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1. Introduction

The City of Karratha (City) is proposing to enter into a Major Land Transaction involving:

e acquisition from the West Australian Land Authority (DevelopmentWA) of Freehold Lot
7020 on Deposited Plan 401051 being the whole of the land in Certificate of Title Volume
2862 Folio 261;

e acquisition from the West Australian Land Authority (DevelopmentWA) of Part Lot 7018
on Deposited Plan 405188 being the whole of the land in Certificate of Title Volume 2890
Folio 100; and

e construction of approximately 97 studio, one, two and three bedroom apartments, plus
1,730 sgm of commercial and civic space on the land; and

e |easing of the residential and commercial tenancies.

The proposed transaction would be developed over a period of approximately 28 months and,
if developed in its entirety, would involve investment of up to $65M of City funds (including
loan funding). These funds would be recovered over time through lease payments from
residential and commercial tenants.

Whilst housing is not ordinarily a local government issue, this proposal has very clear linkages
to the City’s approved Strategic Community Plan 2020-2030 and the City has been working
proactively to assist with solving this issue alongside regularly advocating with State and
Federal Government, critical industry groups, real estate agents and other key stakeholders.

Access to, and the cost of housing, is a critical issue facing residents in the City and a
significant factor to achieve the City’s vision of becoming Australia’s most liveable Regional
City. To be consistent with this direction, the City is progressing a series of developments on
land it currently owns including the construction of houses and land sub-divisions.

Statistically, there is a significant undersupply of residential properties available to rent or
buy within the City, with 1.5% of housing stock available compared to approximately 7% over
the past five to six years.

Through the City’s Annual Community Survey, the cost of living and housing is consistently
identified as the number one issue for Council to address. The Survey results identified that
the cost of living and housing were the bottom three performing Services or Facilities overall,
with most significant service delivery gaps between community expectation and
performance.

The comments section of the Survey, where respondents are asked to identify the most
important things for the City to focus on, included the subject of housing mentioned over 200
times, which was almost double the next most mentioned term.

The recent City of Karratha Business Climate Scorecard received 191 submissions that
identified four challenges impacting local business and the ability to operate or expand. One
of the critical impacts identified was the access to affordable housing for workers, resulting in
an increase of 22% highlighting the importance of this issue to the respondents.

In addition, Council’s Investment Policy: Property (CF4) provides guidance on if and when
Council will invest in Property. The adopted policy includes the following statement that are
relevant to this matter:

When making decisions to invest in Property related investments one or more of
the following criteria needs to be satisfied:
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vi. Council may invest in property to achieve key strategic goals of the Council that
will deliver a broad based benefit to the community without financial return being the
key driver.

The City has the potential to gain from this project via:

o Further progressing the delivery of the City’s Vision to be Australia’s Most Liveable
Regional City.

¢ Increasing residential housing alleviating the current undersupply and escalating rents.

o Further activating the city centre and supporting nearby food and beverage businesses.

e Assistin further activating the Red Earth Arts Precinct.

o Creation of employment opportunities during construction.

e Potential for indigenous engagement in the project, including indigenous employment in
the construction and showcasing local indigenous art.

¢ Completing the main street and complementing the Red Earth Arts Precinct.

e Financial returns in the form of:
o Generating a financial yield from a property investment that exceeds current bank

interest available; and

o Potential capital growth over time.

While the returns from the proposal are potentially better than those available through term
deposits, it does come with an elevated level of risk than more traditional local government
investments, which tend to be long term deposits with A1/AA rated banks, in that the City’s
capital is less secure and the capital investment reduces the City’s liquidity limiting the
potential for other capital projects and investments.

However the City does own approximately 100 properties within the district so investment in
land and property is not an entirely new space for the City and The Quarter HQ and airport
provide examples of where the City has invested in property with the explicit aim of generating
a commercial return.

City Officers have discussed this matter informally with Councillors at Council Briefing
Sessions and formal reports regarding the potential development of Lot 7020 were considered
at the Council’s September 2019, November 2020 and May 2021 Ordinary Council Meetings.

This Business Plan:

1. Provides the details of the proposal;

2. Outlines and responds to the legislative framework for the proposal;

3. Provides an analysis of the risks associated with the proposal (and potential mitigation
strategies for those risks); and

4. Outlines the projected process and timeframes that would be used to undertake the
proposal.

The Business Plan has been prepared in accordance with the provisions of the Local
Government Act (1995) and the Local Government (Functions and General Regulations)
1996. Itis intended to seek public comment on the Business Plan for a period of six (6) weeks.
Council will consider all public feedback that is received on the Business Plan prior to
determining whether to proceed with the proposal or not.
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2. Background

2.1 Land

Lot 7020 has a total land area of 4,564 m? and is zoned ‘City Centre: Precinct 2 — Commercial’
under the City of Karratha Town Planning Scheme No 8. The site is currently unimproved and
there are no known heritage issues or encumbrances impacting on the property.

Lot 7018 has a total land area of 9,241 m? and is also zoned ‘City Centre: Precinct 2 —
Commercial’ under the City of Karratha Town Planning Scheme No 8. The site is currently
unimproved, there are no known heritage issues impacting on the property, however there is
a 3.5m drainage easement along Welcome Road.

DevelopmentWA has previously attempted to sell the land parcels on the open market,
however it has been unable to secure a purchaser with plans to develop the land in a manner
that reflects the significance of the site as a defining entry point to the City Centre.

Following discussions between the City and DevelopmentWA, the City entered into an
Exclusive Working Period (EWP) with DevelopmentWA for the purpose of undertaking
preliminary due diligence and feasibility on the potential to develop a high quality, mixed use
project on the site. The primary purpose of this was to establish how the City might be able to
work with DevelopmentWA to attract investment which would deliver a development outcome
consistent with the expectations of the Karratha City Centre Masterplan.

RFF Consultants was engaged to prepare a pre-feasibility analysis on the site. The key
findings of the report indicate:

¢ significant demand for additional accommodation (both short-stay and residential) linked
to forecast economic growth in the City;

¢ the opportunity to further explore the viability of new cultural and community infrastructure;
(eg. Museum, Art Gallery, Exhibition space, cultural centre);

e locating tourism visitor services within city centres can increase visitation and therefore
viability of these services in regional communities;

e the size and narrow width of Lot 7020 is a limiting factor for development, particularly when
car parking requirements are factored in. A wider Lot 7020 would enable a better
development outcome;

o the overall project feasibility is challenged by the overall cost of any development in
Karratha, market sentiment and access to adequate finance;

¢ the capacity to attract private investment to develop the project is strongly associated with
the ability to obtain large scale commitments to lease or purchase a final development
outcome.

At the September 2019 Ordinary Council Meeting, Council resolved (in part) to continue to
engage with DevelopmentWA and the private sector regarding options for the progression of
the project. Discussions with DevelopmentWA and the private sector have indicated that the
projected returns on the project would be inadequate to attract private investment. Further
work has now been undertaken to test the feasibility of the City investing in the project.

The EWP with DevelopmentWA has recently been extended and is due to expire on 31
December 2021.
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2.2 Parties

In addition to the City of Karratha (as the owner/developer) and DevelopmentWA (as the
current land owner), the other major parties to the transaction would be the builder (when
appointed), the debt finance provider and any residential/commercial tenants.

2.3 Proposal
The proposal involves four (4) separate phases. These phases, along with the proposed roles
and responsibilities of the City in each Phase are outlined below:

2.3.1 Phase One: Assess Feasibility
In order to determine the feasibility of the development, the City engaged APP
Corporation Pty Ltd to develop a Feasibility Report (Attachment 1). The Feasibility
Report suggests that the project would provide an Internal Rate of Return (IRR) of
between 5.25% and 6.25% (excluding finance costs).

The Feasibility Report includes the following Feasibility Summary at page 8:

Revenue Base Case (unfurnished) Scenario 2 (60% furnished)
Terminal Value (Gross) 563,676,000 575,597,000
Rent (Gross over 20 years) 598,804,000 $113,805,000
Total Gross Revenue 5162,480,000 5189,402,000
Less Qutgoings, Costs and G5T | (544,197, 000) (47,785,000)
Total Met Revenue (after GST) §118,283,000 141,617,000
- 1 |
Land (incl acquisition costs) 51,817,000 51,817,000
Building Construction $52,409,000 554,005,000
Professional Fees 53,991,000 54,145 000
Statutory Fees 5762,000 5762,000
Refurb (after 10 & 20 years) 51,862,000 55,152 000
Tatal Costs (including GST) 560,842,000 565,882,000
Less GST claimed (55,534,000) ($5,958,000)
Total Costs (excluding G5T) §55,308,000 §59,924,000
Profit 562,974,000 581,692,000
Unleveraged Project IRR 5.25% 6.25%

The following tables indicate APP’s assessment of the impact on unleveraged IRR if
the total development cost increases and if occupancy rates reduce:

Unfurnished
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2.3.2

233

Rental Income ¥30% ¥ 20% ¥15% 10% no change

no change 2.35% 3.44% 3.93% 4.38% 5.25%

A 10% 1.74% 2.81% 3.29% 3.74% 4. 58%

Construction
Cost

A 15% 1.45% 2.51% 2,99% 3.45% 4,28%

A20% 1.18% 2.24% 271% 3.16% 3.99%

A30% 0.66% 1.72% 2.19% 2.683% 3.45%
Furnished

Rental Inceme ¥ 30% v 20% ¥ 15% ¥ 10% no change

- no change 3 265% 4 38% 4 88% 5.36% G 25%
..2- A 10% 2.62% 3.7T2% 4.22% 4 68% 5.56%
ég & 15% 2.32% 3.42% 3% 4 38% 524%
H A2D0% 2.05% 3.14% 3.63% 4.09% 4.94%
© A 30% 1.53% 2680% 3.09% 254% A4 38%

Private investors have advised that, given the risk profile and other investment
opportunities available within WA and Australia they would be seeking a minimum of
7% IRR (after accounting for finance costs), however the base case IRR is considered
adequate for the City given potentially lower finance costs and current low rates of
return on term deposits.

Phase Two: Land Purchase

Subject to public submissions on the Business Plan and if approved by Council, the
City would purchase Lot 7020 and part Lot 7018 with a view to re-subdividing the land
for the purpose of development. DevelopmentWA has provided the City with market
valuations for the two sites. If Council resolves to proceed with the development it is
expected that the sale price will need to be negotiated to ensure that the development
remains viable.

If the City were to proceed with the acquisition, this would become a standard private
treaty land purchase with conditions. Appropriate steps would be undertaken to ensure
that the purchase meets all legislative requirements of the Local Government Act 1995
and the associated regulations.

Phase Three: Construction

Subject to public submissions on the Business Plan and if approved by Council, the
City would call tenders for separate design and construction stages of the development
and would also project manage both stages.

Indicatively, the development proposal currently envisages the following design:
e 1,000 m? civic space at ground level;

726 m? commercial space at ground level;

13 studio apartments;

24 x 1 bedroom 1 bathroom apartments;

18 x 2 bedroom 1 bathroom apartments;

28 x 2 bedroom 2 bathroom apartments;

5 x 3 bedroom 1 bathroom apartments;

9 x 3 bedroom 2 bathroom apartments;

rooftop pool and BBQ area;

yoga facilities, games room and dining amenities;

124 car bays.
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2.3.4

This mix is subject to change based on market demand, however the overall scale of
development is not expected to change significantly.

The development would be built to achieve a 4-star Green Star rating. Apartments are
designed with oversized north or south facing balcony, with both unfurnished and
furnished options available.

(Preliminary Plans are included at Attachment 2)

Phase Four: Leasing

In order to determine the viability of the development, the City has engaged with a
number of potential tenants to assess interest in pre-leasing apartments and
commercial space. As at 6 July 2021, the City had received Expressions of Interest in
approximately 70 apartments and the commercial space. Interest in the residential
apartments has come primarily from five State Government departments (which have
expressed interest in 55 apartments). Further Expressions of Interest are expected in
coming weeks.

In response to Expressions of Interest, prospective tenants will be provided with an
Offer to Lease, which if accepted will constitute an Agreement for Lease. A formal
Lease will then be prepared for execution by the parties.

Following a public Request for Quotations process, the City has engaged a Real Estate
agent to assist with disposition (sale and leasing) of a number of City properties,
including the remaining residential apartments at Lot 7020, if Council approves the
development following consideration of public submissions.

The appointed agent has provided current market rates for residential apartments
comparing both the Pelago apartments and apartments in smaller complexes. If
Council approves the development following consideration of public submissions, it is
intended to lock in rental rates prior to STOP/GO point 2 — award of design tender.

A Request for Tender process will be required to appoint an agent to assist with
property management of the residential apartments at Lot 7020 if Council approves
the development following consideration of public submissions.

Subject to consideration of tenders/public submission for the proposed disposition of
the ground floor commercial space, the City would directly lease and manage the
commercial property.
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3. Timeline

The indicative timeline for the project is tabled below.

Process Timing
Community consultation regarding Business Plan July - August 2021
Consider public submissions on Business Plan August 2021
Call tenders for design (if approved) August 2021
Award design tender October 2021
Execute Contract of Sale October 2021
Land subdivision October 2021
Call tenders for construction January 2022
Submit Application for Development Approval March 2022
Award construction tender June 2022
Construction commences October 2022
Execute residential leases August 2023

Public notice regarding disposition of commercial space

August 2023

Consider submissions regarding commercial lease

September 2023

Execute commercial lease

October 2023

Practical completion

December 2023

Up to three STOP/GO points are proposed where Council can review the investment decision

and elect to proceed or not proceed with the project. These are at:

1. Consideration of public submissions on Business Plan;
2. Award of design tender;
3. Award of construction tender.
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4, Legal Structures

To prepare for and undertake this proposed transaction there are four proposed legal
agreements that will need to be entered into including:

Contract of Sale
If Council resolves to proceed with the development, the City would enter into a sales contract
with DevelopmentWA for the purchase of the land. The contract would be a standard contract
for sale of land or strata title by offer and acceptance, with a negotiated purchase price and
potentially subject to any or all of the following conditions:

e deferred settlement;

e land swap;

e reciprocal car parking rights.

Loan Agreement
If Council resolves to proceed with the project, a loan agreement will need to be executed
based on the requirements of the loan provider.

Residential Leases
If Council resolves to proceed with the project, standard REIWA residential leases would be
executed with the tenants including the following key terms:

Term: 10+ years.

Rent: Studio - $500 per week
1 x 1 -$600 per week
2 x1 - $700 per week
2 x 2 - $800 per week
3 x 1 -%$900 per week
3 x 2 -$1,000 per week

plus $200 per week for fully furnished apartments.
Rent Reviews: CPI annually with market reviews at Y3, 6 & 9.
Commercial Lease
If Council resolves to proceed with the project, and subject to consideration of any public

submissions regarding the proposed disposition, a lease would be executed with the lessee
on standard commercial terms including rent of $450/m? (based on current market rates).
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5. Project Financials

5.1 Purchase

Market valuation for Lot 7020 is $230/m? and Lot 7018 is $168/m? however there are a number
of issues affecting these valuations that will form the basis of negotiations with
DevelopmentWA.

If the sale of the property is subject to GST based on the full commercial value, the City would
be entitled to claim this amount as an input tax credit. Stamp duty does not apply as local
government is exempt from stamp duty.

5.2 Constructions Costs

The estimated total development cost is $55.3m. Most of this amount is unlikely to be required
until the 2022/23 and 2023/24 financial years.

The total development cost includes the cost of construction of 1,000 m2 of civic space. If the
City was to build or lease this space elsewhere there would be a comparable cost with no
return and as such this cost has been excluded from the feasibility modelling.

The construction costs have been independently reviewed by a Quantity Surveyor and three
building companies to ensure that the costs are as accurate as possible. The feasibility of the
project has been assessed and confirmed in the event that the total development costs are
higher than currently estimated, however this would be subject to achieving the expected
occupancy rates.

5.3 Lease Payments

The City’s financial contribution would be recovered through lease payments. Gross rentals
over 20 years are estimated to be $98.8m (if all apartments are unfurnished) or $113.8m (if
60% of apartments are furnished).

Detailed revenue projections are included at Attachment 1.

Compared with current term deposit rates, which average less than 0.85%, the IRR would

provide a net positive return to the City after allowing for finance costs. While the rate of return

shown is higher than current term deposit rates it should be noted that:

¢ Investing with cash investment in banks present a very low capital risk. There is a higher
capital risk associated with a property investment of this nature; and

e The rate of return may not remain positive if term deposit rates increase significantly,
however this is considered unlikely in the medium term.

The financial risks associated with this development need to be weighed against other
financial and non-financial benefits associated with achieving the Council’s vision, increasing
housing supply, achieving the City Centre masterplan, economic development, city centre
activation and local employment.
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6. City Financial Implications

6.1 Funding Source

The City’s 2021/22 Annual Budget includes $2.6m for strategic land acquisitions and $250,000
to commence the design element of the development if approved by Council, however the full
cost is not currently included within the Budget or the City’s Long Term Financial Plan.

While there is currently no specific allocation for the full cost of this project, it is proposed to
seek debt funding for approximately 80% of the total development costs (indicatively $45m
but subject to confirmation). The City has had discussions with both the Northern Australia
Infrastructure Facility (NAIF) and the WA Treasury Corporation (WATC) regarding the
availability and terms of debt funding.

The City currently has healthy financial reserves which can fund the balance of the
development cost. In particular, the balance of the City’s Infrastructure Reserve is forecast to
be $23.54m as at 30 June 2022.

The stated purpose of the Infrastructure Reserve is to:

“Allow for the use of these reserve funds for the enhancement, replacement,
refurbishment and purchase of infrastructure assets or project works of the City of
Karratha inclusive of the associated repayment of borrowings on infrastructure. Project
works funded from this Reserve may not necessarily belong to the City of Karratha but
must be carried out for the benefit of the City of Karratha”

The purchase and development of Lot 7020 and Part Lot 7018 is consistent with the reserve
purpose.

In addition to the purchase of The Quarter HQ, the Infrastructure Reserve has contributed to
funding significant community related capital works projects over the past few years including:

Karratha Leisureplex ($7.59m)

Red Earth Arts Precinct ($24.1m)
Wickham Hub ($5.75m)

Dampier Palms development ($9.55m)

NB. Airport, Waste and Major Plant items are not funded through the Infrastructure Reserve
as Council has separate Reserve Accounts for these items.

A long standing financial practice for the City is to place additional revenue annually into the
Infrastructure reserve. This revenue comes from:

e Airport: An annual return on asset value from the Karratha Airport is transferred to the
Infrastructure Reserve. In 2020/21 this amount was $4.2m.

o Transient Workforce Accommodation (TWA Rates): Traditionally between 50-100% of the
difference in the City’s TWA Rate in the Dollar compared to the City’s Commercial rate in
the Dollar on TWA rated properties has been transferred to the Infrastructure Reserve.
This amount has varied from year to year but has averaged out at $2.96M pa over the past
four years.

e Budget Surplus: On occasion, surpluses that have been identified in Council’s quarterly
budget reviews have been allocated to the Infrastructure Reserve.

e Interest: Interest generated from the Infrastructure Reserve is reinvested within the
reserve.
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While the City’s capital expenditure program is projected to remain relatively high for the next
few years, the City’s Long Term Capital Works program shows a decreasing level of capital
works expenditure being anticipated into the future. Over the same period, the annual return
on asset from the Karratha Airport is likely to increase and revenue from TWA rates
differentials is expected to remain relatively stable.

The net impact of the above is that the Council’s Infrastructure Reserve balance is projected
to increase significantly post 2026/27.

The Long Term Financial Plan (including the long term Capital Works plan) is currently being
revised and updated. If Council resolves to proceed with this transaction, the updated Long
Term Financial Plan will include the expenditure and income projections associated with
project.

6.2 Operational Costs

Once the development is completed, the City will incur ongoing operational costs related to
the maintenance of the building, property management fees, debt financing and insurance.

Operating income and expenditure over 20 years (assuming all apartments are unfurnished)
is summarised below:

Revenue Expenditure Net
Rental $98,804,000
Finance Costs ($20,607,001)
Property maintenance ($21,702,340)
Property management ($9,839,700)
Insurance ($2,733,260)
Totals $98,804,000 ($54,882,301) $43,921,699
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7. Council Policy Implications

Council’s Investment Policy: Property (CF4) provides guidance on if and when Council will
invest in Property. The adopted policy includes the following statements that are relevant to
this matter:

When making decisions to invest in Property related investments one or more of
the following criteria needs to be satisfied:

i. Council may invest in land holdings that will have capital growth for future
generations.

vi. Council may invest in property to achieve key strategic goals of the Council
that will deliver a broad based benefit to the community without financial return
being the key driver.

This proposal is consistent with these policy provisions.
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8. Legislative Compliance
8.1 Legislative Provisions

Section 3.59 (3)(b) &(c) of the Local Government Act 1995 (The Act) states:
Before it —
(b) enters into a major land transaction; or
(c) enters into a land transaction that is preparatory to entry into a major land
transaction,
a local government is to prepare a business plan.

The Act defines a major land transaction as:
A land transaction other than an exempt land transaction if the total value of —
(a) the consideration under the transaction; and
(b) anything done by the local government for achieving the purpose of the
transaction,
is more, or is worth more, than the amount prescribed for the purposes of this
definition.

In the City of Karratha’'s circumstances, the amount prescribed for a transaction to be
considered a major land transaction is the lesser of $10,000,000 or 10% of the operating
expenditure incurred by the local government from its municipal fund in the last completed
financial year. If progressed, the purchase of land and development of Lot 7020 and Part Lot
7018 would constitute a major land transaction.

The Act further stipulates key matters that must be addressed in the business plan. These
matters are addressed in 8.2 below. The manner and length of public advertising and notice
is also prescribed in the legislation. If adopted by Council, it is proposed to significantly exceed
the minimum public notification requirement by doing a more comprehensive community
consultation than the prescribed minimum requirements, including:

e public advertising for six weeks;

e social media engagement; and

o development of frequently asked questions.

8.2 Specific Requirements

Section 3.59(3) of the Act specifies explicit information that must be included in a Local
Government Business Plan (as a minimum). While many items are addressed elsewhere
within this Business Plan, for completeness, each legislated item is addressed specifically
below:

(@) The expected effect on the provision of facilities and services by the local
government

It is not anticipated that the development of the proposal will have any detrimental effect
on the ability of the City to continue to fund City infrastructure and/or services in the
short, medium or longer term.

(b) The expected effect on other persons providing facilities and services in the
district.

There is currently an undersupply of residential housing in the district which is
anticipated to get worse as the economy continues to grow. 97 apartments would
increase housing stock in the City by approximately 1.1%. Given the current shortage of
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housing and the likely increase in future demand, the addition of 97 apartments is
unlikely to have a detrimental impact on other housing providers.

Itis anticipated that 50+ employment opportunities would be created during construction
and that local companies will be engaged through the construction phase of the
development and in the maintenance of the apartments and civic/commercial space
after construction is finalised.

(c) The expected financial effect on the local government.

The financial projections of the project are detailed in Items 5 and 6 of this Business
Plan.

The estimated total development cost is $55.3m. It is proposed to seek debt funding for
approximately 80% of the development cost ($45m) and fund the balance from reserves.
The City’s financial contribution would be recovered through lease payments. Gross
rentals over 20 years are estimated to be $98.8m (if all apartments are unfurnished) or
$113.8m (if 60% of apartments are furnished).

The Feasibility Report suggests that the project would provide an Internal Rate of Return
(IRR) of between 5.25% and 6.25% which would provide a net positive return compared
with current term deposit rates.

(d) The expected effect on matters referred to in the local government’s current plan
prepared under Section 5.56 of the Local Government Act (Plan for the Future)

This proposal has very clear Linkages to the City of Karratha’s approved Strategic
Community Plan 2020-2030 and in particular Council’s vision to be Australia’s Most
Liveable Regional City.

(e) The ability of the local government to manage the undertaking or the performance
of the transaction;

As the transaction is a property purchase, design and construction project and
subsequent disposition by lease, the City has sufficient experience and skills in-house
to manage the transaction.

(F&G Reg 10) Joint venturer details
(b)(Dthe identity of each joint venturer other than the local government.

There is no joint venture relationship associated with the transaction.

(b) (inthe ownership of, and any other interests in, property that is involved in, or
acquired in the course of, the joint venture.

The proposed Major Land Transaction involves the City acquiring from the West Australian
Land Authority (DevelopmentWA) Freehold Lot 7020 on Deposited Plan 401051 being the
whole of the land in Certificate of Title Volume 2862 Folio 261 and part Lot 7018 on Deposited
Plan 405188 being the whole of the land in Certificate of Title Volume 2890 Folio 100. This
land is proposed to be acquired for development (and subsequent leasing) of approximately
97 studio, one, two and three bedroom apartments, plus 1,730 sgm of commercial and civic
space on the land.

(b) (iii) Any benefit to which a joint venturer other than the local government may
become entitled under or as aresult of the joint venture;
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There is no joint venture relationship associated with the transaction.

(b) (iv) Anything to which the local government may become liable under or as a result
of the joint venture.

There is no joint venture relationship associated with the transaction.
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9. Risk Analysis

A risk analysis for the proposal has been undertaken. The analysis has been undertaken
using the risk matrix approach. A total of eight (8) potential risks have been identified with one
(1) risk rated as low risk, six (6) risks rated as moderate risk and one (1) risk rated high. No
extreme risks have been identified. Mitigation strategies for all identified risks have been listed.

The tables below indicate the rating scales that were used in the risk analysis.

RISK MATRIX
Consequence | |psignificant | Minor | Moderate | Major | Catastrophic
Likelihood 1 2 3 4 5
Almost
Certain 5 e -
Likely 4 4 8 12
Possible |3 3 6 9
Unlikely |2 2 4 6
Rare 1 1 2 3
RISK ACCEPTANCE CRITERIA
LEVEL CRITERA FOR RISK
OF RISK DESCRIPTOR | DESCRIPTION ACCEPTANCE RESPONSIBILITY
Risk acceptable with
adequate controls, :
1-4 LOW Acceptable managed by routine Operational
. Manager
procedures and subject
to annual monitoring.
Risk acceptable with
adequate controls, ‘
5-9 | MODERATE Monitor managed by specific gt
procedures and subject Manager
to semi-annual
monitoring.
Management attention
is required. Risk
Urgent | o reciuce risk
10 - 16 HIGH Attention q CEO / Director
Required exposure to an
acceptable level.
Regular reporting is
required.
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PROJECT RISK MATRIX

Iltem Likelihood Consequence | Rating | Mitigation Strategies

Financial Risks

Development costs 3 4 12 Modelling indicates that IRR

exceed budget. exceeds TD rates at higher
cost and lower occupancy
than forecast. If required,
value management can be
applied to reduce costs.
Council can elect not to
proceed to tender if costs
not acceptable.

Capital depreciation. 3 3 9 Net returns will largely cover
capital cost over 20 years.

Apartments do not 2 3 6 Expressions of interest

generate predicted received to date suggest

returns. that this is highly unlikely.
Financial modelling indicates
that the IRR/rental returns
will exceed current term
deposit rates.

City capacity for future 3 2 6 Loan funds expected to be

borrowings limited. repaid relatively quickly and
reserve balances forecast to
increase significantly post
2026/27.

Investment in this 2 2 4 It is proposed to fund

project means that other approximately 80% of the

Community projects development cost using debt

cannot proceed. finance, which will be funded
through rental returns. This
will minimise impact on
Council’s ability to fund it's
10 year Long Term Capital
Works programs.

Operational Risks

Failure to meet delivery 3 3 9 Rigorous project

timeline. management and regular
executive oversight will be
applied to ensure adherence
to timelines.

Staff capacity/ability to 3 2 6 Staff can be engaged as

manage the project. required to assist with
management of the project.

Other Risks

Reputational issues: 3 3 9 Council can consider

Lack of community
support identified
through public
consultation regarding
the Business Plan.

whether to proceed with the
project or not after feedback
on the Business Plan.
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10. Summary

The development of approximately 97 residential apartments and civic/commercial space is
consistent with Council’s Strategic and long term land use plans. Given the City’s healthy
balance sheet, the strategic value of the development and potential for economic and
community return, there is value in in the City seeking community feedback regarding the
Business Plan for this development.
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Revenue Base Case (unfurnished) Scenario 2 (60% furnished)
¢SUY Iy +1-402S 6DN2aE) pcolcTcinn PTPIpGTINAN
wSy/l aDIi2aA 2050 Hn 8SHIAY PhyIynninan PMmOlypLinn

Total Gross Revenue $162,480,000 $189,402,000

[Saa hazi32ty3ar /2404 1'yR D{¢ | dbnnimbTinani onTITYpiNAN
Total Net Revenue (after GST) $118,283,000 $141,617,000
[1-yR GyOft I-0ljdaii2y 024040 PMymMTINAN PMYMTIN
-iARly3 /2ylld0i2y PpHINAGLNAN PpninapLiin
ti2rSaai2y1£ CSSa PolhdMInn PrIMApLAAn

{-idzi20e CSSa PTCHINAN PTCHINN
wSTdzio 0170SI mn =5 1 &SIHIED PMIyCHINN PpIMPHINAN
Total Costs (including GST) $60,842,000 $65,882,000
[S&a D{¢ OfI1Y SR dbpIponinnni Pplhpyinnni

Total Costs (excluding GST) $55,308,000 $59,924,000
271 PcHIGTRINN PymICHHINAN
! yESASII-ASR 22500 Lww POHE > COHT2
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1 aSyallidnie 13533y Syt ol Ny (KI203K (KS 9alIiS al-4iSt a2risIiS 2 RSISIYyS Y LIOh 2y
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Base Case — Unfurnished
¢KS 12tt261y3 (1-6fS LN20IRSA I ad7Y Y i@ 2F 1Y L0 2y dwaQSNJI-EISR 1122800 Lww KIi2dAK OKI-yEISé (i2
ISy iy02Y'S IyR O2yaila0iiRy 024t ¢KS 0145 0148 lyRIOHISA 1y lww 2F pivgs

Rental Income ¥30% ¥20% ¥15% ¥10% no change
c no change 2.35% 3.44% 3.93% 4.39% | 5.25% |
-% - A10% 1.74% 2.81% 3.29% 3.74% 4.58%
% § A15% 1.45% 2.51% 2.99% 3.45% 4.28%
H A20% 1.18% 2.24% 2.71% 3.16% 3.99%
© A30% 0.68% 1.72% 2.19% 2.63% 3.45%

Scenario 2 — 60% of Apartments are Furnished
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Rental Income v 30% ¥ 20% ¥ 15% v 10% no change
c no change 3.26% 4.38% 4.88% 5.36% 6.25%
:.g - A10% 2.62% 3.72% 4.22% 4.69% 5.56%
E 5 A15% 2.33% 3.42% 3.91% 4.38% 5.24%
5 A20% 2.05% 3.14% 3.63% 4.09% 4.94%
© A30% 1.53% 2.60% 3.09% 3.54% 4.39%
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EXECUTIVE SUMMARY

INSTRUCTIONS

Property Address 51 Welcome Road, Karratha WA 6714.
Instructing Party Olivia Abrugiato of Development WA.
Prepared For Development WA.

Client Reference Z033836.

Interest Being The interest being valued is the unencumbered estate in fee simple, in vacant
Valued possession.

Purpose of Our valuation has been prepared for pre-sale advice purposes only.

Valuation

Date of Inspection 19 March 2021.
and Valuation

Date of Report 19 April 2021.
Issue

TITLE AND STATUTORY DETAILS

Registered Owner  Western Australian Land Authority.

Real Property Lot 7018 on Deposited Plan 405188. Certificate of Title Volume 2890 Folio 100.
Description

Encumbrances / EASEMENT BURDEN - See deposited Plan 405188. This relates to a 3.5m drainage
Title Discussion easement along Welcome Road and has been considered within our valuation.

