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Investment overview

Centuria Bass First Mortgage Fund No. 4 (CBFM4 or the Fund) is a new, unlisted wholesale
investment trust raising up to $20.52m to provide a senior secured residual stock loan facility
to the Borrower! which will be applied to refinance up to 28 individual residential land lots
located at 1-11 Fairway Drive, Kellyville NSW 2155 as part of the “One Fairway’ development
project (Secured Property).

The “One Fairway” Project delivered 40 residential allotments in October 2022 via the Castle
Group, controlled by the Sponsor?!, an experienced developer to whom the Trustee has
financed successfully before.

Fundamentals supporting land values in North-West Sydney remain sound with underlying
demand for more affordable land and supply constraints continuing to support land and
property values2. The Secured Property is well located in the suburb of Kellyville, 36km
north-west of Sydney CBD with close proximity to public transport, education and retail
amenities.
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@ @ The initial fund term is 9 months3. The Fund will benefit from current interest rate increases,
with investors expected to receive a return of BBSY+5.35% p.a. (net of fees and costs)?,
providing investors with positive cashflow without long term illiquidity risk.

All investments carry some level of risk. Refer to Page 15 for more information about investment risks.

1. ‘References to 'Borrower" are references to the borrowing corporate entities which are controlled by the 'Sponsor'. References to 'Sponsor' are references to Ruchitha Perera

2. M3 Property Valuation Report — September 2022.

3. Expected term is 9 months, however the Fund may be extended should the Borrower not be able to meet the required level of sales agreed in to fully amortise the facility within the nine
month term. Please refer to Key Risks (page 16) and possible additional exit strategies (page 17) for further information.

4. This is a target only and not a guaranteed return or frequency of distribution to investors.




Opportunity overview

Floating rate investment with monthly distributions of BBSY + 5.35% p.a.! and a forecast modelled return of 9.25% IRR on
deployed capital net of all fees and costs?

Targeted monthly distributions for a term of 9 months3

Loan-to-Value Ratio of 65%

Security via a first ranking mortgage over the Secured Property, first ranking General Security Agreement from the Borrower and a
personal guarantee from the Sponsor 4

The Secured Property is underpinned by strong investment fundamentals, located in the Greater Sydney Northwest Growth
Corridor which benefits from State Government support, well established amenities and future infrastructure projects®

Managed by Centuria Bass Credit (CBC) [the Manager], a highly experienced property credit team with a proven track record of
delivering strong risk adjusted returns
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As at the date of the IM the current BBSY rate is 3.36%. This will change should there be any underlying movements in interest rates between the IM date and financial close.

The fund is modelled to return a 9.25% internal rate of return net of all fees and costs. CBFS aims to pay 100% of modelled return as a monthly distribution, subject to the assumptions and risks set out on page 16 in this IM. Returns and distributions are all referred to on a pre-tax basis
and are taxable in the hands of the investor. Investors should seek their own professional advice as to the financial, taxation and other implications of investing in the Fund.

Expected term is 9 months, however the Fund may be extended should the Borrower not be able to meet the required level of sales agreed in the amortisation schedule. Please refer to Key Risks (page 16) and possible additional exit strategies (page 17).

“Sponsor” refers to Ruchitha Perera, the individual person who owns/controls these entities

M3 Property Valuation Report September 2022
Centuria BASS | 4
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Location and proposed development

Transaction overview

In Oct 2022, the Trustee agreed to fund a senior secured loan facility (up to $20.52m) to
assist the Borrower to refinance 28 residual land lots located at 1-11 Fairway Drive,
Kellyville, NSW.

The 28 lots form part of the recently completed master-planned estate known as “One
Fairway”, a development of 40 community title residential lots and one community
association lot in the established North Western Sydney precinct, 36kms from Sydney
CBD.

The Fund has a 9-month term?, and is a singular upfront investment from Investors.

Investors are anticipated to receive an IRR of 9.25% net of fees and costs? (before tax)
on invested capital with interest paid monthly in arrears.

Credit enhancements

~wn

First mortgage security with 65% LVR

Lack of competing supply for land lots in Kellyville with both house and land packages
available providing a premium to ‘as is’ values?®

“As-Is” valuation of $31.57m*
Borrower/Sponsor with over 16 years industry experience and strong balance sheet

Expected term is 9 months, however the Fund may be extended should the Borrower not be able to meet the required level of sales agreed in the amortisation schedule. Please refer to
Key Risks (page 16) and possible additional exit strategies (page 17)

This is a target only and should not be considered a guaranteed return or frequency of distribution to investors

CoreLogic Market Analysis Sept 2022

M3 Property Valuation Report September 2022. As-is valuation is for the 28 lots held as security for the loan facility.




Floating v Fixed Rates

Investor returns K

Floating rate of return allows
investors to benefit from
increasing interest rates

BBSY + Margin

Fixed Return

Credit investments benefit from
rising interest rates and the
increasing cost of debt

Return

By using a floating rate of return BBSY Forward Curve!
(BBSY + 5.35% p.a.) any

movement to the underlying BBSY
rate will be passed onto investors?

