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Valuation Details

Instructing Party Reliant Party Transport for NSW

ThnsthycForie Registered Proprietor Transport for NSW

Project Director ’ T
Purpose of Acquisition purposes — in accordance with the Lan
Transport for NSW P f Report gl purp

Acquisition (Just Terms Compensation) Act, 1991
Level 5, Tower A

I in Fee Simpl
821 Pacific Highway Interest Valued Freehold Inferest in Fee Simple
Chatswood NSW 2067 Date of Valuation 18 May 2016
8June 2016

Date of Inspection

Property Overview

Brief Description

The subject site is situated on the southern alignment of Grand Avenue, which is enveloped
between Colquhoun Street to the west and Durham Street to the east. The site extends to
an area of approximately 62,030 square melres (6.203 ha), is generally regular in shape,
with a level topography. The site is mostly unimproved and provides disparaged concrete
hardstand together with a grassed and lightly wooded area at the north western alignment:
Water freatment infrastructure is concentrated towards the eastem elevations and as at
the date of valuation, we are unable to determine the e}(gct og:he land if any. We further
note a substation easement mid way along the Grand Avenue’ boundary

The site sits adjacent to Rosehill racecourse, whilst Clee:}'naway an
plants are directly opposite. The remaining surrounding Iocah
by a combination of medium to larger size, industrial omce.'w‘are / og
with vacant land allotments scattered throughout The broader ioca ty, directly to the west/ |
of the site comprises establssheﬁ 16w defisity residential dwelllngs of Rosehl"

ste recyclin
L yeling

Rosehill enjoys a central weslem Sydney location and is well pos |1Ion 1
to both the M4 Motorway ‘and, V'ctona Road. At ‘lhls location the‘«property is located
approximately 4 kilometres east, of the Parramatta Commemal Bumness"'nlstnct (CBD)
and approxlmately 22 kilometres rorth west of the Sydney CBD.

P,

»situated’ withln Rosehill which is located approximately 1
llotrﬁ nt. Comprehenswe retail and CBD facilities are also
((Parramatta situa

Local Eny\\nrc mentaI Plan 2011. Not\mthstandlng, some market participants view the
immediate area as ?jeal for major gent?ﬁcairon in the medium term, for high density mixed
use purposes, ande\? ch, there Js'! sistency in prices achieved at this location, when
compared to traditional ndustrlal Iand’uses Strong anecdotal evidence suggests that
developers are taking a very'p’smve view as to a higher and better use, notwithstanding
current legislation as to pei’lpiSSIbe uses, and are applying pricing methodologies

consistent with a higher and better use, regardless of current constraints.

In accordance with our instructions, we are to assess the subject site having regard tothe
Land Acquisition (Just Terms Compensaltion) Act, 1981, on the following bases:

e Onan“As Is” basis, in accordance with existing Zoning; and

. ©On a Redevelopment Potential Basis, utilising our opinion of the likely perceived
future development potential, in an open market situation.

Our valuation assessment is at 19 May 20186, as per the date of resumption.
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Colhers
4 Grand Avenue, Camelia, NSW NTERNATIONAL®
Executive Summary (continued)

Site Area 62,030 square metres Planning Scheme Parramatta Local Environmental Plan 2011

Zoning IN3 Heavy Industrial FSR 1:1

Key Assumptions and Important Comments

In the preparation of this valuation report we have made a variety of key assumptions and important comments. in this regard we advise
that this entire report, including appendices, must be read and understood by the nominated parties to whom reliance Is extended in
order that the varlous assumptions and comments are understood in the context of the adopted valuation. Should the parties to this
report have any concerns or queries regarding the contents or key assumptions made In the preparation of this valuation, those Issues
should be promptly directed to the nominated Valuer for comment and review. A selection of Key.Assumptions and Important Comments
are as follows:-.

(i) We assume all information provided by the Instructing Party is correct and current.

Ao

(i) We assume there are no other encumbrances or notations except those shown o "I'ﬂeiior}oted within this valuation report.

(i We assume the property Is not flood liable or within a landslip designated areé: ;-

()] We have made various assumptions detailed throughout this report w‘hlc;h élm to reconclle de e,jgjg:s in regards to future zoning and
information supplied. Should formal information be provided which- présent material discrepanc szwith,our adopted assumptions, we
reserve the right to review this valuation and make any necessary subsequent amendments. 5

{v) We note we have searched the EPA contaminated Land Register and the subject site has been identified on’tiie EPA register as being
under Environmental Assessment having 5 current and 7 former notices. The principal confaminants of concern include Carbon
Tetrachloride, Chloroform and Hexavalent Chromium. Therefore potential ground contamination could be an Iissue that should not be
ignored. Notwithstanding this we are unaware of the complete history of the site and we strongly recommend a full suite of Due Diligence.
We have not been provided with a cost to rectify, any potential contamination; and for the purposes of our assessment, and in accordance

with our instructions, we have disregarded the efjggﬁpj ‘apy existing site contamination, The value assessed herein may change should a
cost to rectify become evident. AN

(vi) In accordance with the Austrailan Property Institute Va_
values assessed herein may change significantly an
market movements or factors specific to lha pamcular
in value.

.
Without limiting the generality of the above we da not assul y responsibility or accept any liability in circumstances where this valuation
Is relied upon after the expiration of 80 days from the date flgmuaﬁon. or such eariler date If you become aware of any factors that have
any effect on valuation. ;

However, In the context of the above the AP]V reiterates !hat It should be recognised that the 90 day reliance period does not
guarantee th.e valua for that period, it always remalns a valuation at the date of valuation only.

layed various levels of volatility during the early stages of 2016 with geopolitical events such as China's opaque

"“‘ | "pnce slumps and the United Kingdom's recent referendum and ultimate exit from the European Union Is ralsing

! BA officials appear unperturbed, choosing to perpeluate their current stance on monetary policy, haping
continue m facilitate the economic rotation away from mining.

a ;{nlerasl rales and volatility, the stability of secured cash flows on offer from the property market makes
conivincing Investment cas ,fDunng 2015, investment returns for good quality assels with secure cash flows have generally stabilised,
.Compression now e g%t across Ihe majority of assel classes. There is also now evidence of yield compression spreading up

assels h'admonp y considered secondary (such as those assets located in country/regional locations), particularly for

) % dluru !arm repositioning potential.
¥ £
he ng to réview and in appropriate circumstances revise our valuation report should any of the above key assumptions and
Important comments- ré?u t in matters that will have a material Impac( on valuation

vii)
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4 Grand Avenue, Camelia, NSW -KIIIN.TERNATIONAL :
Executive Summary (continued)

Valuation - ‘As Is Basis’

Direct Comparison Approach Area Rate / m® (Site Area) Capital Value
Site Area 62,030 $400 $24,812,000
Indicative Value 524,812,000
Adopted Value $25,000,000

Current Market Value and items of compensation determined under the provisions of the Land Acquisition (Just Terms Compensation)
Act, 1891 Is:

Assessment for Compensation under Land Acquisition (Just Terms Compensation) Act, 1981

Section 5§5(a) — Market Value: $25,000,000

Section 55(b) - Speclal Value: Nil

Section 55(c) = Severance: Nil

Section 55(d) - Disturbance: As per instructions - to be assessed separately by TINSW
Section 55(e) - Solatlum: Nil

Section 55(f) = Increase or Decrease in Value: Nil

Compensation Valuation - “As Is” Basis

$25,000,000 - GST Exclusive
(TWENTY FIVE MILLION DOLLARS)

In accordance with our specific ins:ruction&'?'s? ult of the perceived redevelopment pmnllar of the subject site and the surrounding precinct, and our
opinion of how the site would be acce, Qyﬁﬁle@?ﬂ. In a sale situation, we provide the following summary of our findings on this basls. We advise that
such are based on our opinion of theiKslyKey paral a market parijcipant would adopt In pricing the subject site In an open market situation, and note
that such are not based on Ganmﬂ p ameters and l&l%lng Legislation. As such, the below assessment is highly sublective.
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4 Grand Avenue, Camelia, NSW
Executive Summary (continued)

Redevelopment Potential - Assessment of Value Range

Direct Comparison — Site Area Direct Comparison —~ Potential GFA

Adopted Rate/m? Range $700 to $900 Adopted FSR Range 1.0:1 - 1.2511

Value Range (rounded) $43,500,000 to $55,500,000  Potentlal GFA Range 62,030 m?—77,538m?
Adopted Outcome $52,000,000 Adopted Rate $750

Reflective Rate/m?* $838 Value Range (rounded)  $46,500,000 to $58,000,000
Direct Comparison = Rate per Potential Unit Site Adopted Quicome $52,000,000
Potential Units (based on adopted FSR range) 703 — 879 units

Adopted Rate/Unit $70,000

Adopted Range (rounded) $48,000,000 to $61,500,000

Redevelopment Potential — Adopted Value

Adopted Valuation $52,000,000 (GST Exclusive)

Direct Comparison Rate ($ Rate/m? Site Area) $838 per m? of Site Area

Direct Comparison Rate Range ($ Rate/m? Potential GFA) $671 - $838 per m* GFA

Direct Comparison Rate ($ Rate/Potential Unit Site) $59,158 - $73,969 per unit

CIVAS (NSW) Pty Limited

Anthony Mylott | National Director Catherine Allotta | Assistant Valuer
FAPI MRICS, Certified Practising Valuer PMAPI
24 October 2016 (Date of Signing Report) 24 October 2016 (Date of Signing Report)

This report has been verified by: Dwight Hillier FAPI MRICS, Managing Director

NOTE:/:r"r_m_gngxecutive Summary must be read in conjunction with the attached report and the details contained therein.
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Attachment A

Transport
NSW | for NsW

Noted by: o Date; 21 November 2019

Alex Wendler
A/ Deputy Secretary, Infrastructure & Place

Issued by: Date: 2 7/ / ( / 62

Brooke McGuiggan
AJ Director;-Audit & Risk

FOR OFFICIAL USE ONLY - This roport has been prépared solely for the use for TINSW. No responsibility to any third party Is accepted,
&5 our report has ol been prepared, and shall not be intended for any other purpose. This report provides management with
Information about the condition or risks and internal controls at a point in time in the review. Future changes in environmental and
projact factors and actions by personnel may significantly and adversely impact these risks and controls In ways that this report did
not and cannot anticipale. Internal audil perform work to identify and lest conlrols thal may mitigale against the risk of fraud, tosting
was not designed to perform a delailed fraud risk assessment or assessment of the reliabilily of fraud controls,
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1 INTRODUCTION

1.1 INSTRUCTIONS

We have received written instructions from Mr Timothy Poole, Property Director, Transport for NSW, dated 15
June 2018, to determine the Current Market Value 'As Is' of 4 Grand Avenue, Camelia, NSW for compulsory
acquisition purposes pursuant to the Land Acquisition (Just Terms Compensation) Act, 1991 as at 19 May
2016 (being the date of resumption).

