Affordable Housing Criteria

For the financial year 2008-09, the gross median annual income for the Sydney metropolitan region
is considered to be $63,300. For the rest of NSW the gross median annual income is $56,800.

Households on incomes between 80% and 120% of the median are considered moderate-income
earners (less than $75,900 in Sydney and $68,200 elsewhere).

Source: Housing NSW Government, http.//www.housing.nsw.gov.au

From the information above, the highest income possible while still falling in the allowable category
of affordable housing (i.e. 120% of median income) is $75,900. The maximum amount of annual
rental is 30% of that income (gross) which is calculated to be;$75,900 x 30% = $22,770.
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Figure 1 - Rental yields on residential properties (Australia)

From the above graph the average rental yield for affordable housing (units) is approximately 5%,
which then translates into a property value of $22,770 / 5% = $455,400.

Source: 2009 NSW Housing Factsheet — http://www.shelternsw.org.au

Thus we can assume that the limit of the property value that we can sell is $455,400 in the Sydney
City area in order to fall into the affordable housing criteria.

Feasibility analysis of the different options

In order to predict the developer’s reaction we must do feasibility studies for each of the proposed
options (Appendix Al — A6)

From the feasibility analysis can determine the profit margin and development margin for each

option:

Option FSR Profit/Loss Development Margin
Option 1 0.5 -$302,641 -18.79%

Option 2 0.75 -$168,976 -7.93%

Option 3A 0.8 -$57,352 -2.56%

Option 3A + Bonus 1.3 $208,084 6.33%

Option 3B 2.5 $1,067,707 14.26%

Option 3B + Bonus 3.0 $1,742,451 19.90%




With the assumption that developers will only consider a project with a minimum development
margin of approximately 15%, the options that are attractive to developers are:

Option FSR

Option 3B 2.5

Option 3B + Bonus | 3.0

Thus it is recommended for council to come up with a different scheme to increase the FSR to a level
which will allow developers to reach a development margin of 15% in order to attract developers to
develop the area. As the neighbouring suburb have a higher sales price i.e $270,000 compared to
$210,000 the FSR needs to be increased significantly higher than the proposed maximum of 1.3
(Option 3A + Bonus).



Appendix Al
Option 1 (FSR 0.5) Feasibility




Option 1 - (FSR 0.5)

For Option 1 we make the following main assumptions:

e Minimum land size of 1,000 m” for the development of multi unit residential building, which
allocates to a land cost of $600,000 + stamp duty (including all other acquisition costs).

e Assuming that all units built will be a 2-bedroom unit with a size of 80sgm (including
circulation spaces).

e Atotal allowable build area of 500 m? containing 6 units.

e Assuming a 2 storey building type with a construction cost of $ 1,725/m? plus GST.

e Assuming other development costs (Architects, Project Managers and other consultants) as
15% of total construction costs.

e Assuming a sales price of $230,000 (as brand new units sell at a premium price, 2 bedroom
units in the area generally sell from $210,000) and sales cost at 2%.

e Assuming that equity put into the project is the land cost (5600,000).

e Assuming interest rate is at 8%.

e Cost escalation of 3% per annum

e Revenue escalation of 3% per annum

e Project contingency of 5% (Construction, Professional, Statutory & Misc Costs)

e No S.94 levy charges, although other statutory fees apply (eg. DA application fee, Strata fee)

The feasibility result was a loss of $302,641 and a development margin of -18.79%.

As a general rule a developer would not proceed with a project with a development margin of less
than 15%. Thus developers would not be interested in developing the area with Option 1 as it
produces a net loss.

Note:
Construction cost assumption source: BMT & Associates (Quantity Surveyors) as of 26/05/09.

Type of Building Residential — 3 Level Unit
Project Location Sydney

Level of Finish Medium

Maximum Cost (Plus GST) $1,725 /m?




Summary of Project Returns

ESTATEMASTER Urban Economics Feasibility Assignment
‘B Option 1 (FSR 0.5)
Option 1 with the FSR of 0.5

Time Span: Jan-09 to Jul-10 (18 Months) Project Size: 6. Dwellings

Type: Miscellaneous Project Size: 500. GFA (sqm)
Status: Under Review Site Area: 1,000. SqM
Estate Master for Excel Licensed to: Equity Development Management Pty Ltd

$AUD Per $AUD Per Site
COSTS & REVENUES $AUD Total Dwelling Area SqM
REVENUE

Quantity $AUD/SgM $AUD

Total Sales Revenue 6 - 1,439,017 239,836 \ 1,439
Residential 6 - 1,439,017

Less Selling Costs (36,908) 6,151 37

Less Purchasers Costs - -

NET SALE PROCEEDS 1,402,109 233,685

Units | $AUD/Units/annum $AUD
Rental Income -] -
Less Outgoings & Vacancies
Less Letting Fees
Less Incentives (Rent Free and Fit-out Costs)
NET RENTAL INCOME

Interest Received - -
TOTAL REVENUE (before GST paid) 1,402,109 233,685
Less GST paid | (130,820) 21,803
TOTAL REVENUE (after GST paid) 1,271,289 211,882
COSTS
Land Purchase Cost 600,000 100,000
Land Transaction Costs 22,490 3,748
Construction (inc. Construct. Contingency) 888,002 148,000
Professional Fees 121,091 20,182
Statutory Fees and Contributions 11,249 1,875
Project Contingency (Project Reserve) 51,189 8,531

Land Holding Costs - -
Finance Charges (inc. Line Fees) - -
Interest Expense 32,097 5,350

Miscellaneous Costs - -
Miscellaneous Costs - -
Miscellaneous Costs 3,437 573
TOTAL COSTS (before GST reclaimed) 1,729,555 288,259
Less GST reclaimed (155,625) 25,938
TOTAL COSTS (after GST reclaimed) 1,573,930 262,322

PERFORMANCE INDICATORS
Net Development Profit * (302,641)

Development Margin (or Profit/Risk Margin) * -18.79% on total development costs (including selling costs).
Residual Land Value (Target Margin) * 128,201 (at 15% target development margin)

Net Present Value ° (324,966) (at 8% per ann. discount rate, nominal)
Benefit Cost Ratio ® 0.7774 (at 8% per ann. discount rate, nominal)
Project Internal Rate of Return (IRR) -26.93% (per ann. nominal)

Residual Land Value (based on NPV) 8 252,361

Breakeven Date for Cumulative Cash Flow ° N.A.  (Profit is negative)
Rent Cover N.A.

Profit Erosion "' N.A.
Footnotes:
. Development Profit: is total revenue less total cost including interest paid and received
. Note: No redistribution of Developer's Gross Profit
. Development Margin: is profit divided by total development costs (including selling costs).
. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.
. Net Present Value: is the project's cash flow stream discounted to present value.
The cash flow stream includes financing costs except interest
. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.
. Internal Rate of Return: is the discount rate where the NPV above equals Zero.
. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).
. The total net development profit divided by the current net annual rental expressed as a a number of years/months.
. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

Estate Master DF Ver 3.12 File: Urban Economics Feasibility —Date of Report: 26/05/2009 12:03 PM



Wd €0:Z} 6002/50/92 :Hodey Joojeq A

SES4 SOILIOU0DT UEqin

sabed g Jo | abed

Tl'€ 9 40 Jeise djejs3

S1500 “9Si '3 AIOJNJEIS ‘[EUOISSEJ0Id ‘UOONAISUOD Jo| %00’ 10/ puy - Aouabunuon aow.qo._n: 0002
%00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°¢ %00°¢ $}s0Q soueul4
%00'€ %00'€ %00'€ %00'€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ s1s09 Builles
%00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ S1s0Q Bulp|oH pue
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ SIS0Q Snosue|[edsIN
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00°€ SIS0 SNoaUE|[a9SIN
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ SISO SnoaUE|[dsIN
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00'€ %00°€ %00°€ suonnqLiuoY pue sead Alojnjels
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ SJS0Q uonNJISU0Y
%00'€ %00'€ %00'€ %00°€ | %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ S99 [euoissajoid
FPEON 6 Jea g lea\ REEN 9 lea\ G lea\ ¥ 1B € lea\ Z JBoA | Jeap
wnuuy Jad paljddy - 8jeq Hejs j08lold wouy sejey uoneeasy
uojje|easy 3so0)
- - - V1oL
- - - (mo14 yseD o} Jaja4) Jndu| [enuepy (Aing dweys Joj eqeliene §paid 1S9 ON) »
- - - A - - - 0 - - %000 SLob
- - - A - - - 0 - - %000 101
- - - A - - - 0 - - %000 €101
- - - A - - - 0 - - %000 sjueynsuo sousbiigena  Ziok
- B B A - - - 0 - - %000 s994 [efa7 uomisinboy 1104
1800 (Lsoou) s1s00 | (1S9O 9xd) 51500 syleway papnjou] 1S9 ysiuig yels ueds veis junowy dwin Junowy pred % (1S9 40 aMsn|dU| pasdjus 8q 03)  8pod
pajejeds3 ejo] uaun) |ejo uaun) |ejo aleq aeq Yluopy yjuopy HO/ANY Xe] OX® 8dlid pueT Jo 9% §}s0) uo| _m__.__uu< 19430
pua 1sfoid 1e pred anv$ %000 JaumQ pueT] 0} aJeys Joid
mm_twa usamjaq paleys «_moawv woJ} }sassu| QD<$ %000 Junod2dY Jsnuj Ul u_wOQDD uo jsalsu|
000°009 000'009 GSY'SYS v.iOoL (1S9 "ou1 000°009ANY$ 40 aNjeA pueT] uo pajejnojes Aing dweys)|  go-uer 60-uer ! 0 06v'22 MSN Aing dweys — gooL
000°009 000°009 SSb'GYS 60-1dv 60-1dv ! € 000°009 %0000} (s0uejeg) juswames 2001
- - - - - - 0 - - %000 yiewAeq 9001
- - - - - - 0 - - %000 gawhed 5001
- - - - - - 0 - - %000 Zwewheqd 00l
- - - - - - 0 - - %000 | uswAhed €00}
- - - - - - 0 - - %00°0 1 JunoddY/ Jsnu| Ui yisodaq 2001
1800 (1S9 oul) s)s09) (1S9 9xa) sis0) sjualAed pue yim Ajleuoiodold wieoay yels ueds Heis Junowy dwn junowy pred o,
peje|eos3 [ejol jualNg [ejo] juauNg [ejol ¢,991ld 9SBYdINd PUET UO papnjou| | SO areq yuow yjuopy "O/aNvy 990114 aseyaind pue Jo %,
00000009 90l aseyaing pue
1S9 JO aAISN|oU| paidjud a( 0} §}S0D
s)so9 uonisinbay g aseyaind pueq oo
[ 1S9 10 8AISN|ou| PaIg)ua aq 0} s}so) Buises] pue awoou| [ejusy ||y |
7 1S9 Jo dAIsN|ou| pajua aq 0} (pajeolpul a1aym) sisoQ 108foid IV 7
i %000} 9)ey Xe| S8OIAISS PUE SPOOS)

Jedojeneq Aq pied |1V seles uo Ayiger] Uluo\ auies ay} ut pied Aynger| UJUO\ UIBS By} Ul PaWIE|DeYy S)peID| 1S9 sJedojereq

