Town House Development - Off the Plan
23A Herston Rd, Kelvin Grove.
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Artist Impression - Exterior Unit 1 & 2

DISCLAIMER

The following document provides an overview of the current proposed development
and as such it is to be used as a guide only. Full details of actual property sizes,
inclusions, timelines, etc will be contained in relevant pre-sales contracts for each
dwelling.
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THE DEVELOPMENT

The Developer is currently seeking 2 Off the Plan sales in order to meet finance
requirements before breaking ground on their current project.

The development is located approximately 4 Km north of the Brisbane CBD on
the border of Kelvin Grove & Herston, with easy access to the city and northern
suburbs, and within an easy stroll of a wide array of supporting infrastructure.

This development consists of taking two existing properties and developing 6
additional Town Houses at the rear of the property. The existing houses will be
retained as they are pre 1946 houses in a demolition control precinct (DCP).
These dwellings will be separated onto separate titles as part of Stage 1 of the
project and will be retained by the current owner.

Stage 2 incorporates the construction of 6 new dwellings being 2 x 3 bedroom
Town Houses (Units 1 & 2) & 4 x 4 bedroom Town Houses (Units 3 - 6).

The properties currently available for sale are Unit 1 & Unit 2 being the 3
bedroom, 2.5 bathroom Townhouses.
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Figure 1 - Extract from proposed Staging Plan



Featuring stone bench tops & stainless steel appliances, the open plan living area
opens directly into the outdoor garden space blending inside and out into a
single living space.

Artist Impression - Unit 5

Full details of these unit’s including Valuations, Returns, Floor Plans, Body
Corporate, Rental Appraisals and more are contained in detail further within this
document.

Unit Bed | Bath | Car Living External Garage

Area m? Area m? Area m?
1 3 2.5 1 100 44 20
2 3 2.5 1 98 44 20
3 4 2.5 2 111 52 34
4 4 2.5 2 115 51 34
5 4 2.5 2 115 51 34
6 4 2.5 2 110 58 34

Sale Price’ are negotiable, but will be based on a starting price which aligns to the
current on completion valuation of $610,000 as prepared by Herron Todd White.

An “Off the Plan” sales contract drawn up by Quinn & Scattini Lawyers along with
a 10% deposit or equivalent bank guarantee will be required to secure the
property(s) as an unconditional contract.



Floor Plans
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DEVELOPMENT LOCATION

The development is located at 23A Herston Road, Herston, a short stroll from
the Kelvin Grove Urban Village, and a mere 4 Km to the Brisbane CBD.
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The following infrastructure and amenities are all located within 2 Km:
e Kelvin Grove Urban Village (1.3 Km)
o Woolworths
Café
Bakery
Shops
Markets
Pool & Gym
o Arts & Theatre
Royal Brisbane Hospital (1.5 Km)
Kelvin Grove State College, Prep - Year 12 (1 Km)
QUT (2 Km)
Aldi (300 m)
Main Bus Artery (200 m)
Victoria Park Golf Course (1.4 Km)
Inner City Bypass (1.5 Km)
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Government Incentives and Bonuses

Subject to the circumstances of each potential purchaser, these properties may
qualify for the following Government Incentives and Bonuses.

Great Start $15,000 Grant
The Great Start Grant is a Queensland Government initiative to help first home
owners to get their new first home sooner.

You'll get $15,000 towards buying or building a new house, apartment, unit or
townhouse that:

¢ has not been previously occupied as a place of residence

e has not been previously sold as a place of residence

Further detail can be found at the following link:
https://greatstartgrant.osr.qld.gov.au

Stamp Duty Concession
A Stamp Duty concession may apply if you are acquiring a residence that you
intend to occupy as your home.

The concessional transfer duty rate of $1 for each $100 or part of $100 will apply
to the first $350,000 of the consideration or value of the home. Duty at the
general rates will apply to any remaining part of the consideration or value.