Subsequent to our original instructions, due to the immediate precinct undergomg significant planning for future
revitalisation for a higher and better use, with market participants ccgmsant of same, we are to provide our
opinion of value based on a likely “Mixed Use” scenario utilising an/ﬁpropna e assumption as to development
density. We advise that this scenario is not based on Gazetted Plénnnng Legmla{cn notwithstanding developer

interest in the area, and advise caution on this basis. ‘ \\

The valuation detailed herein has been prepared for, and may be relied upon by, the following party for the

purpose as specified: ¥ 4
Purpose of Valuation Reliant Party ~.
Compulsory Acquisition Transport forNSW\ R

!

Our valuation has been prepared in accordance with }h Au:?rai;an froperty Institute (API) and the Property
Institute of New Zealand (PINZ) Australia and New«Zealand Vaiuatlon and Property Standards (January 2012,
7th Edition) and the provisions of the Land Acquas:trcg (Just Terms Compensation) Act, 1991.

\; 3 \
We have assumed that the instructions and subseqL\lent nformation supplied contain a full and frank disclosure
of all information that is relevant. Furthermore, we have prepared our valuation in accordance with our standard
Terms of Busgness,_as prewcusly provided to you and as appended at Appendix A.

The authentrcﬁy of th|s~report and valuation contained herein may be confirmed by telephoning the signatory
or thg\ Vdluation Director at the |ssumg office.

I

NG )
A copy cf'the\he\tfr of Instruct_i;cn is attached at Appendix B.

1.2 ENFORM{\T\I/ON SOURCES

Our valuation conclusacns have been reached after reviewing information provided by Transport for NSW and
our own research. The information reviewed and supplied includes, although is not limited to, the following:-
. Deposited Plan 843591;

L] Certificate of Title;

L] Various Dealings;

= Council and Legislation Websites; and

" Other relevant information.

Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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1.3  BASIS OF VALUATION

The valuation has been completed under the provisions of Sections 55 & 56 of the Land Acquisition (Just
Terms Compensation) Act, 1991. Clause 56 of this Act defines Market Value as:

Market Value “... the amount that would have been paid for the land if it had been sold at that time by a willing but not anxious
seller to a willing but not anxious buyer, disregarding (for the purpose of determining the amount thaf would have
been paid):

(a) any increase or decrease in the value of land caused by the carrying out of, or the proposal fo carrying out,
the public purpose for which the land was acquired; and

{b) any increase in the value of land caused by the carrymg ouf by the authority of the State, before the land

is acquired, of the Improvements for the public purposefor whrch the land Is to be acquired; and

(c) _anyincrease in the value of land caused by ils use m 2 manner or for a purpose contrary fo law.”
<& N\
In particular we have had regard to the compensation payable under the Act |n-re3p\ect to Section 55 which
itemises the points of compensation. These include: ' ' o
(a) market value of the land at its date of acquisition,;
(b) any special value of the land to the owner at its date of acquisition;
(c) any loss attributable to severance; '
(d) any loss attributable to disturbance;
(e) solatium;
{f) any increase or decrease in the vaiue of any -other land owned by the owner at the date of
acquisition, which adjoins or is severed from the%cqulred fand by reason of the carrying out of, or
the proposal fo carry out, the public purpose for wh!ch the land was acquired.

While the concept of market value is, fr}rther deflned(\by the International Valuations Standard Council (IVSC)
/

and endorsed by the Australran Property Institute (API) we have predominantly had regard to the provisions
of the Act as ldentn‘led bove

This valuation report is provrded by”EIVAS (NS\N);Pty Limited and not by any other company in the Colliers
Internatlonal Group The valuatlon report has been prepared for the party and purpose as detailed in
Sectlon '1.1"above, and should not\?e@hed upon for any other purpose or by any person.

CIVAS (NSW) Pty Limited accepts no r‘ésponsibility for any statements in this report other than for the stated
purpose. This: report is issued on the basis that no liability attaches to the companies in the Colliers
International Graup other than CIVAS (NSW) Pty Limited in relation to any statements contained in the
valuation report. .

1.4 PECUNIARY INTEREST —

We advise that the primary Valuer nominated within this report is authorised under the relevant laws of NSW
to practise as a Valuer and has had in excess of 5 years continuous experience in the valuation of similar
properties to the subject.

Further, we confirm that the nominated Valuers do not have a pecuniary interest that could conflict with the
proper valuation of the property, and we advise that this position will be maintained until the purpose for which
this valuation is being obtained is completed.

Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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1.5 DATE OF VALUATION

19 May 2016 being the advised day of resumption based upon our inspection of 8 July 2016. Due to possible
changes in market forces and circumstances in relation to the subject property the report can only be regarded
as representing our opinion of the value of the property as at the date of valuation. We have assumed the
condition for the subject property during our inspection to be the same as at the Valuation Date.

1.6 MARKET MOVEMENT

In accordance with the Australian Property Institute Valuers Limited (AP1V), this valuation is current as at
the date of valuation only. The value assessed herein may change 'éigniﬁcantly and unexpectedly
over a relatively short period of time (including as a result of general market movements or factors
specific to the particular property). We do not accept liability for losses arising from such subsequent
changes in value.

Without limiting the generality of the above, we do n'ﬁf)"assume any responsibility or accept any
liability in circumstances where this valuation is relled upon after the expiration of 90 days from the
date of valuation, or such earlier date if you become aware of any factors that have any effect on
valuation. ot g

However, in the context of the above the APIV reiterates that it \should be recognised that the 90 day reliance
period does not guarantee the value for that period, it always remalns a valuation at the date of valuation
only. 35

1.7  PREVAILING MARKET CONDET]ONS CHANGING TIMES

Global markets have disp ayed vanous\;’levels of volatility during the early stages of 2016 with geopolitical
events such as Chifa’'ssopaque pollcy;stance commodity price slumps and the United Kingdom's recent
referendum and ultimate_exit from the EuropeamUnlon is raising concerns amongst investors. RBA officials
appear unperturbed, choosm}to perpetuate their.c current stance on monetary policy, hoping that record low
interest rates will continue to f%\t\f\a the economic rotation away from mining.

In a market characterised by low interggt)rates and volatility, the stability of secured cash flows on offer from
the property market makes for a convincing investment case. During 2015, investment returns for good quality
assets with secure cash flows have generally stabilised, with yield compression now evident across all asset
classes. There is also now evidence of yield compression spreading up the risk curve to assets traditionally
considered secondary (such as those assets located in countryfregional locations), particularly for those with
short to medium term repositioning potential.

We further comment that demand and enquiry from investors looking for high quality assets with long
weighted average lease durations is expected to remain strong throughout 2016. Whilst the weight of capital
chasing quality assets is currently anticipated to remain stable and strong throughout 2016, considerable
uncertainty continues to undermine the broader Australian economy.

We draw your attention to the fact that the market value adopted herein is subject to the issues
outlined above, and should be closely monitored in light of future events. Furthermore, it is our strong
recommendation that regular valuation updates be initiated and instructed by the party wishing to
rely upon this valuation.
Transport for NSW

4 Grand Avenue, Camelia, NSW
19 May 2016
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Current market activity is showing significant buyer demand across all major market segments, particularly for
those assets with secure cash flow profiles, repositioning potential and/or future potential for a higher and
better use, including that of a speculative nature. This has been evidenced by both rising capital values and
yield compression in the investment markets, albeit in some sectors of the market the total quantum of sales
has reduced. However, this is largely due to a lack of supply as opposed to a lack of demand.

Investment yields are now at the bottom of the historical range which could indicate that we are approaching
the bottom of the yield curve. An alternative view is that returns on various types of property investments
remain aftractive in the current environment relative to alternative investment options (i.e. government bonds,
offshore property, cash, equities, etc.) and that geared returns remain acceptable due to historically low debt
pricing. Either way, asset prices are at historical highs and if alternative, mvestment markets were to shift and
become more attractive, or if lending interest rates were to lncrease,/propedy investment yields would most
likely begin to decompress having a direct impact on property va!ues

Similarly, but to a greater extent, assets without an income profile (such as the \ubject ) are exposed to a higher
degree of price volatility during negative market shifts. :

Accordingly, whilst the positive market sentiment and associated momentum is now evide‘ﬁt, we are unable to
provide any indication to its longevity. Accordingly, we caution the reliant party that market dynamics can shift
quickly and can adjust in a negative manner accordingly. It is therefore our very strong recommendation
that this valuation advice be updated at regular intervals. |t is the obligation of the reliant party to initiate and
formally instruct interim valuation update adv\lc\e at: the apEropnate time(s).

Transport for NSW
4 Grand Avenue, Gamelia, NSW
19 May 2016




CAM.501.002.6294

2 LOCATION

The locational attributes of the subject property are summarised as follows:-

Positlon The subject site is situated on the southern alignment of Grand Avenue, an established industrial precinct of central
weslern Sydney.

Surrounding Development The site sits adjacent to Rosehill Racecourse, whilst Cleanaway and Suez waste recycling plants are directly
opposite, the remaining surrounding locality is generally characterised by a combination of medium to larger size,
industrial officefwarehouse facilities together with vacant land allotments scattered throughout. The broader locality,
directly to the west of the site comprises established, low density residential dwellings of Rosehill.

Transport infrastructure  The subject site is well located to transport routes including the M4 Motorway, which is a major arterial road linking
the M7 motorway to the north and the M5 motorway to the south, both of which complete a road network that provides
access to all paris of the Sydney metropolitan area.