Modelled IRR across the term of
the fund is 9.25% p.a (net of fees Time
and costs)

v

* Investors return is at a floating rate, at an interest rate of 5.35% plus BBSY p.a. with interest intended to be
paid monthly

» This differs from a fixed return (light blue line above) where coupon payments would remain constant over the
life of the investment, with no ability to capture the upside of rising cash rates

» The floating rate plus margin return allows investors to benefit from the current dynamic interest rate
environment

» All investment carry some risks. Please refer to Page 16 for more information.

Disclaimer: The modelled performance of this Fund should be assessed 1.BBSY Forward Curve is for illustrative purposes only

independently of historical performance based on the CBFM4 characteristics 2. The actual Net IRR will depend on the actual level of market interest rates over the term. If interest rates rise more rapidly or by more than currently
and risks. Past performance is not indicative of future performance expected by markets, the returns for the Fund may be higher. Similarly, if interest rates rise more slowly or by less than is currently expected by . |
markets, Fund returns may be lower. Centuria BASS 6




Next steps — offer timetable

Total capital raise of up to $20.52 million, open exclusively for wholesale investors

ITEM DUE' B This is an exclusive limited offering available to wholesale

investors only

Offer opens to applications 07 March 2023
Minimum investment $100,000.
Applications close? 17 March 2023 _ - .
Online application facility
Application amount due 100% Payable Upon Application 100% of investors application amount will be due upon application
_ o _ _ submission, with the Fund commencing on 24t March 20233
First expected monthly distribution paid? 10 April 2023

Investors will receive written confirmation of their unitholding on or
around the 27 March 2023

Distribution payments expected to be paid to investors nominated
» The Trustee reserves the right to close the Fund to applications once bank accounts on a monthly basis*
fully subscribed

For additional information or assistance with your application

* The Trustee reserves the right to scale back investor applications in please contact investor services on 1300 22 44 24 or email
the case of the offer being over-subscribed.

1. The Fund timetable dates are estimates and subject to change.
2. Applications will be accepted in accordance with Centuria’s Capital Raising Allocation Procedure. The offer will close to applications once the Fund is fully subscribed and applications may be subject to scale back and or rejected at the

Trustee’s absolute discretion if the Fund is oversubscribed. Refunds will be made to investors for any application monies not accepted or subject to scale back.
3. If interest earned on the application monies that are refunded is not returned, no interest is paid/retained by the Trustee. )
4. The Trustee intends to pay monthly distributions and will be subject to the terms set out in this IM. Distributions may be sourced from other Centuria Bass related parties and entities. Centuria BASS | 7
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Centuria Bass First Mortgage Fund No. 4

Structure Close-ended wholesale unregistered unit trust established by the Trustee pursuant to the trust deed of the Fund.
Trustee Centuria Bass Financial Services Limited ACN: 617409588 (AFSL number 499339)

Investment manager Bass Securities Pty Limited ACN 624 793 102 (Authorised representative number 001284386)

Target returns Modelled investor IRR of 9.25% p.a based on a return of BBSY +5.35% p.a. (net of fees and costs).
Distributions Distributions intended to be paid monthly?

Fund size Target raise size of up to $20.52 million

Fund term 9 months, unless otherwise determined by the Trustee in the interests of investors.

The Fund is a closed-ended fund and is considered illiquid over the fund term. Redemption / Liquidity may be provided on a ‘best endeavours' basis, however the Trustee is not
obliged to accept any withdrawal requests or register any transfers, and retains absolute discretion whether to approve any requests.

Redemption/liquidity

Offer Ordinary units at an issue price of $1/unit3

Minimum investment $100,000 (Trustee discretion to waive minimum) payable upon application. Wholesale investors only via this investment mandate.

IS I A ICHl 100% of the investment amount payable upon application.

Buy/sell spread No buy spread (however the Trustee may charge a sell spread).

Management NIL.

Performance fees NIL.

Fund administration fee ™

Fund other fees While the Trust Deed permits the Trustee to charge an exit fee and transfer fee, the Trustee does not currently intend to do so (but may elect to do so in the future).
Reporting frequency Half yearly update

The SPVs that the Fund lends to (or their related entities) will receive the interest differential between the amount payable to the Fund and the amount payable by the borrower
EOITIEIREESER NS and may receive other fees and costs directly from borrowers, including but not limited to loan application and assessment fees and ongoing loan management fees. These are
not charged at the Fund level and will not form part of the assets of the Fund. Please refer to slide 22 (Important Information) for further detail

Risks Refer to the key risks on page 16 (Key Investment Risks) and Important Information on page 22 and Disclaimer on page 25.

1. As at the date of the IM the current BBSY rate is 3.36%, Modelled IRR assumes that BBSY rate will increase over the term of the Fund.
2. Distributions may be sourced from other Centuria Bass related parties and entities .
3. The Trustee may also issue Acquisition Units to third parties and/or related entities to the Trustee in order to make up any shortfall. For more information, please refer to the important information on Slide 23 Centuria BASS




Market overview

The Manager continues to tactically select opportunities such as residual

stock/bridging loans (including this opportunity) in areas that have robust underlying
demand characteristics.

Whilst sentiment has decreased in the current climate and house prices have
softened, land values have not evidenced material declines in the subject locality
due to scarcity of available land, particularly smaller parcels with lower price points
offering a more affordable entry point into the areal-

Demand for housing the Hills District and specifically Kellyville remains high due to
moderate levels of undersupply in the area. Lack of competing supply for land lots in

Kellyville with both house and land packages available is providing a premium to ‘as
is’ values?