(aIny xe] |essuan Buisn) Xe] S3JIAIDG pue spooH

60 40 ¥SH au yim | uondo abejg/uondo jo uonduosaq (570 ¥s4) | uondo 8L Mold yseD

[ moInay Jepun|  smels |
i m:ow:m__mom__\i adAL i
Wbs 0'000'} I ealy a)is o3
(wbs) v49 | 0°005 | (q) 8zig 1sfoid ez
sbuljema | 09 7 (e) azIg 100lo1d Joyug
Ao | :pOLad 159y MO|4 yseD
6002-uer ﬁ :poliad 18l 40 8jeq

Keujwjaid

800T UQJBN '€ UoISIap P11 Aid uswabeueyy Juswdojeasg Alnb3 :0) pasuadl [99X3 4o} Jajse|y ajeis]

G0 40 ¥SH 3y} yum | uondo - (50 ¥s4d) | uondo u:QE:m_mm< >u___n_wmwu_ SOolwouod3 ueqan 1o} mu:Q:_ Uule|\




Wd €0:Z} 6002/50/9Z :Hodey Jo a1eq

ISea SOIWOU0OT Ueqin ‘li4

sabed g Jo g abed

Tl'€ 9 40 Jeise djejs3

200°888 oom,Nlmw | 160'¥8.L v.iOL
- - 7 - KousBunuod uononisuo) (159 ou) $1S00 UORONASUOD i %000 10 / puy 7 - Kouabunuon uononisuo) 66017
- - - (mol4 yse9 o} Jejau) Induj [enuepy (ueds ybnouy) pue pouad Jejs 0} uolje|edss = J ‘pouad Hejs o} uol =9 Ou = U) uor; =N
- - - N - - - - - 0 - - S0y
- - - N S o - - - 0 - - 610%
- - - N S o - - - 0 - - 8L0¥
- - - N S o - - - 0 - - L10¥
- - - N S o - - - 0 - - 9lLoy
- - - N S d - - - 0 - - Sloy
- - - N S o - - - 0 - - 10¥
- - - N S o - - - 0 - - €Loy
- - - N S o - - - 0 - - clLoy
- - - N S o - - - 0 - - 11014
- - - N S o - - - 0 - - oLo¥
- - - N S o - - - 0 - - 600
- - - N S o - - - 0 - - 800¥%
- - - N S o - - - 0 - - 00¥%
- - - N S o - - - 0 - - 900%
- - - N S o - - - 0 - - S00¥
- - - N S o - - - 0 - - 00%
- - - N S o - - - 0 - - €00¥
- - - N S o - - - 0 - - 200¥%

200°888 005298 160'v8L A S o or-kepn 60-Inr 22 9 00'szL'L 00°00S 100¥

100 (189 ou) (189 9x9) (3009) (N"'3) ueds veis sHun / ey
poleleos3 [ejol || SIS0 Juaung [ejo] | SISOD JusLND [ejoL Syeuled pepniul 1SS aMIND-S seeosy | UM ERd | HEIS e yuop Yuow aseg awn uodioseq - 8pod
1S9 0 dAISN|OU| PaIAJUL 3 0} S}S0
S)S0) uUolPNIISU0D |  (oop
160° L2l 160°LCL £80'0L 1 Iv.iOL “8}S00 8OUBUIY BPN[OXd S}SOD J08l0Id -
- - - (mol4 yse) o} Jageu) ndu| [enuepy
- - - A - - [ - [o < (pue| oxa) 51500 J08l01d Jo[ %000 [ S99} Nd /N 660€
S1S0D) JON UO paseq % ,

16012} 160'121 €80'0L1 A - o1 -kew 60-994 9l | - - %00°G) (1ou1) spueynsuo) ubisaq [BYOL  GLOE
- - - A - - - - 0 - - %000 sjueynsuod v [ejol 10€
- - - A - - - - 0 - - %000 jueynsuoy oljel| €10¢
- - - A - - - - 0 - - %000 9INPY Vo4 cloe
- - - A - - - - 0 - - %00°0 $894 ¥Od L10€
- - - A - - - - 0 - - %000 sieauibug se0IMeS  01L0€
- - - A - - - - 0 - - %000 Jesulbuz [einjonss 600€
- - - A - - - - 0 - - %000 Jofening Amuend  gooe
- - - A - - - - 0 - - %000 Jauueid 100€
- - - A - - - - 0 - - %00°0 JUEJNSUOD [BJUSWUOIIAUTY 900€
- - - A - - - - 0 - - %00°0 IAPY [e21UYD9}099H §00€
- - - A - - - - 0 - - %000 suoday uojeulweuoy 00€
- - - A - - - - 0 - - %00°0 se94 Aaning €00€
- - - A - - - - 0 - - %00°0 109)1y21y adeospue 200€
- - t 5 - t 5 A i - 5 - - - 0 - - %000 /Y2y 100€

3s00 LSO oul LSO O3, N3 ueds Hels nun / sey S)iun "ON + Pnysuo)
poleleos3 elo) || s1500 1WeLng felo] | S1s00 uaLng [e1oL Sueued pepnioul 189 oleeosg | USMIASIRA | MEISERA | oy | oy aseg F07aNY o% uonduaseq  opod

1S9O JO aAISN|oU| paIdjud aq 0} S}S0)
S994 |euolssajold| oog

§°0 40 ¥Sd ay3 yum | uondo - (5°0 ¥sd) | uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd €0°Z} 6002/50/92 :Hoday Jo 9le  ANliqisead SolWouoo3 ueqin

sabed g Jo ¢ abed

Tl'€ 9 40 Jeise djejs3

LEV'E 00€'e 000°'¢ v10L
- - - (mo]4 yse) oy Jayau) Induj [enuejy
- - - : . : SJS0D) 19N UO paseq % ,
- - - 4 - - ” 0 - - %000 0109
. . . N . . . y 0 - - %00°0 6009
- - - 4 - - - - 0 - - %000 8009
. . . A . . . y 0 - - %00°0 2009
. . . 2 . . . 0 - - %000 9009
. . . 2 . . . H 0 - - %00°0 G009
. - - 4 . - . . 0 - - %000 009
: . : X : . E B : : %000 2000
LEV'E 00€'e 000°¢ A ) ) A i
N oL-unp -Aey i X X
1999 (s ou) (1S9 0x) syeway apnjou| (N"¥3) o ueds wvtmuw 0008 e SIUN ON $mwh.m:oo seod fonng +008
pojeleos3 [e0L || s100 eung [e10] | S1S00 kg [e10L popNioUl 159 oelposg | UM SIEA  HEISEEA 0 quoyy | Mun/ewedeses SO07aNy ow uopdioseq  2pod
1S9 JO BAISN|2U| PaJajud aq O} S}S0D
i i : — $)S09 snoaue||a9siiNl| 0009
- - - (mol4 yse o} Jajal) indu| [enuepy
- - - - . : SISOO JON U0 paseq % .
- - - A - - - 0 - - %000 -
- : : A - - - - 0 - - %000 -
- : - : - - - - 0 - - %000 -
- : : A - - - - 0 - - %000 -
- - - : - - - - 0 - - %000 -
- : : A - - - - 0 - - %000 -
- : : A - - - - 0 - - %000 -
: - - A - - - - 0 - - %000 -
- : : A - - - 0 - - %000 -
- - - - 0 - - %000 -
100 (1S9 oun) (1S9 oxe) [(NRS) )
syewey spnpoU N'¥‘3) uedg uels STV “JONJISUO;
pojeleos3 0L || $1500 juBND [El0L | SISO JUSLIN [ej0L popNRUI LSO oepposg | MUHORA | HESEIRA gy quopy | Mun/ewedesed ﬁoz@ e ° uonduoseq - aped
1S9 JO aAISN|oU| paiajud a( 0} S}S0D
: : i — S)}S0) shoaue||929sIN -
- - - (mo]4 yse) o} Jajau) Induj [enuejy
§ - - N . : SISOO JON Uo paseq % .
. . . 4 . - - 0 - - %00°0 -
. . . 2 . - - - 0 - - %000 -
. . . 4 . - - - 0 - - %00°0 -
- - - 4 - - - - 0 - - %000 -
. . . A . - - - 0 - - %00°0 -
. . . 2 . - - - 0 - - %00°0 -
. . . 4 . - - - 0 - - %000 -
. . . 4 . - - - 0 - - %00°0 -
. . . 2 - - - 0 - - %000 -
- - - - 0 - - %00°0 -
1500 (189 ou) (189 ox0) Ny )
Spewsy spniou N¥‘3) uedg el Sjun 0| ‘pnasuoy
pejeleosd [BJOL || $1S00 Jualn [BI0L | SISOQ JUaLND [ejo) popNIoUl 18O oeosy | IS SRA MBS SRA Yuop Uuow wun /ey ssed g0 w ozz< ' 0% uondioseq - 8pod
1S9O JO aAISN|oU| paIdjud aq 0} S}S0D
| — — — S)S0) snoaue||ddsIN -
- B - (mo]4 yse) o} uayau) Induj [enuejy
- - - A - - - - B B
- : : A - : - - N : 5105
- : : A - : - - 0 - - 7108
- - - : - - - - - - €105
- - - ) - - - - M - - Z105
- : : : - : - : : - 110G
- - - : - - - - W - - 0105
- : : A - : - : 0 : - 6005
- : : A - : - - 0 : - 8005
L' 000°¢ 12L'T A -un Al i ¥ 5006
s o Lars 2 M Nw.::ﬁ M__“.\wa 9l oo.oom oo.m so04 uonessibey |47 9005
: 0 £ 4 S s i 9l oo.oom_ 009 1500 dnjeg ejens S00S
. . . 2 o ik mo._ r 9 000052 - suojNqUIUOY ¥6'S 005
- - - A - - - - W - - (000p ut jour) se94 uogeoyddy 00 €005
000°s 000G SYS'v A -ue| -ue, 500 3 T
180D (1S9 oun) (1S9 oxa) syewsy Soniou ﬁz.w__»m_v 60-uer 60-uer Gods 0 oS 00 Mw_mw o 00°'L s9984 Juswabpo] va 100S
pojejeos3 [eJ0] || S)SOD JuBLIND [BIOL | SISOD JuLLND [ejo] pepniul 1S9 opeosy | UM ERA | HEIS 1R Yo yuop oseg swan uodioseq - 8pod

1S9 JO dAISN|dU| PaIBJUB 3q O} S}S0D

suonnquUuoY pue s394 A1oisels| oo

§°0 40 ¥Sd ay3 yum | uondo - (5°0 ¥sd) | uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd €0:Z} 6002/50/92 :Hodey Joojeq A