Significant upgrades are currently underway as part of the WestConnex Infrastructure Upgrade, and the subject
precinct.

The nearest railway station is situated within Rosehill which is located approximately 1 kilometre south west of the
aliotment. Comprehensive retail facilities are also provided within Parramatia Westfield situated approximately 4
kilometres to the west.

Distance from CBD At this location the property is located approximately 4 kilometres east of the Parramatta Commercial Business
District (CBD) and approximately 22 kilometres north west of the Sydney CBD.
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Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016




CAM.501.002.6295

3 TITLE PARTICULARS

31 TITLE REFERENCE

The relevant current legal description is outlined as follows: -

Title Details

Search Date 14 July 2016

Local Government Area Parramatta

Parish St John

County Cumberland

Legal Description Computer Follo Reference Registered Proprietor

Lot 3 in Deposited Plan 843591 3/843591 Transport for NSW

3.2 ENCUMBRANCES

The Second Schedule of the Computer Folio Refer;}c*é'

dicates”the property is subject to the following
notifications: ~ .

Notation Description

N
1. Reservations and Conditions in the Crown Grant(s}

All Titles in NeW'South Wales 'were'oriinaliy Crown Grants and most were made subject
to reservations of some or all minerals, Therefore the Registered Proprietor obtains a
freehold Title to the land although does not enjoy Title to minerals found in it.

2. Covenant affecting the part shown so burdened in the title diagram.
3. Easem Y {or dramage appurtenant to the pari(s) of the land above described shown so
benef ted'in the fitle diagram affecting the land shown in DP207651.
4, . S0 8376703 Easement for drainage appurtenant to the part(s) of the land above described shown so
benefited in the title diagram affecting the part of lot A in DP1708 shown in DP615817.
’ D
5, I 8376704 5 \/ Easement for drainage appurtenant to the part(s) of the land above described shown so
benefited in the title diagram affecting the parts of Iot 1 in DP207651 shown in DP615817.
5. ’ ) DPe37154 Easement to drain effluent appurtenant to the part(s) of the land above described shown
g so benefited in the title diagram.
7. DPB37154 Easement to drain effluent affecting the part(s) shewn so burdened in the title diagram.
8. 2331126 Pasitive covenant as regards part designated "Area A" in plan with 2331126
9. 2331127 Restrictien(s) on the use of land as regards part designated "Area A" in plan with 2331126.
Unregistered Dealings Nil.

We have assumed that there are no other encumbrances or notations except those shown on the Title or noted
in this valuation report.

Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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INTERNATIONAL

We have reviewed the above noted Covenant, and advise that such relates to dated, early 1900’s building
foundation and fencing Covenants and Restrictions. All things considered, we are of the opinion that they do
not have a detrimental impact on the value of the asset, although recommend the instructing party's Legal
Advisors opine accordingly as to their effect, if any.

We further note the Easement for Water treatment and are of the opinion that such has a non-detrimental
impact on the value of the site. Said easement runs perpendicular from the eastern boundary mid way along
the site.

Notwithstanding, the current location of the aforementioned onsite watei,tffgatment infrastructure could be
restrictive in a redevelopment scenario. Regardiess, should full scale redevelopment occur in the future, we
are of the opinion that the subject is of a sufficient scale to price-in a relocation of this infrastructure (assuming
such is required in perpetuity) without significantly affecting deve[opmen“t "'\a‘rglns The below image indicates
the location of the water treatment infrastructure. :

A full copy of the Title Search is attached at Appendix C.

Transport for NSW
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4  SITE PARTICULARS

41 SITE DETAILS

Frontage 187.78 metlres
Area 62,030 square metres (6.203 ha)
Topography The site is largely unimproved and provides disparaged concrete hardstand together with a grassed and

wooded area at the north western alignment.

Drainage Our inquiries with Pamamatta City Council were unable tp_'é/{_;i%m if flocding is an issue with the subject
property without formal written application. For the p p'o i570f this valuation, we have assumed that the
subject property is not floed liable.

Flooding Qur inquiries with Parramatta City Council were unable to confirm if landslip is an issue with the subject
property without formal written application. For the purposes of this valuation, we have assumed that the
subject property is not within a landslip designated area.

Landslip Access to the site is provide via a double concrete cross over driveway located along the north eastemn
alignment (Grand Avenue Boundary) of the site.

Access Grand Avenue is a bitumen sealed, dual directional carriageway incorporating concrete kerb and guttering
to either side. We note that a continuous concrete landscaped median strip confines access and egress
to the subject property for vehicles travelling in an east west direction.

Exposure Derby Street is a local access route and thus receives low traffic flow throughout the day.

Utilities Connected to all major utility services including electricity, water, telephone, sewer and drainage. We are
unsure if there is a gas connection.

/

The site has been tdentlf'{éd by referencé -fo-the Depossted Plan and extends from Grand Avenue as delineated
on the Plan, an excerpt of whnch'ls aitustrated overie;f

Transport for NSW
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5 PLANNING CONTROLS

51 CURRENT PLANNING CONTROLS

An overview of the main planning related controls over the subject property are outlined as follows:-

Local Governiment Area Parramatta City Council

Planning Scheme Parramatta Local Environmental Plan 2011
Gazeftal Date 7 October 2011

Zoning IN3 Heavy Industrial

Ohjectives Objectives of zone

To provide suilable areas for those industries that need to be separated from other land uses.
To encourage employment cpportunities.

To minimise any adverse effect of heavy industry on other land uses.

To support and protect industrial land for industrial uses.

To allow a wide range of industrial and heavy industrial uses serving the Greater Metropolitan Area of
Sydney and beyond.

To ensure that opportunities are not lost for realising potential foreshore access on land that is
contaminated and currently not suitable for public access.

Permitted without consent

Nil

Permitted with consent

Agricultural produce industries; Building identification signs; Business identification signs; Depots; Freight
transport facilities; General industries; Hardware and building supplies; Hazardous slorage
establishments; Heavy industries; Horlicullure; Kiosks; Medical centres; Offensive storage
establishments; Pubs; Roads; Rural supplies; Sawmill or log processing works; Take away food and drink

premises; Timber yards; Warehouse or dislribution centres; Water storage facilities; Any other
development not specified in item 2 or 4

Prohibited

Agriculture; Air transport facilifies; Airstrips; Amusement centres; Boat launching ramps; Boat sheds;
Camping grounds; Caravan parks; Cemeteries; Charter and tourism boating facilities; Child care centres;
Commercial premises; Community facilities; Eco-tourist facilities; Educational establishments;
Entertainment facilities; Exhibition homes; Exhibition villages; Farm buildings; Forestry; Function centres;
Health services facilities; Helipads; Highway service centres; Home-based child care; Home businesses;
Home industries; Home occupations; Home occupations (sex services); Industrial retail outlets;
Information and education facilities; Jetties; Marinas; Mooring pens; Moorings; Open cut mining, Port
facilities; Registered clubs; Research stations; Residential accommodation; Respite day care centres;
Rural industries; Signage; Tourist and visitor accommodation; Water recreation structures; Water supply
systems; Wharf or boating facilities; Whelesale supplies

Floor Space Ratio 1:1
Helght Lirif 12 metres
Heritage Listing Our research indicates the subject is not heritage listed

We confirm we have obtained the zoning information from the official website of Parramatta City Council.
Verification of the planning aspects can be confirmed by application to the Council for the issue of a Section
149(2) Certificate under the Environmental Planning and Assessment Act 1879.
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52 REDEVELOPMENT POTENTIAL

As aforementioned previously in this report, and in accordance with our specific instructions, as a result of the
perceived redevelopment potential of the subject site and surrounding precinct, and our opinion of how the site
would be accepted by the market in a sale situation, we advise that market participants at this location are
currently pricing in significant upside in the medium term, notwithstanding some degree of uncertainty in this
regard as it relates to Legislation.

As per our instructions, we are to notionally assess this scenarioc on the basis of current market perception for
a higher and better use. All things considered, the key variable for market participants is the application of an
achievable Floor Space Ratio ("FSR"), which dictates the bulk and scale of allowable development.

Without the benefit of a Gazetted FSR control, we have been requested to apply current market sentiment in
this regard, as to how participants would view this in an open market situation. In order for a potential purchaser
to be competitive, such must reflect reasonable parametersf "all 'things considered, however be somewhat
conservative, acknowledging the risks associated with speculatlve purchasing.

A /
Acknowledging cbvious market sentiment within thn\s precrnct notw:thstandlng the lack of Legislation for a
higher and better use (mixed use/residential), we have\héd regard tg,our opinion of the likely redevelopment

potential (bulk and scale) that market participants are utlllsm /vyhen making speculative purchases of this
nature. 5

As such, we have deemed that an adopted potential FSR of bet\\‘Neen 1.0:1 and 1.25:1 is supportable

{reflecting a potential GFA range in the order of 62,030 square metres and 77,538 square metres), whilst

reflects an appropriate degree-of conservatism to reflect the speculative nature of this pricing methodology.
/ /,WV\‘ N

In determining an appropnate unit yleld‘ we have assessed such on the basis of adopting an 85% building

efficiency (common area allowanc?}zand we have adopted an average unit size from comparable approved

developments of apprommately/?;') square Tetres, As such, the proposed site yields between approximately
703 and 879 units, utilising ou __ssﬁme“(reasonabte) FSR range of between 1.0:1 and 1.25:1.

Notwithstanding, confirnﬁng futdre: use rights is beyond the skillset of a Valuer, and as such, our opinions in
this regard are to be treated as a nétiﬁh:al assessment only. As planning momentum becomes evident, we
advise expert advice is sought to confirm same.

53 PLANNING APPROVAL

For avoidance of doubt, we have not sighted any planning approval or building approval in relation to the site,
and existing improvements thereon. However, we assume that appropriate permission has been granted by
the relevant statutory authority in relation to the existing improvements on site.