1. M3 Property Valuation Report Sept 2022
2. CorelLogic Market Analysis Sept 2022




Residual land
valuation

Avg sale
price

Avg lot area
(m"2)

Sale date (s)

Avg. $/sgm No. lots

The Valuer has identified several

subdivision sites comparable

throughout Sydney however none are Jun 22 $1.43m $4,334 329 3
located in Kellyville due to the lack of

competing supply in the immediate

area. Dec 21 — Apr 22 $897k $3,108 289 10

The majority of the comparable sales

presented in the valuation report were

priced similarly to the subject property Apr 22 — Sep 22 $795k $4,135 192 7
indicating the product should be

absorbed into the current market.
Sep 21 —Sep 22 $1.2m $4,140 291 19*

Sep-22 $1.24m $4,134 297 27

Source: M3 Valuation Report, September 2022

*Includes the 6 exchanged lots that make part of the Secured Property
**Secured Property Centuria BASS | 10




Sale price Land area Adjusted

(adjusted No. beds

Adjusted land values

land only) (m~"2) land rate

Aug 22 $1.52m $1.22m 423 4 $2,884

Given the nature of the Secured
Property as an integrated development
and the lack of vacant land sales in the
immediate area, we have also
considered completed residential May 22 $1.5m $1.1m 335 4 43284
townhouses and dwellings to assist in

determining ‘as is’ land values after

Jun 22 $1.425m $975k 279 4 $3,495

making allowances for improvements. Jun 22 $2.3m $1.85m 245 4 $6,327
Apr 22 $1.52m $1.07m 282 4 $3,794
Mar 22 $1.63m $1.03m 245 4 $4,204
Mar 22 $1.487m $1.037m 233 4 $4,451
Sep-22 n/a $1.24m 297 n/a $4,142

Source: M3 Valuation Report, September 2022 Centuria BASS | 11



Borrower/Sponsor information

& ®&

The Sponsor, Ruchitha Perera has over 16 year experience in real estate and
property development, having co-founded Castle Group in 2006. Mr Perera
currently acts as the Managing Director responsible for operations at Castle
Group.

Castle Group is a boutique property development company based in North West
Sydney. The majority of the 16+ completed projects include subdivisions, mixed
use apartment projects and townhouses are located in North West Sydney and
have a combined end value in excess of $500m.

The Borrower, One Fairway Ptd Ltd (and associated entities) is seeking
alternative debt funding due to greater flexibility and transactional velocity
compared to previous non-bank lender.

The Sponsor has a net asset position of ~$75m, (excluding the Secured
Property). He is sole director of the Borrower, controls the ultimate holding entity
of the properties and is providing a personal guarantee for the facility?.

1. Net Asset Position is considered as at the date of this IM, however access to the full stated net asset position may not be enforceable if the personal guarantee is triggered




Syndicated Facility Investment Structure

Apartment settlement
proceeds/monthly
distribution payments

BBSY+5.35% IRR net Monthly distribution

of fees and costs? payments?

A

Borrower
(One Fairway Pty Ltd)

v

Residual stock
financing

Principal

investment

1. Thisis a target only and not a guaranteed return or frequency of distributions to investor
2. Distributions may be sourced from other Centuria Bass related parties and entities

Centuria | BEASS



Key investment risks*

Risk

Description
assessment

Mitigants?

Local property market  Low / Medium This risk is considered low/medium as uncertainty around the Australian property markets continues to rise with RBA and APRA
falls in value commentary indicating continuing rises in interest rates albeit at a slower pace and discussions occurring on easing
serviceability measures in lending assessments. There are six (6) existing presales and 12 others already settled, which confirm there is
demand or this product in the market at this price point. The lots are well located in an infill location Kellyville, proximate to schools, shops
and rail (all < 1.5km) improving their saleability.
Land values have not evidenced material declines in the subject locality due to scarcity of available land, particularly smaller parcels with
lower price points offering a more affordable entry point into the areas.
Changes to stamp duty laws commencing on 16 January 2023 allowing first home buyers purchasing properties for up to $1.5 million the
ability to choose to pay an annual property tax instead of stamp duty, while not necessarily applicable to purchasers of the subject lots, the
policy is likely to be supportive of the market generally as buyers of the subject property are likely to include upgraders selling properties
for which the new legislation will be applicable.

Risk of excess stock Low This risk is considered low noting there is a moderate amount of supply within Kellyville (albeit nothing within the immediate vicinity), and a
levels in the market high amount of supply within The Hills Shire Council LGA. Despite this, new residential land subdivision projects are generally well
leading to failure to received in The Hills District (mainly from local downsizers and first home buyers).

sell The valuer considers the take-up rates to be moderate for new residential projects in The Hills LGA, and median house and land prices in

Kellyville to have stabilised and strong sales from this project already evidenced* -
The individual lots may be discounted up to 35% to fully repay the facility which mitigates this risk.
Personal guarantee provided by the Sponsor®

Risk of the Borrower Low Experienced Sponsor who has completed and marketed over 33 land subdivision projects or 554 subdivided land lots in Sydney Norwest
being unable to repay Area over the last 16 years with lots in the project already settled and others sold (and to be settled).

the loan on time Personal guarantee provided by the Sponsor®.