SES4 SOILIOU0DT UEqin

sabed g Jo  abed

Tl'€ 9 40 Jeise djejs3

[ %000 [ juswaes uodn sadojorsq Aq paulejal }saiaul JO %
[ %000 | JUNOSDY JSNJL Ul pajsaAu] slisodaq uo ajey isaiaju]
08.'82 009'22 160'6Z v.iOL
- - - - (se|es-a1d Joy}) ebueyoxe uo paysodep soud jo ebejusoied ¢ %000 %000 %000 (=) -
- - - - sa|es-a.d 1oy ajep abueyoxe je pied uoissiwwo) sales Jo abejusdied ;| %000 %000 %000 (-) -
- - - - 90Ud 8SBYDING SSOID 40 % 1| %000 %000 %000 ) -
- - - - %000 %00'0 %00'0 ) -
- - - - %000 %000 %000 ) -
- - - - %000 %000 %000 ) -
- - - A %000 %000 %00°C (0) Jau0
- - - A %000 %000 %00C () [eriowwod
- - - A %000 %000 %00 (1Y) lreyoy
082'82 009'22 160'GZ A %000 %000 %00C (S¥) [enuepisay
o me wor || siso (LS9 oun) (1S9 oxe) — - <(821d 40 %) Soles-aid \wwo) (Ls9 jo anisnjouy
0 JusLIND [eJ0] | S}S0D Juaun) [ejo] spsodag wwo) Jo % sales palajua aq 0]) UOISSIWWOY S3jes
s}sog Bunies| oo
3] Bulnp uone[edse MaIASI JUBL 104 “B)ep Lels 8ses| 0} dn SINJO0 UOIE|OSS [ejudy
%000 %000 %00°0 %00°0 %00°0 %00°0 %00°0 %000 %00°0 %000 -
%000 %000 %000 %000 %000 %000 %000 %000 %000 %000 -
%000 %000 %00°0 %000 %000 %000 %00°0 %000 %000 %000 -
%000 %000 %00°0 %0070 %000 %000 %000 %000 %000 %000 -
%000 %000 %00°0 %000 %000 %00°0 %000 %000 %000 %000 -
%000 %000 %00°0 %00°0 %000 %00°0 %000 %000 %000 %000 -
%00°€ %00'€ %00°€ %00°€ %00'€ %00°€ %00°€ %00°€ %00°€ %00°€ Bsyo o
%00°€ %00°€ %00°¢ %00°¢ %00°¢ %00°¢ %00°¢ %00°€ %00°€ %00°€ |efolswwod o]
%00°€ %00'€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ ey 1o
%00°€ %00°€ %00°¢ %00°¢ %00°€ %00°¢ %00°¢ %00°€ %00°€ %00°€ [enuspisay Sd
0l JeaA RN FEEEN JREEEN FEEEN FEEEN ¥ Jea\ RN Z Jeap | Jeax KioBejey|  epo)
wnuuy Jad paiiddy - 9jeq 1e)S 109014 Wolj Sajey uone|eoss
uolje|edsg aNUBAY |ejudy pue sajeg
- - - v.iOLl sales yum Ajjeuoriodoud sjs0d Buipjoy ysiuiwip = Sq - Buises) yim Ajjeuoipodoid sjsoo Buipjoy ysiuiwip = ¥d »
- - - (mo]4 yse) o} Jajau) induj [enuejy Ao =N ‘Alyuopig=INg ‘ApanenD=0 ‘Alenuuyig=yg ‘AuesA=A ,
- - - A - - - - 0 A - - 2L0L
- - - A - - - - 0 A - - 1102
- - - A - - - - 0 A - - 010
- - - A - - - - 0 A - - 6002
- - - A - - - - 0 A - - 8004
- - - A - - - - 0 A - - 2004
- - - A - - - - 0 A - - 900L
- - - A - - - - 0 A - - S00L
- - - A - - - - 0 A - - ¥00L
- - - A - - - - 0 A - - €004
- - - A - - - - 0 A - - 2004
- - ) - ) A ( - ) - - - 0 A - - 1002
1800 (Lsooul (LS9 oxs, N'd'3 ueds veis wusypun/ .
pajejeos] [ejo] S]JS0Q [eNUUY [B]O] | SISOD [BNUUY [Bj0] Suewsd pepniul 1S9 ojejeosy usiu sled | Hes siea yiuopy Yuopy vuLelL sjey eseg SHin oN uoduoseq - 8pod
1S9 JO 2AISN|OU| PaI3JUL 3q 0} S}SO0D
s3s0D BuiploH pue| oo

§°0 40 ¥Sd ay3 yum | uondo - (5°0 ¥sd) | uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd €0:Z} 6002/50/92 :Hodey Joojeq A

SES4 SOILIOU0DT UEqin

sabed g Jo G abed

Tl'€ 9 40 Jeise djejs3

slealle ul }gap jo pouad buunp pred| - (wnuue Jad) saa aur 80001
£65'€88 ANV$ = Isaiajul pasijejded yyum ainsodxa xejy (papunodwo)) pasijejide) - [euiwoN wnuue Jad| %008 ayey Jsale] 20001
€ _mncm.; :uoduosaq ueo / Japuan ueoT Jolusg
%000 190Q aJojog Aunb3 Aeday o) spund a|qeiieAY Jo %
‘slealle ul paAleoal wnuue Jad| %000 yse) snjding uo paAiedal jsaleiu]  z000 )
000°009 ANV$ = Penquauo Ainb3 [ejo) (pepunodwo) pasifeyde) - [euiwoN wnuue Jad| %000 Aynb3 uo pabiey) isessiul -
‘Juolydn [g}0} Uf pejoalu] pue junowy pexid| 00°000°009 uonnqUuog Aynb3 s adojersg
Aynbg
Buroueuld| ooool
Zl06€Ev L 000'08€ L SPG'PST L vV.iOL
- - - (Mol yseD o} Jajyal) Indu| [enuepy
- - - (syueua| o) Jojau) sajeg pasiended
- - - N Jed - - A - 0 - - - 0 - - - 0206
- - - win Jod - - A - 0 - - - 0 - - - 6106
- - - yun Jed - - A - 0 - - - 0 - - - 8106
- - - win Jod - - A - 0 - - - 0 - - - 1106
- - - win Jod - - A - 0 - - - 0 - - - 9106
- - - win Jod - - A - 0 - - - 0 - - - 5106
- - - win Jod - - A - 0 - - - 0 - - - 7106
- - - win Jod - - A - 0 - - - 0 - - - €106
- - - win Jod - - A - 0 - - - 0 - - - 2106
- - - nun Jod - - A - 0 - - - 0 - - - 1106
- - - win Jod - - A - 0 - - - 0 - - - 0106
- - - win Jod - - A - 0 - - - 0 - - - 6006
- - - win Jod - - A - 0 - - - 0 - - - 8006
- - - win Jod - - A - 0 - - - 0 - - - 2006
- - - win Jod - - A - 0 - - - 0 - - - 9006
- - - win Jod - - A - 0 - - - 0 - - - 5006
- - - yun Jed - - A - 0 - - - 0 - - - 006
- - - win Jod - - A - 0 - - - 0 - - - £006
- - - win Jod - - A - 0 - - - 0 - - - 2006
L10'6EV'L 000°08€'}L SYS'vSe'L nun Jed - Sd A - 0 oL-Inf oL-kep € 9l 00°000°0€2 - 009 spun ¥g ¢ 1006
(LS9 2ul) (LSD oxo) ajljoid apo) papnjoul ueds uels ysiuig4 uels ueds uels 2old nbs
anuanay soles anuanay soles anuanay soles ajey sles | uoNOsI0D asn 189 yuop Yjuopy a)eq aleq Yjuopy Yuow sles Baly [eloL syun 'oN uonduosa@  8poDd
pojeleosy [ejoL Jua1NY [e10L JuaLNY [e10L anuanay pue sobueyox3 ajes-aid STEIEINES VST, To
1S9O jo aAIsnpu| p 2q 0} Y s9jes
S3|eS| 0006
%00°00} %000 %000 %000 %000 %000 %000 %000
%0000} %000 %000 %000 %000 %000 %000 %000
%00°00} %000 %000 %00°0 %000 %000 %000 %000
%0000} %000 | %000 %000 %000 %000 %000 %000
0 0 0 0 0 0 0 0 abueyox3 Jo sjeq 4oy SYUOW
(sales pasiende) o} ajqesijdde JoN) abueyox3 Jo ajeq wouj paje|nofed Juswielsu| yoes je ajqeked %
9[1}01d UOI}ID|0D DNUIAIY Sd|eg
8218 0262 002’2 V10l
- - - (mo]4 yse) oy Jajau) Induj [enuejy
- - - A o - - - 0 - - %000 2Lo8
- - - A S| - - - 0 - - %000 1108
- - - A o - - - 0 - - %000 0L08
- - - A | - - - 0 - - %000 6008
- - - A o - - - 0 - - %00°0 8008
- - - A o - - - 0 - - %000 2008
- - - A o - - - 0 - - %00°0 9008
- - - A o - - - 0 - - %000 $008
- - - A S| - - - 0 - - %000 008
- - - A o - - - 0 - - %000 €008
8zL'e 026°2 002'2 A o oL-ine 60-1dv 9l € 00°02€'L 009 %00°0 (saleg |enuapisay) saa [efe] 2008
1809 pajejessy (Ls9 oul) s;s0d (LS9 9xe) 81800 Syleway papnjoul LSO (NY3) ysiuig4 Heis ueds Heis nn SHun "oN soles 1S9O Jo 3AISNoU| paisjua 8q oL Spoo
[e1oL JuaLND [ejoL jueun) [ejoL ajejeos3 Qeq ajeq Yuop yuop | @)ey aseq "0 /aNV 10 % s3s09 Buljjag J8y30

§°0 40 ¥Sd ay3 yum | uondo - (5°0 ¥sd) | uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd €0°Z} 6002/50/92 :Hoday Jo 9le  ANliqisead SolWouoo3 ueqin

sabed g Jo 9 abed

Tl'€ 9 40 Jeise djejs3

*(s)s09 Buljjas Buipnjoul) s)s09 JuswdojoAsp |10} UO| %00°GL uibley “Aeq 19bie] sJadojenag
‘uue Jad| %0062 Y| JO SjeWNSS UB SjRUILION
*}SJ8)ul SEpN|oXa Jnq S)S00 Buloueuly sapnjoul Jey) Mojy Yseo uo ‘leulwoN wnuue Jad| %008 (4] 1061e)) 918y JUNnODSI 03l0id
sajey a|pinH joaloid
- - - V101
- - - (mol4 yse) o} Jasau) Indu [enuepy
- - - A - - - - 0 00°'L 8100}
- - - A - - - - 0 00'}L 21001
- - - A - - - - 0 00'} 91001
- - - A - - - - 0 00} Gl0ooL
- - - A - - - - 0 00'}L 1001
- - - A - - - - 0 00} €100}
- - - A - - - - 0 00'}L ZLooL
- - - A - - - - 0 00°'L 11001
- - - A - - - - 0 00'}L 0L00L
- - - A - - - - 0 00'} © 6000}
1809 pajejessy (Ls9 oul) s1s00 (LS9 9xe) 81800 Syleway papnjoul LSO (NY3) ysiuig4 Heis ueds Heis nn spun (1S9 0 anIsn|pU| paiajua aq 0})
|ejol usung ejol sung ejol aje|eos3y aleq aleq Yluopy yjuopy | 8jey eseg JO0 ON s)so) m:_n-:m:_m

§°0 40 ¥Sd ay3 yum | uondo - (5°0 ¥sd) | uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Appendix A2
Option 2 (FSR 0.75) Feasibility




Option 2 - (FSR 0.75)

For Option 2 we make the following assumptions:

e Minimum land size of 1,000 m” for the development of multi unit residential building, which
allocates to a land cost of $600,000 + stamp duty (including all other acquisition costs).

e Assuming that all units built will be a 2-bedroom unit with a size of 80sgm (including
circulation spaces).

e Atotal allowable build area of 750 m? containing 9 units.

e Assuming a 2 storey building type with a construction cost of $ 1,725/m? plus GST.

e Assuming other development costs (Architects, Project Managers and other consultants) as
15% of total construction costs.

e Assuming a sales price of $230,000 (as brand new units sell at a premium price, 2 bedroom
units in the area generally sell from $210,000) and sales cost at 2%.

e Assuming that equity put into the project is the land cost (5600,000).

e Assuming interest rate is at 8%.

e Cost escalation of 3% per annum

e Revenue escalation of 3% per annum

e Project contingency of 5% (Construction, Professional, Statutory & Misc Costs)

e No S.94 levy charges, although other statutory fees apply (eg. DA application fee, Strata fee)

The feasibility result was a loss of $168,976 and a development margin of -7.93%.

