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AXIOM PROPERTIES LIMITED
ABN 46 009 063 834
NOTICE OF GENERAL MEETING

Notice 1s hereby given of & General Meeting of Axiom Properties Limited ("Company” or
"Axiom') to be held at the Western Australian Club (Inc) at 101 St Georges Terrace, Perth,
Western Australia on Wednesday, 4 Aprii 2007 at 10 am Western Daylight Time, for the
purpose of transacting the following business referred to in this Notice of General Meeting.

An Explanatory Memorandum containing mformation i relation to the followmg Resolutions
accompanies this Notice of General Meeting.

AGENDA
BUSINESS
Resolution 1 — Approval of Brighton Transaction

To consider and, if thought fit, to pass, with or without amendment, the fellowing resoiution
as an ordinary resolution:

“That, pursuant to and in accordance with Listing Rule 10.1 and for all other
purposes, the Shareholders of the Company:

() agree to the completion of the acquisition of a property opportunity from Pivot
Group Pty Ltd ACN 008 459 685 ("Pivot Group”) with respect to the
development of a childcare centre in Brighton, Western Australia, in
consideration for the pavment of $1,050,000, pursuant to the Brighton
Acguisition Agreement; and

(hi authorise the directors of the Company to pay 81,650,000 te Pivot Group,

on the terms and conditions as more particularly described in the Explanatory
Memorandum accompanying this Notice of Meeting.”

The Company will disregard any votes cast on this Resolution 1 by Pivet Group Pty Ltd and any
assoclates of Pivot Group Pty Lid. However, the Company need not disregard 2 vote if it is cast by a
person as a proxy for a person whe is entitled to vote, m accordance with the directions on the proxy
form, or 1t is cast by the person chairing the meeting as proxy for a person who is entitled fo vote, in
accordance with a direction on the proxy form to vote as the proxy decides.

Resolution 2 — Approval of Caboolture Transaction

To consider and, if thought fit, to pass, with or without amendment, the fellowing resoiution
as an ordinary resolution:

"That, pursuant to and in accordance with Listing Rules 10.1 and for all other
purposes, the Shareholders of the Company:
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() agree to the completion of the acquisition of a property opportunity from Pivot
Group with respect to the development of a medical centre in Caboolture,
Queensland, in consideration for the pavment of $1, 700,000 pursuant to the
Caboolture Acquisition Agreement; and

(b authorise the divectors of the Company to pay 81,700,000 to Pivot Group,

on the terms and conditions as more particularly described in the Explanatory
Memorandum accompanying this Notice of Meeting.”

The Company will disregard any votes cast on this Resolution 2 by Pivet Group Pty Ltd and any
assoclates of Pivot Group Pty Lid. However, the Company need not disregard 2 vote if it is cast by a
person as a proxy for a person whe is entitled to vote, m accordance with the directions on the proxy
form, or it is cast by the person chairing the meeting as proxy for a person who is entitied to vote, in
accordance with a direction on the proxy form to vote as the proxy decides.

By Order of the Board of Directors

/ﬁ(ym

Mr Aaron Gardiner
Company Secretary

28 February 2007
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PROXIES

. Votes at the general meeting may be given personally or by proxy, attorney or
representative.

. A Sharcholder entitled to attend and vote at the above meeting may appoint not more
than two proxies to attend and vote at this meeting. Where more than one proxy is
appointed, each proxy must be appointed to represent a specified proportion of the
Shareholder's voting rights.

. A proxy may but need not be a Sharehoider of the Company.

. The instrument appomting the proxy must be in writing, executed by the appomtor or
his attorney duly authorised m writing or, if such appomtor is a corporation, either
under seal or under hand of an officer of his attorney duly authorised.

. The 1nstrument of proxy {and the power of attorney or other authority, 1f any, under
which it is signed) must be lodged by person, post, courier or facsimile and reach the
Registered Office of the Company at least 48 hours prior to the meeting. For the
convenience of Sharehoiders a Proxy Form 1s enclosed.

For the purposes of section 1074E(2) of the Corporations Act 2001 and regulation 7.11.37 of
the Corporations Regulations 2001, the Company determines that members holding ordinary
shares at 5.00pm WDT on Monday, 2 Aprii 2007 will be entitied fo attend and vote at the
General Meeting.

Corporations

A corporation may elect to appoint a representative m accordance with the Corporations Act
m which case the Company will require written proof of the representative’s appointment
which must be lodged with, or presented to the Company before the meeting.
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AXIOM PROPERTIES LIMITED
ABN 46 009 063 834
EXPLANATORY MEMORANDUM

This Explanatory Memorandum 1s intended fo provide Shareholders with sufficient
information to assess the merits of the Resolutions contained in the accompanying Notice of
General Meeting ("Neotice") of Axiom Properties Limited ("Company” or "Axiom')

An Independent Expert’s Report prepared by PKE Corporate Advisory Services (WA) Pty Ltd
(a copy of which 1s attached as Annexure A to this Explanatory Memorandum) comments on
whether the fransactions the subject of Resolutions 1 and 2 are fair and reasonable to the non-
associated Shareholders of the Company.

Sharcholders should note that PKF Corporate Advisory Services (WA} Pty Ltd has
concluded that the proposals the subject of Resolutions 1 and 2 are fuir and reasonable to
the non-associated Shareholders of the Company.

The directors of the Company ("Directors") recommend Sharchoiders read this Explanatory
Memorandum in full before making any decision in relation to the Resolutions.

Background to the Resolutions

Overview of the Pivot Group Relationship with the Company

As Shareholders are aware, Pivot Group acquired a controlling mterest in the Company with
the approval of Shareholders on 11 Aprii 2006. At the time of the acquisition Pivot Group
advised the Shareholders that 1t intended fo make available to the Company Property
Opportunities that Pivot Group had identified and de-risked. Pivot Group 1s an Australian
private company which has been developing shopping centres, bulky goods centres, office
buildings, medical centres, theme parks, hotels, resorts and marinas since 1972 and since that
time has developed and participated i excess of $1 billion worth of property development
opportunities.

The Directors believe that as a result of the Shareholder vote at the General Meeting on
11 April 2006 Sharcholders openly endorsed the proposed Pivot Group strategy.

Since obtaining control of the Company, Pivot Group has introduced one such Property
Opportunity to the Company, namely the opportunity for the Company to participate in the
development of the Century City office tower at 101 St George's Terrace, Perth. This
Property Opportunity was made available to the Company for the staged investment of
$5,000,000 into the project and without any premium to Pivot Group. The Company
anticipates that on completion of the development at 101 St George's Terrace, Perth 1t will
make a significant premium on s imvestments.

As Sharcholders are aware, in September 2006, the Company entered into a Strategic Alliance
Agreement with Pivot Group for a term of 3 years. Under the Strategic Alliance Agreement,
Pivot Group 1s obliged to source and acquire land for buildings with development potential, as
the case may be, and attend to the initial development process, including the obtaining of
planning and rezoning approvals such that construction can commence. Pivot Group must
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then make availabie to the Company the Property Opportunity and the Company will have the
first right of refusal to acquire the Property Opportunity.

In accordance with the Strategic Alliance Agreement, Pivot Group has presented the Brighton
Property Opportunity and the Caboolture Property Opportunity and, while the Company 1s
under no obligation fo take on any Property Opportunity proposed by Pivot Group, the
Company has chosen to accept both Property Opportunities, subject to Shareholder approval.

Brighton Property Opportunity

Under the Brighton Acquisition Agreement, the Company will purchase vacant land
(2,333 sqm) located at 14 Marchwood Boulevard, Brighton, Western Australia, from Pivot
Group, for the construction of a purpose built childeare centre. A development approval was
granted in August 2006 for the development of a child care centre on the site. Brighton is a
part of the fast growing northern corridor region of Western Australia.

Pivot Group has made an offer to lease to DayCare Australia Pty Lid, which has been
accepted by DayCare Australia Pty Ltd, for the lease of the premises as an 80 place child
care facility at market rent, with such rent being subject to review at the commencement
of the appiicable option periods.
Pivet Group proposes to enter mto a fixed price, lump sum building contract, subject to a
competitive tendering process. A buildmg permit will be applied for and is expected to be
granted at the end of March 2007, followmg which building is expected to commence.
Construction fime estimated to take approximately 20 weeks. Practical completion s
scheduied to be 1n September 2007,

Cabaolture Property Opportunity

Under the Caboolture Acquisition Agreement, the Company will purchase vacant fand (2,261
sqm) located at 21 -~ 25 Bertha Street, Caboolture, Queensland, from Pivot Group for the
construction of a purpose buiit medical centre for an ASX-listed company, Symbion Health
Ltd. A development approval was granted in July 2006 for the development of a medical
centre and offices on the site.

«  Symbion Medical Centre Operations Pty Ltd, a subsidiary of Symbion Health Ltd, has
entered mito an Agreement to Lease with Pivot Group for a long ferm lease at market
rent, with such rent being subject to review at the commencement of the applicable
option periods.

Pivet Group 1s negotiating a fixed price, lump sum building contract with Bh Bl Nommees
Constructions Pty Lid tradmg as BBN Constructions. A building permit was granted m
November 2006 and buiiding 1s expected fo commence in April 2007. Construction fime
estimated to take approximately 20 weeks. Practical completion is scheduied fo be 1n October
2007.

Consideration and other fees
The consideration for the acquisition of each of the Brighton Property Opportunity and the

Caboolture Property Opportunity 1s $1,050,000 and $1,700,000, respechively.  This
consideration for each Property Opportunity 1s equal to the value of the land on an "as 18"

206719 _7.doc 5



basis, based upon mdependent valuations commissioned by the Company. The parties have
agreed that such consideration is payabie in cash.

Pivot Group has advised the Company that it wishes to act as the project manager for the
Brighton Property Opportunity and the Caboolture Property Opportunity. The Company will
pay Pivet Group a fee of 2.5% of the total project costs for each Property Opportunity
(excluding consideration payable by Axiom for each Property Opportunity).

Resolutions I and 2 — Approval of Brighton and Caboolture Transactions

Resolutions | and 2 seek Shareholder approval for compietion of the acquisitions of the two
Property Opportunities in Brighton and Caboolture, pursuant fo the Brighton Acquisition
Agreement and the Caboolture Acquisition Agreement respectively, for the abovementioned
consideration, which consideration requires approval pursuant to Listing Rules 10.1.

Listing Rule 10.1

Listing Rule 10.1 prohibits a listed company from acquiring a substantial asset from, or
disposing of a substantial asset to, a substantial shareholder (ie. a shareholder who is enfitled
to at least 10% of the voting securities of the company) or a related party, without first
obtaming shareholder approval.

An asset 18 substantial if 1fs value or the value of the consideration for it 1s 3%% or more of the
sum of the equity interests of the Company.

Pivot Group and ifs associates currenily hold approximately 22.27% of the voting securities of
the Company, and accordingly Pivot will be considered a substantial shaveholder for the
purposes of Listing Ruie 10.1.

Further, Pivot Group 18 a related party of Axiom because Pivot Group is conirolled by My
Peter Laurance, the father of a director of Axiom, Mr Ben Laurance.

The payment of cash for each of the Brighton Transaction and the Cabooiture Transaction
constitutes a "substantial asset” of the Company, as that term 1s defined in Listing Rule 10.2,
Accordingly, each payment of cash will be the disposal of a substantial asset fo a related
party/substantial holder for the purposes of Listing Rule 10.1.

It follows that Shareholder approval m accordance with Listing Rule 10.1 will be required
before Axiom can pay cash fo Pivot Group under each of the Brighton Acquisition Agreement
and the Caboolture Acquisition Agreement.

The Independent Expert's Report prepared by PKF Corporate Advisory Services (WA) Pty

Ltd has been prepared in accordance with the requirements of Listing Rule 10.10 and s
attached as Annexure A fo this Explanatory Memorandum.
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Recommendations of the non-associated Directors

Mr Tan Laurance and Mr Michael Blakiston are considered independent for the purposes of
Resolutions 1 and 2, as they do not have any personal mterest in the outcome of Resolutions 1

and 2.

Mr Michael Blakiston and Mr lan Laurance are of the opinion that the proposed fransactions
are in the best interests of the Company and its Shareholders as:

(a)

(b)

(c)

(d)

the proposed fransactions are consistent with what Pivot Group advised Shareholders
prior fo Shareholders voting on whether or nof to support Pivot Group's proposal for
the recapifalisation of the Company;

the price for the two Property Opportunities, 1s based upon independent valuations of
the land on an "as 1s basis” and the Company will enjoy the benefifs of an merease m
valuation upon the construction and leasing of the premises which are to be
constructed;

on the completion of construction on both properties, the premises have been leased on
long term leases and at market rents, and such rents are subject to regular reviews; and

the Property Opportunities are expected to be profitable and to validate the potential
for the Company of ifs bemg a party to the Strategic Alliance Agreement.

Accordingly the independent Directors recommend Shareholders vote m favour of
Resolutions | and 2.

Mr Ben Laurance and Mr Umberto Gianotfi dechined fo make a recommendation to
Shareholders in respect of Resolutions 1 and 2 as:

(a)

(b)

in the case of Mr Ben Laurance, he has a material personal interest, via his
directorship m Pivot Group and the fact that he is the son of Mr Peter Laurance who
owns 80% of the shares in Q-West Pty Ltd which, in turn, owns the majority of shares
in Pivot Group; and

in the case of Mr Umberto Gianotti, he is a key consultant to Pivot Group.

No votes can be cast on Resolutions 1 and 2 by Pivot Group or any of its associates.
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GLOSSARY

In this Explanatory Memorandum, the following terms have the following meanmgs unless
the context otherwise requires:

Annexure
ASIC

ASX

Board

Brighton Acquisition
Agreement

Brighton Property
Opportanity

Brighton Transaction

Caboolture Acquisition
Agreement

Caboolture Property
Opportunity

Caboolture Transaction

Company or Axiom

Corporations Act
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An Annexure to this Explanatory Memorandum.
Austrahian Securifies and Investments Commission.

ASX Limited (formerly the Austrahian Stock Exchange
Limited and now operating under the name, Australian
Securities Exchange).

The board of directors of the Company.

The acquisiion agreement dated 22 February 2007
between the Company and Pivot Group, which
agreement governs the acquisition by the Company of
the Brighton Property Opportunity.

The Property Opportunity offered by Pivet Group and
accepted by the Company in accordance with the
Strategic Alliance Agreement whereby the Company
will acquire a property opportunity from Pivoet Group
with respect to the development of a childeare centre in
Brighton, Western Austraha.

The transaction whereby the Company will acquire the
Brighton Property Opportunity and for which approval
18 being sought pursuant to Resolution 1.

The acquisiion agreement dated 22 February 2007
between the Company and Pivot Group, which
agreement governs the acquisifion by the Company of
the Caboolture Property Opportunify.

The Property Opportunity offered by Pivet Group and
accepted by the Company in accordance with the
Strategic Alliance Agreement whereby the Company
will acquire a property opportunity from Pivoet Group
with respect to the development of a medical centre in
Caboolture, Queensland.

The transaction whereby the Company will acquire the
Caboolture  Property Opportunity and for which
approval is being sought pursaant to Resolation 2.

Axiom Properties Limited ABN 40 009 063 834

Corporations Act 2001 (Cth).



Director
Independent Expert

Independent  Expert's
Report

Listing Rules
Meeting

Notice

Pivot Group

Property Opportunity

Resolution

Share
Shareholder

Strategic Alliance
Agreement
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A director of the Company.
PKF Corporate Advisory Services (WA} Pty Ltd

The report prepared by the Independent Expert dated 16
February 2007and attached as Annexure A.

The Listing rules of the ASX.
The General Meeting the subject of the Notice.

The Notice of General Meeting which accompanies this
Explanatory Memorandum.

Pivot Group Pty Ltd ACN 008 459 685.

A project development opportunity which has recerved
planning approval, which Pivot Group or a related body
corporate hoids a legal or equitable right to. The
opportunity may be either wholly owned by Pivot
Group or any of its related parties corporate or may be
an opportunity m which Pivot Group or ifs related
bodies corporate merely have an interest, including the .

A resolution proposed pursuant to the Notice.

A fully paid ordmary share m the capital of the
Company.

A sharcholder of the Company.

The Strategic Alliance Agreement dated 29 September
2006 between the Company and Pivot Group, as
amended by Deed of Variation dated 5 October 2006. .



ANNEXURE A

Independent Expert's Report
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ér@m‘ﬁm
dvisory

16 February 2007

The Directors

Axiom Properties Limited
Level 45, Bankwest Tower
108 3t Georges Terrace
Perth WA 6000

Dear Sirs,
INDEPENDENT EXPERT'S REPORT
1 INTRODUCTION

You have requested that PKF Corporate Advisory Services (WA) Pty Ltd {(*PKF Corporate Advisory”)
prepare an independent expert’s report {*IER" or “the Report™} in relation to two separate transactions that
will involve Axiom Properties Limited {("Axiom” or “the Company’} acquiring property development
opporiunities in  Cabooliure, Queensland and in Brighton, Western Australia (*the Proposed
Transactions”}.

We understand that under the Cabooliure Acquisition Agreement, Axiom will purchase land from Pivot
Group Pty Ltd {*Pivot”) for the construction of a purpose built medical centre for an ASX listed company,
Symbion Health Lid, who have agreed to enter info a 10 year lease pre-commitment. The consideration
for the purchase of the land is $1,700,000.

We understand that under the Brighton Acquisition Agreement, Axiom will purchase land from Pivot for
the construction of a purpose built childcare centre. DayCare Australia Pty Ltd has agreed {o enter into a
15 year lease pre-commitment. The consideration for the purchase of land is $1,050,000.

Purpose of the Report

This report is to accompany a Notice of General Meeting {"NGM"} and an Explanatory Memorandum
{"EM"} to be distributed to shareholders of Axiom.

Axiom is required under Chapter 10 of the Australian Stock Exchangs {*ASX") Listing Rules to obtain
shareholders’ approval for the Proposed Transactions. Listing Rule 10.1 prohibits a listed company from
acquiring & substantial asset from, or disposing of a substantial asset to, a substantial shareholder
(that is a shareholder who is entitled to at least 10% of the voting securities of the company) or a related
party, without first obtaining shareholder approval.

An asset is substantial if its value or the value of the consideration for it is 5% or more of the sum of the
equity interests of the Company as al the date io which the last audited accounts were prepared. Pivot
and its associated entity are currently entitled to 22.27% of the voling securities of the Company, and
accordingly are considered a substantial shareholder for the purpose of Listing Rule 10.1.

Further, Pivot is also a related party of Axiom, as Pivot is controlled by Mr Peter Laurance, the father of a
director of Axiomn, Mr Ben Laurance.

Tek 61 89278 2222 | Fax: 61892782200 | www.pkf.com.au
PKF Corporate Advisory Services (WA} Pty Lid ! Australian Financial Services Licence 240566 | ABN 68 009 432 152
Level 7, BGC Centre | 28 The Esplanade | Perh | Western Ausfralia 6000 | Australia

PO Box Z5066 | St Georges Terrace | Perth | Western Australia 6831



The cash consideration for the Proposed Transactions constitutes a substantial asset of the Company, as
defined in Listing Rule 10.2, and will therefore be a disposal of a substantial asset fo a related
party/substantial shareholder for the purposes of Listing Ruie 10.1.

Sharehelder approval is required in accordance with Listing Rule 10.1 for the Proposed Transactions.
Our Approach and Basis of Assessment

The Corporations Act does not define the expression “fair and reasonable”. However, guidance is
provided by ASIC Policy Statements ("PS"} and Practice Notes {*PN"} which establish certain guidelines
in respect of Independent Expert's Reports required under the Corporations Act.

The scope of the IER has been based on ASIC Policy Statement 74 “Acquisitions Agreed to by
Sharehelders”. We have also considered ASIC Policy Statement 75 “Independent Expert Reports to
Sharehelders” and Practice Note 42 "Independence of Experts’ Reports” as a guide to preparing our 1ER.

Based on the requirements of ASIC Policy Statement 74, our Report compares the offer consideration
and the value of assels under offer, as well as other factors including the likely advantages and
disadvantages of the Proposed Transachions {o the non-associated shareholders of Axiom. This will form
the basis of our opinion as to whether or not the Proposed Transactions are fair and reasonable o the
non-associated shareholders of Axiom.

Reliance on Information

This Report is based upen financial and other information provided by Axiom. PKF Corporate Advisory
has considered and relied upon this information. PKF Corporate Advisory believes the information
provided to be reliable, complete and not misleading, and has no reason to believe that any material facts
have been withheld. The information provided was evaluated through analysis, inquiry and review for the
purpose of forming an opinion as o whether the Proposed Transactions are fair and reasonable.

PKF Corporate Advisory does not warrant that its inquiries have identified or verified all of the matiers
which an audi, extensive examination or full scope “due diligence” investigation might disclose. In any
event, an opinion as to whether a proposed transaction is fair and reasonable is in the nature of an overall
opinion rather than an audit or detailed investigation. Preparation of this Report does not imply that PKF
Corporate Advisory has audited or in any way verified the financial accounts or other records of Axiom.

it is understocd that the accounting information provided to PKF Corporate Advisory was prepared in
accordance with generally accepied accounting principles and except where noted, prepared in a manner
consistent with the method of accounting used by Axiom in previous accounting periods.

An important part of the information base used in forming an opinion of the kind expressed in this Report
is the opinion, judgement and representations of management. This type of information was also
evaluated through analysis, inquiry and review to the extent practical. However, such information is often
not capabie of external verification or validation.

PKF Corporate Advisory accepis no responsibility for any claim arising out of misstatements or omissions
in any material supplied by Axiom, its directors or employees, on which PKF Corporate Advisory has
refied for the purposes of this Report.

Current Market Conditions

Our opinion is based on economic, market and other conditions prevailing at the date of this Report.
Such conditions can change significantly over refatively short pericds of time.
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Summary of Opinion

In view of all the factors and our evaluation of the advantages and disadvantages of the Proposed
Transactions where the advantages cutweigh the disadvantages, in our opinion, the Proposed
Transactions are considered fo be fair and reasonable to the non-associated shareholiders of
Axiom.

in forming our opinion we considered the following key issues.

Axiom is a publicly listed property development company currently with a 40% interest in the Port
Geographe Joint Veniure and a profit participation opportunity associated with the development of an
office block at 100 St Georges Terrace Perth.

Pivot is an Australian private development company with over 34 years experience as a developer,
project manager and operator of retaill, commercial, hotel, resort, marina and theme park developments.

Axiom entered info a Strategic Aliance Agreement with Pivot on 28 September 2006. The Stirategic
Alliance Agreement will, over the next three years, provide Axiom with the first right to acquire each
development project within the Pivot pipeline of projects throughout Austratia.

Under the Cabooliure Acquisition Agreement, Axiom will purchase land located at Bertha Street,
Caboolture, Queensland from Pivot for the construction of a purpose buill medical centre for an ASX
listed company, Symbion Health Lid, who have agreed to enter into a 10 vear lease pre-commitment.
The consideration for the purchase of the land is $1,700,000.

Under the Brighton Acquisition Agreement, Axiom will purchase land located at Marchwood Boulevard,
Butler, Western Australia, from Pivot for the construction of a purpose built childcare centre. DayCare
Australia Pty Lid has agreed to enter into a 15 year lease pre-commitment. The consideration for the
purchase of land is $1,050,000.

Pivot and its associated entity are currenily eniitled to approximately 22.27% of the voting securities of
the Company, and accordingly are considered a substantial shareholder for the purpose of Listing Rule
10.1. Pivot is also a related party of Axiom, as Pivot is controlied by Mr Peter Laurance, the father of a
director of Axiom, Mr Ben Laurance.