Interest rates may Low This Fund is structured as a floating rate instrument. While in the short term, interest rates are expected to rise, there is a risk that interest
stagnate or fall rates may stagnate or fall within the term of the fund due to economic and/or market events.

1. This is a non-exhaustive list of risks. Risks also include economic risks which are the risks that a downturn in general economic conditions either inside or outside Australia may adversely affect investments. The investments to which the Fund is
exposed may be subject to general economic conditions (including interest rates, unemployment, inflation and economic growth), market conditions and government policy risks. In addition, certain events may negatively impact the prices of
investments held in the Fund’s portfolio. These may include, but are not limited to, changes in legal, tax, social, technology or political conditions, laws as well as general market sentiment.

2. Please note that there is not always a mitigation strategy that can effectively be put in place at a Fund level as these aspects are out of control of the Fund. However, these risks will be managed as they arise. Investors should consider and

assess each risk factor carefully

M3 Property Valuation Report September 2022

M3 Property Valuation Report September 2022

Net Asset Position is considered as at the date of this IM, however access to the full stated net asset position may not be enforceable if the personal guarantee is triggered Centuria BASS 14
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Amortisation schedule

« The underlying loan / security is a residual loan facility which is secured against completed stock (the Secured Property)

« As is typical of loans of this nature, it is the intention of the Borrower to repay the facility via the orderly sale of the underlying stock during the
fund term

- Itis the intention of the Manager to amortise the Fund (via repayments) as the sale of the underlying security is realised and repaid by the
Borrower

« The forecast IRR is strictly indicative and based on the Manager's assumptions around the amortisation of the loan based on the expected
sales of the lots which comprise the Secured Property during the fund term

- The monthly floating rate coupons paid to Investors will be based on the underlying loan balance outstanding (i.e. The proportion that has not
been amortised)

« Should the repayment of the underlying loan and the sale of the residual lots which form part of the Secured Property not occur according to
Manager's assumptions, the term of the Fund may be extended.

« Should the term of the fund extend, interest will continue to be delivered to investors, however there may be a risk of delay of the payment of
the loan balance.

Centuria BASS | 15



EXit strategies

At the end of 9 months the underlying facility will be at maturity and there are multiple options for
refinance or repayment?

Repayment via sale of secured Refinance facility by existing or Discounted sale of

property lots new lender secured property

« The Borrower amortises the facility with * Refinance of facility * High derg?ndffor tightly hﬁld land lots in an area
the existing presales and progressively - First mortgage lending metrics with an projected for future growth.
repays the facility from sales of the LVR of 65% + In case of underperformance, the Manager steps
remaining lots in and sells the remaining stock to repay any

» Considered the most likely outcome outstanding loan

due to level of demand for product in » Personal guarantee from the Sponsor
the area

Centuria BASS | 16
1. This list may not be not exhaustive, there may be other exit opportunities that present themselves during the term of the loan. Maturity is in reference to the loan facility which may differ from the term of the Fund.



Centuria | BASS

x
>
O
LL
z
O
T
O
I
7

Additional
Information

X

o, %{mﬁ&xf- ;-&W-J,v-& — @K--KW JK :wa ;w - h_\, ;w - m, ;x - Am

_
= + = &
|43 .l_l.!l_!l
S l:., ‘.-.:,.r

r
|
A —
!




About Centuria Bass Credit

Stellar track * Founded in 2016 by Nick Goh and Giles Borten with a focus on mid-market real estate
record * Proven alpha generation through tactical deal selection, extensive due diligence and active asset management
» 97 investments (with 40+ successful exits), generating a consolidated IRR to investors of 10.6% since inception?!, with no non-accrual loans

» First open-ended fund — Bass Property Credit Fund (BPCF) - launched in Nov 2020 and was three-times oversubscribed with $108m for the first
close.

+ 50:50 JV announced with Centuria Capital April 2021, enabling Centuria’s expansion into real estate debt markets.

Proven » Dynamic tactical positioning built around macro fundamentals, credit liquidity and event-driven factors. Current bias on structural gap in mid-
investment market transactions

strategy » Deal selection through fundamental credit analysis and deep due diligence. All processes codified into a scalable, unique, best-of-breed loan
assessment and management platform

* Overall alpha driven by a) tactical deal selection b) structuring and execution c) active management Methodology supports deal performance
and capital preservation

» Post-COVID opportunity has arisen providing a strong pipeline of deal-flow across property, corporate and warehouse credit facilities.

Institutional » Three highly experienced Partners supported by an institutional grade team

grade » Leveraging Centuria’s breadth and depth of real estate experience and expertise

NHESHVEII(I - |nvestment origination and execution bolstered by trusted relationships, bespoke solutions, delivery speed and reliability
* High quality organisation infrastructure across regulatory, reporting, loan management and investment distribution

» Highly specialized expertise in credit and loan management systems

1. As at Dec 315t 2022, net of fees and costs. The modelled performance of this Fund should be assessed independently of historical performance based on the CBFM4 characteristics and .
risks. Past performance is not indicative of future performance Centuria BASS | 18




Why invest with
Centuria BASS
Credit

» Mid market focus has less
competition and provides
alpha returns

* Less complex completion risk

» Generally shorter duration
reduces market risk.

» Track record generating a
consolidated IRR to investors
of 10.6% since inception?!