Zoning The property is zoned "City Centre: Precinct 2 - Commercial" under the City of Karratha
Local Planning Scheme No 8.

The property is unimproved.
Road Widening We are unaware of any road widening requirement affecting the subject property.

Heritage There are no known Heritage issues impacting on the subject property.

VALUATION SUMMARY

Property The property comprises a slightly irregular shaped development site of 9,241m?2,
Description ‘As Is’  located in the City of Karratha Town Centre.

The property is unimproved.
Valuation Summary Analysed Rate: $168/m?2 of land area.

Selling Period Our principal assessment of market value ‘as is’ herein assumes an effective
marketing campaign of up to six months.

Last Sale We are not aware of any current contract of sale over the property.

449 51 Welcome Road, Karratha WA 6714
Job No. JB2306320
Date of Valuation: 19 March 2021
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VALUATION SUMMARY

Market Value ‘As Is’ $1,550,000

Excl. GST - . .

( ) (One Million Five Hundred and Fifty Thousand Dollars)
Our market value assessment is exclusive of any applicable GST. No allowance has been made for
realisation expenses.
This valuation is subject to the assumptions and qualifications contained within and appended to this
report.

Valuer
Will Gamlin Matthew Tanner
AAPI / Certified Practising Valuer AAPI - Certified Practising Valuer - Director
API No: 65316 - WA Licenced Valuer No. 44046 in Western Australia
N0.44338

Important All data provided in this summary is wholly reliant on and must be read in conjunction

with the information provided in the attached report. It is a synopsis only designed to
provide a brief overview and must not be acted on in isolation.

The Counter Signatory, Matthew Tanner, has reviewed the report and is satisfied that
the opinion of value contained in the report has been reached based on reasonable
grounds. For the avoidance of doubt, the Counter Signatory has not inspected the
property and as such (under the API Professional Practice) cannot be an author of this
report, and is confirming prima facie that the methodology used by the author of the
report (the prime signatory) is sound.

51 Welcome Road, Karratha WA 6714

Job No. JB2306320
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EXECUTIVE SUMMARY CONT'D

ASSUMPTIONS, CONDITIONS AND LIMITATIONS

Critical
Assumptions

This valuation report is provided subject to the definitions, assumptions,
disclaimers, limitations and qualifications detailed within and annexed to this
report. Reliance on this report and extension of our liability is conditional upon
the reader’s acknowledgement and understanding of these statements.

This valuation assumes the land is free of contamination.

We have assumed there are no side agreements of which we are not aware.
Should this prove not to be correct, we reserve the right to vary this assessment.

This valuation has been conducted on a vacant possession basis.

Recommendations
and Cautions

As at the date of valuation there have been limited transactions in this asset
class, post the Coronavirus (COVID-19) outbreak, for comparison purposes to
inform opinions of value. We are therefore faced with a higher degree of market
uncertainty on which to base judgement. Consequently a higher degree of
caution should be attached to our valuation than would normally be the case.

This valuation is current at the date of valuation only. The value assessed herein
may change significantly and unexpectedly over a relatively short period of time
(including as a result of factors that the Valuer could not reasonably have been
aware of as at the date of valuation). We do not accept responsibility or liability
for any losses arising from such subsequent changes in value. Given the
valuation uncertainty noted, we recommend that any party authorised to rely on
this report review this valuation periodically.

This report has not been prepared for mortgage security lending purposes. We
will not accept any responsibility or liability for reliance upon this valuation for
such purposes.

51 Welcome Road, Karratha WA 6714

Job No. JB2306320

Date of Valuation: 19 March 2021
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PROPERTY DESCRIPTION

LOCATION

Locality

Situation

Surrounding
Development

Infrastructure

THE LAND

THE LAND

Land Area

Shape &
Dimensions

Topography

Services

Road System

Access

51 Welcome Road, Karratha WA 6714
Job No. JB2306320

The subject property is located within the Karratha Town Centre. Karratha is some 1,500
kilometres north of the Perth CBD, within the resource-rich Pilbara region.

The property is situated on the eastern side of Balmoral Road between Welcome Road to the
north and Dampier Road to the south. This is at the entrance to the City Centre, while also
offering good exposure to Dampier Road.

The existing use is somewhat inconsistent with the surrounding development which is largely
built form development providing town centre utility together with additional vacant land and
development sites.

A full complement of regional community infrastructure is provided within the immediate
surrounds.

%
\
'

£

Source: Landgate Source: Landgate

9,241 m2.

The subject property's frontage to Dampier Road (southern boundary) is approximately 59
metres with a truncation of 8.5 metres to Balmoral Road. The frontage to Balmoral Road
(western boundary) is 105.2 metres with a truncation to Welcome Road of 8.5 metres. The
frontage to Welcome Road (northern boundary) is approximately 94.1 metres.

The subject property is a slightly irregular shaped corner allotment that is largely at street
grade with Welcome Road however, sits slightly below Dampier Road. Overall, it provides a
good building contour in its natural state.

The following major services are available for connection: reticulated water, sewerage,
telephone, electricity and NBN.

The property has three road frontages being Dampier Road, Balmoral Road and Welcome
Road.

Dampier Road is a bitumen sealed, four lane arterial road with a concrete median strip; it
has gravel verges and concrete kerbing.

Balmoral Road is a bitumen sealed, two lane local road; it has paved verges and concrete
kerbing with kerbside parking.

Welcome Road is a bitumen sealed, two lane local road with a landscaped median strip; it
has paved verges and concrete kerbing with kerbside parking.

Vehicular access is easy and direct, with any future development likely to have access from
Welcome Road.

Page 5
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THE LAND

Flooding The property is located in an area that may be susceptible to flooding; we note however, that
we are unable to confirm this without the benefit of a formal flood search. A formal flood
search has not been undertaken and should this be an issue, then this report should be
referred back to the valuer for comments.

9021/03/19

Corner of Balmoral Road and Dampier Road

2021/0

From Balmoral Road From Welcome Road

TOWN PLANNING

Zoning The property is zoned "City Centre: Precinct 2 - Commercial" under the City of Karratha
Local Planning Scheme No 8.

Objective of The purposes of the “City Centre: Precinct 2 Commercial” zone are to facilitate
Zone development of town centre, commercial, tourism, mixed business and city centre uses.
Discussions with the City of Karratha confirms the following:

*  The minimum height is two levels and maximum height is four levels for any proposed
development. While this is the case, the council have confirmed that a proposed
development can be single level or above 4 levels if design requirements are
exceeded or the development activates the area.

* Multiple dwelling and short stay accommodation is a discretionary use only and would
likely be permitted with commercial space on the ground floor.

Approvals The land is currently vacant.

IMPROVEMENTS

General The property is currently vacant.
Description

51 Welcome Road, Karratha WA 6714 Page 6
Job No. JB2306320
Date of Valuation: 19 March 2021
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ENVIRONMENTAL ISSUES

Site Issues Any indication of previous noxious or potentially contaminating use? No
Subject to an environmental planning overlay that could constrain Yes (Cyclone / Fire
land use and development?

Flood)
Adjoining land subject to an overlay that indicates adjoining land No
could be contaminated?
Based on visual inspection to the extent that it is reasonably possible, No
are there adjoining sites that appear to or are known to have or have
had noxious or potentially contaminating uses?
Identified industrial processes onsite that involve the use of No
chemicals or hazardous materials?
Identified past or present underground storage of fuels, chemicals or No
hazardous materials at the property?
Included in the current register of contaminated sites? No
Do operations require environmental licensing, resource consent or No

equivalent?

Whilst our visual site inspection did not indicate any existing or historic use of the site (so far
as it is reasonably identifiable) for any hazardous or potentially contaminating industrial
processes or for the storage (either above or below ground) of any hazardous chemical
substance, we are not environmental experts. Therefore we are unable to certify and confirm
that there is no contamination of the property either beneath or above the surface of the soil
or elsewhere which might affect value.

In arriving at our assessment(s) of the value of the land, a basic search of the Contaminated
Sites database compiled by the DWER disclosed that the subject land is not classified.

The property is located in an area that may be susceptible to flooding; we note however, that
we are unable to confirm this without the benefit of a formal flood search. A formal flood
search has not been undertaken and should this be an issue, then this report should be
referred back to the valuer for comments.

The property is partially located within a Bush Fire Prone Area as identified by the
Department of Fire and Emergency Services (DFES). Additional planning and building
requirements may apply to development on this land.

The subject property is located within Wind Region D and thus susceptible to severe tropical
cyclones.

Our valuation is based upon the assumption that the property is not contaminated or impacted by environmental
issues that will affect the marketability or value of the property. It should be noted that environmental matters are
outside of our expertise and that this valuation has been prepared without the benefit of soil tests or any other
environmental studies.

We recommend that any party who has the right to rely upon this valuation report satisfy themselves in relation to
any environmental risks or contamination issues, prior to reliance upon this valuation. Should any such issues
become apparent, this valuation is not to be relied upon and the report must be returned to the valuer for review
and comment.

The environmental checklist has been completed subject to the limitations of our site inspection and in the absence
of specialist reports. Whilst we have provided broad commentary on the above questions, we advise that these
matters are outside of our area of expertise and if doubt exists, specialist advice should be sought and if relevant,
referred to the valuer for comment prior to relying upon the valuation.

51 Welcome Road, Karratha WA 6714
Job No. JB2306320
Date of Valuation: 19 March 2021
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ENVIRONMENTAL ISSUES

Acid Sulphate
Soils

Acid Sulphate Soils (ASS) are naturally occurring soils, sediments and peats containing iron
sulphides which are typically found in low lying areas bordering wetlands. Undisturbed, the
soils pose limited risk to human health however once exposed to oxygen significant
environmental and health risks can occur.

The presence of ASS have the potential to cause significant cost overruns and time delays in
development projects. We have not been provided with a geotechnical investigation to
confirm the presence or otherwise of ASS on the subject property however we confirm having
undertaken a search of the Landgate Shared Land Information Platform. The platform
provides a general mapping tool depicting the following:

. High to moderate risk of ASS occurring within 3m of natural soil surface;
. Moderate to Low risk of ASS occurring within 3m of natural soil surface; and,
. No known risk of ASS occurring within 3m of natural soil surface (or deeper).

Our search has revealed that there is no known risk of ASS occurring on the subject property.

Asbestos Could any buildings or improvements at the property predate 1990 No
Materials
Is asbestos containing material known to be present? No
Asbestos register/record available? No

We advise that the inspection of the subject property did not reveal any obvious visible
asbestos containing materials to the valuer. The valuer is not qualified to conclusively
determine the existence of asbestos and will not be held liable nor responsible for his/her
failure to identify any asbestos containing materials and the impact which any asbestos
material has on the property and its value. Should any asbestos concerns become apparent,
this report must not be relied upon and should be returned to the valuer for further comment
and review.

OCCUPANCY DETAILS

Overview The property is currently vacant.

VALUATION CONSIDERATIONS

SALES EVIDENCE

Introduction We have examined market activity within the locality and have researched sales evidence
provided by national sales data providers for details of comparable sales. The more relevant
sales are summarised in the following schedule.

51 Welcome Road, Karratha WA 6714

Job No. JB2306320

Page 8

Date of Valuation: 19 March 2021



“-

$/m?2

Land Land
No Address Sale Date Sale Price Area (m2) Area
1. Lot 1502 Leake Street, South Hedland 9/2020 $420,000 3,472 121
Comments: The property comprises a 3,472m2 development site positioned with frontage to Leake Street, Wise Terrace and

McLarty Boulevard. The property is located in near proximity to the South Hedland Hospital and shopping centre
anchored by Coles and Kmart.

The property is vacant.
The property is zoned "Centre" under the Town of Port Hedland Local Planning Scheme No 7.
The property sold with vacant possession.

Landgate records a sale price of $462,000 inclusive of GST.

Comparison: A smaller site in an inferior location with similar planning provisions. South Hedland has less demand for commercial
space and residential development is not feasible in the Hedland market, resulting in lower land rates for development
sites.

A higher rate on land area is applicable to the subject property.

2. 18 Karratha Terrace, Karratha 12/2018 $600,000 1,371 438

Comments: The property comprises a 1,371m? development site positioned on the north western side of Karratha Terrace. The
property is located centrally in Karratha regional town centre with a wide frontage to Karratha Terrace.

The property is vacant.

The property is zoned "City Centre - Precinct 3: Retail" under the City of Karratha Local Planning Scheme No 8.

The property sold with vacant possession.

Landgate records a sale price of $660,000 inclusive of GST.

The town’s economy has improved since this sale was negotiated however, development site values are considered to
be largely unchanged owing to the questionable viability of commercial and/or multi storey mixed use development.

Comparison: A smaller site in a slightly inferior location with inferior exposure. Similar planning provisions however this site is

positioned within the Retall Precinct, which we consider to be inferior.

Given the size of the subject, we expect a lower rate on land area will apply to the subject property.

51 Welcome Road, Karratha WA 6714

Job No. JB2306320
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Land Land
No Address Sale Date Sale Price Area (m2) Area
3. 1 Cockatoo Street, Nickol 12/2018 $1,116,364 4,000 291
Comments: The property comprises a 4,000m2 development site positioned on the north western corner of Cockatoo Street and

Dampier Road. The property is located adjacent to Tambrey Village Shopping Centre and was acquired by the same
developer. It offers good exposure to Dampier Road.

The property is vacant.

The property is zoned "Urban Development" under the City of Karratha Local Planning Scheme No 8. Under
Development Area 7, the property is influenced by the Tambrey Neighbourhood Centre Structure Plan, under which
the property is zoned “Residential (Mixed Use)” which allows for commercial, office and residential R60 development.
We are aware the developers are considering short stay accommodation.

The property sold with vacant possession.
Landgate records a sale price of $1,280,004 which is inclusive of GST.

The town’s economy has improved since this sale was negotiated however, development site values are considered to
be largely unchanged owing to the questionable viability of commercial and/or multi storey mixed use development.

Comparison: A smaller site in an inferior location, further from the town centre. Given the option for purely residential development,
this site arguably has superior planning provisions.
A lower rate on land area is applicable to the subject property given the more restrictive planning provisions.
4, Lot 1004 Colebatch Way, South Hedland 1/2021 $160,000 2,001 80
(under offer)

Comments: A regular shaped, near level, corner lot of 2,001m2 positioned at road level. The property is located immediately north
of the South Hedland Hospital however, has limited exposure to the South Hedland Shopping Centre. The property is
vacant.

The property is zoned "Centre" under the Town of Port Hedland Town Planning Scheme No 7.
The property sold with vacant possession.
Landgate is yet to record a sale price. Agent advice records a sale price of $160,000, exclusive of GST.
Comparison: A smaller site in an inferior location with similar planning provisions. South Hedland has less demand for commercial

space and residential development is not feasible in the Hedland market, resulting in lower land rates for development
sites.

A higher rate on land area is applicable to the subject property.

5. 2 Cockatoo Street, Nickol

Comments:

Comparison:

11/2018  $3,956,376 13,600 291

The property comprises a 13,600m2 development site positioned on the north western corner of Bathgate Road and
Dampier Road. The property has since been developed into the Tambrey Village Shopping Centre. It offers good
frontage and exposure to Dampier Road.

The property is zoned "Urban Development" under the City of Karratha Local Planning Scheme No 8. The site forms
part of the Tambrey Neighbourhood Centre Structure Plan, which seeks to allow uses consistent with the 'Town
Centre' zone over the land pursuant to TPSS8, to achieve a range of retail, commercial and residential outcomes for the
site

Landgate records a sale price of $4,352,013 which is inclusive of GST.

The town’s economy has improved since this sale was negotiated however, development site values are considered to
be largely unchanged owing to the questionable viability of commercial and/or multi storey mixed use development.
Further the site was acquired under option with the transaction significantly ‘de risked’ due to the deferred settlement
period which allowed the developer to secure a development approval for the shopping centre, plus pre lease a
majority of the accommodation.

A slightly larger site with similar exposure. The location is considered comparable given at the time there was demand
for an additional shopping centre out of the town centre, making this a feasible development site.

A lower rate on land area is applicable to the subject property given the difficulty in justifying a feasible development
option.

51 Welcome Road, Karratha WA 6714
Job No. JB2306320
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Analysed
Passing Market $/m?2

Land Lettable Yield Yield Lettable
No Address Sale Date Sale Price Area (m2) Area (m2) (%) (%) Area
6. 7 Hedland Place, Karratha 5/2020 $920,000 790 810 VP 10.16 1,136
Comments: A regular shaped lot of 790m?2 located on the Western side of Hedland Place in Karratha.

The land is improved with an older style, single level brick and iron office building occupying the majority of the site.
This was previously Commonwealth Bank owned and occupied with a lettable area of approximately 810m2, split over
several small tenancies on the ground floor and first floor. The office is basic however, offers functional office
accommodation close to the town centre.

The land is zoned “Town Centre” under the City of Karratha Town Planning Scheme No. 8.
The property sold on a vacant possession basis.

Applying an estimated composite net market rental of $101,250 pa ($125/m2) net of GST and outgoings discloses an
analysed market yield of 10.16% after the allowance of letting up costs over a notional 6 month period.

Landgate records a sale price of $1,012,000 which is inclusive of GST.

The sale price reflects a rate of $1,165/m? on site area. The improvements are considered to have an added value in
the order of $400,000 ($500/m2), leaving an underlying land rate at $660/m?2.

Comparison: This is an inferior location however, offers a smaller land area.

A lower rate on underlying land value (<$660/m?2) is applicable to the subject property.

51 Welcome Road, Karratha WA 6714 Page 11
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Sales
Conclusion

Contract of
Sale

Analysis of the available sales evidence has revealed site area rates for vacant land or
underlying land value between $80/m2 and $660/m2.

The subject property occupies a highly prominent commercial location within the Karratha
City Centre. However, whilst the Karratha residential market has been very strong over the
last 12 - 24 month period with a significant uptake in vacant ‘development ready’ sites
occurring, demand for commercial development sites remains subdued given the already
ample supply of developed office and retail accommodation within the City Centre and
difficulty in identifying further users for new space.

One of the more recent and significant commercial developments in Karratha was the
‘Quarter HQ' building, which was completed around 2016 and provided the town with over
6,000m? of retail and office accommodation over a multi storey building.

In respect of the subject property, notwithstanding its prominent location, identifying
potential viable uses for the site remains difficult owing to the already existing
comprehensive retail and office markets and ability to identify further users for the proposed
accommodation. Our enquiries do suggest that market conditions for commercial
accommodation are showing some signs of improvement however overall have been
subdued over the past 5 years.

Discussions with DevelopmentWA confirm that the subject site has been listed (albeit not
actively marketed) at an asking price of $1,800,000 including GST for circa 2 years.

The asking price equates to $177/m?2 net of GST which when compared to the available
evidence does not seem unreasonable. However the inability by a prospective developer to
identify a viable commercial development option for the site has obviously meant this value
has not yet been achieved.

Having regard to the available evidence, prevailing market conditions and the attributes of
the subject property, we have adopted a range of $160/m2 and $175/m2 on site area.

We are not aware of any current contract of sale over the property.

VALUATION RATIONALE

Highest and
Best Use

Methods of
Valuation

We consider the existing use of the subject property to be inconsistent with the highest and
best use of the land. As previously discussed, identifying a viable use for the site remains
difficult however some form of commercial development in the medium term upon further
maturation of the Karratha City Centre is considered the highest and best use for the site.

Direct Comparison on a rate per square metre of land area.

51 Welcome Road, Karratha WA 6714 Page 12
Job No. JB2306320
Date of Valuation: 19 March 2021



VALUATION CALCULATIONS

Direct This method is based on applying an appropriate value, expressed on a rate per square
Comparison metre of land area having regard to all factors impacting upon the property’s value including
Approach the age, size, condition and utility of the improvements, car parking, land area, site coverage,

underlying land value, any Lease agreements, town planning provisions and location.

The adopted rates per square metre are ascertained based on a direct comparison to the
best available market evidence analysed on a similar basis, with due regard for prevailing
market conditions and the date of sale.

Our valuation calculations are shown as follows:

Direct Comparison Approach - Land

Sales evidence suggests a rate per square metre of land area range as follows:

Comparisons Land Area (m?) $/m2 Total ($)
Low 9,241 160 1,478,560
High 9,241 175 1,617,175
Midpoint 168 1,547,868
Rounded for Valuation Purposes 1,550,000
Valuation In valuing the subject property, we have relied solely upon the Direct Comparison approach.

Conclusions This approach is an accepted and tested methodology endorsed by the Australian Property
Institute and law.

Based on the available evidence we have assessed the market value ‘as is’ at:

$1,550,000 (GST exclusive)

Selling Our principal assessment of market value ‘as is’ herein assumes an effective marketing
Period campaign of up to twelve months.

ANNEXURES

Definitions, Assumptions, Qualifications & Disclaimers

Certificate of Title

Deposited Plan 405188

Instruction

449 51 Welcome Road, Karratha WA 6714
Job No. JB2306320
Date of Valuation: 19 March 2021
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DEFINITIONS, ASSUMPTIONS, QUALIFICATIONS & DISCLAIMERS

DEFINITIONS

Market Value

Highest and
Best Use

‘As Is’

ASSUMPTIONS

“the estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer
and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion”.

“the use of an asset that maximises its potential and that is physically possible, legally permissible and financially
feasible”.

A valuation that provides the current value of the land as it currently exists rather an “as if complete valuation” of any
proposed development.

Easements

Town Planning

Market
Evidence

Environmental

Native Title

This valuation is subject to there being no other encumbrances (other than those noted within this report), which may
have an adverse effect on our valuation. Should any such easement or encumbrance become apparent, we reserve
the right to review our valuation.

We assume that planning data obtained from the relevant Local Planning Authority is accurate. In the event that a
Town Planning search or any other relevant Planning document is obtained and the information therein is later found
to be materially different to the town planning information detailed within the valuation, we reserve the right to amend
the valuation.

A Town Planning search has not been provided or obtained and therefore this valuation has been undertaken on the
basis that all necessary and appropriate town planning and/or building, consents, approvals and certifications have
been issued for the use of occupation of the improvements as more fully described in this report.

Market data has been obtained, in part, from State Government and/or Council records, or as reported by real estate
agents. As well as using such documented and generally reliable evidence or market transactions, it may also have
been necessary to rely on hearsay evidence. Except as noted herein, a reasonable attempt has been made to verify all
such information.

Since the enactment of the Contaminated Sites Act 2003, the Department of Water & Environmental Regulation
maintains a public database in Western Australia of land that has been classified as contaminated. Contaminated
sites are categorised into one of three groups:

. Contaminated - remediation required;
. Contaminated - restricted use, or;
. Remediated for restricted use.

In arriving at any assessment of the value of the land, a basic search of the database was undertaken on the
29/03/2021 which disclosed that the subject land is not classified. We do not accept any responsibility or liability
whatsoever for the accuracy of the information contained in the search of the Contaminated Sites Database.

The value and utility of land can be adversely affected by the presence of Aboriginal Sacred Sites. Aboriginal
requirements can only be determined by the appointment of an appropriate expert. Therefore it cannot be warranted
that there are no such sites on the land.

Accordingly, this valuation has been undertaken on a freehold fee simple basis and any allowance for possible native
title claim over the land has not been considered. If it possible to determine that the property is so affected, the right
to review this valuation is reserved.

An Aboriginal Heritage Sites Register is determined under Section 38 of the State’s Aboriginal Heritage Act 1972 and
is maintained by the Department of Indigenous Affairs, the Register is not considered conclusive evidence.

QUALIFICATIONS & DISCLAIMERS

API Standards

Accuracy of
Information

Condition of
Improvements

Conflict of
Interest

Coronavirus
(COVID-19)
Pandemic

This valuation has been prepared in accordance with the current Australian Property Institute's Valuation Practice
Standards.

We advise that any objective information, data or calculations set out in the Valuation Report will be accurate so far as
is reasonably expected from a qualified and experienced valuer, reflecting due skill, care and diligence. However, we
have not independently verified third party information, adopted it as our own, or accepted its reliability. If any of the
information provided by others and referred to in the Valuation Report is incorrect, it may have an impact on the
valuation. The valuation is provided on the proviso that the reliant party accepts this risk.

Whilst we have carried out a building inspection, we have not completed a detailed structural survey, verified the
condition of the plant and machinery, tested any of the services or inspected unexposed or inaccessible portions of
the building. We are therefore unable to state that these are free from defect, rot or infestation. We have viewed the
general state of repair of the building and have assumed that the improvements are reasonably structurally sound
considering their age

Neither the valuer, nor to the best of their knowledge, any member of this firm, has any conflict of interest, or direct,
indirect or financial interest in relation to this property that is not disclosed herein.

The Australian economy and property markets are being impacted by the uncertainty caused by the COVID-19
pandemic. As at the date of valuation we consider that there is market uncertainty resulting in valuation uncertainty.
As a result, a higher degree of caution should be attached to our valuation than normally would be the case. Given the
unknown future impact that COVID-19 inspired economic uncertainty might have on markets, we recommend that any
party authorised to rely on this report review this valuation periodically.

51 Welcome Road, Karratha WA 6714
Job No. JB2306320
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We have physically identified the boundaries upon inspection and there do not appear to be any encroachments.
However, we are not surveyors and no warranty can be given without the benefit of an identification survey.

The valuation assessment does not include lessee fixtures and fittings.

The following searches have not been undertaken: Vegetation Protection, Native Title. Our valuation assumes such
searches would identify no issues that may affect the value and/or liquidity of the property. Should any person relying
on the contents of this report be aware or become aware of an issue that may affect value and/or liquidity then the
searches should be referred to the valuer for comment.

We stress we are not experts in assessment of GST. We are not privy to the financial circumstances of the owner(s),
any agreements executed (or to be executed) between the parties or the previous transactions relating to the property
which may impact upon the status of the property for GST. We recommend any party relying upon this valuation seek
independent advice in regard to any GST liabilities which may attach to the property.

All rentals, outgoings and sale prices quoted in this report are net of GST unless otherwise stated.

Unless identified within the body of this report, we assume, the land is not affected by unstable, hazardous, or toxic
soil material; however, no professional expert advice has been sought in this regard. This valuation assumes that
there are no problems, however, should any such issues arise; then this matter should be referred to the Valuer for
further comment.

Liability limited by a scheme approved under professional standards legislation.

This valuation is current as at the date of valuation only. The value assessed herein may change significantly and
unexpectedly over a relatively short period of time (including as a result of factors that the Valuer could not reasonably
have been aware of as at the date of valuation). We do not accept responsibility or liability for losses arising from such
subsequent changes in value. Without limiting the generality of the above comment, we do not assume responsibility
or accept liability where the valuation is relied upon after the expiration of 90 days from the date of the valuation or
such earlier date if you become aware of any factors that have an effect on the valuation. However, it should be
recognised that the 90 day reliance period does not guarantee the value for that period; it always remains a valuation
at the date of valuation only.

The possibility that the Valuers professional opinion as to the Market Value of the asset may differ from the price that
could be achieved in a transfer of the asset as at the valuation date, assuming all other market conditions and
variables remain constant.

No Compliance Certificate/Certificate of Classification has been obtained. This valuation is subject to the building(s)
complying in all material respects with any restrictive covenants affecting the site. Furthermore, it is assumed that the
site improvements have been built, occupied and operated in full compliance with all requirements of law, including
all zoning, land-use classifications, building, planning, fire and health by-laws (including asbestos and legionnaires
disease), rules, regulations, orders and codes of all authorities, and that there are no outstanding requisitions.

The valuer has no pecuniary interest in the subject property either past, present or prospective at the date of
preparing this report and the opinion expressed is free of any bias in this regard.

Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents,
circular or statement, nor published in part or full in any way, without written approval of the form and context in which
it may appear.

Herron Todd White are not taxation experts and we provide our valuation assessment and any associated sales, rental
or feasibility analysis, independent of any consideration of income tax, capital gains tax or any other property related
tax implications that may be associated directly or indirectly with the subject property.

The Report has been prepared for the private and confidential use by the party to whom it is addressed. This valuation
is for the use of and may be relied upon only by the party/parties to whom it is addressed. No other parties are
entitled to use or rely upon it and Herron Todd White does not assume any liability or responsibility to any other party
who does so rely upon the valuation without the express written authority of Herron Todd White. The whole Report
must be read and any failure to do so will not constitute reliance by such party asserting reliance on the Report.
Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents,
circular or statement, nor published in part or full in any way, without the written approval from Herron Todd White
including the form and context in which it may appear.

This valuation report does not purport to be a site or structural survey of the land or improvements thereon, and any
advice provided is not given in the capacity as an expert.

51 Welcome Road, Karratha WA 6714
Job No. JB2306320
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Annexure 1 Certificate of Title

7018/DP405188
WESTERN 1 23/11/2015
RECORD OF CERTIFICATE OF TITLE 2890 100

UNDER THE TRANSFER OF LAND ACT 1893

The person described m the first schedule 1s the registered proprietor of an estate m fee sumple 1n the land described below subject to the

reservations, conditions and depth limut contained in the original grant (if a grant 1ssued) and to the limitations, interests. encumbrances and

notifications shown in the second schedule.

"BoRobetls

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 7018 ON DEPOSITED PLAN 405188

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

WESTERN AUSTRALIAN LAND AUTHORITY OF LEVEL 6. 40 THE ESPLANADE. PERTH

(AF N162756 ) REGISTERED 30/10/2015

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

1. EASEMENT BURDEN CREATED UNDER SECTION 167 P. & D. ACT FOR DRAINAGE PURPOSES TO LOCAL

AUTHORITY - SEE DEPOSITED PLAN 405188

Warning: A current search of the sketch of the land should be obtained where detail of position. dimensions or area of the lot 1s required

* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as deseribed in the land deseription may be a lot or location

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended to be nor should they be relied on as substitutes for mspection of the land

and the relevant documents or for local government, legal, surveying or other professional advice.

SKETCH OF LAND: DP405188

PREVIOUS TITLE: 2741-225

PROPERTY STREET ADDRESS: 51 WELCOME RD. KARRATHA.

LOCAL GOVERNMENT AUTHORITY: CITY OF KARRATHA

RESPONSIBLE AGENCY: WESTERN AUSTRALIAN LAND AUTHORITY

NOTE 1: N105453 DEPOSITED PLAN 405188 LODGED

LANDGATE COPY OF ORIGINAL NOT TO SCALE 06/04/2021 08:31 AM Request number: 61837480

<

Lar‘\i'dgate

www.landgate.wa.gov.au

51 Welcome Road, Karratha WA 6714
Job No. JB2306320
Date of Valuation: 19 March 2021
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Annexure 3 Instruction
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s DevelopmentWA

Date: 4 March 2021
Purchase Order Numbers:
Z033829 — Madigan Lot Valuations
Z033842 - Lot 481 Baynton West Valuation
Z033836 — Karratha City Centre Lots 7018 & 7020 Valuation

TO Herron Todd White (ABN 16 096 723 590) of Level 3, 516 Hay Street Subiaco Western Australia

Woestern Australia Land Authority {(ABN 34 868 192 835) of Level 6, 40 The Esplanade Perth Western
Australia, trading as DevelopmentWA (“DevelopmentWA”) requests you to supply the goods or services for the
price, to be delivered by the latest date and otherwise on the terms and conditions mentioned below.

Goods or Services to be provided:
Karratha Residential Valuation — Madigan lots as per the attached schedule and Lot 481 Baynton West
Karratha City Centre Lots 7018 & 7020 Valuation

Price (GST exclusive):

$5,000 — Madigan Lot Valuations
52,000 — Lot 481 Valuation
$3,000 - City Centre Valuations

Latest date for delivery: 16 — 18 business days from inspection
Professional Indemnity Insurance Amount: TBC

Special Conditions: N/A

TERMS AND CONDITIONS

GOODS

1. All Goods supplied shall be fit for the purpose for which they are to be used and shall strictly comply with
any specifications of DevelopmentWA and all relevant laws, regulations, standards or codes or practice
governing the Goods.