Shareholder approval is required in accordance with Listing Rule 10.1 for the Proposed Transactions.
The cash consideration for the Proposed Transactions constitutes a substantial asset of the Company, as
defined in Listing Rule 10.2, and will therefore be a disposal of a substantial asset o a related
party/substantial shareholder for the purposes of Listing Ruie 10.1.

The proposed medical centre project located at Cabooliure, Queenstand, has been the subject of an
independent valuation by LandMark White Brisbane Ply Lid dated 14 November 2006. The Cabooliure
Property valuation has determined that the “as is” value of the Cabooliure Property Site is $1,700,000
exclusive of G3T.

The value of the consideration to be paid by Axiom for the Cabooiture Property is cash consideration of
$1,700,000. Therefore, the value of the consideration being paid is equal to the value of the asset being
acquired.

The proposed childcare centre project located at Butler, Western Australia, has been the subject of an
independent valuation by Knight Frank Australia Pty Lid dated 11 January 2007. The Brighion Property
valuation has determined that the “as is” value of the Brighton Property Site is $1,050,000 exclusive of
GST.
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The value of the offer consideration to be paid by Axiom for the Brighton Property is cash consideration of
$1,050,000. Therefore, the value of the consideration being paid is equal to the value of the asset being
acquired.

2 DETAILS OF THE PROPOSED TRANSACTION
Proposed Medicai Centre Site, Caboolture Queensiand (“Caboolture Property”)

The proposed medical centre is a development opportunity that has been sourced and de-risked by Pivot
over the last 12 months. Pivot currently owns the freehold of two sites located at 21 — 25 Bertha Street,
Caboolture, Queensland totalling 2,261 square metres.

This opportunity will see Axiom purchase the land from Pivot and then construct a purpose built medical
centre for Symbion Health Ltd. A lease pre-commitment has been executed by Symbion Health Lid for a
long term lease at market rent, with such rent being subject to regular reviews.

The property is located in the established cenire of CaboocHure, approximately 43 kilometres north of the
Brishane City centre and approximately 500 metres North West of the Caboolture Shire Council
Headguarters. The property is surrounded by residential houses and is well localed to shopping cenires
and infrastructure.

The Caboolture train station is located some 400 metres from the property and bus services run along
nearby major arterials.

The Development

Following the acquisition and subject to shareholder approval, Axiom will develop a single level medical
cenire thai will also comprise areas able to be occupied by associated health providers such as
pharmacy, dentist, radiology and pathology.

The building will provide typical medical centre accommodation with 12 consulting rooms, a treatment
reom, a procedures room, a waiting area, reception, administration room and a staff room.

A fixed price, lump sum contract is being negotiated with Bli Bli Nominees Constructions Pty Ltd trading
as BBN Constructions. The construction is estimated to take approximately 20 weeks. A development
approval was granted on 11 October 2006 and a Building Permit was issued on 8 November 2006,

The building costs are estimated to be approximately $1.7 milion. The Company intends to fund the
development with bank debt and are presently reviewing offers of funding from various providers.

Pivot has advised the Company that it wishes to act as the project manager for the development for a fee
of 2.5% of the total project costs {exciuding the consideration payable by Axiom for the Caboolture
Property).

Proposed Childcare Centre, Brighton, Western Australia {(“Brighton Property”)

The proposed childcare centre is a development opporiunity which has been sourced and de-risked by
Pivot Group over the last six months. Pivot currently owns the freehold of the site located at 14
Marchwood Boulevard, Buller in Western Australia totalling 2,333 square metres.

A binding letter of offer has been agreed between Pivot and DayCare Australia for a custom built 80 place
child care facility. The agreement is for a long term lease at market rent, with such rent being subject to
regular reviews.
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The Development

A fixed price, lump sum contract will be negotiated with a builder, subject o a competitive tender process.
The construction time is estimated to take approximately 20 weeks. Practical completion is scheduled to
be in September 2007.

A development approval was granted on 10 August 2006 and a building permit is expected to be granted
in March 2007. The Company intends to fund the development with bank debl and are presenily
reviewing offers of funding from various providers.

Pivot has advised the Company that it wishes o act as the project manager for the development for a fee
of 2.5% of the total project costs (excluding the consideration payable by Axiom for the Brighton
Property).

3 AXIOM PROPERTIES LIMITED
Overview of Operations and Background

Axiom is a publicly listed property development company currently with 2 40% interest in the Port
Geographe Joint Veniure and a profit participation opportunity associated with the development of an
office block at 100 St Georges Terrace Perth.

Axiom and Pivot entered intc a Strategic Alliance Agreement on 29 September 2006. The Strategic
Alliance Agreement provides Axiom with the first right to participate in Pivot's property development
opporiunities at a time when significant risk has been removed from any such opportunities. Details of
the Strategic Alliance Agreement are contained in Section 4.

On 5 Qctober 2006, Axiom completed a 15% share placement to raise $13,083,800 via the issue of 43.16
million shares at 30 cents each. The funds raised will be used to take advantage of new development
opporiunities that are expected to flow from the Strategic Alliance Agreement with Pivot.

Port Geographe Joint Veniture

The Port Geographe Project is an integrated residential and waterway development overiooking
Geographe Bay, north of Busselton, Western Austratia.

Axiom owns a 40% interest in the Port Geographe Joint Venture, the purpose of which is io develop the
remaining stage of the Port Geographe Project. The remaining 60% of the project is owned by Macsea
Nominees Pty Ltd, which in turn is owned by interests associated with Macquarie Bank Limited and Mr
Luke Saraceni.

The first sales of the development occurred in the March quarter of 2006 and resulted in 157 lots being
sold for a total of approximately $70 million. Construction has started on the first stages of the
development with the first titles expected to be issued in the first half of the 2007/2008 financial vear.

Century City — 100 8t Georges Terrace Perth Western Australia

On 26 June 2006, Axiom entered into a Development Agreement with Industry Superannuation Property
Trust and Pivot to participate in the office component of the development known as "Century City” at 100
St Georges Terrace Perth.

Under the terms of the agreement, Axiom will iniect a total of $5 million in four tranches over an eighteen
month period in order to earn a 50% profit share in the net profit of the seventsen story office building.
The independent valuer, Savills, has assessed the on completion value of the development to be in
excess of $200 million.
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Outlook

We undersiand that Axiom is looking to expand their opportunities and growth which was initiated with the
execution of the Strategic Alliance Agreement with the Pivot Group.

Board of Directors

lan Laurance
Executive Chairman

Mr lan Laurance s a former State Minister for Housing, Tourism and Lands. Lintd recently, Mr Laurance
was Chairman of the Midland Redevelopment Authority and currently sits on the Board of a number of
semi-government and not-for-profit organisations.

Ben Laurance
Executive Director

Mr Ben Laurance is an Execufive Director of Axiom, and an Executive Director of Axiom's major
sharsholder, Pivot.

Mr Laurance joined the family business of Pivot in June 2001 after a 10 vear career as an investment
advisor in Sydney advising domestic and American institutions on Australian equities. His role as
Executive Director of all Pivot companies is o oversee and manage the incubation of iis development
projects, as well as identify and source other unique opportunities around Australia.

Umberto Gianotti
Non-Executive Director

Mr Gianotli is a non executive director of Axiom and is the Property Lawyer for Pivot. He is a former
pariner of a national law firm and has specialised in property law for 30 years. Mr Gianofti has also
supervised the financial audit of major commercial building proiects.

Mr Michael Blakiston
Non-Executive Director

Mr Blakiston is a non-executive director of Axiom and is a practicing solicitor with legal experience in the
resources sector. Mr Blakiston holds the degrees of Bachelor of Jurisprudence and Bachelor of Laws
from the University of Western Australia and is a partner of the corporate and resource law firm, Blakiston
& Crabb. Mr Blakiston has been practicing law for over 25 vears.

Mr Blakiston has commercial experience both in advisory and directorial capacities having been involved
in project assessment, structuring and financing, joint ventures and strategic alliances in the resource
industry. in addition, Mr Blakiston has experience in initial public offerings, takeovers and mergers,
corporate and project fundraisings, construction, offtake and sales contracts.

Mr Biakiston is also a director of Platinum Australia Ltd, Vulcan Rescurces Limited, Rox Resources
Limited and Aurcra Gil & Gas Limited.
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Financial Statements

Set out below are summarised historical financial statements for Axiom as at 30 June 2005, 30 June 2008
and 31 December 2006.
Unaudited as at

Audited as at 30 Audited as at

Axiom Properties Limited

income Statement June 2005 30 June 2006 31 December
2006
Revenue 3 $ $
Sales Revenue 3,410,000 1,124,000 756,000
Other Revenue 255,000 637,000 242,000
Total Revenue 3,665,000 1,761,000 892,000
Cost of Sales Revenue 1,107,600 721,000 -
Depreciation 32,050 27,000 11,000
Rates and Taxes 3,000 10,000 4 000
Rent 32,000 35,000 19,000
Employee Benefits Expense 359,000 478,000 171,800
Site Maintenance 6,000 1,000 -
Borrowing Cosls 847,000 915,000 443,800
Other expenses from ordinary activities 201,000 225,000 691,000
Total Expenditure 2,587,000 2,412,000 1,339,000
Operating Profit before tax 1,078,000 {651,000} {347,000)
income Tax benefit retating to Ordinary - 3,830,000 145,000
activilies
Profit from ordinary activities after 1,078,000 3,179,000 {202,000)
related Income Tax

Audifed as at Audited as at Unaudited as at

Axiom Properties Limited

Balance Sheet 30 June 2005 30 June 2006 31 December
2006

Current Assets

Cashi 358,000 2,004,000 15,335,000

Receivables 222,000 250,000 180,600

nveritories 434 000 - 173,600

Other

Total Current Assets 1,014,000 2,254,000 15,602,000

Non-Current Assets

nvestments accournited for using the 10,448,000 10,448,000 10,432,000

equity method

Property, Plant & Equipment B&,000 62,000 51,000

Other Financial Assets 10,000 3,830,000 2,018,000

Deferred tax assels 3,977,000

Total Non-Current Assets 10,544,000 14,340,000 16,478,000

Total Assets 11,558,000 16,594,000 32,170,000
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Current Liabilities

Payables 282,000 369,000 58,000
interest Bearing Liabilities 9,000 11,000 11,000
Provisions 9,000 12,000 -
Total Current Liabilities 300,000 392,000 79,000
Non-Current Liabilities

interest Bearing Liabilities 5,867,000 8,555,000 9,548,000
Total Non-Current Liabilities 9,567,000 9,555,000 9,545,000
Total Liabilities 9,867,000 9,947,000 9,628,000
Net Assets 1,691,000 6,647,000 22,542,000
EQuIty

tssued Capital 37,650,000 39,427,000 55,148,000
Shiare based payment reserve 376,000
Accumulated losses (35,959,000} {32,780,000} {32,882,000)
Total Equity 1,691,000 6,647,000 22,542,000

The key assets of the Company are cash and invesiments. In Oclober 2006, Axiom completed a 15%
share placement fo raise $13,083,200 via the issue of 43.16 million shares at 30 cents each. We
understand this additional cash will assist Axiom to expand its asset base.

Capitat Structure and Ownership

As at 28 January 2007, Axiom has on issue 335,370,532 fully paid ordinary shares. The Company alsc
has 159,000,000 unlisted options as at the date of this report.

Details of the sharehoiding structure are set out below.

Axiom Properties Limited No. of shares Y%
Ordinary S8hareholders

Fivot Group Py Lid 53,000,000 15.80
Startrend Investments Py Lid 25,000,000 7.45
Pivot Projects Pty Lid 21,700,000 6.47
Laurarice Super Pty Lid 26,000,000 5.96
Charter Hall Limited 16,700,000 4.58
National Nominees Limitad 14,913,000 4.45
Advent Capital Limited 10,388,008 3.10
Silver Lake Nominees Py Ltd 7,800,000 2.33
Other minority holders 165,864,532 49,485
Total 335,370,532 100

The major shareholder is Pivol Group Pty Ltd who currently holds 53,000,000 fully paid ordinary shares in
Axiom representing approximately 16% of the total Axiom shares on issue. Pivot Projects Pty Ltd is an
associated entity and holds 6.47% of the total Axiom shares on issue. Pivot Group Pty Lid, Pivot Projects
Pty Lid and Laurance Super Ply Lid are entities associated with Mr Peter Laurance.

Startrend Investmenis Pty Lid is an entity associated with Mr Ben Laurance.
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4 PIVOT GROUP PTY LTD
Background and Overview of Operafions

Pivot is an Australian private development company with over 34 years experience as a developer,
project manager and operator of retail, commercial, hotel, resort, marina and theme park developments.
Pivot has created and developed numercus property development opportunities at various stages of
ptanning development.

The first Pivolt company was formed in 1972 o develop & shopping centre in Victoria Park, Western
Australia. In 1984 Pivot Group purchased the Sea World Theme Park on Queensland's Gold Coast.
After floating the Sea World Property Trust for $83 million on the Australian Stock Exchange in 1985, it
transformed the property into an international standard tourist attraction, catering for 1.5 million visitors
per year.

in 1989, Sea World formed a joint venture with Warner Bros and Village Roadshow Ltd o design,
consiruct and operate Australia's first movie theme park. Mr Peter Laurance was the inaugural Chairman
when Warner Bros Movie World opened on the Gold Coast in June, 1981, at a cost of $150 million and
employing 1,000 staff. Warner Bros/Village Roadshow purchased all of Pivot's theme park interests in
1093.

Since then, Pivot has specialised in developing high quality office buildings, shopping centres and bulky
goods centre throughout Australia.

it has developed three major office buildings in West Perth for SGI0, Conoco-Phillips Petroleum and
Sons of Gwalia, all of which were bought by Colonial First State Property Trust for $70 millich. Pivot also
joint ventured with Multiplex to develop the Ernst & Young headquarters at the Perth Convention and
Exhibition Centre, which was acquired for $47 million by the Multiplex Property Trust.

it currently has under construction a 12,000 square metre $50 million office building in Adelaide to be the
South Australian headquanters for international accounting firm KPMG, and a $57 million bulky goods
centre in Nunawading, Victoria which has been acquired by the Charter Hall Property Trust. Pivot is also
involved in a joint venture with Harvey Norman and Charter Hall to develop a $100 million bulky goods
cenire in the Melbourne suburb of Mentone.

Pivot also has approval to develop a 7,600 square metre office building on a major site it owns in
Parliament Place, West Perth. Pivot has also recently completed a neighbourhood shopping centre in
Mandurah anchored by Woolworths and ANZ Bank.

Board of Directors

Peter Laurance
Executive Chairman

Mr Peter Laurance founded the first of the Pivot Group of companies in Perth, Western Australia in 1972,
which grew into a publicly listed corporation in 1884 with offices and property assets throughout Australia.
Pivot has been wholly owned by the Laurance family since it privatised the Group in 1890,

in 1980, Mr Laurance was appointed by the Queensland Government as Chairman of s Queensland
Teurist and Travel Corporation, where he directed a team of 300 people in 17 offices worldwide to
promote the State as Australia’s premier tourist destination.

in 1882, Mr Laurance was invested as an Officer in the Order of Australia (A.0.} in recognition of his
services to tourism and helping disadvantaged children. Mr Laurance is a Trustee of the Sydney based
Sport and Tourism Youth Foundation, which granis scholarships for the education and training of
disadvantaged young Australians.
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Ben Laurance
Executive Director

Mr Laurance joined Pivot as a Director in June 2001 after 10 years as an investment advisor with Hartley
Poynton, advising Australian and international institutions of Australian investments.

With his experience in the corporate and financial markets, Mr Laurance has provided the guidance,
financing and management of a number of successful start-ups, developing these companies from
concept to operating businesses.

Mr Laurance has a Bachelor of Economics degree from the University of Western Australia.

Dianne Laurance
Director

Dianne Laurance is involved in the finance area, the selection of staff and her specialised fields of interior
design and landscaping. She is also responsible for the Group's Margaret River vinevard investment
where she is developing a range of wines o be marketed under the "Laurance of Margaret River” label.

Strategic Alliance Agreement

Axiom entered info a Strategic Alliance Agreement with Pivot on 28 September 2006. The Stirategic
Alliance Agreement will, over the next three years, provide Axiom with the first right to acquire each
development project within the Pivot pipeline of projects throughout Australia.

The agreement requires Pivot to offer to Axiom the right to acquire, at the greater of cost or valuation,
each property development opportunity as and when such opportunity is granted all regulatory approvals
and therefore is ready for development. Any development which is currently under construction or which
Pivot may acquire in circumstances where such development has commenced is exciuded from the
agreement.

The concept of the agreement is for Pivol to source new projects and to remove from such projects the
approval and zoning risks before presenting the project to Axiom for its consideration. During the term of
the agreement it is Axiom's intention to develop the executive skills to find its own projects.

5 VALUATION OF THE ASSETS TO BE ACQUIRED
Valuation of the Proposed Medical Centre Site, Caboolture Queensland {“Caboolture Property”)

The proposed medical centre project located at 21 — 25 Bertha Street, Cabooiture, Queensiand, has been
the subject of an independent valuation by LandMark White Brisbane Pty Lid (“LandMark White") dated
14 November 2006. A copy of this valuation is attached at Annexure 1.

The Cabooliure Property valuation has been prepared on the basis of an "as is” value with the following
assumptions.

= The land has development approvat for a medical centre project.

= The developer, Pivot, has secured a 10 year lease pre-commitment with Symbion Health Ltd,
which is an ASX listed public company that specialises in the health industry including medical
cenires, pathology and imaging. The lease will be in the name of Symbion Medical Centre
Operations Pty Ltd. There will be a 6§ month bank guarantee representing 6 months rent plus
GST.
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= The land was purchased by Pivot in November 2005 and setifed in June 2006. The contract
price was $1,350,000 and was subject to the development approval but was not subject to the
lease pre-commitment which Pivot secured independently.

= The developer, Pivot, has provided written advice to LandMark White that they have expended
costs in the amouni of $235000. This expenditure has been included in the valuation
assessment.

The value of the Cabooiture Property on an “as is” basis has been considered using a Direct Comparison
approach whergby the site has been compared with sales evidence on a capital value per square metre
of the site area.

The Cabeolture Property valuation has determined that the “as is” value of the Caboolture Property Site is
%$1,700,000 exclusive of GST.

Valuation of the Proposed Brighton Childcare Centre, Brighton, Western Australia {“Brighton
Property”}

The proposed childcare centre project focated at 14 Marchwood Boulevard, Butler, Western Australia,
has been the subject of an independent valuation by Knight Frank Australia Pty Ltd {*Knight Frank™) dated
11 January 2007. A copy of this valuation is attached at Annexure 2.

The Brighton Property valuation has been prepared on the basis of an "as is” value, meaning & valuation

that provides the current market value of the property as it currently exists rather than the value of the
proposed development. The valuation considers the following assumptions.

+ The land has development approvat for a childcare centre.

s The land was purchased by Pivot in May 2006. The contract price was $805,000.

+ Since the acquisition in May 2006, the developer, Pivot, has secured the Development Approval
for a childcare centre. The costs incurred in order to achieve such approval have been inciuded
in the valuation assessment.

The value of the Brighton Property on an "as is” basis has been considered using a Direct Comparison
approach which involves the analysis of sales evidence, making adjustments for points of difference, with
a view to assessing a fair market value for the subject property.

The Brighton Property valuation has determined that the “as is” value of the Brighton Property Site is
%$1,050,000 exclusive of GST.

6 COMPARISON OF CONSIDERATION AND ASSETS TO BE ACQUIRED

The vatue of the consideration for the Caboolture Property is cash consideration of $1,700,000.

The value of the asset being acquired, being the property located at 21 — 25 Bertha Street, Caboolture,
Queensland with development approval for a medical centre, is $1,700,000 (based on an independent
valuation undertaken by LandMark White).

Therefore, the vatue of the consideration being paid is equal to the value of the asset being acquired.
The vatue of the offer consideration for the Brighton Property is cash consideration of $1,050,000.

The vatue of the asset being acquired, being the property located at 14 Marchwood Boulevard, Butler with

development approval for & childcare centre, s $1,050,000 (based on an independent valuation
undertaken by Knight Frank).
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Therefore, the vatue of the consideration being paid is equal to the value of the asset being acquired.

7 OTHER CONSIDERATIONS
Basis of Evaluation

The comparison of the value of the assels to be acquired under the Proposed Transactions and the value
of the consideration to be paid, whilst important, is only one element of our assessment.

Having compared the offer consideration with the assets to be acquired, we then evaluated other
considerations, including the advantages and disadvantages of the Proposed Transactions before
concluding whether the Proposed Transactions on the whole are fair and reasonable.

Advantages of the Proposed Transactions
The following are our considerations of the advantages of approving the Proposed Transactions,

= Expansion of the Company’s property portfolio
The Proposed Transactions will enable Axiom to expand and diversify its property portfolio
coniributing to the Company’s fulure growth. The acquisition of the Caboolture Property and the
Brighton Property will add to Axiom'’s current property investments being the 40% interest in the
Port Geographe Joint Venture and the profit participation opportunity associated with the
development of an office block at 100 3t Georges Terrace Perth.

= Ability to develop income generating assets
The Proposed Transactions may enable Axiom to generate fulure income once the projects are
completed. Both the Caboolture Property and the Brighton Property have been progressed to a
point where Development Approvals are in place and long term tenant pre — commitments have
been secured. This will assist Axiom to expand its portfolio of income producing assets which
have the potential to increase profit vields to the Company.

+ No dilution of shareholders interests
Given the consideration for the Proposed Transactions is cash, there will be no dilution in
sharsholders interests.

Disadvantages of the Proposed Transactions
The following are our considerations of the disadvantages of approving the Proposed Transactions;

+ Development Risk
A risk for Axiom in underiaking these development opportunities is that the profit vield may not be
as robust as projected in preliminary feasibility studies. During development projects of this
nature, there are circumstances that can arise, often beyond the controf of the Company, which
may result in additional costs being incurred. Additional costs which are the responsibility of the
Company will impact directly on the profit vield of the project.

+ Decline in the value of the Property Market
Commerciat property markets in both Queensiand and Western Australia have enjoyed strong
demand in recent years. However, the ongoing strength of the property market is influenced by
many economic drivers, particularly interest rates and inflation rates. A decline in demand for
commercial property may have a negative impact on the value of the properties.

Axiom Properties Limited - independent Expert's Report 12



8 OPINION AND CONCLUSION

In view of all the factors and our evaluation of the advantages and disadvantages of the Proposed
Transactions where the advantages cutweigh the disadvantages, in our opinion, the Proposed
Transactions are considered fo be fair and reasonable to the non-associated shareholiders of
Axiom.

in forming our opinion we considered the following key issues.

Axiom is a publicly listed property development company currently with a 40% interest in the Port
Geographe Joint Veniure and a profit participation opportunity associated with the development of an
office block at 100 St Georges Terrace Perth.

Pivot is an Australian private development company with over 34 years experience as a developer,
project manager and operator of retaill, commercial, hotel, resort, marina and theme park developments.

Axiom entered info a Strategic Aliance Agreement with Pivot on 28 September 2006. The Stirategic
Alliance Agreement will, over the next three years, provide Axiom with the first right to acquire each
development project within the Pivot pipeline of projects throughout Austratia.

Under the Cabooliure Acquisition Agreement, Axiom will purchase land lccated at Bertha Street,
Caboolture, Queensiand, from Pivot for the construction of a purpose built medical centre for an ASX
listed company, Symbion Health Lid, who have agreed to enter into a 10 vear lease pre-commitment.
The consideration for the purchase of the land is $1,700,000.

Under the Brighton Acquisition Agreement, Axiom will purchase land located at Marchwood Boulevard,
Butler, Western Australia, from Pivot for the construction of a purpose built childcare centre. DayCare
Australia Pty Lid has agreed to enter into a 15 year lease pre-commitment. The consideration for the
purchase of land is $1,050,000.