As a general rule a developer would not proceed with a project with a development margin of less
than 15%. Thus developers would not be interested in developing the area with Option 2 as it
produces a net loss.

Note:
Construction cost assumption source: BMT & Associates (Quantity Surveyors) as of 26/05/09.

Type of Building Residential — 3 Level Unit
Project Location Sydney

Level of Finish Medium

Maximum Cost (Plus GST) $1,725 /m?




Summary of Project Returns

Urban Economics Feasibility Assignment
Option 2 (FSR 0.75)
Option 2 with the FSR of 0.75

ESTATENAASTER
<>

Time Span: Jan-09 to Jul-10 (18 Months) Project Size: 9. Dwellings

Type: Miscellaneous Project Size: 750. GFA (sqm)

Site Area: 1,000. SqM
Estate Master for Excel Licensed to: Equity Development Management Pty Ltd

Status: Under Review

$AUD Per
Dwelling

$AUD Per Site

COSTS & REVENUES Area SqM

REVENUE

$AUD Total

Quantity $AUD/SgM
Total Sales Revenue 9 -
Residential 9 -
Less Selling Costs
Less Purchasers Costs
NET SALE PROCEEDS

$AUD
2,158,526
2,158,526
(55,363)

239,836 | 2,159

6,151 55

2,103,163 233,685

Units | $AUD/Units/annum $AUD
Rental Income -] -

Less Outgoings & Vacancies

Less Letting Fees

Less Incentives (Rent Free and Fit-out Costs)

NET RENTAL INCOME

Interest Received - -
TOTAL REVENUE (before GST paid) 2,103,163 233,685
Less GST paid (196,230) 21,803
TOTAL REVENUE (after GST paid) 1,906,934 211,882
COSTS
Land Purchase Cost
Land Transaction Costs
Construction (inc. Construct. Contingency)
Professional Fees
Statutory Fees and Contributions 14,373 1,597
Project Contingency (Project Reserve) 76,658 8,518
Land Holding Costs - -
Finance Charges (inc. Line Fees) - -
Interest Expense 49,519 5,502
Miscellaneous Costs - -
Miscellaneous Costs
Miscellaneous Costs
TOTAL COSTS (before GST reclaimed)
Less GST reclaimed
TOTAL COSTS (after GST reclaimed)

600,000
22,490
1,332,003
181,637

66,667
2,499
148,000
20,182

573
253,537
22,881
230,657

5,155

2,281,836
(205,926)

2,075,910

PERFORMANCE INDICATORS

Net Development Profit *

(168,976)

Development Margin (or Profit/Risk Margin) *
Residual Land Value (Target Margin) *

Net Present Value °

Benefit Cost Ratio ®

Project Internal Rate of Return (IRR) 7
Residual Land Value (based on NPV) 8

Breakeven Date for Cumulative Cash Flow °
Rent Cover

-7.93% on total development costs (including selling costs).
181,482 (at 15% target development margin)

(206,473) (at 8% per ann. discount rate, nominal)
0.8919 (at 8% per ann. discount rate, nominal)
-9.17% (per ann. nominal)

379,444

N.A.
N.A.

(Profit is negative)

Profit Erosion "' N.A.
Footnotes:

. Development Profit: is total revenue less total cost including interest paid and received

. Note: No redistribution of Developer's Gross Profit

. Development Margin: is profit divided by total development costs (including selling costs).

. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.

. Net Present Value: is the project's cash flow stream discounted to present value.

The cash flow stream includes financing costs except interest

. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.

. Internal Rate of Return: is the discount rate where the NPV above equals Zero.

. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.

. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).

. The total net development profit divided by the current net annual rental expressed as a a number of years/months.

. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

Estate Master DF Ver 3.12 File: Urban Economics Feasibility ~Date of Report: 26/05/2009 12:07 PM
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Appendix A3
Option 3A (FSR 0.8) Feasibility




Option 3A - (FSR 0.8)

For Option 3A we make the following assumptions:

e Minimum land size of 1,000 m” for the development of multi unit residential building, which
allocates to a land cost of $600,000 + stamp duty (including all other acquisition costs).

e Assuming that all units built will be a 2-bedroom unit with a size of 80sgm (including
circulation spaces).

e Atotal allowable build area of 800 m? containing 10 units.

e Assuming a 3 storey building type with a construction cost of $ 1,725/m? plus GST.

e Assuming other development costs (Architects, Project Managers and other consultants) as
15% of total construction costs.

e Assuming a sales price of $230,000 (as brand new units sell at a premium price, 2 bedroom
units in the area generally sell from $210,000) and sales cost at 2%.

e Assuming that equity put into the project is the land cost (5600,000).

e Assuming interest rate is at 8%.

e Cost escalation of 3% per annum

e Revenue escalation of 3% per annum

e Project contingency of 5% (Construction, Professional, Statutory & Misc Costs)

e No S.94 levy charges, although other statutory fees apply (eg. DA application fee, Strata fee)

The feasibility result was a loss of $57,352 and a development margin of -2.56%.

As a general rule a developer would not proceed with a project with a development margin of less
than 15%. Thus developers would not be interested in developing the area with Option 3A as it
produces a net loss.

Note:
Construction cost assumption source: BMT & Associates (Quantity Surveyors) as of 26/05/09.

Type of Building Residential — 3 Level Unit
Project Location Sydney

Level of Finish Medium

Maximum Cost (Plus GST) $1,725 /m?




Summary of Project Returns

ESTATEMASTER Urban Economics Feasibility Assignment
Option 3A (FSR 0.8)
Option 3A with the FSR of 0.8

Time Span: Jan-09 to Jul-10 (18 Months) Project Size: 10. Dwellings

Type: Miscellaneous Project Size: 800. GFA (sqm)

Status: Under Review Site Area: 1,000. SqM
Estate Master for Excel Licensed to: Equity Development Management Pty Ltd

$AUD Per $AUD Per Site

COSTS & REVENUES $AUD Total Dwelling Area SqM

REVENUE

Quantity $AUD/SgM $AUD

Total Sales Revenue 10 - 2,398,362 239,836 \ 2,398
Residential 10 - 2,398,362

Less Selling Costs (61,514) 6,151 62

Less Purchasers Costs - -

NET SALE PROCEEDS 2,336,848 233,685

Units | $AUD/Units/annum $AUD
Rental Income -] -
Less Outgoings & Vacancies
Less Letting Fees
Less Incentives (Rent Free and Fit-out Costs)
NET RENTAL INCOME

Interest Received -
TOTAL REVENUE (before GST paid) 2,336,848 233,685
Less GST paid | (218,033) 21,803
TOTAL REVENUE (after GST paid) 2,118,815 211,882
COSTS
Land Purchase Cost 600,000 60,000
Land Transaction Costs 22,490 2,249
Construction (inc. Construct. Contingency) 1,420,803 142,080
Professional Fees 193,746 19,375
Statutory Fees and Contributions 15,415 1,541
Project Contingency (Project Reserve) 81,785 8,178
Land Holding Costs - -
Finance Charges (inc. Line Fees) - -
Interest Expense 52,472 5,247
Miscellaneous Costs - -
Miscellaneous Costs - -
Miscellaneous Costs 5,728 573
TOTAL COSTS (before GST reclaimed) 2,392,439 239,244
Less GST reclaimed (216,272) 21,627
TOTAL COSTS (after GST reclaimed) 2,176,167 217,617

PERFORMANCE INDICATORS
Net Development Profit * (57,352)

Development Margin (or Profit/Risk Margin) * -2.56% on total development costs (including selling costs).
Residual Land Value (Target Margin) * 265,439 (at 15% target development margin)

Net Present Value ° (107,446) (at 8% per ann. discount rate, nominal)
Benefit Cost Ratio ® 0.9463 (at 8% per ann. discount rate, nominal)
Project Internal Rate of Return (IRR) -0.35% (per ann. nominal)

Residual Land Value (based on NPV) 8 485,226

Breakeven Date for Cumulative Cash Flow ° N.A.  (Profit is negative)
Rent Cover N.A.

Profit Erosion "' N.A.
Footnotes:
. Development Profit: is total revenue less total cost including interest paid and received
. Note: No redistribution of Developer's Gross Profit
. Development Margin: is profit divided by total development costs (including selling costs).
. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.
. Net Present Value: is the project's cash flow stream discounted to present value.
The cash flow stream includes financing costs except interest
. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.
. Internal Rate of Return: is the discount rate where the NPV above equals Zero.
. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).
. The total net development profit divided by the current net annual rental expressed as a a number of years/months.
. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

Estate Master DF Ver 3.12 File: Urban Economics Feasibility ~Date of Report: 26/05/2009 12:10 PM