Further detail can be found at the following link:
https://www.osr.gld.gov.au/duties /transfer-duty/exemptions-and-
concessions/concessions-for-homes.shtml



https://greatstartgrant.osr.qld.gov.au/definitions.php#new-home
https://greatstartgrant.osr.qld.gov.au/
https://www.osr.qld.gov.au/duties/transfer-duty/exemptions-and-concessions/concessions-for-homes.shtml
https://www.osr.qld.gov.au/duties/transfer-duty/exemptions-and-concessions/concessions-for-homes.shtml

WHERE IS THE DEVELOPMENT CURRENTLY AT?

The approx timeline for the project is as follows:
e Finance Stage - In Progress
O Pre-Sales process stage has currently commenced with intent to
sell 2 properties off the plan. Estimated 4-6 weeks

e Construction - Stage 1 - Anticipated to commence 4 weeks post pre-sale
of properties with a construction period of 4-6 weeks

e Construction - Stage 2 - Anticipated to be 9-10 months after stage one has
completed

Return on Investment

The following ROI calculations are based on the supplied “On Complete”
valuation from Herron Todd White, and a rental appraisal by Style Property,
both of which are attached at the rear of this document.

Valuation on Completion Valuation
3 Bedroom Townhouses $610,000
Low High
Rental Income $630 $660
Annualised Income $32,760 $34,320
Gross Yield 5.37% 5.62%

Artist Impression - Exterior Unit 1 & 2



Body Corporate (Community Management Scheme)

Budget
ADMINISTRATION FUND
Bank Charges $50 Body Corporate bank account
Body Corporate Manager $900 Administrative assistance
Cleaner $500 Common Areas
Electricity $300 Common Power
Fire Services $400 Maintenance of equipment
Gardener $1,000 Lawn mowing and gardening
Insurance - Building $2,500 Replacement /Reinstatement value
Insurance - Public Liability $500 Common Property
On-Line Access $150 Body Corporate on-line documents access
Property Services $400 Repairs & quoting fo common areas
Stationery, Postage, Photocopying etc $400 Administrative services
Repairs & Maintenance $100 Minor Repairs
Taxation Return / Activity Statements $160 Company Tax Return & GST Returns
Total Administrative Fund $7,360
Less Building Insurance $2,500
Administrative Fund excl Building Insurance $4,860
SINKING FUND
Building $500
Electrical $500
Painting $2,500
Plumbing $500
Total Sinking Fund $4,000

Schedule of Proposed Contributions

I Admin Sinking Total Annual Building Total Annual
Lot | Contribution Interest P — Includes
No. | Entitlement | Entitlement Fund by Fund by Contributions | Insurance | Contributions GST of
CSLE CSLE by CSLE by ISCL Inc Insurance
1 10 10 $810.00 $666.67 $1,476.67 $416.67 $1,893.33 $172.12
2 10 10 $810.00 $666.67 $1,476.67 $416.67 $1,893.33 $172.12
3 10 10 $810.00 $666.67 $1,476.67 $416.67 $1,893.33 $172.12
4 10 10 $810.00 $666.67 $1,476.67 $416.67 $1,893.33 $172.12
5 10 10 $810.00 $666.67 $1,476.67 $416.67 $1,893.33 $172.12
6 10 10 $810.00 $666.67 $1,476.67 $416.67 $1,893.33 $172.12
60 60 $4,860.00 | $4,000.00 $8,860.00 $2,500.00 | $11,360.00 | $1,032.73

1. CSLE means Contributions Schedule Lot Entitlements

2. ISLE means Interest Schedule Lot Entitlements




Demographics

As can be seen from the Demographic figures below, these properties are well
positioned as investment stock suitable for either university students attending
the adjacent QUT campus, nurses at the nearby RBH or young urban
professionals commuting to the city.
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SUBURB PROFILE (Source REIQ)

Kelvin Grove has become a popular suburb for a range of people wishing to live
close to Brisbane City, the Queensland University of Technology and the Royal
Brisbane Hospital.

The suburb's proximity to the city makes it a popular residence for young people,
who study at QUT's Kelvin Grove campus, or commute into the city centre for
work.

Located less than 4km north west of Brisbane's CBD, Kelvin Grove has
experienced good growth in median house prices over the past five years as
buyers have taken advantage of the suburb's proximity to the city.

