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20 October 2021 

PRIVATE AND CONFIDENTIAL 

The Directors 

Mair Property Securities Ltd ACN 091 623 862 the Responsible Entity for the Diversified Fund No.4 ARSN 653 544 168 

Level 2, Havelock Street,  

West Perth WA 6005 

 

Dear Directors,  

 

RE: VALUATION SUMMARY LETTER – 125 & 145 NORTHCORP BOULEVARD, BROADMEADOWS 

Instructions 

We refer to your executed letter of instruction dated 15 September 2021, requesting that we undertake a market valuation of the 100% 

freehold interest in 125 & 145 Northcorp Boulevard, Broadmeadows, VIC, 3047 (the Subject/Property) as at 20 September 2021(Valuation 

and Inspection Date) for Mair Property Securities Ltd ACN 091 623 862 the Responsible Entity for the Diversified Fund No.4 ARSN 653 544 

168 (Reliant Party) for Acquisition, Financial Reporting and Product Disclosure Statement purposes. 

These instructions include a requirement to provide this Valuation Summary Letter for inclusion in the Product Disclosure Statement 

(PDS). 

Our valuation reflects the valuer’s view of the market at this date (20 September 2021) and does not purport to predict the future. Our 

assessment assumes that there is no material change to the Property or the market between the date of inspection and the date of 

valuation, and we reserve the right to review the valuation if there are material changes to the Property or the market over this period. 

Reliance on this Letter 

This letter summaries the valuation conclusions of the Valuation Report. This letter alone does not contain all the data and supporting 

information which is including in our report. For further information, the reader can review the contents of the complete, self-contained 

report held by the Reliant Party. 

For the avoidance of doubt this Summary Letter and Valuation Report are prepared for Mair Property Securities Ltd ACN 091 623 862 the 

Responsible Entity for the Diversified Fund No.4 ARSN 653 544 168 only. 

Property Overview 

 

 

The Property is situated on the South Western side of Northcorp Boulevard, 15 kilometres north of 

Melbourne’s Central Business District. 

Northcorp Boulevard is accessible via Camp Road, which intersects with the Sydney Road (Hume 

Highway) approximately 500 metres east. Camp road also intersects with Pascoe Vale Road 

approximately 3 kilometres west of the Northcorp Boulevard intersection. 

The Property is situated upon two titles of 5,648sqm and 8,733sqm for a total of 14,381sqm ‘L 

shaped’ allotment providing frontages to Northcorp Boulevard of 59.07 and 69.97 metres to the east 

and north respectively. The property is zoned Commercial 2 and utilised as an office and warehouse 

for Holman Industries. 

The Property is improved with a semi-modern industrial facility upon each title, comprising office of 

819 sqm (10% of GLA), and Warehouse of 7,456 sqm, forming a Gross Lettable Area of 8,275 sqm. 

Canopies of 645 sqm are provided to 3 elevations, in addition loading provisions comprise 6 at-grade 

roller shutter doors, and 4 recessed loading docks. 

The property will be leased to Holman Industries for a term of 7 years upon settlement at $750,000 

per annum ($91/sqm) on a Triple Net basis with two further terms of five years each. 

We have been provided with an Executed Letter of Offer dated 8 September, 2021 to purchase the 

Property for $15,360,000, with a settlement date of 45 days after the execution date. The Property is 

being sold following an Expressions of Interest campaign (Subject to Westbridge Funds Management 

completing its physical, legal and environmental due diligence) 
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Basis of Valuation  

Market Value 

The Valuation Report concludes a market value of the Property as defined by the International Valuation Standards Committee (IVSC), 

and endorsed by the API and PINZ, which is as follows: 

Market Value The estimated amount for which an asset or liability should exchange on the valuation date between a willing buyer and a 

willing seller in an arm’s length transaction, after proper marketing and where the parties had each acted knowledgeably, 

prudently and without compulsion. 

Valuation Methodologies 

In arriving at our opinion of market value for asset, we have adopted the capitalisation of net income and discounted cash flow (DCF) 

approaches as our primary methodologies. The direct comparison approach is used as a support methodology, where the value is 

analysed on a rate per square metre of GLA and rate per square metre of land area / hardstand areas. 

Our valuation has been undertaken utilising the Jones Lang LaSalle proprietary valuation model. 

Capitalisation Approach 

The capitalisation approach involves the addition of our opinion of market rent for the various components of the Property, and the 

deduction of outgoings (where appropriate) in order to determine the net market income of the Property. This net market income is 

capitalised at the adopted capitalisation rate to derive a core value. 