Wd 04:2Z1 6002/50/92 “Hodey jo eleq &

SES4 SOILIOU0DT UEqin

sabed g Jo | abed

Tl'€ 9 40 Jeise djejs3

S1500 “9Si '3 AIOJNJEIS ‘[EUOISSEJ0Id ‘UOONAISUOD Jo| %00’ 10/ puy - Aouabunuon aow.qo._n: 0002
%00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°¢ %00°¢ $}s0Q soueul4
%00'€ %00'€ %00'€ %00'€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ s1s09 Builles
%00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ S1s0Q Bulp|oH pue
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ SIS0Q Snosue|[edsIN
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00°€ SIS0 SNoaUE|[a9SIN
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ SISO SnoaUE|[dsIN
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00'€ %00°€ %00°€ suonnqLiuoY pue sead Alojnjels
%00'€ %00'€ %00'€ %00°€ %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ SJS0Q uonNJISU0Y
%00'€ %00'€ %00'€ %00°€ | %00'€ %00'€ %00°€ %00°€ %00'€ %00'€ S99 [euoissajoid
FPEON 6 Jea g lea\ REEN 9 lea\ G lea\ ¥ 1B € lea\ Z JBoA | Jeap
wnuuy Jad paljddy - 8jeq Hejs j08lold wouy sejey uoneeasy
uojje|easy 3so0)
- - - V1oL
- - - (mo14 yseD o} Jaja4) Jndu| [enuepy (Aing dweys Joj eqeliene §paid 1S9 ON) »
- - - A - - - 0 - - %000 SLob
- - - A - - - 0 - - %000 101
- - - A - - - 0 - - %000 €101
- - - A - - - 0 - - %000 sjueynsuo sousbiigena  Ziok
- B B A - - - 0 - - %000 s994 [efa7 uomisinboy 1104
1800 (Lsoou) s1s00 | (1S9O 9xd) 51500 syleway papnjou] 1S9 ysiuig yels ueds veis junowy dwin Junowy pred % (1S9 40 aMsn|dU| pasdjus 8q 03)  8pod
pajejeds3 ejo] uaun) |ejo uaun) |ejo aleq aeq Yluopy yjuopy HO/ANY Xe] OX® 8dlid pueT Jo 9% §}s0) uo| _m__.__uu< 19430
pua 1sfoid 1e pred anv$ %000 JaumQ pueT] 0} aJeys Joid
mm_twa usamjaq paleys «_moawv woJ} }sassu| QD<$ %000 Junod2dY Jsnuj Ul u_wOQDD uo jsalsu|
000°009 000'009 GSY'SYS v.iOoL (1S9 "ou1 000°009ANY$ 40 aNjeA pueT] uo pajejnojes Aing dweys)|  go-uer 60-uer ! 0 06v'22 MSN Aing dweys — gooL
000°009 000°009 SSb'GYS 60-1dv 60-1dv ! € 000°009 %0000} (s0uejeg) juswames 2001
- - - - - - 0 - - %000 yiewAeq 9001
- - - - - - 0 - - %000 gawhed 5001
- - - - - - 0 - - %000 Zwewheqd 00l
- - - - - - 0 - - %000 | uswAhed €00}
- - - - - - 0 - - %00°0 1 JunoddY/ Jsnu| Ui yisodaq 2001
1800 (1S9 oul) s)s09) (1S9 9xa) sis0) sjualAed pue yim Ajleuoiodold wieoay yels ueds Heis Junowy dwn junowy pred o,
peje|eos3 [ejol jualNg [ejo] juauNg [ejol ¢,991ld 9SBYdINd PUET UO papnjou| | SO areq yuow yjuopy "O/aNvy 990114 aseyaind pue Jo %,
00000009 90l aseyaing pue
1S9 JO aAISN|oU| paidjud a( 0} §}S0D
s)so9 uonisinbay g aseyaind pueq oo
[ 1S9 10 8AISN|ou| PaIg)ua aq 0} s}so) Buises] pue awoou| [ejusy ||y |
7 1S9 Jo dAIsN|ou| pajua aq 0} (pajeolpul a1aym) sisoQ 108foid IV 7
i %000} 9)ey Xe| S8OIAISS PUE SPOOS)

Jedojeneq Aq pied |1V seles uo Ayiger] Uluo\ auies ay} ut pied Aynger| UJUO\ UIBS By} Ul PaWIE|DeYy S)peID| 1S9 sJedojereq

(aIny xe] |essuan Buisn) Xe] S3JIAIDG pue spooH

0 0 S 8y} Yim vg uondo abejg/uondo jo uonduosaq (870 ¥s4) ve uondo 8L Mold yseD

i mamnay jopun|  smeig |
i m:ow:m__mom__\i adAL i
Wbs 0'000'} I ealy a)is o3
(wbs) v49 | 0°008 | (q) 8zig 1sfoid ez
sbujema | 0ol | (e) ez15 108014 Jeju3
Aoy | :polied 1sey Mo|4 ysed
600z-uer ﬁ ‘poliad 1sii4 Jo ajeq

Keujwjaid

800T UQJBN '€ UoISIap P11 Aid uswabeueyy Juswdojeasg Alnb3 :0) pasuadl [99X3 4o} Jajse|y ajeis]

8°0 J0 ¥S4 2y} yum ye uondo - (80 ¥S4) Ve uondo juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd 04:Z1 6002/50/92 “Hodey Jo eleq

ISea SOIWOU0OT Ueqin ‘li4

sabed g Jo g abed

Tl'€ 9 40 Jeise djejs3

£08'02'L 000°08€"L | S¥S'vse'L v.iOL
- - 7 - KousBunuod uononisuo) (159 ou) $1S00 UORONASUOD i %000 10 / puy 7 - Kouabunuon uononisuo) 66017
- - - (mol4 yse9 o} Jejau) Induj [enuepy (ueds ybnouy) pue pouad Jejs 0} uolje|edss = J ‘pouad Hejs o} uol =9 Ou = U) uor; =N
- - - N - - - - - 0 - - S0y
- - - N S o - - - 0 - - 610%
- - - N S o - - - 0 - - 8L0¥
- - - N S o - - - 0 - - L10¥
- - - N S o - - - 0 - - 9lLoy
- - - N S d - - - 0 - - Sloy
- - - N S o - - - 0 - - 10¥
- - - N S o - - - 0 - - €Loy
- - - N S o - - - 0 - - clLoy
- - - N S o - - - 0 - - 11014
- - - N S o - - - 0 - - oLo¥
- - - N S o - - - 0 - - 600
- - - N S o - - - 0 - - 800¥%
- - - N S o - - - 0 - - 00¥%
- - - N S o - - - 0 - - 900%
- - - N S o - - - 0 - - S00¥
- - - N S o - - - 0 - - 00%
- - - N S o - - - 0 - - €00¥
- - - N S o - - - 0 - - 200¥%

£08'02'L 000°08€'}L SYS'vSe'L A S o or-kepn 60-Inr 22 9 00'szL'L 00°008 100¥

100 (189 ou) (189 9x9) (3009) (N"'3) ueds veis sHun / ey
poleleos3 [ejol || SIS0 Juaung [ejo] | SISOD JusLND [ejoL Syeuled pepniul 1SS aMIND-S seeosy | UM ERd | HEIS e yuop Yuow aseg awn uodioseq - 8pod
1S9 0 dAISN|OU| PaIAJUL 3 0} S}S0
S)S0) uUolPNIISU0D |  (oop

9vL €6l 9L €6l ee1L'9LL Iv.iOL “8}S00 8OUBUIY BPN[OXd S}SOD J08l0Id -
- - - (mol4 yse) o} Jageu) ndu| [enuepy
- - - A - - [ - [o < (pue| oxa) 51500 J08l01d Jo[ %000 [ S99} Nd /N 660€

S1S0D) JON UO paseq % ,

9vL'e6l vL'e6l €€1'9L) A - o1 -kew 60-994 9l | - - %00°G) (1ou1) spueynsuo) ubisaq [BYOL  GLOE
- - - A - - - - 0 - - %000 sjueynsuod v [ejol 10€
- - - A - - - - 0 - - %000 jueynsuoy oljel| €10¢
- - - A - - - - 0 - - %000 9INPY Vo4 cloe
- - - A - - - - 0 - - %00°0 $894 ¥Od L10€
- - - A - - - - 0 - - %000 sieauibug se0IMeS  01L0€
- - - A - - - - 0 - - %000 Jesulbuz [einjonss 600€
- - - A - - - - 0 - - %000 Jofening Amuend  gooe
- - - A - - - - 0 - - %000 Jauueid 100€
- - - A - - - - 0 - - %00°0 JUEJNSUOD [BJUSWUOIIAUTY 900€
- - - A - - - - 0 - - %00°0 IAPY [e21UYD9}099H §00€
- - - A - - - - 0 - - %000 suoday uojeulweuoy 00€
- - - A - - - - 0 - - %00°0 se94 Aaning €00€
- - - A - - - - 0 - - %00°0 109)1y21y adeospue 200€
- - t 5 - t 5 A i - 5 - - - 0 - - %000 /Y2y 100€

3s00 LSO oul LSO O3, N3 ueds Hels nun / sey S)iun "ON + Pnysuo)

poleleos3 elo) || s1500 1WeLng felo] | S1s00 uaLng [e1oL Sueued pepnioul 189 oleeosg | USMIASIRA | MEISERA | oy | oy aseg F07aNY o% uonduaseq  opod

1S9O JO aAISN|oU| paIdjud aq 0} S}S0)
S994 |euolssajold| oog

870 40 ¥Sd 2y} yum ye uondo - (80 ys4) ve uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd 012} 6002/50/92 :Hoday Jo 9le@  ANliqisead SIIWOuoo3 Ueqin

sabed g Jo ¢ abed

Tl'€ 9 40 Jeise djejs3

82LS 005'S 000'S V101
- - - (mo]4 yse) oy Jayau) Induj [enuejy
. . . . - . SJS0Q }ON uo paseq 9%, ,
- - - A - - - - 0 - - %000 0109
- - - A - - - - 0 - - %000 6009
- - - A - - - - 0 - - %000 8009
- - - A - - - - 0 - - %000 2009
- - - a - - - 0 - - %000 9009
- - - A - - - - 0 - - %000 5009
- - - A - - - - 0 - - %000 7009
: : : x . : N E— : : 000 2005
82L'S 005G 000°G A ) ) A i
N oL-unp -Aey i X X
1509 (Lsooup (159 0x9) syewsy papnjou] 1S9 (Ny'3) o ueds Etmﬁ o0 ® 8&..5 ON $mwh.m:oo IS 1000
pojejeos3 [BJoL || SISOO JuaLINg [eJO] | S}SOD JuauN [BJ0L opeposy | US4 0EA | HEIS eed Uuow Yo win/eiey esed TO7aNY ' 0% uopdisaq - apog
1S9 JO aAISN|DU| PaIdjuad a( 0} S}S0D
i i i S— S)S09 shoaue||ddsINl| 0009
- - - (mol4 yse o} Jajal) indu| [enuepy
- - - : : : SIS0 JON U0 peseq % ,
- - - A - - - 0 - - %000 -
- - - : - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - : - - - 0 - - %000 -
- - - - 0 - - %000 -
1500 (189 ou) (189 9x0) (N"¥3) )
o syewey popNIOU| LSO NY‘3 s e uedg ue)s SHUN ON Jonjsuod
pojeleos3 0L || $1500 juBND [El0L | SISO JUSLIN [ej0L oepposg | MUHORA | HESEIRA gy quopy | Mun/ewedesed F07aNW e uonduoseq - aped
1S9 JO aAISN|oU| paiajud a( 0} S}S0D
i i i — S)S09 shoaue||ddsI|A -
- - - (mo]4 yse) o} Jajau) Induj [enuejy
. . . N . - SJS0D J8N Uuo paseqg % ,
- - - A - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - : - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - - 0 - - %000 -
- - - A - - - 0 - - %000 -
- - - - 0 - - %000 -
1500 (159 ou) (159 oxe) (N )
Spewsy pepNIoUl 1S9 NY'3) ueds yeis SIUN ON “pnasuod
paje|eos3 [ejol S}s0D juaung [ejo] | sjsoD uaung [ejol ajeleos3y usiuid eled Heis eiea Yluopy yjuopy nin/sey eseq HdO/aNY ' 0% :O_un_tommn_ ®poo
1S9O JO aAISN|oU| paIdjud aq 0} S}S0D
SLY'S) 000G} 9E9°EL V101 SI509 SOPUFIPIN -
- - - (mo]4 yse) o} uayau) Induj [enuejy
- - - : - - - - N - S10S
- - - A - - - - 0 - - 710§
- - - : - - - - - - €105
- - - A - - - - M - - 2108
- - - A - - - - - - 110§
- - - A - - - - W - - 010S
- - - A - - - - 0 - - 6005
- - - A - - - - 0 - - 8005
202°G 000°G SYS'y A -un A ’ 3 s00e
A (L 1 : m Nw.::ﬁ mw&”x 9l 00005 000l soa4 uonessibey 141 900§
L C S A m Qi-une o 9l 00005 000} sisoQ dnjes eless 600§
- - - A - L 8._ r 9 000052 - SUOINQUILOD ¥6'S 00
- - - A - - - - W - - (000 Ut jou) sea uonedyddy 9O €00S
000'S 000°S SYS'v A -ue| -ue| 000 3 o Ao ong
1500 (159 ou) (189 oxe) Syewoy spniou Az,w__m_v ooEEr ooeEr uedg ’ yeis ® Mw_mm /oy o R
paje|essy [ejo S]JS0Q JusaLND [BJO] | S}SOD JusLNg (B0 pepnpRUI LSO 9)eleosy usiideled | HEIs sled yuop yluop . oseg swn uondioseq - 8poo