Pivot and its associated entity are currently entitled to 22.27% of the voting securities of the Company,
and accordingly are considered a substantial sharsholder for the purpese of Listing Rule 10.1. Pivot is
also a related party of Axiom, as Pivot is controlled by Mr Peter Laurance, the father of a director of
Axiom, Mr Ben Laurance.

Shareholder approval is required in accordance with Listing Rule 10.1 for the Proposed Transactions.
The cash consideration for the Proposed Transactions constitutes a substantial asset of the Company, as
defined in Listing Rule 10.2, and will therefore be a disposal of a substantial asset o a related
party/substantial shareholder for the purposes of Listing Ruie 10.1.

The proposed medical centre project located at Cabooliure, Queenstand, has been the subject of an
independent valuation by LandMark White Brisbane Ply Lid dated 14 November 2006. The Cabooliure
Property valuation has determined that the “as is” value of the Cabooliure Property Site is $1,700,000
exclusive of G3T.

The value of the consideration to be paid by Axiom for the Cabooiture Property is cash consideration of
$1,700,000. Therefore, the value of the consideration being paid is equal to the value of the asset being
acquired.

The proposed childcare centre project focated at 14 Marchwood Boulevard, Butler, Western Australia,
has been the subject of an independent valuation by Knight Frank Australia Pty Lid dated 11 January
2007. The Brighton Property valuation has determined that the “as is” value of the Brighton Property Site
is $1.050,000 exclusive of GST.
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The value of the offer consideration to be paid by Axiom for the Brighton Property is cash consideration of
$1,050,000. Therefore, the value of the consideration being paid is equal to the value of the asset being
acquired.

9 SOURCES OF INFORMATION

in preparing this Report we have had access to and have relied upon the foliowing primary sources of
information:

Draft Notice of Meeting and Explanatory Memorandum dated 16 February 2007,
» Annual Report for Axiom for the financiat years ended 30 June 2005 and 30 June 2008;
» Unaudited management accounts for Axiom for the period ended 31 December 2006;

» independent valuation Report for 21 — 25 Bertha Sireet, Caboolture, Queensland, dated
14 November 2006 and prepared by LandMark White, Brishane;

» independent valuation report for 14 Marchwood Boulevard, Butler, Western Australia,
dated 11 January 2007 and prepared by Knight Frank;

. Details of Axiom’s shareholders and share register of ordinary shares and options as at
29 January 2007,

» ASX Announcements for Axiom;

. Correspondences inciuding electronic mail, telephone conversations and mestings with

key personnel at Axiom; and

» Other sources of publicly available information such as IRESS, ASIC, ASX, Internet,
Company Websites, newspaper publications etc.

10 QUALIFICATIONS ANL DECLARATYIONS
Qualifications

PKF Corporate Advisory is a wholly owned Company of PKF Chartered Accountants, Western Australian
Partnership (*PKF". PKF Corporate Advisory has extensive experience in the provision of corporate
financial advice, particularly in respect of independent expert’s reports and valuations.

The nature of this Report is such that it should be given by an entity that holds an Australian Financial
Services Licence under the Financial Services Reform Act 2001. PKF Corporate Advisory hoids the
appropriate Australian Financial Service Licence {Refer Appendix 3}.

The person specifically invoived in preparing this Report, Mr lan Olson, is a Pariner of PKF and a Director
of PKF Corporate Advisory and has the necessary experience and qualifications appropriate to the advice
being offered.

Other PKF Corporate Advisory and PKF staff have been consulted in the preparation of this Report where
appropriate.

Independence
PKF Corporate Advisory is not aware of any matter or circumstance that would preciude it from preparing

this Report on the grounds of independence either under reguiatory or professional requiremenis. In
particutar, we have had regard o the provisions of applicable proncuncements and other guidance
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statements relafing to professional independence issued by Australian professional accounting bodies
and ASIC Practice Note 42.

Netther PK¥ Corporate Advisory, PKF nor the signatory of this Report, Mr lan Olson, has had within the
past two years any relationship with the Company.

We have held discussions with the management of Axiom regarding the factual accuracy of the
information contained in this Report. We did not change the methodology used in our assessment as a
result of these discussions and our independence has not been impinged in any way

Disclaimer

This Report has been prepared at the request of the Directors of Axiom specifically for the non-associated
shareholders of Axiom. 1t is not intended that this Report be used for any other purpose other than o
accompany the Notice of General Meeting and Explanatory Statement to be sent to Axiom Shareholders.

in particutar # is not intended that this Report should be used for any other purpose than as an expression
or our opinion on whether the Proposed Transactions are fair and reasonabie to the shareholders of the
Company.

Accordingly, this Report and the information contained herein may not be relied upon by anyone other
than the non-associated sharehoiders of Axiom without the written consent of PKF Corporate Advisory.

Neither PKF Corporate Advisory, nor PKF, nor any member or empioyee thereof undertakes
responsibilty to any person, cother than the non-associated shareholders of Axiom, in respect of this
Report, including any error or omissions howsoever caused.

in the preparation of this Report we have considered the information and explanations given to us. We
emphasise that we have not carried out an independent confirmation of the information nor have we
conductad anything in the nature of an audit or review. We do not imply, nor should it be constructed that
our assessment has revealed ail the matters which an audit or more detailed examination might disclose.

We have however evaluated information provided to us by Axiom and its advisers, as well as other
parties through inquiry, analysis and review and nothing has come to our attention to indicate the
information provided was materially misstated or did not afford reasonable grounds upon which to base
our opinion. We have no reason to believe that any information relied on by us is incorrect.

The statemenis and opinions contained in this Report are given in good faith and are based upon PKF
Corporate Advisory's consideration and assessment of information provided by the Directors and
management of Axiom and are believed to be reliable and accurate. We have no reason to believe that
any information has been withheld from us.

Consents

PKF Corporate Advisory hereby consents to this Report accompanying the Notice of General Meeting
and Explanatory Statement in the form and conient in which it is included. Apart from such use, neither
the whole, nor any part of this Report, nor any reference thereto may be included in or with, or atiached to
any document, circular, resolufion, statement or letter without the prior written consent of PKF Corporate
Advisory.
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Other

PKF Corporate Advisory is entitied to receive a fee based on the time spent in the preparation of this
Report, estimated at approximately $25,000 plus GSY. PKF Corporate Advisory will not be entitled to any
other pecuniary or other benefit, whether direct or indirect, in connection with the making of this Report.

Yours faithfully,

Cdah -

lan Olson
Director
Authorised Represeniative
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APPENDIX 1

VALUATION OF PROPOSED MEDICAL CENTRE PROJECT, CABOOLTURE QLD

Axiom Properties Limited - independent Expert's Report 17



valuation report

property Proposed Medical Centre Project
21-25 Bertha Street
Caboclture Qid 4510

prepared for Axiom Properties Limited
reference Mr Ben Laurance
date 14 November 20086

fite reference 73448 / 3765H1

Fraser Bentley

LandMark White

Independent
Valuation
FResearch
Property Advics

LandMeark White Brisbane Piy Led
ABN 85 102 282 2BB
ACH 102 262 288

bewvel 14

307 Queen Street
Brishane QLD 40C0
Austrakiz

GFO Box 1048
Brisbane QLD 4001

Telephone 07 3228 0000
Facgimite 07 3221 3037

woenew landmarkwhite eom.au

Mational Offices:
Sydney
Meibourne
Brisbane

Gold Coast
Parramatis
Sunshine Coast




Proposed Medical Centre Project
21-25 Bertha Street
Caboolture Qid 4510

contents

synopsis
1.1 executive summary
1.2 performance summary
introduction
2.1 instructions

2.2 critical assumptions
2.2.1 verifiable assumptions
2.2.2 assumgptions requiring further consultancy
2.2.3 assumptions based on opinion
2.3 definition of market value
land particulars
3.1 title details
3.2 statutory assessment of land value
3.3 land description, dimensions and area
3.4 planning
3.5 environmental issues
3.8 locality and surrounding development
3.7 road system, access and exposure
3.8 services and amenities
proposed improvements
4.1 general
4.2 construction
4.3 tettable areas
4.4 accommodation
4.5 on-site parking
4.6 building services
4.7 presentation, condition & utility
4.8 other improvements
4.9 replacement value of improvements
market comment
5.1 general
income analysis
6.1 lease structures
6.2 GST issues
6.3 cutgoings
6.4 rental evidence
6.5 net income assessment ~ rental analysis
sales evidence
7.1 sales evidence
7.2 sates reconciliation
as if complete rationale
8.1 general
8.2 sales history
8.3 capitalisation method

8.4 discounted cash flow analysis
8.4.1 discount rate
8.4.2 terminal yield

o Vo To B Ve T o o o + S I B B &) B I | S S A A A I S O S



Proposed Medical Centre Project
21-25 Bertha Street
Caboolture Qid 4510

8.4.3 capital expenditure
8.4.4 acquisition and disposal costs
8.4.5 re-letting up period/incentive allowance
8.4.6 rental growth and forecast ¢pi
8.4.7 net present value
8.5 direct comparison approach
8.6 reconcitiation of approaches and adopted value
8.7 selling & letting up periods
8.8 gst implications “as if complete”
as is - site valuation
9.1 valuation methodology and approach
9.2 sales evidence
9.3 direct comparison
9.4 restdual cashflow analysis

9.4.1 development costs and other inputs
9.4.2 profitabitity and returns

valuation

annexures

1. photographs of subject property
general locality map

title searches

registered plan

development approval

floor plans

cougar summary valuation report

BN e e W N

estate master — development cash flow

22
23
23
23
23
24
24
25
25
26
26
26
27
28
28
28
30



Proposed Medical Centre Project
21-25 Bertha Street

Caboolture Qid 4510 S y n 0 p S i S

1.1 executive summary

prepared for & purpose Axiom Properties Limited for First Mortgage. Heliance on this report for
first mortgage security purposes is subject to written approval of the
first mortgages by LandMark White.

owner { chent reference Mr Ben Laurance.

interests being valued Freehold interest “as if complete” - subject to lease pre-
commitment.
“as ig” with development approval, lease pre-
commitment and costs axpended to date.

{and area 2,261 square metres.

town planning “Metropolitan Centre — £Z2-8".

description A single level medical centre project that will provide medical centre

accommodation plus areas including but not limited to designations for
a pharmacy, pathology, imaging and dentistry. Op-site parking will be
provided for 40 vehicies.

net lettable area 796 square meatres.

tenancy profile ococupancy: 100%. lease expiry: 10 years.

proposed commencement/market base: $320,000. net {after est. Land Taxl:$312,875,

income

indicated returns - market yield: 7.28% initial yisld: 7.28%

“as if lete” , ;

as T complete discount rate: 9.00% irr 10 year: 9.18%

indicated returns - development profit: $6815 768 development margin: 17.01%

“as is”

majar issues B The developer has secured a 10-year lease pre-commitment to
Symbion Heafth, which is an ASX 100 listed public company that
spegcialises in the health indusiry including medical centres, pathology
and imaging. The lease is in the name of Symbion Medical Centre
Operations Pty Limited. There is 8 § month bank guarantse.

. The land has development approval for a medical centre project.

B The developer, Pivot Group has provided written advice thai thaey
have expended costs in the order of $235,000. This expenditurs
adds to the “as is” value and is reflected in the assessment.

B The land was purchased in November 2005 and settled in June
2006, The contract price was $1,380,000 and was subiect to the
development approval but was not subiect to the lease pre-
commitment which the Pivot Group secured independently and was
prior to the expenditure to date referred to in the point above.

date of valuation 14 Movember 2008.
market value - as if complete §4, 300,000 Exclusive of G57. $5,402/m? of NLA

subject to the lease pre-
commitment

market value ~ as is with $1,700,000 Exclusive of GST. 782im? of site area
development approval and subject
to the lease pre-commitment and
costs expended to date

valuer Fraser Bentley AAP

Certified Practising Valuer
DIRECTOR

Registered Valuer No. 2388 Qid

This valuation is subject to the qualifications and assumptions set ¢ut in this report and the whole of
the report should be read before any reliance is placed upon this valustion.

This report has been prepared in accordance with commercial valuation standards.

LandgfMark White H
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Proposed Medical Centre Project
21-25 Bertha Street
Caboolture Qid 4510

1.2 performance summary

. Interest rates remain at reascnably low levels however the increase in the official interest rates of 20
basis points by the RBA on 7 November 2008 means that rates have risen 75 base points in 2006,
It ts too early to assess the impact of the recent interest rate rise on the yield climate. Howaever, it
is reasonable to contend that this rate rise and the prospect of possible rising interest rates early
next vear may slow the market down. Up until this paint, the low interast rate environment has
continued to fuel much of the activity across all cormmercial, retall and industrial sectors as
prospective investors continually seek to benefit from the lower cost of funds. Further, the weight of
money continues to provide a strong impetus for the market.

. In my opinion, yields for commercial property are considered to be at thelr lowest point and are
unlikely to firm further. Sewversl market participants/commentators have indicated otherwise
expressing the view that some further firming is likely, largely due to ‘weight of funds’. This
argument however, ignores the relationship between the risk-free rate and property vields.

. Investment market conditions at present are particularly strong with agents reporting unprecedented
levels of inquiry for purchasing commercial and retail property assets. Opportunities to enter the
market are relatively scarce. Demand for commercial property assets, particularly those with strong
lease covenants remains very strong.

. A feature of recent and current market sctivity in purchasing cormmercial and retail property has
been the prevalence of private high net worth investors. This added investor profile has increasingly
bBeen competing with the usual syndicates, property trusts and institutions (mainly wholesale funds)

. The subject property on an "as if complete” basis is expected to present well and have a good level
of utility for its proposed use as a medical centre and associated allied health oceupants.

. The property will have ample on-site parking with 40 spaces indicated on the site plan.
. The property has Development Approval for the proposed scheme.

. The property has a lease pre-commitrnent, which is referred to in grester detail in the subsection
below, which considerably reduces the devalopment risk.

. Tha developrment margin at the assessed land value is 17.01%.

. b consider that the exposure level is relatively low on the basis that neither Bertha Street nor George
Street appears to carry high volumes of traffic. However other nearby streets which have more
commercial development also have relatively low traffic volurnes. The immaediate area s an emerging
precinet that has been designated for commercial uses as part of the Caboolture Shire Plan effected
in December 2005,

. The praperty has been leased on an "as if complete” basis to Symbion Health. Symbion Health
Limited is an ASX 100 listed public cormpany that specializses in the health industry including medical
centres, pathology and imaging. The lease is in the name of Symbion Medical Centre Operations Pty
Limited. There is a 6 month bank guarantee.

. The commencement rent is to be $320,000 per annum net, which equates to approximately $402
per sguare metre net. From this amount Land Tax is deducted as per the net income assassment in
the body of the report. Land Tax is non-recoverable from lessees in the State of Queensiand.

. The lease rental growth is strong with fixed 4.5% annual reviews during the term. At

commencerment of the option {if exercised} the review is to rmarket with & ratchet clause and &
. ! o .

. There may not be a need for professional management on an "as if complete” basis, due to it being a
single tenant property. However | recommend that ranagement be engaged to ensure the longer
term performance of the asset is not diminished. Management is especially advisable for absent and
passive investors.

LandgfMark White 2
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21-25 Bertha Street

Caboolture Qid 4810 intrOdUCtion

2.1 instructions

instructing party Axiom Properties Limited.
contact Ben Laursnce.
prepared for Axiom Properties Limited.
purpose of valuation First #Mortgage.

Reliance upen this report by an intending rmortgagee is subject o
an assignment of the report to the nominated mortgagee.

interest heing valued Freshold interest. “as it complete® - subject to lease pre-
commitment,

“as ig” with development approval, lgase pre-
commitment and costs axpended to date.

date of valuation 14 November 2006.

date of inspection 14 November 2006,

report compliance Standard Bank Instructions v Yes No
Austratian Property Institute v Yes No

2.2 critical assumptions

This valuation is subject to the gualifications and assumptions set out in this report and the
whole of the report should be read before any reliance is placed upon this valuation. The
conditions, qualifications and recommendations contained within this report should be noted
and acted upon where appropriate. This valuation has been prepared based on the
following assumptions:

2.2.1 verifiable assumptions

Verifiable assumptions primarily relate to matters of fact being generally detalled throughout
this report and summarised as follows:

. While all reasonable endeavours have been made to clarify the accuracy of the
information provided, it is assumed that the information provided by Axiom Properties and
the Pivot Group with respect to tenancy details, lettable areas, outgoings and proposed
development costs, consists of a full and frank disclosure of all information that is
relevant.

. In undertaking the valuation | have relied upon various financial and other information
submitted by Axiom Properties and the Pivot Group. Where possible, within the scope of
the retainer and limited to the expertise as a valuer, | have reviewed this information
including by analysis against industry standards. Based upon that review, LandMark
White has no reason to believe that the information is not fair and reasonable or that
material facts have been withheld. However, LandMark White's enquiries are necessarity
limited by the nature of its role and LandMark White does not warrant that they have
identified or verified all of the matters which a full audit, extensive examination or "due
diligence” investigation might disclose. For the purpose of our valuation asssssment, we
have assumed that this information is correct.

LandgfMark White 3
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. With respect to lease details, | note that the agreement for lease including a copy of the
draft lease as an annexure to it, has been sighted. Should there be any variation, |
reserve the right to review my valuation.

. | have relied upon the lettable areas indicated on the floor plan provided. Should any
subsequent survey indicate a variation to the area adopted within, the matter should be
referred to me for review of the valuation as deemed appropriate.

. Verifiable assumptions relate to environmental issues, structural integrity of the
improvements, condition of building services, zoning and encroachments, and can be
confirmed by obtaining appropriate documentation relating to each.

. As the site is presently awaiting development of the project described herein, this
valuation assumes that on an “as ¥ complete” basis, detailed reports in respect of the
structure and service installations of the property would not reveal any defects requiring
significant expenditure. Additionally, in the absence of a Building Certificate issued by
Councl, | have assumed that the property on an “as ¥ complete” basis complies with all
relevant statutory requirements in respect of such matiers as heaith, building and fire
safety regulations.

. The development is complsted in accordance with the plans and details provided and that
on completion the property will fully comply with all statutory building regulations, the
Building Code of Australia, Council’s conditions of consent and that the building will
provide the general accommodation and construction detalls as described herein.

. | have adopted the construction cost estimate provided by the developer and have
assumed the amount to be adequate although this should be verified by a suitably
quatified Quantity Surveyor.

. | have assessed the "as is” value reflective of the costs expended to date, in accordance
with the advice by the developer. The figure is subject to the accuracy and correctness of
the advice provided by the developer.

2.2.2 assumptions requiring further consultancy

Verifiable assumptions listed above, should be investigated and confirmed prior to the lender

relying on this valuation assessment.

If any of these assumptions cannot be confirmed | reserve the right to recast my valuation.

2.2.3 assumgptions based on opinion

Assumiptions based on opinion are detailed in Sections 5 to 9 of this report.

2.3 definition of market value

"Market Value is the estimated amount for which an asset should exchange on the date of
valuation hetween a willing buyer and a willing seller in an arms length transaction, after
proper marketing, wherein the parties had sach acted knowledgeably, prudently and without
compuision.”

LandgfMark White 4
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land particulars

3.1 title details

Pivot Group Pry Lid.

Lots 1 to 3 on RP13247, Parish
of Canning, County of Aubigny,
as detailed on Title Reference

Rights and interests reserved to
the Crown by Deed of Grant
MNos. 10139130,

MNumbers. 18058067 and

115404066.

A copy of the current tit

¢ searches are enclosed {[Annexure 3] which detalls all

encumbrances and interests noted on title.

Overall, there are considered to be no encumbrances or interests reported on title which are
constdered to adversely affect the value, marketability and continuad utliity of the property.
If there are any encumbrances, encroachments, restrictions, leases or covenants which are

not noted in this report, they
known or discovered, | sho
assessment of value.

may affect the assessment of value. If any such matters are
uld be advised and asked as to whether they affect my

Details of the proposed lease is noted under Saction 6.1 “Lease Structure ”.

3.2 statutory assessment of

land value

21 Bertha Street

2% Bertha Street

total

$ 185,000 $123
$128,000 30 June 2005 $170
$313,000 $138

This valuation is mads for
information purposes only.

3.3 land description, dimens

rating and taxation assessments and is quoted hers for

ions and area

identification

The iand has been identified by reference to the street numbers,
Registered Plan and Site Plan and is situated on the north-eastern
corner of Bertha Street and George Street, being on the northern
side of Bertha Street and eastern side of George Street.

topography

Level

flood status

Not officially searched, but it is typically standard for Counci
Devetoproent Approvals to prescribe habitable finished floor levels
to be developed above Q100 level. Hence it is assumed that the
land and the finished floor slab level of the proposed building is not
flood Hable.

Rue to timing constraints a

full fHlood search from Caboolture Shire Council was not

possible. Should the information prove incorrect in any material respect, the matter shouid
be referred to me for review of the valuation as deemed appropriate.

LandgfMark White
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Bertha Strest frontage

58 metres approximately.

George Street frontage

40 metras approximately.

Northern boundary

b7 metres approximately.

Eastern boundary

40 metras approximately.

21 Bertha Street site area

1,507 square metres.

2% Bertha Street site area

754 square matres.

total gite area

2,261 square metres.

A copy of the Registered Plan is attached to this report ~ Annexure 4.

3.4 planning

planning scheme

Caboolture Shire Plan.

town planning

Metropolitan Centre — CZ-9.

permissible uses

Medical Centre is code assessable. Office is also code assessable.

approximate existing FSR

Nit.

development approvals |
applications

Material Change of Use — Development Permit: Medical Centre and
Shop {(Pharmacy}. Approval date: 11 July 2008. There are no non-
standard conditions of consent apparent. Refer to the Development
Approval at Annexure 5.

other matters

Nil apparent.

The planning information noted has besn obtained from Caboolture Shire Council Planning
Scheme and a copy of the Development Approval. This information has been relisd upon in
my assessment of value and no responsibility is accepted for the accuracy of the planning
information provided. Should the information prove incorrect in any significant respect, the
matter should be referred to me for review of the valuation as deemsed appropriate.

3.5 environmental issues

current use and commencement

Vacant land since recent demolition of two residential dwellings.

surrounding properties

Residential dwellings.

leve] of risk

Lo

issues upon inspaction

Nil apparent.

environmental report provided

A CLR & EMR search has been conducted. The site is not included
on the Environmental Managerment Register and not included on the
Contaminated Land Register.

other matters

Nil apparent.

LandgfMark White
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No soit tests or environmental studies have been made available for my perusal. Therefore,
it should be noted that my valuation is subject to there being no surface or sub-surface soil
problemis including instability, toxic or hazardous wastes, toxic mould, asbestos or building
material hazards in or on the property that would adversely affect its existing or potential
use or reduce its marketabiiity. Should any problems be known or arise than the valuation
should be referred to me for comment and review of the valuation as desemed appropriats.

3.6 locality and surrounding development

. The subject property is located In the established centre of Cahoolture, approximately 43
radial kilometres north of the Brisbane City centre.

. The subject property is approximately BOO metres north-west of the Caboolture Shire
Councl headquarters and shopping and civic heart which is centred around King Strest.

. Immediately surrounding development comprises residential dwellings. Two schocls are
located in close proximity, namely St Peters Primary and Caboolture Primary Schools.

. The general area has & predominance of residential dwellings. Commercial accommodation
is focussed to the south-east centred around Annie Street, East Street and Masking
Street. This node is located immediately to the north of the Council headquarters and is
within close proximiity of the subject land.

ki

ustratian

LandgfMark White 7
73448/37657



Proposed Medical Centre Project
21-25 Bertha Street
Caboolture Qid 4510

3.7

3.8

road system, access and exposure

The subiect property has frontage to Bertha Street and George Street.

