December 2009 . 1,766,042 1,741,211
(b} Contributed equity of equity holders of other stapled entities
Cpening balance as at 1 July 2009 2,966,643 2,280,052
Issue of units - - 655,732
Distributions reinvested 20,409 52,508
Cost of issuing equity (38) (21,649)
Closing balance as at 31 December 2009 2,987,014 2,966,643

31 Dec 2009 30 Jun 2009

No. of securities  No. of securities
(c} Number of securities on issue

Opening balance as at 1 July 2009 4,700,841,666 3,040,019 487
Issue of units - 1,560,453,600
Distributions reinvested 65,251,600 100,368,579
Closing balance as at 31 December 2009 4,766,093,266 4,700,841,666

Terms and conditions

Each stapled security ranks equally with all other stapled securities for the purposes of distributions and on termination of the
Trust. Each stapled security entitles the holder to one vote, either in person or by proxy, at a meeting of each of the entities
within DXS.

Distribution reinvestment plan

Under the Distribution Reinvestment Plan (DRP), stapled security holders may elect to have all or part of their distribution
entittements satisfied by the issue of new stapled securities, rather than being paid in cash.

On 28 August 2009, 65,251,600 units were issued at a unit price of $ 0.6941 in relation to the June 2009 distribution period.
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Note 10. Contributed equity {continued)

Page 27 of 37

Approval of issues of Stapled Securities to an underwriter in connection with issues under a Distribution Reinvestment

Plan

At the Extraordinary General Meeting held on 6 February 2009 for DXS, being DXFM, as Responsible Entity for DDF, DIT, DOT
and DXO, security holders resolved to authorise DXFM, as Responsible Entity, to issue stapled securities, each comprising a
unit in each of the above mentioned trusts (Stapled Securities), to an underwriter or persons procured by an underwriter within a
period of 24 months from the date of the meeting in connection with any issue of Stapled Securities under the DXS distribution

reinvestment plan.

Such an issue will not be counted for the purposes of the calculation of the Trust’s annual placement limit of 15% under the ASX

Listing Rules.

Note 11. Distributions paid and payable

(a) Distribution to stapled security holders

31 December 2009 (payable 26 February 2010) '
(b) Distribution to other non-controlling interests

DEXUS RENTS Ttust (paid 16 October 2008)
DEXUS RENTS Trust (payable 18 January 2010)

Total distributions

(c) Distribution rate for stapled security holders
31 December 2009 (payable 26 February 2010} *

Total

' The DXS distribution policy Is to distribute 70% of Funds From Operations (FFO).

31 Dec 2009 31 Dec 2008
$'000 $'000
126,301 132,119
126,301 132,119
2,285 4,651
2,387 4,243
4,672 8,8%4
130,973 141,013
31 Dec 2009 31 Dec 2008
Cents per Cents per
security security
2.65 3.80
2.65 3.80
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Note 11. Distributions paid and payable (continued)
(d) Franked dividends

The franked portions of the final dividend recommended for the year ended 30 June 2010 will be franked out of existing franking
credits or out of franking credits arising from the payment of income tax in the year ended 30 June 2010.

31 Dec 2009 31 Dec 2008

$'000 $'000
Franking credits
Opening balance as at 1 July 2009 21,380 14,139
Franking credits arising during the period on payment of tax at 30 percent (3,691) 5,976
Closing balance as at 31 December 2009 17,689 20,115

Note 12. Contingent liabilities
Details and estimates of maximum amounts of contingent liabilities are as follows:

31 Dec 2009 30 Jun 2009

$000 $'000
Bank guarantees in respect of variations and other financial risks
associated with the development of:
60 Miller Street, North Sydney, NSW - 497
Atlantic Corporate Park, Sterling, Virginia, USA - 1,359
San Antonio properties : 761 841
Bligh Street, Sydney, NSW ! 3,820 3,820
Albert Street, Brisbane, QLD 2,000 2,000
Beaumeade, Ashbum, Northemn Virginia, USA 930 1,028
Total contingent liahilities 7,511 9,545

" Bank guarantee held in relation to an equity accounted investment. {Refer note 7)

The Trust together with DIT, DOT and DXO is also a guarantor of a A$300.0 million and US$210.0 million syndicated bank debt
facility and a total of A$1,182.5 million and US$120.0 million {A$133.8 million} of bank bi-lateral facilities, a total of A$610.0
million of medium term notes, a total of US$400.0 million {A$446.0 million) of privately placed notes, and a total of US$300.0
million (A$334.5 million) public 144a senior notes, which have all been negotiated to finance the Trust and other entities within
DXS. The guarantees have been given in support of debt outstanding and drawn against these facilities.