Transport for NSW
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6 ENVIRONMENTAL ISSUES

6.1 KEYISSUES

We note the following key issues and assumptions with regards to site contamination, hazardous building
materials, and environmental performance ratings applicable to the subject:-

Site Contamination . The subject site is a vacant allotment

. We note we have searched the EPA contaminated Land Register and the subject site has been identified
on the EPA register as being under Environmental Assessment having 5 current and 7 former notices.
The principal contaminants of concem include Carbon Tetrachloride, Chloroform and Hexavalent
Chromium. Therefore potential ground contamination could be an issue that should not be ignored.
Notwithstanding this we are unaware of the complete history of the site and we strongly recommend a full
suite of Due Diligence. We have not been provided with a cost to rectify any potential contamination so
for the purpose of our assessment we have disregarded any site contamination. The value assessed
herein may change should a cost to rectify become evident.

A
62  ENVIRONMENTAL CONGLUSION <. \</

Whilst the above comments suggest environmental matters\may bé an immediate issue, the recipient of this
report is advised that the Valuer is not qualified to detect such’substances or forecast potential environmentally
based future externalities, nor quantify the impact on values wﬂheyt_a comprehensive environmental report.

i e

We have assumed for the purpose of this valuation the property is not'contaminated in any way or subject to
environmentally based externalities that may impact upon value. If this assumption is found to be incorrect, or
if the party on whose mstruc’uon thls valuation is provided wishes our valuation to be based on a different
assumption, then this Valuatton should be referred back to the Valuer for comment and in appropriate cases,
amendment. We have‘also assumed; the ugii)f the proper’ty complies with all relevant environmental law,

Transport for NSW
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7  STATUTORY ASSESSMENT

As at the date of valuation the following statutory land valuation was being utilised for the levying of Council
Rates and Land Tax:-

Legal Description Land Value * (2015 Assesment)

Lot 3 in Deposited Plan 843591 $ 12,300,000

* Search date April 2016
o

Some of the metrics upon which the calculation of land tax is based are,g_,é:‘harised as follows:

* The tax free threshold is $482,000; NG
* Land values under the threshold (on a single holding basis) are’dntagd :
* Land values between $482,000 and $2,947,000 are taxed at 1.6% (abov\threshold) and
* Land values above $2,947,000 are taxed at the premlum marginal rate of 2. 0%\\

The current adopted Land Tax assessment on a Sirigle Holding Basis is as follows:-

Average Taxable Land Value /M\ $12,300,000 or $198 per square metre of Total Site Area
land Tax Payable - 2016 Land Tax Year \ \ s \ $226,600 .

'i. ,".\ \ \\\

¥ -.‘ \

It should be noted that the statutory land value assessments 2 JQL rating and taxation purposes only, and

P4 ot
accordingly are not necessarlly representative o{ the c/gnent;\ﬁen\ arket value of the underlying land.

All things considered, the current assessment for ‘rgtﬁwg purposes is not reflective of current market value.

Transport for NSW
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8 IMPROVEMENTS

8.1 GENERAL DESCRIPTION

The subject site is situated on the southern alignment of Grand Avenue, which is enveloped between
Colgquhoun Street to the west and Durham Street to the east. The site extends to an area of approximately
62,030 square metres (6.203 ha), is generally regular in shape and predominantly level.

The site is mostly unimproved and provides disparaged concrete hardstand together with a grassed and
wooded area at the sites north western alignment. Water treatment infrastr'qcture is positioned towards the
eastern elevation and as at the date of valuation we are unable to detqrmiﬁe the effect on the land if any. We
further note a substation easement mid way along the Grand Avenue’ boundary.

The site is depicted as follows: /\)

Wooded-Area---North-Western-Alignmert

Transport for NSW
4 Grand Avenue, Camelia, NSW
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Water Treatment Infrastructure ' ‘ Sub Station Easement
Pt ST 3
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9 MARKET COMMENTARY

Economic Commentary relevant to our instructed date of valuation is as follows:

9.1 ECONOMIC OVERVIEW
Cash Rate

The RBA Board cut the official cash rate by 25bp at  RBA Officlal Cash Rate
its May meeting to a record low of 1.75%. It appears i

that the 1Q16 CPI print proved to be a game
changer for Reserve Bank officials, with falling
prices outweighing the economic tailwinds of in
improving labour market and stronger than expected
GDP growth. The accompanying statement said the
cut follows information that showing inflationary
pressures are lower than expected, and that there is
a lower outlook for inflationary pressures than '
previously expected. The RBA also appears
cognisant of the recent strength in domestic currency, statmg that an appreciating exchange rate could
complicate things.
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The 1Q16 CPI release came in much Iower\ ih\an Headline CFl - % Change YoY

expected, and ultimately proved to be the catalyst for 1

the RBA Board decision .in early May. Headhne<

inflation printed at -0. 2%qu (consensus 0. 2%qlq) i s S A R R
while annual inflation is now at 1. 3%yly. With thexl \ /\/ \

peak in housing market activity and an |ncreasmg e i e o RS R A T RS RS
AUD through -March, lt had no doubt become hard

for the RBA tc shy away \from further cuts. Inflation =

has sagged below the" Banik's 2-3% target range for ¥ 3 R R E R R R EE R RN Y

some tl e now, and the i‘:--:cope for further easing”
fine had. been growing old. Thgr§e is now a fairly clear indication from the data that this disinflationary trend is in

Currency mo emen\ts £

The AUD suffered |ts\séccnd consecutive month of JUD/USDExchangeRate =~~~
depreciation against the USD,_slipping_a_further - i

4,9%. The AUD actually depreciated against most Ty m————

trading partners (CNY -3.4%, EUR -2.1%, JPY - 00 -
1.1%). The depreciation coincided with renewed e e e
discussion of rate increases in the USA. The Federal
Reserve kept rates on hold in May although the
meeting minutes made repeated reference to the

N X 2o oW & 2 & Ny &8 B W e e
possibility of raising rates at the next FOMC meeting 5§ 3 O} % 3 ¢ : o3 it B
in mid-JLlne. Source: HEA Catliers Edge
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GDP

Australia’s GDP growth firmed further in 1Q16, at
+1.1%0q/q (expectations (+0.8%q/q) and +3.12%yly
(up from 3.0%yfly in 4Q15. The main source of
acceleration came from exports, but aside from
trade, the data was as expected, maintaining the
healthier tone in consumption that has become
evident over the last year. Household consumption
is growing at 3.2%y/y which is consistent with the
stronger labour market outcomes. Activity has been
building since the middle of last year, with the
business surveys and labour market perking up, and

CAM.501,002.6306
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domestic demand pivoting toward services, even as mining capéx keeps falling. The 3% handle on growth
might prove hard to maintain as we get some payback in ’trade> and government spending through the year,
and with dwelling investment's contribution due to wane./l/?:tf growth in the upper 2s could be sustainable.

g o

Household Saving Ratio

Within the 1Q16 national accounts data, labour
income has troughed as the effects of falling
unemployment are more pronounced than those of
the softer wage figures. With household income
picking up a little further, the solid outcomes on
consumption did not erode household balance sheet

positions, with the saving rate picking up slightly to a i

still elevated 8.1%. ///““*\\ \

Labour Market

P LB

Australia's April [abou??‘d’bfé; Un
expectations, but with slightlyf.wefter underlying
details.. Employment grew by 10.8K>positions while
the unemployment rate held steady. :ét 5.7% as the
consensus. economist forecasts had p‘édicted. The
mix of employment was tilted more to part-time
(+20.2K) at the expense of full-time (-9.3K). Even
so, many leading indicators- suggest the labour
market will do reasohably Well, leading to a slightly
downward bias to the unemployment rate. Given

inflation any time soon.
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9.2 MARKET OVERVIEW

Qverview

The Sydney industrial market has witnessed yield compression across all ofits markets, underpinned by limited
land supply and growing institutional demand from both local and foreign investment which is further cataputted
by record low interest rates and a tightening investor risk premia. This weight of capital chasing is expected to
drive further compression in prime assets with long WALEs and good quality tenants, as many of the investors,
particularly those offshore, continue to be attracted to a secure cash flow.

Given the reduction in global earnings growth, organisations have pricritiseﬂ'lmulti—asset purchases in efforis
to reduce the acquisition costs and gain operating efficiencies. In May, Japan Post successfully completed the
$6.5 bilion takeover of Toll logistics and, more recently, the aforementioned $1.073 billion GIC-Frasers
Industrial Portfolio was sold to Ascendas. In 2015, over $1.33'billion Industrial portfolio sales occurred
nationally, comprising of 43 properties. Of these, the Sydney market accounted for $567 million of sales,
approximately 44 per cent of national sales by value. :

A 58
S

March 2015 to September 2015 was a period of excepﬁ/c;nal sales~conditions, continuing the momentum
emerging in late 2014 and surpassing previous sales. volumes. There were $1.66 billion of investment and
vacant possession sales recorded in Sydney mdustnal\?narket.»um|ted only by the availability of stock, sales
volumes exceeded the $1.3 billion occurring between Octol __‘;2014 and March 2015. Offshore buyers have
becoming increasingly active, representlng over $867 million. of -acquisitions. The GIC-Frasers Industrial
Portfolio purchased by Singapore's Asceridas included 12 assets. from Sydney valued at $482.7 million. In
June, a new benchmark was set for Australian industrial propedy v\élues by the Singapore based Mapletree
Logistics Trust acquisition of Coles Distribution Centre. This deali, the largest of the year, at Eastern Creek
was a 55,000sqm cold storage facility with a 19.5 year weighted average lease expiry (WALE) to Coles. it
transacted for $253 million at a passing yield of 5.6 per cent. This offshore demand is expected to persist in
line with the decline of the Australian dollar and the comparatwely higher return yielded by Australian industrial
assets. Car ‘

Lo

r ock compounded by the low cost of capital has resulted in the downward movement in
yields. Y;elds Gre approa\chlng Ievels similar to those before the GFC, however, economic conditions between
these two penods are vastly dlsparate There is positive spread between the all in cost of debt and income
yield on property Unlike conaltlons between 2006-2011, where the spread was negative, current property
|ncomes*can counterbalance&a fise in interest rates or any deterioration in leasing conditions.
i i v
Furthermore, strengthenmg ‘economic conditions in NSW are expected to provide a platform for net effective
growth. Vanilla assek\offering size, location, strong covenant and long WALE remain in high demand. Prime
yield have compres}-.“ed up to 75 basis points since March 2015, and now average between 6.00 to 7.00 per
—cent—Moreover- th&scarc:ty of-stock-has-now-pushed-investors—up—the risk curvée. Investors have shown a
tolerance for vacancies, shorter WALEs and properties requiring capital expenditure. From March 2015 to
September 2015, the average yield for secondary industrial properties in Sydney market compressed 50 basis
points to finish at 8.00 per cent.
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Development Supply