2. All Goods shall be suitably packaged and weather sealed and delivered to the location specified by
DevelopmentWA.

3. Title to and risk in the Goods purchased shall pass to DevelopmentWA upon delivery and acceptance of
the Goods by DevelopmentWA.

4.  DevelopmentWA may inspect and test the Goods to determine whether they comply with any relevant
specifications. Prior to accepling the Goods, DevelopmentWA reserves the right to sample and visually
inspect any consignment of the Goods on receipt for confirmation with any specifications including
opening and inspecling any packaging.

5. No inspection or review of the Goods by DevelopmentWA shall in any way limit or prejudice
DevelopmentWA's rights under this agreement or the Supplier's responsibilities.

6. DevelopmentWA may reject any Goods where (acting reasonably), it considers the Goods are defective
or do not comply with these conditions. To the extent DevelopmentWA rejects any consignment of
Goods, this Agreement shall be treated as not being satisfied.

7. Where any Goods are rejected by DevelopmemtWA as being defective, DevelopmentWA shall be under
no obligation to make any payment of the purchase price.

8. The Supplier warrants to DevelopmentWA in respect of the Goods that:

(a) the Supplier will perform all obligations under this Agreement in a proper, thorough, skilful and
professional manner, with due expedition and in accordance with current best practices;

{b) the Supplier is aware of the purpose for which DevelopmentWA is acquiring the Goods and that the
Goods shall be in accordance with these conditions and suitable and fit for their intended purpose
as at the date of delivery and for the warranty period;

{c) the warranty period will be a period being the later of Works or Services Agreement Up To $50k

(i} anywarranty period specified in the Special Conditions;
(i) the period of any manufacturer's or other warranty provided in respect of the Goods;
{iii) the period of 12 months from the date of delivery of the Goods.

{d) during the warranty period, the Goods shall be and remain of good and merchantable quality free
from all defects and comply with any functional and performance criteria for those Goods;

(e) DevelopmentWA shall have the full benefit of any manufacturer's warranties that apply to the
Goods or any parts of the Goods;

{f} the Goods do not infringe any patent ar other intellectual property rights of any third party;

Page | 1
Good and Services Agreement
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10.
1t

12.

13.

14.

4 Development WA

(9) all relevant safety standards relating to the Goods have been complied with.

In the event that the Goods are found to be defective during the warranty period, DevelopmentWA shall

be entitled at its election to require the Supplier at its expense to:

(a) replace or repair the Goods; or

{b) reimburse DevelopmentWA the cost of replacing or repairing the Goods including all associated
costs such as transport and labour costs. Any repaired or replaced Goads shall be covered by the
same warranty period commencing on the date the Goods are replaced or repaired.

The above conditions do not in any way restrict or replace any other rights DevelopmentWA may have
in respect of the Goods whether under statute or otherwise.

The Supplier shall indemnify and keep indemnified DevelopmentWA against any claims, damages or
losses, arising out of any defects in the Goods or failing to comply with any specifications.
DevelopmentWA may cancel the order for Goods if the Goods are not delivered by the specified date or
it becomes apparent to DevelopmentWA (acting reasonably) that the Goods will not be provided by the
latest date specified.

The Supplier may not assign the rights or obligations under this agreement without DevelopmentWA's
prior writlen approval.

The Supplier shall pass to DevelopmentWA in the form of a reduced charge for Goods the full benefit of
any reduction in the Supplier's costs of supplying the Goods that result either directly or indirectly from
the repeal or reduction of any existing tax.

SERVICES

15.

16.

1%

18.

19.

20.

21.

The Supplier shall supply the Services to DevelopmentWA by the latest date for delivery and in doing
so must exercise a standard of skill, care and diligence in the performance of the Services as would be
expected from gualified, skilled and experienced suppliers of services operating in Australia and
providing the Services.

In providing the Services, the Supplier must:-

(a) act on its own initiative and exercise all professional judgement as to the manner in which the
Services are to be performed but taking into account any policies or express directions advised by
DevelopmentWA;

{b) comply with all relevant legislation and obtain all approvals ,licences and permits required from any
relevant autharity for the lawful implementation and completion of the Services, the cost of which
shall be borne by the Supplier unless otherwise provided in the Special Conditions;

{c} not pledge the credit or incur any debt or otherwise purport to act on behalf of DevelopmentWA in
relation to the provision of Services;

{d) ensure that all occupational health and safety obligations are met in the provision of the Services
including but not limited to:-

{i) compliance with the Occupational Safety and Health Act 1984 (WA) and its regulations and any
other relevant legislation relating to occupational health and safety; and

{iiy provide a completed Site Risk Assessment and Job Safety Analysis as may be required by
DevelopmentWA; and

(e) as soon as practicable after becoming aware of any matter or circumstance which may or has
adversely affected the scope ,timing or carrying out of the Services, notify DevelopmentWA in
writing of such matter or circumstance.

The Supplier acknowledges that it is the person solely with control and power over the manner in which

the Services are performed and that it is responsible for ensuring that, as far as practicable its

employees are not exposed to hazards.

The Supplier shall at its own cost maintain workers compensation insurance as required by law, public

liability insurance (for an amount of not less than $20,000,000), works insurance and if mentioned in the

Special Conditions, professional liability insurance in the amount specified.

Notwithstanding any insurance effected by the Supplier, the Supplier shall indemnify and keep

indemnified DevelopmentWA and its agents and employees against all losses and claims whatsoever,

suffered or incurred by DevelopmentWA or its agents and employees arising out of the negligent acts or
omissions of the Supplier or any agent, employee or contractor of the Supplier in the provision of the

Services.

DevelopmentWA may at any time prior to the period for delivery of the Services, by written notice to the

Supplier require this Agreement to terminate as specified in the notice (being not less than 7 days).

DevelopmentWA shall not be liable for any payment to the Supplier after the expiration of the notice

period.

The Supplier acknowledges that it is an independent contractor and that neither the Supplier nor its

employees are employed by DevelopmentWA.

GENERAL

Page | 2
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g Development WA

22. Allworks and Services must be delivered or provided by the latest date specified.

23. The price payable is a fixed price and shall not be subject to variation unless agreed in writing by
DevelopmentWA.

24. Payment by DevelopmentWA is conditional upon:-
{a) Works and Services being provided in accordance with the terms and conditions set out above ;and
(b) atax invoice being provided to DevelopmentWA specifying the purchase order number above.

25. Unless disputed, DevelopmentWA will pay tax invoices under this Agreement within 20 days of receipt.

CONFLICT OF INTEREST

26. The Supplier must immediately inform DevelopmentWA in writing of any direct or indirect interest that
the Supplier has or may have which conflicts with or may conflict with the Supplier's duties and
obligations under the Contract. Conflict of interest declarations must be signed annually.

27. DevelopmentWA may in its absolute discretion determine how any conflict of interest shall be resolved
on the part of the Contractor.

28. If the Supplier is unable to resolve the conflict of interest as required by DevelopmentWA or if
DevelopmentWA elects not to provide any mechanism for resolving such conflict, then DevelopmentWA
may immediately terminate the Contract or may limit the engagement of the Supplier under the Contract
to matters not affected by the conflict of interest.

29. Where the conflict of interest arises as a result of any action by the Supplier or any omission by the
Supplier, then the Supplier shall be deemed to be in breach of the Contract as a result of such conflict
being allowed lo arise and DevelopmentWA shall be entitled to all rights and damages arising from such
breach.

SPECIAL CONDITIONS

30. To the extent of any inconsistency between other terms of this agreement and the Special Conditions
the Special Conditions prevail.

Page | 3
Good and Services Agreement
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g Development WA

ACCEPTANCE OF AGREEMENT
The supplier may accept this Agreement by:-

1 Signing a copy of this Agreement below and returning the signed copy to DevelopmentWA by mail, facsimile or
email. '

OR
2 Sending an email to DevelopmentWA referring to this Agreement and confirming acceptance.
OR

3 Proceeding with the delivery of the Goods or the provision of the Woarks or Services in accordance with the
terms and conditions above.

Signed

Print Name and Paosition

For and on behalf of Supplier

Signed on behalf of the WESTERN AUSTRALIAN LAND AUTHORITY by person(s) authorised by its Board in
accordance with Section 45(2){b) of the Western Australian Land Authority Act 1992.

Authorised Officer Authorised Officer

Name of Authorised Officer {Print) Mame of Authorised Officer (Print)

Page | 4
Good and Services Agreement
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Valuation :,:
Report e

Development Property

Lot 7020 Dampier Road, Karratha WA 6714

As at 19 March 2021
Prepared for Development WA
Our Ref JB2306199
Client Ref 7033836

Pilbara Herron Todd White (Western Australia) Pty Ltd Level 3, 516 Hay Street Telephone 08 9388 9288
ABN 16 096 723 590 Subiaco WA 6008 perth@htw.com.au
PO Box 926 htw.com.au
Subiaco WA 6904




EXECUTIVE SUMMARY

INSTRUCTIONS

Property Address Lot 7020 Dampier Road, Karratha WA 6714.
Instructing Party Olivia Abrugiato of Development WA.
Prepared For Development WA.

Client Reference Z033836.

Interest Being The interest being valued is the unencumbered estate in fee simple, in vacant
Valued possession.

Purpose of Our valuation has been prepared for pre-sale advice purposes only.

Valuation

Date of Inspection 19 March 2021.
and Valuation

Date of Report 19 April 2021.
Issue

TITLE AND STATUTORY DETAILS

Registered Owner  Western Australian Land Authority.

Real Property Lot 7020 on Deposited Plan 401051. Certificate of Title Volume 2862 Folio 261.
Description
Encumbrances / There are no encumbrances impacting on the land.

Title Discussion

Zoning The property is zoned "City Centre: Precinct 2 - Commercial" under the City of Karratha
Local Planning Scheme No 8.

The property is unimproved.
Road Widening We are unaware of any road widening requirement affecting the subject property.

Heritage There are no known Heritage issues impacting on the subject property.

VALUATION SUMMARY

Property The property comprises a slightly irregular shaped development site of 4,564m?2,
Description ‘As Is’  located in the City of Karratha Town Centre.

The property is unimproved.
Valuation Summary Analysed Rate: $230/m?2 of land area.

Selling Period Our principal assessment of market value ‘as is’ herein assumes an effective
marketing campaign of up to six months.

Last Sale We are not aware of any current contract of sale over the property.

449 |ot 7020 Dampier Road, Karratha WA 6714
Job No. JB2306199
Date of Valuation: 19 March 2021
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VALUATION SUMMARY

Market Value ‘As Is’ $1,050,000

Excl. GST - .

( ) (One Million and Fifty Thousand Dollars)
Our market value assessment is exclusive of any applicable GST. No allowance has been made for
realisation expenses.
This valuation is subject to the assumptions and qualifications contained within and appended to this
report.

Valuer
Will Gamlin Matthew Tanner
AAPI / Certified Practising Valuer AAPI - Certified Practising Valuer - Director
API No: 65316 - WA Licenced Valuer No. 44046 in Western Australia
N0.44338

Important All data provided in this summary is wholly reliant on and must be read in conjunction

with the information provided in the attached report. It is a synopsis only designed to
provide a brief overview and must not be acted on in isolation.

The Counter Signatory, Matthew Tanner, has reviewed the report and is satisfied that
the opinion of value contained in the report has been reached based on reasonable
grounds. For the avoidance of doubt, the Counter Signatory has not inspected the
property and as such (under the API Professional Practice) cannot be an author of this
report, and is confirming prima facie that the methodology used by the author of the
report (the prime signatory) is sound.

Lot 7020 Dampier Road, Karratha WA 6714

Job No. JB2306199

Page 3

Date of Valuation: 19 March 2021



EXECUTIVE SUMMARY CONT'D

ASSUMPTIONS, CONDITIONS AND LIMITATIONS

Critical
Assumptions

This valuation report is provided subject to the definitions, assumptions,
disclaimers, limitations and qualifications detailed within and annexed to this
report. Reliance on this report and extension of our liability is conditional upon
the reader’s acknowledgement and understanding of these statements.

This valuation assumes the land is free of contamination.

We have assumed there are no side agreements of which we are not aware.
Should this prove not to be correct, we reserve the right to vary this assessment.

This valuation has been conducted on a vacant possession basis.

Recommendations
and Cautions

As at the date of valuation there have been limited transactions in this asset
class, post the Coronavirus (COVID-19) outbreak, for comparison purposes to
inform opinions of value. We are therefore faced with a higher degree of market
uncertainty on which to base judgement. Consequently a higher degree of
caution should be attached to our valuation than would normally be the case.

This valuation is current at the date of valuation only. The value assessed herein
may change significantly and unexpectedly over a relatively short period of time
(including as a result of factors that the Valuer could not reasonably have been
aware of as at the date of valuation). We do not accept responsibility or liability
for any losses arising from such subsequent changes in value. Given the
valuation uncertainty noted, we recommend that any party authorised to rely on
this report review this valuation periodically.

This report has not been prepared for mortgage security lending purposes. We
will not accept any responsibility or liability for reliance upon this valuation for
such purposes.

Lot 7020 Dampier Road, Karratha WA 6714
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PROPERTY DESCRIPTION

LOCATION

Locality

Situation

Surrounding
Development

Infrastructure

THE LAND

THE LAND

Land Area

Shape &
Dimensions
Topography

Services

Road System

Access

Lot 7020 Dampier Road, Karratha WA 6714
Job No. JB2306199

The subject property is located within the Karratha Town Centre. Karratha is some 1,500
kilometres north of the Perth CBD, within the resource-rich Pilbara region.

The property is situated on the western side of Sharpe Avenue between Welcome Road to
the north and Dampier Road to the south. This is at the entrance to the City Centre, while
also offering good exposure to Dampier Road.

The existing use is somewhat inconsistent with the surrounding development which is largely
built form development providing town centre utility together with additional vacant land and
development sites.

A full complement of regional community infrastructure is provided within the immediate
surrounds.

Source: Landgate Source: Landgate

4,564 m2.

The subject property's frontage to Dampier Road is approximately 38.66 metres. The depth
of the site along the eastern boundary (Sharpe Avenue) is approximately 111.97 metres.

The subject property is a slightly irregular shaped corner allotment that is at street grade.
Overall, it provides a good building contour in its natural state.

The following major services are available for connection: reticulated water, sewerage,
telephone, electricity and NBN.

The property has three road frontages being Dampier Road, Sharpe Avenue and Welcome
Road.

Dampier Road is a bitumen sealed, four lane arterial road with a concrete median strip; it
has gravel verges and concrete kerbing.

Sharpe Avenue is a bitumen sealed, two lane local road; it has paved verges and concrete
kerbing with kerbside parking.

Welcome Road is a bitumen sealed, two lane local road with a landscaped median strip; it
has paved verges and concrete kerbing with kerbside parking.

Vehicular access is easy and direct, with any future development likely to have access from
Welcome Road.

Page 5
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THE LAND

Flooding The property is located in an area that may be susceptible to flooding; we note however, that
we are unable to confirm this without the benefit of a formal flood search. A formal flood
search has not been undertaken and should this be an issue, then this report should be
referred back to the valuer for comments.

2021/03/48 13:01:54 2021103/19 13:03:07

From Corner of Sharpe Avenue and Welcome Road Corner of Sharpe Avenue and Dampier Road

e
e

| :01: L) ; e '2024/03/18 13:03:39
From Welcome Road From Dampier Road

TOWN PLANNING

Zoning The property is zoned "City Centre: Precinct 2 - Commercial" under the City of Karratha
Local Planning Scheme No 8.

Objective of The purposes of the “City Centre: Precinct 2 Commercial” zone are to facilitate
Zone development of town centre, commercial, tourism, mixed business and city centre uses.
Discussions with the City of Karratha confirms the following:

*  The minimum height is two levels and maximum height is four levels for any proposed
development. While this is the case, the council have confirmed that a proposed
development can be single level or above 4 levels if design requirements are
exceeded or the development activates the area.

* Multiple dwelling and short stay accommodation is a discretionary use only and would
likely be permitted with commercial space on the ground floor.

Approvals The land is currently vacant.

IMPROVEMENTS

General The property is currently unimproved.
Description

Lot 7020 Dampier Road, Karratha WA 6714 Page 6
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ENVIRONMENTAL ISSUES

Site Issues Any indication of previous noxious or potentially contaminating use? No
Subject to an environmental planning overlay that could constrain Yes (Cyclone / Fire
land use and development?

Flood)
Adjoining land subject to an overlay that indicates adjoining land No
could be contaminated?
Based on visual inspection to the extent that it is reasonably possible, No
are there adjoining sites that appear to or are known to have or have
had noxious or potentially contaminating uses?
Identified industrial processes onsite that involve the use of No
chemicals or hazardous materials?
Identified past or present underground storage of fuels, chemicals or No
hazardous materials at the property?
Included in the current register of contaminated sites? No
Do operations require environmental licensing, resource consent or No

equivalent?

Whilst our visual site inspection did not indicate any existing or historic use of the site (so far
as it is reasonably identifiable) for any hazardous or potentially contaminating industrial
processes or for the storage (either above or below ground) of any hazardous chemical
substance, we are not environmental experts. Therefore we are unable to certify and confirm
that there is no contamination of the property either beneath or above the surface of the soil
or elsewhere which might affect value.

In arriving at our assessment(s) of the value of the land, a basic search of the Contaminated
Sites database compiled by the DWER disclosed that the subject land is not classified.

The property is located in an area that may be susceptible to flooding; we note however, that
we are unable to confirm this without the benefit of a formal flood search. A formal flood
search has not been undertaken and should this be an issue, then this report should be
referred back to the valuer for comments.

The property is partially located within a Bush Fire Prone Area as identified by the
Department of Fire and Emergency Services (DFES). Additional planning and building
requirements may apply to development on this land.

The subject property is located within Wind Region D and thus susceptible to severe tropical
cyclones.

Our valuation is based upon the assumption that the property is not contaminated or impacted by environmental
issues that will affect the marketability or value of the property. It should be noted that environmental matters are
outside of our expertise and that this valuation has been prepared without the benefit of soil tests or any other
environmental studies.

We recommend that any party who has the right to rely upon this valuation report satisfy themselves in relation to
any environmental risks or contamination issues, prior to reliance upon this valuation. Should any such issues
become apparent, this valuation is not to be relied upon and the report must be returned to the valuer for review
and comment.

The environmental checklist has been completed subject to the limitations of our site inspection and in the absence
of specialist reports. Whilst we have provided broad commentary on the above questions, we advise that these
matters are outside of our area of expertise and if doubt exists, specialist advice should be sought and if relevant,
referred to the valuer for comment prior to relying upon the valuation.

Lot 7020 Dampier Road, Karratha WA 6714
Job No. JB2306199
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ENVIRONMENTAL ISSUES

Acid Sulphate
Soils

Acid Sulphate Soils (ASS) are naturally occurring soils, sediments and peats containing iron
sulphides which are typically found in low lying areas bordering wetlands. Undisturbed, the
soils pose limited risk to human health however once exposed to oxygen significant
environmental and health risks can occur.

The presence of ASS have the potential to cause significant cost overruns and time delays in
development projects. We have not been provided with a geotechnical investigation to
confirm the presence or otherwise of ASS on the subject property however we confirm having
undertaken a search of the Landgate Shared Land Information Platform. The platform
provides a general mapping tool depicting the following:

. High to moderate risk of ASS occurring within 3m of natural soil surface;
. Moderate to Low risk of ASS occurring within 3m of natural soil surface; and,
. No known risk of ASS occurring within 3m of natural soil surface (or deeper).

Our search has revealed that there is no known risk of ASS occurring on the subject property.

Asbestos Could any buildings or improvements at the property predate 1990 No
Materials
Is asbestos containing material known to be present? No
Asbestos register/record available? No

We advise that the inspection of the subject property did not reveal any obvious visible
asbestos containing materials to the valuer. The valuer is not qualified to conclusively
determine the existence of asbestos and will not be held liable nor responsible for his/her
failure to identify any asbestos containing materials and the impact which any asbestos
material has on the property and its value. Should any asbestos concerns become apparent,
this report must not be relied upon and should be returned to the valuer for further comment
and review.

OCCUPANCY DETAILS

Overview The property is currently vacant.

VALUATION CONSIDERATIONS

SALES EVIDENCE

Introduction We have examined market activity within the locality and have researched sales evidence
provided by national sales data providers for details of comparable sales. The more relevant
sales are summarised in the following schedule.

Lot 7020 Dampier Road, Karratha WA 6714

Job No. JB2306199

Page 8

Date of Valuation: 19 March 2021



$/m?2

Land Land
No Address Sale Date Sale Price Area (m2) Area
1. Lot 1502 Leake Street, South Hedland 9/2020 $420,000 3,472 121
Comments: The property comprises a 3,472m2 development site positioned with frontage to Leake Street, Wise Terrace and

McLarty Boulevard. The property is located in near proximity to the South Hedland Hospital and shopping centre
anchored by Coles and Kmart.

The property is vacant.
The property is zoned "Centre" under the Town of Port Hedland Local Planning Scheme No 7.
The property sold with vacant possession.

Landgate records a sale price of $462,000 inclusive of GST.

Comparison: A smaller site in an inferior location with similar planning provisions. South Hedland has less demand for commercial
space and residential development is not feasible in the Hedland market, resulting in lower land rates for development
sites.

A higher rate on land area is applicable to the subject property.

2. 18 Karratha Terrace, Karratha 12/2018 $600,000 1,371 438

Comments: The property comprises a 1,371m? development site positioned on the north western side of Karratha Terrace. The
property is located centrally in Karratha regional town centre with a wide frontage to Karratha Terrace.

The property is vacant.

The property is zoned "City Centre - Precinct 3: Retail" under the City of Karratha Local Planning Scheme No 8.

The property sold with vacant possession.

Landgate records a sale price of $660,000 inclusive of GST.

The town’s economy has improved since this sale was negotiated however, development site values are considered to
be largely unchanged owing to the questionable viability of commercial and/or multi storey mixed use development.

Comparison: A smaller site in a slightly inferior location with inferior exposure. Similar planning provisions however this site is

positioned within the Retalil Precinct, which we consider to be inferior.

Given the size of the subject, we expect a lower rate on land area will apply to the subject property.

Lot 7020 Dampier Road, Karratha WA 6714
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Land Land
No Address Sale Date Sale Price Area (m2) Area
3. 1 Cockatoo Street, Nickol 12/2018 $1,116,364 4,000 291
Comments: The property comprises a 4,000m2 development site positioned on the north western corner of Cockatoo Street and

Dampier Road. The property is located adjacent to Tambrey Village Shopping Centre and was acquired by the same
developer. It offers good exposure to Dampier Road.

The property is vacant.

The property is zoned "Urban Development" under the City of Karratha Local Planning Scheme No 8. Under
Development Area 7, the property is influenced by the Tambrey Neighbourhood Centre Structure Plan, under which
the property is zoned “Residential (Mixed Use)” which allows for commercial, office and residential R60 development.
We are aware the developers are considering short stay accommodation.

The property sold with vacant possession.
Landgate records a sale price of $1,280,004 which is inclusive of GST.

The town’s economy has improved since this sale was negotiated however, development site values are considered to
be largely unchanged owing to the questionable viability of commercial and/or multi storey mixed use development.

Comparison: A slightly smaller site in an inferior location, further from the town centre. Given the option for purely residential
development, this site arguably has superior planning provisions.

A lower rate on land area is applicable to the subject property given the more restrictive planning provisions.

4, Lot 1004 Colebatch Way, South Hedland 1/2021 $160,000 2,001 80
(under offer)
Comments: A regular shaped, near level, corner lot of 2,001m2 positioned at road level. The property is located immediately north
of the South Hedland Hospital however, has limited exposure to the South Hedland Shopping Centre. The property is
vacant.

The property is zoned "Centre" under the Town of Port Hedland Town Planning Scheme No 7.
The property sold with vacant possession.

Landgate is yet to record a sale price. Agent advice records a sale price of $160,000, exclusive of GST.

Comparison: A smaller site in an inferior location with similar planning provisions. South Hedland has less demand for commercial
space and residential development is not feasible in the Hedland market, resulting in lower land rates for development
sites.

A higher rate on land area is applicable to the subject property.

5. 2 Cockatoo Street, Nickol 11/2018 $3,956,376 13,600 291

Comments: The property comprises a 13,600m? development site positioned on the north western corner of Bathgate Road and
Dampier Road. The property has since been developed into the Tambrey Village Shopping Centre. It offers good
frontage and exposure to Dampier Road.

The property is zoned "Urban Development" under the City of Karratha Local Planning Scheme No 8. The site forms
part of the Tambrey Neighbourhood Centre Structure Plan, which seeks to allow uses consistent with the 'Town
Centre' zone over the land pursuant to TPS8, to achieve a range of retail, commercial and residential outcomes for the
site

Landgate records a sale price of $4,352,013 which is inclusive of GST.

The town’s economy has improved since this sale was negotiated however, development site values are considered to
be largely unchanged owing to the questionable viability of commercial and/or multi storey mixed use development.
Further the site was acquired under option with the transaction significantly ‘de risked’ due to the deferred settlement
period which allowed the developer to secure a development approval for the shopping centre, plus pre lease a
majority of the accommodation.

Comparison: A larger site with similar exposure. The location is considered comparable given at the time there was demand for an
additional shopping centre out of the town centre, making this a feasible development site.

A lower rate on land area is applicable to the subject property given the difficulty in justifying a feasible development
option.

Lot 7020 Dampier Road, Karratha WA 6714
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Analysed
Passing Market $/m?2

Land Lettable Yield Yield Lettable
No Address Sale Date Sale Price Area (m2) Area (m2) (%) (%) Area
6. 7 Hedland Place, Karratha 5/2020 $920,000 790 810 VP 10.16 1,136
Comments: A regular shaped lot of 790m?2 located on the Western side of Hedland Place in Karratha.

The land is improved with an older style, single level brick and iron office building occupying the majority of the site.
This was previously Commonwealth Bank owned and occupied with a lettable area of approximately 810m2, split over
several small tenancies on the ground floor and first floor. The office is basic however, offers functional office
accommodation close to the town centre.

The land is zoned “Town Centre” under the City of Karratha Town Planning Scheme No. 8.
The property sold on a vacant possession basis.

Applying an estimated composite net market rental of $101,250 pa ($125/m2) net of GST and outgoings discloses an
analysed market yield of 10.16% after the allowance of letting up costs over a notional 6 month period.

Landgate records a sale price of $1,012,000 which is inclusive of GST.

The sale price reflects a rate of $1,165/m? on site area. The improvements are considered to have an added value in
the order of $400,000 ($500/m2), leaving an underlying land rate at $660/m?2.

Comparison: This is an inferior location however, offers a smaller land area.
A lower rate on underlying land value (<$660/m?2) is applicable to the subject property.
Sales Analysis of the available sales evidence has revealed site area rates for vacant land or
Conclusion underlying land value between $80/m2 and $660/m2.

Contract of
Sale

The subject property occupies a highly prominent commercial location within the Karratha
City Centre. However, whilst the Karratha residential market has been very strong over the
last 12 - 24 month period with a significant uptake in vacant ‘development ready’ sites
occurring, demand for commercial development sites remains subdued given the already
ample supply of developed office and retail accommodation within the City Centre and
difficulty in identifying further users for new space.

One of the more recent and significant commercial developments in Karratha was the
‘Quarter HQ’ building, which was completed around 2016 and provided the town with over
6,000m? of retail and office accommodation over a multi storey building.

In respect of the subject property, notwithstanding its prominent location, identifying
potential viable uses for the site remains difficult owing to the already existing
comprehensive retail and office markets and ability to identify further users for the proposed
accommodation. Our enquiries do suggest that market conditions for commercial
accommodation are showing some signs of improvement however overall have been
subdued over the past 5 years.

Discussions with DevelopmentWA confirm that the subject site has been listed (albeit not
actively marketed) at an asking price of $1,250,000 including GST for circa 2 years.

The asking price equates to $249/m?2 net of GST which when compared to the available
evidence does not seem unreasonable. However the inability by a prospective developer to
identify a viable commercial development option for the site has obviously meant this value
has not yet been achieved.

Having regard to the available evidence, prevailing market conditions and the attributes of
the subject property, we have adopted a range of $220/m2 and $240/m2 on site area.

We are not aware of any current contract of sale over the property.

Lot 7020 Dampier Road, Karratha WA 6714
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VALUATION RATIONALE

Highest and We consider the existing use of the subject property to be inconsistent with the highest and

Best Use best use of the land. As previously discussed, identifying a viable use for the site remains
difficult however some form of commercial development in the medium term upon further
maturation of the Karratha City Centre is considered the highest and best use for the site.

Methods of Direct Comparison on a rate per square metre of land area.
Valuation

VALUATION CALCULATIONS

Direct This method is based on applying an appropriate value, expressed on a rate per square
Comparison metre of land area having regard to all factors impacting upon the property’s value including
Approach the age, size, condition and utility of the improvements, car parking, land area, site coverage,

underlying land value, any Lease agreements, town planning provisions and location.

The adopted rates per square metre are ascertained based on a direct comparison to the
best available market evidence analysed on a similar basis, with due regard for prevailing
market conditions and the date of sale.

Our valuation calculations are shown as follows:

Direct Comparison Approach - Land

Sales evidence suggests a rate per square metre of land area range as follows:

Comparisons Land Area (m?) $/m? Total ($)
Low 4,564 220 1,004,080
High 4,564 240 1,095,360
Market Value 240 1,049,720
Rounded for Valuation Purposes 1,050,000
Valuation In valuing the subject property, we have relied solely upon the Direct Comparison approach.

Conclusions This approach is an accepted and tested methodology endorsed by the Australian Property
Institute and law.

Based on the available evidence we have assessed the market value ‘as is’ at:

$1,050,000 (GST exclusive)

Selling Our principal assessment of market value ‘as is’ herein assumes an effective marketing
Period campaign of up to twelve months.

ANNEXURES

Definitions, Assumptions, Qualifications & Disclaimers

Certificate of Title

Deposited Plan 401051

Instruction

“-
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DEFINITIONS, ASSUMPTIONS, QUALIFICATIONS & DISCLAIMERS

DEFINITIONS

Market Value

Highest and
Best Use

‘As Is’

ASSUMPTIONS

“the estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer
and a willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted
knowledgeably, prudently and without compulsion”.

“the use of an asset that maximises its potential and that is physically possible, legally permissible and financially
feasible”.

A valuation that provides the current value of the land as it currently exists rather an “as if complete valuation” of any
proposed development.

Easements

Town Planning

Market
Evidence

Environmental

Native Title

This valuation is subject to there being no other encumbrances (other than those noted within this report), which may
have an adverse effect on our valuation. Should any such easement or encumbrance become apparent, we reserve
the right to review our valuation.

We assume that planning data obtained from the relevant Local Planning Authority is accurate. In the event that a
Town Planning search or any other relevant Planning document is obtained and the information therein is later found
to be materially different to the town planning information detailed within the valuation, we reserve the right to amend
the valuation.

A Town Planning search has not been provided or obtained and therefore this valuation has been undertaken on the
basis that all necessary and appropriate town planning and/or building, consents, approvals and certifications have
been issued for the use of occupation of the improvements as more fully described in this report.

Market data has been obtained, in part, from State Government and/or Council records, or as reported by real estate
agents. As well as using such documented and generally reliable evidence or market transactions, it may also have
been necessary to rely on hearsay evidence. Except as noted herein, a reasonable attempt has been made to verify all
such information.

Since the enactment of the Contaminated Sites Act 2003, the Department of Water & Environmental Regulation
maintains a public database in Western Australia of land that has been classified as contaminated. Contaminated
sites are categorised into one of three groups:

. Contaminated - remediation required;
. Contaminated - restricted use, or;
. Remediated for restricted use.