Bertha Street generally has an sast-west orientation connecting George Street at its
western end with Beerburrum Road at its eastern end. It is bitumen sealed and has a
single lane In each direction. 1t has a concrete footpath along the subject’s frontage. It
appears to carry low to medium volumes of traffic. | would envisage i carries medium
volumes predominantly around school drop off and pick up timss.

George Street has a north-south orientation. 1t connects with King Street opposite the
main vehicular entry to the Caboolture Park sub-regional shopping centre. It has a
concrete footpath along the subject’'s frontage. It appsears to carry low to medium
volumes of traffic. | would envisage it also carries medium volumes predominantly around
schoo! drop off and pick up times.

Under the Council Development Permit and the approved site plan, access will be
permitted from George Street. Egress from the site will be via Bertha Street.

I consider that the exposure level is relatively low on the basis that neither Bertha Street
nor George Street appears to carry high volumes of traffic. However other nearby streets
which have more commercial development also have relatively low traffic volumes. The
immediate area is an emerging precinct that has been designated for commercial uses as
part of the Caboolture Shire Plan effected in December 20056,

it should be noted a Department of Main Roads search has not been sighted. This
valuation is based on the critical condition that there are no Government Authority
requirements for the land. It s recommended that any party relying on this valuation
undertake its own searches in this regard.

services and amenities

Electricity, reticulated wwater, sewserage, and tslephone services are connected to the
property, given the two individual properties had been previously used as residential
dwellings. The services will need new connections to facititate the proposed use and scale
of development.

There are two schools within close proximity as previously mentioned under locality and
surrounding development.

The Caboolture Park Shopping Centre is located at King Street some 400 metres south of
the subject property and it is a sub-regional shopping centre that is anchored by a Colses
suparmarket and has a Target Discount Department Store and a substantial numiber of
specialty shops.

The Caboolture Train Station is located at Matthew Terrace approximately 400 metres
east of the subject property. Bus services run along King Street and Beerburrum Road.

LandgfMark White 8
73448/37657
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4.1 general

The subjsct property is to be developed with a single level medical centre that will also
comprise areas able to be occupied by allied health providers such as a pharmacy, dentist,
radiclogy and pathology.

4.2 construction

footings Reinforced concrete.

floors Reinforced concrete slab on ground.

external walis Rendared over masonry.

internal walis Envisaged that it will be timber or aluminium framed plasterboard

partitioning and potentially a masonry inter-tenancy wall between the
main medical centre and the pharmacy.

ceilings Suspended ceiling tiles.
window frames Aluminium.
roof Metal deck.

4.3 lettable areas

The site plan attached to the Agreement for Lease indicates a floor area of 796 sguare
metres. It is listed as being a Net GFA. GFA generally stands for Gross Floor Area. Hence
the Architect’s category of Net GFA, appears to be a contradiction in terms. The plan states
that the Net GFA excludes walls, services or plant equipment areas.

The valuation is based on the lettable area being 796 square metres. A lease survey should be
conducted at the completion of the building. Should a subsequent survey indicate a variation
to the area adopted within, the matter should be referred to me for review of the valuation as
deemed appropriate.

4.4 accommodation

. The building will provide typical medical centre accommeodation. The floor plan indicates
there will be 12 consulting rooms, a treatment room, a procedure room, waiting area,
reception, administration room, nurses’ room and staff room.

. Additionally there are to be two sets of male and female amenities.

. The medical centre will be able to be accessed from the entry adjacent to the car park on
the northern side of the buillding or alternatively from an entry on the southern face of the
huitding fronting Bertha Street.

. The pharmacy is to be located in the south-western section of the building at the front
corner of the property with frontage to both Bertha Street and George Strest.

« A dentist’'s area is shown on the floor plan at the western end of the building.

. Also at the north-western section of the building there are areas allocated to diagnostic
imaging, pathology and a small area for podiatry.

« A copy of the site plan and floor plan are attached to this report.

LandgfMark White g
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4.5 on-site parking

Tenant® 3
Vigitors® 34
Disabled Visitors 3
Total 40

* Denotes that the allocation is based on the site plan [copy is attached to this report} referencing. it
would not be unusual i more than three car parks were in sll practicality allocated to Doctors and
other consultants working from the premises.

4.6 building services

It is envisaged that the following services will be provided to the building:

. Ducted air conditioning.
. Fire protection and detection services.

. Automatic sliding doors at entry to the medicat centre.

4.7 presentation, condition & utility

It is envisaged that the property on an “as if complets” basis will have a high level of utitity
for its medical centre use and that it will be in good condition and present to a high
standard.

This valuation report does not purport to be a site survey nor is a structural survey of the
improvements presently possible given the subject property is to be developed with the
herein described improvements. Overall, | have assumed that on an “as if complete” basis
that detailed reports with respect to the structure and service installations of the
improvements would not reveal any defects or inadequacies reguiring significant capital
expenditure.

4.8 other improvements

. Drveways.
«  Bin enclosure.
. Landscaping.

. Fencing.

LandgfMark White 10
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4.9 replacement value of improvements

The replacement and reinstatement value of the improvements for insurance purposes,
including removat of debris, Council and professional fees, and likely escalation in costs
during the development and insurance period, s considered to be $1,900,000. This
assessment doses not include an allowance for emergency accommodation.

The assessment of reptacement value of improvements is provided as Indicative advice only
and, should an accurate assessment be required, advice should be obtained from a quantity
SUTVEYOTr.

LandgfMark White 77
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market comment

5.1 general

inflation

CPl increased 0.9% in the September quarter, taking the annual rate to
3.9% {compared with 1.6% in the Juns quarter}. This result places the
CPl above the Heserve Bank’'s target range of inflation. The major
contributor to the increase was the sustained rise in fruit prices;
contributing 0.3% to the gquarterly figure. Other contributors include
ingreased costs in property rates and charges, water and sewerage
and insurance services.

consumer sentiment

The Westpac Melbourne Institute Index of Consumer Sentimant fell
substantially to 85.0 in November from 105.2 in October. This is
mainly due to recent interest rises in May August and November 20086,

unemployment

The seasonally adjusted unemployment rate fell by 0.8% to 4.0% for
the month of October, the lowest leval ever recorded in Queensiand.
The participation rate ingreased by 90 basiz points from the previous
month of §7.7% {September 2008} to 66.6% {October 2006}

retail trade

During September 2008 retail turnover in Queensland decreased 0.57%
from the August result. The seasonally adjusted figure from department
stores of a 7.73% decline came after another decrease of 8.00% in
August. Sectors to report an increase in sales were recreational good
retailing, reporting a seasonally adjusted increase of 3.22% while othar
retailing had a 0.80% rise from the previcus month. Household good
retailing reported & slight increase in turnover whilst all other sectors
softened during the month.

housing finance

The seasonally adjusted total value of owner occupied dwelling finance
commitments in Queensland increased by 1.11% from August to
September 2008 after a fall of 2.55% in the previocus month. At &
national level, total value of dwelling finance commitments fell 3.3%
while investment housing commitments decreased by 5.5% seasonally
adjusted.

interest rates

At its meeting on 7 Novembers, the Reserve Bank Board increased the
cash rate target by 0.25% to 6.25%. The previous movement in the
rate was an increase of 0.25% in August 20086,

economic growth

The Gross State Product recorded growth of 1.27% in the Septembar
quarter from the previous quarter. Ths historical 5 year averagse has
trended at 5.00% and Access forecast over the next 5 years the
sconomy will grow at a rate of 4.82% on averags. The key drivers for
growth in Queensiand are coal and the commodity boom Australia is
currently enjoving.

husiness confidence

The NAB Business Survey for the September 2008 gquarter shows
confidence is lowaring with the index down six points 1o + 2, although
the economy iz stil performing reasonably  well, despite clear
differences across sectors. Business confidence continues to weaken
due to recent interest rate ingreases. NSW & Victoria are struggling to
lift consumer confidence, while Queenstand and WA remain buoyant.
MNAB forecast global growth has peaked in 2008 and will slow down
heading into 2007. Business continues to the future with some
scepticismm - and acgording to the NAB business confidence and
conditions will weaken in late 2008 onwards.

LandgfMark White
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gueensland gsp v gdp forecast
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gross domestic product

The gconomic performance of
Queensland, currently growing at
4.98%, is expected to retain growth
above 5.28% through to 2008 before
siowing. The key driver responsible for
Queensland’'s strong performance in a
cooling residential property market is
the commodity boom which has seen
coal enjoy the largest price gains of
any major commodity. Queensiand’s
sector diversity has helped maintain
population growth and iob growth
above the national rate.

A positive sign for Queensland is how
GS5P gontinues to trend above GDP
aver the next % yvears given figures are
expected to siow down in comparison
to past economic growth in
Qusensland.

gueensland white collar employment

i

Xeit

¥ snnsalchange
=4
=
=

A0
Sep-02 Sep-U2 Sep-G4

Tiep-E

yar e

Sorree hecesy Eoonomrsss., Sepoirto: P50

white collar employment

White collar employment growth
reduced both nationally and within
Queensland during the 12 months to
September 2006, which resulted in
growth of 3.40%, following the
highast levsel of growth of 4.81% from
the previous year. This positive growth
can bhe attributed to a2 booming
commodity market, in particular the
performance of coal and  above
national growth in population.

Access Economics forecast growth
slowing down to 2.36% at September
2008, with Queensland’s future B year
projections kikely at 2.53%, more than
80 points  above the national
projection. Quesensiand has come off a
historical period of high growth in
white collar employment with a long
term 10 year average growth rate of
3.20%.
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unemployment

Owvear the past decade the
unemployment rate has  steadily
declined in Queensland to 4.46% and
nationally 4.80%. Historically
Queensland has trended in line with
the national unemployment rate and
Access Economics forecast this trend
will continue with state and national
rates within +/-0.5% range of each
other.

Unemployment is expected to remain
at a steady lavel over the next 5 years
averaging 4.38% and 4.83% for
Queensland and Australia respectively.
The unemployment rate has
continually fallen due 1o the assistance
of a growing Queensland economy
with strong fundamentals.

LandgfMark White
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queensland gsp v gdp {forecast
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gross domestic product

The economic parformance of
Cueensland, currently  growing  at
4.85%, is expected to retain growth
above 5.25% through to 2009 before
slowing. The key driver responsible for
Gueensland’'s strong performance in a
cooling residential property market is
the commodity boom which has seen
ocoal enjoy the largest price gains of any
major commuodity. Queensland’s sector
diversity has helpead maintain
population growth and job growth
above the national rata.

A positive sign for Queensland iz how
GSP continues to trend above GDP
over the next 5 years given figures are
expected to slow down in cornparison
o past 8conomic growth in
Oueensiand.

gueensland retail turmover
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retail turnover

Retail turnover growth over the 12
months to September 2006 rose by
5.02% continuing the upward trend in
Gueensiand. With intarest rate
increases there has been a decrease in
discretionary spending and consumers
have tightened theif spending habits
during this period.

The forecast by Access Economics
shows growth improving slightly to
peak in September 2008 at 5.85%
before declining over the foliowing
period. Despite this hopeful increase
over the next faw years, the forecast 5
year average is 3.61%, trending well
behind the historical average of 5.86%.

Most notable is the high correlation
between forecast state and national
spending growth, a trend not seen
consistently in the past five years.

queensiand retail trade by industry
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retail turnover by industry

Retait spending within Queensland has
gone through much turmoif since the
introduction of GST in 2000. More
recently with interest rate increases
and the drop in the residential market,
discretionary  spending has  fallen
considerably. The seasonslly adjusted
figure from department stores of a
7.73% decline came after another
decrease of 8.00% in August. Sectors
to report an increase in sales were
recreational good retailing, reporting a
seasonally  adiusted  increase  of
3.22% while other retsiling had a
0.80% rise from the previous month.
Household good retailing reported a
sght increase in turnover whilst all
other sectors softened during the
rmonth.
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21-25 Bertha Street
Caboolture Qid 4510

Income analysis

6.1 lease structures

The property has been pre-committed to a single tenant under the terms and conditions
noted bslow. | have sighted a copy of the lease which will need to be registered on title

upon completion of the project.

lessor

Pivot Group Pty Ltd.

lessee

Symbion Medical Centre Operations Pty Limited.

dermised premises

The whole of the land, the bullding and the lessor’s property
being known as 21-25 Bertha Street, Caboolture, Cueensland.

commmencement date

Lease: not recorded. Agreement for Lease: Anticipated to be 30
June 2007,

term

10 years.

options

Two pariods of b years.

commencing rental

$320,000 per annum net {Based on the site plan recording a
proposed lettable area of 796 sguare metres, this equates to
$402.01 per square matre net}.

rental review

Fixed 4.5% per annum during the termm and options {if
exercisaed}. At commencement of the options (f exercised) there
i5 to be a market review with a ratchet clause and a maximum
increase of 7.5% over the previous year’s rent.

outgoings

Lessee to pay 100% of the cutgoings. {I note the lease states all
taxes including Land Tax [unless recovery of the same is
prohibited by lawl. In the State of Queenstand, the recovery of
Land Tax is prohibited by law).

permitted use

Medical centre and/or pharmacy and any other use permitted by
faw.

g5t

Recoverable from the lessae.

other matters

. Assignment to & related company is permissible subject o
the assignee providing a bank guarantee in accordance with
the relevant clause under the lease, the lessee may at any
time during the term of this lease assign, fransfer or demise
its estate and interest under this lease 1o any person or
body corporate to which it is related within the meaning of
the Corporations Act 2001 {Cth).

bank guarantee

Not tess than 8 months’ rent plus GST.

| have been provided with correspondence between Pivot Group and the Legal Counsel
Property for Symbion Health Limited confirming that the lessee entity is a wholly owned
subsidiary of the ASX listed Symbion Health parent and that the parent will stand behind

the lease.

6.2 G5T issues

| have examined the lease documentation for the potential impact of GS8T and note that it
contains & GST recovery clause. Should subsequent investigations prove otherwise, | reserve
the right to review my valuation. It should alsc be noted that even where the lease appears to
address the issue of GSY, | express no view as to whether the provisions of the lease entitle
the lessor to pass on the GST to the lessee, as to do so would be expressing a legal expert

opinion.

LandgfMark White
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21-25 Bertha Street
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6.3 outgoings

In the absence of being provided with an outgoings budget for the centre’s first year of
operation, | have tabulated an estimate of the statutory and operating expesnses for the
subject property as follows:

Municipat Fates 8,223 $6.58
Water & Sewerape Rates §1,000 $1.28
Ltand Tax §7.126 $8.95
statatory outgoings £13.348 §16.77
insurance Premiums $5.000 $6.28
Air Conditioning ¢/ Ventilation §2,000 $2.581
Past Control $400 $0.50
Repairs & Maintenance $2,000 $2.51
Security $1,500 $1.88
flubbish Removal $1,500 $1.88
Gardening $1,500 $1.88
Management Fees §4, 500 8,65
operating expenses £18.400 §23.12
total outgoings £31.748 £35.88
cutgoings (ex land taxi 624,623 £30.93

. The total adopted outgoings above equate to approximately $40/m? of lettable area.

. The estimate of outgoings sits within the level normally witnessed for this type of
property.

. Land Tax is an estimate that is levied against a conservative proportion of my assessed
land value and then revised downwards to reflect the presently tow Unimproved Value as
detailed earlier in the report. The Land Tax and General Rates assessment may vary
dependent on the Unimproved Value that is assessed by the Department of Natural
Resources’ Valuers in the futurs.

. The lease structure is net, thereby protecting the landlord’s net cash flow if there is a
variance in recoverable cutgoings from those listed above {exciuding Land Tax}. However
stringent management and control of outgoings expenses Is always advisable to assist in
the affordability of the occupancy cost to a tenant. This generally would enhance renewal
probability at the time of lease expiry.

LandgfMark White 78
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6.4 rental evidence

In order to determine how the proposed commencement rental compares to fair market
rates, | have undertaken an investigation of leasing activity in the medical centre market.
The more relevant transactions are noted below:

Medical Centres

7 328 Gympie Road independent Fractitioner 1006 " 600 3380 n*
Strathpine Network

A meadical centre tenancy in a proposed shopping centre that is planned to be open by Aprit 2007, The
centre will have good exposure to Gympie Road, a major thoroughfare through Strathpine. ™ Denotes
that this is the month the deal was struck and the lease should commence upon ecompletion of the
centre in Aprit 2007, It is 32 104+ 545 year lease term, with 4% annual rent reviews with a market
review at cormmencement of the options {if exercised}. * it is estimated that recoverable outgoings in
this centre will be $48 per square metre. Hence the gross income will equate to circa $428 per square
meatre.

2 4271 Brunswick Streef Ceniral Brunswick /06 209 2478 g
Fortitude Valley Medical Centre

bModern mixed use complex in the heart of the Vallay, completed in 1997. Good exposure to Brunswick
Street. Includes six carparks. The convenience centre is predominantly a two level development with retail
at ground and office above.

3 Alisporis Shopping Centre Sinnamon Road WMedical 12/05 236 $800 n
19 Kooringal Drive Ceantre
Jindalee

A medical centre tenancy located within an established strip retail convenience centrs. Recoverable
autgoings are in the order of $80 per square metre of lettable area.

4 1311 Gympie Road independent Practitioner 708" 750 3382 n*
Asplay Metwork

A purpose built medical centre building that was built in the mid-1980s and subsequently refurbished
during is life. It has high exposure to a major arterial road and is lovated some 12 kilometres north of
the Brisbane City centre. ™ Denotes that it was leased by some individual doctors and assigned to
Independent Practitioner Network some 8 months later. It is head leased to the above organisation for
the Doctors’ surgery and subleased to a pharmacy etc. The head lease is for 5+ 5 + 5 years. The lease
is subject 1o a market review with a ratchet clause at the start of year 3 of the current term and start
of the options. The annual review iz CP| during the subseguent years of the lease term and during
options {if exercised}. It is not known what the level of outgoings would be in this property, but it is
likely to be in the order of $45 to $50 per square metre.

& 138 Gympie Road Kedron Park 24 Hour 104" 679 3406 n*
Kedron Medical Centra

A purpose built medical centre building that was built in 1888 and subsequently refurbished and
extended in 1986, It has high exposure to a major arterial road and is located soame 6 kilometres north
of the Brisbane City centre. ™ Denotes that this date represents the renewal of a b-year option. The
lease was subject to a market review at commencement of the option. The annual review is CPI,
minimum 5% during the subsequent years of the lease term and during options {if exercised}. *
Outgoings are presently in the order of $72 per square metre and | have made a judgement that at the
date of commencement, the outgoings would have been at a rate of approximately $55 per square
metre due to lower statutory costs affecting the level of General Rates applcable for the property.
Hence the gross rent at the commencement date would have been in the order of $480 per square
metre gross.

LandgfMark White 17
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Smaller allied health tenancies

7 75-78 Bailey Road Qbi (Queensiand B/06 66 $348 n
Deception Bay Diagnostic Imaging)

A diagnostic imaging tenancy located within an established medical centre property. The lease is for a 2
year term reviewed at 3%. At commencement of the 3 vear option {if exercised} there is to be a market
review with a ratchet clause. O is part of the Symbion Health Group.

2 257 Gympie Road QML (Queensland Medical 12/058 a2 $385 g
Kedron Laboratories)

A medical pathology tenancies located within & refurbished commerciat and retail complex with exposure to
Gympie Boad. Secondary quality tenancy. QML is part of the Symbion Health Group.

3 76 Enoggera Road Qpt 10/05 &84 $460 g
Newmarket Dentist 10/05 64 £494 g

Various medical tenants within a medical centre located along Encggera Boad. The lease terms range from
three to five years. The centre has good exposure to Encggera Road. QDI is part of the Symbion Health

Group.

4 Aspiey Village Shopping Centre  Aspley Village Pharmacy 6/05 115 8500 g
Robinson Road East
Aspley

Lease of a pharmacy within the Aspley Village Shopping Centre. The lease was struck on a gross basis with
5% reviews.

6.5 net income assessment - rental analysis

The “as if complete” net annual passing and market income have been calculated as
follows. It should be noted that the rental is exclusive of GST and | have therefore assumed
that any income generated upon leasing/re-leasing the property is protected by GST under
the terms of any proposed leases.

O
rntal/s $320,000 $402.01 $320,000 $402.01 0.00%

surdry ineoms 503 &0

totat rental £320,000 5402.01 $320,000 $402.01 .00%

phus: recoveries $24 623 §24,623

total gross income $344,623 543284 $344.623 $432 D4

fess: outgoings 237,748 £38.88 §31,748 535 88

net incoma $312.875 $333.086 $312,875 $393.08 0.00%
LandMark VWhite 18
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Caboolture Qld 4510 Sales e\/idence

7.1 sales evidence

In order to assist in determining appropriate value benchmark and return parameters for the
subject property, | have examined recent market activity in the general locality in the wider
area.

Medical Centres

1 Deception Bay Medical Centre /06 $3,150,000 1,006 AMY=8.00%
75-79 Bailey Road (83,137} I¥Y=8.64%
Deception Bay IRR=9.T7%

A reasonably modern style masonry block centre bullt over two-stories constructed circa 1934, The
buitding features full height glass shop fronts and comprises five tenancies including a pharmacy,
radioclogist, pathologist, lifeline and a 800 m? medical centre. The tenants are all on staggered long
term leases.

2 1773 Logan Road 3/06 82,410,000 808 IY=6.86%
Holland Park {$2,983)

The sale is a relatively modern single level brick and tile roof medical centre leased to Foundation
Medical Centre for 7 years. The property has off street parking for 38 cars and direct exposure to
Logan Read. The centre comprises five tenancies including a Pathologist, Pharmacy, Podiatrist,
Physictherapist and X-Ray.

3 Newmarket Medical Centre 10/05 34,950,000 1,076 1Y =7.64%
78 Enogygera Road (84,600} AMY =7.44%
Mewmarket

The property is an established medical centre with good exposure to Enoggera Road. The property was
sold fully let to 7 tenangies. Tenants include the medical centre (private doctors lease expiring in
2010}, Pharmacy, Queensiand Diagnostic Imaging, Pathology, Dentist and a Physiotherapist.

Retail Centres

& Cor Gympie & Bells Pocket 5/08 $8,300.000 3,459 Y=7.10%
Roads {42,400} AMY=7.50%
Strathpine RY=8.04%

Strathpine Plaza Shopping Centre is a convenlence centre anchored by a small FoodWorks
supermarket, together with 13 specialty retail and 4 commaercial tenancies. Included in the sale was an
adjoining residential property. It has a 1.288 hectare site and provides car parking for approximately
185 vehicles. it is zoned Central Business. Average gross specialty rent was $315/m". Located within
the main retail piteh of Strathpine and marketed as a redevelopment opportunity.

7. 1Y = Initial Yield - Passing Income / Purchase Price.

2. AMY = Analysed Market Yield - Assessed Market Rental / Furchase Price adjusted for short
term risk issues {vacancies, capital expenditure, ete).

3. IRR = Internal Rate of Return - is an accepted method of calculating retur on investment,
which estimates the net income and capital return of buying, holding and sefling a property over
an adopted 10 year investment horizon in the context of an adopted value/sale price.
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7.2 sales reconciliation

The medical centre sales evidence reveals a range of yields from 6.869% to 8.64%. While
each of the sales Is considered to offer good comparability to the subject, they also reflect
the broad divergence of yields achieved for medical centres. Safe number one is considered
inferior to the subject in terms of it being a two-story building of circa 12 years of age and
also In relation to its lease covenants, given that the medical centre is a private doctor’s
lease. Some of the other leases in the sale property were considered reasonably strong
whilst others were relatively weak and there was a vacancy in the centre. Additionally, the
sale property’s rents were in some instances above market and in other instances were
below market. This coupled with the need for a permanent vacancy factor given its multi-
tenanted configuration, resutted in a market yield 84 basis points below its initial yield.