Adjustments where applicable (for rental reversions, letting up allowances and capital expenditure) have been made where appropriate 

in order to derive the resultant value. 

Discounted Cash Flow Approach 

We have undertaken a discounted cash flow analysis over a 10 year investment horizon to derive a net present value for the Property. 

The cash flow outputs are summarised and appended to this report. 

We stress that the estimating of future rentals and values is a very problematic exercise, which at best should be regarded as an 

indicative assessment of possibilities rather than absolute certainties. The process of making forward projection of key elements 

includes assumptions regarding a considerable number of variables which are acutely sensitive to changing conditions, variation in any 

of which may significantly affect value. 

Our revenue projections commence with the passing rent for the Property and, where relevant, include structured annual and market 

rent reviews together, as provided for under the respective leases. 

The property's anticipated terminal sale price at the end of the 10 year cash flow period is also discounted to its present value at a 

market derived discount rate and added to the discounted income stream (i.e. 10 years) to arrive at the total present market value of the 

property. 

We have applied a terminal yield to the market net income at the start of Year 11 in order to calculate the estimated terminal sale price. 

This value also includes rental reversions if appropriate. 

In estimating the terminal value we have had regard to assumed stable market conditions at the end of Year 10 and the age, leasing 

profile and condition of the Property at that time. Given the difficulty in projecting long range forecasts, we have assumed stable market 

conditions would be prevalent. Long term cyclical factors will undoubtedly influence and govern the actual market conditions and 

appropriate terminal sale capitalisation rate that should be applied. 
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Valuation Summary 
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Covid-19 Institutional Industrial Assets 

 Real estate values can change materially in a short time frame, because of unforeseen economic, social and political events; a 

general unwinding of capital and investment market conditions; an increase in the cost of debt and/or a decrease in the availability 

of debt 

 The Novel Coronavirus (COVID-19) was declared a ‘Global Pandemic’ by the World Health Organisation on 11 March 2020.  This led 

to a significant range of restrictions on individuals and businesses locally and throughout the world.   

 The restrictions over the last fifteen months have months have resulted in volatility in the financial and property markets, and we 

note that transactions agreed prior to or during the restrictions may or may not be indicative of current market conditions.  

 Given the circumstances of COVID-19, we have had regard to a range of inputs and market evidence in coming to our opinion of 

Market Value, seeking where available to draw conclusions from post 11 March 2020 transactional evidence.  We recommend 

interested parties closely monitor market conditions, including both occupier and investment demand. 

Critical Assumptions 

The Valuation is issued subject to the following Critical Assumptions: 

 The Lease Agreement is in draft form only, should any of the terms be of a material nature we reserve the right to review our 

valuations  

 We have not been provided with a Contract of Sale, Technical Due Diligence Report or Environmental Report. Should Westbridge 

Funds Managements Legal, Physical and Financial due diligence indicate any adverse terms or conditions we reserve the right to 

review our valuation.  

 The Valuation is issued in accordance with the directions Special Conditions, qualifications and limitations below, and others 

contained in the valuation report: 

Special Conditions, Qualification and Limitations 

JLL consent to the inclusion of our Valuation in the Product Disclosure Statement on the following conditions: 

 The Valuation is prepared as a valuation only and has not been prepared for the purpose of assessing the Property as an investment 

opportunity. 

 JLL has not been involved in the preparation of the PDS nor have we had regard to any material contained in the PDS/IM/IPO. This 

Valuation nor the Summary Letter does not take into account any matters concerning the investment opportunity contained in the 

PDS. 

 JLL has not operated under an Australian financial services licence or the New Zealand Financial Markets Authority in providing this 

letter and makes no representation or recommendation to a prospective investor in relation to the valuation of the properties or the 

investment opportunity contained in the PDS. 

 The Valuation and the Summary Letter are strictly limited to the matters contained within them, and are not to be read as extending, 

by implication or otherwise, to any other matter in the PDS. Without limitation to the above, no liability is accepted for any loss, 

harm, cost or damage (including special, consequential or economic harm or loss) suffered as a consequence of fluctuations in the 

real estate market subsequent to the date of valuation. 

 Neither the Valuation report nor the Summary Letter may be reproduced in whole or in part without the prior written approval of 

JLL. 

 JLL has prepared the valuation solely in reliance upon the financial and other information (including market information and third 

party information) provided by the instructing party and has assumed that information is accurate, reliable and complete. We 

confirm that we have not tested the information in that respect. 