The guarantees are issued in respect of the Trust and do not constitute an additional lfability to those already existing in interest
bearing liabilities on the Statement of Financial Position.

The Directors of the Responsible Entity are not aware of any cther contingent liabilities in relation to the Trust, other than those
disclosed in the Financial Statements, which should be brought to the aftention of security holders as at the date of completion

of this report.
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NOTES TO THE FINANCIAL STATEMENTS (continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 13. Events occurring after reporting date

On 5 February 2010, the disposal of an individual lot within Redwood Gardens was settled for $0.8 miliion.

On 7 January 2010, the disposal of East University property located at East University Drive, Phoenix, Arizona was settled. The
contract sale price was US$6.7 million (A$7.2 milkion). :

On 12 January 2010, the disposal of Comimetce Park property located at 11517 Cordage Street & 10900 South Commerce
Blvd, Charlotte, North Carolina was seitled. The contract sale price was US$5.3 million (A$5.7 million}.

Note 14. Segment information

(a) Description of segments

The Chief Operating Dacision Maker (CODM) has been identified as the Board of Directors as they are responsible for the
strategic decision making within the Group. DXS management has identified the Group’s operating segments based on the
sectors analysed within the management reports reviewed by the CODM in order to monitor performance across the Group and
to appropriately allocate resources. Refer to the table balow for a brief description of the Group’s operating segments.

Office - Australia and New Zealand

This operating segment comprises office space with any associated retail space; as
well as car-parks and office developments in Australia and New Zealand.

Industrial - Australia

This operating segment comprises domestic industrial properties, industrial estates
and industrial developments.

Industrial - North America

This comprises industrial properties, industrial estates and industrial developments in
the United States as well as one industrial asset in Canada.

Management Company

The management company is responsible for asset, property and development
management of Office, Industrial and Retail properties for DX8 and the third party
funds management business.

Financial Services

The treasury function of DXS is managed through a centralised treasury depariment.
As a resutt, all treasury related financial information relating to borrowings, finance
costs as well as fair value movements in derivatives, are prepared and monitored
separately.

All other segments

This comprises the European industrial and retail portfolios. These operatling
segments do not meet the quantitative thresholds set out in AASB 8 Operating
Segments due 1o their relatively small scale. As a result these non-core operating
segments have been included in ‘all other segments’ in the operating segment
information shown below.
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Note 14. Segment information (continued)
{c) Other segment information
(i} Net Property Income (NP1) and Operating Earnings before Interest and Tax (Operating EBIT)

The Board assesses the performance of each operating sector based on a measure of NPI, which is dstermined as property
revenue less attributable property expenses. The performance indicator predominantly used as a measure of the management
company’s performance is the Management Company EBIT, which comprises management fee revenue less compensation
related expenses and other management operating expenses. Both the property NPI and the management company’s EBIT
exclude the effects of finance costs, taxation and non-cash items such as unrealised fair value adjustments, which are
monitored by management separately. The reconciliation below reconciles these profit measures to the loss attributable to
stapled security holders.

Reconciliation of net property income and management company EBIT to Group net loss attributable to stapled
security holders:

31 Dec 2009 31 Dec 2008

$'000 $'000
Praperty revenue per Statement of Comprehensive Income 338,383 342,767
Property expenses per Statement of Comprehensive Income {87,032) (82,630}
Intercompany property revenue & expenses’ {4,151) (2,381}
Net property income (NPI) 247,200 257,756
Add: management company EBIT 6,273 5,407
Less: Intemal Management fees® {10,212) {11,922)
Less: Inter-segment eliminations (247) (640}
Other income and expense® {2,528) (7,395)
Operating EBIT 240,486 243,206
Interest revenue 767 1,987
Finance costs (57,768} (485,817)
Share of net losses of associates accounted for using the equity
method {26,833) 27
Net fair value loss of investment property (259,264) (702,172)
Net loss on sale of assets (50,097) (437
Net fair value gain/{loss) of derivalives 9,516 (20,738}
impairment (168) (91,765)
Tax benefit 35,184 82,921
Other non-controlling interests 1,150 (2,367)
Net loss attributable to stapled security holders ‘ {167,027} (975,153)

' Includes internal property revenue of $0.247 milion and internal property expenses of $4.4 million included in NPI for
management reporting purpases but eliminated for statutory accounting purposes. The internal property management
expenses comprise of property management fees included in the Management Company EBIT.