Sale number two is leased to a public company, Foundation Heatth {part of the Indepsndent
Practitioner Network Limited company} for 7 years. It is generally considered superior in
terms of its metropolitan Brisbane location and its Logan Road sxposure. However the lease
term is for a shorter time-frame than the proposed lease over the subject centre. The sale
property is considered slightly inferior in terms of it not being new, however this is only a
marginal point as a well maintained centre can provide good utility to the medical uses and
it is considersd that this centre appears to present reasonably well.

Sale nurnber three s considered superior in terms of its location. Howeaver is considered
inferior in respect of the improvements not being new, although this centre appears to
present reasonably well. The sale is somewhat dated and the market has strengthened
marginally since that date.

| have also provided a single retail sale on the north side of Brisbane in Strathpine to add
some further evidence for contemplation of yield selection for the subject property. This
retail sale showed an initial yield of 7.10% and an analysed market yisld of 7.50%. Whilst it
is not especially comparable to the subject property, it does provide some relevance In
terms of investment parameters witnessed in a sizable investment to the north of Brisbane.

I assessing an appropriate yield range and pro rata range for the subject, | have had regard
to many factors that influence the value of the property. They include but are not himited to
the following:

. The Isase covenant and the length of the lease term at 10 years;

. The cash flow of the property going forward with the abovementioned lease term with
above average rental growth of fixed 4.5% per annum reviews and a market review at
commencement of the option with a ratchet clause and a cap of 7.5% [applicable if the
tenant exercises the first option};

. The location of the subject, where although the sxposure levels are not considered to be
high, it is in a precinct that was relatively recently designated as commercial;

. The proposed guality and configuration of the accommodation;

. The guantum of dollar range into which the subject falis.

Based upon the above market evidence and the gensral characteristics of the property, |
consider that an appropriate capitalisation rate range is 7.00% to 7.50%, adopting a
midpoint at 7.25%. | have adopted a 10 year Discount Rate of $.00%.

LandgfMark White 20
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8.1 general

The property has besn valued through reconciliation of the Capitalisation and Discounted
Cash Flow approaches. The resultant value has been subsequently reconciled with the
sales evidence through comparison on the basis of its value per square metre of lettable
area.

8.2 sales history

transfer — 21 Bertha Street $1,135,000
Contract date: November 2005;
transfer — 25 Bartha Street $215,000
Settlement date: June 2006.
wransfer - total 51,350,000

The above transfers were the acquisition of the two dwellings that have since been
demolished and the land collectively forms the development site.

8.3 capitalisation method

Under this approach, the net market income generated by the property is capitalised at an
appropriate market yield to establish the property’'s current market value fully leased.
Appropriate capital adjustments are then mads to reflsct the specific cash flow profile and
gengral characteristics of the property. I shouid be noted that the methodology adopted
under this method of wvaluation is consistent with the approach used within our salss
analysis.

The value of the property on a capitalisation basis is therefore assessed as follows:

assessed net market annual income $312.875
capitalisation rate 7.25%
core investmant value as calculated * $4,315,617
adopt 54,300,000

Explanatory notes:
. The "Core Investment Value as calcufated” should be referenced to the capitafisation method, year 1,
dated 30 November 2007, within the Cougar “Summary Valuation Report”. Refer Annexure 7.
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8.4 discounted cash flow analysis

A discounted cash flow {DCF;} analysis has begen carried out over an investment horizon of
10 years. The discounted cash flow technique focuses on the overall cost consequences of
an investment, considering the amount and timing of inflows and outflows and the
envisaged rate of return. The property’s current market value is derived from discounting
the net cash flow over the investment horizon to a present value at a rate reflecting the
desired return, or overall yield, commensurate with the guality of the property and the
stature of the lease covenants.

Summoarised below are the various inputs factored into the DCF analysis {Cougar software)
and the rationale for adopting these inputs.

8.4.1 discount rate

Analysis of comparable sales has been used in order to determine an appropriate discount
rate for the subject. Maving regard to the sales evidence and generatl characteristics of the
property, | consider a discount rate of $.0% is appropriste {refer Section 7 - Sales
Evidence).

This rate in my view reflects a comunercially achievable rate in line with market expectations
of a potential purchaser, whilst at the same time the adoption of this rate recognises that
any projections within the cash flow may be subject to change from external factors that
are not currently evident.

It should be noted that asset related risk issues that are explicitly reflected in the cashflow
stream, have not been implicitly reflected in the adopted discount rate.

8.4.2 terminal yield

I have assumed that the property is sold at the beginning of the 11th year at a market yisld
of 8.0%. This reftects a 0.75% margin over the current vield and has regard to
refurbishment/upgrade works assumed at the end of the cash flow horizen and also has
genseral regard to functional utility and obsoclescence issues and anticipated market
conditions at the assumed sale date. The terminal yield also has regard to the fact that the
terminal value accounts for potential leasing allowances on vacant space for 8 months from
the date of sale (blended with the renewal probability factor detailed overleafi and
associated leasing fees and assumed capital expenditure.

8.4.3 capital expenditure

The following capital expenditure has been adopted across the investment horizon.

vear 10 upgrade/refurb allowance %$100,000.

LandgfMark White 22
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8.4.4 acquisition and disposal costs

5.0% 1.5%

8.4.5 re-letting up period/incentive allowance

& months. 79%. 70% b years 19% lnew}
7.5% {renewal}

8.4.6 rental growth and forecast cpi

The cash flow is based upon the lease review mechanism during the 10 year term and the
terminal capitalisation method is based on the market rent which in turn is influenced by the
current market rent and market rent growth in the interim {compounded monthly} across the
cash flow term as follows. In all circumstances, | consider a prudent buyer making a
decision to purchase the subject property would base their forecasts of rental growth, on
realistic rather than pessimistic or over optimistic assumptions.

waay end ) Mo ;] 30 Fers FlE ‘ K 14 ‘] O Fers F0HG
mar ket fesital 5.00% 200G .00 300 2.00% S80% 300 200G S00% 3.00%
passing fentad 4.50% A4.50% 4. 50% .58 4.50% 0.B0% 4 BO% 4.50% 4.50% 4. 50%,
SHETEEL 2B5% 2.54% 4B 2OTH 2A8% 2A0% A 218% 2.35% el

R oty Bz opan Aecess Feonanics fonecasts,

8.4.7 net present value

Based upon the above mentioned variables and at my target internal rate of return of 9.0%,
the net present value of the cash flow over the investment horizen sguates to $4,349,891,
or say $4,360,000.

A copy of my analysis is attached to this report -~ Annexure 7.
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8.5 direct comparison approach

This approach identifies comparable sales on a dollar rate per square metre of net Isttable
area basis and compares the equivalent rates to the subject to establish the property’s
current market value. This approach is somewhat subjective given the fact that specific
items of income and expenditure are difficuit to directly reflect and compare when adopting
a rate per metre.

The sales evidence is scheduled in Section 7.1, with the more relevant sales being the
medical centres in the first table reflecting between $2,983 and $4,800 per square metre of
lettable arsea. The resultant capital values as derived under the primary approaches reflect
$5,402 per square metrs of lettable area for the capitalisation approach and $5,465 per
square metre of lettable area for the discounted cash flow approach. The pro rata value is
heavily tied to the average rental rate in a property. This combined with the fact that the
subject property has a strong lease covenant with a 10-year lease term to Symbion Health,
thereby worthy of a 7.25% market vield, results in & pro rata value range above that shown
in the sales evidence. The leases in the sales properties are in numerous instances below
current market levels and in other instances have tenants that justify relatively low market
rents. Hence given the newness of the subject property and recognising the commencement
rental level, which is considered to be at market and the other listed factors, including the
strong review mechanism, it is not surprising 1o see a pro rata value range as per that which
has been reflectsd by the primary approaches. Having regard to the general characteristics
of the property, | consider this range to be appropriate.

8.8 reconciliation of approaches and adopted value

The resultant values under each of the valuation approachas are as follows:

$4,300,000 $4,350,000 $5,402 to $5,465/m* NLA

Based upon the analysis, | have adopted a current market value “as if compiste” of
$4,30G0,000. An analysis of the adopted value is noted below.

. Market Yieid 7.28%
«  Initial yield 7.28%
«  Discount Rate of Return 8.00%
. Internal Rate of Return 9.18%
. Rate $/m* of NLA $5,402
LandMark VWhite 24
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8.7 selling & letting up periods

In the event the subject became vacant, | would envisage a letting up period of six to eight
months. My “Cougar” valuation model assumes an B-month re-letting up period blended
with a renewal probabtiity as discussed in the previous sub-section/s of this report.

Shouid the property be marketed for sale, | would envisage a selling period of approximately
6 months under reasonable market conditions assuming a proper marketing campaign and
adegquate advertising. Under current market conditions and with the benefit of the full 10-
year lease term, the selling period may be in the order of 4 1o 8 months.

8.8 gst implications “as if complete”

Under the GST R2001-5 (going concern) ruling, the sale of the property on an “as if
complete” basis would be classified as a going concern and thereby be G8T free.

The value noted herein is exclusive of G8T and therefore, any proposed contract for sale of

the property should include a clause allowing the vendor to recover GST in addition to the
value noted herein if applicable under the “ordinary method” or "margin scheme”.
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9.1 valuation methodology and approach

The value of the property “as 18" has been approached from two perspectives. Initially it
has been valued utilising the Direct Comparison approach whereby the sites have been
compared with sales evidence on a capital value per square metre of site area.

Secondly, a residual cash flow analysis has been undertaken. The value of the property on
an “as if complete” basis as previously assessed and the other inputs including the
development costs are the cornerstones of the feasibility. Significant weighting has been
placed on this approach, as a feasibility especially with the benefit of the lease pre-
commitment, development approval and a program whereby the majority of planning and
consultants’ professional costs have been expended, is crucial in assessing an appropriate
“as is” value.

9.2 sales evidence

7 22 Georye Streat 06 * 83725000 1,758 $626
Caboolture

A commercially designated site in George Street several properties south of Bertha Street on the

waestern side of Bertha Street. It is located adjacent to the Ceboolture Primary Schaool. It is presently

improved with a residential dwelling. It has been reportedly purchased by a developer with a view to

amaltgamating it to land immediately to its south. it is a different vendor to that property.

* A focal agent advises that it was contracted on a long contract period some 18 months prior to

settlement, which would be & contract date of approximately July 2004.

2 20 George Strest 1/06* $7,700,000 2,322 $474
Caboolture

Located immmediately to the south of the property detsiled above. See comments box above. It is a

differant vendor to that property. * A local agent advises that it was contracted an & long contract

period some 18 months prior to settfement, which would be a contract date of approximately July

2004,

3 & Bartha Strest 7/08 445,000 8089 $550
Caboolture

A commercially designated site in Bertha Street several properties west of Beerburrem Road and

opposite a Catholic Primary School. It is presently improved with an older-style residential dwelling.

it has been reportedly purchased by & developer with a view to amalgamating it to land already

owned by other developer parties to which this buyer has a relationship and may form a joint

veanture developmaent site at some point in the future.

4 37 Station Road 8/06 $740,000 1,012 $73171
Logan Central e

A rectangular shaped inside allotrnent improved with a single level older-style brick and metal deck

roof building let to a Pawnbroker. The property has 14 on site car parks. It is let on a monthly

tenancy agreement at $40,000 per annum inclisive of GBT and on a gross basis equating to an

inittal yield of 3.50%. The site is considered to be a development site. It previously sold for

$700,000 in June 2006.

5 Subject property T1/05 1U/C); $7,350,000% 2,267 $597
6/06 {8}

The sale of the subject property. Two individual contracts off the same vendor on the same date. *
denotes that the contract date {(referenced as WO for Under Contract] was November 2008,
Settlernent date (referenced as S in the data above) occurred in June 2006.

# Denotes that it was purchased subject fo Devefopment Approvel.
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9.3 direct camparison

The sales evidence displays a range in prices per square metre of site area from $474 to
$731. | consider the date of sale to be a relevant point for consideration of the local sales,
being sale numbers one fo three, as well as sale number five {the sale of the subject
property). 1t is apparent that the pro rata prices have been increasing over the local land
with the passage of time. This is assisted with the re-designation of the local land from
Restdential A to Metropolitan Centre under the Caboolture Shire Plan which came into effect
in December 2006.

Sale number four is located In Logan Central within Logan Shire, which is approximately 20
kilometres south of the Brisbane City centre. It reflects a higher rate of $731 per square
metre of site area. In my view, Logan Central has a demographic profile that is slightly
inferior to that of Caboolture.

The subject property was purchased subject to a Development Approval, which as detaited
herein has been secured. Additionally the 10 vear lease pre-commitment to Symbion Health
has been secured which in my view adds considerable valus to the land as it reduces the
required development margin from that which would be required for a speculated
commercial or medical centre development as the risk is considerably less.

Further, Pivot Group advises that the following costs have been expended to date:

consultants $154,854
planning $406,000
feas and permits $7,308

guantity surveyor $12,000
lease legals 514,000
project management {Dec 2005-2006} $8,400

total $236,560

The above total of costs expended to date adds to the value of the land, subject to the
current proposed scheme and its associated lease pre-commitment. These costs equate to
approximately $10b per square metre of site area.

Based on the above evidence, and taking into account the Lease Pre-commitment, the
Revelopment Approval and Costs expended to date, | consider the folowing assessment is
appropriate at this point in time:

site area {m% 2,281

assessed pro rata range {$/m%) $725 to $775
value range $1,6309,220 134 1,762,275
adopt $1,700,000

The above calculation at the adopted value results in & pro rata value analysis of $7b2 per
square metre of site area. This result is considered appropriste in light of the factors
detailed herein.

LandgfMark White 27
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9.4 residual cashflow analysis

9.4.1 development costs and other inputs

The cash flow analysis has been prepared on the following data:

"as if complete” value $4,300,000 exclusive of GBT.

seHing costs of project 1.5% of sales revenue.

acquisition costs of site 4.66% of the assessed value of the land.

constraction costs $1.494,543 excluding GST {equates to $1,643,997 including GST).

The Pivot Group advise they are in the process of securing a firxed
price contract at this price. On an excluding GS8T basis, this equates
to 1,878 per square metre of lettable area, which is considered
reasonable for a project of this nature.

contingency $ 100,000 including GST, equates to 6.10% of construction costs.

development period 8 months. {plus hypothetical sale in the ninth month}.

professional fees $84,330 including GST frepresenis cosis outstanding as per Pivot
Group advice).

finance costs B.2b% for land and construction finance on a8 100% debt funded
basis. Loan establishment fee estimated at $11,650.

contributions and charges 5744 (represents costs outstanding as per Pivor Group advice).

miscelianeous costs $7.700 including G8T.

gst $173,801 for GST Input Credits will be reclaimed.

gst on sal Nit.

Regarding construction costs, please note that | am not an expert in this field and have
relied upoen this advice to assist in determining the site value on an “as is" basis. Prior to
reliance on this report the reader and the subsequent intending first mortgagee, should seek
verification of the building contract and verify the accuracy of the costing by engaging a
suitably qualified Quantity Surveyor. Should there be any variation in the above costs, this
may affect the site value on an "as is" basis and should be referred back to me for
comment.

9.4.2 protitability and returns

At an indicated land value "as is” with the benefit of the development approval, lease pre-
commitment and costs expended to date of $1,700,000, the feasibility shows the following
resuit:

Profit after interest $615,769

Development margin after interest 17.01%

The development margin is & key indicator of viability for this typs of development. In this
case the development margin indicates the viability of the project is well within typical
parameters.

LandgfMark White 28
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9.5 sensitivities

The annexed residual cash flow analysis sensitises the affect on the project’s profit, and
development margins as summarised below:

gross realisation + 5% $827,837 22.87%
gross realisation -5% $403,701 11.16%
construction costs -5% $687,317 18.71%
construction costs + 5% $534,223 14.43%

The sensitivity analysis indicates moderate sensitivity to a change in

construction costs

however, & similar percentage change in the gross realisation has a greater impact on

profitability.

LandgfMark White
73448/37657
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Proposed Medical Centre Project
21-25 Bertha Street

Caboolture Qid 4510 V a l u a t i 0 n

Subject to the gualifications and assumptions contained within the body of this report, |
assess the Market Value of the fee simple interest in possession of the property, exclusive
of G8T, as at 14 November 2008, to be:

AS IF COMPLETE - SUBJECT TO THE LEASE PRE-COMMITMEN'T
$4,300,000
{(FOUR MILLION THREE HUNDRED THOUSAND DOLLARS)

AS IS - WITH DEVELOPMENT APPROVAL AND THE LEASE PRE-COMMITMENT AND
COSTS EXPENDED TO DATE

$1,700,000

{ONE MHLLION SEVEN HUNDRED THOUSAND DOLLARS)

This valuation is for the private and confidential use only of Axiom Properties Limited and for the
specific purpose for which it has been requested. No third party is entitled fo use or rely upon this
report in any way and neither the valuer nor LandMark White Brisbane Pty Ltd shall have any Hability
to any third party who doas.

Only a sighed original of this valuation should be relied upon and no responsibility will be accepted for
photoeopies of the report of signatures to the report.

No part of this valuation or any reference to it rmay be included in any other document or reproduced
or published in any way without written approval of the form and context in which it is to appear.

Neither the valuer nor LandMark White Brisbane Pty Ltd has any pecuniary interest giving rise to a
conflict of interest in valuing the property.

This valuation is current at the date of valuation only. The wvalue assessed hersin may change
significantly and unexpectedly over a relatively short period including as a result of general market
movemants or factors specific to the particular property. We do not accept Hability for losses or damage
arising from such subsequent changes in value including consequential or economic loss.  Without
lirmiting the generality of the above comment, we do not assume any responsibility or accept any hability
where this vatuation s relied upon after the explration of three months from the date of the valuation, or
such earar date if you become aware of any factors that have any affect on the valuation.

This valuation is prepared on the assurnption that the Lender as referred to in the valuation report, if
any, {and no other} ray rely on the valustion for mortgage finance purposes and the lender has
complied with its own lending guidelines as well as prudent finance lending practices, and has
considered all prudent aspects of credit risk for any potential borrower, including the borrower’s ability
to service and repay any mortgage lean. Further, the valuation is prepared on the assumption that the
lender is providing rmortgage financing at a conservative and prudent toan to value ratio of not more
than 70%.

The opirdon of value expressed in this report is that of the valuer who is the prime signatory to the
report. The countersignatory verifies that the report is genuine and authorised by LandMark White

Brishane Pty Lid.

Fraser Bentley AAPI Christopher Andrew AAPl F.Fin
Certified Practising Valuer DIRECTOR
DIRECTOR

Registered Valuer No. 2388 Gid

LandgfMark White 3G
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1. photographs of subject property

2. gensral locality map

3. title searches

4. registered plan

5. development approval

6. floor plans

7. cougar summary valuation report

8. estats master ~ development cash flow

LandMark VWhite 37

73448/3768617



APPENDIX 2

VALUATION OF 14 MARCHWOOL BOULEVARD, BUTLER

Axiom Properties Limited - independent Expert's Report 18



Knight
Frank

Valuation Report

14 (Lot 1172) Marchwood Boulevard
Butler

11 January 2007

Reference: VB29/2008 od0309

g b Knlgnt Frank
# " / Nawrmark
W Global Knight Frank Ausiralis Py Lid ABN: 17 D04 §73 684



ABH: 1Y DG4 875 53

Executive Sunmimary

1  Introduction
1.1 Instructions
1.2 Date of inspection
1.3  Date of Valuation
1.4  Interest Valued
1.5 Markst Value Definition
1.8  Qualifications
1.7 Definitions
2  Property Search Details
2.1 Registered Owner
2.2  Real Property Description
2.3  Easements and Encumbrances
24  Local Authority
2.5 Town Planning
2.6 Environmental Considerations
2.7 Native Title Claims
3  Land and Locality
3.1 Location
3.2 Site Area and Physical Description
3.3 Road Systems and Access
34 Services and Amenities
4  Improvements
4.1 Generad Description
5 Financial Summary
51  Tenancy Details
5.2 GST Implications
6 Market Overview
8.1 Generat Cconomy
6.2  General Overview
7 Valuation Rationale
7.1 Methodology
7.2 Direct Comparison Approach
8 Risk Analysis
81 SWOT Analysis
8.2 Selling Period and Disposal Costs
8.3 Forced Sale Value
84 Morigage Recommendation
85  Assumptions, Conditions and Limitations
9  Valuation Certification
Appendices

Certificate of Title

Mernorial H840645

Restrictive Covenant J778241
Offer and Acceptance Contract
Development Approval

Knight @

Frank

4
1
1
1
1
1
2
2
3
3
3
3
3
3
4
5
6
4]
7
7
7
8
8
9
g
g

B 2 R R B2 R B b o omd e ok
O wi wid wd OO UMW OO



ABH: 1Y DG4 875 53

Property Address:

Certificate of Title:

Registered Owner:

Encumbrances:

Last Sale:

Zoning:

Description of the
Property “As is”:

Comments:

Interest Vaiued:

Valuation Date:

Current Market Value
“As is™:

Knight §
Frank |

Executive Summary
Mortgage Finance Valuation

14 {Lot 1172) Marchwood Boulevard, Butler
Volume 2628 Folio 608

Pivoel Group Pty Litd

Not Applicable

$805,000 (GST exclusive) in May 2006
“‘Urban Development/Re0”

A slightly irregular shaped vacant land parcel having a land area of
2,333 sgm, situated within the modem and developing residential locality of
Butter {Brighton Beach E£state)} in Perth's northern suburbs.

The subject site effectively has four (4) street frontages, 8 in close proximity
o the modern shopping cenire and has good frontage 1o Marmion Avenue.

We have been provided with & Developmant Approval for the subject
property, approving the use of a child care centre. The current zoning of the
land also permits medium density residential development.

The recent Development Approval granted to the subject site is considered
o add value o the tand, however, additional medium density residential
uses are also considered o be altractive for the land holding.

Freehold
11 January 2007

$1,050,000 {GST Exclusive)
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Current Market Value Not Applicable

“As if Complete”:

Assumptions, Conditions

and Limitations: 1.
4.
5.
8
g,
Valuer:

Section 2.3 — the property is free from mortgages, charges and other
financial liens.

Seclion 2.6 — the property is free of environmental hazards.

Section 2.7 - there are no current or pending Native Title claims
affecting the property.

Section 3.2 — all structural improvements are constructed within the title
boundaries.

Section 8.4 — Mortgage Recommendation.

This valuation is current as at the date of valuation only. The vaiue
assessed herein may change significantly and unexpectedly over a
relatively short period ({including as & result of general market
movaments of factors specific 10 the particular property}). We do not
accept liability for losses arising from such subsequent changes in
value. Without fimiting the generality of the above comment, we do not
assume any responsibility or accept any liability where this valuation is
relied upon after the expiration of 3 monihs from the date of the
valuation.

This valuation relies on the information supplied by the client, and has
regard for the Development Approval, which has besen granted by the
City of Wanneroo over the subject lol. We reserve the right {o review
this assessment should any of the supplied information be subjsct to
change.

OSCAR D'SOUZA AAP|
Certified Practising Valuer
Licensed Valuer No. 44058

Important: All data provided in this summary is wholly reliant on and must be read in
conjunction with the information provided in the attached report. it is a
synopsis only designed to provide a brief overview and must not be acted on
in isolation.