* Focus on opportunities
secured with 1st mortgage

» Deep due diligence and deal Centuria ‘ BASS

structuring minimizes risk + Tactical sector

- Sector and borrower diversity. %naa:E/:tis\,v ilt?]nl(::isnsglzgﬁ drirg;d

* Income stream with
predictable, reliable returns.

1. As at DEC 31 2022, net of fees and costs. The modelled performance of this Fund
should be assessed independently of historical performance based on the CBFM4
characteristics and risks. Past performance is not indicative of future performance.

The Partners and management
of Centuria Bass Credit invest
alongside investors in the
syndicates and fund.

* Experienced management

team, proactively managing
throughout the life of the loan

DD includes ‘deep dive’ reviews
of borrower, builders, presales
and agent reviews

Centuria’s extensive experience
and expertise in diversified real
estate asset classes.

Centuria BASS | 19



CBC investment process

Active monitoring/

Origination Formal approvals

exit repayment

» Deal sourcing « Plan and complete * Prepare detailed IC » Negotiate a structure « Active management
Eit Wi DD in accordance paper with attractive risk generates improved
» Fit with CBC : )
Investment Principles with CBC DD * Review DD findings reward profile returns
« Initial DD proc.ess | . Downside case  Value enhancing . Monitqring to ensure
o _ * DD includes ‘deep analysis process to generate compliance with

* Preliminary IC review dive’ reviews of _ alpha returns documentation —

. Mandate/term sheet. borrower, builders, * Unanimous IC . Focus on downside covenants, asset
presales and agent consent required orotection security and
reviews - Credit approved term repayments.

« Outsource third party sheet.
as required.

Centuria BASS | 20



Centuria Bass First Mortgage Fund No. 4 — important information

The Fund is a closed-ended unlisted, unregistered unit trust established by the Trustee pursuant to the trust deed of the Fund
(Trust Deed) and is governed by Australian law. By making an investment in the Fund, investors will invest, through the Fund, into
loan(s) in respect of the asset(s) described in this IM. Investors whose applications for commitment are accepted will subscribe for
units in the Fund. Loans made by the Fund will be made to special purpose vehicles (SPVs). Each SPV will on lend the loan amount
to a borrower. SPVs and borrowers may be a related party to the Trustee or the Investment Manager.

This information memorandum (Information Memorandum or IM) is prepared and issued by Centuria Bass Financial Services Ltd
ACN 617 409 588 AFSL 499339 (Trustee, we, us, our) as the trustee of the Fund jointly with Centuria Funds Management Limited
ABN 11 607 153 588 AFSL 479873 (CFML).

The Trustee is the issuer of units in the Fund (Units). Bass Securities Pty Ltd ACN 624 793 102 is the investment manager of the
Fund (Bass Securities or Investment Manager). The Investment Manager has been appointed as an authorised representative of
the Trustee (authorised representative number 001284386).

You should read this IM in its entirety before deciding about whether to invest in the Fund. This IM sets out general information
about the Fund for the recipient of this IM (Recipient) to consider in deciding as to whether the Recipient should acquire an interest
in the Fund.

In relation to the information contained in this IM, none of the Trustee or Investment Manager or their officers, employees, related
parties, associates, consultants, advisers and agents, warrant or represent that:

- allinformation which is relevant to the offer of Units for commitment under this IM or to the acquisition of Units has been
provided in this IM; or

- allinformation provided under this IM is accurate, correct or complete or does not contain misleading or deceptive statements.

- the performance or success of the Fund and the repayment of capital invested in the Fund by an Investor is guaranteed or any
particular rate of return on investments in the Fund or that the Fund’s investment objectives will be achieved.

Recipients acknowledge that the Fund will invest in loans, which may be illiquid in nature, and on terms described in this Information
Memorandum and that there are a range of other risks such relating to returns, distributions, concentration, counterparty, security,
priority, borrowing, term/maturity, tax, property performance, vacancy, valuation, legal, regulatory and compliance, related party and
other risks associated with investing in the Fund.

This offer is available to persons receiving this IM within Australia who are Eligible Investors but does not constitute an offer of
interests in the Fund in any jurisdiction where, or to any persons to whom, it would be unlawful to make the Offer. This IM does not
constitute an offer to sell or the solicitation of an offer to buy any securities or other financial products other than Units.

Eligible Investors are persons who are ‘wholesale clients’ within the meaning of that term under the Corporations Act 2001 (Cth)
receiving this IM within Australia, and who accept the conditions of receipt of this IM.

The Trustee intends to issue ordinary units to Investors subscribing under offer under this IM (the Offer). The Trustee may issue
Units of another class on terms different to the Units offered under the Offer. Each Unit in a particular Class gives the holder of a
Unit of that Class an entitlement to a share of the capital and income of the assets of that Class, subject to the terms and conditions
of the Trust Deed. A Unit Holder's’ returns will be referable only to the assets of the Class of which they hold Units. Although each
Class may have segregated assets and liabilities, a Class is not intended to constitute a separate trust. Holders of Units in different
Classes will be treated fairly.

To secure the assets for the Fund, the Trustee will issue Acquisition Units to related entities. Acquisition Units will rank equally
amongst themselves in all respects and equally with ordinary units, except that Acquisition Units will be redeemed in preference to
ordinary units out of the proceeds from the issue of ordinary units. Acquisition Units will not have any preferential rights to be
redeemed out of the Fund’s other assets. The redemption price of Acquisition Units will be the prevailing Unit price

The Trustee has been appointed as the trustee and is responsible for the overall operation of the Fund. The Trustee holds AFSL
number 499339 and is a subsidiary of Centuria Bass Credit Pty Ltd ACN 606 680 353 (Centuria Bass Credit or CBC).