Construction activity continues to rise in western and outer western Sydney on the back of robust enquiry
where many potential tenants seek to consolidate existing operations for efficiencies, and/or require ‘immediate
space requirements’. Western Sydney's major development supply pipeline (including specuiative
developments) is detailed within the table below:

Address Suburb GLA {m?) Development Status Est Completion
Site 3A1 & 2, Milner Avenue, Eastern Creek 20,775 Under Construction Q3-2016
3B, Milner Avenue Eastern Creek 16,000 Under Construgtjon Q3-2016
Calibre, Whole Spec, 60 Wallgrove Road Eastern Creek 18,935 Under Co ;ri:/ctigﬁ Q3-2016
89 Quarry Road Erskine Park 11,690 Son Q2-2016
Spec E2 & E3,

Greystanes 18,180 Q2-2016

Dolerite Close

SpecE4, Greystanes 5,345 ; 3 Q2-2016
Dolerite Close :

1 Litlon Close, Greystanes 20,489 Under Construction v Q1-2016
17 Long Street Smithfield 8,608 Uncier Construction Q1-2016
Horsley Drive Business Park Under Construction Q1-2016

Land e \ \

We have witnessed increased levels of demand\for mf‘ i S|tes due to the lack of pre-commitment opportunities
available in selected areas of Sydney. Recent acqu151tlons include a 32 hectare industrial site at Yennora,
which was bought by Partners Group and Logos ‘Pmperty Group who plan to sub divide the property into
smaller industrial lots ranging in size from 2,000 — 6 OOOSqm The balance of the site will offer buildings from
5,000 — 15,000sqm. The property was sold with part vacant possession.

.,

Recent pr’é-dbh”i?ﬁitment's»in the market illustrate the continued interest in industrial space which is likely to put
upwarcf préssure on lan \zflyes in the short to medium term.

Englobo\=;|tes are witnessing =an increase in value, Stockland has acquired an 8.3 hectare un-serviced englobo
site at EasternCreek for $16,mllhon The property is located in the heart of the Western Sydney industrial
precinct and\?wthm one kllometre of the Light Horse Interchange. The site offers good exposure along the M7
Motorway and is a1§o located “close to the future Badgerys Creek Airport.

Another notable land sale involved Fife Capital, acquiring a 16.59 hectare industrial site located within Yennora
in July 2015, we understand the transaction is subject to the vendor completing remediation required and
delivering a site audit statement to confirm the site is suitable for commercial / industrial use. Settlement is
anticipated May 2016. The site is well located and benefits from three street frontages, offering predominately
IN1 industrial zoning the site can be re-developed or sub divided.
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In addition to the above noted sales, it has been reported that 8 Abcott Road, Seven Hills which extends to a
total site are of 76,940 square metre has been well received by the market, achieving rates at approximately
$550 per square metre. The fully serviced, vacant land site has been sub divided into 17 lots which range from
2,456 square metres up to 9,728 square metres. The site benefits from two street frontages and is well located
to major arterial roads including the M7 Motorway. The site is zoned IN1 General Industrial.

Developers have also seen a rise in sales and leasing demand for stock currently under construction and have
moved to secure sites, or existing properties, for future projects. Demand for land has also risen with owner
occupiers and developers now actively seeking sites for greenfield or strata development. With competition for
sites high, unconditional offers are being made in some cases. Low borrowing costs have also had a positive
effect for owner occupiers with some looking to purchase land in order‘to/deve[op a purpose built facility for
their business with financing costs now making it economical to do so. '

Rising demand for land sites, of all sizes, is expected the see land values continue to increase over the next
12 months. A shortage of suitable sub 2,000 square metres assets for sale or lease, combined with low
borrowing costs, has seen owner occupiers begin to purchase land in order to develop suitable accommodation
for their business. A selection of recent serviced and ,part Serviced sa!es are provided within the table below:
N P
Location Purchaser . \-{S:te\Are/a(m“)f/ Sale Date $/m?

26 Memorial Avenue, Ingleburn Undisclosed 16,190 _(\’/ Sep 2015 $308

402 Hoxton Park Road, Prestons Chaner‘ Hal'! . 44,200 Aug 2015 $311
290 Kurrajong Road, Prestons Charter Hall 150,000 ; \\ Jun 2015 $260
Lot 2, 1 Inglis Road, Ingleburn _— Undisclosed $ ] 13,462 v Jun 2015 $235
Lot 1, 1 Inglis Road, Ingleburn ’/ ':.'—\\Abﬂdisclosed ) 9,042 June 2015 $225
13 Birmingham Avenue, Villawood / 22,646 Apr2015 $158
54-68 Ferndell Street, Southiféf;ir{yiue 35,634 Feb 2015 §695
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Infrastructure Update

Inthe Western precinct the government has put out to tender work on Old Wallgrove Road upgrade, connecting
with the new Erskine Park Link Road in the West and Wallgrove Road in the east. This will join existing and
future employment areas in Western Sydney. The project is forecast for completion in 2017,

Another key infrastructure project benefitting Western Sydney's industrial market is WestConnex, a 33
kitometre project which brings together a number of important road projects which together form a vital link in
Sydney's Orbital Network. They include a widening of the M4 east of Parramatta, a duplication of the M5 East
and new sections of motorway to provide a connection between the two key corridors. Stage 1 of WestConnex
has commenced to provide a widened M4, from Church Street, Parramatta to near Concord Road and an
extension of the M4 via a tunnel under the Parramatta Road corridor to Parramatta Road and City West Link,
Haberfield. Stage 2 commenced in 2016 and will provide increased capacity along the M5 East corridor and
extend the motorway to St Peters. It will also include a new access'link to the Sydney Airport area. Stage 3 of
WestConnex will deliver a motorway tunne!l with three lanes,in each direction between stages 1 and 2 and
construction is forecast to be underway by late 2018. " '

The Federal Government confirmed Badgerys Creek as,the site for the new Western Sydney Airport. [nitially
the airport will comprise just one runway with future expaQsmn/ pians to develop into a full scale airport as
demand increases. Construction is anticipated to begin in 2016.with, completlon expected mid 2020. To support
the airport the Government has committed- to, future tnfrastructure pl’Ojec'[S including the upgrade of Bringelly
Road widening from 2 lanes to 4. iy

The Moorebank Intermodal Terminal will support dema/nd for !lght mdUstrlaI land in the surrounding area and
facilitate the continued expansion of Port related fac:llt;es SThe" precmct will include facilities which allow freight
transfer between interstate rail and road to move /a/mde range of goods; including agricultural produce,
groceries, consumer gocds and manufactured matenals The interstate container market is dominated by road
transport, the advantage of the intermodal rail is easmg busy congested roads with the intention to shift road
transport operations away from Port Botany \v;»
With the deVeIopment\of Westconnex, Northconnex and the North West Rail Link proceeding, businesses
already/es}abhshed |n\or conmdermg the Sydney West will be confident making investment and expansion
demsxons’m this regard. W\estconnex in particular will provide a catalyst for the industrial market with a jostling
for positi on among tenants and‘landowners along the route expected. Westconnex will drive industrial demand
both dtrectly, through the constructlon process itself and indirectly by increasing the desirability of locating in
Sydney West A ]
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Outlook

Looking ahead, institutional investment will be the market leading indicator for the Sydney industrial market for
the remainder of 2016. The industrial property market across Sydney is forecast to strengthen over the next
few years. Growth will largely be driven by high volumes in imports which are expected over the short term.
Economic indicators point to rising demand from service based sectors such as transport, warehousing and
construction overtaking manufacturing. The scarcity of quality prime assets will be met in the short term by a
rising development pipeline in the west to service this growth, however limited land supply will drive tighter
vacancy levels in prime and secondary markets in the medium term.

Demand for industrial assets for sale across all grades, price ranges and/;tégions are expected to remain
strong. The RBA holding cash rates in recent times is not anticipated to ha'\?e/é'signit' cant affectation on market
activity. The leasing market is forecast to benefit from the low interest-fate environment with rising house prices
and household wealth having a positive effect on retail spendmg‘/Thls/s’hould in_turn drive further the need for
additional warehouse accommodation. Ultimately the ever sharpenmg yields. and rising capital values may
assist the leasing market. On the one hand these will continue to entice land and.property owners to sell their
assets in order to release the capital value, forcing tenants into the market. On the othe\l‘ hand tenants wishing
to acquire sites for owner occupation will find sales prices expensive and may be tempted by the incentives
on offer to re-enter the leasing market.

Demand by tenants for prime space should. also continue to prowde for modest rental growth and a slight
tightening of incentives in this sector. However the flush of speculative space currently under construction or
about to commence may see rental growth m 201Qand %217 being fairly modest until this new supply is
absorbed. Sustainability of current demand'is heawly/dependent on the economic outlook, both in terms of
global influences and domestic senttment but wé\\s\ee it contlnuu:]g at’least at long term historic averages.

The outlook for secondary stock is mixed and‘ié/termlned by quality of location, size and flexibility of
improvements, We envisage investors (particularly, thg\se with private equity) being forced to consider the
higher yields on offer from-such assets, and some will prowde for relatively secure returns as many overseas
based business_ tenants in particular will tend to roll over current leases rather than explore the market. Many
mvestors will also chase 'value add’ opportunities, and therefore we anticipate more secondary industrial sales
throug/hout 2016 coupied w;\th a lack of available prime stock.

4 £
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9.3 MARKET SALES EVIDENCE ‘AS IS BASIS’

In assessing the market value of the subject property, we have considered a number of sales transactions
including the evidence outlined below. In arriving at our opinion of appropriate capital value market parameters

for the subject property, we have considered the foliowing transactions which have occurred in the broader
western Sydney area.