1S9 JO dAISN|dU| PaIBJUB 3q O} S}S0D

suonnquUuoY pue s394 A1oisels| oo

870 40 ¥Sd 2y} yum ye uondo - (80 ys4) ve uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd 04:2Z1 6002/50/92 “Hodey jo eleq &

SES4 SOILIOU0DT UEqin

sabed g Jo  abed

Tl'€ 9 40 Jeise djejs3

[ %000 [ juswaes uodn sadojorsq Aq paulejal }saiaul JO %
[ %000 | JUNOSDY JSNJL Ul pajsaAu] slisodaq uo ajey isaiaju]
196'Ly 000'9¥ 818'lYy v.iOL
- - - - (se|es-a1d Joy}) ebueyoxe uo paysodep soud jo ebejusoied ¢ %000 %000 %000 (=) -
- - - - sa|es-a.d 1oy ajep abueyoxe je pied uoissiwwo) sales Jo abejusdied ;| %000 %000 %000 (-) -
- - - - 90Ud 8SBYDING SSOID 40 % 1| %000 %000 %000 ) -
- - - - %000 %00'0 %00'0 ) -
- - - - %000 %000 %000 ) -
- - - - %000 %000 %000 ) -
- - - A %000 %000 %00°C (0) Jau0
- - - A %000 %000 %00C () [eriowwod
- - - A %000 %000 %00 (1Y) lreyoy
196'LYy 000'9Y 818'LYy A %000 %000 %00C (S¥) [enuepisay
o me wor || siso (LS9 oun) (1S9 oxe) — - <(821d 40 %) Soles-aid \wwo) (Ls9 jo anisnjouy
0 JusLIND [eJ0] | S}S0D Juaun) [ejo] spsodag wwo) Jo % sales palajua aq 0]) UOISSIWWOY S3jes
s}sog Bunies| oo
3] Bulnp uone[edse MaIASI JUBL 104 “B)ep Lels 8ses| 0} dn SINJO0 UOIE|OSS [ejudy
%000 %000 %00°0 %00°0 %00°0 %00°0 %00°0 %000 %00°0 %000 -
%000 %000 %000 %000 %000 %000 %000 %000 %000 %000 -
%000 %000 %00°0 %000 %000 %000 %00°0 %000 %000 %000 -
%000 %000 %00°0 %0070 %000 %000 %000 %000 %000 %000 -
%000 %000 %00°0 %000 %000 %00°0 %000 %000 %000 %000 -
%000 %000 %00°0 %00°0 %000 %00°0 %000 %000 %000 %000 -
%00°€ %00'€ %00°€ %00°€ %00'€ %00°€ %00°€ %00°€ %00°€ %00°€ Bsyo o
%00°€ %00°€ %00°¢ %00°¢ %00°¢ %00°¢ %00°¢ %00°€ %00°€ %00°€ |efolswwod o]
%00°€ %00'€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ %00°€ ey 1o
%00°€ %00°€ %00°¢ %00°¢ %00°€ %00°¢ %00°¢ %00°€ %00°€ %00°€ [enuspisay Sd
0l JeaA RN FEEEN JREEEN FEEEN FEEEN ¥ Jea\ RN Z Jeap | Jeax KioBejey|  epo)
wnuuy Jad paiiddy - 9jeq 1e)S 109014 Wolj Sajey uone|eoss
uolje|edsg aNUBAY |ejudy pue sajeg
- - - v.iOLl sales yum Ajjeuoriodoud sjs0d Buipjoy ysiuiwip = Sq - Buises) yim Ajjeuoipodoid sjsoo Buipjoy ysiuiwip = ¥d »
- - - (mo]4 yse) o} Jajau) induj [enuejy Ao =N ‘Alyuopig=INg ‘ApanenD=0 ‘Alenuuyig=yg ‘AuesA=A ,
- - - A - - - - 0 A - - 2L0L
- - - A - - - - 0 A - - 1102
- - - A - - - - 0 A - - 010
- - - A - - - - 0 A - - 6002
- - - A - - - - 0 A - - 8004
- - - A - - - - 0 A - - 2004
- - - A - - - - 0 A - - 900L
- - - A - - - - 0 A - - S00L
- - - A - - - - 0 A - - ¥00L
- - - A - - - - 0 A - - €004
- - - A - - - - 0 A - - 2004
- - ) - ) A ( - ) - - - 0 A - - 1002
1800 (Lsooul (LS9 oxs, N'd'3 ueds veis wusypun/ .
pajejeos] [ejo] S]JS0Q [eNUUY [B]O] | SISOD [BNUUY [Bj0] Suewsd pepniul 1S9 ojejeosy usiu sled | Hes siea yiuopy Yuopy vuLelL sjey eseg SHin oN uoduoseq - 8pod
1S9 JO 2AISN|OU| PaI3JUL 3q 0} S}SO0D
s3s0D BuiploH pue| oo

870 40 ¥Sd 2y} yum ye uondo - (80 ys4) ve uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd 04:2Z1 6002/50/92 “Hodey jo eleq &

SES4 SOILIOU0DT UEqin

sabed g Jo G abed

Tl'€ 9 40 Jeise djejs3

slealle ul }gap jo pouad buunp pred| - (wnuue Jad) saa aur 80001
€€8°1€FL aNV$ = 3seJayul pasijeyded yyum ainsodxe xepy (pepunodwo) pasifeyde) - [euiwoN wnuue Jad| %008 apey ysessul 2000}
€ hmncmi :uonduosaQ ueoT / JapuaT ueoT Jolusag
%000 199Q 10408 Ainb3 Aeday o) spund aiqelleAY Jo %
‘slealle ul paAIgoal wnuue Jad| %000 yseD sn|ding uo paAisdal }salelul  z000|
000°009 ANV$ = Penquauo Ainb3 [ejo) (pepunodwo) pasifeyde) - [euiwoN wnuue Jad| %000 Aynb3 uo pabiey) isessiul -
Juo.ydn [ejo} ul pajoslu| pue Junowy vwx_u: 00°000'009 uonnguuog Ainb3 s Jadojeneg
fynbz
Buioueury  goooL
29E'86ET 000°00€C 606'060'C V101
- - - (mo]4 yseD o} Jajau) Induj [enuejy
- - - (syueua| o) Jojau) sajeg pasiended
- - - nin Jad - - A - 0 - - - 0 - - - 0206
- - - nin Jad - - A - 0 - - - 0 - - - 6106
- - - nun Jad - - A - 0 - - - 0 - - - 8106
- - - nin Jad - - A - 0 - - - 0 - - - 1106
- - - nun Jad - - A - 0 - - - 0 - - - 9106
- - - nin Jad - - A - 0 - - - 0 - - - G106
- - - nun Jad - - A - 0 - - - 0 - - - 7106
- - - nin Jad - - A - 0 - - - 0 - - - €106
- - - nin Jad - - A - 0 - - - 0 - - - 2106
- - - nin Jad - - A - 0 - - - 0 - - - 1106
- - - nin Jad - - A - 0 - - - 0 - - - 0106
- - - nun Jad - - A - 0 - - - 0 - - - 6006
- - - nin Jad - - A - 0 - - - 0 - - - 8006
- - - nun Jad - - A - 0 - - - 0 - - - 2006
- - - nin Jad - - A - 0 - - - 0 - - - 9006
- - - nin Jad - - A - 0 - - - 0 - - - 5006
- - - nin Jad - - A - 0 - - - 0 - - - 006
- - - nin Jad - - A - 0 - - - 0 - - - €006
- - - nun Jad - - A - 0 - - - 0 - - - 2006
29€'86€C 000°00€2 6060602 nin Jad - Sy A - 0 oL-nr oL-ken | € 9l 00°000°0€Z - 000} swnygz 1006
(LS9 2ul) (LSD oxo) ajljoid apo) papnjoul ueds uels ysiuig4 uels ueds uels 2old nbs
anuanay sses anuaney soes anuaney sojes ajey oS | UOIOYI0D asn 189 Yuop yuop ajeq aleq yuop yuop ales ealy [ejo] sHun "oN uonduosaq apoD
paje[eos3 [ejo] juaun) [ejo juaung [ejo] anuaney pue sabueyox3 sjes-aid sjuawa|es juauny
1S9 J0 aMsnjou| p 2q 0} Y soles
S9leS| 0006
%00°00L %000 %000 %000 %000 %000 %000 %000
%00°001 %000 %000 %000 %000 %000 %000 %000
%00°00L %000 %000 %000 %000 %000 %000 %000
%00°00L %000 | %000 %000 %000 %000 %000 %000
0 0 0 0 0 0 0 0 abueyox3 Jo ajeq Jeyy SO
(saleg pasijeyde) o} ajqediidde JoN) abueyox3 jo ayeq wouy paje|nde) juswiejsu| Yyoed je ajqeded %
3]1j01d UOI}O3]|0D DNUBAY S3|eS
LYS'EL 00Z'€} 0002k V101
- - - (mo]4 yse) oy Jajau) Induj [enuejy
- - - A o - - - 0 - - %000 z108
- - - A S| - - - 0 - - %000 1108
- - - A o - - - 0 - - %000 0108
- - - A ] - - - 0 - - %000 6008
- - - A ] - - - 0 - - %000 8008
- - - A ] - - - 0 - - %000 2,008
- - - A | - - - 0 - - %000 9008
- - - A o - - - 0 - - %000 5008
- - - A S| - - - 0 - - %000 ¥008
- - - A o - - - 0 - - %000 €008
L¥S'El 002°€} 0002} A ] ot-inr 60-1dy 9l € 00°0Z€’} 0004 %000 (seles [equapisay) sead [ebe] 2008
1500 pajeeos3 (1soou) 81500 | (1S9O 9%e) 81500 Seway papnjoul 1S9 (NE3) usiury vels ueds Hels wn siun "oN sales 1S9 J0 dAISN|dU| PaIBjud 3G 0L 8p0OJ
1oL ueun) [ejoL JueLN) [ejoL ojejess3 elea eleq Yuow yuop | eley eseq "O/aNY 0% s3s09 Bulijas J9y30