As the trustee of the Fund As the trustee of the Fund, the Trustee is in charge of the overall operation and management of the
Fund. The Trustee will be guided by the investment objective, by the Fund’s governing Trust Deed, and by Trustee’s duties under
general law. Under the Trust Deed, the Trustee has a right to be indemnified and reimbursed from the Trust assets, to the extent
permitted by law, for costs incurred by it, in its own capacity or through an agent, manager, advisor or delegate.

The Investment Manager has entered into an investment management agreement with the Trustee, under which Bass Securities
has been appointed as the investment manager of the Fund and as such is responsible for managing the property credit
transactions of the Fund. The Investment Manager may only be removed in accordance with the terms of the investment
management agreement between the Trustee and the Investment Manager. Bass Securities will be responsible for the day-to-day
management of the property credit transactions of the Fund which includes monitoring the property credit transactions including
reporting to the Investment Committee on the status of the Fund property credit transactions. Bass Securities may delegate some of
its investment management duties to third parties or its related entities and bodies corporate including structuring transactions with
related entities to recover costs or service interest. The Investment Manager is indemnified out of the assets of the Fund against
losses or liabilities reasonably incurred in acting under the management agreement except where the relevant loss or liability is
cause by the gross negligence, fraud, default or dishonesty of the Investment Manager or its officers or agents.

Centuria Bass Credit Pty Limited (Centuria Bass Credit) is the parent company of the Trustee and the Investment Manager.
Following the joint venture entered into by Bass Capital Partners Pty Ltd and the ASX-listed Centuria Capital Group, Bass Capital
Partners Pty Ltd was renamed as ‘Centuria Bass Credit Pty Limited’. Centuria Bass Credit will be responsible for sourcing
opportunities to invest in Loans through its extensive origination network and for originating the Loans. Loans will be generally
structured as loans made to related SPVs, where each SPV will on-lend the loan amount to a borrower. Bass Securities will be
responsible for the day-to-day management of the Loans.

The SPVs that the Fund lends to (or its related entities) will receive the interest differential between the amount payable to the Fund
and the amount payable by the borrower and may receive other fees and costs directly from borrowers, including but not limited to
Loan application and assessment fees and ongoing Loan management fees, which will not form part of the assets of the Fund.

Loan application and ongoing management fees

The SPVs may charge the borrower an establishment and ongoing fee according to the complexity and competitiveness of the loan
or investment. These fees, which may be shared with introducing brokers, are to pay for the cost of servicing the underlying loan or
investment sourcing network, advertising, the underlying loan application assessment and approval process, instructing valuers and
solicitors and advancing the underlying loan or investment. The SPVs may receive a brokerage fee, which is paid by the borrower in
addition to the underlying loan interest rate or investment fixed returns, where the underlying loan or investment is directly sourced
by the SPV.

Other expense recovery

The Investment Manager or its related entities may charge the borrower fees for attending to dealings involving secured properties
during the term of a Loan, such as where it is necessary to produce a title to a property for dealings or to arrange for a partial
discharge of a mortgage.

Project management and default management costs

The SPVs may charge the borrower fees and costs for dealing with managing underlying loans and investments in arrears or
default. In addition, the SPVs may charge project management, development fees and costs and other similar charges, where it is
required to undertake default management work-out programs for construction and development loans or investments.
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Centuria Bass First Mortgage Fund No. 4 — important information

The Fund is closed ended and is not expecting to provide any liquidity for the term of the loan. The Trustee may at its discretion allow
redemptions on request on a best endeavours basis.

The issue price of Units under the initial Offer will be $1.00 per Unit unless otherwise determined by the Trustee. Following the initial
offer, the issue price of Units for subsequent issues of Units will be based on the Net Asset Value of the Fund (as defined in the Trust
Deed) plus buy spread (if applicable).

The Fund will use a unit day pricing mechanism which means that Unit holders will be entitled to distributions based on the number of
days they have held units over a month (or other distribution period as determined by the Trustee). The Trustee will have in place
valuation and unit pricing policies and procedures for the purpose of determining the Net Asset Value of the Fund and the Net Asset
Value per Unit.

The value of a Unit or class of Units is calculated by:

- establishing the net value of the Fund assets which is generally based on the last market valuation of its assets and undistributed
income after deducting liabilities such as expenses of the Fund;

- dividing the resulting amount by the number of Units on issue to determine the Net Asset Value of each Unit; and

- rounding the price up (or down) to the nearest cent (for reporting only). When investments are withdrawn from the Fund via a
redemption that has been accepted by the Trustee, they are redeemed at the relevant Unit redemption price for the Fund. The
redemption price is calculated by taking the Net Asset Value per Unit minus the sell spread (if applicable).

One class of ordinary Units is offered under this IM along with Acquisition units available to settle funds as required.

Given the closed-end nature of the Fund, where a redemption is approved, the Trustee may charge a sell spread, but does not intend
to charge a buy spread-on applications for the term of the Fund.