The subject property is one of the larger landholdings remaining within the central western Sydney region.
There is a dearth of recently transacted sites with attributes similar to the subject. Therefore the usual sales

parameters have been expanded to include sites within surrounding localities, those within different zonings
and those of similar value quantum. n,

We note the sales detailed over the following pages are based on Coiliers International’s understanding of the
transaction and whilst we understand the facts to be generally reliable, we-are unable to guarantee their
accuracy. As such, the results of our analysis may change sh‘_c:‘)/,x\.lld new information come fo light.

P
4 Grand Avenue, Camellia — Subject Property”

L T & - L :
A shghﬂy\qregu\lar shaped allotment situated on the southern alignment of Grand

Avenue, Iu‘ca{ed\jlg,tlfé;}gslgblished industrial precinct of Cameliia within central
western Sydnéy;

The allotment extends toa total site area of approximately 62,030 square metres
is'unimproved providiné"di?paraged concrete hardstand together with a grassed
and wooded area atthe siteiéfﬁ‘prth western alignment. The site is registered as
being under Envifonmental\Asse}ssment having & current and 7 former notices.
The principal contaminants of concern include Carbon Tetrachloride, Chioroform
and Hexavalent Chromium. A further water treatment plant is concentrated
1 2 towards the eastern elevation whilst we note a substation easement mid way
Fid along the Grand Avenue boundary.

As at the date of sale the site was zoned IN3 Heavy Industrial in accordance
. With Parramatta Local Environmental Plan 2011.

_Iﬁe‘,/giié is located approximately 5 kilometres north of the M4 the motorway.
-

Agent advice indicales the purchaser paid above market parameters to secure
the site with reason of a proposed change of use from IN3 Heavy Industrial to
R4 residential rezoning. All things considered we believe this is optimistic in the
B short to medium tem, and consider a more appropriate potential zoning for this
precinct (albeit speculative) to be B4 Mixed Use, with a potential FSR of between
1.0:1 and 1.25:1.

Sale Particulars

Sale Date November 20156 Site Area 62,030 square metres
Sale Amount ’ $38,150,000 Site Value $615 per square metre
Comments

Prior transaction of subject property, which we consider reflects opportunistic parameters. Notwithstanding, sentiment for this immediate precinct
has increased considerably since transaction, regardless of planning controls.

Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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37A Grand Avenue, Camellia

An irregular shaped allotment situated on the northern alignment of Grand
Avenue, located in the established industrial precinct of Camellia within central
western Sydney.

The allotment extends to a total site area of approximately 36,589 square metres
and is relatively level in contour. We note the vacant site is affected by Riparian
Lands and Watercourse along the north eastern boundary and chromium soil
contamination throughout.

As at the date of sale the site was zoned IN3 Heavy Industrial in accordance with
Parramatta Local Environmental Plan 2011.

The site is located approximately 5 kilometres north of the M4 the motorway.

Agent advice indicates the purchaéer has paid above market parameters to
secure the site with reason of pro'bosed change of use frem [N3 Heavy Industrial
to R4 residential rezoning. All things considered we believe this is optimistic in
the short to medium term: -

Sale Particulars

Sale Date September 2015 “ SiteArea 36,589 square metres
Sale Amount $14,600,000 o .+ SiteValue $399 per square metre
Comments

A smaller site, within the immediate industrial precinct. All things considered, indicative on an ‘As Is" basis.

P

¢ inprl /a r?a‘jﬁa ¢ gﬁ; d allotment situated on the eastern alignment of
1Colquhotin Street, located in the established industrial precinct of Rosehill within

Eg‘n%c‘a western Sydney.

T;fé: :\'far-.{anl allotment extends to a total site area of approximately 2,125 square
met?e\éap\d is relatively level in contour. The site was purchased by an adjoining
owm_ar"g}id we understand was serviced at time of purchase.

Current zoning of the site is IN3 Heavy Industrial in accordance with Parramatta
Local Environmental Plan 2011,

The site is located approximately 1.5 kilometres north east of the M4 the
motorway.

' April 2015 Site Area 2,125 square metres
$1,000,000 Site Value $471 per square metre

Sale Date
Sale Amount
Comments

Comparable location, alihoug\'hconsidered a superior site on a rate per square metre basis. Considerably differing economies of scale.

Transport for NSW
4 Grand Avenue, Camelia, NSW
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297 Kurrajong Road, Prestons

This property comprises a regular shaped site of 14.997 Hectares, situated on
Kurrajong Road and has vehicle access to both Yato Road and Kurrajong Road.
The property is located 800 metres to the M7 Motorway. The property was sold
unserviced and is zoned ‘IN1 General Industrial' and 'IN3 Heavy Industrial’.

Sale Particulars

Sale Date August 2015 v 148,970 square metres
Sale Amount $38,992,200 -._.-$260 per square metre
Comments

An inferior industrial allotment in an inferior precinct.

2 Hume Highway, Chullora

/\ o JAn irregular shaped allotment extending to a total site area of approximately
\ \“:6‘23 hectares (102,800 square metres), situated on the north eastem
alignment-of The Hume Highway and Worth Street, located in the established
mdustnahpre ctof Chullora within south western Sydney.

“, The allo:ment s%old 5|gn|ﬂcantiy improved, albeit with vacant possession.
5 The -eurrent |mprovemems extend to a total gross lettable area of approximately
3?,62‘9.70 square metres and provide office and warehouse accommodation.

We-ha?ve been advised the site will be re-developed on a prelease agreement.

As at | the date of sale the site was zoned IN1 General Industrial in accordance
with Bankstuv\m Local Environmental Plan 2015.

August 2015 Site Area 102,800 square metres
$45,000,000 Site Value $438 per square metre
Comments,

A superib‘f;siﬁ\z;‘@ll things considered.\‘aiihhugh purchaéed for traditional industrial redevelopment, as opposed to a potential higher better use.
RSN }
¢

Transport for NSW
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8 Wiilliamson Road, Ingleburn

Comprises a regular shaped industrial allotment extending to an area of approximately
6.636 heclares or 66,360 square melres.

We understand the site currently forms part of a larger industrial allotment known as Lot
2 DP1002378 which comprises a large industrial facility and surplus land. The sale was
conditional upon the subdivision of Lot 2 to provide a site area of 66,360 square metres.

At the date of sale the site was currently zoned 4(a) General Industry in accordance with
Campbelltown (Urban Area) LEP 2002, however has since been reclassified to "IN1
Industrial’ in accordance with the Campbelitown LEP 2015 — A consistent classification,
all things considered.

The site is situated on the south eastern alignment of Williamson Road within Ingleburn,
an established industrial loczlity of South Western Sydney.

Sale Particulars

Sale Date August 2014 Site'Area . 66,360 square metres
Sale Amount $16,590,000 /Si!fe/\falue $250 per square metre
Comments L

Considered inferiorin all aspects.

183 Reservoir Road, Blackiown

= 5

Comprises a slightly irregula\‘r'-'é‘h\a};ed alloiment extending to an area of approximately
3.91 hectarés or 39,100 square mel \s.\

We understand the site, prior to be?r}\cj‘.é(fb divided formed part of the larger englobo site
known as Lot 205 DP1179982 which extended to a total amalgamated site area of
approximately 135,365 square metres. The site was cleared, benched and levelled.
Additionally a traffic light controlled, kerbed and guttered roadway known as Oatley
Close was executed to service the site and runs perpendicular to the eastern elevation.

/ Atthe date of sale the site was zoned IN2 Light Industrial in accordance with the State
i 5 i hviron_m_gntal Planning Policy (Western Sydney Employment Area) 2009.

NS The site ,s?ifﬁ’aied on the southern alignment of Reservoir Road within Blacklown, an

: \(\ established Tndustrial locality of Western Sydney.

Sale Particulars

Sale Date July‘QQ‘j:t“\‘ Site Area 39,100 square metres
Sale Amount 512,200',00"() Site Value $312 per square metre
Comments

A traditional industrial development sité in an inferior location.

Transport for NSW
4 Grand Avenue, Camelia, NSW
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Reconciliation Road, Prospect NSW

The site is located on the western alignment of Reconciliation Road, Pemulwuy
and extends to a total site area of approximately 25.64ha.

As at the date of sale the site was partly zoned B7 Business Park and parily
zoned IN2 Light Industrial.

We have been advised, at the time of sale the site was un-serviced and was not
benched. While the property sold on standard terms we understand a separate
contract was entered into for the delivery of services to the site and to have the
site benched. Further, we understand that approximately 2ha was not
developable. i

On a rate per square metre of tctal' area the sale price reflects approximately
$187 per square metre. On @’ rate per square melre of developable site area the
sale price refiects ap;j;c/)xnmately\@ZM per square metre.

Sale Particulars ‘ b=
Sale Date June 2014 Site Area \\4-2‘5{3\,490 square metres
Sale Amount $50,500,000 " Total Site Value $1 Q? f)\s:n square metre

Developable Site Value $214 per square metre
Comments /

An inferior site in all regards,

18 Worth Street, Chullora R

ey G -~"‘.‘-q.

The stte cornpﬁses a Q\redomnnantiy level parcel of land situated cn the northem
ahgnment 9,1‘/W0{1h Street, located in the established industrial precinct of
Chullora, ‘within western Sydney.

T{we m'egular shaped parcel of land which extends to approximately 23,300
sqq}aﬂa_ metres, was an amalgamation of two adjoining lots for turnkey
development.

As at Iqe?date of sale, the property was zoned 4(a) General Industrial under the
Bankstown Local Environmental Plan 2001, however has since been reclassified
to “IN1 Industrial” in accordance with the Bankstown LEP 2015 — A consistent
classification, all things considered.

i ‘\ June 2014 Site Area 23,300 square metres
Sale Amount d ; $10,485,000 Site Value $450 per square metre

Comments

A vacant transaction, howeve@oldf \M[h’iease pre-commitment for traditional industrialllogistic pursuits. A dated transaction, with the market having
improved since.

Transport for NSW
4 Grand Avenue, Camelia, NSW
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9.4 MARKET SALES EVIDENCE 'REDEVELOPMENT POTENTIAL BASIS’

As aforementioned, we have had alternate regard to the current sentiment at the immediate location for a
higher and better use. As such, we have sourced transaction data fo assist in determining an appropriate bulk
and scale for lands on a redevelopment basis (permissible FSR, resulting in a GFA output), in addition to
determining an appropriate deduced rate per square metre of GFA.