870 40 ¥Sd 2y} yum ye uondo - (80 ys4) ve uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Wd 012} 6002/50/92 :Hoday Jo 9le@  ANliqisead SIIWOuoo3 Ueqin

sabed g Jo 9 abed

Tl'€ 9 40 Jeise djejs3

*(s)s09 Buljjas Buipnjoul) s)s09 JuswdojoAsp |10} UO| %00°GL uibley “Aeq 19bie] sJadojenag
‘uue Jad| %0062 Y| JO SjeWNSS UB SjRUILION
*}SJ8)ul SEpN|oXa Jnq S)S00 Buloueuly sapnjoul Jey) Mojy Yseo uo ‘leulwoN wnuue Jad| %008 (4] 1061e)) 918y JUNnODSI 03l0id
sajey a|pinH joaloid
- - - V101
- - - (mol4 yse) o} Jasau) Indu [enuepy
- - - A - - - - 0 00°'L 8100}
- - - A - - - - 0 00'}L 21001
- - - A - - - - 0 00'} 91001
- - - A - - - - 0 00} Gl0ooL
- - - A - - - - 0 00'}L 1001
- - - A - - - - 0 00} €100}
- - - A - - - - 0 00'}L ZLooL
- - - A - - - - 0 00°'L 11001
- - - A - - - - 0 00'}L 0L00L
- - - A - - - - 0 00'} © 6000}
1809 pajejessy (Ls9 oul) s1s00 (LS9 9xe) 81800 Syleway papnjoul LSO (NY3) ysiuig4 Heis ueds Heis nn spun (1S9 0 anIsn|pU| paiajua aq 0})
|ejol usung ejol sung ejol aje|eos3y aleq aleq Yluopy yjuopy | 8jey eseg JO0 ON s)so) m:_n-:m:_m

870 40 ¥Sd 2y} yum ye uondo - (80 ys4) ve uondo

juswubissy A3jigiseaq solwouod3 ueq.n 1o} sinduj uiey




Appendix A4
Option 3A + Bonus (FSR 1.3) Feasibility




Option 3A + Bonus - (FSR 1.3)

The feasibility for this option is attached as Appendix A4.
For Option 3A + Bonus we make the following assumptions:

e Minimum land size of 1,000 m” for the development of multi unit residential building, which
allocates to a land cost of $600,000 + stamp duty (including all other acquisition costs).

e Assuming that all units built will be a 2-bedroom unit with a size of 80sgm (including
circulation spaces).

e Atotal allowable build area of 1300 m? containing 16 units.

e Assuming a 3 storey building type with a construction cost of $ 1,725/m? plus GST.

e Assuming other development costs (Architects, Project Managers and other consultants) as
15% of total construction costs.

e Assuming a sales price of $230,000 (as brand new units sell at a premium price, 2 bedroom
units in the area generally sell from $210,000) and sales cost at 2%.

e Assuming that equity put into the project is the land cost (5600,000).

e Assuming interest rate is at 8%.

e Cost escalation of 3% per annum

e Revenue escalation of 3% per annum

e Project contingency of 5% (Construction, Professional, Statutory & Misc Costs)

e No S.94 levy charges, although other statutory fees apply (eg. DA application fee, Strata fee)

The feasibility result was a profit of $208,084 and a development margin of 6.33%.

As a general rule a developer would not proceed with a project with a development margin of less
than 15%. Thus developers would not be interested in developing the area with Option 3A + Bonus
as the development margin is too low to make the project feasible.

Note:
Construction cost assumption source: BMT & Associates (Quantity Surveyors) as of 26/05/09.

Type of Building Residential — 3 Level Unit
Project Location Sydney

Level of Finish Medium

Maximum Cost (Plus GST) $1,725 /m?




Summary of Project Returns

Urban Economics Feasibility Assignment
Option 3A + Bonus (FSR 1.3)
Option 3A + Bonus with the FSR of 1.3

ESTATENAASTER
<>

Time Span: Jan-09 to Aug-10 (19 Months) Project Size: 16. Dwellings

Type: Miscellaneous Project Size: 1,300. GFA (sqm)

Site Area: 1,000. SqM
Estate Master for Excel Licensed to: Equity Development Management Pty Ltd

Status: Under Review

$AUD Per

COSTS & REVENUES

$AUD Total

REVENUE

Quantity

$AUD/SqM

$AUD

Total Sales Revenue 16

3,842,116

Residential 16

3,842,116

Less Selling Costs
Less Purchasers Costs

(98,517)

NET SALE PROCEEDS

3,743,598

Units

| $AUD/Units/annum

$AUD

Rental Income

Less Outgoings & Vacancies
Less Letting Fees
Less Incentives (Rent Free and Fit-out Costs)

NET RENTAL INCOME

Interest Received
TOTAL REVENUE (before GST paid)
Less GST paid
TOTAL REVENUE (after GST paid)

3,743,598
(349,283)
3,394,315

Dwelling

$AUD Per Site
Area SgM

240,132 |

3,842

6,157

99

233,975

233,975

21,830
212,145

COSTS

Land Purchase Cost
Land Transaction Costs
Construction (inc. Construct. Contingency)
Professional Fees
Statutory Fees and Contributions
Project Contingency (Project Reserve)
Land Holding Costs
Finance Charges (inc. Line Fees)
Interest Expense
Miscellaneous Costs
Miscellaneous Costs
Miscellaneous Costs

TOTAL COSTS (before GST reclaimed)
Less GST reclaimed

600,000
22,490
2,308,805
314,837
21,664
132,724

93,430

9,165
3,503,114
(316,883)

TOTAL COSTS (after GST reclaimed)

PERFORMANCE INDICATORS

3,186,231

37,500
1,406
144,300
19,677
1,354
8,295

5,839

573

218,945

19,805

199,139

Net Development Profit *

Development Margin (or Profit/Risk Margin) *
Residual Land Value (Target Margin) *

Net Present Value °

Benefit Cost Ratio ®

Project Internal Rate of Return (IRR) 7
Residual Land Value (based on NPV) 8

Breakeven Date for Cumulative Cash Flow °
Rent Cover
Profit Erosion "

208,084

6.33%
361,575

123,178
1.0425
14.42%

731,580

Aug-2010
N.A.
N.A.

on total development costs (including selling costs).

(at 15% target development margin)
(at 8% per ann. discount rate, nominal)

(at 8% per ann. discount rate, nominal)
(per ann. nominal)

(Month 19)

Footnotes:

. Development Profit: is total revenue less total cost including interest paid and received

. Note: No redistribution of Developer's Gross Profit

. Development Margin: is profit divided by total development costs (including selling costs).
. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.
. Net Present Value: is the project's cash flow stream discounted to present value.

The cash flow stream includes financing costs except interest

. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.
. Internal Rate of Return: is the discount rate where the NPV above equals Zero.
. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).
. The total net development profit divided by the current net annual rental expressed as a a number of years/months.

. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

Estate Master DF Ver 3.12

File: Urban Economics Feasibility —Date of Report: 26/05/2009 12:13 PM
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Appendix A5
Option 3B (FSR 2.5) Feasibility




Option 3B - (FSR 2.5)

For Option 3B we make the following assumptions:

e Minimum land size of 1,000 m” for the development of multi unit residential building, which
allocates to a land cost of $1,300,000 + stamp duty (including all other acquisition costs).

e Assuming that all units built will be a 2-bedroom unit with a size of 80sgm (including
circulation spaces).

e Atotal allowable build area of 2,500m? containing 31 units.

e Assuming a 5 storey building type with a construction cost of $ 2,056/m? plus GST.

e Assuming other development costs (Architects, Project Managers and other consultants) as
15% of total construction costs.

e Assuming a sales price of $290,000 (as brand new units sell at a premium price, 2 bedroom
units in the area generally sell from $270,000) and sales cost at 2%.

e Assuming that equity put into the project is the land cost ($1,300,000).

e Assuming interest rate is at 8%.

e Cost escalation of 3% per annum

e Revenue escalation of 3% per annum

e Project contingency of 5% (Construction, Professional, Statutory & Misc Costs)

e No S.94 levy charges, although other statutory fees apply (eg. DA application fee, Strata fee)

The feasibility result was a profit of $1,067,707 and a development margin of 14.26%.

As a general rule a developer would not proceed with a project with a development margin of less
than 15%. Thus developers would probably be interested in developing the area with Option 3B as
the development margin is fairly close to the 15% benchmark.

Note:
Construction cost assumption source: BMT & Associates (Quantity Surveyors) as of 26/05/09.

Type of Building Residential — Multi — Level Apartment
Project Location Sydney

Level of Finish Medium

Maximum Cost (Plus GST) $2,056 /m’




Summary of Project Returns

ESTATEMASTER Urban Economics Feasibility Assignment
Option 3B (FSR 2.5)
Option 3B with the FSR of 2.5

Time Span: Jan-09 to Oct-10 (21 Months) Project Size: 31. Dwellings

Type: Miscellaneous Project Size: 2,500. GFA (sqm)

Status: Under Review Site Area: 1,000. SqM
Estate Master for Excel Licensed to: Equity Development Management Pty Ltd

$AUD Per $AUD Per Site

COSTS & REVENUES $AUD Total Dwelling Area SqM

REVENUE

Quantity $AUD/SgM $AUD

Total Sales Revenue 31 - 9,409,234 303,524 \ 9,409
Residential 31 - 9,409,234

Less Selling Costs (230,180) 7,425 230

Less Purchasers Costs - -

NET SALE PROCEEDS 9,179,054 296,099

Units | $AUD/Units/annum $AUD
Rental Income -] -
Less Outgoings & Vacancies
Less Letting Fees
Less Incentives (Rent Free and Fit-out Costs)
NET RENTAL INCOME

Interest Received - -
TOTAL REVENUE (before GST paid) 9,179,054 296,099
Less GST paid | (855,385) 27,593
TOTAL REVENUE (after GST paid) 8,323,669 268,505
COSTS
Land Purchase Cost 1,300,000 41,935
Land Transaction Costs 56,990 1,838
Construction (inc. Construct. Contingency) 5,291,977 170,709
Professional Fees 721,633 23,278
Statutory Fees and Contributions 42,286 1,364
Project Contingency (Project Reserve) 303,683 9,796
Land Holding Costs - -
Finance Charges (inc. Line Fees) - -
Interest Expense 240,501 7,758
Miscellaneous Costs - -
Miscellaneous Costs - -
Miscellaneous Costs 17,757 573
TOTAL COSTS (before GST reclaimed) 7,974,827 257,252
Less GST reclaimed (718,865) 23,189
TOTAL COSTS (after GST reclaimed) 7,255,962 234,063

PERFORMANCE INDICATORS
Net Development Profit * 1,067,707

Development Margin (or Profit/Risk Margin) * 14.26% on total development costs (including selling costs).
Residual Land Value (Target Margin) * 1,255,670 (at 15% target development margin)

Net Present Value ° 788,417 (at 8% per ann. discount rate, nominal)
Benefit Cost Ratio ® 1.1200 (at 8% per ann. discount rate, nominal)
Project Internal Rate of Return (IRR) 23.57% (per ann. nominal)

Residual Land Value (based on NPV) 8 2,133,291

Breakeven Date for Cumulative Cash Flow ° Oct-2010  (Month 21)
Rent Cover N.A.