2 Efimination of internally generated Responsible Entity fees of $9.7 million and $0.5 million other internal management fees.

5 Other income and expenses comptise of foreign exchange gains; depreciation, other income and expenses excluding
amounts included in the Management Company’s EBIT.
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Note 14. Segment information (continued)

(c} Other segment information (continued)

(i} Segment assets

The amounts provided to the CODM as a measure of segment assets is the direct property portfolio. The direct property portfolio
values are allocated based on the physical location of the asset and is measured in a manner consistent with the Statement of
Financial Position. The direct property portfolio comprises investment properties, all development properties and the Group’s

share of properties held through equity accounted investments. The reconciliation below reconciles the total direct property
portfolio balance to total assets in the Statement of Financial Position.

Reconciliation of direct property porifolio to Group total assets in the Statement of Financial Position:

31 Dec 2009 30 Jun 2009

$'000 $'000
Investment properties 6,926,210 7,120,710
Non-current assets held for sale 302,422 98,054
Property, plant and equipment’ . 431,891
Investment property (accounted for using the equity method)? 71,333 85,204
Direct property portfolio 7,299,965 7,735,859
Cash 70,777 84,845
Receivables 34,584 35,816
Intangible assefs 212,539 213,267
Derivative financial instruments 108,944 205,491
Deferred tax asset 76,425 49,136
Current tax receivable 8,236 1,423
Property, plant and equipment (IT and office equipment) 5,431 6,729
Prepayments & other assets® 13,681 18,544
Total assets E 7,830,582 8,351,110

' In the prior ysar development property was classified as property, plant and equipment which is included in ‘Direct Property
Portfolio'. In the current year, based on the amendment to AASB 140 Investment Property, development properties being
developed for future use as investment properties have been included in investment properties.

2 This represents DXS’s portion of the investment property accounted for using the equity accounted method.

3 Other assets include the Group's share of total net assets of its investments accounted for using the equity accounted method
less the Group's share of the investment property value which is included in the direct property portfolic.
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NOTES TO THE FINANCIAL STATEMENTS {continued)
FOR THE HALF YEAR ENDED 31 DECEMBER 2009

Note 15. Earnings per unit

{a) Basic earnings per unit on loss attributable to equity holders of the parent entity

31Dec 2009 31 Dec 2008
cents cents
(1.67} {5.69)
(b) Diluted earnings per unit on loss attributable to equity holders of the parent entity
31 Dec 2009 31 Dec 2008
cents cents
(1.67} (5.69)
(c) Basic earnings per unit on [oss attributable to stapled security holders
31Dec 2009 31 Dec 2008
cents cents
(2.26} (31.20)
(d) Diluted earnings per unit on loss attributable to stapled security holders
31Dec 2009 31 Dec 2008
cents cents
(2.26) (31.20}
(e) Reconciliation of earnings used in calculating earnings per unit attributable to equity holders of the parent entity
31 Dec 2009 31 Dec 2008
$'000 $'000
Net loss _ (108,177) (972,786)
Net loss aftributable to equity holders of other slapled entities (non controlling interest) 27,573 797,676
Net loss/{profit) attributable to other non controlling interests 1,150 (2,367)
Net [oss attributable to the unitholders of the Trust used in calculating basic and
diluted earnings per unit (79,454) (177,477)
{f) Weighted average number of units used as a denominator
31 Dec 2009 31 Dec 2008

No. of securities

Weighted number of units outstanding used in caleulation of basie and diluted eamings per unit 4,745,524 827

No. of securities

3,117,484,218
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In the Directors’ opinion:

(a) the Financial Statements and notes set out on pages 4 to 34 are in accordance with the Corporations Act 2001,
including;

a. complying with applicable Accounting Standards, the Corporations Reguiations 2001 and other mandatory
professional reporting requirements; and

b. giving a true and fair view of the Trust's financial position as at 31 December 2009 and of its pefformance for
the half year ended on that date, and

{b)  there are reasonable grounds to believe that the Trust will be able to pay its debts as and when they become due and
payable; and

(¢}  the Trust has operated in accordance with the provisions of the Constitution dated 15 August 1984 (as amended)
during the half year ended 31 December 2008.