The ongoing Unit price is calculated based on the net asset value (determined by the net market valuation of assets owned, less all
liabilities held, including fees, provisions and accrued expenses in accordance with the Trust Deed) divided by the number of Units on
issue. Calculations of Net Asset Value (including Unit pricing) are undertaken by the Trustee or an Administrator (if any). As at the IM
Date, the Trustee intends to outsource the administrator function. The Trustee may change the Administrator, appoint additional
Administrators or undertake administrative services internally.
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Disclaimer

This IM is not made available generally to the public but rather is supplied personally to the recipient on the conditions set
out below, which are taken to be accepted and agreed by the recipient as evidenced by the retention by the recipient of this
IM, in part consideration of the supply of this IM. If these conditions are not acceptable, this IM must be returned
immediately.

The offer is only open to persons who are ‘wholesale clients’ within the meaning of that term under the Corporations Act
2001 (Cth) receiving this IM within Australia, and who accept the conditions of receipt of this IM.

This IM is intended to provide potential Investors with information only and does not constitute a Product Disclosure
Statement or disclosure document as defined under the Corporations Act 2001 (Cth). This IM has not been, and is not
required to be, lodged with the Australian Securities and Investments Commission (ASIC) or any other government body.

The offer is an offer which is available to persons receiving this IM within Australia who are Eligible Investors but does not
constitute an offer of interests in the Fund in any jurisdiction where, or to any persons to whom, it would be unlawful to make
the Offer. This IM does not constitute an offer to sell or the solicitation of an offer to buy any securities or other financial
products other than Units.

It is the responsibility of any person located in a jurisdiction other than Australia to ensure compliance with all laws of any
country relevant to the Offer. The return of a duly completed Application Form will be taken to constitute a representation and
warranty that there has been no breach of any relevant laws and that all approvals and consents have been obtained. In
particular, this product has not been and will not be registered under the US Securities Act or the securities laws of any state
of the United States and may not be offered, sold, delivered or transferred in the United States or to, or for the account of,
any “US Person” (as defined in Regulation S under the US Securities Act). Neither this IM nor any Application Form or other
material relating to this product may be distributed in the United States. The Trustee may in the future take actions to offer
interests in the Fund in other jurisdictions.

Information contained in this IM has been provided to Investors to assist them to make an assessment of whether or not to
invest in the Fund. In relation to the information contained in this IM, none of the Trustee or Investment Manager or their
officers, employees, related parties, associates, consultants, advisers and agents, warrant or represent that:

- all information which is relevant to the Offer or to the acquisition of Units has been provided in this IM; or

- all information provided under this IM is accurate, correct or complete or does not contain misleading or deceptive
statements.

Whilst the Trustee has undertaken due diligence in relation to the Fund and the information which has been presented in this
IM, it is possible that due to factors such as the passage of time or the uncertainty in forecast details, the information
contained in this IM may be inaccurate at the date of release of this IM or at a later time.

Except where expressly disclosed, the information contained in this IM has not been independently audited. To the maximum
extent permitted by law, no representation, warranty or undertaking, express or implied, is made and no responsibility is
accepted by the Trustee or Investment Manager and their associates or advisers as to the accuracy or completeness of any
part of this IM, nor will they have any responsibility to update or supplement this IM.

The Trustee has not sought to verify any statements contained in this IM about the investments proposed by the Investment
Manager, the Investment Manager’s business or the business of any other parties named in this IM. This IM has been
prepared without taking into account the objectives, financial situation or needs of any particular person. Investors are
strongly encouraged to undertake their own due diligence in relation to the Fund before making an investment. In addition,
Investors should read this IM in its entirety and seek independent professional advice as to the financial, taxation and other
implications of investing in the Fund and the information contained in this IM. To the maximum extent permitted under the
law, the Trustee and the Investment Manager disclaim any liability arising from any information provided in this IM, including
any errors or omissions. By making an investment in the Fund, an Investor warrants and represents to the Trustee and
Investment Manager that they have undertaken their own due diligence in relation to the Offer, Units, and an investment in
the Fund, including without limitation, in relation to the structure of the Fund, its investments and the likelihood of returns
from the Fund.

None of the Trustee or Investment Manager or their officers, employees, related parties, associates, consultants, advisers
and agents, or any other person, guarantees the performance or success of the Fund, the repayment of capital invested in
the Fund by an Investor or any particular rate of return on investments in the Fund. There can be no assurance that the
Fund will achieve results that are comparable to the track record of the Trustee or the Investment Manager, or that the
Fund’s investment objectives will be achieved. An investment in the Fund does not represent a deposit with, or a liability of,
the Trustee or the Investment Manager or any of their associates.

The Trustee is not authorised under the Banking Act 1959 (Cth) and is not supervised by APRA, and investments in the
Fund are not covered by the depositor protection provisions available to depositors that make a deposit with an Australian
authorised deposit-taking institution (ADI) under that Act. An investment in the Fund is subject to investment risks which are
described in slides 15 of this IM, including possible delays in repayment and loss of some or all of your income or capital
invested. The risks associated with an investment in the Fund are different to a cash deposit or investment in an ADI.

Recipients acknowledge that the Fund will invest in loans, which may be illiquid in nature, and on terms described in this
Information Memorandum.