Profit Erosion "' N.A.
Footnotes:
. Development Profit: is total revenue less total cost including interest paid and received
. Note: No redistribution of Developer's Gross Profit
. Development Margin: is profit divided by total development costs (including selling costs).
. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.
. Net Present Value: is the project's cash flow stream discounted to present value.
The cash flow stream includes financing costs except interest
. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.
. Internal Rate of Return: is the discount rate where the NPV above equals Zero.
. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).
. The total net development profit divided by the current net annual rental expressed as a a number of years/months.
. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

Estate Master DF Ver 3.12 File: Urban Economics Feasibility ~—Date of Report: 26/05/2009 12:16 PM
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Appendix A6
Option 3B + Bonus (FSR 3) Feasibility




Option 3B + Bonus - (FSR 3)

For Option 3B we make the following assumptions:

e Minimum land size of 1,000 m” for the development of multi unit residential building, which
allocates to a land cost of $1,300,000 + stamp duty (including all other acquisition costs).

e Assuming that all units built will be a 2-bedroom unit with a size of 80sgm (including
circulation spaces).

e Atotal allowable build area of 3,000m? containing 38 units.

e Assuming a 6 storey building type with a construction cost of $ 2,056/m? plus GST.

e Assuming other development costs (Architects, Project Managers and other consultants) as
15% of total construction costs.

e Assuming a sales price of $290,000 (as brand new units sell at a premium price, 2 bedroom
units in the area generally sell from $270,000) and sales cost at 2%.

e Assuming that equity put into the project is the land cost ($1,300,000).

e Assuming interest rate is at 8%.

e Cost escalation of 3% per annum

e Revenue escalation of 3% per annum

e Project contingency of 5% (Construction, Professional, Statutory & Misc Costs)

e No S.94 levy charges, although other statutory fees apply (eg. DA application fee, Strata fee)

The feasibility result was a profit of $1,742,451 and a development margin of 19.90%.

As a general rule a developer would not proceed with a project with a development margin of less
than 15%. Thus developers would probably be interested in developing the area with Option 3B as
the development margin is higher than the 15% benchmark.

Note:
Construction cost assumption source: BMT & Associates (Quantity Surveyors) as of 26/05/09.

Type of Building Residential — Multi — Level Apartment
Project Location Sydney

Level of Finish Medium

Maximum Cost (Plus GST) $2,056 /m’




Summary of Project Returns

ESTATEMASTER Urban Economics Feasibility Assignment
Option 3B + Bonus (FSR 3)
Option 3B + Bonus with the FSR of 3

Time Span: Jan-09 to Nov-10 (22 Months) Project Size: 38. Dwellings

Type: Miscellaneous Project Size: 3,000. GFA (sqm)

Status: Under Review Site Area: 1,000. SqM
Estate Master for Excel Licensed to: Equity Development Management Pty Ltd

$AUD Per $AUD Per Site

COSTS & REVENUES $AUD Total Dwelling Area SqM

REVENUE

Quantity $AUD/SgM $AUD

Total Sales Revenue 38 - 11,548,151 303,899 | 11,548
Residential 38 - 11,548,151

Less Selling Costs (282,441) 7,433 282

Less Purchasers Costs - -

NET SALE PROCEEDS 11,265,711 296,466

Units | $AUD/Units/annum $AUD
Rental Income -] -
Less Outgoings & Vacancies
Less Letting Fees
Less Incentives (Rent Free and Fit-out Costs)
NET RENTAL INCOME

Interest Received - - -
TOTAL REVENUE (before GST paid) 11,265,711 296,466 11,266
Less GST paid | (1,049,832) 27,627 1,050
TOTAL REVENUE (after GST paid) 10,215,879 268,839 10,216
COSTS
Land Purchase Cost 1,300,000 34,211 1,300
Land Transaction Costs 56,990 1,500 57
Construction (inc. Construct. Contingency) 6,350,372 167,115 6,350
Professional Fees 865,960 22,788 866
Statutory Fees and Contributions 49,576 1,305 50
Project Contingency (Project Reserve) 364,384 9,589 364
Land Holding Costs - -
Finance Charges (inc. Line Fees) - -
Interest Expense 303,880 7,997
Miscellaneous Costs - -
Miscellaneous Costs - -
Miscellaneous Costs 21,767 573
TOTAL COSTS (before GST reclaimed) 9,312,928 245,077
Less GST reclaimed (839,500) 22,092
TOTAL COSTS (after GST reclaimed) 8,473,428 222,985

PERFORMANCE INDICATORS
Net Development Profit * 1,742,451

Development Margin (or Profit/Risk Margin) * 19.90% on total development costs (including selling costs).
Residual Land Value (Target Margin) * 1,644,162 (at 15% target development margin)

Net Present Value ° 1,361,497 (at 8% per ann. discount rate, nominal)
Benefit Cost Ratio ® 1.1782 (at 8% per ann. discount rate, nominal)
Project Internal Rate of Return (IRR) 29.84% (per ann. nominal)

Residual Land Value (based on NPV) 8 2,738,988

Breakeven Date for Cumulative Cash Flow ° Oct-2010  (Month 21)
Rent Cover N.A.

Profit Erosion "' N.A.
Footnotes:
. Development Profit: is total revenue less total cost including interest paid and received
. Note: No redistribution of Developer's Gross Profit
. Development Margin: is profit divided by total development costs (including selling costs).
. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.
. Net Present Value: is the project's cash flow stream discounted to present value.
The cash flow stream includes financing costs except interest
. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.
. Internal Rate of Return: is the discount rate where the NPV above equals Zero.
. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).
. The total net development profit divided by the current net annual rental expressed as a a number of years/months.
. The period of time post practical completion that it can remain unsold (but leased out) until finance and land holding costs erodes the profit for the development to zero.

Estate Master DF Ver 3.12 File: Urban Economics Feasibility ~Date of Report: 26/05/2009 12:18 PM
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Appendix B
All Options Comparison Summary




Consolidation of Stages

ESTATEMASTER Urban Economics Feasibility Assignment

Estate Master for Excel Licensed to: Equity Development Management Ply Ltd

1 2 3 4 5 6
Option 1 (FSR 0.5) Option 2 (FSR 0.75) Option 3A (FSR 0.8) | Option 3A + Bonus (FSR| Option 3B (FSR 2.5) | Option 3B + Bonus (FSR
. Option 1 with the FSR of | Option 2 with the FSR of | Option 3A with the FSR | Option 3A + Bonus with | Option 3B with the FSR | Option 3B + Bonus with
Summary of Comparison of 05 075 of 0.8 the FSR of 1.3 of 25 the FSR of 3

Options

6. Dwellings 9. Dwellings 10. Dwellings 16. Dwellings 31. Dwellings 38. Dwellings
500. GFA (sqm) 750. GFA (sqm) 800. GFA (sqm) 1,300. GFA (sqm) 2,500. GFA (sqm) 3,000. GFA (sqm)
1,000. SqM 1,000. SqM 1,000. SqM 1,000. SqM 1,000. SqM 1,000. SqM
i i i i i Miscellaneous

Under Review Under Review Under Review Under Review Under Review Under Review

REVENUE
Total Sales Revenue 1,439,017 2,158,526 2,398,362 3,842,116 9,409,234 11,548,151
Less Selling Costs (36,908) (55,363) (61,514) (98,517) (230,180) (282,441)
NET SALE PROCEEDS 1,402,109 2,103,163 2,336,848 3,743,598 9,179,054 11,265,711
Rental Income
Less Outgoings
Less Letting Fees
Less Incentives (Rent Free and Fit Out Costs)
NET RENTAL INCOME
INTEREST RECEIVED - - - - -
TOTAL REVENUE (before GST paid) 1,402,109 2,103,163 2,336,848 3,743,598 9,179,054 11,265,711
Less GST paid (130,820) (196,230) (218,033) (349,283) (855,385) (1,049,832)
TOTAL REVENUE (after GST paid) 1,271,289 1,906,934 2,118,815 3,394,315 8,323,669 10,215,879
COSTS
Land Purchase Cost 600,000 600,000 600,000 600,000 1,300,000 1,300,000
Land Transaction Costs 22,490 22,490 22,490 22,490 56,990 56,990
Construction (inc. Construct. Contingency) 888,002 1,332,003 1,420,803 2,308,805 5,291,977 6,350,372
Professional Fees 121,091 181,637 193,746 314,837 721,633 865,960
Authority Fees and Contributions 11,249 14,373 15,415 21,664 42,286 49,576
Project Contingency (Project Reserve) 51,189 76,658 81,785 132,724 303,683 364,384
Land Holding Costs - - - - - -
Finance Charges (inc. Line Fees) - - - - - -
Interest Expense 32,097 49,519 52,472 93,430 240,501 303,880
Miscellaneous Costs - - - - - -
Miscellaneous Costs - - - - - -
Miscellaneous Costs 3,437 5,155 5,728 9,165 17,757 21,767
TOTAL COSTS (before GST reclaimed) 1,729,555 2,281,836 2,392,439 3,503,114 7,974,827 9,312,928
Less GST reclaimed (155,625) (205,926) (216,272) (316,883) (718,865) (839,500)
TOTAL COSTS (after GST reclaimed) 1,573,930 2,075,910 2,176,167 3,186,231 7,255,962 8,473,428

PERFORMANCE INDICATORS
Gross Development Profit T (302,641) (168,976) (57,352) 208,084 1,067,707 1,742,451
Net Developer's Profit after Profit Share (302,641) (168,976) (57,352) 208,084 1,067,707 1,742,451
Development Margin (Profit/Risk Margin) * (18.79%) (7.93%) (2.56%) 6.33% 14.26% 19.90%
Target Development Margin 15.00% 15.00% 15.00% 15.00% 15.00% 15.00%
Residual Land Value (Target Margin) 4 128,201 181,482 265,439 361,575 1,255,670 1,644,162

Breakeven Date for Cumulative Cash Flow °® N.A. N.A. N.A. Aug-2010 Oct-2010 Oct-2010

Discount Rate (Target IRR) 8.00% 8.00% 8.00% 8.00% 8.00% 8.00%
Net Present Value ® (324,966) (206,473) (107,446) 123,178 788,417 1,361,497
Benefit Cost Ratio ® 0.777 0.892 0.946 1.043 1.120 1.178
Project Internal Rate of Return (IRR) °® (26.93%) (9.17%) (0.35%) 14.42% 23.57% 29.84%
Residual Land Value (NPV) ° 252,361 379,444 485,226 731,580 2,133,291 2,738,988

Maximum Debt Exposure 883,593 1,340,108 1,431,833 2,344,936 5,380,698 6,468,854
Date of Maximum Project Overdraft Apr-2010 Apr-2010 Apr-2010 Apr-2010 Apr-2010 Apr-2010
Breakeven Date for Project Overdraft " Jul-2010 Jul-2010 Jul-2010 Aug-2010 Sep-2010 Sep-2010

Total Equity Contibution 600,000 600,000 600,000 600,000 1,300,000 1,300,000
IRR on Equity 2 (45.90%) (21.85%) (6.68%) 18.95% 34.75% 47.29%

YIELD ANALYSIS
SALES
Residential
TOTAL
TENANCIES
TOTAL

Footnotes (based on current Preferences):
. Development Profit: is total revenue less total cost including interest paid and received
. Developer's Net Profit after distribution of profit share.
. Development Margin: is profit divided by total development costs (including selling costs).
. Residual Land Value: is the maximum purchase price for the land whilst achieving the target development margin.
. Breakeven date for Cumulative Cash Flow: is the last date when total debt and equity is repaid (ie when profit is realised).
. Net Present Value: is the project's cash flow stream discounted to present value. The cash flow stream includes financing costs except interest
. Benefit:Cost Ratio: is the ratio of discounted incomes to discounted costs on cash flow that includes financing costs but excludes interest.
. Internal Rate of Return: is the discount rate where the NPV above equals Zero.
. Residual Land Value (based on NPV): is the purchase price for the land to achieve a zero NPV.
. Payback date for the equity/debt facility is the last date when total equity/debt is repaid.
. IRR on Funds Invested is the IRR of the equity cash flow including the return of equity and realisation of project profits.
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