In arriving at any assessment of the value of the land, a basic search of the database was undertaken on the
29/03/2021 which disclosed that the subject land is not classified. We do not accept any responsibility or liability
whatsoever for the accuracy of the information contained in the search of the Contaminated Sites Database.

The value and utility of land can be adversely affected by the presence of Aboriginal Sacred Sites. Aboriginal
requirements can only be determined by the appointment of an appropriate expert. Therefore it cannot be warranted
that there are no such sites on the land.

Accordingly, this valuation has been undertaken on a freehold fee simple basis and any allowance for possible native
title claim over the land has not been considered. If it possible to determine that the property is so affected, the right
to review this valuation is reserved.

An Aboriginal Heritage Sites Register is determined under Section 38 of the State’s Aboriginal Heritage Act 1972 and
is maintained by the Department of Indigenous Affairs, the Register is not considered conclusive evidence.

QUALIFICATIONS & DISCLAIMERS

API Standards

Accuracy of
Information

Condition of
Improvements

Conflict of
Interest

Coronavirus
(COVID-19)
Pandemic

This valuation has been prepared in accordance with the current Australian Property Institute's Valuation Practice
Standards.

We advise that any objective information, data or calculations set out in the Valuation Report will be accurate so far as
is reasonably expected from a qualified and experienced valuer, reflecting due skill, care and diligence. However, we
have not independently verified third party information, adopted it as our own, or accepted its reliability. If any of the
information provided by others and referred to in the Valuation Report is incorrect, it may have an impact on the
valuation. The valuation is provided on the proviso that the reliant party accepts this risk.

Whilst we have carried out a building inspection, we have not completed a detailed structural survey, verified the
condition of the plant and machinery, tested any of the services or inspected unexposed or inaccessible portions of
the building. We are therefore unable to state that these are free from defect, rot or infestation. We have viewed the
general state of repair of the building and have assumed that the improvements are reasonably structurally sound
considering their age

Neither the valuer, nor to the best of their knowledge, any member of this firm, has any conflict of interest, or direct,
indirect or financial interest in relation to this property that is not disclosed herein.

The Australian economy and property markets are being impacted by the uncertainty caused by the COVID-19
pandemic. As at the date of valuation we consider that there is market uncertainty resulting in valuation uncertainty.
As a result, a higher degree of caution should be attached to our valuation than normally would be the case. Given the
unknown future impact that COVID-19 inspired economic uncertainty might have on markets, we recommend that any
party authorised to rely on this report review this valuation periodically.

Lot 7020 Dampier Road, Karratha WA 6714
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Encroachment

Excludes
Fixtures and
Fittings

Excluded
Searches

Goods and
Services Tax
(GST)

Land Not
Affected

Limited
Liability
Market
Movement

Market
Uncertainty

No Compliance
Certificate

No Pecuniary
Interest

Not to be
reproduced
without
permission

Other Taxation
Implications

Reliance and
Disclosure

Structural
Survey

We have physically identified the boundaries upon inspection and there do not appear to be any encroachments.
However, we are not surveyors and no warranty can be given without the benefit of an identification survey.

The valuation assessment does not include lessee fixtures and fittings.

The following searches have not been undertaken: Vegetation Protection, Native Title. Our valuation assumes such
searches would identify no issues that may affect the value and/or liquidity of the property. Should any person relying
on the contents of this report be aware or become aware of an issue that may affect value and/or liquidity then the
searches should be referred to the valuer for comment.

We stress we are not experts in assessment of GST. We are not privy to the financial circumstances of the owner(s),
any agreements executed (or to be executed) between the parties or the previous transactions relating to the property
which may impact upon the status of the property for GST. We recommend any party relying upon this valuation seek
independent advice in regard to any GST liabilities which may attach to the property.

All rentals, outgoings and sale prices quoted in this report are net of GST unless otherwise stated.

Unless identified within the body of this report, we assume, the land is not affected by unstable, hazardous, or toxic
soil material; however, no professional expert advice has been sought in this regard. This valuation assumes that
there are no problems, however, should any such issues arise; then this matter should be referred to the Valuer for
further comment.

Liability limited by a scheme approved under professional standards legislation.

This valuation is current as at the date of valuation only. The value assessed herein may change significantly and
unexpectedly over a relatively short period of time (including as a result of factors that the Valuer could not reasonably
have been aware of as at the date of valuation). We do not accept responsibility or liability for losses arising from such
subsequent changes in value. Without limiting the generality of the above comment, we do not assume responsibility
or accept liability where the valuation is relied upon after the expiration of 90 days from the date of the valuation or
such earlier date if you become aware of any factors that have an effect on the valuation. However, it should be
recognised that the 90 day reliance period does not guarantee the value for that period; it always remains a valuation
at the date of valuation only.

The possibility that the Valuers professional opinion as to the Market Value of the asset may differ from the price that
could be achieved in a transfer of the asset as at the valuation date, assuming all other market conditions and
variables remain constant.

No Compliance Certificate/Certificate of Classification has been obtained. This valuation is subject to the building(s)
complying in all material respects with any restrictive covenants affecting the site. Furthermore, it is assumed that the
site improvements have been built, occupied and operated in full compliance with all requirements of law, including
all zoning, land-use classifications, building, planning, fire and health by-laws (including asbestos and legionnaires
disease), rules, regulations, orders and codes of all authorities, and that there are no outstanding requisitions.

The valuer has no pecuniary interest in the subject property either past, present or prospective at the date of
preparing this report and the opinion expressed is free of any bias in this regard.

Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents,
circular or statement, nor published in part or full in any way, without written approval of the form and context in which
it may appear.

Herron Todd White are not taxation experts and we provide our valuation assessment and any associated sales, rental
or feasibility analysis, independent of any consideration of income tax, capital gains tax or any other property related
tax implications that may be associated directly or indirectly with the subject property.

The Report has been prepared for the private and confidential use by the party to whom it is addressed. This valuation
is for the use of and may be relied upon only by the party/parties to whom it is addressed. No other parties are
entitled to use or rely upon it and Herron Todd White does not assume any liability or responsibility to any other party
who does so rely upon the valuation without the express written authority of Herron Todd White. The whole Report
must be read and any failure to do so will not constitute reliance by such party asserting reliance on the Report.
Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents,
circular or statement, nor published in part or full in any way, without the written approval from Herron Todd White
including the form and context in which it may appear.

This valuation report does not purport to be a site or structural survey of the land or improvements thereon, and any
advice provided is not given in the capacity as an expert.
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Annexure 1 Certificate of Title

7020/DP401051
WESTERN AUSTRALIA ETX N/A
RECORD OF CERTIFICATE OF TITLE W 261

UNDER THE TRANSFER OF LAND ACT 1893
The person described in the first schedule is the registered proprietor of an estate in fee simple in the land described below subject to the

reservations, conditions and depth limit contained in the original grant (if'a grant issued) and to the limitations, interests, encumbrances and
notifications shown in the second schedule.

'BG-ROI:-e.fLs

REGISTRAR OF TITLES

LAND DESCRIPTION:
LOT 7020 ON DEPOSITED PLAN 401051

REGISTERED PROPRIETOR:
(FIRST SCHEDULE)

WESTERN AUSTRALIAN LAND AUTHORITY OF LEVEL 6, WESFARMERS HOUSE, 40 THE ESPLANADE, PERTH
(TF M977215y REGISTERED 23/4/2015

LIMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

Warning: A current search of the sketch of the land should be obtaimed where detail of position, dimensions or area of the lot is required.
* Any entries preceded by an asterisk may not appear on the current edition of the duplicate certificate of title.
Lot as deseribed in the land description may be a lot or location.

END OF CERTIFICATE OF TITLE

STATEMENTS:

The statements set out below are not intended 1o be nor should they be relied on as substitutes for inspection of the land
and the relevant documents or for local government, legal, surveving or other professional advice.

SKETCH OF LAND: DP401051

PREVIOUS TITLE: LR3047-767

PROPERTY STREET ADDRESS: NO STREET ADDRESS INFORMATION AVAILABLE.
LOCAL GOVERNMENT AUTHORITY: CITY OF KARRATHA

RESPONSIBLE AGENCY: WESTERN AUSTRALIAN LAND AUTHORITY

NOTE I: M977215  DUPLICATE CERTIFICATE OF TITLE NOT ISSUED AS REQUESTED BY DEALING
M977215

LANDGATE COPY OF ORIGINAL NOT TO SCALE 29/03/2021 11:16 AM Request number: 61811612 Landgate

www.landgate.wa.gov.au

Lot 7020 Dampier Road, Karratha WA 6714
Job No. JB2306199
Date of Valuation: 19 March 2021
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Annexure 2 Deposited Plan 401051
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Annexure 3 Instruction

-“

s DevelopmentWA

Date: 4 March 2021
Purchase Order Numbers:
Z033829 — Madigan Lot Valuations
Z033842 - Lot 481 Baynton West Valuation
Z033836 — Karratha City Centre Lots 7018 & 7020 Valuation

TO Herron Todd White (ABN 16 096 723 590) of Level 3, 516 Hay Street Subiaco Western Australia

Woestern Australia Land Authority {(ABN 34 868 192 835) of Level 6, 40 The Esplanade Perth Western
Australia, trading as DevelopmentWA (“DevelopmentWA”) requests you to supply the goods or services for the
price, to be delivered by the latest date and otherwise on the terms and conditions mentioned below.

Goods or Services to be provided:
Karratha Residential Valuation — Madigan lots as per the attached schedule and Lot 481 Baynton West
Karratha City Centre Lots 7018 & 7020 Valuation

Price (GST exclusive):

$5,000 — Madigan Lot Valuations
52,000 — Lot 481 Valuation
$3,000 - City Centre Valuations

Latest date for delivery: 16 — 18 business days from inspection
Professional Indemnity Insurance Amount: TBC

Special Conditions: N/A

TERMS AND CONDITIONS

GOODS

1. All Goods supplied shall be fit for the purpose for which they are to be used and shall strictly comply with
any specifications of DevelopmentWA and all relevant laws, regulations, standards or codes or practice
governing the Goods.

2. All Goods shall be suitably packaged and weather sealed and delivered to the location specified by
DevelopmentWA.

3. Title to and risk in the Goods purchased shall pass to DevelopmentWA upon delivery and acceptance of
the Goods by DevelopmentWA.

4.  DevelopmentWA may inspect and test the Goods to determine whether they comply with any relevant
specifications. Prior to accepling the Goods, DevelopmentWA reserves the right to sample and visually
inspect any consignment of the Goods on receipt for confirmation with any specifications including
opening and inspecling any packaging.

5. No inspection or review of the Goods by DevelopmentWA shall in any way limit or prejudice
DevelopmentWA's rights under this agreement or the Supplier's responsibilities.

6. DevelopmentWA may reject any Goods where (acting reasonably), it considers the Goods are defective
or do not comply with these conditions. To the extent DevelopmentWA rejects any consignment of
Goods, this Agreement shall be treated as not being satisfied.

7. Where any Goods are rejected by DevelopmemtWA as being defective, DevelopmentWA shall be under
no obligation to make any payment of the purchase price.

8. The Supplier warrants to DevelopmentWA in respect of the Goods that:

(a) the Supplier will perform all obligations under this Agreement in a proper, thorough, skilful and
professional manner, with due expedition and in accordance with current best practices;

{b) the Supplier is aware of the purpose for which DevelopmentWA is acquiring the Goods and that the
Goods shall be in accordance with these conditions and suitable and fit for their intended purpose
as at the date of delivery and for the warranty period;

{c) the warranty period will be a period being the later of Works or Services Agreement Up To $50k

(i} anywarranty period specified in the Special Conditions;
(i) the period of any manufacturer's or other warranty provided in respect of the Goods;
{iii) the period of 12 months from the date of delivery of the Goods.

{d) during the warranty period, the Goods shall be and remain of good and merchantable quality free
from all defects and comply with any functional and performance criteria for those Goods;

(e) DevelopmentWA shall have the full benefit of any manufacturer's warranties that apply to the
Goods or any parts of the Goods;

{f} the Goods do not infringe any patent ar other intellectual property rights of any third party;

Page | 1
Good and Services Agreement

Lot 7020 Dampier Road, Karratha WA 6714
Job No. JB2306199
Date of Valuation: 19 March 2021
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10.
1t

12.

13.

14.

4 Development WA

(9) all relevant safety standards relating to the Goods have been complied with.

In the event that the Goods are found to be defective during the warranty period, DevelopmentWA shall

be entitled at its election to require the Supplier at its expense to:

(a) replace or repair the Goods; or

{b) reimburse DevelopmentWA the cost of replacing or repairing the Goods including all associated
costs such as transport and labour costs. Any repaired or replaced Goads shall be covered by the
same warranty period commencing on the date the Goods are replaced or repaired.

The above conditions do not in any way restrict or replace any other rights DevelopmentWA may have
in respect of the Goods whether under statute or otherwise.

The Supplier shall indemnify and keep indemnified DevelopmentWA against any claims, damages or
losses, arising out of any defects in the Goods or failing to comply with any specifications.
DevelopmentWA may cancel the order for Goods if the Goods are not delivered by the specified date or
it becomes apparent to DevelopmentWA (acting reasonably) that the Goods will not be provided by the
latest date specified.

The Supplier may not assign the rights or obligations under this agreement without DevelopmentWA's
prior writlen approval.

The Supplier shall pass to DevelopmentWA in the form of a reduced charge for Goods the full benefit of
any reduction in the Supplier's costs of supplying the Goods that result either directly or indirectly from
the repeal or reduction of any existing tax.

SERVICES

15.

16.

1%

18.

19.

20.

21.

The Supplier shall supply the Services to DevelopmentWA by the latest date for delivery and in doing
so must exercise a standard of skill, care and diligence in the performance of the Services as would be
expected from gualified, skilled and experienced suppliers of services operating in Australia and
providing the Services.

In providing the Services, the Supplier must:-

(a) act on its own initiative and exercise all professional judgement as to the manner in which the
Services are to be performed but taking into account any policies or express directions advised by
DevelopmentWA;

{b) comply with all relevant legislation and obtain all approvals ,licences and permits required from any
relevant autharity for the lawful implementation and completion of the Services, the cost of which
shall be borne by the Supplier unless otherwise provided in the Special Conditions;

{c} not pledge the credit or incur any debt or otherwise purport to act on behalf of DevelopmentWA in
relation to the provision of Services;

{d) ensure that all occupational health and safety obligations are met in the provision of the Services
including but not limited to:-

{i) compliance with the Occupational Safety and Health Act 1984 (WA) and its regulations and any
other relevant legislation relating to occupational health and safety; and

{iiy provide a completed Site Risk Assessment and Job Safety Analysis as may be required by
DevelopmentWA; and

(e) as soon as practicable after becoming aware of any matter or circumstance which may or has
adversely affected the scope ,timing or carrying out of the Services, notify DevelopmentWA in
writing of such matter or circumstance.

The Supplier acknowledges that it is the person solely with control and power over the manner in which

the Services are performed and that it is responsible for ensuring that, as far as practicable its

employees are not exposed to hazards.

The Supplier shall at its own cost maintain workers compensation insurance as required by law, public

liability insurance (for an amount of not less than $20,000,000), works insurance and if mentioned in the

Special Conditions, professional liability insurance in the amount specified.

Notwithstanding any insurance effected by the Supplier, the Supplier shall indemnify and keep

indemnified DevelopmentWA and its agents and employees against all losses and claims whatsoever,

suffered or incurred by DevelopmentWA or its agents and employees arising out of the negligent acts or
omissions of the Supplier or any agent, employee or contractor of the Supplier in the provision of the

Services.

DevelopmentWA may at any time prior to the period for delivery of the Services, by written notice to the

Supplier require this Agreement to terminate as specified in the notice (being not less than 7 days).

DevelopmentWA shall not be liable for any payment to the Supplier after the expiration of the notice

period.

The Supplier acknowledges that it is an independent contractor and that neither the Supplier nor its

employees are employed by DevelopmentWA.

GENERAL

Page | 2

Good and Services Agreement

Lot 7020 Dampier Road, Karratha WA 6714

Job No. JB2306199

Date of Valuation: 19 March 2021
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g Development WA

22. Allworks and Services must be delivered or provided by the latest date specified.

23. The price payable is a fixed price and shall not be subject to variation unless agreed in writing by
DevelopmentWA.

24. Payment by DevelopmentWA is conditional upon:-
{a) Works and Services being provided in accordance with the terms and conditions set out above ;and
(b) atax invoice being provided to DevelopmentWA specifying the purchase order number above.

25. Unless disputed, DevelopmentWA will pay tax invoices under this Agreement within 20 days of receipt.

CONFLICT OF INTEREST

26. The Supplier must immediately inform DevelopmentWA in writing of any direct or indirect interest that
the Supplier has or may have which conflicts with or may conflict with the Supplier's duties and
obligations under the Contract. Conflict of interest declarations must be signed annually.

27. DevelopmentWA may in its absolute discretion determine how any conflict of interest shall be resolved
on the part of the Contractor.

28. If the Supplier is unable to resolve the conflict of interest as required by DevelopmentWA or if
DevelopmentWA elects not to provide any mechanism for resolving such conflict, then DevelopmentWA
may immediately terminate the Contract or may limit the engagement of the Supplier under the Contract
to matters not affected by the conflict of interest.

29. Where the conflict of interest arises as a result of any action by the Supplier or any omission by the
Supplier, then the Supplier shall be deemed to be in breach of the Contract as a result of such conflict
being allowed lo arise and DevelopmentWA shall be entitled to all rights and damages arising from such
breach.

SPECIAL CONDITIONS

30. To the extent of any inconsistency between other terms of this agreement and the Special Conditions
the Special Conditions prevail.

Page | 3
Good and Services Agreement
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g Development WA

ACCEPTANCE OF AGREEMENT
The supplier may accept this Agreement by:-

1 Signing a copy of this Agreement below and returning the signed copy to DevelopmentWA by mail, facsimile or
email. '

OR
2 Sending an email to DevelopmentWA referring to this Agreement and confirming acceptance.
OR

3 Proceeding with the delivery of the Goods or the provision of the Woarks or Services in accordance with the
terms and conditions above.

Signed

Print Name and Paosition

For and on behalf of Supplier

Signed on behalf of the WESTERN AUSTRALIAN LAND AUTHORITY by person(s) authorised by its Board in
accordance with Section 45(2){b) of the Western Australian Land Authority Act 1992.

Authorised Officer Authorised Officer

Name of Authorised Officer {Print) Mame of Authorised Officer (Print)

Page | 4
Good and Services Agreement

449 |ot 7020 Dampier Road, Karratha WA 6714
Job No. JB2306199
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FEASIBILITY STUDY
PROPOSED LOT ARRANGEMENT - ALTERNATIVE
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FEASIBILITY STUDY

TYPICAL UPPER - NORTH STEPPED/TERRACED OPTION
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FEASIBILITY STUDY
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7018/7020 Sharpe Avenue, Karratha, WA
DEVELOPMENT SCHEDULE OPTION 04 - STEPPED

I architecture

Job Number 80341
File
Date 21/04/2021
RESIDENTIAL SERVICES/CIRC RESIDENTIAL COMMERCIAL AT GRADE (EXT) CARPARK BALCONIES AREA PER LEVEL FLOOR
MIX TOTAL AMENITY RETAIL EFFICEINCY
& OUTDOOR (EXCLUDING BALCONIES (EX CARS &
37 50 70 AMENITY & AT GRADE CAR PARK) BALCONIES)
sgm sgm sgm LANDSCAPE
Area Studio 1 Bed 2 Bed 1B APTS/FLOOR Area Area (GFA) Area (GFA) No. Area Area Sellable sgm GFA %
Ground Floor 1466 1403 133 3785 1403 2869 48.90%
Level 01 1621 4 6 4 23 327 258 1380 1621 2206 73.48%
Level 02 1705 3 5 4 23 311 436 1705 2016 84.57%
Level 03 1705 3 5} 4 23 311 436 1705 2016 84.57%
Level 04 717 1 3 2 10 145 183 717 862 83.18%
Level 05 717 1 & 2 10 145 183 717 862 83.18%
Level 06 583 1 2 2 8 109 146 583 692 84.25%
0 0 -
0 0 -
0 0 -
0 0 -
5 | a0 | 1 2 5 3 oo | [ aw | [ a0 wes | [amee | [Tem [ e ]
TOTAL APARTMENTS = 97 sgm/car = 28.5
13% | 25% | 19% 29% 5% 9%
COMMERCIAL
REQUIRED CAR PARK ANALYSIS & VISITOR
RATE 1.000 | 1000 | 1000 [ 1.000 | 2000 | 2.000
REQUIRED CARS 13 [ 24 [ 18 | 28 [ 10 | 18 13.0
TOTAL REQ CARS 124 To be confirmed with Traffic Engineer
APARTMENT MIX WEIGHTED AVERAGE
AREAS Assumptions / Clarifications
Studio 1 Bed TOTALS > Ground + 6 level development with rooftop amenities
NET AREAS (ARCHITECTURAL) AREA SOM 37 50 > Based on apartment sizes in the City of Karratha RFQ brief
UNITS 10 20 > Assumes minimum sizes under the guidance for apartment stores
TOTAL NSA 370 1000 > Resident stores included in the ground floor services total and GFA
AVG. NSA SQM > Services & Circulation includes Lifts, Stairs & Risers. For common circulation areas, refer to plans.
> Parking rate as agreed with the Traffic Engineer
BALCONIES > All surface parking excluded from GFA, including undercroft
MIN AREAS AS DESIGNWA SPP7.3 MIN BALC SQM > GFA or Architectural Areas as noted. Strata areas to be calculated by Surveyor
PROPOSED AREAS MIN BALC SQM 10 15 20 20 25 25 > Outdoor Amenities allocated in balcony areas, to include pool (approx. 12mx4m).
TOTAL AREA 100 300 400 600 250 250 1900 > Landscaping on upper levels allocated in Balcony Areas
AVG. SQM 19 > Ground Floor plant/services areas to be confirmed with Services Engineer and Waste Consultant
STORES MIN STORES SQM 3 | 3 [ 4 | 4 [ 5 | 5
MIN AREAS AS DESIGNWA SPP7.3 TOTAL AREA 30 [ 60 [ 80 [ 120 | 50 [ 50 390
AVG. SQM 4
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The Information provided is illustrative only and may not be relied
upon. In particular, the final area dimensions of any apartment sold
will be determined by the contract of sales and may differ from the
depicted. Whilst every effort is made to provide accurate and
complete information, the developer does not warrant or represent
that the information in this floor plan is free from errors or omissions
or is suitable for your intended use. Subject by any terms implied by
law which cannot be excluded the developer accepts no
responsibility for any loss, damage, cost or expense (whether direct
or indirect) by you as a result of any error, omission or
misrepresentation in information. All information is subject to change

without notice.
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The Information provided is illustrative only and may not be relied
upon. In particular, the final area dimensions of any apartment sold
will be determined by the contract of sales and may differ from the
depicted. Whilst every effort is made to provide accurate and
complete information, the developer does not warrant or represent
that the information in this floor plan is free from errors or omissions
or is suitable for your intended use. Subject by any terms implied by
law which cannot be excluded the developer accepts no
responsibility for any loss, damage, cost or expense (whether direct
or indirect) by you as a result of any error, omission or
misrepresentation in information. All information is subject to change
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The Information provided is illustrative only and may not be relied
upon. In particular, the final area dimensions of any apartment sold
will be determined by the contract of sales and may differ from the
depicted. Whilst every effort is made to provide accurate and
complete information, the developer does not warrant or represent
that the information in this floor plan is free from errors or omissions
or is suitable for your intended use. Subject by any terms implied by
law which cannot be excluded the developer accepts no
responsibility for any loss, damage, cost or expense (whether direct
or indirect) by you as a result of any error, omission or
misrepresentation in information. All information is subject to change

without notice.
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Project: ti2Li23ed alted }de 5505t2LY Sy
Location: {KHipe 1fenue, YKl
Date: H{K/MKH/IHM

Item Description Quantity Unit Rate Total
Budget Estimate Summary
Hon  EMIYAL St2USAL Playl - N2IK TowSl onMp YH  $ ppo b MIyydEnan
otn  tHIPy3 St2USE Playll - SoudK TowSl miopc YH S MHAT b miTAMINAN
nn /2Y'Y S0 MIpOT YH S HITMH P niooMInn
pin t2Rlum [S05t pcy YH Hippn P micTylnn
cin - wSaRSyIE 1LY Syla - b2lith ¢24S1 cnyp YH S olMTM P HApTALIAN
Ton  9YoSiHaKY Sylik1'Y Syliy - b2liiK ¢25 HMAYH S Hlymn b phMInan
yon  =SUBOI cudutl-ii2y - N2UIK TowSl HOM YH S ntHnM - P MIHONLIAA
don wSHRSYEI TLIMIGY Syl - {2uth ¢2681 oinHN YH  $ olMym P MAydHIIAN
mnon  9YOSEHIAKY Sylik 1Y Syfly - {2diK ¢2481 HOT YH  $ HIpHC P cHnn
mmon =SIBOIE ClOwEl-ii2y - SoudK TowSl HMT YH  $ niymm P mianninan
mHon  OEGSHY1t w213 & Seldi0SE P MMpinnn
mobn Other tli2:50t 0243 p -
Total Project Cost (excl. GST) 17,858 m2  $ 2,562 $ 45,757,000
10% GST S 4,575,700
Total Project Cost (incl. GST) $ 50,332,700
1.0 Notes & Exclusions:
Mim ¢Kls BUR3SH EstlY IS is 21 tKS condlilidz0di2y 27 tKS wk2(S pli2¢S0ii ad a b2(S
ByASsthas 3
MOH ¢KI& . udget 940N I-le 13 Ol-ded 2n the T2{241y3Y b2(iS
o wS@IasR /2y0SLii Sll-gly3 {Si 2Y Plus AVOKIISOdNS dI-iSR
HMK/MIKH/THM
Méo ¢KIA . udget 94lNY IHie 1-43d7Y"SA I Yid €505 ljdzl-fily HIMGY Syta sith I- b2(S
RS&i3y720is on btRI-GIfI(@ I'nd STHOISYOISA. N
Mon ¢Kis BuR3SH EsthY IS 1-8ad:Y'Ss a &fl-0 to slad hSIIKi 2F 30HY b2(iS
mip KA . udget 94llY I-ie 1 y2(i 6l-ded 2n RS{IE =5 02dztd Gl-ry b2(iS
02yaIRSNI-0f2 RSLISYRIng 2n the Tyl 402Le, RSiilHf =5 SEtent 2f G211
NSIjdSRe A vI-YOS ly tKS orR3l of bk- f2 coufR bS SELISOISR
Mic 6K .udget 9aliY e R84 y21 lyDtRSY b2(
« /2yAdriilyOy 7554
@ 1SRG seldl0S uliifidy uliMI-RSs anR 1-43200-0SR chl438a
o 2jyR2w MSIHiY Syflia, 223e Tilyliure I'nd SljillY Syl
o 1000 It 2r L0010 I-rt 02yUioaiya
/2yFRSyill £ HOKAMKHHM



Project: ti2li2ded alfed }de 55052L1Y Syl
Location: {KHipe 1fenue, YHII-iKI
Date: H{K/MKH/IHM

Item Description Quantity Unit Rate Total
2.0 Parking, Stores, Plant - North Tower
HM  /HUHTing - *yRSIOI27d nmmnyYH $ minnp b cTdinnn
HH  /HUHTY3 - Oy GRS HICOH YH S Hpp P cyclnnn
Hio  tflyi Ind {(2le 1223 C9/1 HPT YH S Hinnn - b pHOLIN
Total for Parking, Stores, Plant 3,419 GFA $ 553 $ 1,889,000
3.0 Parking, Stores, Plant - South Tower
oM  /HUHng - §yRSIOU2F ppo YH S minnp P ynyinan
ot /HLHTY3 - Oy GlII-RS nonYuw $ Hpp P MMM
oo tilyiiInd {i2lle Ni22Y 3 C9/! novYH $ Hnnn b YHHIN
Total for Parking, Stores, Plant 1,396 GFA $ 1,247 $ 1,741,000
4.0 Commercial
M /2Y'YSi0ial FECA - cold aKSt minio YH o $ Hiynp P olpoplnan
nH iyl Ind {i2le 1223 C9/1 mpn YH S HInnn - b otcinnn
Total for Commercial 1,597 GFA $ 2,712 4,331,000
5.0 Podium Level
ptm Pool - PRO£{Lhb![ SUM ®n YH p paninnn
pH  /WOdl-di2n - /1 nmy Yu $ Hioyn b mimoylnan
pto  [IyRa0ling - twh+l{Lhb![ {!a t{ b nnnn
Total for Residential Apartments - North Tower 568 GFA $ 2,954 S 1,678,000
6.0 Residential Apartments - North Tower
COM IJHitment b{! np™mYH $ olcmn b wmclpaminan
COH .02y} UCA MHON YH  $ mlpon b MLyYHLAIN
cto  /MOdfl-ii2n 1 /1 CCHYH § olHon b HIMOYIN/N
cin tilyikaSidi0Saxaizusa o/ HCYH b Wi b poLnnn
Total for Residential Apartments - North Tower 6,489 GFA S 3,171 $ 20,574,000
7.0 Embellishment/Amenity - North Tower
Tom  wSaRSyE 1Y Syily - €9/ Moy YH S oinan b ncoinnn
ToH  tlyiSia THYH S miTan b MHHIIN
Total for Embellishment/Amenity 210 GFA $ 2,814 $ 591,000
8.0 Vertical Circulation - North Tower
yiM [i¥ shii - D24:6(S HNY $  wmMinpn b HHALN
YOH [i¥i cars - 7 St2L) H b2 $ onpinin b cman
yio  {ilNeSta oHYKI § wHITPn b naninan
Total for Vertical Circulation 291 GFA § 4,241 $ 1,234,000
9.0 Residential Apartments - South Tower
(hom 1JHitment b{! HIHPY YH  $ olcpp b ylHpounn
(oH .02y} UCA cpnYH S mlpon b MLAAMLNIN
tio  /MOitl-ii2n 1 /1 ngy Yo % oHon b wmicndinnn
don tilyikaSua0Saxal2iSa co/ Y MiYH b Hiann P HGLAN
Total for Residential Apartments - South Tower 3,424 GFA $ 3,181 $ 10,892,000
/2yHRSVil HOKNMKHHM



Project: ti2li2ded alfed }de 55052L1Y Syl
Location: {KHipe 1fenue, YHII-iKI
Date: H{K/MKH/IHM