Well serviced by public transport with easy access to the City along Kelvin Grove
Road and other major roads, Kelvin Grove will continue to attract residents and
tenants.

The Royal Brisbane Hospital is in neighboring Herston, and many of Kelvin
Grove's residents are medical professionals and hospital workers who want to
live close to work.

Most of the homes in Kelvin Grove are renovated post-war workers' cottages and
Queenslander-style homes. However, given the suburb's close proximity to the
city and demand for the area, the number of medium-density units has increased
over recent years. In keeping with the local architecture the redevelopment of
former Queenslander houses into duplexes has emerged as a trend in the area.

The completion of Kelvin Grove Urban Village, with its apartments, shops,
supermarkets, restaurants, and cafes has added to the popularity of the area.



Plans - External Views
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Valuation — Herron Todd White

) 4

Herron

Todd White

Independent Property Advisors

Brishane

Herron Todd White (Brishane Residential) Pty Ltd
ACN 092577 716

ABN 36092577 716

Level 1, 811 Gympie Rd
Chermside QLD 4032
(PO Box 61), Chermside South QLD 4032

Telephone: (07) 3353 7500

Facsimile: (07) 3359 4150

Email: brisbaneresidential@htw.com.au
Web: www.htw.com.au

VALUATION REPORT

Boarding Houses and Residential Townhouse
Development

21 - 23 Herston Road, Kelvin Grove QLD 4059

As At 22 April 2013

Prepared For St George Bank - A Division of Westpac
Banking Corporation

soprcant

Our Ref BNN302322 (CR:he)



6.4

6.5

6.6

Page 18

General Construction - Stage 2

Foundations
Floor

Frame
External walls
Internal walls
Ceilings

Roof

Floor coverings
Glazing

Other

concrete

concrete slab to lower, particle board to upper

timber

Linea weatherboard, painted rendered masonry, painted rendered fibre cement cladding
plasterboard

plasterboard

colorbond

carpet and 600x600 porcelain tiles

aluminium frame

Glass balustrade with stainless steel handrail

Fixtures, Fittings and Finishes - Stage 2

Kitchen

Bathroom

Laundry

Other

Caesar stone benchtops, undermount sink, glass splashback, laminate floor and wall cupboards, gas

cooktop, under bench oven, rangehood, dishwasher.

Basic vanity unit with laminate cupboards, frameless shower screens, frameless wall mirror with recessed
wall cabinets, combined shower/bath (shower only in ensuites), 300x300 tiles to 2.1 metres in shower, and

above bath and basin, 300x300 tiles to floors

45 Litre stainless steel tub in garage

Frameless glass internal balustrade with stainless steel rail, ducted air conditioning, gas hot water system

Layout and Design - Stage 2

The typical internal layout of the townhouses is as follows:

Townhouses 1 & 2
Ground floor:

Single lock-up garage

Powder room
Kitchen
Living/dining
Laundry in garage
Porch

Entry

Verandah

Upper floor:

Bedroom 1 with ensuite and

walk-in robe
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Bedrooms 2 & 3 with built-in

robe
Bathroom
Balcony

IHerron

N Todd White

21 - 23 Herston Road, Kelvin Grove QLD 4059

BNN302322 / 22 April 2013
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Townhouses 3-6
Ground floor:

*

L 2R 2R 2R 2B 2% 2R 2

Upper floor: _;—. !

L 2

L 2

Double lock-up garage
Powder room

Kitchen

Living/dining

Laundry in garage
Porch |
Entrance |

Verandah i

:
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Bedroom 1 with ensuite and |

walk-in robe
Bedrooms 2-4 with built-in
robes

Bathroom
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The overall design is considered to be typical for this type of unit complex in this locality. There are no significant design
issues noted.

