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The past year has turned out to be an extraordinarily challenging one, for the Board,
for management and for investors. The property sector in Australia and around the
world has been hit extremely hard by the global financial crisis.

While there were early signs of concerns as we began
2008, there was little suggestion of the dramatic
market and currency collapse which was to occur as
the year progressed. The speed of this collapse was
unprecedented, and has led to the biggest cyclical
economic downturn in decades.

As the changed market conditions became apparent,
we formed the view that achieving development
profits in Australia and raising capital in our funds
management businesses would be very difficult. In
addition, operating conditions in our Hotel/Tourism
and US Seniors Housing businesses deteriorated. We
concluded that these extremely difficult conditions
would continue for some time, and downgraded our
forecasts in July.

As we moved into the second half of the year we
continued to actively work to respond to a vastly
different landscape globally. We raised $1.6 billion

in new equity to strengthen the Group’s balance
sheet, and refocused GPT's strategy back to our core
Australian business, which remains the bulk (80%) of
our real estate investments.

In being one of the first property groups to raise
capital we addressed the market’s concerns about
refinancing short term debt expiries and capital
expenditure, and restored a buffer between GPT'’s
gearing covenants and current gearing levels. This
covenant “headroom” had rapidly eroded in a matter of
weeks as the Australian dollar fell in value against the
Euro and US dollar. While GPT’s debt covenants were

a concern, the underlying businesses in Australia have
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done relatively well. Cash flow is strong and GPT's
interest cover ratio is 2.5 times.

Listing the Group’s non core assets for sale, making
Board and management changes and streamlining
GPT's strategy demonstrate our focus on positioning
GPT for the future, and what we see as a very different
investor market. Balance sheet managementin a
period of declining values is critical.

| will step down from the Board at or by the Annual
General Meeting in May and Malcolm Latham has
indicated his intention to retire at that time. Elizabeth
Nosworthy resigned as a Director during the year, and
we thank her for a long and generous contribution to
GPT over more than 10 years. Nic Lyons discontinued
as CEO in October and a new CEO will be appointed in
due course. Details of these changes will be provided
prior to the Annual General Meeting.

In focusing our strategy on Australia, over time

we will exit our Joint Venture and the US Seniors
Housing business. We will refocus on the ownership,
management and development of Australian retail, office
and industrial/business park assets, which constitute
80% of our investments and continue to perform well.
Through this process we believe GPT will attract future
demand. Our core Australian properties represent an
irreplaceable portfolio of quality assets which have
always been at the heart of GPT, and are expected to
provide stable income streams throughout market
cycles. We expect the size, high quality and diversity of
GPT's Australian assets to appeal to emerging global
property investors, and to general equity investors alike.
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The core Australian business delivered 79% of

the Group’s realised operating income as announced
on 27 February 2009. The results for the 2008
calendar year announced on that date were in line with
the forecasts contained in the Prospectus and Product
Disclosure Statement issued in October 2008.

We enter 2009 with gearing of 33.7% (net of cash) on a
headline basis (46.6% on a look through basis) against
covenants of 40% and 55% respectively. We continue
to forecast realised operating income of $347 million
for 2009 (on the basis set out in the 2008 Prospectus
and Product Disclosure Statement] and remain
focused on asset sales as a means to further reduce
debt and increase our focus on our core business.

Restructuring and repositioning for the benefit of
Securityholders is a priority for GPT and is well and
truly underway. This cannot be achieved without
continuing to make tough decisions in an environment
of transparency, honesty and common sense as
markets remain unpredictable and the investment
landscape has changed, perhaps irretrievably. This
will continue to be the way the Board and management
operates as we move into 2009.

In closing, | would like to thank investors for their
support and patience over the past year.
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Peter Joseph
Chairman

GPT'S CORE AUSTRALIAN PROPERTIES
REPRESENT AN IRREPLACEABLE PORTFOLIO
OF QUALITY ASSETS WHICH HAVE ALWAYS

BEEN AT THE HEART OF GPT
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YEAR AT
A GLANCE

REALISED OPERATING INCOME $468.8 MILLION
RESULTS $1.43 NET TANGIBLE ASSETS PER SECURITY (NTA)
SUMMARY 17.7 CENTS DISTRIBUTED PER SECURITY (DPS)

$13 BILLION TOTAL ASSETS

$6 BILLION TOTAL LIABILITIES

33.7% GEARING (HEADLINE]'

2,368 MILLION NEW SECURITIES ISSUED

FIVE YEAR PERFORMANCE SUMMARY

YEAR ENDED 31 DECEMBER 2004 2005 2006 2007 2008
Total assets M $9,097.0  $10,431.7 $12001.9  $13,966.9 | $13,029.8
Total liabilities M $3,003.6 $4,0584  $4,559.8 $5,671.5 $6,217.5
Net assets M $6,093.4 $6.373.3  $7,442.1 $8,295.4 $6,812.3
Realised operating income* M $442.0 $492.3 $558.6 $605.1 $468.8
Securities in issue (‘000) 2,016,717 2,016,717 2,041,531 2,099,614 4,467,363
Distribution per security cents 22.0 24.4 27.5 28.9 17.7
Distribution per security growth 3.8% 10.9% 12.7% 5.1% (38.8%)
Borrowings as % of total assets 30% 35% 36% 36% 33.7%"
Net asset backing per security $3.02 $3.16 $3.60 $3.86 $1.43
Closing market price at 31 December $3.74 $4.10 $5.60 $4.04 $0.92
GPT one year return 33.6% 16.7% 45.2% (23.4%) (74.9%)
LPT ASX one year return 32.0% 12.5% 34.0% (8.4%) (54.0%)
All Ordinaries one year return 27.6% 21.1% 25.0% 18.0% (40.4%)

1 Based on net debt.
* Adjustments made to reflect historic comparables and to remove the impact of A-IFRS reporting.
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