Item Description Quantity Unit Rate Total
10.0 Embellishment/Amenity - South Tower
mam  wSaIRSyla I'Y Syl - ca/1 MHA YH  $ olnnn b nnyinnn
wioH  telyiSia MHT YH  $ miTan b HMCINAN
Total for Embellishment/Amenity 247 GFA $ 2,526 $ 624,000
11.0 Vertical Circulation - South Tower
maiv [Mid ShI - D2026S Mc'Y $  wmMinpn b MTpLIN
MMOH [i¥i cars - 4 St2Li& H b2 $ Hcplnin b poninnn
mato  {iil-e St HT YKl $  wHITpn b oodinnn
Total for Vertical Circulation 217 GFA  $ 4,811 $ 1,044,000
12.0 External Works & Services
maom {ite TSLIMIMGRY clppm YH S HC b MCTINNN
MHOH  w2IR& FootlJIiKs & Pa@SR 1S4 pAYH b Hpp b moLnn
MHiO . 2dyRlIry 21, CSy0Sa = DI-iSa MHA Y p pun b cMInan
mHon  [IyRa0Ming - ti2@iai2y1€ {iy t{ b MAnnn
mHop  QEISHYIE {{i20Y Gl-ter Sll-y1-3S clppm YH  $ no b HTYINAN
wHoc  OEdSHYI {ewer Slly1-3S LSy p pALan
mHoT  QEISHYI =I-ier {dLLIER LSy p naLan
mHoy  OEdSHyal DI4 b2(s 9EOfIRSR
MHOp  OEdSHY1£ Chlle LNRESOlIZY LiSy p opinnn
mmima CHIS TayTs & PuYlLls - Pr2@idi2ylf suY t{ p opnnnn
mmomm QEGSIYI 9S00 [lght = t268I LISy b naLn
mimH  QEISIVIE /2Y Y dryi0I-ii2ya LiSy p HpLIAN
Total for External Works & Services 6,551 m2 S 177 S 1,159,000
Total Construction Cost 17,858 GFA S 2,562 $ 45,757,000
13.0 Other Project Costs
motm  /2yaditll-yiE 024l b2($ 9EOfIRSR
motH  BSIRG2IYs costa b2($ 9EOfRSR
moto  [224e Cizlyliure =5 9ljdLIY Syl b2is 9EOfRSR
Moo tdlic Al b2ii$ OE(fRSR
Total for Other Project Costs S -
Total Project Cost (excl. GST) $ 45,757,000
10% GST P nipTpITAN
Total Project Cost (incl. GST) $ 50,332,700
/2yHRSVil HOKNMKHHM
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ID Task Mode Task Name Duration Start Finish 2022 2023 2024
@ | a3 | a4 ot | e | a3 | a4 | a1 | e | a3 | a4 | a
1 | PROJECT 664 days? Tue 106 21 Fri1512 23
2 |A PROGRAM START 0 days Tue 1 06 21 Tue 1 06 21 4 (106
3 |wmg Design Documentation 344 days Tue 106 21 Mon 26 09 22 1
4 |wm Finalise Concept Design Phase (Plus Architecture) 20 days Tue 1 06 21 Mon 28 06 21 M
5 |wg Prepare Design Team Tender Documentation 20 days Tue 29 06 21 Mon 26 07 21
6 |mr Design Team Call Tender Report 10 days Tue 29 06 21 Mon 12 07 21
7 | Report to CEO 0 days Mon 9 08 21 Mon 9 08 21 ¢ 908
8 |mm Council Meeting 0 days Mon 23 08 21 Mon 23 08 21 <123 08
9 |mg Tender Issue Period 7 days Mon 23 08 21 Tue 31 08 21
10 |mn Tender Period 20 days Wed 1 09 21 Tue 28 09 21
11 |y Tender Evaluation 10 days Wed 29 09 21 Tue 1210 21
12 |mn Prepare Council Award Report 10 days Wed 29 09 21 Tue 1210 21
13 |5 Report due to CEO 0 days Mon 11 10 21 Mon 11 10 21 h ¢ 1110
14 | # Council Meeting 0 days Mon 25 10 21 Mon 25 10 21 ﬁZS 10
15 |mn Tender Award Period 10 days Mon 25 10 21 Fri511 21
16 |mrg Design Team Schematic Design Phase 30 days Mon 8 11 21 Friir 1221
17 |wm HOLIDAY PERIOD 10 days Mon 20 12 21 Fri3112 21
18 |mm Design Team Schematic Design Phase 15 days Mon 3 01 22 Fri2101 22
19 |mg Prepare Council Presentation 5 days Mon 24 01 22 Fri28 01 22
20 |mg Prepare Council Report (Builder, Development Application & 10 days Mon 24 01 22 Fri4 02 22
21 |5 Report to CEO 0 days Fri 18 02 22 Fri 18 02 22 ¢ 1802
22 |; Council Presentation 0 days Mon 21 02 22 Mon 21 02 22 ¢ 2102
23 |# Council Meeting 0 days Mon 28 02 22 Mon 28 02 22 o, 2802
24 |mmy Prepare DA documents 10 days Vion 28 02 22 Fri 11 03 22
25 |mm Development Application (60 Calender days) 40 days Mon 14 03 22 Fri 6 05 22
26 |mr Design Team Design Development 80 days Mon 22 02 22 Fri 17 06 22
27 |mmy Design Team Detailed Design 40 days Mon 20 06 22 Fri 12 08 22
28 |mn Value Management 20 days Mon 15 08 22 Fri 9 09 22
29 |mm Prepare Council Report 0 days Mon 29 08 22 Fri9 09 22
30 » Report to CEO 0 days Fri 16 09 22 Fri 16 09 22 ¢ 1609
31 |5 Council Presentation 0 days Mon 19 09 22 Mon 19 09 22 ¢ 1909
32 |4 Council Meeting 0 days Mon 26 09 22 Mon 26 09 22 4 2609
33 |mm Contract with Builder 210 days? Mon 3 01 22 Fri1512 23 I
34 |mm Tender 115 days Mon 3 01 22 Fri 10 06 22 I 1
43 | Builder design document review 10 days Mon 13 06 22 Fri 24 06 22
44 | Construction 320 days? Mon 26 09 22 Fri1512 23 |
45 |mm Building Licence Application 10 days Mon 26 09 22 Fri7 10 22
46 |mm Preperation for Site Mobilisation 10 days Mon 26 09 22 Fri7 10 22
47 Site Possession 0 days Fri 7 10 22 Fri 7 10 22 ¢ 710
48 |mm Construction Period Appriox Fifewcen (15) Months Completion 310 days Mon 10 10 22 Fri 1512 23
49 A%
Task Project Summary 1 Manual Task I Start-only C Deadline 4
Project: 210623_Lot 7020 Conc Split Inactive Task Duration-only Finish-only | Progress
Date: Thu 24 06 21 Milestone L 4 Inactive Milestone Manual Summary Rollup External Tasks Manual Progress
Summary I 1 Inactive Summary [ I Manual Summary 1 External Milestone o

Page 1




ID Task Mode Task Name Duration Start Finish 2022 2023 2024
@ | o3 | a4 | ot | @ | a3 | a4 | o1 | @2 | o3 | a4 | af

L} Cost Consultant 314 days Tue 106 21 Fri 12 08 22 1
- Preparation of QS scope 20 days Mon 8 11 21 Fri 312 21
- Quoting period 10 days Mon 6 12 21 Fri17 12 21
- HOLIDAY PERIOD 10 days Mon 20 12 21 Fri 3112 21
L) Award 5 days Mon 3 01 22 Fri7 0122
L) Schematic Design Estimate 5 days Mon 10 01 22 Fri 14 01 22
L} Detailed Design Estimate 5 days Mon 8 08 22 Fri 12 08 22
- Pre Tender Estimate 5 days Tue 1 06 21 Mon 7 06 21
L} Market Testing 20 days Tue 1 06 21 Mon 28 06 21
L) Marketing Documentation Tuesday 8 June 2020 5 days Mon 7 06 21 Fri 11 06 21
L} Appointment of Real estate agent 20 days Tue 1 06 21 Mon 28 06 21
L) Council Briefing Presentation 21 June 2020 20 days Tue 1 06 21 Mon 28 06 21
L} Business Plan & funding 59 days Tue 1 06 21 Mon 23 08 21 I 1
L Draft Business Plan Issued for Comment 7 July 2020 15 days Tue 1 06 21 Mon 21 06 21
L) Forty Two (42) Day Public Comment Period 42 days Tue 22 06 21 Wed 18 08 21
L) Council Report 10 days Thu 5 08 21 Wea 18 08 21
) Council Meeting 0 days Mon 23 08 21 Mon 23 0¢ 21 ¢ 2308
L) Northern Australia Infrastructure Facility (NAIF) Funding 20 days Tue 1 06 21 Mon 28 06 21
L) Expresssion of Interest (EOI) 20 days Tue 1 06 21 Vion 28 06 21
- Management 1 day Tue 1 06 21 Tue 1 06 21
L} Rental Data, Leasing, & Commercial Leasing Agent 1 day Tue 1 06 21 Tue 1 06 21
L} Property Management of Development 1 day Tue 1 06 21 Tue 1 06 21
L} Converting EOI's to Head of Agreement 1 day Tue 106 21 Tue 1 06 21
- Land Acquisition 100 days fue 106 21 Mon 18 10 21 1
L) Purchase Land 40 days Tue 1 06 21 Mon 26 07 21
L} Development & Land Subdivision 60 days Tue 27 07 21 Mon 18 10 21
L} Community use 185 days Mon 5 07 21 Fri 18 03 22 1
L} Project Brief, Scope of Works & Functional Brief 120 days Mon 5 07 21 Fri 17 12 21

78 5 Lease Arrangements 0 days Mon 7 02 22 Fri 18 03 22

79 |mm Facility Management Plan 20 days Mon 20 12 21 Fri 14 01 22

Task Project Summary 1 Manual Task I Start-only C Deadline 4
Project: 210623_Lot 7020 Conc Split g Inactive Task Duration-only Finish-only | Progress
Date: Thu 24 06 21 Milestone L 4 Inactive Milestone Manual Summary Rollup External Tasks Manual Progress
Summary I I Inactive Summary Manual Summary 1 External Milestone o

Page 2
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Development Feasibility Model
ARGUS EstateMaster Licensed to: APP Corporation Pty Ltd

12883 : Sharpe Avenue Apartments

Sharpe St Apartments UF Base Case : 20 year Cashflow - unfurnished 0% vacancy

Date of Report :  08-Jul-2021
Time Span : Aug-21 to Jan-44 (269 Months)

Project Size :

Type : Miscellaneous Project Size :

Status : Under Review

Site Area : FSR: 1
Equated GFA : SgM

Prepared By : Steve Egger Address : 7020 Sharpe Avenue
Prepared For : City of Karratha Karratha
Developer : City of Karratha WA
Australia
Disclaimer

This feasibility has been prepared by APP in accordance with the terms of engagement and for the purpose of determining the potential return to the City of Karratha in
progressing the development of an apartment building with ground floor commercial/community. APP gives no warranty to third parties as to the models accuracy,
reasonableness, currency, reliability or completeness and as such third parties must rely on their own enquiries. The Client agrees not to provide this report to third parties
without the written consent of APP, which consent may be qualified.

The feasibility has been based upon inputs from various sources which have generally been referenced within. A number of these inputs are considered indicative only and will
require further testing to determine their accuracy and influence on model outcomes. APP does not warrant the accuracy or status of any of these inputs. Please note that APF
does not hold a Real Estate valuation licence and none of the estimates in regard to potential property values should be construed as a valuation in accordance with Australian
Property Institute (API) guidelines and requirements.

This model is subject to change as a result of further design, construction and property market fluctuations, statutory and zoning changes, financial market movements, and/or
changing requirements by the City of Karratha and delivery strategies.

To the maximum extent permitted by law or by its agreement with the City of Karratha, APP disclaims any and all liability for any loss or damage (whether foreseeable,
consequential or not) suffered by the City and any third party acting on or refraining from acting because of, based on or relating to any information contained in this document
any errors or omissions in the model or for any written or oral communications transmitted to a third party in the course of its evaluation of the document, whether the loss or
damage arises in connection with any negligence, default, lack of care, misrepresentation or otherwise and whether it arises in tort, contract, under statute or equity.



Main Inputs for Sharpe Avenue Apartments

PRELIMINARY

Cash Flow Title

Date of First Period:
Cash Flow Rest Period:
Project Size (a)

Project Size (b)

Site Area

GOODS & SERVICES TAX

Sharpe St Apartments UF Base Case Description of Option/Stage

Aug-2021
Monthly
- Units
- GFA
- SaM Floor Space Ratio
Type Miscellaneous
Status Under Review

Using General Tax Rule

20 year Cashflow - unfurnished 0% vacancy

Recal

Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

Input Sheet Last
lled as Option/Stage 1

Liability Paid in the Same Month

To be entered Exclusive of GST
To be entered Inclusive of GST
To be entered Inclusive of GST
To be entered Inclusive of GST

Add GST on Land Price? Y

Reclaim All After Final Land Settlement

(Stamp Duty calculated on Land Value of 1,734,062 inc. GST)

Goods and Services Tax Rate. 10.00% Developer Credits Reclaimed in the Same Month
All Project Costs
Rental Income & Leasing Costs
Sales Revenue
Other Income
1000 LAND PURCHASE & ACQUISITION COSTS
Costs to be entered Exclusive of GST
Land Purchase Price 1,576,420.00
% of Land Purchase Price AND/OR Month Month Cash Flow
Code Stage % paid Amount Lump Amount Start Span Period
1002 - Deposit In Trust Account * 0.00% - - 0 - -
1003 Payment 1 0.00% - - 0 - -
1004 Payment 2 0.00% - - 0 - -
1005 Payment 3 0.00% - - 0 - -
1006 Payment 4 0.00% - - 0 - -
1007 Settlement (Balance) 100.00% 1,576,420 29 1 | Jan-24 - Jan-24
1008 Stamp Duty ' WA 83,219 29 1 | Jan-24 - Jan-24
Interest on Deposit in Trust Account 0.00% | Interest from deposit shared between parties
Profit Share to Land Owner 0.00% | Paid progressively as project makes a profit.
Other Acquisition Costs % of Land Price exc Tax AND/OR Month Month Cash Flow
Code Stage |To be entered Exclusive of GST % paid Amount Lump Amount Start Span Period
1011 - 0.00% - - 0 - -
1012 0.00% - - 0 - -
1013 0.00% - - 0 - -
1014 0.00% - - 0 - -
1015 0.00% - - 0 - -
* (No GST credit available for Stamp Duty) 2 Pro-rata with Land Payments (L")
COST ESCALATION Monthly Compounded Escalation - based on Cashflow Period Years commencing
Aug-21 Aug-22 Aug-23 Aug-24 Aug-25 Aug-26 Aug-27 Aug-28 Aug-29 Aug-30
Professional Fees 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Code  Construction Costs (Uncategorised) 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
SUB ' Subdivision Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
STG Stage Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
BUI _Built Form 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
OT1_Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
OT2 Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Statutory Fees 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Refurbishment Costs 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Miscellaneous Costs 2 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Miscellaneous Costs 3 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Land Holding Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Selling and Leasing Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Finance Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
2000 PROJECT CONTINGENCY - And / Or e s o

ARGUS EstateMaster DF Ver 7.30

Miscellaneous Costs 2, Miscellaneous Costs 3 and Pre-Sale Commissions

Page 10f6

Licensed to: APP Corporation Pty Ltd

Liability on Sales All Paid by Developer

Total Current Total Current

Total Escalated

Costs (exc GST) Costs (inc GST) Cost
1,576,420 1,734,062 1,734,062
Stamp Duty)| 83,219 83,219 83219
TOTAL| 1,659,639 1,817,281 1,817,281

Total Current Total Current

Total Escalated

Add GST Remarks Costs (exc GST) Costs (inc GST) Cost

Y - - -
Y - - -
Y - - -
Y - - -
Y - - -
Manual Input (refer to Cash Flow)| - - -

TOTAL| - - -

GST 0.00% TOTAL" - "

File: 210708 Sharp Ave Feasibility Rev 2.emdf

Date: 8/07/2021 6:37 PM



Main Inputs for Sharpe Avenue Apartments

3000 PROFESSIONAL FEES

Costs to be entered Exclusive of GST

Ao 9 AND /OR Base Escalate Month Month
Cb || | i e No. Units Rate / Unit ERN) |~ SCune Start? Span
3001 1 Professional Fees (Planning & Design) 5.00% - - - - 1 13
3002 1 Professional Fees (Construction) 1.50% - - - - 14 15
3003 - . 0.00% - - - - 0 -
3004 - . 0.00% - - - - 0 -
3005 - . 0.00% - - - - 0 -
3006 - . 0.00% - - - - 0 -
3007 - . 0.00% - - - - 0 -
3008 - . 0.00% - - - - 0 -
3009 - . 0.00% - - - - 0 -
3010 - . 0.00% - - - - 0 -
3011 - . 0.00% - - - - 0 -
3012 - . 0.00% - - - - 0 -
3013 - . 0.00% - - - - 0 -
3014 - . 0.00% - - - - 0 -
3015 - . 0.00% - - - - 0 -
" % Based on Net Costs 2 Pro-rata with Construction ('C')
3099 1 Development Management 1.00% |% of Project Costs (exc Land, Finance & Tax) - 1 29
2 Dev Mgmt Fee: Pro-rata with Construction ('C'), Settlements ('S, Project Costs inc Land (P1') or exc Land (P2')

4000 CONSTRUCTION COSTS

Costs to be entered Exclusive of GST
Code Stage Description Cost Type Units R atga/sjnits (EESI‘;:;? S-Curve S’\:I:r;“h S'\:IJ (::h
4001 1 Parking, Stores and Plant - North Tower BUI 1.00 1,889,000.00 E S 14 15
4002 1 Parking, Stores and Plant - South Tower BUI 1.00 1,741,000.00 E S 14 15
4003 1 Community BUI 2,443,661.46 E S 14 15
4004 1 Commercial BUI 1.00 1,887,338.54 E S 14 15
4005 1 Podium Level BUI 1.00 1,678,000.00 E S 14 15
4006 1 Residential Apartments - North Tower BUI 1.00 20,574,000.00 E S 14 15
4007 1 Embellishment/Amenity - North Tower BUI 1.00 591,000.00 E S 14 15
4008 1 Vertical Circulation - North Tower BUI 1.00 1,234,000.00 E S 14 15
4009 1 Residential Apartments - South Tower BUI 1.00 10,892,000.00 E S 14 15
4010 1 Embellishment/Amenity - South Tower BUI 1.00 624,000.00 E S 14 15
4011 1 Vertical Circulation - South Tower BUI 1.00 1,044,000.00 E S 14 15
4012 1 External Works and Services BUI 1.00 1,159,000.00 E S 14 15
4013 - . - - - - 0 -
4014 - . - - - - - 0 -
4015 - - - - - - 0 -
4016 - . - - - - 0 -
4017 - - - - - - 0 -
4018 - - - - - - 0 -
4019 - - - - - - 0 -
4025 - - - - - - 0 -

* Escalation (N'= no escalation, 'E' = escalation to start period, 'R’ = escalation to start period and through span)

4099 Construction Contingency - And / Or 10.00% of Construction Costs (inc GST)
5000 Statutory Fees

Costs to be entered Exclusive of GST
Code Stage Description Units Ratza;sjnits E(lszcsla;‘t)e S-Curve Sh:l:;ih S"fn :Th
5001 1 Statutory Fees 0.01 47,644,672.39 - - 7 1
5002 1 Artwork Contribution 0.01 47,644,672.39 - - 14 1
5003 . - - - - 0 -
5004 - - - - 0 -
5005 - - - - 0 -
5006 - - - - 0 -
5007 - - - - 0 -
5008 - - - - 0 -
5009 - - - - 0 -
5010 - - - - 0 -
5011 - - - - 0 -
5012 - - - - 0 -
5013 - - - - 0 -
5014 - - - - 0 -
5015 - - - - 0 -

ARGUS EstateMaster DF Ver 7.30 Page 2 of 6

Cash Flow
Period
Sep-21 - Sep-22
Oct-22 - Dec-23

Sep-21 - Jan-24

Cash Flow
Period
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23

Cash Flow
Period
Mar-22 - Mar-22
Oct-22 - Oct-22

Add GST

<<<< << <|<<<<<|<</<

<

Add GST

<<l<i<<i<<<i<<<< << < << << <

10.00%

Add GST

<<<<i<l<x<<<x<<<x<zlz

Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

Remarks

Manual Input (refer to Cash Flow)|

Total Current Costs

Total Current Costs

Total Escalated

TOTAL|

Remarks

Manual Input (refer to Cash Flow)|

Construction Contingency|

(exc GST) (inc GST) Cost
2,382,234 2,620,457 2,620,457
714,670 786,137 786,137
531,964 585,160 585,160
3,628,867 3,991,754 3,991,754

Total Current Costs

Total Current Costs

Total Escalated

TOTAL|

Remarks

Manual Input (refer to Cash Flow)|

(exc GST) (inc GST) Cost
1,889,000 2,077,900 2,077,900
1,741,000 1,915,100 1,915,100
1,887,339 2,076,072 2,076,072
1,678,000 1,845,800 1,845,800

20,574,000 22,631,400 22,631,400
591,000 650,100 650,100
1,234,000 1,357,400 1,357,400
10,892,000 11,981,200 11,981,200
624,000 686,400 686,400
1,044,000 1,148,400 1,148,400
1,159,000 1,274,900 1,274,900
4,331,334 4,764,467 4,764,467
47,644,672 52,409,140 52,409,140

Total Current Costs

Total Current Costs

Total Escalated

TOTAL|

(exc GST) (inc GST) Cost
285,868 285,868 285,868
476,447 476,447 476,447
762,315 762,315 762,315

File: 210708 Sharp Ave Feasibility Rev 2.emdf
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Main Inputs for Sharpe Avenue Apartments Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

6000 Refurbishment Costs
Costs to be entered Exclusive of GST
- %of AND / OR o Escalate Month Month Cash Flow Total Current Costs = Total Current Costs|| Total Escalated
Geit SlEge DEEipiE Construction® No. Units e Rete) Uit (E,R,N) Selive Start? Span Period AHIES (RENTERS (exc GST) (inc GST) Cost
6001 1 Reburbishment after 10 years 0.00% 1.00 597,000.00 E - 149 2 | Jan-34 - Feb-34 Y 597,000 656,700 839,755
6002 1 Reburbishment after 20 years 0.00% 1.00 597,000.00 E - 268 2 | Dec-43 - Jan-44 Y 597,000 656,700 1,021,969
6003 - . 0.00% - - - - 0 - - Y - - -
6004 - . 0.00% - - - - 0 - - Y - - -
6005 - . 0.00% - - - - 0 - - Y - - -
6006 - . 0.00% - - - - 0 - - Y - - -
6007 - . 0.00% - - - - 0 - - Y - - -
6008 - . 0.00% - - - - 0 - - Y - - -
6009 - . 0.00% - - - - 0 - - Y - - -
6010 - . 0.00% - - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
" Based on net costs. 2 Pro-rata with Construction (‘C') or Settlements ('S') TOTAL| 1,194,000 1,313,400 1,861,723
6000 Miscellaneous Costs 2
Costs to be entered Exclusive of GST
it %of AND / OR . Escalate Month Month Cash Flow Total Current Costs = Total Current Costs|| Total Escalated
Gl G e Construction' No. Units EespRER/UE ey Sl Start? Span Period Pl Es (RETES (exc GST) (inc GST) Cost
6001 - N 0.00% - - - - 0 - - Y - - -
6002 - N 0.00% - - - - 0 - - Y - - -
6003 - N 0.00% - - - - 0 - - Y - - -
6004 - N 0.00% - - - - 0 - - Y - - -
6005 - N 0.00% - - - - 0 - - Y - - -
6006 - N 0.00% - - - - 0 - - Y - - -
6007 - N 0.00% - - - - 0 - - Y - - -
6008 - N 0.00% - - - - 0 - - Y - - -
6009 - N 0.00% - - - - 0 - - Y - - -
6010 - 8 0.00% - - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
* Based on net costs. # Pro-rata with Construction ('C') or Settlements ('S') TOTAL] N N N
6000 Miscellaneous Costs 3
Costs to be entered Exclusive of GST
fm %of AND/OR ’ Escalate Month Month Cash Flow Total Current Costs = Total Current Costs|| Total Escalated
Cesd Sizge [esEiEn Construction® No. Units EEEalRED Y Uil (E,R.N) Same Start? Span Period (REEERT IRETERD (exc GST) (inc GST, Cost
6001 - 0.00% - - - - 0 - - Y - - -
6002 - . 0.00% - - - - 0 - - Y - - -
6003 - . 0.00% - - - - 0 - - Y - - -
6004 - . 0.00% - - - - 0 - - Y - - -
6005 - . 0.00% - - - - 0 - - Y - - -
6006 0.00% - - - - 0 - - Y - - -
6007 0.00% - - - - 0 - - Y - - -
6008 0.00% - - - - 0 - - Y - - -
6009 0.00% - - - - 0 - - Y - - -
6010 0.00% - - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
* Based on net costs. # Pro-rata with Construction (C') or Settlements ('S") TOTAL] _ N N
7000 LAND HOLDING COSTS
Costs to be entered Exclusive of GST
Code Stage Description No. Units ?::i?lt’;?r:? Term* E(écslf\}? S'\{I:R‘h S"fyc;?]lzh Ca;:rilzldow Add GST Remarks Total(g(ncnga’;gosts Tolal(i/:r;nggl_r():osls o= (E:z(;?laled
7001 - . - - M - 0 - - Y - - -
7002 - . - - M - 0 - - Y - - -
7003 - . - - M - 0 - - Y - - -
7004 - . - - M - 0 - - Y - - -
7005 - . - - M - 0 - - Y - - -
7008 - . - - M - 0 - - Y - - -
7007 - . - - M - 0 - - Y - - -
7008 - . - - M - 0 - - Y - - -
7009 - . - - M - 0 - - Y - - -
7010 - . - - M - 0 - - Y - - -
7011 - . - - M - 0 - - Y - - -
7012 - - - - M - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
" Y=Yearly, . Q=Quarterly, \ ly 2 Diminish proportionally with Leasing (DR') or Settlements (DS') TOTAL] N N N
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Main Inputs for Sharpe Avenue Apartments Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

REVENUE ESCALATION Monthly Compounded Escalation - based on Cashflow Period Years commencing
Code Category Aug-21 Aug-22 Aug-23 Aug-24 Aug-25 Aug-26 Aug-27 Aug-28 Aug-29 Aug-30
RS1 _Residential 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RS2 Residential - 2 Bedroom Units 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RS3 Residential - 3 Bedroom Units 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RDD  Detached Dwellings Lots 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RTH Townhouse Lots 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
COM  Commercial Office 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RET Retail Shops 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
IND Industrial Units 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
STW _Storage & Warehousing 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
OTH Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Rental escalation occurs up to lease start date. For rent review escalation during lease period refer to the Tenants sheet.
8000 SELLING & LEASING COSTS
Sales % of Comm. Deposits Add GST RS Total Current Costs = Total Qurrent Costs|| Total Escalated
Commission' Pre-sales? (% of Price)® '+ % of Gross Sale Values (including Tax). The rate entered is Exclusive of GST (exc GST) (inc GST) Cost
8001 RS1 Residential 1.00% 0.00% 0.00% = Percentage of Sales Commission paid at exchange date for pre-sales Y 355,880 391,468 625,821
8002 RS2 Residential - 2 Bedroom Units 0.00% 0.00% 0.00% = Percentage of price deposited on exchange (for pre-sales) Y - - -
8003 RS3 Residential - 3 Bedroom Units. 0.00% 0.00% 0.00% Y - - -
8004 RDD Detached Dwellings Lots 0.00% 0.00% 0.00% Y - - -
8005 RTH Townhouse Lots 0.00% 0.00% 0.00% Y - - -
8006 COM Commercial Office 1.00% 0.00% 0.00% Y 42,429 46,671 74,611
8007 RET Retail Shops 0.00% 0.00% 0.00% Y - - -
8008 IND Industrial Units 0.00% 0.00% 0.00% Y - - -
8009 STW  Storage & Warehousing 0.00% 0.00% 0.00% Y - - -
8010 OTH Other 0.00% 0.00% 0.00% Y - - -
TOTAL] 398,309 438,140 700,432
Pre-sale Comm are reported as a Project Cost
Interest Rate on Deposits Invested in Trust Account 0.00%
% of Interest retained by Developer upon Settlement 0.00%
Other Selling Costs % of AND/OR Base Rate / Escalate Month Month Cash Flow Total Current Total Current Total
Code Stage |To be entered Exclusive of GST Gross Sales No. Units Unit (E.RN) Start Span Period Add GST Remarks Costs (exc GST) Costs (inc GST) Escalated Cost
8101 1 Conveyancing 0.25% - - - S Dec-43 - Dec-43 Y 99,577 109,535 175,108
8102 - . 0.00% - - - 0 - - Y - - -
8103 - . 0.00% - - - 0 - - Y - - -
8104 - . 0.00% - - - 0 - - Y - - -
8105 - . 0.00% - - - 0 - - Y - - -
8106 - . 0.00% - - - 0 - - Y - - -
8107 - . 0.00% - - - 0 - - Y - - -
8108 - . 0.00% - - - 0 - - Y - - -
8109 - . 0.00% - - - 0 - - Y - - -
8110 - . 0.00% - - - 0 - - Y - - -
8111 - . 0.00% - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
Pro-rata with Settlements ('S') or Exchanges (E') TOTAL] 99577 109,535 175.108
Other Leasing Costs % of AND /OR Base Rate / Escalate Month Month Cash Flow Total Current Total Current Total
Code Stage |To be entered Inclusive of GST Gross Rent No. Units Unit (ERN) Start Span Period Add GST Remarks Costs (exc GST)  Costs (inc GST) Escalated Cost
8201 1 Management Fees 10.00% - - - 29 240 | Jan-24 - Dec-43 N 9,880,418 9,880,418 9,880,418
8202 - . 0.00% - - - 0 - - Y - - -
8203 - . 0.00% - - - 0 - - Y - - -
8204 - . 0.00% - - - 0 - - Y - - -
8205 - . 0.00% - - - 0 - - Y - - -
8206 - . 0.00% - - - 0 - - Y - - -
8207 - 0.00% - - - 0 - - Y - - -
8208 - . 0.00% - - - 0 - - Y - - -
8209 - . 0.00% - - - 0 - - Y - - -
8210 0.00% - - - 0 - - Y - - -
8211 0.00% - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
Pro-rata with Rental Income (R') TOTAL| 9.880.418 9,880,418 9,880,418
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Main Inputs for Sharpe Avenue Apartments

9000

Code

9100

Code

9101
9102
9103
9104
9105
9106
9107
9108
9109
9110

10000

10001
10002

10007

10008

SALES

Sales Revenue to be entered Inclusive of GST

Stage Description

OTHER INCOME

Other Income to be entered Inclusive of GST

Stage Description

FINANCING

Equity
Developer's Equity Contribution
Injected in total upfront.

Interest Charged on Equity
Interest received on Surplus Cash

No. Units
SgqM

Land Use Code Units

(Simple Mode)

Fixed Amount

% of Available Funds to Repay Equity Before Debt

Senior Loan

No Limit (use as overdraft facility)
Interest Rate

Fees

Maintain Leverage on Senior Loan

ARGUS EstateMaster DF Ver 7.30

Description Lender Name

Amoun
Application Fee:
Annual Line Fee
Standby Fee

Total Area

Current Sales
Sale Calc
Price Method

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Base
Rate / Units

Percentage
- Fixed Amount.

Pre-Sale Exchange

Month
Start

olooolololoolooololoooloooloo

0.00% 'per annum Nominal - Capitalised (Compounded)

0.00% per annum received in arrears.

0.00%

Debt

0.00% per annum Nominal - Capitalised (Compounded)

it Percentage Month Paid
0

- Monthly

Paid in Arrears
Paid in Arrears

0.00% % of Future Positive Net Cash Flows

Month
Span

Month
Start

coooooocooooooooooooo

Month
Start

ocoooocooooo

Senior Loan Notes: Senior Loan is being used as an overdraft facility.

Settlements Sales Rate
Month Cash Flow Units / SqM
Span Period per Month
Month Cash Flow
Span Period

General Notes: All Line Fees are paid during period of debt, in arrears
All Profit Share is Paid progressively as project makes a profit.

Equity Notes: Equity is paying outstanding debt
Equity is repaid at project end.