The Directors have been given the declarations by the Chief Executive Officer and Chief Finangial Officer required by section
295A of the Corporations Act 2001.

This declaration is made in accordance with a resolution of the Directors.

SN

Christopher T Beare
Chair

Sydney

16 February 2010
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Report on the Half-Year Financial Report

We have reviewed the accompanying half-year financial statements of DEXUS Diversified Trust,
which comprise the statement of financial position as at 31 December 2009, and the statement of
comprehensive income, statement of changes in equity and statement of cash flows for the half-
year ended on that date, other selected explanatory notes and the directors’ declaration for the
DEXUS Diversified Trust Group (the consclidated entity). The consolidated entity comprises both
DEXUS Diversified Trust (the trust) and the entities it controlled during that half-year, including
DEXUS Office Trust, DEXUS Industrial Trust, DEXUS Operations Trust and their subsidiaries.

Directors’ responsibility for the half-year financial report

The directors of the DEXUS Funds Management Limited {the Responsible Entity of the Trust) are
responsibie for the preparation and fair presentation of the half-year financial report in accordance
with Australian Accounting Standards (including the Australian Accounting Interpretations) and the
Corporations Act 2001. This responsibility includes establishing and maintaining internal control
relevant to the preparation and fair presentation of the half-year financial report that is free from
material misstatement, whether due to fraud or error; selecting and applying appropriate
accounting policies; and making accounting estimates that are reasonable in the circumstances.

Auditor’s responsibility

Our responsibility is to express a conclusion on the half-year financial report based on our review.
‘We conducted our review in accordance with Auditing Standard on Review Engagements ASRE
2410 Review of an Interim Financial Report Performed by the Independent Auditor of the Entity, in
order to state whether, on the basis of the procedures described, we have become aware of any
matier that makes us believe that the financial report is not in accordance with the Corporations Act
2001 including: giving a true and fair view of the consolidated entity’s financial position as at 31
December 2009 and its performance for the half-year ended on that date; and complying with
Accounting Standard AASB 134 Interim Financial Reporting and the Corporations Regulations
2001. As the auditor of DEXUS Diversified Trust, ASRE 2410 requires that we comply with the
ethical requirements relevant to the audit of the annual financial report.

A review of a half-year financial report consists of making enquiries, primarily of persons
responsible for financial and accounting matters, and applying analytical and other review
procedures. it also includes reading the other information included with the financial report to
determine whether it contains any material inconsistencies with the financial report. A review is
substantially less in scope than an audit conducted in accordance with Australian Auditing
Standards and consequently does not enable us to obtain assurance that we would become aware
of all significant matters that might be identified in an audit. Accordingly, we do not express an audit
opinion.

Liability limited by a scheme approved under Professional Standards Legislation
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DEXUS Diversified Trust
(continued)

While we considered the effectiveness of management's internal controls over financial reporting
when determining the nature and extent of our procedures, our review was not designed to provide
assurance on internal controls.

Our review did not involve an analysis of the prudence of business decisions made by directors or
management.

Matters relating to the electronic presentation of the reviewed financial report

This review report relates to the financial report of the DEXUS Diversified Trust for the half year
ended 31 December 2009 included on DEXUS Diversified Trust’s web site. The Responsible
Entity’s directors are responsible for the integrity of the DEXUS Diversified Trust's web site. We
have not been engaged to report on the integrity of this web site. The review report refers only to
the statements named above. It does not provide an opinion on any other information which may
have been hyperlinked to/from these statements. If users of this report are concerned with the
inherent risks arising from electronic data communications they are advised to refer to the hard
copy of the reviewed financial report to confirm the information included in the reviewed financial
report presented on this web site.

Independence

In conducting our review, we have complied with the independence requirements of the
Corporations Act 2001.

Conclusion

Based on our review, which is not an audit, we have not become aware of any matter that makes
us believe that the half-year financial report of DEXUS Diversified Trust is not in accordance with
the Corporations Act 2001 including:

(a} giving a true and fair view of the consolidated entity’s financial position as at 31 December
2009 and of its performance for the half-year ended on that date; and

(b) complying with Accounting Standard AASB 134 Interim Financial Reporting and Corporations
Regulations 2001.

P (\ceww od'éﬂ’ww&@?&b
PricewaterhouseCoopers
qm ‘a

JA Dunning Sydney
Partner 16 February 2010