Ground and Common Facilities - Stage 2

The ground and common facilities include:

L 2R 2R 2R 4

Central concrete driveway

Timber sleeper and rendered masonry boundary retaining walls
Basic landscaping

Boundary and courtyard fencing

21 - 23 Herston Road, Kelvin Grove QLD 4059
Herron

Todd White BNN302322 / 22 April 2013
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Gross Realisation - Proposed Townhouses: 23A Herston Road “As If Complete”

Market Overview - Townhouses/Units

The following graph provides an analysis of the market for residential units/townhouses in Kelvin Grove and the
surrounding suburbs of Herston, Newmarket, Ashgrove and Paddington.
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Market Volatility:

Price Paint:

Buyer Profile:

Market Depth:

The property is situated within a near city location which historically has proven to have a low
level of price volatility.

Our assessed values of $620,000 for the three bedroom townhouses, and $650,000 to
$660,000 for the four bedroom townhouses, is considered to be at the low-mid range for new
townhouses within this locality.

Buyers for new townhouses within this location are predominantly owner occupiers however
given the nature of surrounding development (ie. adjoining student accommaodation) and the
anticipated rental yields achievable from 4-bedroom townhouses, we consider the subject
townhouses will appeal predominantly to investors.

Demand for the proposed product in this locality is considered to be reasonable.

Market data has been obtained from a range of sources, or as reported by real estate agents. As well as using such
documented and generally reliable evidence or market transactions, it was also necessary to rely on hearsay evidence.
Except as noted herein, a reasonable attempt has been made to verify all such information.

Herron

A 4 Todd White

21 - 23 Herston Road, Kelvin Grove QLD 4059

BNN302322 / 22 April 2013
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Pending Supply

Below is a list of residential townhouse and unit projects under construction or proposed within the locality of Kelvin Grove
and surrounding suburbs of Herston, Newmarket, Ashgrove and Paddington. Whilst not an exhaustive list, it does
demonstrate the potential stock levels in this area:

Address

26 Dunsmore St, Kelvin Grove (Lot 1 RP
888222)

11 MclLeod St, Kelvin Grove (Lot 31 RP
130180)

115 Edmondstone St, Newmarket (Lot 4
RP 18674)

91 & 93 Herston Rd, Kelvin Grove (Lot 1
& 2 SP 155280)

59 Herston Rd, Kelvin Grove (Lot 1 RP
73693)

13-15 Picot St, Kelvin Grove (Lots 8-9 RP
10601)

6 Hetherington St, Herston (Lot 152 RP
475)

39 & 41 Dorset St, Ashgrove (Lots 6 & 7
SP 143927)

33-35 Dorset St, Ashgrove
187-191 Waterworks Rd, Ashgrove
284A Waterworks Rd, Ashgrove

425 Newmarket Rd, Newmarket (Lot 32
RP 52950)

17 Burnley St, Newmarket (Lot 13 RP
56804)

49 Farm St, Newmarket (Lot 36 RP
73274)

Herron

v Todd White

Townhouses

TOWNHOUSES (3) - 2 storey

TOWNHOUSES (4) - 2 storey

TOWNHOUSES (4) - 2 storey

UNITS (29) - 2, 3 & 4 storey

UNITS (5) - 2 starey

UNITS (11) - 2 storey

UNITS (4) - 2 storey

UNITS (20) - 3 storey

UNITS (19) - 2 & 4 storey

UNITS (10) - 3 storey

UNITS (4) - 3 storey

UNITS (6) - 3 storey

UNITS (7) - 4 storey

UNITS (6) - 3 storey

Status

Contract Let

Development Approval

Development Approval

Development Approval

Construction

Development Application

Development Approval

Firm

Commenced

Deferred

Firm

Deferred

Firm

Possible

Source: Cordells Connect

21 - 23 Herston Road, Kelvin Grove QLD 4059

BNN302322 / 22 April 2013
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Sales Evidence - Gross Realisation

The proposed site to be known as 23A Herston Road is proposed to be developed into six townhouses and the appropriate
valuation method is considered to be the Direct Comparison Method; whereby the proposed townhouses are compared to
recent sales of similar properties.

Address:

Description:

Lot No.