Page 50of 6

Included
on Sales

<<<i<<<<<<<<<<<<<<</<<

GST
Included

<<l<<<<<<<<

Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

Land Total Current Total Current Total Escalated
Withheld by Use Sales Revenue Sales Revenue Sales Revenue
Purchaser Code (exc GST) (inc GST) (exc GST Withheld)
N RS2 - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
Capitalised Sales (refer to Tenants) 34,042,174 39,830,868 63,675,624
Manual Input (refer to Cash Flow)| - - -
TOTAL| 34,042,174 39,830,868 63,675,624

Remarks

Manual Input (refer to Cash Flow)|

Total Current

Total Current

Total Escalated

TOTAL|

Opening
Balances

Opening
Balances

File: 210708 Sharp Ave Feasibility Rev 2.emdf

Income (exc GST)  Income (inc GST) Income
Equity
Totals

Developer's Injections| -

Interest Charged| -

Interest Received -

Senior Loan
Totals
Drawdown| 53,826,043

Interest Charged|

Application Fees|
Line Fees|
Standby Fees|
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Main Inputs for Sharpe Avenue Apartments Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

Financing Costs No. of Base Rate / Escalate Month Month Cash Flow Total Current Total Current Total

Code Stage |To be entered Exclusive of GST Units Unit (E,RN) Start Span Period Add GST Remarks Costs (exc GST) Costs (inc GST) Escalated Cost
10009 - . - - - 0 - - Y - - -
10010 - . - - - 0 - - Y - - -
10011 - . - - - 0 - - Y - - -
10012 - . - - - 0 - - Y - - -
10013 - . - - - 0 - - Y - - -
10014 - . - - - 0 - - Y - - -
10015 - . - - - 0 - - Y - - -
10016 - . - - - 0 - - Y - - -
10017 - . - - - 0 - - Y - - -
10018 - . - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -

TOTAL| - - -

PROJECT HURDLE RATES

Project Discount Rate (target IRR) 4.00% per annum Nominal, on cash flow that includes financing costs but excludes interest and corp tax.
Nominate an estimate of IRR 4.00% perann.

Developer's Target Dev. Margin 0.00% on total development costs (inc selling costs).

Developer's Cost of Equity (for WACC) 0.00%
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Gantt Chart for Sharpe Avenue Apartments

1000
Code

1007
1008

Code

5001
5002

6000

Code

6001
6002

8000

8001
8006

Code
8101

Code
8201

9000

Stage

Stage

Stage

Stage

Rs1
CcoMm

Stage
1

Stage
1

Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

LAND PURCHASE & ACQUISITION COSTS

Settlement (Balance)
Stamp Duty *

PROFESSIONAL FEES

Description

Professional Fees (Planning & Design)
Professional Fees (Construction)
Development Management

CONSTRUCTION COSTS

Description

Parking, Stores and Plant - North Tower
Parking, Stores and Plant - South Tower
Community

Commercial

Podium Level

Residential Apartments - North Tower
Embellishment/Amenity - North Tower
Vertical Circulation - North Tower
Residential Apartments - South Tower
Embellishment/Amenity - South Tower
Vertical Circulation - South Tower
External Works and Services
Construction Contingency

Statutory Fees
Description

Statutory Fees
Artwork Contribution

Refurbishment Costs
Description

Reburbishment after 10 years
Reburbishment after 20 years

SELLING & LEASING COSTS

Residential
Commercial Office

Other Selling Costs
To be entered Exclusive of GST
Conveyancing

Other Leasing Costs
To be entered Inclusive of GST
Management Fees

SALES

Rental Income

ARGUS EstateMaster DF Ver 7.30

Month Month Cash Flow
Start Span Period
29 1 | Jan-24-Jan-24
29 1 | Jan-24 - Jan-24
TOTAL
Month Month Cash Flow
Start? Span Period
1 13 | Sep-21-Sep-22
14 15 | Oct-22 - Dec-23
1 29 | Sep-21-Jan-24
TOTAL
Month Month Cash Flow
Start Span Period
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
TOTAL
Month Month Cash Flow
Start Span Period
7 1| Mar-22 - Mar-22
14 1 | Oct-22 - Oct-22
TOTAL
Month Month Cash Flow
Start? Span Period
149 2 | Jan-34-Feb-34
268 2 | Dec-43 - Jan-44
TOTAL
Month Month Cash Flow
Start Span Period
S Dec-43 - Dec-43
TOTAL
Month Month Cash Flow
Start Span Period
29 240 | Jan-24 - Dec-43
TOTAL

Capitalised Sales (refer to Tenants)
TOTAL

Page 1 of 2
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Gantt Chart for Sharpe Avenue Apartments

1000
Code

1007
1008

Code

5001
5002

6000

Code

6001
6002

8000

8001
8006

Code
8101

Code
8201

9000

Stage

Stage

Rs1
CcoMm

Stage
1

Stage
1

Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

LAND PURCHASE & ACQUISITION COSTS

Settlement (Balance)
Stamp Duty *

PROFESSIONAL FEES

Description

Professional Fees (Planning & Design)
Professional Fees (Construction)
Development Management

CONSTRUCTION COSTS

Description

Parking, Stores and Plant - North Tower
Parking, Stores and Plant - South Tower
Community

Commercial

Podium Level

Residential Apartments - North Tower
Embellishment/Amenity - North Tower
Vertical Circulation - North Tower
Residential Apartments - South Tower
Embellishment/Amenity - South Tower
Vertical Circulation - South Tower
External Works and Services
Construction Contingency

Statutory Fees
Description

Statutory Fees
Artwork Contribution

Refurbishment Costs
Description

Reburbishment after 10 years
Reburbishment after 20 years

SELLING & LEASING COSTS

Residential
Commercial Office

Other Selling Costs
To be entered Exclusive of GST
Conveyancing

Other Leasing Costs
To be entered Inclusive of GST
Management Fees

SALES

Rental Income

ARGUS EstateMaster DF Ver 7.30

Month Month Cash Flow
Start Span Period
29 1 | Jan-24-Jan-24
29 1 | Jan-24 - Jan-24
TOTAL
Month Month Cash Flow
Start? Span Period
1 13 | Sep-21-Sep-22
14 15 | Oct-22 - Dec-23
1 29 | Sep-21-Jan-24
TOTAL
Month Month Cash Flow
Start Span Period
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
TOTAL
Month Month Cash Flow
Start Span Period
7 1| Mar-22 - Mar-22
14 1 | Oct-22 - Oct-22
TOTAL
Month Month Cash Flow
Start? Span Period
149 2 | Jan-34-Feb-34
268 2 | Dec-43 - Jan-44
TOTAL
Month Month Cash Flow
Start Span Period
S Dec-43 - Dec-43
TOTAL
Month Month Cash Flow
Start Span Period
29 240 | Jan-24 - Dec-43

ToTAL [N

Capitalised Sales (refer to Tenants)
TOTAL
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AARGUS

Sharpe Avenue Apartments
Sharpe St Apartments UF Base Case

20 year Cashflow - unfurnished 0% vacancy
Licensed to: APP Corporation Pty Ltd

Time Span: Aug-21 to Jan-44 (269 Months)
Type: Miscellaneous
Status: Under Review
Site Area:
FSR: B
Project Size:
Total AUD Per AUD Per % of Total
AUD Unit SqM of Site Area Total Net Revenue Exc GST
Revenues
Quantity SqM AUD/Quantity
Gross Sales Revenue 98 726.00 649,751.26 63,675,624 53.8% 57,886,931
Residential 97 - 586,523.50 56,892,779 51,720,709
Commercial Office 1 726.00 6,782,844.36 6,782,844 6,166,222
Less Selling Costs (875,540) -0.7% (795,945)
Less Purchasers Costs - 0.0% -
NET SALES REVENUE 62,800,084 53.1% 57,090,985
Average Yield Units AUD/Unit/week
Gross Rental Income 7.00% 98.00 759.01 98,804,181 83.5% 89,821,983
Residential 7.00% 97.00 702.06 90,458,742 82,235,220
Commercial Office 7.00% 1.00 6,282.69 8,345,440 7,586,763
Less Outgoings & Vacancies (18,599,372) -15.7% (18,599,372)
Less Letting Fees (70,824) -0.1% (70,824)
Less Incentives (Rent Free and Fitout Costs) - 0.0% -
Less Other Leasing Costs (9,880,418) -8.4% (9,880,418)
NET RENTAL INCOME 70,253,567 59.4% 61,271,369
Interest Received - 0.0% -
Other Income - 0.0% -
TOTAL REVENUE (before GST paid) 133,053,651 112.5% 118,362,354
Less GST paid on all Revenue (14.770.891) -12.5%
TOTAL REVENUE (after GST paid) 118,282,760 100.0% 118,362,354
Costs
Land Purchase Cost 1,734,062 1.5% 1,576,420
Land Acquisition Costs 83,219 0.1% 83,219
Construction Costs (inc. Contingency) 52,409,140 44.3% 47,644,672
Built Form 47,644,672 40.3% 43,313,339
Contingency 4,764,467 4.0% 4,331,334
Professional Fees 3,991,754 3.4% 3,628,867
Statutory Fees 762,315 0.6% 762,315
Refurbishment Costs 1,861,723 1.6% 1,692,476
Land Holding Costs - 0.0% -
Finance Charges (inc. Fees) - 0.0% -
Interest Expense - 0.0% -
TOTAL COSTS (before GST reclaimed) 60,842,213 51.4% 55,387,969
Less GST reclaimed (5,533,838) -4.7%
Plus Corporate Tax - 0.0% -
TOTAL COSTS (after GST reclaimed) 55,308,375 46.8% 55,387,969
SgM of Site Area Total Exc GST
" Net Development Profit 62,974,385
° Development Margin (Profit/Risk Margin) Based on total costs (inc selling costs) 112.09%
° Net Present Value Based on Discount Rate of 4% p.a. Nominal 9,463,765
° Benefit Cost Ratio 1.1862
" Project Internal Rate of Return (IRR) Per annum Nominal 5.25%
® Residual Land Value Based on NPV (Exclusive of GST) 11,440,232 11,440,232
Equity IRR Per annum Nominal N.A.
Equity Contribution -
Peak Debt Exposure 53,575,139
Equity to Debt Ratio N.A.
¢ Weighted Average Cost of Capital (WACC) 0.00%!
'° Breakeven Date for Cumulative Cash Flow Month 248 Apr-2042
" Yield on Cost 4.52%
2 Rent Cover 22 Yrs, 7 Mths
3 Profit Erosion 0 Yrs, 0 Mths
Footnotes:

1. Development Profit: is total revenue less total cost including interest paid and received
2. Note: No redistribution of Developer's Gross Profit
3. Development Margin: is profit divided by total costs (inc selling costs)
5. Net Present Value: is the project's cash flow stream discounted to present value. It includes financing costs but excludes interest and corp tax.
6. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs and includes financing costs but excludes interest and corp tax.
7. Intemal Rate of Return: is the discount rate where the NPV above equals Zero.
8. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
9. The Weighted Average Cost of Capital (WACC) is the rate that a company is expected to pay to finance its assets.
10. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when proft s realised)
11 Yield on Cost is Current Net Annual Rent divided by Total Costs (before GST reclaimed), including all Selling Costs.
12. The total net development profit divided by the current net annual rental expressed as a number of years/months,
13. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.
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AARGUS EstateMaster | Deysiopment SUMMARY OF PROJECT RETURNS

Sharpe Avenue Apartments
Sharpe St Apartments UF Base Case

20 year Cashflow - unfurnished 0% vacancy
Licensed to: APP Corporation Pty Ltd

Returns on Funds Invested Developer's Equity Senior Loan Total Equity Total Debt Total Funding
Equity Debt
Lender Name
" Funds Invested (Cash Outlay) - 53,826,043 - 53,826,043 53,826,043
% of Total Funds Invested 0.00% 100.00% 0.00% 100.00% 100.00%
2 Peak Exposure - 53,575,139 - 53,575,139
Date of Peak Exposure N.A. Jan-24 N.A. Jan-24
Month of Peak Exposure Month 29 Month 0 Month 29
Weighted Average Interest Rate N.A. N.A. N.A. N.A.

Interest Charged - - - - -
Line & Standby Fees Charged - - - - -
Application Fees Charged - - - - -
Profit Share Received - - - - -

3 Total Profit to Funders 62,974,385 - 62,974,385 - 62,974,385
4 Margin on Funds Invested N.A. 0.00% N.A. 0.00%
S Payback Date N.A. Apr-42 N.A. Apr-42
Month of Payback N.A. Month 248 N.A. Month 248
% IRR on Funds Invested N.A. 0.00% N.A. 0.00%
7 Loan to Value Ratio 0.00% 84.14% 0.00% 84.14%
® Loan Ratio 0.00% 3104.04% 0.00% 3104.04%
of Land Purchase Price. of Land Purchase Price. of Land Purchase Price. of Land Purchase Price.
Contribution Share Contribution vs Profit
AUD Millions .
80.0
60.0
40.0
20.0
2z
5
o
(20.0) =
R
)
]
(40.0) ]
o
(60.0)
= Developer's Equity « Senior Loan = Contribution u Interest & Fees w Profit Share

Funding Duration (First Drawdown to Final Repayment)

Developer's Equity: Jan-1900 to
N.A.

Month

Footnotes:

. The total amount of funding injected into the project cash flow.

The maximum cash flow exposure of that equity/debt facility including capitalised interest.

The total repayments less funds invested, including profit share paid or received.

Margin is net profit divided by total funds invested (cash outlay).

Payback date for the equity/debt facilty is the last date when total equity/debt s repaid

IRR on Funds Invested is the IRR of the equity cash flow including the return of equity and realisation of project profits.

Loan to Value ratio is the Peak Equity/Debt Exposure divided by Total Sales Revenue.

Loan Ratio is the total funds invested by the lender (cash outlay) divided by the nominated ratio calculation method. It includes capitalised interest and fees.

PN eN
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Tenancy Schedule for Sharpe Avenue Apartments

12000

Stage Description

1
I
1
1
i

Studio
xt

Commercial

TOTAL

ARGUS EstateMaster DF Ver 7.30

Land Total
Use  Units Area

Code SaM

RS1 13

RS1 24 -
RS1 18 -
RST 28 -
RS1 5 -
RS1 ) -
coM 1 726,00

9% 7260
*1f Yes, GST i payable on setllement (end of lease period or settiement date)

[Unitweek
400,00

600,00
700,00
800,00
900,00

1,000,00

626269

Outqoinas and Vacancies
% of

Amount otal
IUnitiweek Rent Per Annum
11346 0,00 76,7
12937 | 0.00% 161,448
14423 | 0.00% 135,000
15438 | 0.00% 224,784
17115 | 0.00% 44,500
18308 | 0.00% 85,680
- | 000% N
- | _000% -
- 000% -
- 000% -

‘annualincome (net of

Pro-
Gommit
Month

Lease
Month
Start

Cash Flow Period
Jan24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43

Escalated Rent
at Lease Start
IUnitannum

20,800
31,200
36,400
41,600
46,800
52,000

326,700

Letting Fee
% paid at Total
Gross Rent _PreCommit Amount

2.00% 0.00% 5408
2.00% 0.00% 14,976
2.00% 0.00% 13,104
2.00% 0.00% 23,296
2.00% 0.00% 4,680
2.00% 0.00% 9,360
0.00% 0.00% -
0.00% 0.00% -
0.00% 0.00% -
0.00% 0.00% -

Licensed to: APP Corporation Pty Ltd

Page 10f 1

Rent Free.
Months

Incentives

Fitout
Cost

Month
Start

= incusive of GST.

GST Included
on on
osts Rent
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y

Residual
Cap.

7.00%
7.00%
7.00%

7.00%

Pro-Sale
Exchange
Month

Settlement
Month

Leasing Up Period

Months
Vacant

Discount
Rate
0.00%

Purchaser's
Costs

Gs
Included on
Sales *

<<<<lc<<<<<

Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

Current Net Annual
Rent

169,118
519.279
460,636
834,125
168.227
339,775

297,000

Fi—

Total Net Escalated
cmenengsae [ Jonke G
s || G
2415974 4,314,658 3,862,297
580,519 11,753,694 10,519,949
]| —
4,853,922 8,670,064 7.759.723




Sharpe Avenue Apartments
Sharpe St Apartments UF Base Case
20 year Cashflow - unfurnished 0% vacancy

Change %

Base Case (No Variation) 0.00%
Construction Costs 0.00%
10.00%

20.00%

30.00%

Rental Levels -30.00%

15,000

10,000

5,000

000's)

-5,000

-10,000

Net Present Value (,

-15,000

-20,000

-25,000

-30,000

Construction
Cost

6.00%

5.00%

4.00%

Project IRR (%)

3.00%

2.00%

1.00%

0.00%

Construction
Cost

Net Dev. Profit

62,974,385
62,974,385
57,849,486
52,724,587
47,599,687
22,992,985
36,320,118
49,647,252

62,974,385 9,463,765

0.00%

Rental Income
no change
A10%
A15%
A20%
A30%

0.00%

Rental Income

no change
A10%
A15%
A20%
A30%

NPV

9,463,765
9,463,765
4,687,948

(87,870)
(4,863,687)
(10,468,787)
(3,824,603)
2,819,581

10.00%

v30%
(10,468)
(15,244)
(17,632)
(20,020)
(24,796)

10.00%

¥30%
2.35%
1.74%
1.45%
1.18%
0.68%

Dev. Margin

112.09%
112.09%
94.36%
79.36%
66.52%
41.15%
64.88%
88.52%

15.00%

Project IRR

Construction Cost

v20%
(3,824)
(8,600)
(10,988)
(13,376)
(18,152)

15.00%
Constructi

¥20%
3.44%
2.81%
251%
2.24%
1.72%

v15%
(502)

(5,278)

(7,666)

5.25%
5.25%
4.58%
3.99%
3.45%
2.35%
3.44%
4.39%

(10,054)
(14,829)

ion Cost

¥ 15%
3.93%
3.29%
2.99%
2.71%
2.19%

Equity IRR

20.00%

v10%
2,819
(1,956)
(4,344)
(6,732)
(11,507)

20.00%

¥10%
4.39%
3.74%
3.45%
3.16%
2.63%

WACC

30.00%

no change
9,463
4,687
2,300
(87)
(4,863)

30.00%

no change
5.25%
4.58%
4.28%
3.99%
3.45%

RLV
(Target Margin)

61,174,295
61,174,295
56,323,142
51,479,069
46,622,868
23,337,970
35,949,562
48,565,473

____________0.00%! 61,174,295 11,440,232

Licensed to: APP Corporation Pty Ltd

RLV
(Target IRR)

11,440,232
11,440,232
6,462,533
1,484,836
(3,734,656)
(9.970,826)
(2,578,583)
4,515,189

—a— Rental Income down 30%

- Rental Income down 20%

—u— Rental Income down 15%

—=— Rental Income down 10%

—e— Rental Income no change

—a— Rental Income down 30%

- Rental Income down 20%

—a— Rental Income down 15%

—= Rental Income down 10%

—e— Rental Income no change

Notes: Two-Way WhatIf Charts don't consider variations to Corporate Tax caused by the change in the 2 selected variables. This is due to Finance Fees and/or Interest Charges being allocated to Works in Progress (WIP) for Profit and Loss reporting
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Current Financial Year Cash Flow for Sharpe Avenue Apartments Sharpe St Apartments UF Base Case - 20 year Cashflow - unfurnished 0% vacancy

PROJECT CASH FLOW TOTAL GST Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12
Jun-22 Jun-23 Jun-24 Jun-25 Jun-26 Jun-27 Jun-28 Jun-29 Jun-30 Jun-31 Jun-32 Jun-33 Jun-34
Sale Summary
Units Sold 98.00 - - - - - - - - - - - - -
Residential 97.00 - - - - - - - - - - - - -
Residential - 2 Bedroom Units - N - - - - - - - - - - - -
Commercial Office 1.00 = - - - - - - - - - - - -

Cumulative Units Sold - - N - - - - - - - - - -
% Units Sold - - - - - - - - - - - - -

SqgM Sold 726.00 N - - - - - - - - - - - -
Commercial Office 726.00 N - - - - - - - - - - - -
Cumulative SqM Sold: - - - - - - - - - - - - -
% SaM Sold - - - - - - - - - - - - -
AUD Sold 63,675,624 - - - - - - - - - - - - -
Residential 56,892,779 - - - - - - - - - - - - -
Residential - 2 Bedroom Units - - J - - - - - - - - - - -
Commercial Office 6,782,844 - - - - - - - - - - - - -
Cumulative AUD Sold - - N - - - - - - - - - -
% AUD Sold - - - - - - - - - - - - -
Units Handed Over 98.00 - - - - - - - - - - - - -
Residential 97.00 - - - - - - - - - - - - -
Residential - 2 Bedroom Units - - - - - - - - - - - - - -
Commercial Office 1.00 N - - - - - - - - - - - -

Cumulative Units Handed Over - N - - - - - - - - - - -

% Units Handed Over - - - - - - - - - - - - -

SgM Handed Over 726.00 - - - - - - - - - - - - -
Commercial Office 726.00 - - - - - - - - - - - - -
Cumulative SqM Handed Over| - - - - - - - - - - - - -

% SaM Handed Over| - - - - - - - - - - - - -

AUD Handed Over 63,675,624 - - - - - - - - - - - - N
Residential 56,892,779 - - - - - - - - - - - - -
Residential - 2 Bedroom Units - N - - - - - - - - - - - -
Commercial Office 6,782,844 - - - - - - - - - - - - N

Cumulative AUD Handed Over - - - - - - - - - - - - -
% AUD Handed Over - - - - - - - - - - - - -

Project Cash Flow

Revenue
Gross Sales Revenue 63,675,624 - - - - - - - - - - - - -
Selling Costs (875,540), - - - - - - - - - - - - -
Gross Rental Income 98,804,181 - - 1,933,950 3,916,249 4,014,155 4,114,509 4,217,372 4,322,806 4,430,876 4,541,648 4,655,189 4,771,569 4,890,858
Leasing Costs (28,550,614) - - (681,890) (1,231,234) (1,249,665) (1,268,556) (1,287,919) (1,307,767) (1,328,110) (1,348,962) (1,370,336) (1,392,244) (1,414,699)
Other Income - - - - - - - - - - - - - -
Interest Received* - - - - - - - - - - - - - -
GST Pavments (Liabilities) (14,770,891) - - (175,814) (356,023) (364,923) (374,046) (383,397) (392,982) (402,807) (412,877) (423,199) (433,779) (444,623)
TOTAL NET REVENUE 118,282,760 - - 1,076,246 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 3,031,535
Costs
Land and Acquisition 1,817,281 - - 1,817,281 - - - - - - - - - -
Professional Fees 3,991,754 2,217,515 1,318,538 455,700 - - - - - - - - - -
Construction Costs (inc. Contingency) 52,409,140 - 26,204,570 26,204,570 - - - - - - - - - -
Statutory Fees 762,315 285,868 476,447 - - - - - - - - - - -
Refurbishment Costs 1,861,723 - - - - - - - - - - - - 839,755
Miscellaneous Costs 2 - - - - - - - - - - - - - -
Miscellaneous Costs 3 - - - - - - - - - - - - - -
Project Contingency (Reserve) - - - - - - - - - - - - - -
Land Holding Costs - - - - - - - - - - - - - -
Pre-Sale Commissions - - - - - - - - - - - - - -
Financing Costs (exc Fees) - - - - - - - - - - - - - -
GST Refunds (Inout Credits). (5,533,838) (201,592) (2,502,101) (2,581,303) - - - - - - - - - (76,341)
TOTAL COSTS 55,308,375 2,301,791 25,497,454 25,896,248 - E - - . . z z z 763413
Net Cash Flow (before Interest & Corporate Tax) 62,974,385 (2,301,791) (25,497,454) (24,820,003) 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 2,268,122
Cumulative Cash Flow (2,301,791) (27,799,245) (52,619,248) (50,290,256) (47,890,689) (45,418,782) (42,872,727) (40,250,670) (37,550,711) (34,770,903) (31,909,249) (28,963,703) (26,695,581)
Corporate Tax - - - - - - - - - - - - - -
Net Cash Flow (before Interest & after Corporate Tax) 62,974,385 (2,301,791) (25,497,454) (24,820,003) 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 2,268,122
Cumulative Cash Flow (2,301,791) (27,799,245) (52,619,248) (50,290,256) (47,890,689) (45,418,782) (42,872,727) (40,250,670) (37,550,711) (34,770,903) (31,909,249) (28,963,703) (26,695,581)

Developer's Equity
Manual Adjustments (Inject + / Repay -) - - - - - - - R R R R R R

Injections - - - - - - - - - - - - - -
Interest Charged - - - - - - - - - - - - - -
Equity Repayment 62,974,385 - - - - - - - - - - - - -
Less Profit Share - - - - - - - - - - - - - -
Equity Balance 62,974,385 - - - - - - - - - - - - -
Equity Cash Flow 62,974,385 - - - - - - - - - - - - -
Project Cash Account

Surplus Cash Injection 63,438,916 - - - - - - - - - - - - -
Cash Reserve Drawdown (63,438,916) - - - - - - - - - - - - -

Interest on Surplus Cash - - - - - - - - - - - - - -
Surplus Cash Balance - - - - - - - - - - - - -

Senior Loan - Lender Name Debt
Drawdown (53,826,043) (2,301,791) (25,497,454) (25,775,894) - - - - - - - - - (250,903)
Loan Interest Rate (%/ann) 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Interest Charged - - - - - - - - - - - - - -
Fees Charged (Application, Line & Standby) - - - - - - - - - - - - - -
Interest Paid by Equity - - - - - - - - - - - - - -
Loan Repayment 53,826,043 - - 955,892 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 2,519,025
Interest and Fees - - - - - - - - - - - - - -
Principal 53,826,043 - - 955,892 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 2,519,025
Loan Balance 0 (2,301,791) (27,799,245) (52,619,248) (50,290,256) (47,890,689) (45,418,782) (42,872,727) (40,250,670) (37,550,711) (34,770,903) (31,909,249) (28,963,703) (26,695,581)
% of Land Purchase Price.
Senior Loan Cash Flow - (2,301,791) (25,497,454) (24,820,003) 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 2,268,122
Interest Coverage Ratio - - - - - - - - - - - - - -
Debt Service Ratio 1.01 - - A 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.20
Proiect Overdraft (2.301.791) (27.799.245) (52.619.248) (50.290.256) (47.890.689) (45.418.782) (42.872.727). (40.250.670) (37.550.711). (34.770.903) (31.909.249) (28.963.703) (26.695.581)
Net Cash Flow (after Interest & Corporate Tax) 62,974,385 (2,301,791) (25,497,454) (24,820,003) 2,328,992 2,399,567 2,471,907 2,546,055 2,622,057 2,699,959 2,779,808 2,861,654 2,945,546 2,268,122

Cumulative Cash Flow** (2,301,791) (27,799,245) (52,619,248) (50,290,256) (47,890,689) (45,418,782) (42,872,727) (40,250,670) (37,550,711) (34,770,903) (31,909,249) (28,963,703) (26,695,581)
Check Balance - - - - - - - - - - -
GST Liability Summary

Total Liability on Revenue (14,770,891) - - (175,814) (356,023) (364,923) (374,046) (383,397) (392,982) (402,807) (412,877) (423,199) (433,779) (444,623)
Withheld bv Purchaser - - - - - - - - - - - - - -
Net Liability (-ve) / Credit (+ve) (14,770,891) - - (175,814) (356,023) (364,923) (374,046) (383,397) (392,982) (402,807) (412,877) (423,199) (433,779) (444,623)

* Includes half interest from deposit on land acquisition plus Interest received from pre-sale deposits
** Cumulative Cash Flow After Interest is revenue less costs (including interest on overdraft)
Licensed to: APP Corporation Pty Ltd
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Current Financial Year Cash Flow for Sharpe Avenue Apartments

PROJECT CASH FLOW TOTAL GST Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22
Jun-35 Jun-36 Jun-37 Jun-38 Jun-39 Jun-40 Jun-41 Jun-42 Jun-43 Jun-44
Units Sold 98.00 - - - - - - - - - 98.00
Residential 97.00 N = - N - - - - - 97.00
Residential - 2 Bedroom Units - - - - N N - - - - -
Commercial Office 1.00 = - N - N - - - - 1.00
Cumulative Units Sold - - - - - - - N - 98.00
% Units Sold - - - - - - - - - 100.0%
SqgM Sold 726.00 - - - - - - - - - 726.00
Commercial Office 726.00 - - - - - - - - - 726.00
Cumulative SqM Sold: - - - - - - - - - 726.00
% SqM Sold, - - - - - - - - - 100.0%
AUD Sold 63,675,624 - - - - - - - - - 63,675,624
Residential 56,892,779 - - - - - - - - - 56,892,779
Residential - 2 Bedroom Units - - - - N - - - - - -
Commercial Office 6,782,844 - - - - - - - - - 6,782,844
Cumulative AUD Sold - - - - - - - = - 63,675,624
% AUD Sold - - - - - - - - - 100.0%
Units Handed Over 98.00 - - - - - - - - - 98.00
Residential 97.00 - - - - - - - - - 97.00
Residential - 2 Bedroom Units - - - - - - - - - - -
Commercial Office 1.00 - - - N - - - - - 1.00
Cumulative Units Handed Over - - - - - - - N - 98.00
% Units Handed Over - - - - - - - - - 100.0%
SgM Handed Over 726.00 - - - - - - - - - 726.00
Commercial Office 726.00 - N N - - - N - - 726.00
Cumulative SqM Handed Over - - - - - - - - - 726.00
% SaM Handed Over| - - - - - - - - - 100.0%
AUD Handed Over 63,675,624 - - - - - - - - - 63,675,624
Residential 56,892,779 - - - - - - - - - 56,892,779
Residential - 2 Bedroom Units - - - - - - N - - - -
Commercial Office 6,782,844 N N - - - N N - - 6,782,844
Cumulative AUD Handed Over - - - - - - - - N 63,675,624
- - - - - - - - - 100.0%

% AUD Handed Over

Project Cash Flow
Revenue
Gross Sales Revenue
Selling Costs
Gross Rental Income
Leasing Costs
Other Income
Interest Received*
GST Pavments (Liabilities)
TOTAL NET REVENUE
Costs
Land and Acquisition
Professional Fees
Construction Costs (inc. Contingency)
Statutory Fees
Refurbishment Costs
Miscellaneous Costs 2
Miscellaneous Costs 3
Project Contingency (Reserve)
Land Holding Costs
Pre-Sale Commissions
Financing Costs (exc Fees)
GST Refunds (Inout Credits).
TOTAL COSTS
Net Cash Flow (before Interest & Corporate Tax)
Cumulative Cash Flow
Corporate Tax
Net Cash Flow (before Interest & after Corporate Tax)
Cumulative Cash Flow

Developer's Equity
Manual Adjustments (Inject + / Repay -)
Injections
Interest Charged
Equity Repayment
Less Profit Share
Equity Balance
Equity Cash Flow
Project Cash Account
Surplus Cash Injection
Cash Reserve Drawdown
Interest on Surplus Cash
Surplus Cash Balance
Senior Loan - Lender Name
Drawdown
Loan Interest Rate (%/ann)
Interest Charged
Fees Charged (Application, Line & Standby)
Interest Paid by Equity
Loan Repayment
Interest and Fees
Principal
Loan Balance
% of Land Purchase Price.
Senior Loan Cash Flow
Interest Coverage Ratio
Debt Service Ratio
Proiect Overdraft
Net Cash Flow (after Interest & Corporate Tax)
Cumulative Cash Flow**
Check Balance

63,675,624
(875,540)

98,804,181
(28,550,614)

(14,770,891)
118,282,760

1,817,281
3,991,754
52,409,140
762,315
1,861,723

(5,533,838)
55,308,375
62,974,385

62,974,385

62,974,385

62,974,385
62,974,385

63,438,916
(63,438,916)

Debt
(53,826,043)

53,826,043

53,826,043
0
1.01

62,974,385

5,013,129 5,138,458 5,266,919 5,398,592 5,533,557 5,671,896 5,813,693
(1,437,716) (1,461,309) (1,485,491) (1,510,278) (1,535,684) (1,561,726) (1,588,418)
(455,739) (467,133) (478,811) (490,781) (503,051) (515,627) (528,518)
3,119,674 3,210,016 3,302,617 3,397,533 3,494,822 3,594,543 3,696,757
3,119,674 3,210,016 3,302,617 3,397,533 3,494,822 3,594,543 3,696,757
(23,575,907) (20,365,890) (17,063,273) (13,665,740) (10,170,917) (6,576,374) (2,879,617)
3,119,674 3,210,016 3,302,617 3,397,533 3,494,822 3,594,543 3,696,757
(23,575,907) (20,365,890) (17,063,273) (13,665,740) (10,170,917) (6,576,374) (2,879,617)

0.00%

3,119,674
3,119,674
(23,575,907)

3,119,674

1.00
(23575.907)

3,119,674
(23,575,907)

0.00%

3,210,016
3,210,016
(20,365,890)

3,210,016

1.00

(20.365.890)
3,210,016

(20,365,890)

5,959,036
(1,615,778)

(541,731)
3,801,527

3,801,527
921,910
3,801,527
921,910

6,108,012
(1,643,822)

(555,274)
3,908,916

3,908,916
4,830,826
3,908,916
4,830,826

63,675,624
(875,540)

3,091,710
(829,009)

(6,069,758)
58,993,027

1,021,969

(172,501)

849,468
58,143,559
62,974,385
58,143,559
62,974,385

62,974,385

GST Liability Summary
Total Liability on Revenue
Withheld bv Purchaser

Net Liability (-ve) / Credit (+ve)

* Includes half interest from deposit on land acquisition plus Interest received from pre-sale deposits

** Cumulative Cash Flow After Interest is revenue less costs (including interest on overdraft)
Licensed to: APP Corporation Pty Ltd

ARGUS EstateMaster DF Ver 7.30

(14,770,891)

(14,770,891)

(455,739)

(455,739)

(467,133)

(467,133)

- - - - - - - 62,974,385

- - - - - - - 62,974,385

- - - - - 921,910 3,908,916 58,608,091

- - - - - - - (63,438,916)

, _ _ - - 921,910 4,830,826 )

0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
3,302,617 3,397,533 3,494,822 3,504,543 3,696,757 2,879,617 - -
3,302,617 3,397,533 3,494,822 3,594,543 3,696,757 2,879,617 - -

(17,063,273) (13,665,740) (10,170,917) (6,576,374) (2:879,617) ) ) )
3,302,617 3,397,533 3,494,822 3,594,543 3,696,757 2,879,617 - -
1.00 1.00 1.00 1.00 1.00 1.32 - -

(17.063.273) (13.665.740) (10.170.917) (6.576.374) (2.879.617) (0 () (0)

3,302,617 3,397,533 3,494,822 3,594,543 3,696,757 3,801,527 3,908,916 58,143,550

(17,063,273) (13,665,740) (10,170,917) (6,576,374) (2,879,617) 921,910 4,830,826 62,974,385

(478,811) (490,781) (503,051) (515,627) (528,518) (541,731) (555,274) (6,069,758)

@78.811) (490,787) (503,0571) (515,627) (528,518) (541,731) (555,274) (6.069,758)
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Appendix G. Estate Master Feasibility Scenario 2

20 year cashflow — 60% Furnished Apartments



Development Feasibility Model
ARGUS EstateMaster Licensed to: APP Corporation Pty Ltd

12883 : Sharpe Avenue Apartments

Sharpe St Apartments Scenario 2 : 20 year Cashflow - 60% furnished executive

Date of Report:  08-Jul-2021
Time Span : Aug-21 to Jan-44 (269 Months)

Project Size :

Type: Miscellaneous Project Size :

Status : Under Review

Site Area : FSR: 1
Equated GFA : SgM

Prepared By : Steve Egger Address : 7020 Sharpe Avenue
Prepared For : City of Karratha Karratha
Developer : City of Karratha WA
Australia
Disclaimer

This feasibility has been prepared by APP in accordance with the terms of engagement and for the purpose of determining the potential return to the City of Karratha in
progressing the development of an apartment building with ground floor commercial/community. APP gives no warranty to third parties as to the models accuracy,
reasonableness, currency, reliability or completeness and as such third parties must rely on their own enquiries. The Client agrees not to provide this report to third parties
without the written consent of APP, which consent may be qualified.