This Valuation Summary forms a part of and should not be used or read
independently from the complete report. Parficular attention is drawn to the
Qualifications and Disclaimers included in this report.
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Contact Details: Knight Frank Australia Pty Ltd
ABN: 17 004 873 684
Level 10
Exchange Plaza
2 The Esplanade
Perth WA 8000

Tel: +61 {0y 8 9325 25633
Fax: +81 (0} 8 9325 6918

E-mail: oscar.dsouza@au . knighifrank.com
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Axiom Froperties Limited

1 Introduction

1.1 Instructions

We refer to instructions received from Mr Ben Laurance, Director - Axiom Properties Lid, requesting
Knight Frank Aostralia Pty Ltd to assess the Market Value of the within described property.

Our valuation may be relied upon for first mortgage security purposes, only with the express written
authority of Knight Frank Australia Pty Lid.

Basis of Valuation

We advise that we have carried out an inspection of the subject property and have undertaken market
research with respect to the available sales and rental evidence, prepared owr calculations and report
formally herein. The valuation has heen prepared in conformity with the Code of Professional Ethics
and Conduct lgid down by the Australian Property Institute.

In line with our instructions, our valuation assessment herein only has regard for a “vacant

land” assessment.

1.2 Date of Inspection

11 January 2007.

1.3 BDate of Valuation

11 January 2007.

1.4 Interest Valued

Freehold

1.5 Market Value Definition

Market Value means the estimated amount for which an asset should exchange on the date of
valuation between a willing buyer and a willing seller in an arms length transaction after proper
marketing wherein the parties had each actad knowledgably, prudently and without compulsion.

. S"?} Kpbght Prank
‘_’jf‘%_  Newrnark 14 {Lot 1172} Marchwood Boulevard, Butler 11 January 2007 1
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1.6  Qualifications

1.

This report is prepared for the private and confidential use of our client and should not be
reproduced in whole or part, or relied upon by any other party for any use without the express

written authority of Knight Frank Australia Pty Lid.

. In accordance with our standard practice, limitations on the advancement of first morigage loan

funds in relation to our valuations are not stated in our reports in the belief and understanding that #
and when the morigage security limit is exceeded, such is the commercial decision and prerogative
of the intending morlgagee giving due consideration 1o the financial cradibility of the intending
mortgagor, the state of the general economy, the period of the loan and any comments relating ©
the property herein.

. This valuation represenis the valuer's opinion of value at the date of valuation. |t must be

recognised that the real estate market fluctuates with internal and external influences and the risk
that the property’s value may change under varying markst conditions i a fact that the parties
should understand and accept. It is advisable that the valuation be reviewed at reguiar intervals.

. We draw your atiention 1o the various gualifications contained within relevant sections of this

report. These gualifications are an integral part of this report and can be identified by the “italics”

print within sach relevant section of this report.

1.7 BDefinitions

1.

» ¥ Hpdght Frank
w4 Newrnark
S Ulobal

“as If complete” valuation means a valuation that assumes the proposed development 1o be in a
completed state as at the date of valuation and reflects current market conditions at the date of

valuation;

. “as is" valuation meang a valuation that provides the current market value of the property as it

currently exists rather than a value of the proposed development;

. “proposed development” means any planned development or redevelopment of a property,

including building improvements or maodifications, which are proposed, approved or undsr
construction on the property {(but does not include a planned development or radevelopmeant of a
single dwelling residential property for residential use) where the value of the proposed or planned
development will be $50,000 or more when complete.

14 {Lot 1172 Marchwood Boulevard, Butler 11 January 2007 2
File Reference: V629/2006
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2.2

2.3

2.4

2,5

' nlewimark

2 Ulobal

Knight §
Frank |

Property Search Details

Registered Owner

Pivot Groun Pty Lid

Real Property Description

Lot 1172 on Deposited Plan 48288 and being the whole of the land contained in Certificate of Title
Volume 2626 Folio 808.

A copy of the Title Search is attached to this report.

Easements and Encumbrances

The above Title Search dated 13 December 2006 reveals various notations are recorded on the
Certificate of Title, including:

. Except and reserving metals, minerals, gems and mineral oils specified in Transfer 7033/1840.
. Meamaorial H840645 Town Planning and Development Act 1828. Registared 15 August 2001.
. Notification J778240 Town Planning and Development Act 1928. Registered 8 June 2006.

. Restrictive Covenant J778241 to the City of Wanneroo, see Deposited Plan for 8289,
Ragistered 8 June 2008.

None of the above notations are considered to adversely impact on the marketability of the subject

property.

Please nofe, our valuation is made on the basis that the properly is free from morlgages, charges and
other financial liens.

Local Authority

City of Waneroo.

Town Planning

The land is zoned “Urban Development/R80" by the City of Wanneroo under District Planning Scheme
No. 2.

2 Knight Frank

2
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We have been supplied with & Development Approval for a Childcare Cenire on the subject site. The
approvat is conditional upon a number of items, none of which appear unusual or highly restrictive of
the proposed development of the site. The Development Approval is appended to this report.

The land is also zoned “Urban” the Metropolitan Region Scheme.

Environmental Considerations
Site Contamination

To our knowledge, the subject property has previously remained in its virgin land state and used as an
artillery range for some considerable time and the current use of the property is not considered o be
environmentaily hazardous. Please refer to Memorial H840845 appended for further information.

By the Commencement of the Contaminated Sites Act 2003, a Public Register is now kept in Western
Australia of land that has been classified as being either contaminated - remediation required;
confaminated - restricted use or remediated for restricted use. The Contaminated Sites Act 2003
defines a ‘tontaminated sife’ as:

in relation fo fand, waler or a site, having a substance present in or on that site at above background
concentrations that presents, or has the potential risk of harm fo human health, the environment or
any environment value':

In arriving al any assessment of the value of the land, a basic search of that register has been
undertaken which discloses that the land is nof classified. We do not accept any responsibility or
fiability whatsoever for the accuracy of the information confained in the search of the Contaminated

Sites Register.

Our inspection of the site did not reveal any obvious signs of contamination, however, we are not
experts in identifying environmental hazards and should you wish fo confinn that the site is not
contaminated we would recommend that you retain the services of an environmental consultant.
Should subsequent investigations show the site to be contaminaled, the matter should be referred
irmmediately to the valuer for consideration and review of the valuation if appropriate.

7 Knight Frank

w2 Newrnark
S Ulobal
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Native Title Claims

in undertaking this valuation assessment, we have nol commissioned a search of the Register of
Native Title Claims which is administered by the National Native Title Tribunal  This valuation

assumes that there are no current or pending claims which wilf affect the subject property.

2 Knight Frank

"”fg{f; Newmnark

s iobal
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Land and Locality

Location

The subject property is located within the modern, developing residential locality of Butler, situated
approximately 37 kms north of the Perth CBD.

More pardicularty, the site is siluated on the eastern alignment of Marmion Avenue, nearing i's
intersection with Kingsbridge Boulevard. The subject allotment has four street frontage to Marchwood
Boulevard, Aberdar Lane, Neston Lane and Marmion Avenue.

Butler is one of the Perth metropolitan area’s most recent and modern residentiat tocalities, situated on
the fringe of the existing northern coastal metropolitan region.  The locale, in conjunction with
immeadiately adjoined subdivisions, has experienced high levels of growth and expansion over the
most recent 2 — 3 year peried, in line with the Western Australian housing booem and vrban sprawl.

AREDEGER,

2 Knight Frank

<,

A Ulobal
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Site Area and Physical Description

The subjsct property has a total site area of 2,333 square metres. The land is slightly iregular in

shape, and has the following main boundaries:

- Marmion Avenue Frontage 44 270 metres
- Neston Lane Frontage 62.995 metres
- Marchwood Boulevard Frontage 20.500 metres (Total)
- Aberdar Lane Frontage 45635 melres

The typography of the site appears relatively level, and the land has been cleared of all natural
vegetation. Soils appear sandy and adequately drained.

We advise that we have not cartied oilt a defailed site survey and we have, of necessity, assumed for
the purposes of this valuation, that &l structurdd improvements have been erected within the Tille
boundaries.

Road Systemns and Access

Marchwood Boulevard is an internal thoroughfare through the recently established residential locality
of Butler. The subject site also has significant frontage to Marmion Avenue, which is & major arterial

thoroughfare extending through many of Parth’'s northemn coastal suburbs.

Accass to the Perth CBD is most easily obtainable by Marmion Avenus, Hodges Drive and the Mitchell

Freeway. Alternatively, & coastal route along Marmion Avenue is also an option.

In particular, access to the subject allotment is not available from Marmion Avenue and most likely will
be from both Neston and Aberdar Lane's.

Services and Amenities

All public utifities are likely 16 be available to the properly including electricity, water, gas, desp
sewerage and telephone.

2 Knight Frank

2
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4 Improvements

4.1 General Description

The subject property comprises a vacant land parcel having a land area of 2,333 sgm, situated in
close proximity to the recently established Brighton Shopping Centra.  Other than low lying limestone

retaining walls, the subject land is unimproved of any significant improvements.

e

Aspect from Marmion Avenue Aspect from Marchwood Blvd Aspect from Neston Lane

i

L

Adioining Shopping Centre

. S"?} Kpbght Prank
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Financial Summary

Tenancy Detaiis

To our knowledge, the subject site is not the subject of any formal Lease Agreements, and on this

hasis, our valuation herewith is conducted on a vacant possession basis.

GST implications
Goods and Services Tax {"GST")

The GST became taw on 8 July 1889 and commenced operation 1 July 2000 at which time rental
payments for commercial leases are generally subject to GST except where deferred under
transitional provisions which expire on 1 July 2005 at which time all rentad payments will incur GST.

The sale of property may alse be affecled depending on ifs “going concern” status, the availability of
input tax credits and the operation of the margin scheme. 1t is now evident that such sales contracis
are exclusive of any possible GST and sometimes incorporate a separate GST recovery clause from
the purchaser.

This valuation has been carried out on & net of GST basis, and presumes a sale of the whole property
as a 'going concam’ which is the most likely method of sale.

2 Knight Frank

2
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Market Overview

General Economy

Economic Overview — January 2007

Recent statistics show that Wastern Australia continues 1o have one of the strongest State economies
in the country. According o the Western Australian Treasury, State Final Demand grew by
approximately 11.1% in the 12 months to September 2008, which is in line with the estimated national
State Final Demand. National demand grew by 4.1% over the same 12 month period. Queenstand
was above average al 7.3%. NSW and South Australia were modest at 1.6% and 1.8% respectively
with Victoria growing by 2.7% over the 12 month pericd. Tasmania recorded the lowest growth with by
0.5%.

The Western Australian Consumer Price Iindexes Growth was sighificantly higher than the nation at
4.8% for the 12 months to September 2006, driven maostly by housing growth and related products.
The natlonal figure {(ABS: 8 Cities} showed growth of 3.9%.

There is no dispuling that the rebound iIn the global resources sector {off the back of China's
industrialisation) has been the catalyst {o the recovery of the Western Australian sconomy over the
last 2 years. This has improved business and consumer confidence, ranslating into a broad based
aconomic recovery. According to the Western Australia Department of Treasury and Finance, China

accounts for 20.3% of Western Australia’s merchandise exports, second ondy 16 Japan.

Iron ore exports have strengthened as a result of demand from China and Japan. The 3 months 1o
July 2008 resuited in demand for iron ore up 5.9 percentage points of the 24.2% total increase in
exports. This was a result of both increased price and increased production volume. Japan has

recently hecome our largest export destination, with China now the second.

However, exports of rural produce including wheat and wool experienced a further fall in comparison
to the corresponding point in 2005, which declined significantly in 2004, Demand for these items is
prevailing — although the fail is believed to be the result of natural causes such as drought in rural
areas. Itis believed that this will correct itself when ‘good luck’ returns.

Most Westarn Australian economic indicators are excesding national benchmarks as highlighted in the

foliowing table, particularly the unemployment rate which is close to historical lows.

2 Knight Frank

2
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Key Ecoriomic Statistics — Quarter 3, 2006
WA Australia

YrCh % YrCh%
GDP 5.80% 4.40%
CPt 4.80% 3.90%
Wages Growth 4.40% 4.00%
Retail Spending 8.50% 5.30%
Residential App. -0.30% 0.50%
Exports 32.50% 18.70%
Population 1.70% 1.20%
Unemgployment 3.80% 5.00%
Growth in Exports Anriual Change (Jul 05 - Jul 06}
Gold 13.50%
Iron Ore 21.70%
Nickel 52.20%
Patroleum -8.60%

Westarn Australia’'s domaestic economy continued its recent acceleration of growth in the June guarter
2008. The outlock for the economy in the next few years remains positive, with the recent growth of
the US and Japanese sconomies, and the continuing growth of the Chinese economy all having
profound impacts on Western Australia.  High global commodily prices can be expected 1o provide a

favourable environment for continued export growth 16 the Western Australian economy.

Western Australian Economic Statistics

2005-06
2004-05 | Estimated
Actual Actual
Gross State Product (GSF) 2% 4.75
Employment Growth 4.2% 4.5
Unemployment Rate 4.7% 4.25
Wages Growth™ 4.3% 4.5
CP 3.2% 4.0

Souwrce: WA Department of Treasury & Finance — 2006-07 Government Financial Projections Statermnent

. S"?} Kpbght Prank
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Major New Projects

BHP have committed to the development of the Ravensthorpe Nickel Project. The $1.8 billion plant is
predicted to come on line in mid 2009, BHP have also committed to the Pithara Rapid Growth iron ore
Proiect 3. The $1.7 billion project is forecast to begin production in the 2008/09 fiscal year.

Woodside Energy’'s project Ange! (Carnarvon Offshore Basiny — Gas and Condensate Field is a $1.6
billion development and is expecied 1o be fully operational in the fourth quarter of 2008. These
projects should show a notable increase in production for Western Australia in the near future.

Capitat Works Program
The 2006-07 Capital works program is estimated at $5.2 billion the largest program on record, and
provides for investment in major infrastructure, including:

. $633 million on the stale’s electricity infrastructure with a focus on the long-term provision of
electricity generation, fransmission and distribution. Specific projects include; provision of
sustainable energy infrastructure for Coral Bay and Hopetoun; increased distribution capacity
for customers, and continuing the underground power project.

. $620 million on water, wastewater and drainage services to ensure a sustainable, high quality
water supply for the state. The program provides for the completion of the Perth Ssawater
Dasalination Plant; investigation into alternative water sources for Perth and Country arsas. The
continued ongoing programs such as Infill Sewerage program, wastewater treatment schemes,
and water distribution infrastructure.

. %475 million on road construction and maintenance, including major projects to continue
congtruction of the Karratha-Tom Price Link Road, commence construction of the New Perth-
Bunbury Highway, the extension of the Mitchell Fresway to Burms Beach Road.

. $88 million on port faciliies, including upgrade of berthing facilities at Geraldion to
accommodate iron ore exports, and upgrades o berths at North Quay and the Waterfront
project on the westemn end of Victoria Quay at Fremantle.

(Source: WA State Budget Brief 2006-07, issued by the Property Council of Australia (WA division)
11/05/06)

Emgloyment growth is continuing with the major demand for tabour coming from the construction and
mining industry, property and business services and also in government administration and defence.
Western Ausiralia has the highest participation rates with 66.5% of the working age population in the
workforce, compared with 84% nationally.

2 Knight Frank
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Economic growth is forecast by the WA Treasury to remain robust over the next few years in the 3.5%
and 4.5% per annum range. Treasury expects that exports will replace domestic demand (i.e. retail
spending, housing construction, etc) as the main drivers of growth over the next 8 months as many of
the new resource projects “come on line”.

General Overview

The commercial and industrial markets remain characterised by a high demand for securely leased
properties, with many sales continuing to happen “off market®. The availability of stock in the market
remains in short supply, with most vendors only selling if they believe they are able to achieve a
premium price. However, secoendary properties {i.e. not well located or lacking lease covenant
security} can be difficull to seill uniess well priced.

There is littie doubt that the low interestlow inflation rate envirenment coupled with some insecurity
offered by equities has been a diiving force in the demand for property investment across the board.
Inferest rates have been stable for some time and past moderate rises have not greatly affectad the
market.

Property has become more affordable and most property investments have positive cash flows after
allowing for borrowings. This scenario has driven interast from the investment market, particularly in
the residential sector.

The generai vield range for commercialfindustrial properties is now in the order of 7% to §%, although
it is not uncommon for yields above and below this range, particularly in the commercial sector, to be

achiaved for secondary and prime investments respectively.

Yields have fallen by 1% to 2% over the past 24 to 36 months and over the past 12 months there has
been some further re-weighting of yields downward, particularly in the upper end of the commercial
and retall markets. However, it would now appear that yields have stabilised and are not subject to

any further reductions.

Child care across Australia has seen dramatic changes over the last few years as a consequence of
changes 1o the Government's Child Care Benefit Scheme applying from 1 July 2000, There are a
number of different types of care within Australia and these include long day care centres, family day
care schemes, pre-schools and Kindergartens plus other forms of occcasional care and mulli-function
centres. Typically, fong day care centres are the most common form of child care operation and this
part of the sector accounts for aimost three quarters of children in care, with private long day care

centres dominating the industry.

7 Knight Frank
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New purpose-built child care facilities are understood {o ofien exceed the minimum regulatory reguired
standards as owners and operators endeavour o obtain maximum revenue and better net operating
results by ensuring the highest standards and thereby satisfying the demand for quality fadllities from
parents.

There has also been a significant increase in competition and consolidation with larger established
child care operators and new venturas proposing rapid expansion, At the same time, developers who
may have traditionally been involved with residential property have diversified 1o include child care
centre faciliies. At the same time, a number of property trusts have been set up to acquire portfolios
of child care centres. These companies have been aggressive in the market place to acquire centras

and market share.

Whilst the industry has undergone a degree if consolidation, these large listed companies are
competing with individually owned child care cenires as well as local, community and church affitiated
as welt as non profit organisation, in-house child care providers, public centres and corporate
childcare services.

The childcare indusiry is predominantly sensitive to changes in the workforce paricipation rate of
women, unemployment levels, government funding, affordability, occupancy rates and registration
from the National Child Care Accreditation Council.

Ih addition, the perceived quality of centres remains critical, with parents attracted by qualifications of
staff, low staff turnover, child to staff ratios, the maintenance of the centre facllities plus the aesthetic
surroundings. Similady, location is also a major factor, with ease of access from both the workplace
and home, fogether with adequate car parking and drop-off facilities providing a competitive

advantage.

Securely leased properties and auctions of prime investiments have resulied in yields remaining firm,
notwithstanding any uncertainty surrounding préesent economic conditions.

7 Knight Frank
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Valuation Rationale

Methodology

In line with our instructions, our assessment herein consists of vacant tand assessment only for the
subjact property. in this instance, we consider the most appropriate valuation methodology is that of
direct comparison, which is further discussed below.

Direct Comparison Approach

The Direct Comparison approach o a valuation involves the analysis of sales evidence, making
adjustments for points of difference, with a view to assessing a fair market value for the subject
property.

The subject property comprises a vacant aliotment having a land area of 2,333 sqm and zoned “Urban
Development/RE0". In addiion, we have been provided with a Development Approval which has been
granted for the subject site subsequent to its purchase in May 2006. The approval permits the use of
the site as a Childcare Cenire, however, the zZoning also permiis the development of the site for

medium density group housing.

We are aware the subject property was purchased in May 2006 for $805,000 {GST exclusive). This
calculates o a rate of $345sgm of land area.

To determine the current market valua of the land in guestion, we must have regard for the “highest
and best use” of the site. We will therefore consider the impact of the existing Development Approval,
and also the residential development potential of the land.

“Urban Development — Childcare Centre Site”
As discussed, we are in recaipt of an Approval by the City of Wanneroo for & Childcare Centre upon

the subject landholding. To determine a fair markat value for the site ulilising the direct comparison
approach, and having regard for the proposed Childcare Centre use, we must compare the subject
site with the sales of development sites having similar potential to the subject.

To our knowledge, over the last 12 month period, there have been limited sales of Childcarse Centre
sites in the Perth metropolitan area. Pror to this period, land having potential for Childcare Centre
Development achieved land rates broadly in the range of $150 - $250sqm of site area. Howaver,
resuling from an increase for the demand in Childcare Cenires throughout Western Australia, and in

2 Knight Frank
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fact Austratia, together with the poputarity for this type of business operation amongst business
owners and property developers alike, the most recent sales evidence of appropriately zoned land
parceis has placed significant upward pressure on land values.

As discussed, the subject property sold in May 2006 for $805,000 (GST exclusive) reflecting a rate of
$345sgm. Since this time, we are aware of a sale of a site located at 6 Cocklesheli Brace, Jindalee,
which is also a recent land subdivision situated on the opposite side of Marmion Avenue. This sale
constitutes & site having & tand area of 2,024 sqm zoned "Residential R80" with & discretionary use for
a Childcare Centre. Our advice indicates that the purchasers of this site infend to develop the land
with a Childcare Centre, and not make use of the medium density residential zoning. The site sold for
$800,000 fowards the end of 2008, eguating to a rate of $395sgm of land area.

it is our view that the sale of the site in Jindalee comprises a site with a slightly inferior location to that
of the subject property, and in comparison, we would anticipate the subject property achieving a slight
premium over the sale of the site in Jindalee.

Since the purchase of the subject property, the site has been granted & Development Approval for a
Childcare Centre. In assessing the impact on value the approval has on the subject property, at a
minimum, we must have regard for costs incurred in order 1o achieve such approval. We also
acknowledge that an approval such as that granted will only add value to the land if a prospective
purchaser is 1o develop the site with a Childcare Centre (and not make use of the residential zoning).

Based on the factors mentioned, being mindful of these specific attributes of the subjact landholding,
our assessment of current market value for the site is as follows:

Land 2,333 sgm at $420sqm = $ 980,000
Plus Costs

Acquisition {3.5%) $ 34,300
Consultants $ 20,000
Approvals $ 15,000
TOTAL $1,048,300
ADOPT $1,050,000

We therefore consider the current market value of the subject site, having regard for the existing
Development Approvai, is $1,050,000 (GST exciusive). This equates to an overalf rate of
approximately $450sgm of land area.

2 Knight Frank
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“Alternative Use — Medium Density Residential”
As discussed, the current zoning of the subject site permits medium densily group housing

development on the subject site. Specifically, the "R60" zoning will permit a maximum 12 group

houses on the subject site, based on the land area of 2,333 sqm.

The most appropriate method of determining the vacant land value of the land in this instance is o

conduct a hypothetical feasibility over the subject property, based on the development potential.

However, in the absence of & Development Approval, development plans and accurate costings, the

direct comparison approach is considered most appropriate.

We have endeavoured to investigate sales evidence of medium density group housing sites

throughout the immediate locality and broader Perth metropolitan area. Below are a number of sales

which we consider pertinent 1o our assessment:

Group Housing/Unit Sites

1.

S;?‘ 5 Kpght Frank
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Lot 34 Kemp Street, Pearsall
Sold in March 2006 for $4,200,000 {ex GST)

This property comprises a rectangular, englobo land parcet having a land area of 2.1487
hectares, improved with a modemn brick and tile residence which is the only improvements {o
the site which is considered 1o add significant value. The sale was initially negotiated in March
2008, however the option to purchase was exercised in May 2006, Cur discussions with the
land developer indicate they intend to develop the englobo land parcel into 53 group housing
aliotments and subdivide the existing residence on a site of 1,228 square metres. In analysis of
this sales evidence, we have made an allowance for the existing modem residence estimated at
$580,000, however we are also advised of the mandatory construction of gazetted roads with
an estimatad cost of $880,000. After allowance for the existing residence and the added cost of
the gazetted roads, based on the intended 53 lot subdivision, a rate of $85,084 per unit site, or
$222 per sguare metre is derived.