Investors should read the whole of this IM before making a decision about whether to invest in the Fund. The information
contained in this IM is general information only and is not personal financial product advice. It does not take into account the
individual objectives, financial situation, needs or circumstances of any person. Investors should not construe the contents of
this IM as tax or investment advice.
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Disclaimer

No person is authorised to give any information or to make any representation in connection with the Offer which is not set
out in this IM. This IM supersedes any other information memorandum, disclosure document or marketing materials given
prior to the issue of this IM to the extent of any inconsistency. Any information or representation in relation to the Offer not
contained in this IM may not be relied on as having been authorised by the Trustee, the Investment Manager or their
advisers.

Certain information contained in this IM constitutes ‘forward looking statements’ that can be identified by the use of forward
looking terminology such as ‘may,’ ‘will,” ‘should,’ ‘expect,” ‘anticipate,’ ‘estimate,’ ‘target’, ‘intend,’ ‘continue,’ or ‘believe’ or
the negatives or other variations of those words or comparable terminology. Furthermore, any projections or other estimates
in this IM, including estimates of returns or performance, are ‘forward looking statements’ and are based on certain
assumptions that may change. Due to various risks and uncertainties, including those set out on page 16 (Key Investment
Risks ), actual events or results or the actual performance of the Fund may differ materially from those reflected or
contemplated in any forward-looking statements. The forward-looking statements included in this IM involve subjective
judgment and analysis and are subject to uncertainties, risks and contingencies, many of which are outside the control of,
and are unknown to, the Trustee and Investment Manager. Actual future events may vary materially from the forward-looking
statements and the assumptions on which those statements are based. Given these uncertainties, Investors are cautioned
to not place undue reliance on any forward-looking statements. Any estimate, forecast, projection, feasibility, cash flow or
words of a similar nature or meaning in this IM are forward-looking statements and subject to this disclaimer.

Where this IM sets out any past performance in respect of the Fund, the Fund’s strategy, or other funds or investment
vehicles operated or managed by the Trustee or Investment Manager, Investors must not interpret that information as a
representation about the future performance of the Fund. Past performance is not a reliable indicator of future performance.

The contents of this IM are confidential. Neither this IM nor any other information provided by the Trustee or Investment
Manager may be disclosed to any other party, except for the purpose of obtaining independent advice in connection with the
consideration of an investment in the Fund, or used for any purpose other than the consideration of an investment in the
Fund, unless the express prior written consent of the Trustee is obtained. Any reproduction of all or part of this IM is strictly
prohibited without the written consent of the Trustee, and may only be reproduced in accordance with that consent. In the
event that the Recipient does not participate in the Fund, this IM, along with all related materials, must be returned to the
Trustee immediately on demand.

This IM contains a summary of the terms of the Fund and certain other material documents. However, Investors should refer
to the complete legal documentation for the Fund (available on request from the Trustee). Investments in the Fund are
governed by the Trust Deed and associated documents and nothing in this IM limits or qualifies the powers and discretions
conferred on the Trustee and the Investment Manager under those documents. This IM should be read in conjunction with
the Trust Deed and associated documents for the Fund. In the event of any inconsistency between the Trust Deed and
associated documents and this IM, then the Trust Deed will prevail to the extent of the inconsistency.

The Trustee reserves the right to evaluate any applications or subscriptions to acquire Units and to reject any or all of them
(in whole or in part), without giving reasons for rejection. Neither the Trustee nor the Investment Manager is liable to
compensate the Recipient or any Investor for any costs or expenses incurred by any person in reviewing, investigating or
analysing any information in relation to the Offer, the Fund or otherwise.

No cooling-off applies to the issue of Units.

Except in certain circumstances prescribed by law, the Trustee enters into transactions in respect of the Fund in its capacity
as trustee of the Fund only, not in its own capacity, and its liability in relation to those transactions is limited to the assets of
the Fund.

Information in this IM may change. Updated information regarding this IM may be made available by the Trustee; however,
the Trustee is not required to, and may not, update, supplement or replace this IM.

In this IM any reference to currency, ‘A$’ or ‘AUD’ is to Australian Dollars, unless otherwise indicated.

The primary language of this IM is English. This IM may be translated into different languages, with the consent of the
Trustee. Any translations provided or procured by the Trustee are for reference purposes only. If there is any inconsistency
or conflict between the English version of this IM and versions of this IM in any other language, the English version prevails.

Any photographs, images, charts and diagrams in this IM are for illustrative purposes only.

Any questions regarding this IM should be directed to the Trustee, whose contact details are set out on our website.

Centuria BASS 24




|

A

)
)

|

Iy

|
-..-{x._.- .

et e S S e e g e
()

|

S e S e e e e e e

|
)
£
(]

L
N

. -._zﬁ._.-._
& - - 5 -

4

L
o

Centuria

AUSTRALIA

Sydney Head Office

(02) 8923 8923

Level 41, Chifley Tower
2 Chifley Square
Sydney NSW 2000

Brisbane Office

(07) 3905 7000
Level 2

348 Edward Street
Brisbane QLD 4000

Melbourne Office

(03) 9616 6500
Level 47

101 Collins Street
Melbourne VIC 3000

Perth Office

(08) 9321 7133
Level 1

307 Murray Street
Perth WA 6000

NEW ZEALAND

Auckland Office
+64 (9) 300 6161

Level 2, Bayleys House,
30 Gaunt Street, Wynyard

Quarter Auckland 1010
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