The feasibility has been based upon inputs from various sources which have generally been referenced within. A number of these inputs are considered indicative only and will
require further testing to determine their accuracy and influence on model outcomes. APP does not warrant the accuracy or status of any of these inputs. Please note that APF
does not hold a Real Estate valuation licence and none of the estimates in regard to potential property values should be construed as a valuation in accordance with Australian
Property Institute (API) guidelines and requirements.

This model is subject to change as a result of further design, construction and property market fluctuations, statutory and zoning changes, financial market movements, and/or
changing requirements by the City of Karratha and delivery strategies.

To the maximum extent permitted by law or by its agreement with the City of Karratha, APP disclaims any and all liability for any loss or damage (whether foreseeable,
consequential or not) suffered by the City and any third party acting on or refraining from acting because of, based on or relating to any information contained in this document
any errors or omissions in the model or for any written or oral communications transmitted to a third party in the course of its evaluation of the document, whether the loss or
damage arises in connection with any negligence, default, lack of care, misrepresentation or otherwise and whether it arises in tort, contract, under statute or equity.



Main Inputs for Sharpe Avenue Apartments

PRELIMINARY

Cash Flow Title

Date of First Period:
Cash Flow Rest Period:
Project Size (a)

Project Size (b)

Site Area

GOODS & SERVICES TAX

Sharpe St Apartments Scenario 2

Aug-2021
Monthly
- Units
- GFA
- SaM Floor Space Ratio
Type Miscellaneous
Status Under Review

Using General Tax Rule

Description of Option/Stage

20 year Cashflow - 60% furnished executive

Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

Input Sheet Last
Stored as Option/Stage 2

Licensed to: APP Corporation Pty Ltd

Goods and Services Tax Rate. 10.00% Developer Credits Reclaimed in the Same Month Liability Paid in the Same Month Liability on Sales All Paid by Developer
All Project Costs To be entered Exclusive of GST
Rental Income & Leasing Costs To be entered Inclusive of GST
Sales Revenue To be entered Inclusive of GST
Other Income To be entered Inclusive of GST
1000 LAND PURCHASE & ACQUISITION COSTS
Costs to be entered Exclusive of GST
Land Purchase Price 1,576,420.00
% of Land Purchase Price AND/OR Month Month Cash Flow Add GST on Land Price? Y Total Current Total Current Total Escalated
Code Stage % paid Amount Lump Amount Start Span Period Reclaim All After Final Land Settiement Costs (exc GST) Costs (inc GST) Cost
1002 - Deposit In Trust Account * 0.00% - - 0 - - - - -
1003 Payment 1 0.00% - - 0 - - - - -
1004 Payment 2 0.00% - - 0 - - - - -
1005 Payment 3 0.00% - - 0 - - - - -
1006 Payment 4 0.00% - - 0 - - - - -
1007 Settlement (Balance) 100.00% 1,576,420 29 1 | Jan-24 - Jan-24 1,576,420 1,734,062 1,734,062
1008 Stamp Duty ' WA 83,219 29 1 | Jan-24 - Jan-24 (Stamp Duty calculated on Land Value of 1,734,062 inc. GST) Stamp Duty| 83,219 83,219 83,219
Interest on Deposit in Trust Account 0.00% | Interest from deposit shared between parties TOTAL] 1,659,639 1,817,281 1,817,281
Profit Share to Land Owner 0.00% | Paid progressively as project makes a profit.
Other Acquisition Costs % of Land Price exc Tax AND/OR Month Month Cash Flow Total Current Total Current Total Escalated
Code Stage To be entered Exclusive of GST % paid Amount Lump Amount Start Span Period Add GST Remarks Costs (exc GST) Costs (inc GST) Cost
1011 - 0.00% - - 0 - - Y - - -
1012 0.00% - - 0 - - Y - - -
1013 0.00% - - 0 - - Y - - -
1014 0.00% - - 0 - - Y - - -
1015 0.00% - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
* (No GST credit available for Stamp Duty) 2 Pro-rata with Land Payments (L") TOTAL] _ N N
COST ESCALATION Monthly Compounded Escalation - based on Cashflow Period Years commencing
Aug-21 Aug-22 Aug-23 Aug-24 Aug-25 Aug-26 Aug-27 Aug-28 Aug-29 Aug-30
Professional Fees 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Code  Construction Costs (Uncategorised) 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
SUB ' Subdivision Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
STG Stage Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
BUI _Built Form 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
OT1_Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
OT2 Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Statutory Fees 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Refurbishment Costs 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00% 2.00%
Miscellaneous Costs 2 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Miscellaneous Costs 3 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Land Holding Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Selling and Leasing Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Finance Costs 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
2000 PROJECT CONTINGENCY - And/Or rn 2, Miscellaneous Costs 3 and Pre-Sale e o GST 0.00% TOTA'-" - "

ARGUS EstateMaster DF Ver 7.30
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Main Inputs for Sharpe Avenue Apartments

3000 PROFESSIONAL FEES

Costs to be entered Exclusive of GST

Ao 9 AND /OR Base Escalate Month Month
Cb || | i e No. Units Rate / Unit ERN) |~ SCune Start? Span
3001 1 Professional Fees (Planning & Design) 5.00% - - - - 1 13
3002 1 Professional Fees (Construction) 1.50% - - - - 14 15
3003 - . 0.00% - - - - 0 -
3004 - . 0.00% - - - - 0 -
3005 - . 0.00% - - - - 0 -
3006 - . 0.00% - - - - 0 -
3007 - . 0.00% - - - - 0 -
3008 - . 0.00% - - - - 0 -
3009 - . 0.00% - - - - 0 -
3010 - . 0.00% - - - - 0 -
3011 - . 0.00% - - - - 0 -
3012 - . 0.00% - - - - 0 -
3013 - . 0.00% - - - - 0 -
3014 - . 0.00% - - - - 0 -
3015 - . 0.00% - - - - 0 -
" % Based on Net Costs 2 Pro-rata with Construction ('C')
3099 1 Development Management 1.00% |% of Project Costs (exc Land, Finance & Tax) - 1 29
2 Dev Mgmt Fee: Pro-rata with Construction ('C'), Settlements ('S, Project Costs inc Land (P1') or exc Land (P2')

4000 CONSTRUCTION COSTS

Costs to be entered Exclusive of GST
Code Stage Description Cost Type Units R atga/sjnits (E;(:I’:;? S-Curve S’\:I:r;“h S'\:I: (::h
4001 1 Parking, Stores and Plant - North Tower BUI 1.00 1,889,000.00 E S 14 15
4002 1 Parking, Stores and Plant - South Tower BUI 1.00 1,741,000.00 E S 14 15
4003 1 Community BUI 2,443,661.46 E S 14 15
4004 1 Commercial BUI 1.00 1,887,338.54 E S 14 15
4005 1 Podium Level BUI 1.00 1,678,000.00 E S 14 15
4006 1 Residential Apartments - North Tower BUI 1.00 20,574,000.00 E S 14 15
4007 1 Embellishment/Amenity - North Tower BUI 1.00 591,000.00 E S 14 15
4008 1 Vertical Circulation - North Tower BUI 1.00 1,234,000.00 E S 14 15
4009 1 Residential Apartments - South Tower BUI 1.00 10,892,000.00 E S 14 15
4010 1 Embellishment/Amenity - South Tower BUI 1.00 624,000.00 E S 14 15
4011 1 Vertical Circulation - South Tower BUI 1.00 1,044,000.00 E S 14 15
4012 1 External Works and Services BUI 1.00 1,159,000.00 E S 14 15
4013 - - - - - - 0 -
4014 1 Furnishing (Basic) BUI - - E S 0 -
4015 1 Furnishing (Executive) BUI 1.00 1,319,000.00 E S 27 2
4016 - - - - - - - 0 -
4017 - - - - - - - 0 -
4018 - - - - - - - 0 -
4019 - - - - - - 0 -
4025 - - - - - - - 0 -

* Escalation (N'= no escalation, 'E' = escalation to start period, 'R’ = escalation to start period and through span)

4099 Construction Contingency - And / Or 10.00% of Construction Costs (inc GST)
5000 Statutory Fees

Costs to be entered Exclusive of GST
Code Stage Description Units Ratza;sjnits E(lszcsla;‘t)e S-Curve Sh:l:;ih S"fn :Th
5001 1 Statutory Fees 0.01 47,644,672.39 - - 7 1
5002 1 Artwork Contribution 0.01 47,644,672.39 - - 14 1
5003 . - - - - 0 -
5004 - - - - 0 -
5005 - - - - 0 -
5006 - - - - 0 -
5007 - - - - 0 -
5008 - - - - 0 -
5009 - - - - 0 -
5010 - - - - 0 -
5011 - - - - 0 -
5012 - - - - 0 -
5013 - - - - 0 -
5014 - - - - 0 -
5015 - - - - 0 -

ARGUS EstateMaster DF Ver 7.30

Page 2 of 6

Cash Flow
Period
Sep-21 - Sep-22
Oct-22 - Dec-23

Sep-21 - Jan-24

Cash Flow
Period
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23

Nov-23 - Dec-23

Cash Flow
Period
Mar-22 - Mar-22
Oct-22 - Oct-22

Add GST

<<<< << <|<<<<<|<</<

<

Add GST

<<l<i<<i<<<i<<<< << < << << <

10.00%

Add GST

<<<<i<l<x<<<x<<<x<zlz

Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

Remarks

Based on Karratha Construction Costs incl Contingency
Based on Karratha Construction Costs incl Contingency

Manual Input (refer to Cash Flow)|

Total Current Costs

Total Current Costs

Total Escalated

TOTAL|

Remarks

Manual Input (refer to Cash Flow)|

Construction Contingency|

(exc GST) (inc GST) Cost
2,454,779 2,700,256 2,700,256
736,434 810,077 810,077
577,330 635,063 635,063
3,768,543 4,145,397 4,145,397

Total Current Costs

Total Current Costs

Total Escalated

TOTAL|

Remarks

Manual Input (refer to Cash Flow)|

(exc GST) (inc GST) Cost
1,889,000 2,077,900 2,077,900
1,741,000 1,915,100 1,915,100
1,887,339 2,076,072 2,076,072
1,678,000 1,845,800 1,845,800

20,574,000 22,631,400 22,631,400
591,000 650,100 650,100
1,234,000 1,357,400 1,357,400
10,892,000 11,981,200 11,981,200
624,000 686,400 686,400
1,044,000 1,148,400 1,148,400
1,159,000 1,274,900 1,274,900
1,319,000 1,450,900 1,450,900
4,463,234 4,909,557 4,909,557
49,095,572 54,005,130 54,005,130

Total Current Costs

Total Current Costs

Total Escalated

TOTAL|

(exc GST) (inc GST) Cost
285,868 285,868 285,868
476,447 476,447 476,447
762,315 762,315 762,315

File: 210708 Sharp Ave Feasibility Rev 2.emdf
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Main Inputs for Sharpe Avenue Apartments Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

6000 Refurbishment Costs
Costs to be entered Exclusive of GST
- %of AND / OR o Escalate Month Month Cash Flow Total Current Costs = Total Current Costs|| Total Escalated
ST ||| Construction’ No. Units BeseRate/Unit | gy | SCune Start? Span Period iy RS (exc GST) (inc GST) Cost
6001 1 Reburbishment after 10 years 0.00% 1.00 597,000.00 E - 149 2 | Jan-34 - Feb-34 Y 597,000 656,700 839,755
6002 1 Reburbishment after 20 years 0.00% 1.00 597,000.00 E - 268 2 | Dec-43 - Jan-44 Y 597,000 656,700 1,021,969
6003 1 Furniture Refurbishment after 10 years 0.00% 1.00 1,055,200.00 E - 149 2 | Jan-34 - Feb-34 Y 1,055,200 1,160,720 1,484,270
6004 1 Furniture Refurbishment after 20 years 0.00% 1.00 1,055,200.00 E - 268 2 | Dec-43 - Jan-44 Y 1,055,200 1,160,720 1,806,334
6005 - . 0.00% - - - - 0 - - Y - - -
6006 - . 0.00% - - - - 0 - - Y - - -
6007 - . 0.00% - - - - 0 - - Y - - -
6008 - . 0.00% - - - - 0 - - Y - - -
6009 - . 0.00% - - - - 0 - - Y - - -
6010 - . 0.00% - - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
" Based on net costs. 2 Pro-rata with Construction (‘C') or Settlements ('S') TOTAL] 3,304,400 3,634,840 5,152,327
6000 Miscellaneous Costs 2
Costs to be entered Exclusive of GST
it %of AND / OR . Escalate Month Month Cash Flow Total Current Costs = Total Current Costs|| Total Escalated
Gl G e Construction' No. Units EespRER/UE ey Sl Start? Span Period Pl Es (RETES (exc GST) (inc GST) Cost
6001 - N 0.00% - - - - 0 - - Y - - -
6002 - N 0.00% - - - - 0 - - Y - - -
6003 - N 0.00% - - - - 0 - - Y - - -
6004 - N 0.00% - - - - 0 - - Y - - -
6005 - N 0.00% - - - - 0 - - Y - - -
6006 - N 0.00% - - - - 0 - - Y - - -
6007 - N 0.00% - - - - 0 - - Y - - -
6008 - N 0.00% - - - - 0 - - Y - - -
6009 - N 0.00% - - - - 0 - - Y - - -
6010 - 8 0.00% - - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
* Based on net costs. # Pro-rata with Construction ('C') or Settlements ('S') TOTAL] N N N
6000 Miscellaneous Costs 3
Costs to be entered Exclusive of GST
fm %of AND/OR ’ Escalate Month Month Cash Flow Total Current Costs = Total Current Costs|| Total Escalated
G SEER [DEsE i Construction® No. Units (Bt [Retin /Wl (E,RN) S Start? Span Period LeIEsT REmES (exc GST) (inc GST) Cost
6001 - 0.00% - - - - 0 - - Y - - -
6002 - . 0.00% - - - - 0 - - Y - - -
6003 - . 0.00% - - - - 0 - - Y - - -
6004 - . 0.00% - - - - 0 - - Y - - -
6005 - . 0.00% - - - - 0 - - Y - - -
6006 0.00% - - - - 0 - - Y - - -
6007 0.00% - - - - 0 - - Y - - -
6008 0.00% - - - - 0 - - Y - - -
6009 0.00% - - - - 0 - - Y - - -
6010 0.00% - - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
* Based on net costs. # Pro-rata with Construction (C') or Settlements ('S") TOTAL] _ N N
7000 LAND HOLDING COSTS
Costs to be entered Exclusive of GST
- . Base Rate Escalate Month Month Cash Flow Total Annual Costs = Total Annual Costs || Total Escalated
Code Stage Description No. Units (e Term* ERN) Start Span? Period Add GST Remarks (exc GST) (inc GST) Cost
7001 - . - - M - 0 - - Y - - -
7002 - . - - M - 0 - - Y - - -
7003 - . - - M - 0 - - Y - - -
7004 - . - - M - 0 - - Y - - -
7005 - . - - M - 0 - - Y - - -
7006 - . - - M - 0 - - Y - - -
7007 - . - - M - 0 - - Y - - -
7008 - . - - M - 0 - - Y - - -
7009 - . - - M - 0 - - Y - - -
7010 - . - - M - 0 - - Y - - -
7011 - . - - M - 0 - - Y - - -
7012 - . - - M - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
" Y=Yearly, . Q=Quarterly, \ ly 2 Diminish proportionally with Leasing (DR') or Settlements (DS') TOTAL] N N N
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Main Inputs for Sharpe Avenue Apartments Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

REVENUE ESCALATION Monthly Compounded Escalation - based on Cashflow Period Years commencing
Code Category Aug-21 Aug-22 Aug-23 Aug-24 Aug-25 Aug-26 Aug-27 Aug-28 Aug-29 Aug-30
RS1 _Residential - Unfurnished 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RS2 Residential - Furnished (Executive) 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RS3 Residential - 3 Bedroom Units 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RDD  Detached Dwellings Lots 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RTH Townhouse Lots 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
COM  Commercial Office 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
RET Retail Shops 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
IND Industrial Units 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
STW _Storage & Warehousing 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
OTH Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Rental escalation occurs up to lease start date. For rent review escalation during lease period refer to the Tenants sheet.
8000 SELLING & LEASING COSTS
Sales % of Comm. Deposits Add GST RS Total Current Costs = Total Qurrent Costs|| Total Escalated
Commission' Pre-sales? (% of Price)® '+ % of Gross Sale Values (including Tax). The rate entered is Exclusive of GST (exc GST) (inc GST) Cost
8001 RS1 Residential - Unfurnished 1.00% 0.00% 0.00% 2 Percentage of Sales Commission paid at exchange date for pre-sales Y 130,068 143,075 228,726
8002 RS2 Residential - Furnished (Executive) 0.00% 0.00% 0.00% = Percentage of price deposited on exchange (for pre-sales) Y - - -
8003 RS3 Residential - 3 Bedroom Units. 0.00% 0.00% 0.00% Y - - -
8004 RDD Detached Dwellings Lots 0.00% 0.00% 0.00% Y - - -
8005 RTH Townhouse Lots 0.00% 0.00% 0.00% Y - - -
8006 COM Commercial Office 1.00% 0.00% 0.00% Y 42,429 46,671 67,991
8007 RET Retail Shops 0.00% 0.00% 0.00% Y - - -
8008 IND Industrial Units 0.00% 0.00% 0.00% Y - - -
8009 STW  Storage & Warehousing 0.00% 0.00% 0.00% Y - - -
8010 OTH Other 0.00% 0.00% 0.00% Y - - -
TOTAL] 172,496 189,746 296,718
Pre-sale Comm are reported as a Project Cost
Interest Rate on Deposits Invested in Trust Account 0.00%
% of Interest retained by Developer upon Settlement 0.00%
Other Selling Costs % of AND/OR Base Rate / Escalate Month Month Cash Flow Total Current Total Current Total
Code Stage |To be entered Exclusive of GST Gross Sales No. Units Unit (E.RN) Start Span Period Add GST Remarks Costs (exc GST) Costs (inc GST) Escalated Cost
8101 1 Conveyancing 0.25% - - - S Dec-43 - Dec-43 Y 119,162 131,078 207,893
8102 - . 0.00% - - - 0 - - Y - - -
8103 - . 0.00% - - - 0 - - Y - - -
8104 - . 0.00% - - - 0 - - Y - - -
8105 - . 0.00% - - - 0 - - Y - - -
8106 - . 0.00% - - - 0 - - Y - - -
8107 - . 0.00% - - - 0 - - Y - - -
8108 - . 0.00% - - - 0 - - Y - - -
8109 - . 0.00% - - - 0 - - Y - - -
8110 - . 0.00% - - - 0 - - Y - - -
8111 - . 0.00% - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
Pro-rata with Settlements ('S') or Exchanges (E') TOTAL] 119.162 131,078 207,893
Other Leasing Costs % of AND /OR Base Rate / Escalate Month Month Cash Flow Total Current Total Current Total
Code Stage |To be entered Inclusive of GST Gross Rent No. Units Unit (ERN) Start Span Period Add GST Remarks Costs (exc GST)  Costs (inc GST) Escalated Cost
8201 1 Property Management Fees 10.00% - - - 29 240 | Jan-24 - Dec-43 N 11,380,523 11,380,523 11,380,523
8202 - . 0.00% - - - 0 - - Y - - -
8203 - . 0.00% - - - 0 - - Y - - -
8204 - . 0.00% - - - 0 - - Y - - -
8205 - . 0.00% - - - 0 - - Y - - -
8206 - . 0.00% - - - 0 - - Y - - -
8207 - 0.00% - - - 0 - - Y - - -
8208 - . 0.00% - - - 0 - - Y - - -
8209 - . 0.00% - - - 0 - - Y - - -
8210 0.00% - - - 0 - - Y - - -
8211 0.00% - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -
Pro-rata with Rental Income (R') TOTAL| 71,380,523 11,380,623 11,380,523
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Main Inputs for Sharpe Avenue Apartments

9000

Code

9100

Code

9101
9102
9103
9104
9105
9106
9107
9108
9109
9110

10000

10001
10002

10007

10008

SALES

Sales Revenue to be entered Inclusive of GST

Stage Description

OTHER INCOME

Other Income to be entered Inclusive of GST

Stage Description

FINANCING

Equity
Developer's Equity Contribution
Injected in total upfront.

Interest Charged on Equity
Interest received on Surplus Cash

No. Units
SgqM

Land Use Code Units

(Simple Mode)

Fixed Amount

% of Available Funds to Repay Equity Before Debt

Senior Loan

No Limit (use as overdraft facility)
Interest Rate

Fees

Maintain Leverage on Senior Loan

ARGUS EstateMaster DF Ver 7.30

Description Lender Name

Amoun
Application Fee:
Annual Line Fee
Standby Fee

Total Area

Current Sales
Sale Calc
Price Method

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Per Unit

Base
Rate / Units

Percentage
- Fixed Amount.

Pre-Sale Exchange

Month
Start

olooolololoolooololoooloooloo

0.00% 'per annum Nominal - Capitalised (Compounded)

0.00% 'per annum received in arrears.

0.00%

Debt

0.00% per annum Nominal - Capitalised (Compounded)

it Percentage Month Paid
0

- Monthly

Paid in Arrears
Paid in Arrears

0.00% % of Future Positive Net Cash Flows

Month
Span

Month
Start

coooooocooocoooooooooo

Month
Start

ocooooooooo

Senior Loan Notes: Senior Loan is being used as an overdraft facility.

Settlements Sales Rate
Month Cash Flow Units / SqM
Span Period per Month
Month Cash Flow
Span Period

General Notes: All Line Fees are paid during period of debt, in arrears
All Profit Share is Paid progressively as project makes a profit.

Equity Notes: Equity is paying outstanding debt
Equity is repaid at project end.

Page 50of 6

Included
on Sales

<<<i<<<<<<<<<<<<<<</<<

GST
Included

<<l<<<<<<<<

Land Total Current Total Current Total Escalated
Withheld by Use Sales Revenue Sales Revenue Sales Revenue
Purchaser Code (exc GST) (inc GST) (exc GST Withheld)
N RS2 - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
N - - - -
Capitalised Sales (refer to Tenants) 40,792,154 47,664,634 75,597,273
Manual Input (refer to Cash Flow)| - - -
TOTAL| 40,792,154 47,664,634 75,597,273

Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

Remarks

Manual Input (refer to Cash Flow)|

Total Current

Total Current

Total Escalated

TOTAL|

Opening
Balances

Opening
Balances

File: 210708 Sharp Ave Feasibility Rev 2.emdf

Income (exc GST)  Income (inc GST) Income
Equity
Totals

Developer's Injections| -

Interest Charged| -

Interest Received -

Senior Loan
Totals
Drawdown| 56,637,105

Interest Charged|

Application Fees|
Line Fees|
Standby Fees|

Date: 8/07/2021 6:00 PM



Main Inputs for Sharpe Avenue Apartments Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

Financing Costs No. of Base Rate / Escalate Month Month Cash Flow Total Current Total Current Total

Code Stage |To be entered Exclusive of GST Units Unit (E,RN) Start Span Period Add GST Remarks Costs (exc GST) Costs (inc GST) Escalated Cost
10009 - . - - - 0 - - Y - - -
10010 - . - - - 0 - - Y - - -
10011 - . - - - 0 - - Y - - -
10012 - . - - - 0 - - Y - - -
10013 - . - - - 0 - - Y - - -
10014 - . - - - 0 - - Y - - -
10015 - . - - - 0 - - Y - - -
10016 - . - - - 0 - - Y - - -
10017 - . - - - 0 - - Y - - -
10018 - . - - - 0 - - Y - - -
Manual Input (refer to Cash Flow)| - - -

TOTAL| - - -

PROJECT HURDLE RATES

Project Discount Rate (target IRR) 4.00% per annum Nominal, on cash flow that includes financing costs but excludes interest and corp tax.
Nominate an estimate of IRR 4.00% perann.

Developer's Target Dev. Margin 0.00% on total development costs (inc selling costs).