Comparabhility:

1. Ricardo St, Kelvin Grove

A circa 2011 two-storey, complex of three (3) townhouses constructed of lightweight composite cladding. The
townhouses are on an easy sloping, irregular shaped end-lot positioned at road height on the northern side of
Ricardo Street. The townhouses provide 3 bedroom, 2 bathroom accommodation plus either single or double lock-
up garage and a private courtyard. Internal finishes are reportedly of a high standard with stone benchtops, polished
tile floors, stainless steel appliances, timber stairs, double vanity units with stone benchtops and tiled patios with
moderately landscaped courtyards. The complex has good presentation with exposed aggregate driveways and
architectural designed exteriors incorporating feature timber cladding and frameless glass balustrade. Each
townhouse has direct frontage to Ricardo Street. Lot 2 is an inside lot. Surrounding development includes older

units to the east and opposite to the south.

Bedrooms / Living Area Patio/Balcony (m2) Sale Date Sale Price Buyer Profile

Bathrooms / (m32)

Car Parks
3/2/2 112 13/4.5 03/10/2012 $700,000 Owner Occupier
3/2/1 119 16 /4.5 26/05/2012 $680,000 Owner Occupier
3/2/2 112 13/45 11/03/2012 $700,000 Owner Occupier

Similar location, though a much quieter position away from busy roads. Larger than the subject 3-bedroom
townhouses. Similar size to the subject 4-bedroom townhouses, though offering inferior accommodation. Superior
standard of finish and presentation to that anticipated for the subject. Superior surrounding development.
Considered superior overall.

21 - 23 Herston Road, Kelvin Grove QLD 4059

Herron

v Todd White BNN302322 / 22 April 2013
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Address: 2. 117 Edmondstone St, Newmarket

Description: A circa 2012 residential townhouse complex comprising four (4) two-storey townhouses of weatherboard and
Colorbond roof construction. The townhouses are positioned on a near level, regular shaped allotment situated at
road height on the southern side of Edmondstone Street. Each townhouse provides 3-bedroom, 2-bathroom, and
powder room accommodation plus double lock-up garage. Townhouses 3 & 4 are detached and positioned at the
front with courtyard to the street, with attached townhouses 1 & 2 at the rear with greater courtyard privacy to the
rear. Presentation is of a good standard with stone benchtops, stainless steel appliances, gas stove, polished tiled
floors and tiled balconies with wooden balustrades. Ancillary improvements include moderate landscaping, rendered
fencing and a paved driveway. The complex is close to the Newmarket Shopping Centre and is diagonally opposite
parkland with older detached dwellings east and west.

Lot No. Bedrooms / Living Area  Courtyard/Balcony Sale Date Sale Price Buyer Profile
Bathrooms / (m2) (m2)
Car Parks
1 3/2/2 123 43/6 12/12/2012 $701,000 Owner Occupier
3 3/2/2 112 33/9 02/01/2013 $680,000 Local
Comparability: Similar location, though a much quieter position away from busy roads. Larger townhouses. Similar standard of

finish and presentation to that anticipated for the subject. Superior residential amenity overall. Superior surrounding
development. Considered superior overall.

21 - 23 Herston Road, Kelvin Grove QLD 4059
Herron

W Todd White BNN302322 / 22 April 2013
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Address

3. 99 Elizabeth St, Paddington

Description:

Comparability:

4,  4/59 Tait St, Kelvin Grove

Description:

Comparability:

5. 3/8 Picot St, Kelvin Grove

Description:

Comparability:

Herron

A 4 Todd White

Bedrooms / Living Area External Sale Date Sale Price Buyer Profile
Bathrooms/  (m?) Area (m2)
Car Parks

4/3/1 150 31 01/04/2013 $860,000  Owner Occupier

A circa 2012 three-storey, detached, townhouse of 4 bedroom, 3 bathroom accommodation
positioned on the northern side of Elizabeth Street. The architecturally designed townhouse is
of light-weight composite cladding and Colorbond roof construction and is finished to a high
standard with stone benchtops, polished timber floors, timber stairs, stainless steel
appliances, ducted air-conditioning, timber balustrades and a landscaped private courtyard.
The townhouse is standalone and positioned at the front in a complex which also incorporates
a single retained dwelling and a three-storey unit building to the rear.

Superior location with superior surrounding development. Closer to local amenities. Larger 4-
bedroom townhouse with superior standard of finish and presentation. Considered far superior
to the subject 4-bedroom townhouses.