 This summary letter is to be read in conjunction with our formal valuation report and is subject to the assumptions, limitations and 

disclaimers contained therein. 

 JLL will specifically disclaim liability to any potential investor using the valuation report and Summary Letter except to the extent 

the Summary Letter contains a misleading or deceptive statement, or an omission of material required by the Corporations Act. 

 JLL will specifically disclaim all liability with respect to parts of the PDS or any offer documents not prepared by it, including any 

alleged misleading or deceptive statement in, or omission of material required by the Corporations Act in Australia from, any part of 

the offer document not prepared by JLL.  

 JLL has received a fee from Client ($9,000 Ex GST) for the preparation of the valuation report and this summary letter. The Fee was 

payable in return for the Services described in our Proposal.  

 JLL are participants in the Australian Property Institute (API) limited liability scheme. This scheme has been approved under 

Professional Standards legislation and is compulsory for all API members. In appointing JLL, the Client and Reliant Party 

acknowledge and accept the JLL Terms & Conditions for Business for Valuations. 

 JLL will specifically disclaim liability to any potential investor using the valuation report and Summary Letter except to the extent 

the Summary Letter contains a misleading or deceptive statement or an omission of material required by the Corporations Act. 

Valuer’s Experience and Interest 

The Primary valuer who prepared the valuation report is Mr Richard Ventura. The Valuer has over 7.5 years valuation experience in a 

range of property types and is authorised under the requirements of the Australian Property Institute to practise as a valuer in the State 

of Victoria. 
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The above mentioned Valuer does not have any pecuniary interest that could reasonably be regarded as being capable of affecting their 

ability to give an unbiased opinion of the Property’s value or that could conflict with a proper valuation of the Property. 

Liability Disclaimer 

This Summary Letter and the Valuation Report has been prepared for Mair Property Securities Ltd ACN 091 623 862 the Responsible 

Entity for the Diversified Fund No.4 ARSN 653 544 168 only and is subject to the Critical Assumptions, Special Conditions, Qualification 

and Limitations  this summary letter and those contained in the Valuation Report. 

Neither JLL nor any of its directors make any representation in relation to the PDS nor accept responsibility for any information or 

representation made in the PDS, other than this summary letter. 

JLL consents to this Summary Letter being included in the PDS, noting JLL was involved only in the preparation of this Summary Letter 

and the Valuation Report referred to herein, and specifically disclaims any liability to any person in the event of any omission from, or 

false or misleading statement included in the PDS. 

Notwithstanding any other provision of this Agreement, neither party shall in respect of any claim be liable to the other party for any 

loss of capital or profit (whether direct or indirect), loss of revenue, loss of opportunity, loss of goodwill, or any form of indirect, 

incidental, punitive, consequential or special losses or damages of any kind. 

To the extent permitted by law, the total liability of JLL in relation to the Services including the Valuation and Summary Letter, whether 

arising under contract, statute, tort (including negligence) or otherwise, is limited to the lesser of two times the Fee and AUD 500,000. 

Yours faithfully, 

Jones Lang LaSalle Advisory Services Pty Ltd 

  

 

 

Richard Ventura AAPI 

(Primary Valuer) 

Peter Fay AAPI 

(Supervising Member) 

 

Director,  

Valuation Advisory – Victoria 

Certified Practising Valuer 

(API Member: 80466) 

Senior Director 

Valuation Advisory – Victoria 

Certified Practising Valuer 

(API Member: 62897) 

 

Date of Issuance: 20 October 2021 

The opinion of value expressed in this Summary Letter and the Valuation Report is that of the valuer who undertook the valuation and who are the 

primary signatory on the report. That valuer is Richard Ventura.  

Peter Fay the countersignatory, acting in the capacity as a Supervising Member, has reviewed the draft Valuation Report and working papers, and based 

upon that review and questioning of the Primary Valuer (as appropriate), is satisfied there is a reasonable basis for the valuation process undertaken and 

the methodology adopted by the Primary Valuer. 

This Summary Letter is an abstract of the contents of the Valuation Report. The valuation assessment and report is contingent upon a number of 

conditions, qualifications and critical assumptions which are fully described and set out in the body of the report. 

It is essential that before the addressee (Reliant Party) relies on the valuation, they read the report in its entirety, including any Annexures. Should the 

addressee  (Reliant Party) be or become aware of any issue or issues that cast doubt on or are in conflict with the conditions, qualifications or 

assumptions contained within this Summary Letter or Valuation Report, they must notify JLL in writing so that any conflicts may be considered and if 

appropriate, an amended report issued. 
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