Developer's Cost of Equity (for WACC) 0.00%
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Gantt Chart for Sharpe Avenue Apartments

1000

Code
1007
1008

8001
8006

Code
8101

Code
8201

9000

Stage

Stage

Stage

Stage

Stage

RS1
CcoM

Stage

Stage
1

Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

LAND PURCHASE & ACQUISITION COSTS

Settlement (Balance)
Stamp Duty *

PROFESSIONAL FEES

Description

Professional Fees (Planning & Design)
Professional Fees (Construction)
Development Management

CONSTRUCTION COSTS

Description

Parking, Stores and Plant - North Tower
Parking, Stores and Plant - South Tower
Community

Commercial

Podium Level

Residential Apartments - North Tower
Embellishment/Amenity - North Tower
Vertical Circulation - North Tower
Residential Apartments - South Tower
Embellishment/Amenity - South Tower
Vertical Circulation - South Tower
External Works and Services
Furnishing (Basic)

Furnishing (Executive)

Construction Contingency

Statutory Fees
Description

Statutory Fees
Artwork Contribution

Refurbishment Costs

Description

Reburbishment after 10 years
Reburbishment after 20 years
Furniture Refurbishment after 10 years
Furniture Refurbishment after 20 years

SELLING & LEASING COSTS

Residential - Unfurnished
Commercial Office

Other Selling Costs
To be entered Exclusive of GST
Conveyancing

Other Leasing Costs
To be entered Inclusive of GST
Property Management Fees

SALES

Rental Income

ARGUS EstateMaster DF Ver 7.30

Month Month Cash Flow
Start Span Period
29 1 Jan-24 - Jan-24
29 1 Jan-24 - Jan-24
TOTAL
Month Month Cash Flow
Start? Span Period
1 13 | Sep-21- Sep-22
14 15 | Oct-22 - Dec-23
1 29 | Sep-21-Jan-24
TOTAL
Month Month Cash Flow
Start Span Period
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
14 15 | Oct-22 - Dec-23
0 - -
27 2 | Nov-23 - Dec-23
TOTAL
Month Month Cash Flow
Start Span Period
7 1 Mar-22 - Mar-22
14 1 Oct-22 - Oct-22
TOTAL
Month Month Cash Flow
Start? Span Period
149 2 | Jan-34 - Feb-34
268 2 | Dec-43- Jan-44
149 2 | Jan-34 - Feb-34
268 2 | Dec-43 - Jan-44
TOTAL
Month Month Cash Flow
Start Span Period
S Dec-43 - Dec-43
TOTAL
Month Month Cash Flow
Start Span Period
29 240 | Jan-24 - Dec-43
TOTAL

Capitalised Sales (refer to Tenants)
TOTAL

Page 1 of 2
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Gantt Chart for Sharpe Avenue Apartments

1000

Code
1007
1008

8001
8006

Code
8101

Code
8201

9000

Stage

Stage

Stage

RS1
CcoM

Stage

Stage
1

LAND PURCHASE & ACQUISITION COSTS

Settlement (Balance)
Stamp Duty *

PROFESSIONAL FEES

Description

Professional Fees (Planning & Design)
Professional Fees (Construction)
Development Management

CONSTRUCTION COSTS

Description

Parking, Stores and Plant - North Tower
Parking, Stores and Plant - South Tower
Community

Commercial

Podium Level

Residential Apartments - North Tower
Embellishment/Amenity - North Tower
Vertical Circulation - North Tower
Residential Apartments - South Tower
Embellishment/Amenity - South Tower
Vertical Circulation - South Tower
External Works and Services
Furnishing (Basic)

Furnishing (Executive)

Construction Contingency

Statutory Fees
Description

Statutory Fees
Artwork Contribution

Refurbishment Costs

Description

Reburbishment after 10 years
Reburbishment after 20 years
Furniture Refurbishment after 10 years
Furniture Refurbishment after 20 years

SELLING & LEASING COSTS

Residential - Unfurnished
Commercial Office

Other Selling Costs
To be entered Exclusive of GST
Conveyancing

Other Leasing Costs
To be entered Inclusive of GST
Property Management Fees

SALES

Rental Income

ARGUS EstateMaster DF Ver 7.30

Month
Start
29
29

Month
Start

Month
Start*
149
268
149
268

Month
Start

Month
Start

Capitalised Sales (refer to Tenants)
TOTAI

Month
Span

Month
Span

Month
Span

ININININY

Month
Span

Month

Span
240

Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

Cash Flow
Period
Jan-24 - Jan-24
Jan-24 - Jan-24

TOTAL

Cash Flow
Period
Sep-21 - Sep-22
Oct-22 - Dec-23
Sep-21 - Jan-24
TOTAL

Cash Flow
Period
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23
Oct-22 - Dec-23

Nov-23 - Dec-23

TOTAL

Cash Flow
Period
Mar-22 - Mar-22
0Oct-22 - Oct-22
TOTAL

Cash Flow
Period
Jan-34 - Feb-34
Dec-43 - Jan-44
Jan-34 - Feb-34
Dec-43 - Jan-44
TOTAL

Cash Flow
Period
Dec-43 - Dec-43
TOTAL

Cash Flow
Period
Jan-24 - Dec-43

T

oo [ L]

TAL
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AARGUS

Sharpe Avenue Apartments
Sharpe St Apartments Scenario 2
20 year Cashflow - 60% furnished executive
Licensed to: APP Corporation Pty Ltd

Time Span: Aug-21 to Jan-44 (269 Months)
Type: Miscellaneous
Status: Under Review
Site Area:
FSR: A
Project Size:
Total AUD Per AUD Per % of Total
AUD Unit SqM of Site Area Total Net Revenue Exc GST
Revenues
Quantity SqM AUD/Quantity
Gross Sales Revenue 98 726.00 771,400.74 75,597,273 53.4% 68,724,794
Residential - Unfurnished 39 - 533,161.39 20,793,294 18,902,995
Residential - Furnished (Executive) 58 - 838,326.50 48,622,937 44,202,670
Commercial Office 1 726.00 6,181,041.69 6,181,042 5,619,129
Less Selling Costs (504,610) -0.4% (458,737)
Less Purchasers Costs - 0.0% -
NET SALES REVENUE 75,092,663 53.0% 68,266,057
Average Yield Units AUD/Unit/week
Gross Rental Income 7.00% 98.00 877.37 113,805,230 80.4% 103,459,300
Residential - Unfurnished 7.00% 39.00 646.15 33,473,719 30,430,654
Residential - Furnished (Executive) 7.00% 58.00 939.66 72,393,560 65,812,327
Commercial Office 7.00% 1.00 6,282.69 7,937,951 7,216,319
Less Outgoings & Vacancies (18,599,372) -13.1% (18,599,372)
Less Letting Fees (82,888) -0.1% (82,888)
Less Incentives (Rent Free and Fitout Costs) - 0.0% -
Less Other Leasing Costs (11,380,523) -8.0% (11,380,523)
NET RENTAL INCOME 83,742,447 59.1% 73,396,517
Interest Received - 0.0% -
Other Income - 0.0% -
TOTAL REVENUE (before GST paid) 158,835,110 112.2% 141,662,574
Less GST paid on all Revenue (17.218.409) -12.2%
TOTAL REVENUE (after GST paid) 141,616,700 100.0% 141,662,574
Costs
Land Purchase Cost 1,734,062 1.2% 1,576,420
Land Acquisition Costs 83,219 0.1% 83,219
Construction Costs (inc. Contingency) 54,005,130 38.1% 49,095,572
Built Form 49,095,572 34.7% 44,632,339
Contingency 4,909,557 3.5% 4,463,234
Professional Fees 4,145,397 2.9% 3,768,543
Statutory Fees 762,315 0.5% 762,315
Refurbishment Costs 5,152,327 3.6% 4,683,934
Land Holding Costs - 0.0% -
Finance Charges (inc. Fees) - 0.0% -
Interest Expense - 0.0% -
TOTAL COSTS (before GST reclaimed) 65,882,449 46.5% 59,970,003
Less GST reclaimed (5,958,321) -4.2%
Plus Corporate Tax = 0.0% =
TOTAL COSTS (after GST reclaimed) 59,924,129 42.3% 59,970,003
rformance In ators Per Unit Per SqM of Site Area Total Exc GST
T Net Development Profit 81,692,572
° Development Margin (Profit/Risk Margin) Based on total costs (inc selling costs) 135.19%
° Net Present Value Based on Discount Rate of 4% p.a. Nominal 18,440,364
° Benefit Cost Ratio 1.3428
" Project Internal Rate of Return (IRR) Per annum Nominal 6.25%
® Residual Land Value Based on NPV (Exclusive of GST) 20,796,284 20,796,284
Equity IRR Per annum Nominal N.A.
Equity Contribution -
Peak Debt Exposure 55,138,332
Equity to Debt Ratio N.A.
¢ Weighted Average Cost of Capital (WACC) 0.00%!
'® Breakeven Date for Cumulative Cash Flow Month 226 Jun-2040
" Yield on Cost 5.03%
2 Rent Cover 24 Yrs, 6 Mths
"3 Profit Erosion N.A.
Footnotes:

1. Development Profit: is total revenue less total cost including interest paid and received
2. Note: No redistribution of Developer's Gross Profit
3. Development Margin: is profit divided by total costs (inc selling costs)
5. Net Present Value: is the project's cash flow stream discounted to present value. It includes financing costs but excludes interest and corp tax.
6. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs and includes financing costs but excludes interest and corp tax.
7. Intemal Rate of Return: is the discount rate where the NPV above equals Zero.
8. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
9. The Weighted Average Cost of Capital (WACC) is the rate that a company is expected to pay to finance its assets.
10. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit s realised)
11 Yield on Cost is Current Net Annual Rent divided by Total Costs (before GST reclaimed), including al Selling Costs.
12. The total net development profit divided by the current net annual rental expressed as a number of years/months.
13. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

ARGUS EstateMaster DF Ver 7.30 Page 1 of 1 File: 210708 Sharp Ave Feasibility Rev 2.emdf = Date: 8/07/2021 6:01 PM



AARGUS EstateMaster | peYsiopment SUMMARY OF PROJECT RETURNS

Sharpe Avenue Apartments
Sharpe St Apartments Scenario 2
20 year Cashflow - 60% furnished executive
Licensed to: APP Corporation Pty Ltd

Returns on Funds Invested Developer's Equity Senior Loan Total Equity Total Debt Total Funding
Equity Debt
Lender Name
" Funds Invested (Cash Outlay) - 56,637,105 - 56,637,105 56,637,105
% of Total Funds Invested 0.00% 100.00% 0.00% 100.00% 100.00%
2 Peak Exposure - 55,138,332 - 55,138,332
Date of Peak Exposure N.A. Jan-24 N.A. Jan-24
Month of Peak Exposure Month 29 Month 0 Month 29
Weighted Average Interest Rate N.A. N.A. N.A. N.A.

Interest Charged - - - - -
Line & Standby Fees Charged - - - - -
Application Fees Charged - - - - -
Profit Share Received - - - - -

® Total Profit to Funders 81,692,572 - 81,692,572 - 81,692,572
4 Margin on Funds Invested N.A. 0.00% N.A. 0.00%
° Payback Date N.A. Jun-40 N.A. Jun-40
Month of Payback N.A. Month 226 N.A. Month 226
% IRR on Funds Invested N.A. 0.00% N.A. 0.00%
7 Loan to Value Ratio 0.00% 72.94% 0.00% 72.94%
® Loan Ratio 0.00% 3266.15% 0.00% 3266.15%
of Land Purchase Price. of Land Purchase Price. of Land Purchase Price. of Land Purchase Price.
Contribution Share Contribution vs Profit
AUD Millions .
100.0
80.0
60.0
40.0
20.0
2
(20.0) Z
(40.0) £
o]
3
(60.0) 8
(80.0)
= Developer's Equity « Senior Loan = Contribution u Interest & Fees w Profit Share

Funding Duration (First Drawdown to Final Repayment)

Developer's Equity: Jan-1900 to
N.A.

Month

Footnotes:

. The total amount of funding injected into the project cash flow.

The maximum cash flow exposure of that equity/debt facility including capitalised interest.

The total repayments less funds invested, including profit share paid or received.

Margin is net profit divided by total funds invested (cash outlay).

Payback date for the equity/debt facilty is the last date when total equity/debt s repaid

IRR on Funds Invested is the IRR of the equity cash flow including the return of equity and realisation of project profits.

Loan to Value ratio is the Peak Equity/Debt Exposure divided by Total Sales Revenue.

Loan Ratio is the total funds invested by the lender (cash outlay) divided by the nominated ratio calculation method. It includes capitalised interest and fees.

PN eN
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Tenancy Schedule for Sharpe Avenue Apartments

12000

Stage Description

Studio (unfurnished)

3x1 (unfurnished)
3x2 (unfurnished)

Commercial
Studio (furnished - Executive)

1x1 (furnished - Execuive)
2x1 (furnished - Executive)

3x2 (furished - Executive)
OTAL

ARGUS EstateMaster DF Ver 7.30

Land Total
Use  Units Area
Code SaM [Unitweek
RS1 10 400,00
RS1 10 - 600,00
RS1 8 - 700,00
RST 6 - 800,00
RS1 2 - 900,00
RS1 3 - 1,000,00
coM 1 726,00 626269
RS2 3 - 600,00
RS2 14 - 800,00
RS2 10 - 900,00
RS2 22 - 1,000.00
RS2 3 - 1,100,00
RS2 A - 120000

9% 726,00
*1f Yes, GST s p: lease period or

Outqoinas and Vacancies
% of

Amount otal
IUnitiweek Rent Per Annum
11346 0,00 59,000
12937 | 0.00% 67.270
14423 | 0.00% 60,000
15438 | 0.00% 48,168
17115 | 0.00% 17,800
18308 | 0.00% 28,560
- | 000% N
- | _000% -
- 000% -
11346 0.00% 17.700
12937 | 0.00% 94,178
14423 | 0.00% 75,000
15438 | 0.00% 176,616
17115 0.00% 26,7
183.08 | 0.00% 57,120

‘annualincome (net of

Pro-
Gommit
Month

Lease
Month
Start

Cash Flow Period

Jan24 - Dec-43
Jan-24 - Dec-43

Jan-24 - Dec-43
Jan-24 - Dec-43

Jan-24 - Dec-43

Jan-24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43
Jan-24 - Dec-43

Escalated Rent
at Lease Start
IUnitannum

20,800
31,200
36,400
41,600
46,800
52,000

326,700

31,200

Letting Fee
% paid at Total
Gross Rent _PreCommit Amount

2.00% 0.00% 4,160
2.00% 0.00% 6,240
2.00% 0.00% 5824
2.00% 0.00% 4992
2.00% 0.00% 1872
2.00% 0.00% 3120
0.00% 0.00% N
0.00% 0.00% -
0.00% 0.00% -
2.00% 0.00% 1872
200% 0.00% 11,648
2.00% 0.00% 9,360
2.00% 0.00% 22,880
2.00% 0.00% 3432
2.00% 0.00% 7.488

Licensed to: APP Corporation Pty Lig
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Rent Free.
Months

Incentives

Fitout
Cost

Month
Start

= Incusive of GST

GST Included
on on
osts Rent
N 2
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y
N Y

Residual
Cap.

Pro-Sale
Exchange
Month

Settlement
Month

Leasing Up Period

Months
Vacant

Discount

Rate
0.00%

Purchaser's
Costs

Gs
Included on
Sales *

<<k < << << <

Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

Current Net Annual - Current End Sale
Rent Value?

130091

113258

297,000

67.391

435,277

350,455

863,384

129300

I 283 244
I 3336524

File:

Total Net Escalated
Rental Income End-Sale
less Incentives Value.
1,858,442 18,968 2970998
3,090,94¢ 5520765 4,941,345
2924675 5223864 4,675,533
53, 4,560,888 4,082,064
961,299 1,717,051 1,536,780
1,617,974 2,890,021 2,586,574
4242857 7.216319 6,181,042
962,727 1,719,606 1,639,064
6218236 11,107,342 9,940,785
8,942,881 8,003,632
12,334,057 22,031,969 19.717.843
1,847,143 3299492 2952935
4045238 7927874 B 4RR 7R
47,664,634 84,777,040 75.597273]
2emdf  Date: 8/07/2021 6:01 PM




Sharpe Avenue Apartments
Sharpe St Apartments Scenario 2
20 year Cashflow - 60% furnished executive

Change %

Base Case (No Variation) 0.00%
Construction Costs 0.00%
10.00%

20.00%

30.00%

Rental Levels -30.00%

90,000

80,000

70,000

60,000

50,000

40,000

Development Profit (,000's)

30,000

20,000

10,000

Land Cost

7.00%

6.00%

5.00%

4.00%

Project IRR (%)

3.00%

2.00%

1.00%

0.00%

Construction
Cost

Net Dev. Profit

81,692,572
81,692,572
76,411,606
71,130,641
65,849,676
34,690,458
50,357,829
66,025,201

81,692,572 18,440,364

NPV

18,440,364
18,440,364
13,521,616
8,602,868
3,684,120
(5,082,796)
2,758,258
10,599,311

Dev. Margin Project IRR
135.19% 6.25%
135.19% 6.25%
116.29% 5.56%
100.20% 4.94%

86.34% 4.39%
57.57% 3.26%
83.49% 4.38%
109.36% 5.36%

Equity IRR

WACC

[ ] L 3 4
[ it 1 it
-10.00% -5.00% 0.00% 5.00% 10.00%
Land Cost
Construction Cost no change A10% A15% A20% A30%
Y10% 81,859 76,578 73,937 71,297 66,016
Y5% 81,775 76,494 73,854 71,213 65,932
no change 81,692 76,411 73,771 71,130 65,849
A5% 81,609 76,328 73,687 71,047 65,766
A10% 81,525 76,245 73,604 70,964 65,683
0.00% 10.00% 15.00% 20.00% 30.00%
Construction Cost
Rental Income| ¥30% Y20% Y15% Y10% no change
no change 3.26% 4.38% 4.88% 5.36% 6.25%
A10% 2.62% 3.72% 4.22% 4.69% 5.56%
A15% 2.33% 3.42% 3.91% 4.38% 5.24%
A20% 2.05% 3.14% 3.63% 4.09% 4.94%
A30% 1.53% 2.60% 3.09% 3.54% 4.39%

78,894,678 20,796,284

Licensed to: APP Corporation Pty Ltd

RLV RLV
(Target Margin) (Target IRR)

78,894,678 20,796,284
78,894,678 20,796,284
73,892,507 15,669,614
68,899,765 10,542,944
63,891,412 5,416,273
34,410,357 (3,978,434)
49,236,491 4,451,273
64,056,881 12,623,778

—a— Construction Cost no change

I Construction Cost up 10%
—m— Construction Cost up 15%
—u— Construction Cost up 20%

—e— Construction Cost up 30%

—a— Rental Income down 30%
- Rental Income down 20%

=— Rental Income down 15%
—= Rental Income down 10%

—e— Rental Income no change

Notes: Two-Way WhatIf Charts don't consider variations to Corporate Tax caused by the change in the 2 selected variables. This is due to Finance Fees and/or Interest Charges being allocated to Works in Progress (WIP) for Profit and Loss reporting

ARGUS EstateMaster DF Ver 7.30

Page 1 of 1

File: 210708 Sharp Ave Feasibility Rev 2.emdf

Date: 8/07/2021 6:01 PM



Current Financial Year Cash Flow for Sharpe Avenue Apartments Sharpe St Apartments Scenario 2 - 20 year Cashflow - 60% furnished executive

PROJECT CASH FLOW TOTAL GST Year 0 Year 1 Year 2 Year3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10 Year 11 Year 12
Jun-22 Jun-23 Jun-24 Jun-25 Jun-26 Jun-27 Jun-28 Jun-29 Jun-30 Jun-31 Jun-32 Jun-33 Jun-34
Sale Summary
Units Sold 98.00 - - - - - - - - - - - - N
Residential - Unfurnished 39.00 N = - - - - - - - - - - -
Residential - Furnished (Executive) 58.00 - - - - - - - - - - - - -
Commercial Office 1.00 = - - - - - - - - - - - -

Cumulative Units Sold - - N - - - - - - - - - -
% Units Sold - - - - - - - - - - - - -

SqgM Sold 726.00 N - - - - - - - - - - - -
Commercial Office 726.00 N - - - - - - - - - - - -
Cumulative SqM Sold:! - - - - - - - - - - - - -
% SaM Sold - - - - - - - - - - - - -
AUD Sold 75,597,273 - - - - - - - - - - - - -
Residential - Unfurnished 20,793,294 - - - - - - - - - - - - -
Residential - Furnished (Executive) 48,622,937 - - - - - - - - - - - - -
Commercial Office 6,181,042 - - - - - - - - - - - - -
Cumulative AUD Sold, - - N - - - - - - - - - -
% AUD Sold - - - - - - - - - - - - -
Units Handed Over 98.00 - - - - - - - - - - - - -
Residential - Unfurnished 39.00 - - - - - - - - - - - - -
Residential - Furnished (Executive) 58.00 - - - - - - - - - - - . -
Commercial Office 1.00 N N - - - - - - - - - - -

Cumulative Units Handed Over - N - - - - - - - - - - -

% Units Handed Over - - - - - - - - - - - - -

SgM Handed Over 726.00 - - - - - - - - - - - - -
Commercial Office 726.00 - - - - - - - - - - - - -
Cumulative SqM Handed Over| - - - - - - - - - - - - -

% SqM Handed Over| - - - - - - - - - - - - -

AUD Handed Over 75,597,273 - - - - - - - - - - - - N
Residential - Unfurnished 20,793,294 - - - - - - - - - - - - N
Residential - Furnished (Executive) 48,622,937 - - - - - - - - - - - - N
Commercial Office 6,181,042 - - - - - - - - - - - - N

Cumulative AUD Handed Over - - - - - - - - - - - - -
% AUD Handed Over - - - - - - - - - - - - -

Project Cash Flow

Revenue
Gross Sales Revenue 75,597,273 - - - - - - - - - - - - -
Selling Costs (504,610) - - - - - - - - - - - - -
Gross Rental Income 113,805,230 - - 2,235,550 4,526,172 4,637,676 4,751,936 4,869,017 4,988,992 5,111,931 5,237,908 5,366,997 5,499,277 5,634,826
Leasing Costs (30,062,783) - - (731,457) (1,306,240) (1,324,670) (1,343,561) (1,362,924) (1,382,772) (1,403,115) (1,423,968) (1,445,341) (1,467,249) (1,489,705)
Other Income - - - - - - - - - - - - N -
Interest Received* - - - - - - - - - - - - - -
GST Pavments (Liabilities) (17,218,409) - - (203,232) (411,470) (421,607) (431,994) (442,638) (453,545) (464,721) (476,173) (487,909) (499,934) (512,257)
TOTAL NET REVENUE 141,616,700 - - 1,300,861 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,532,094 3,632,865
Costs
Land and Acquisition 1,817,281 - - 1,817,281 - - - - - - - - - -
Professional Fees 4,145,397 2,296,108 1,371,967 477,322 - - - - - - - - - -
Construction Costs (inc. Contingency) 54,005,130 - 26,204,570 27,800,560 - - - - - - - - - -
Statutory Fees 762,315 285,868 476,447 - - - - - - - - - - -
Refurbishment Costs 5,152,327 - - - - - - - - - - - - 2,324,025
Miscellaneous Costs 2 - - - - - - - - - - - - - -
Miscellaneous Costs 3 - - - - - - - - - - - - - -
Project Contingency (Reserve) - - - - - - - - - - - - - -
Land Holding Costs - - - - - - - - - - - - - -
Pre-Sale Commissions - - - - - - - - - - - - - -
Financing Costs (exc Fees) - - - - - - - - - - - - - -
GST Refunds (Inout Credits). (5,958,321) (208,737) (2,506,958) (2,728,359) - - - - - - - - - (211,275)
TOTAL COSTS 59,924,129 2,373,239 25,546,026 27,366,804 B - . : : . . z z 2.112.750
Net Cash Flow (before Interest & Corporate Tax) 81,692,572 (2,373,239) (25,546,026) (26,065,943) 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,532,094 1,520,115
Cumulative Cash Flow (2,373,239) (27,919,264) (53,985,208) (51,176,745) (48,285,346) (45,308,965) (42,245,510) (39,092,835) (35,848,740) (32,510,974) (29,077,226) (25,545,132) (24,025,018)
Corporate Tax - - - - - - - - - - - - - -
Net Cash Flow (before Interest & after Corporate Tax) 81,692,572 (2,373,239) (25,546,026) (26,065,943) 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,532,094 1,520,115
Cumulative Cash Flow (2,373,239) (27,919,264) (53,985,208) (51,176,745) (48,285,346) (45,308,965) (42,245,510) (39,092,835) (35,848,740) (32,510,974) (29,077,226) (25,545,132) (24,025,018)

Developer's Equity
Manual Adjustments (Inject + / Repay -) - - - - - - - R R R R R R

Injections - - - - - - - - - - - - - -
Interest Charged - - - - - - - - - - - - - -
Equity Repayment 81,692,572 - - - - - - - - - - - - -
Less Profit Share - - - - - - - - - - - - - -
Equity Balance 81,692,572 - - - - - - - - - - - - -
Equity Cash Flow 81,692,572 - - - - - - - - - - - - -
Project Cash Account

Surplus Cash Injection 82,978,163 - - - - - - - - - - - - -
Cash Reserve Drawdown (82,978,163) - - - - - - - - - - - - -

Interest on Surplus Cash - - - - - - - - - - - - - -
Surplus Cash Balance - - - - - - - - - - - - -

Senior Loan - Lender Name Debt
Drawdown (56,637,105) (2,373,239) (25,546,026) (27,219,068) - - - - - - - - - (1,498,773)
Loan Interest Rate (%/ann) 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
Interest Charged - - - - - - - - - - - - - -
Fees Charged (Application, Line & Standby) - - - - - - - - - - - - - -
Interest Paid by Equity - - - - - - - - - - - - - -
Loan Repayment 56,637,105 - - 1,153,124 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,532,094 3,018,887
Interest and Fees - - - - - - - - - - - - - -
Principal 56,637,105 - - 1,153,124 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,532,094 3,018,887
Loan Balance 0) (2,373,239) (27,919,264) (53,985,208) (51,176,745) (48,285,346) (45,308,965) (42,245,510) (39,092,835) (35,848,740) (32,510,974) (29,077,226) (25,545,132) (24,025,018)
% of Land Purchase Price.
Senior Loan Cash Flow - (2,373,239) (25,546,026) (26,065,943) 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,532,094 1,520,115
Interest Coverage Ratio - - - - - - - - - - - - - -
Debt Service Ratio 1.00 - - A 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.20
Proiect Overdraft (2.373.239) (27.919.264) (53.985.208) (51.176.745) (48.285.346) (45.308.965) (42.245.510) (39.092.835) (35.848.740) (32.510.974) (29.077.226) (25.545.132) (24.025.018)
Net Cash Flow (after Interest & Corporate Tax) 81,692,572 (2,373,239) (25,546,026) (26,065,943) 2,808,462 2,891,400 2,976,380 3,063,455 3,152,676 3,244,095 3,337,767 3,433,747 3,632,094 1,520,115

Cumulative Cash Flow** (2,373,239) (27,919,264) (53,985,208) (51,176,745) (48,285,346) (45,308,965) (42,245,510) (39,092,835) (35,848,740) (32,510,974) (29,077,226) (25,545,132) (24,025,018)
Check Balance - - - - - - - - - - -
GST Liability Summary

Total Liability on Revenue (17,218,409) - - (203,232) (411,470) (421,607) (431,994) (442,638) (453,545) (464,721) (476,173) (487,909) (499,934) (512,257)
Withheld bv Purchaser = - - - - - - - - - - - - -
Net Liability (-ve) / Credit (+ve) (17,218,409) - - (203,232) (411,470) (421,607) (431,994) (442,638) (453,545) (464,721) (476,173) (487,909) (499,934) (512,257)

* Includes half interest from deposit on land acquisition plus Interest received from pre-sale deposits
** Cumulative Cash Flow After Interest is revenue less costs (including interest on overdraft)
Licensed to: APP Corporation Pty Ltd
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Current Financial Year Cash Flow for Sharpe Avenue Apartments

PROJECT CASH FLOW TOTAL GST Year 13 Year 14 Year 15 Year 16 Year 17 Year 18 Year 19 Year 20 Year 21 Year 22

Jun-35 Jun-36 Jun-37 Jun-38 Jun-39 Jun-40 Jun-41 Jun-42 Jun-43 Jun-44
Units Sold 98.00 - - - - - - - - - 98.00
Residential - Unfurnished 39.00 N = - N - - - - - 39.00
Residential - Furnished (Executive) 58.00 N = - N - - - - - 58.00
Commercial Office 1.00 = - N - N - - - - 1.00
Cumulative Units Sold - - - - - - - N - 98.00
% Units Sold - - - - - - - - - 100.0%
SqgM Sold 726.00 - - - - - - - - - 726.00
Commercial Office 726.00 - - - - - - - - - 726.00
Cumulative SqM Sold: - - - - - - - - - 726.00
% SqM Sold, - - - - - - - - - 100.0%
AUD Sold 75,597,273 - - - - - - - - - 75,597,273
Residential - Unfurnished 20,793,294 - - - - - - - - - 20,793,294
Residential - Furnished (Executive) 48,622,937 - - - - - - - - - 48,622,937
Commercial Office 6,181,042 - - - - - - - - - 6,181,042
Cumulative AUD Sold - - - - - - - = - 75,597,273
% AUD Sold - - - - - - - - - 100.0%
Units Handed Over 98.00 - - - - - - - - - 98.00
Residential - Unfurnished 39.00 - - - - - - - - - 39.00
Residential - Furnished (Executive) 58.00 - - - - - - - - - 58.00
Commercial Office 1.00 - - - N - - - - - 1.00
Cumulative Units Handed Over - - - - - - - N - 98.00
% Units Handed Over, - - - - - - - - - 100.0%
SgM Handed Over 726.00 - - - - - - - - - 726.00
Commercial Office 726.00 - N N - - - N - - 726.00
Cumulative SqM Handed Over’ - - - - - - - - - 726.00
% SaM Handed Over| - - - - - - - - - 100.0%
AUD Handed Over 75,597,273 - - - - - - - - - 75,597,273
Residential - Unfurnished 20,793,294 N - N - - N - - - 20,793,294
Residential - Furnished (Executive) 48,622,937 - - - - - - - - - 48,622,937
Commercial Office 6,181,042 N N - - - N N - - 6,181,042
Cumulative AUD Handed Over - - - - - - - - N 75,597,273
- - - - - - - - - 100.0%

% AUD Handed Over

Project Cash Flow
Revenue
Gross Sales Revenue
Selling Costs
Gross Rental Income
Leasing Costs
Other Income
Interest Received*
GST Pavments (Liabilities)
TOTAL NET REVENUE
Costs
Land and Acquisition
Professional Fees
Construction Costs (inc. Contingency)
Statutory Fees
Refurbishment Costs
Miscellaneous Costs 2
Miscellaneous Costs 3
Project Contingency (Reserve)
Land Holding Costs
Pre-Sale Commissions
Financing Costs (exc Fees)
GST Refunds (Inout Credits).
TOTAL COSTS
Net Cash Flow (before Interest & Corporate Tax)
Cumulative Cash Flow
Corporate Tax
Net Cash Flow (before Interest & after Corporate Tax)
Cumulative Cash Flow

Developer's Equity
Manual Adjustments (Inject + / Repay -)
Injections
Interest Charged
Equity Repayment
Less Profit Share
Equity Balance
Equity Cash Flow
Project Cash Account
Surplus Cash Injection
Cash Reserve Drawdown
Interest on Surplus Cash
Surplus Cash Balance
Senior Loan - Lender Name
Drawdown
Loan Interest Rate (%/ann)
Interest Charged
Fees Charged (Application, Line & Standby)
Interest Paid by Equity
Loan Repayment
Interest and Fees
Principal
Loan Balance
% of Land Purchase Price.
Senior Loan Cash Flow
Interest Coverage Ratio
Debt Service Ratio
Proiect Overdraft
Net Cash Flow (after Interest & Corporate Tax)
Cumulative Cash Flow**
Check Balance
GST Liability Summary
Total Liability on Revenue
Withheld bv Purchaser

75,597,273
(504,610)

113,805,230
(30,062,783)

(17,218,409)
141,616,700

1,817,281
4,145,397
54,005,130
762,315
5,152,327

(5,958,321)
59,924,129
81,692,572

81,692,572

81,692,572

81,692,572
81,692,572

82,978,163
(82,978,163)

Debt
(56,637,105)

56,637,105

56,637,10!

5
(o

)

1.00

81,692,572

(17,218,409)

5,773,725 5,916,057 6,061,907 6,211,362
(1,512,722) (1,536,314) (1,560,496) (1,585,283)
(524,884) (537,823) (551,082) (564,669)
3,736,119 3,841,920 3,950,328 4,061,410
3,736,119 3,841,920 3,950,328 4,061,410
(20,288,898) (16,446,979) (12,496,650) (8,435,240)
3,736,119 3,841,920 3,950,328 4,061,410
(20,288,898) (16,446,979) (12,496,650) (8,435,240)

6,364,512
(1,610,689)

(578,592)
4,175,231

4,175,231
(4,260,009)
4,175,231
(4,260,009)

6,521,448
(1,636,731)

(592,859)
4,291,858

4,291,858
31,849
4,291,858
31,849

- - - 75,597,273

. . - (504,610)
6,682,264 6,847,056 7,015,922 3,550,693
(1,663,424) (1,690,784) (1,718,827) (866,511)
(607,479) (622,460) (637,811) (7,195,270)
4,411,362 4533812 4,659,283 70,581,575
- - - 2,828,302

- - - (302,992)

- - - 2,525,310
4,411,362 4,533,812 4,659,283 68,056,265
4,443,211 8,977,023 13,636,307 81,602,572
4,411,362 4533812 4,659,283 68,056,265
4,443,211 8,977,023 13,636,307 81,692,572

- - - - - - - - - 81,692,572
- - - - - - - - - 81,692,572
- - - - - - - - - 81,692,572
- - - - - 31,849 4,411,362 4,533,812 4,659,283 69,341,857
. - R . - - - - - (82,978,163)
- - - - - 31,849 4,443,211 8,977,023 13,636,307 0
0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00%
3,736,119 3,841,920 3,950,328 4,061,410 4,175,231 4,260,009 - - - -
3,736,119 3,841,920 3,950,328 4,061,410 4,175,231 4,260,009 - - - -
(20,288,898) (16,446,979) (12,496,650) (8435,240) (4,260,009) 0 0 0 0 0
3,736,119 3,841,920 3,950,328 4,061,410 4,175,231 4,260,009 - - - -
1.00 1.00 1.00 1.00 1.00 1.01 - - - -
(20.288.898) (16.446.979) (12.496.650) (8.435.240) (4.260.009) 0 0 0 0 0
3,736,119 3,841,920 3,950,328 4,061,410 4,175,231 4,291,858 4,411,362 4,533,812 4,659,283 68,056,265
(20,288,898) (16,446,979) (12,496,650) (8,435,240) (4,260,009) 31,849 4,443,211 8,977,023 13,636,307 81,692,572
(524,884) (537,823) (551,082) (564,669) (578,592) (592,859) (607,479) (622,460) (637,811) (7,195,270)
(524,884) (537,823) (551,082) (564,669) (578,592) (592,859) (607,479) (622,460) (637,811) (7,195,270)

Net Liability (-ve) / Credit (+ve)

* Includes half interest from deposit on land acquisition plus Interest received from pre-sale deposits

** Cumulative Cash Flow After Interest is revenue less costs (including interest on overdraft)
Licensed to: APP Corporation Pty Ltd
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