80 (Lot 436} Elliot Road, Hocking
Sold in March 2006 for $1,525,000

An almost rectanguiar shaped englobo land parcel having an arga of approximately 4,056
square metres, improved with an older style homestead and market garden, not considered 1o
add any value 1o the land. We are advised the tand has been rezoned o "Residentiat R40", and
therefore has development potential for up 1o 18 group houses. Analysis of this sale indicates a
rate of $84,722 per ot based on an average lot size of 225 square metres, or $376 per square
metre of englobo land area.
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3. Lot 625 Straitsman Way, Currambine
Sold for $500,000 in June 2005.

A 1,281 square metre site zoned "Residential R40". The land is located on the comner of
Sussex Way and Connolly Drive and fronts a roundabout. The sale price discloses a rate of

$390 per sguare metre of land area, or $100,000 per unit,

4, Lot 466 Hawali Lane, Clarkson
Sold for $352,500 in January 2008.

A 1,564 square metre site with 4 strest frontages zoned "Residential R80" and tocated within
the *Ocean Keys” residential estate. The sale price reflects a rate of $225 per sguare metre of
land area, or $38,167 per unit.

5. Lots 1-4 Nadera Drive, Orenco Loop and Ocean Keys Boulevard, Clarkson
Sold for $3,350,000 in January 2005,

This property comprises 4 lots each with 3-4 street frontages, located opposite the Clarkson
Transit Station within a Town Centre Precinct of “Somerley” residential estate. The lots range
from between 3,219 square metres and 4,319 square melres and have a total area of 1.562
hectares. The ots were suitable for commercial/retail/mixed use development with & residential
density of R80 applying. The sale price reflects a rate of $214 per square metre of land area, or
$27,016 per unit.

6. Lot 432 Amazon Lane, Clarkson
Sold in September 2006 for $719,845.

Vacant land with an area of 1,098 square mefres with a density code of R80. The sale
discloses a rate of $655 per square metre based on the land area. The RB0 zoning will allow up

1o 6 units, disclosing a rate of $119,874 per unit.

7. 10 Vincent Avenue, Westminster
Sold in February 2006 for $630,000.

An older style brick and tile residence constructed in 1865, The accommodation provides 3
bedrooms and 1 bathroom. The site area is 1,181 square metres. The sale discloses a rate of
$533 per square meatre based on the land area. The site will allow up fo 5 units, disclosing a
rate of $126,000 per unit.
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In assessing an appropriate land rate for the subject site, we are pardicularly mindful of the site’s
locational atiributes, including its proximity to the shopping centre and coastliing, and are also mindful
of the size of the land parcel and therefore size of any prospective site redevelopment. Based on the
sales evidence summarised above, we consider & rate in the range of $425 - 3475sqgm of land area is
achievable for the subject property. This calculates to a capital value range of $990,000 to
$1.110,000. The mid point reflacts a capital value of approximately $1,050,000.
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8 Risk Analysis

8.1 SWOT Analysis

Key points under the headings Strengths, Weaknesses, Opportunities and Threats are oullined below:

Strenigths

. Frima site having close proximity 1o a recenily established shopping cenire, and also main road

frontage / exposure.

. Development Approval in place for Childcare Cenire use, gliminating D.A. Risk.

. Strong performing industry (childcare} benefiting from Federal Government subsidies.

Weaknesses

. None evident.

Opportuniities

. Additional medium density residential development options.

Threats

. Any severe sconomic downium will adversely impact on the marketability of the subject
property.

As indicated in the above SWOT Analysis, the subject property has limited weaknasses and threals
and is therefore considerad (o be a sound commercial investment.

8.2 Seliing Period and Disposal Costs

We consider that in an orderly marketing program, a suitable seiling period including time to expect

settiement would be up to 3 months.

We estimate disposal costs at $25,000 inclusive of agent's commissions and marketing expenses.
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Forced Sale Value

The term "forced sale value” does not have & recognised definition in the fleld of valuation or property
law, although we consider it to be, in this instance, the price at which & property might reasonably be

axpectad to be sold at the date of valuation, assuming:

1. that the sale is being negotiated by an arpious vendor or is being offered 1o the market with the
power of sale belng exaercised by a mortgageefreceiver or manager;

2. the purchaser is fully informed as to the nature of the property and the reason for the sale;

3. the property has been fully exposed 1o the market during a short, intensive marketing program,
which may be less than an appropriate marketing period for a properiy of this nature in the current
market; and

4. no account has been taken of any additional bid by a special purchaser.

in "forced sale” circumstances we consider the market value of the property to be $845,000 (GST
axclusive). Our forced sale value has been assessed on the basis of a 10% reduction in the assessed
fair market value.

Mortgage Recommendation

it is considered that the subiect property is suitable for first morigage finance at the assessed

valuation and assuming any existing mortgages hava bean extinguished.

in accordance with our standard practice, fimitations on the advancement of first mortgage foan funds
in relation 1o our valuations are not stated in our reports in the belief and understanding that if and
when the frust securify Himit is exceeded such is the commercial decision and prerogafive of the
intending mortgagee giving due consideration as fo the financial credibility of the intending mortgagor,
the state of the general economy, the period of the loan and any comments relating to the property
therein.

Assumptions, Conditions and Limitations

Section 2.3 -~ the property is free from mortgages, charges and other financial liens.
Section 2.6 — the property is free of environmental hazards.

Section 2.7 - there are no current or pending Native Title claims affecting the property.
Section 3.2 - all structural improvements are constructed within the title boundaries.

A S

Section 8.4 - Mortgage Recommendation.

2 Knight Frank
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This valuation is current as at the date of valuation only. The value assessed herein may
change significantly and unexpectedly over a relatively short pericd (including as a result of
general market movements or factors specific 1o the paricular property). We do not accept
iability for losses arising from such subseguent changes in value. Without limiting the
generality of the above comment, we do not assume any responsibility or accept any liability
where this valuation is relied upon afier the expiration of 3 months from the date of the
valuation.

This valuation relies on the information supplied by the dlient, and has regard for the
Davelopment Approval, which has been granied by the City of Wanneroo over the subject lot.
We reserve the right to review this assessment should any of the supplied information be

subject to change.
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9  Valuation Certification

Acting under instructions from Axiom Properties Limited, Knight Frank Australia Pty Lid has
undertaken a valuation of 14 (Lot 1172} Marchwood Boulevard, Butler. We confirm that we have
inspected the property s describad herein and have prepared this report.

We cerlify that, in our opinion, the market value of the unencumbered freehold interest in the property
hased on the available evidence and subject to qualifications and assumptions contained within the
body of this report, &s at 11 January 2007, exclusive of GST and for first mortgage security purposes,

is:

$1,050,000 (GST Exclusive)
{One Milfion and Fifty Thousand Dollars — GST Exclusive)

This certificate of valuation forms part of, and should not be used or read independently from, the
complete report.

The valuer has no pecuniary inferest in the said property, past, present or prospective, and the opinion
expressed is free of any bias in this regard. The company warrants under the provisions of Section 74
of the Trade Praclices Acl, fo prepare this valuation in accordance with the instructions given,
however, the quantum of value cannot form part of the warranty being related 1o prevaifing market
conditions and ethical opinion.

QOSCAR D'SOUZA AAP
Certified Practising Valuer
Licensad Valuer No. 44058

KNIGHT FRANK AUSTRALIA PTY LTD
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HECHS VER NUMBER

1172/DP 48289

AR ACATE [ DATE DUPLICATE ISSUED
BEITTON

AUSTRALIA Z 18/7/2006

WESTERMN

. - —~ VAILAIME #L 1
RECORD OF CERTIFICATE OF TITLE 2626 608
UNDER THE TRANSFER OF LAND ACT 1893
The persun describold in the frst schedude is the registorcd proprictor of an estate in fec simple in the land described below subjout 1o the

Teservations, conditions and depth limid contained in the original grant (il a grant issved) and 1o he limitationy, interests, encumbrances and
polfications showtn in the second schodule,

LAND DESCRIPTION:
LOT 1172 ON DEPOSYTED PLAN 48289

REGISTERED PROPRIETOR:
(FIRST SCIIEDUHLE)

PIVOT GROUP PIY LTD OF PO BOX ¥ 5044, PERTH
(T J815964 ) REGISTERED 3 JULY 2006

LAMITATIONS, INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
{SECOND SCHEDULE)

1. EXCEPT AND RESERVING METALS, MINERALS, GEMS AND MINERAL OIL SPRCIFIED IN TRANSFER

7033/1940.
2, 8400643 MEMORIAL, TOWN PLANNING AND DEVELOPMENT ACT 1928, REGISTERED 15.8.2001.
3 *J778240 NOTIFICATION, TOWN PLANNING AND DEVELOPMENT ACT 1928 REGISTERED
8.6.2006,
4, J778243 RESTRICTIVE COVENANT TO CITY OF WANNERQO - ST [DEPOSTTED PLAN 48289,

REGISTERED 3.6.2000,

Warning: A currens search of the skeich of the land sheutd be obtained where detail of position, dimensions or azes of the jot is required,
* Any enfrics preceded by an asterisk miy noL appear on the eustent edition of the duplicate centificale of 1,
Lot as described in the Tand deseription muy he a ot or lvcadon.

—————— END O CERTIFICATE OF TI'VL.A

STATEMENTS:
The glatements sct out below art 50 intended 1o be nor shoold they be relied on as substitates for inspection of the land
and e relevant documents or for local government, legat, surveying or other professional advice,

SKETCH OF LAND: DP4§289,

PREVIOUS TTILE: 2613-298,

PROPERTY STREET ARDDRESS: 14 MARCHWOOD BVD, BUTLER.
LOCAL GOVERNMENT AREA: CITY OF WANNERQO.
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H 840645 My

15 Aug, 2007 14:3%5 Midlang

I ...

MEMORIAL
LODGED BY  McMullen Nolan and Partaers
Surveyors Pty Lid
ADDRESS Suite 11, 2™ Floor
2 Hardy Street

SOUTH PERTH WA 6151
PHONE NGO {08) 4474 1099

FAX NO. (08) 9474 1093
REFERENCE NO. 92486

e

IGSLING BOX MO, BE8

W_ﬂ‘ o PREPARED BYMcMullen: Nolan and Partuers
i

Surveyoers Ply Lid
) /@_&“ ADDRESS Suite 11, 2 Ploor
W’;ﬁ—’j ' y 2 Hardy Street

SOUTH PERTH WA 6151

PHONE NG 54741099 FAX MO, 94741093

INSTRUCT IF ANY DOCUMENTS ARE TO ISBUE TO OTHER
THAN LODRGING PARTY

HEGIONAL MANAGER 7
METROPOLITAN nmtcﬁl 97 ©/
LAND ADMINISTRATION SERVICES 7

-

TITLES, LEASES, DECLARATIONS ETS LODGED
HEREWITH

1.

Receivad items

2

ENDORSING INSTRUCTIONS A /
. /

Receaiving Clor

AW

Aogistered pursuant 1o the provisions of the TRANSFERIDF LAND
ACT 18%3 as smended on the day and fire shown sbowd and
EXAMINE parficutars artered In the RGQESIGT Book

Initiais of
gigning
officar
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WESTERN AUSTRALIAN PLANNING COMMISSION
FILE No, 114667

TO REGISTRAR OF TITLES
REGISTRAR OF DEEDS

MEMORIAL
TOWN PLANNING AND DEVELOPMENT ACT 1828
NOTICE IS HEREBY GIVEN THAT THE LLAND SET OUT iIN THE
SCHEDULE HERETO 18 LAND TO WHICH SECTION 12A OF
THE TOWN PLANMNING AND DEVELOPMENT ACYT 1028 APPLIFS
SCHEDULE
DESCRIPTION COF LAND EXTENT VOLUME FOLIO
ALL LOTS ON DEFOSITED PLAN 27674 PART 2503 443 ~
ALL LOTS ON DEPOSITED PLAN 27675 PART 25G3 443 —
Mo/ wmdbep 2506 457
T
ZSpe 707

(/ﬁ‘a/fﬁwg/

REGISTERED PROPRIETOR OF LAND

MENISTRY OF HOUSING OF 99 PLAIN STREET, EAST PERTH, FORMALLY ENOWN AS THE STATE
HOUSING COMMISSION,

HAZARDS OR OTHER FACTORS SERIQUSLY AFFECTING THE LAND

THIS LAND HAS PREVIQUSLY BEEN UTILISED AS AN ARTILLERY RANGE AND MAY CONTAIIN
UNEXFLODED ORDNANCEHS {1/X0). WHILST THE LAND HAS BEEN SEARCHED TG A DEPTH OF | METRE
NO GUARANTEE CAN BE GIVEN THAT ALL UXO HAVE BEEN LOCATED. ANY ORDNANCE FOUND
SHOULD BE TREATED AS DANGERQUS AND IT'S LOCATION REPGRTED TG THE POLICE OR DEFENCE
ESTABLISHMENT.

Dated this 17 day of ) 5\{

Form WESTERN AUSTRALIAN PLARNNG COMMSSION
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INSTRUCTIONS

1. This form may be used anly when 3 *Box Type® form s Aol
provided or s unsuitable. # may be complated in nanative
styla.

2. Hinsufficient space hereon Addiforal Sheel Form
81 shovid ba used.

3 Additional Sheats shall be numbarad consacutivaly and bound
{g this documend by staples along the left margin prorio
axgcullon by the parlies.

4 Mo alteration should be made by erasure. The words
rejocted should be scored through and those substituied
lyped of written above them, lhe alisralion balng Initailed by
the persons signing Lhis decument aag their witnesses.

NOTES
1. inzert document type,
2. A separate atlestation is required for every persan stgning this
decument. Each signalure showid ba separately witnessed by

an Adutt Person.  The addrass and occupation of the withess
must be slated..

Pepartmeny of Land inforrmation
Gesvimment of Wettern Ausgralia

OFFICE Ry M

" IT78041 RC

68 Jun 2008 15:00 Midiand

gl

LODGED BY

DEPARTMENT OF
ARDRESS HOUSING & WORKS
89 PLAIN STREET
EAST PERTH W.A. 8004
PHONE No. 0.GLLA. BOX 168L
P 8202 4866 Fax BPAR 4052

FAX Mo,

REFERENCE No.

1SBUING BOX Ne.

PREPARED BY

ME Mg nnol g
ADDRESS  fo Bar W { Bepn T {?94’1"&4
PHONE NG, Sy 1A A

Faime. 4l o3

NSTRUCT IF ANY DOCUNMENTS ARE TO IG5UE TO OTHER
THAN LODGING PARTY

2o4"\

TITLES, LEASES, DECLARATIONS E1C LODGED HEREWITH

Received Hems

2.
Hos.
3,
.
&,
Retelving
[: 8 . Clerk

EXAMINED

Registered pursuant to th provisions of the TRANSFER OF LAND
ACT 1893 as amendsd on the day and time shown above 4y
pariculars entered in the Regisler.

e gy
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{d} Lots 1173-1180 (inclusive) on Deposited Plan 48289 and being the whole of
the land comprised in certificate of Title Volume Folios
and
EXECUTED as a deed.

The COMMON SEAL of )
THE STATE HOUSIKNG COMMISSION)
was hereunio affixed in the presence of)

Myorvno e >
¢ Selfevnent %UV -

Erecuhol Didcier

THE COMMON SEAL of the CITY OF
WANNERQOO was hereunto affixed

by authority of a resolution ¢f the Council
in the presence of

L

MAYQR

Tt f

CHIEF EXECUT!@OFF’?CER

gt g s Vo

LANDGATE COPY OF ORIGINAL NOT TO SCALE  Fri Jan 19 11:08:51 2007 JOB 27685783




1.1.2. to Duriey Way between the points marked "C" and “D" on the
Deposited Plan along the boundary of the Burdened Land referred
to in ltem 3(b) of the Schedule;

1.1.3. to Marchwood Boulevard between the points marked ‘E” and “F*
on the Deposited Plan along the boundary of the Burdened |.and
referred to in item 3(c) of the Schedule;

1.14. to Marchwood Boulevard between the points marked “G” and “H"
or: the Depusited Plan along the boundary of the Burdened Land
referred to in Hem 3(d) of the Schedule.

1.2. The covenants referred to in clause 1.1 of this deed are made by SHC for its
self and its successors in title with the intention of binding the Burdened Land
and any subsequent cowner of the Burdened Land or any part thereof.

2. COSTS

SHC will pay the costs of and incideniai to the instructions for and preparation,
execution, stamping and registration of this deed and ali stamp duty and registration
fees thereon.

SCHEDULE

fem 1 ~ The Land:

Lot 9044 on Deposited Plan 46283 and being the whole of the land comprised in
Certificate of Title Volume 2559 Folic 397.

iem 2 - Encumbrances:

Except and reserving metals, minerals, gems and mineral ol specified in Transfer
7033/1940,

Memorial H840645 - Town Planning and Development Act 1928,

item 3 - Burdened Land

(a) Lot 1172 on Deposited Plan 48289 and being the whole of the land
comprised in certificate of Title Volume Folio
{s)] Lots 1166-1170 {inclusive) on Deposited Plan 48289 and being the whole of
the land comprised in certificate of Title Volume Folios
and
) Lot 1172 on Deposited Plan 48289 and being the whole of the land
comprised in certificate of Title Volume Folio .
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THIS RESTRICTIVE COVENANT is made the 12 day of Mﬁjﬂ 2006

BETWEEN:

THE STATE HOUSING COMMISSION of 99 Piain Street, East Perth {"SHC") of the
ohe part;

and

CITY OF WANNEROQO of Locked Bag 1, Wanneroo (“the City") of the other part.

BACKGROUND:

A, SHC is the registered proprietor of the land described in Item 1 of the
Schedule (the Land"} subject to the encumbrances referred to in ltem 2 of
the Schedule.

B. The Land is situated within the district of the City.

C. SHC has recelved approval from the Western Australian Planning

Commission to subdivide the Land, and as part of the approval, SHC is
required to restrict access from that part of the Land referred {o in Item 3 of
the Schedule (“the Burdened Land"} to the abutting roads shown on
Deposited Plan 48289 (“the Deposited Plan™ described in clause 1 of this
deed.

D. SHC is required to enter into this deed pursuant to Section 1298A of the
Transfer of Land Act 1893 to comply with that condition.

OPERATIVE PART:
This deed witnesses as follows:-
1. SHC

1.1, SHC covenants with the City pursuant to the provisions of Section 129BA of
the Transfer of Land Act 1893, not fo use or permit the use of the Burdened
Land for vehicular access from the Burdened Land or any part thereof:

1.1.1. to Marmion Avenue between the points marked “A” and "B” on the
Deposited Plan along the boundary of the Burdened Land referred
to in ltem 3(a) of the Schedule;

LANDGATE COPY OF ORIGINAL NOT TO SCALE  Fri Jan 19 11:08:51 2007 JOB 27685783




THE STATE HOUSING COMMISSION
and

CITY OF WANNEROD

SECTION 129BA DEED OF RESTRICTIVE COVENANTS
BRIGHTON VILLAGE CENTRE, BUTLER
DEPOSITED PLAN 48289

RO LEGAL
248 Oxiord Strest
LEEDERVELE WA 8007

Telephone: 9443 2544
Facsimile: 9444 3808

Ref: RJ:S20051063
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Repartment of Treasury and Finance 951ﬂ“|§IHH§”E“N|!“H[H”E

Oifice of State Revenue
Government of Western Australia

Certificate of Stamp Duty

Deed - Restrictive Covenant
Stamp Duty - Under Taxation Administration Act 2003 (WA}, Section 49

Ceriificale Number: TO0590309% Certificate Issug Date: 12-05-2006
Document Referance: 3043.213-% ' Client Reference: 2005/37705
Insirumarst Dale. 12-05-2006

Criginal Stamp Duty: $0.00

Cxemplion Typs, Section 115 { 100%}

Lasid: Lot 9044, Pian 46283 Volume!Folio: 2813/298
Party names: THE STATE HOUSING COMMISSION

Related Certificate Summary
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DELETE iF FINANCE APPRGVAL IS NOT REQUIRED

R B

W i Tl ] R RS O3
AEAL ESTATE 1N Wa FOR DSE BY RENVA MERBERS

CONTRACT FOR SALE OF LAND OR STRATATITLE BY OFFER AND ACCEPTANCE

T

REPRESENTATIVE

Real Estate Agenis

Level 1, 18 Bowman St South Perth Western Australia 6151
PO Box 410 South Perth Weslern Australia 6351
TELEPHONE: (08) 5368 9000 - SALES FAX (08) 9368 3002
Licenses: Sallerley Propecty Group Ply. Ltd, {ine, in WA

A.CMN.00G 054 879 AB.N. 38 009 054 979 BRIGHTON ESTATE, BUTLER

As Agent for the Seft
TS gentior e Seler " PIVOT GROUP PTY LTD (ABN 48 008 459 685)

HE BUYER {FULL NAME D ADDHESS}"'"“"'"""'tE'VEt'ds;"BﬁNKWEST'TOWER;”TOs'ST‘GEORGE'S'TE'RRACE"""""""‘“““““
......................................................................................... PEIRTH . W GO --crvvrerrermecore s ss1smse s 5288888151501ttt

OFFERS TO PURCHASE (as joint tenants/ienants in common speacifying the andivided shares) the land described in the Schedule and all improvements (“tha
Property”) with vacan! possession uniess otherwise provided in the Conditions together with the Chattels {if any) described in the Schedule at the price and on the
other terms and conditions set oyt in the Schedule and the Condifions.