Whilst deduced rates vary considerably, the following analysed evidence was of assistance in determining our
assessment on a redevelopment basis:

1 River Road West, Parramatta

Irregular shaped allotment extending to '4tolal srt\e\area of approximately 8,680 square metres
configured to provide an industrial strata compl ex

At the date of sale the property was znned {;H General indu\s\tnal in accordance with Parramatta Local
Environmental Plan 2011. Nomthsiandmg this, we note | ti'le subject site is located within the Draft
Parramatta Employment Lands Strategy area whereby the s;te c\ould benefit from a rezone to B4
Mixed Use with a possible prescrlbed FSRof 1.5:1. N

\,

The property is situated on the south easteri alignment of the River hogd West, enveloped between
Arthur Street to the east and Tramway Avenue fo the south. The property is immediately surrounded
by Industrial units, and a combination of high and low density residential dwellings.

Parrame;ta is snuated approximately 22 kilometres west of the CBD.

Sale Particulars

Sale Date March 2016 8,680 m?
Sale Amount $39,200,000 $4,516 per m? of Improved Site Area
$3,011 per m? of GFA
Potential GFA 13,020 m? .
; $248,101 per potential unit site
Potential Unit Site 158 units
Vendor The Owners Strata Plan Undisclosed
Zoning IN1 General Industrial
Comments

Settlemen’t/;s an!lapated early 201_ 3

We have héen advised by the sellmg agent the properiy generated a sirong interest. Further, the purchaser paid a considerable premium for the

possibility.of P future rezone, \\':i‘. Ay

Transport for NSW
4 Grand Avenue, Camelia, NSW
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12 Hassall Street, Parramatta

Erected upon a regular shaped allotment comprises a two level commercial property which extends
to a site area of approximately 2,045 square metres.

As at the date of sale the property was zoned B4 Mixed Use in accordance with Parramatta City
Centre Local Environmental Plan 2011 and prescribes an FSR of up te 10.0:1.

{ The property was sold without development consent, however under current planning legislation the
development can potentially facilitate a mixed use high density residential apartment building yielding
approximately 248 residential apartments and commercial suites.

The property is situated on the northern alignment of Hassall Street and is lccated approximately 25
metres east of Parramatta Railway Staticn and walking distance to shops and amenities.

Parramatta is situated approximately 23 kilometres west of the CBD.,

Sale Particulars

Sale Date December 2015 Site Area - : 2,045 m?

Sale Amount $31,000,000 Capital Va/_\lue $15,159 per m? of Improved Site Area
Potential GFA 20,450 m? ' $2,526 per m? of GFA

Potential Unit Site 248 unite £ SIE5P0% Pk prapseatnlt aks
Vendor Parra Rise Pty Pu:r‘d'lger,/ b Undisclosed

Zoning B4 Mixed Use ‘ \ Ny

Comments \

The property was sold via an Expression of Interest sales campaign without developmenl\ééhsént. however under current planning legislation the
development can potentially facilitate a mixed use high density residential apartment building yielding approximately 248 residential apartments and
commercial suites. 2t

P

A far superior CBD fringe site, Mth’_é’_{_:)gsiaerabl‘y" L

Transpert for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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17-21 Macquarie Sireet, Parramatta

Erected upon a mostly regular shaped allotment extending 1o a total site area of approximately 1,620
square metres. Currenily improved with a commercial office building configured to provide ground
level retail with five levels of office accommodation, and a 2 level basement car park.

At the date of sale the property was zoned B4 Mixed Use in accordance with Parramalta Local
Environmental Plan 2011 and a prescribed FSR of 6:1.

The property was sold 75% leased and reflected a remaining weighted average lease duration of 2.3
years (by area) and without a Development Application or approval.

The property is situated on the south western alignment of Macquarie Street and O'Connell Street
Parramatta directly opposite Parramatta RSL and Parramatta Park.

The property is immediately surrounded by existing"'cpyﬁwerc':al office buildings and mixed use / high
density residential allotments. ‘i

Parramatta is situated approximately 23 kildhjti’t_res‘@es‘j of the CBD.

Sale Particulars N \\\

Sale Date September 2015 Site Area \I:gé&mz

Sale Amount $18,750,000 Capital Value 311 574 per‘m of Improved Site Area
$1,929 penm2 of GFA

Potential GFA 9,720 m? N
$163,043 per proposed unit site

Potential Unit Site 115 units

Vendor Caleven Pty Ltd Purchaser PEJR Pty Ltd

Zoning B4 Mixed Use

Comments

The properly was sold via a regular sales campaign, without a, DevelopmentAppnca on 6r a proval. At the date of sale the property was 75% leased
and reflected a remaining weighted average lease duration of 2, 3 years tby area) e

A far superior CBD fringe site, with considerably superior densny potentla!

Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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38-42 Wharf Road, Melrose Park

Regular shaped allotment extending to a total site area of approximately 87,390 square metres
configured to provide a blend of industrial units and open space.

Atthe date of sale the property was zoned IN1 General Industrial in accordance with Paramatta Local
Environmental Plan 2011, Notwithstanding this, the site benefits from being located within an identified
growth area known as the ‘Urban Centre’ which enhances development opportunities including a
possible rezone to B4 Mixed Use, extending the FSR 2.0:1.

The property Is situated on the western alignment of Wharf Road and is immediately surrounded by
Bartlett Park, which was acquired in August 2012 by Aqualand Projects, whereby the site was later
rezoned to B4 Mixed Use in accordance with Parramatta City Council to accommodate a proposed
residential development comprising 1,200 residentia! gparh*nenls. We have further been advised that
as at the date of sale the industrial site located d_iféétly' adjacent the eastern boundary, purchased in
2015 by Payce Consolidated Lid have haq_.zp!éhs submitted to councit for the change of use to
accommodate high density/ mixed use resifentiat Jot

Melrose Park is situated approximatel \1\3 ﬁ'ilometreéiqié -west of the CBD.

N i

Sale Particufars : \\\\

Sale Date August 2015 Site Area 8?,3\90 rr;2

Sale Amount $144,500,000 . Capital Value $1,653 pel ;gqéj\of Improved Site Area
Potential GFA 174,780 m2 ' $826 per m? of GFA

Potential Unit Site 2,122 units WAR;FES par palsalil drit s
Vendor Pfizer Pty Ltd Constant 21 Pty Ltd

Zoning IN1 General Industrial

Comments

LA T

The properly was marketed via an Expressions of [nterest ca%p’az\\‘lg_n{\:vefféve beeﬁ'?idw;sféd by the selling agent the property generated a strong
interest with the purchaser paying a premium for the possibility of-.\a?fugfﬁ‘/e rezone.

High degree of comparability, all things considered. Comparable ec\:‘qng\rr)lkies‘. of scale, and similar existing planning constraints at fime of sale. Slightly
inferior infill location, however a higher degree of planning momentu‘n‘g‘ (‘f'orL a higher and better use) is evident since transaction.

Indicative.

Transport for NSW
4 Grand Avenue, Camelia, NSW
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139-143 Arthur Street, Parramatta

Irregular shaped allofment extending to a total site area of approximately 7,865 square metres
configured te provide an industrial strata complex.

At the date of sale the property was zoned INT General Industrial in accordance with Paramatta Local
Environmental Plan 2011. Notwithstanding this, we note the subject site is located within the Draft
Parramatta Employment Lands Strategy area whereby the site could benefit from a rezone to B4
Mixed Use with a possible prescribed FSR of 1.5:1.

The property is situated on the south eastern corner of Arthur Street and the River Road West. The
property is immediately sumounded by Industrial units, and a combination of high and low density
residential dwellings.

Parramatta is situated approximately 22 kilometres west of the CBD.

Sale Particulars

Sale Date July 2015 Site Area 7,865 m?

Sale Amount $32,000,000 $4,069 per m? of Improved Site Area
Potential GFA 11,798 m2 $2,712 per m? of GFA

Potential Unit Site 143 units SR e N BDREN
Vendor Keith Hills & Bruce Hills Undisclosed

Zoning IN1 General [ndustrial

Comments

The property was marketed via an Expressions of Interest campaign we have been ad;?sé‘ \tiy:\‘the selling agent the property generated a strong
interest with the purchaser paying a premium for the possibility of a future rezone. 3

The property has a smaller site area, how&Ver'is.located in a superior. location.

Transpert for NSW
4 Grand Avenue, Camelia, NSW
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11-13 Columbia Lane, Homebush

Erected upon a slightly irregular shaped allotment are two indusirial warehouses which extend to a
{otal site area of approximately 4,052 square metres.

Atthe date of sale the property was zoned R4 High Density Residential in accordance with Strathfield
Local Environmental Plan 2012 and further benefits from being identified as a “Key Site Area’ which
enhances development opportunities extending the prescribed to FSR of 2.7:1.

The property was sold without a Development Application.

The property is situated on the western alignment of Columbia Lane a quiet street within walking
distance to Parramatta Road amenities and transpor nGE:‘e;s. The property is immediately surrounded
by existing industrial units and mixed use / high derisity résidential allotments.

Homebush is situated approximately 15 kilon)gtres‘:‘ 'e/st of the CBD.

Sale Particulars

A e "5
Sale Date July 2015 SiteArea \\4.05; m?
N
Sale Amount $23,350,000 Capital Value $9,?\6}aper m? of Improved Site Area
! % 5
S
Potential GFA 10,940 m2 $2.134ger m_2 of GFA
$175,563 per ‘proposed unit site
Potential Unit Site . 133 units Pe(prOp
Vendor Hai Phong Prcperties Pty Ltd Purchaser JQZ Four Pty Ltd
Zoning R4 High Density Residential /\_\\
Cominents :
The property was sold without a development appllcatlon \ \\
All things considered, a superior site in a slightly inferior Iocatlon currenl!y undergoang considerable gentrification for a higher and better use, Far
superior planning certainty in comparison, \ * i / \'\\‘/)
"‘1
\'x ‘t.
.
\\ \\
Nl
e
‘«\/
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10 VALUATION METHODOLOGY

10.1 BASIS OF VALUATION - ‘AS IS BASIS’

In determining the current market value of the property on an 'As Is’ basis we have examined the available
market evidence and applied this to the direct comparison appreach, analysed on a rate per square metre site
area, having specific regard to existing Planning constraints.