3/2/2 98 6 28/11/2012 $555,000 Intrastate

A circa 2002 attached, three-storey townhouse of 3 bedroom, 2 bathroom accommodation
positioned on the southern side of Tait Street. The townhouse is of chamferboard, rendered
masonry and Colorbond roof construction and is finished to a good standard with stone
benchtops, polished timber floors, timber stairs and stainless steel appliances. The townhouse
is positioned at the rear of a complex comprising 4 townhouses.

A similar location, though a quieter residential position. An older complex with inferior condition
and presentation. Similar size to the subject 3-bedroom townhouses. Considered inferior
overall.

3/2/1 125 23 20/09/2012 $562,500  Owner Occupier

A circa 2005 two-storey, attached, end townhouse of 3 bedroom, 2 bathroom accommeodation
positioned on the western side of Picot Street. The townhouse is of rendered masonry and
Colorbond roof construction and is finished to a good standard with stone bench tops, stainless
steel appliances and glass balustrades. There are three attached townhouses in the complex,
which has good presentation with moderate landscaping. Each townhouse has direct frontage
to Picot Street.

A similar location, though a quieter residential position. An older complex with inferior condition
and presentation. Larger size to the subject 3-bedroom townhouses. Considered inferior
overall.

21 - 23 Herston Road, Kelvin Grove QLD 4059

BNN302322 / 22 April 2013
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Address

6. 3/11 Scott Rd, Herston

Description:

Comparability:

Bedrooms / Living Area External Sale Date Sale Price Buyer Profile
Bathrooms / (m?2) Area (m?2)
Car Parks

4/2/2 161 10 23/06/2012 $612,000 Local

A circa 1999 attached, three-storey townhouse located at the rear of a retained dwelling
positioned on the northern side of Scott Road. The townhouse provides 4 bedroom, 2 bathroom
accommodation with single garage and single carport and is of light-weight composite cladding
and Colorbond roof construction. The townhouse appears in good condition with fair presentation
and finishes include stone benchtops, tiled kitchen and living areas and a private courtyard.

A larger 4-bedroom townhouse in a superior residential location. Superior elevation. Older
townhouse in inferior condition due to age. Superior surrounding development. Considered
inferior to the subject 4-bedroom townhouses.

Assessment - Proposed Residential Townhouses: 23A Herston Road “As If Complete”

Townhouse Bedrooms /

No.

6
Totals

Averages

Bathrooms /
Car Parks

3/2/1
3/2/1
4/2/2
4/2/2
4/2/2

4/2/2

Living Area External Area (m2) Garage Area (m?) Assessed Value Assessed Value
(m?2) (GST Inclusive) (GST Exclusive)
100 44 20 $610,000 $565,374
98 44 20 $610,000 $565,374
111 52 34 $640,000 $593,179
115 51 34 $650,000 $602,448
115 51 34 $650,000 $602,448
110 58 34 $640,000 $593,180
649 300 176 $3,800,000 $3,522,003
108 50 29 $633,333 $587,001



Rental Appraisal — Style Property

15 August 2013

Rental appraisal — proposed townhomes, 23A Herston Road, Kelvin Grove

Thank you for the opportunity to appraise the proposed townhomes at 234 Herston
Road, Helvin Grove. Craig has asked that | respond as Property Management Specialist,

This appraisal is based on plans supplied by you, recently leased and currently
available comparable properties, current market conditions and anticipated time on
market. Based on this analysis, | estimate these townhomes could achieve a price
between 5630 to 5660 per week.

| am advised these properties will be listed for sale. Should they be sold to investors, |
would be more than happy to offer our services free of charge for three maonths. As the
Principal and portfolio manager, it is in my best interests to ensure our clients receive
the best service available and remain happy.

| look forward to assisting you any way | can with property management services and
please do not hesitate to contact me with any questions.

Yours sincerely,

Ef'-" |

Scott Osbaorne

Principal/Property Management Specialist
P3164 7777 MOLZZ 293 BBY

E scott.osborne@stuleproperty.com.au