SCHEDULE
i) Descripticnoftheproperly:The_Igmdsituatedafandknownas.,....,E,_.?f...it{..?,.z;..gfﬁg?ﬁ??ﬁ?ﬁg??x?ﬁf.,ggﬁFﬁt,,.,,,...,.,.,,1.1?2..\,,,.....,,,,.,.....,,.,,.
e @ BEINE LOT e
on Strata / Survey Strata f Deposited / Plan / Diagram e 8289
and being the whole/part of the land in Certificate of Tite Volume L b FOHD oo T s

it} Chattels including ail fixtures and fittings, plant & equipment, and oo eccresriiise e,
@ 9 P Upment, QA T VASARY TANE

creeeenemene WHICH are inciudedin the Purchase Price

({iiiy Purchase Price: $$385’5%°0 —
{lt GBT is applicable then refer to Condition 4.}

(iv} Manner of Payment: A deposit of §........... $88,550-00.........0f which §. $8,885,00..................... s paid herewith and 5.579.695.00....conn.
shaltbepaidwithin.... S8YERAT)  dagsofacceptancotobeheinby.... Satierley Property Group Pty btd

B s v e Deposit Holder"). The balance of the Purchase Price shalf be paid on the Seitlement Date.
{v) Seftlement Dater .........On.or.before 18 June 2006 or within.21.days of issue of title whichever s fater. ..o
§ FIANCE CONDITIONS:
1.4 This Contractis condifional upor Finance Agproval being obtained befors the Letest Tim, THEN:his Gonleactshaltbe deemed ' have come b an end withost the nocessity of ether party giving
17 The Buyer shak: tothe other notice to that effect. The Depost and alipiher monies {f any} paid pursuart o this Contract
fah - make an agplicalion for Finance Approval o at eastone Lender using 4 roquied by the  ender, si*«:fﬁ thenbe rgiunéed fethe Ba‘;yer {less afl bank and govemiment charges! and there shall be no further
the Froperty as securly; chaine under this Contrat by eifher party in Saw or In eqully aigainist the ofher,

{6} use best endeavenss t obiain Finance Approval and ¥ required n weting by the Seliporthe | 15 HtheBuyerfaistonotlythe Sellror Seiers Agent inaconrdonce with paragmphs 1 2{chor 1.3he e
Seler's Agent provide evidnoe i wriing ot e making of an applioation ingoodfa’rthfogfn shal be in defaull ang the Seller may wihout prefusics t sny ofber temedies and rights avallable
Agprova, any foan ofle made, and fie feasons for the Buyer notaccapting any oan ofef matl; imesedfately terminate the Gontract by notics nwefing to the Buyer. .
fe} on receiptof he Finance Approval immedately noffy in witing the Selle or the Sellerk Adent | 6 Thisciause shallperalelor e benelt ofboth the-Sellerand the Buyer except hat ihe Buyer bywalving.
wherstioon Bie conilion in paragraph 1.1 will then be satisied, the Buyer's rights pursuant 1o this laush at any ime befor the Lates! Time shal be deemad to have
13 Kenorbelore the Latest Time: E received Finance Approval
{3 the Buyeris rotifed by the Lendor that the apphafion for Finanea Approvsl s fejected or DEFHUTIONS o
{1 o Finange Asprova is obtgined 11 Inthis Coatract e foiowing shall apply.

thersthe Bayershakinerediateyin wing noty e Seleror the Saler's Agertef suh odon “Finance Aggrol means an e n fond maxde by the Lonicron-easarabiefevms and aordiions of
of ner: feceipt as fhe case may be, and provide svidence i witing of Be felecion. | ) anappravalof a inance application by he Lender to%he Buyer, by the Lafest Tiave for adoan of an amouint
14 UNLESS the Buyer has waived s condlion and cormrunicated such waiver i wiitng 'o e eliorgr notlesstha e g of Loan shown belos. A approvathat s subact o the Lenderssual tems
the Sellars Agant pros {5 e Latest Tiene, then and condilions shalt be deemad to be Finance Approval
{8} e conditon in paragianh 1.1 15 not satsfied, and "Lender” means oither tha Lender naminated bekes § anghor any ofher Lender acoeplablate the Buyer.
fbl e Buyer has compled with paragraphs 1208}, 1.2 and 1.3
BBROAIT b brtbtmcs e arscemssm st AR 55514 ARt et
RAESUTHRET .00 P ONIG IS ot ensoenote et e e 01585 8RS80 e s o1 et
AMOUALOFLOR.  .ooooooiccccvunmmis s rmsmmnssssssssssssssomsr oo sessssss s seses
Iritiaés of Buyosish




CONTRACT FOR SALE OF LAND OR STRATA TITLEBY:OFFER AND ACCEPTANCE - o -
2. Acceptance of this offer shall be sufficiently communicated 1o the Buver # verbal or wiitless eofification shall be given by the Seller or Seller's Agent to the Buyery,,
acceptance has been signed by the Selier,
3. The 2002 Genesal Condiions are incorporated into this Coniract so far as they are not varied by or inconsistelil with the xpress terms of this Cortradt, _
4. HGHTIs applicabie to this ransaction or if the transaction is agreed to be a Going Concern then the relevant GST provision should be outlingd in the Speciat Conditions
batow or in any attached GST Annexare, which shaid form part of this Contract.

5. The Speciai Conditions printed below this line apply to this Contract,

6. See Annexure “A” Conditions of Sale are incorporated in this Contract.

7. See Annexure “B" Development Conditions and Building Guidelines which are incorporated into this ~
Contract,

8. See Annexure “C” Disclosure of Interest by Nigel Frank Satierley in respect of the Brighton Estate.

9. The Buyer covenants and agrees with the Seller that so long as the Seller remains registered as the

proprietor of any land adjoining the boundary of the land that the Buyer shall not make any claim against the
Seller for any contribution to the cost of any dividing fences or walls,

10.The Buyer/s acknowledge and agree that the Sellers Agent may from time to time release details of the
Buyers name and address to any person who, in the reasonable opinion of the Sellers Agent has bona fide
and reasonable cause to make such enquiry of the Sellers Agent.

11.The Seller, is registered for GST. The sale price of this contract is inclusive of the Goods and Services Tax
{GST) and alt sales are made under the margin scheme, (Note: Under GST regulations, acquisition of

------ properiy-under-the-margin-seheme is not considered-a-creditable acquisition, that is,-no-input ¢redits can-be
L S

City of Wanneroo may introduce & special landscape maintenance levy for the area in order to

ACCEPTS the above offer and acknowledges that the agent's selling fee payable to the Selle’'s Agent is the Saller's responsibility.
fif a corporation, then the Sefler executes this Contract pursuant o s Constitution ]

Witness Date
rrsrtis s st ey rssr st e eeeeeeessvostaest s eeoreeen L foornsionnne
JOWT FORM
A true copy ot this d &5 heen received by each of the Parties - fogether with a copy of the 2002 General Conditions.
W .
............................. 79—0—@*
STRATA DISCLOSURES v

i the Property is or s proposed to be & Strata Lot, then the Buyer acknowledges having recoived the Form 26 Disclosure Staternent and its attachments before
signing this Contract as required by the Strata Titles Act and the Strata Flegulations.

CONVEYANCER (Legal Practitioner/Settlement Agent)
The Parties nominate their Representafive named below to act on their bebalf in respeet o this transaction and consent to Notices being served fo that
Representative’s facsimie numbar,

BUYER'S AEPRCSENTATIVE SELLER'S HEPRESENTATIVE
Umberto Gianotti, PO Box 25044, Perth Dept Housing & Works

Name

Signature [ 28 SO ¥ Avesvrrerren o S vees v O e cottroits SO e AR ST e A A5 A kAR b e b bt er e e nt e ens e rtren

COPYRIGHT
The copyright of ihis Offer and Acceptance is the property of the Real Estate Institute of Wastern Austraiia {lnc.) ("REAYAY) and neither the form nor any part of it may be used
or seproduced by any method whatsoever or incorporated by refarence o in any marner whatsoaver in iy oftier documant without the canzent of the RERA, 0aMn3
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LOCKED BAG 1 Fite Number : POS/2107VH

WANNEROO WA 6946 Application Number:  [DA06/0431
TELEPHONE: (08) 9405 5444 Enquiries Officer : Rod Peake
FACSIMILE: {08) 9405 5498 9405 5468

10 August 2006

J ITALIANO RECEIVED

PO BOX Z5044

PERTH WA 6831 14 AUG 2006

Dear SirflMadam

| Property Details: 14 MARCHWOOD BOULEVARD

BUTLER WA 86036

| Land Parcel(s) Details: Lot 1172 DP 48289 Vol 2626 Fol 608

I refer to your Application for Planning Approval received by the City of Wanneroo on
12 June 2006.

You are advised that approval has now been granted under the provisions of the City of
Wanneroo District Planning Scheme No 2 and the Metropolitan Region Scheme. This
Approval requires the development to be undertaken in accordance with the submitted
application, the enclosed approved plans and is subject to compliance with the following

conditions:

1. A maximum of 90 children and 14 staff are permitted within the premises at any
one time.

2. Operating hours are to be restricted to 7.00am to 6.00pm Monday to Friday and
9.00am to 5.00pm Saturday and Sunday.

3. The parking bay/s, driveway/s and points of ingress and egress to be designed in
accordance with the Australian Standard for off street Carparking (AS2890)
unless otherwise specified by this approval. Such areas are to be constructed,
drained, marked and thereafter maintained to the satisfaction of the Manager
Planning Services prior to the development first being occupied.

4, The width of car bays on the end of isles shali be increased to 2.8 metres and the
width of the disabled bay increased to 3.8 metres.

5. The design of the access point 1o be redesigned to intersect with Aberdare Lane
at right angles.

8. A paved pedestrian path with a minimum width of 1.5 metres shall be provided to
link the building entry and Aberdar Lane.

7. An onsite stormwater drainage system with the capacity to contain a 1:100 year

storm of a 24-hour duration is to be provided prior to the development first being
occupied and thereafter maintained to the satisfaction of the Manager Planning

City of Wanneroo Approval to Commaence Development No. DA0S/0431

Page 103




10.

11.

12.

13.

14.

Services. The proposed stormwater drainage system is required to be shown on
the Building Licence submission and be approved by the City/Shire prior to the
commencement of construction.

The design levels of ail development shall be to the satisfaction of the Manager
Planning Services. In particular, driveways and pedestrian paths shall be
designed to coordinate with the design level of the adjoining lanes.

The lodging of detailed landscape plans, o the satisfaction of the Manager
Planning Services, for the development site and the adjoining road verge(s) with
the Building Licence Application. Landscaping and reticulation to be established
in accordance with the approved plans prior o the development first being
occupied and thereafter maintained to the satisfaction of the Manager Planning
Services.

The car parking area shall be provided with one shade tree for every four bays
prior to the development first being occupied. The trees shall be located within
tree wells protected from damage by vehicles and maintained 1o the satisfaction
of the Manager Planning Services.

Any roof mounted or freestanding plant or equipment, such as air conditioning
units, to be located and/or screened so as not to be visible from beyond the
boundaries of the development site.

A screened bin enclosure, designed in accordance with the City’s specifications,
shall be indicated on the plans submitied for a building Hcence and be
constructed to the satisfaction of the Manager Planning Services prior to the
development first being occupied.

Al fencing shall be installed in accordance with the City's Local Laws prior o the
occupation of the building. All fencing fronting Marchwood Boulevard, Aberdar
Lane/Lot 8002 and Marmion Avenue shall be of a visually permeable design to
the satisfaction of the Manager Planning Services.

A report prepared by a suitably qualified and experienced acoustic consultant
shall be submitted with the building licence application demonstrating that ali
noise associated with the development is capable of being contained within
relevant noise limits prescribed by Noise Regulations or outlining recommended
actions that would achieve such compliance. The centre to be designed and/or
managed in accordance with the acoustic consultants recommendations to
achieve compliance with noise fimits.

The City advises:

(a)

(b)

It does not undertake to ascertain the validity of signatures nor the authority of
the person(s) nominated as owner(s).

In particular where the subject land is part of a strata or survey strata scheme,
the applicant must ensure that there is authority to apply and to carry out the
development (or building work) under the bylaws of the relevant strata
company and any other relevant laws.

The issue of a development approval (or building licence) does not cure any
defect that may exist in the authority of the owner or applicant.
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This decision is valid for a period of two (2) years from the date of this letter. If the
subject development is not substantially commenced within the two (2) year period, the
approval shall lapse and be of no further effect,. Where an approval has so lapsed, no
development shall be carried out without the further approval of the City having first
been sought and obtained.

Planning approval does not remove the need for approvals, licences, permits, etc, that
may be required under other legislation.

Should the applicant be aggrieved by this decision, there is a right to apply for a review
under the Flanning and Development Act. The application for review must be submitted
in accordance with the Act and shouid be lodged within 28 days of the date of this
decision to the State Administrative Tribunal, 12 St George's Terrace, Perth WA 6000. It
ts recommended that you contact the Tribunal for further details on telephone 9219
3111 opdhe website http://www sat justice. wagov,an/

Rod Peake
MANAGER PLANNING SERVICES
Encs.
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APPENDIX 3

Issue date: 16 February 2007

Financial Services Guide
What is a Financial Services Guide?

The purpose of the Financial Services Guide {"F3G") is to assist you in deciding whether to use any of
the general financial product advice provided by PKF Corporate Advisory Services (WA) Pty Lid
("PKFCA™ (ABN 68 009 423 152). PKFCA is a holder of an Australian Financial Services Licence
("AFSL") No. 240566. The contents of this FSG include:

- who PKFCA is and how we can be contacted;
- what services PKECA is authorised to provide under our AFSL,;

- how PKFCA (and any other relevant parties) is remunerated in relation to any general
financial product advice PKFCA may provide;

- details of any potential conflicts of interest; and

- details of PKFCA's internal and external dispute resolution systems and how you can
access them.

Information About Us

We have been engaged by the Directors of Axiom Properties Limited ("the Company”} to give general
financial product advice in the form of a report to be provided o you in connection with our Independent
Expert's Report. A copy of this report is included in the Notice of Meeting prepared by the Company.
You are not the party or parties who engaged PKFCA {o prepare the report.

PKFCA is the [censed corporate advisory arm of the Western Australian parinership of PKF
Chartered Accountants and Business Advisers {"PKF"). The directors of PKFCA may also be pariners in
the Western Australian partnership of PKF.

The Western Australian partnership of PKF and #s related entities provide services primarily in the areas
of external audit, internal audi, tax, consulting and corporate advisory services.

The financial product advice in our report is provided by PKFCA and not by the West Australian
parinership of PKF or its related entities.

We do not have any formal assoctations or relationships with any other entities that are issuers or sellers
of financial products, other than PKF Financial Services Pty Lid. However, you should note that PKFCA
and the Western Australian partnership of PKF (and its related bodies corporate) may from time to time
provide professional services to financial product issuers or sellers in the ordinary course of business.

What financial services are we licensed to provide?
The AFSL that we hold authorises us to provide financial product advice in respect of securities only in

the capacity of providing reports, for the purposes of acting for and on behalf of clients in relation to
proposed or actual mergers, acquisitions, takeovers, corporate restructures or share issues.

Axiom Properties Limited - independent Expert's Report 18



arporate
dvisory

Information about the general financial product advice we provide

The financial product advice provided in our report is known as “general advice” because it does not take
into account your personal objeclives, financial situation or needs. You should consider whether the
general advice contained in our report is appropriate for you, having regard to your own personal
objectives, financial situation or needs.

If our advice is being provided to you in connection with the acquisition or potential acquisition of a
financial product issued or sold by another party, we recommend you obtain and read carefully the
retevant offer document provided by the issuer or seller of the financial product. The purpose of the offer
document is to help you make an informed decision about the acquisition of a financial product. The
contents of the offer document will include details such as the risks, benefits and costs of acquiring the
particular financial product.

How are we and our employees remunerated?

Our fees are usually determined on an hourly basis; however they may be a fixed amount or derived
using another basis. We may also seek reimbursement of any out of pocket expenses incurred in
providing the services.

Fee arrangements are agreed with the party or parties who actually engage us, and we confirm our
remuneration in a written letter of engagement to the party or parties who engage us.

Netther PKFCA nor its Directors and officers, nor any related bodies corporate or associates and their
Directors and officers, receives any commissions or other benefits, except for the fees for the services
rendered to the party or parties who engage us. Our fee is expected to be in the range of $25,000 plus
GS8T. You have a right to request for further information with regards to remuneration received by PKFCA
or its representatives.

All of our employees receive a salary. Our employees are eligible for annual salary increases and
bonuses based on overall performance but do not receive any commissions or other benefits arising
directly from services provided by you. The remuneration paid to our Directors reflects their individual
contribution to the company and covers &ll aspects of performance. Our Directors do not receive any
commissions or other benefits in connection with our advice.

We do not pay commissions or provide other benefils to other parties for referring prospective clients to
us.

Responsibility
The liability of PKFCA is limited to the contents of this 3G and the report referred to in this F8G.
Distribution

PKFCA authorises the distribution of this F5G.
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What should you do if you have a complaint?

If you have any concerns regarding this report, you may wish to advise us. Our internal complaints
handling process is designed to respond to your concerns promptly and equitably. Please address your
complaint in writing to:

The Complaints Officer
PO Box 25066 St George’s Terrace
PERTH WA 6831

If you are not satisfied with the steps we have taken to resolve your complaint, you may contact the
Financial Industry Complaints Service ("FICS™). FICS provides free advice and assistance o consumers
o help them resocive complaints relating to members of the financial services industry. Complaints may be
submitted fo FICS at:

Financial Industry Complaints Service
PO Box 579

Collins Street West

MELBOURNE ViC 8007

Telephone: 1300 780 808

Fax: +61 (03) 9621 2291

If your complaint relates to the professional conduct of a person who is a Chartered Accountant, you may
wish to lodge a complaint in writing with the Institute of Chartered Accountants in Australia fICAA™). The
HCAA is the professional body responsible for setting and upholding the professional, ethical and technical
standards of Chartered Accountants and can be contacted at:

The Institute of Chartered Accountants
GPO Box 3921

SYDNEY NSW 2001

Telephone (02} 9290 1344

Fax {02) 9262 1512

Specific contact details for lodging a compiaint with the ICAA can be obtained from their website at:
http://www.icaa.org.au/about/index.cfm

The Austrafian Securities and Investment Commission (*ASIC") regulates Australian companies, financial
markets, financial services organisations and professionals who deal and advise in investments,
superannuation, insurance, deposit taking and credit. Their website contains information on lodging
complaints about companies and individual persons and seis out the types of complaints handled by
ASIC. You may coniact ASIC as follows:

Info Line: 1300 300 630
Emait: infoline@asic.gov.au
Internet: http://www.asic.gov.au/asic/asic.nsf
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Axiom Properties Limited Proxy Form ]

ABN 40 009 063 834

All correspondence to:

Axiom Properties Limited

PG Box 75301 PERTH ST GEGRGES TERRACE
WA 6831 Australia

Frnuities (within Australia) 9371 4648
toutside Austrakial 61 8 9321 4646
Facsimile 61 8 9321 8122

i aiompl com, au

tark this hox with an X' i you have made any changes fo your address defalls {see reversa)

2000 Ty e
S Securityhoider Reference Number {(SRN}
MR JOHN SMITH 1

FLAT 123
123 SAMPLE STREET
THE SAMPLE HILL
SAMPLE ESTATE
SAMPLEVILLE VIC 3030
Appoin{men{ of P]'gxy I 1234567890 I N D

. IfWe belng a mombe{!s of Axinn Prnperlses Lmiﬂd and entifled to attend and vole hereby appoafzt

the Chaleman -
ofthe Meeﬂng T
(matk withan X} are appoinfing as Your proxy. .+ -

"o falling the ndividual or body corporate rzamed ar if no individual or boedy corporate is riamaed, the Chairman of the Moeeting, as myfour proxy to act generally at the meeting on myfoor behalf grd io vuta n -
" ateorgance with the Tollowing direations (ar if no directions fiave been gives, as the proxy sees ity at the Annuiaf Genera Meeting of Axiom Praperties Limiter to be held at Wasterm Australia Chg, ~
1 St Gewges Terrace, Perth WA B000 ox: 4 April 20067 at 10:00zm WET and & any adiowrnment of that meeting.

fifyou are not appomng the Chairman of ﬁxe Meeimg as '1 -
Your proxy please wnte here the fuii nameof the individual or . 'fj

Voiing directions fo your proxy - please mark

1. Approval of Brighton Transaction

1. Approval of Caboollure Transaction

The Chairman of the Meeting Intends to vote undirected proxdes In favour of each item of business.
* if you mark the Abstair: box for a particular #em, you are directing your proxy niot to vote ors your behalf on a show of hands or on a poil and your voles will not be counted in
computing the required majority on 8 poil. -

- Appointing a second Proxy -
- Wi wish o appoint etond prowy - e

- Mark with an X tfyw o

- wish fo appoint a second ANB

L . SEOXY.

PLEASE SIGN HERE  T1his section must he signed in accordance with the instructions overleaf to enable your directions to be implemented.

Individual or Securityholder 1 Securityholder 2 Securitybolder 3

Individual/Sole Director and Birector DirectoriCompany Secretary
Sole Company Secretary
In addition to signing the Proxy form in the above box{es} please provide the information below in case we need to contact you.

Contact Name Contact Daytime Telephone Date

B .x: 1PR +



How

to complete this Proxy Form

__*-_-.'_'_'--_Appomtment of. a Proxy I SR _ L RRCERI
i ~If you wish to appoint the Chairman of the Meetmg as your proxy, mark the box Ef fhe individugl or body corporate YOu wssh fo appmnt as your proxy s
. someone other than the Chairman of the Meeting please wiile the full name of that individual or body comerate in the space pmwded Ef you Eeave thas_ -
. "section blank, or your named proxy does not attend the meeting, the Chairman of the Meeting will be your proxy. ™+ - -

A proxy need not be 2 secuntyhoﬁder cf the company Do not wnte the name of the issuer campaﬂy or the regtsiered secumyhofder in ﬁie spaoe -

e Yw may direct your proxy how fo vole by pEacmg a mark i one cf the three boxes apposate each fem af busmess AEi your secursizes wif be voled in
... accordance with such a direotion unfess you indicate only a porlion of vofing rights are fo be voted on any ifam by inserting the percentage or number of -
. - seturities yvou wish fo vole in the approprdate box or boxes. H you do not mark any of the boxes on a gwen ttem your prcxy may vute as he ar. she ER
- - 0hooses. fyou mark more than one box cn an atem yaur vote {m thai ;tem Wtii be mvaiid AR . . R,

'____'_'_.'..':Yongddpess LT T e L
“.. This is your address as it appears on the company's shara register. If ihis tnformaism is incomect, piease mark the box aﬁd make the conrectionon the -
.~ form. Seourityholders sponsored by a broker {in which case your reference number overleaf will (_mmmence wath an x) shoufd adwse yﬂur bmkef of aﬂy

...changes Ptease nste, yuu canrzot oha:zge ownersbzp of your secuntzes usmg this fcrm ': . S . Ll

3’_f_'_ApPOmtment of a Second Proxy o R SR

. You are entiffed to appolnt up fo two proxies o atiend the meeimg andvoleona poti if \_.foa.z w1sh ts ap;}omt a secamf pmxy, an addsttonat mey ?orm
'-_may he obtamed by teiephomng the cumpany S share regtsify or yau may copy Ihis form L

':"'-To appoint a second proxy you must e T T
“{a} - indicate that you wish fo appomt a second proxy by marking the box
{

4} .on gach of the first Proxy Form and the second Proxy Form state the ;}ercentage of your votmg tights or number of securilies appitcabfe fo that - L

{0) - refurn both forms Zggeﬁqe; in the same envetope S

o '_*.fs;gnmg lnstmct:ons

You must s&gn ihts farm a foiicsws in Zhe spaces provided:

. form. i the appointments do not specify the percentage or number of votes ihai each proxy may exer(:tse each pmxy may exercase haEf your el
" votes. Fractions of voles will be distegarded. - - o . o B n

"where ihe hoidmg s b y one narme, ihe hoider must s:gn

indhviduak:
Joint Holding -where the hoidmg Is b by more than one name ai! af the securttyhai{fers shoutd sign
.'.ﬁ_'_?awe_r_ of Attorey: R "-ics sign under Power of Aﬁorney, you must have already lodged this document with the registry. Ef you have riof previously . .

- lodged tms documem for netatton p!ease aﬂach a cemﬁed phalocopy of the Pewer of Aﬁomey to ihss form wherx ycu o
--...._reium tt . .

_--.-.Cqm{;a_nias_: : "-.where the company has a Solg Dzrecior who is alsg the Sole Campaﬁy Secretary, this farm musi be 31gned by that e

- person. If the company {pursaant {0 seclion 204A of the Comorations Act 2001) does nof have a Company Secrefary, 2
" Sole Director can also sign alone. Otherwise this form must be signed by a Director emtiy with either zmather E}trectar or
-8 Company Secreiary Ptease andtcate Hae afftce hei{f by mgnmg in the appmpnaie pface EUI T '

Ha representatwe of a corporate Securﬁyhofder or proxy is fo atfend the meeting the appropriate "Cerlificate of Appomiment of Carporaie .
. Representative” should be produced praar ic adm;sszarz A farm of the cemf caie may be abiatned fram tha wmpaﬁy 3 share regtsiry cr ai '
_ -__\riww csmptztershare com. _ . . S

__"“fhas Praxy Form {and any Power of Atiomey urzder whtch fis szgned) must be recewed af an address given beiaw noi Eater than 3{) O{}am WS“f on -

Documents may be todged using the reply paid envelope or:
IN PERSCN Repistered Office - Level 43, Bankwest Tower, 108 St Georges Terrace, PERTH WA 6000

BY MAIL

BY FAX

PO Box 25351
PERTH 8T GEORGES TERRACE WA 6831

61 8 9321 8122

BY EMAIL axiomhaxiompl.com au