Under this approach, sales of similar sites are analysed on the basis of a rate  per square metre of site area on
an equivalent basis to assess the property’s current market value. / \

The sales evidence detailed earlier in the report reflects rates ranging: from $214 per square metre to $615 per
square metre, with each having varying degrees of comparablhtyﬁand assoctated affectations.

\,‘. b
Having regard to the above, the following assessment of the market valué\of ‘the property on a direct
comparison basis is considered appropriate: . \\-\ N
\-\'.;:- 5
Direct Comparison Approach  Area Rate { m? (Site Area) Capital Yalue
Site Area 62,030 $400 $24,812,000
Indicative Value $24,812,000
Adopted Value $25,000,000

We note that our assessment above, based on\known and GaZelted Planning controls, is considerably less
than the recent sale price ach|eved November 2015 (prewously noted within this Report at $38,150,000). All
things considered, suchl hjg_/tlhghts th excurrent demsnd\fcr sites that display a degree of inherent redevelopment
upside, notwuthstandl ' {mmng uncertamty and the ‘willingness of developers to speculate in this regard.

Since this transactlon\ ané\addutiona Y relevant to:\;our Valuation Date of 19 May 2016, the market for
development sites (both known and speculatwe) “improved significantly, with a considerable pool of market
participants identified with the Imm\édlate means to transact on a site of this size, and additionally accepting of
the risks attached to the site fron‘a\a,physmal and Legislative perspective. Further, we are of the opinion that
Planning momentum for the precinc’t\bﬁs improved somewhat, albeit anecdotally, however is reflective of
market sentiment for sites of this nature. As such, marketability for the subject site has improved on this basis.

Transport for NSW
4 Grand Avenue, Camelia, NSW
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10.2  BASIS OF VALUATION - ‘REDEVELOPMENT POTENTIAL BASIS'

We reiterate we have made assumptions based on potential zoning and allowable FSR, and as such, this
assessment is highly subjective and may not be achievable in the short to medium term. Notwithstanding this,
our assessment is conditional to legislative changes that may or may not eventuate, together with Councit
approval to rezone the site for a higher and better use, namely B4 Mixed Use.

In addressing your instructions to provide an assessment based on market sentiment and potential
redevelopment, we have adopted the Direct Comparison approach by analysing sales on a rate per square
metre of site area, a rate per square metre of possible GFA and a rate per potential unit site. These methods
of comparison acknowledge the potential development potential of the site, albeit in an anecdotal sense.

With regards to the Direct Comparison approach analysed on a raté per unit site, we have assessed on the
basis of adopting an 85% building efficiency (common area allowance) and we have adopted an average unit
size from comparable approved developments of approximatgl?r\YS square metres. As such, the proposed site
yields between approximately 703 and 879 units, utilising’our-assumed (reasonable) FSR range of between
1.0:1 and 1.25:1. &y

Fa 7
L A
Direct Comparison — Rate per m? of Site Area \\, < 4
Direct Comparison Approach Area Rate / m? Improved Site Area Core Capital Value
$700 $43,421,000
Site Area 62,030 m? 3800 $49,624,000
$900 $55,827,000

,//:///.»_,\\ Y

Direct Co mparisqu{?ate pe&f?é‘fantia! GFA

Direct Comparison Approach GFA Rate I m* (GFA) Core Capital Value

Potential FSR 1.0:1 62,030 m? $750 $46,5622,500

Potential FSR 1.25:1 77,538 m? $750 $68,153,500

Direct Cbmparison — Rate per Pdtential Unit

Direct Comparison Approach Units Rate ! Unit Core Capital Value
Number of Potential Units 703 $70,000 $49,210,000
Number of Potential Units 879 $70,000 $61,530,000

In consideration of the above, we adopt a notional value outcome of $52,000,000, excluding GST, on this
basis, and advise that such is based on assumed permissible densities, not currently permissible from a
Planning perspective.

Transport for NSW
4 Grand Avenue, Camelia, NSW
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10.3 GOODS AND SERVICES TAX (GST)

We note that the property would not be considered a Going Concern under the Australian Taxation Office
Ruling GSTR 2002/5, and as such would attract GST on the sale price. We advise that this valuation is a GST

exclusive assessment.

Teansport for NSW
4 Grand Avenue, Camelia, NSW
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10.4 'AS IS’ COMPENSATION ASSESSMENT PURSUANT TO LAND ACQUISITION
(JUST TERMS COMPENSATION ACT, 1991)

In determining the current market value of the property we have examined the available market evidence and
applied this analysis to the subject property. In the initial instance we have adopted a Market Value for the
property and allowed appropriate compensation issues under the provisions of Clause 55, in particular sub-
section (a). In addition, we have specifically been instructed to omit the compensation due pursuant to Section
55(d) Disturbance.

In this regard we are of the opinion that the compensation payable to acquire.the property known as 4 Grand
Avenue, Camellia under the provisions of Section 55, is outlined below:; /”

/ /
Section 55(a) e
The market value contained herein has been assessed based ond. fee SJmpIe basis, having regard to existing
Gazettal Planning Legislation and assuming the property is ‘free of encumbrances restrictions or other
impediments of an onerous nature.

B
The market value of the property as at the date of Valuation: $25.000:00V@GST Exclusive

Section 55(b)

There is no payment assessed for special value as there is no advantage, in addition to market value, which
is incidental in the person’s use of the fand. Therefore a claim under this section is not applicable in this
valuation.

Special Value: NIL

Section 55(c) /”_ // .

There is no loss attnbutable to severang:e of land as the person 's entire property is being acquired, which is

claim under this section |g\10t apphcab]e in thls valuatlon

: \
Severance \ \ NIL

Section 55(d)
Disturbance refers to costs reasonably incurred as a direct and natural consequence of the acquisition well
as the purchase of a replacement property. Such costs include but are not limited to Legal fees, Valuation,
financial costs other than Duties and Taxes, Stamp Duty and financial costs associated with Mortgage
Discharges. We understand that TINSW is responsible for the payment of all costs.

Loss attributable to disturbance To be assessed by TINSW

Transport for NSW
4 Grand Avenue, Camelia, NSW
19 May 2016
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Section 55(e)
The principles of Solatium is not considered to arise in this instance therefare a claim under this section is
not applicable in this valuation,

Solatium: NIL

Section 55(f)

Any increase or decrease in value is not considered to arise in this instance as the whole property is to be
acquired. Therefore a claim under this section is not applicable in this valuation,

Increase or Decrease in Value: ~ NIL

TOTAL COMPENSATION: iy 1 $25,000,000 GST Exclusive

Transport for NSW
4 Grand Avenue, Camelia, NSW
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11 VALUATION

We assign the following value to the subject property as at 19 May 2016. Subject to the provisions of the Land
Acquisition (Just Terms Compensation) Act, 1991 the market value in accordance with Section 56 and
associated compensation payable under Section 55(a) and (d) of the Act, our assumptions and qualifications
outlined earlier in this report, further assuming the property assuming the property is free of encumbrances,
restrictions or other impediments of an onerous nature which would affect value:

Current Market Value and items of compensation determined under the provisions of Section 55(a) and Section
56 of the Land Acquisition (Just Terms Compensation) Act, 1991 on an ‘As_ (5] Basfs’:

Assessment for Compensation ‘As Is Basis’ under Land Acqu:s:tro&(Just Terms Compensation) Act,

1991
St \\ “

Section 55(a) — Market Value: $25,000,000 \
Section 55(b) - Special Value: $ Nil N
Section 55(c) - Severance: $ Nil W
Section 55(d) - Disturbance: To be assessed by TINSW
Section 55(e) - Solatium: (" T $ Nil
Section 55{f) — Increase or Decrease in \( \I\@e:wm$MN|l

L\ \:1\ \ =

$25,000,000 - GST Exc[uswe
(TWENTY FIVE MlLLIOI\_! DOLLARS)

£ a4
Redevelopment Potential - Assessment of Value Range
Direct Comparison - Site Area Direct Comparison — Potential GFA
Adopted Rate/m? Range $700 to $900 Adopted FSR Range 1.0:1 -1.25:1
Value Range (rounded) $43,500,000 to $55,500,000  Potential GFA Range 62,030 m? ~77,538m?
Adopted Outcome $52,000,000 Adopted Rate §750
Reflective Rate/m? $838 Value Range (rounded)  $46,500,000 to $58,000,000
Direct Comparison ~ Rate per Potential Unit Site Adopted Outcome $52,000,000

Potential Units (based on adopted FSR range) 703 — 879 units

Adopted Rate/Unit $70,000
Adopted Range {rounded) $49,000,000 to $61,500,000
Transport for NSW

4 Grand Avenue, Camelia, NSW
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Redevelopment Potential - Adopted Value

Adopted Valuation $52,000,000 (GST Exclusive)
Direct Comparison Rate ($ Rate/m? Site Area) $838 per m? of Site Area
Direct Comparison Rate Range ($ Rate/m? Potential FSR) $671 - $838 per m? GFA
Direct Comparison Rate ($ Rate/Potential Unit Site) $59,158 - $73,969 per unit

Finally, and in accordance with our normal practice, we confirm that this report is confidential and provided by
CIVAS (NSW) Pty Limited and not by any other company in the Colliers International Group. The valuation
report has been prepared for the party and purpose as detailed in Sgc@n 1.1, and should not be relied
upon far any other purpose or by any person.

No responsibility is accepted to any third party and neither the wﬁo}lé’afgrgport or any part or reference
thereto may be published in any document, statement or circular nér in any communication with third parties
without our prior written approval of the form and context m_whic?) it wvill appear\

CIVAS (NSW) Pty Limited accepts no responsibility for‘an{statements in this report of\/than for the stated
purpose. This report is issued on the basis that no !1abul|ty attaches to the companies in the Colliers
International Group other than CIVAS (NSW) Pty lerte' in-Te {atmn to any statements contained in the
valuation report. '

CIVAS (NSW) Pty Limited

Anthony Mylott | National IDirctor  Gatherine Allotta | Assistant Valuer

FAPI MRICS, Certified Practising Valuer PMAPI
24 October 2016 (Date of Signing Report) 24 October 2016 (Date of Signing Report)
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