CONFIDENTIAL GENERAL MEETING AGENDA 14 DECEMBER 2022

25.3 PROPOSAL FOR PURCHASE OF STRATEGIC PROPERTY
Objective Reference: A7160638

Authorising Officer:  Christopher Isles, General Manager Advocacy, Major Projects and
Economic Development

Responsible Officer: Christopher Isles, General Manager Advocacy, Major @s and

Economic Development @ E
Report Author: Andrew Ross, Executive Group Manager, Procurem =‘r Ri General
Counsel
Anca Butcher, General Counsel, Redland Investme oration
Attachments: 1.  Crisp Valuation Services Report 28 Novemb

2.  Property Search 5 December 2021

The Council is satisfied that, pursuant to Section 254J(3) of the a@t overhment Regulation 2012,
the information to be received, discussed or considered in relatio < this'agenda item is:

(g) negotiations relating to a commercial matter inv the local government for which
a public discussion would be likely to prejudice interests of the local government.
PURPOSE
URPOS o
The purpose of this report is to seek approva ouncil for the Redland Investment

Corporation (RIC) to purchase a property at 66 Bl

Cleveland Plaza currently owned by RIC). @9

BACKGROUND

On 26 November 2014 Council resolved t
the Local Government Act 2009, to deal
Redlands community. RIC is wholly o
Act 2009 (QLD), Local Governme
Act 2009.

In December 2017, RIC p c@eveland Plaza as a strategic purchase of an important
commercial site in CIeveIan‘% ng-term income producing asset and because the purchase
aligned to Council corporate piédn strategy for economic development and the Cleveland

Revitalisation Strategy.

On 23 January 2019, @I conducted a governance review of RIC and resolved to amend the
Constitution and ServiceNAgreement between RIC and Council. RIC’s financial delegation for
%ceg

Street, Cleveland (property adjoining

e RIC as a corporatised beneficial enterprise under
land and promote new business opportunities for the
Council and operates under the Local Government
on 2012, Corporations Act 2001 and Auditor-General

transactions was from S10M to S5M.

On 23 Octob
Council revi

(RIC) forsthé %~,
speci -

On 20, the Council resolved to ‘extend the timeline for receiving a report on the future
operationy, of the Redland Investment Corporation until 31 December 2020 or within two (2)
months of the State Government adopting changes to controlled entity provisions, whichever
comes first’.

01%;,the Council resolved that ‘the Chief Executive Officer prepare a report to
the options for the future operations for the Redland Investment Corporation
ration of a Council after the next quadrennial election in 2020 and prior to the
eling of 2020°.
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On 16 December 2020, the Council resolved to:

a. 'Review the objectives of Redland Investment Corporation and develop options for an
operating model that supports Council's future economic development and place-making
projects;

b. Undertake a review of Council's Economic Development Advisory Board in conjunction with

this review; Q)
c. Prepare a report for Council by 30 June 2021 that positions Redland Investme C:,sa ofation or
an alternative structure to drive the Redlands Coast economic recovery an ;E ore-generally its

longer term economic development;

d. Note that this report will be published with the meeting minutes, e¢f to maintaining
Attachment 1, Redland Investment Corporation Commercial Sum confidential and
commercial in confidence.' @

On 16 June 2021, the Council resolved to:

a. 'Note that the Economic Development Advisory Board has ac d its objectives and will be
discontinued;

b. To acknowledge the members of the Economic Develo t Advisory Board and thank them
for their contribution in setting the foundati%vs ameworks to drive the Redlands

Economy;

c. To acknowledge the works of Redland Investm@orat/on in the progress of the master
plans for the Toondah Harbour and Wein eek PDAs and the facilitation of various
property projects;

d. That Council prepares a Transition Pl uture operating model that will transform
Council's approach toward economic lopent, placemaking, investment attraction and
advocacy, incorporating multi-year féiQuing’,

e. That Redland Investment Carp
development and other proje
PDAs and Capalaba Town Ce

f. That the Redland Investm rporation Board review its operating model with regard to the

@' complete existing (but not start new) property
\' J re outside of the Toondah Harbour and Weinam Creek
ject whilst the Transition Plan is in development;

Transition Plan that also coniders Council's equity position in the company;

g. That this report re confidential, subject to maintaining the confidentiality of legally
privileged and co n confidence information.'

On 14 September Zo%ouncil resolved to make changes to the RIC Constitution and Service

Agreement. The%Agreement was amended to require that RIC “..[not] start a new project
without authoysati from Council or the Chief Executive Officer or their authorised

022, RIC entered into a contract with the owners of 66-68 Bloomfield Street

Clevel ") subject to a 30-day due diligence period. The contract can be terminated
wit ancial penalty if the Council does not agree to the purchase. The contract sum is
$1.7
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ISSUES
RIC seeks approval to purchase the property at 66-68 Bloomfield Street Cleveland adjoining

Cleveland Plaza.

%
-

loomfield St

m

CENTER—

exposure/dccess to Bloomfield Street. All shops are currently tenanted at market rates.
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Valuation

An independent valuation report by Crisp Valuation Services has adopted the market value of the
Property at $1.75M, the same value as the contract sum. This valuation is based on a comparison
of sales evidence for similar sites. The valuation does not include the potential uplift due to the
future development potential of the site.

Benefits of Acquisition @

Investment Opportunity- Short to medium term as an income producing asset.

RIC considers the purchase to be a sound investment opportunity benefitfing
income and capital growth by holding the property in the short to medium-té s an income

producing asset. The current annual income of the property is $92,782 w@ )
5.3% vyield. This yield is consistent with market parameters and is p =
Queensland Treasury Corporation cash rate of 3.73% interest.

There is the ability to increase rental income over the short to m 3 by cosmetic/aesthetic
improvements to the building. Enhancing the appearance an | to tenants will increase

foot traffic as well as retain and attract tenants subsequently resultibg in higher income and an
overall stronger preforming asset. @

Development potential - Medium to Long term strategy

For a medium to long term strategy, RIC considers tﬂ@% s redevelopment potential of both
the Property and the adjoining property, ‘Cleveland an

The development potential of the combined cons@tes can deliver:

1. Greater development flexibility;

2. Increased, frontages providing an addi 2 linear metres of possible retail shopfront at

ground level allowing direct activatio streetscape;
Higher density; &
Larger floor plates. There will@le increase in the floor plates by 300sgm per floor;
Improves access to light and rom floors and any podium floors; and
Minimise setback requi@%ﬁ
t pot

The increased development potehtial of the combined sites will lead to a greater capital growth
for both properties inclu igher residual land values (land value having regard to a feasibility
for the future develo

o v~ w

Principal Centre Cade is to guide the development of the highest order centres at Capalaba

and Clevela ntain the largest and most diverse mix of uses including the highest order

business, retaib\gqverhment, community, entertainment and cultural activities, the highest density

forms of h nd the highest concentration of employment in the Redlands. The Principal

Centre ?c% ates that the acceptable outcome for the properties is a building that is up to
2S

The Property is Igcgted [ e Principal Centre Zone Code of the City Plan. The purpose of the

26 (@ pproximately 8 storeys depending on engineering design. Any future
rede ‘a& eht proposal will be presented at a Council meeting for approval. The current
resolutiondoes not seek approval for redevelopment.
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Other Important Benefits of Acquisition include:
Council, through RIC has control over a key strategic commercial site in Cleveland.

Fragmented land ownership in the Cleveland CBD has been a limiting factor for investment into
the CBD. The proposed acquisition will consolidate land ownership providing greater flexibility for
projects in the future. As a group, there will be continuous ownership from Cleveland Plaza
through to and including a portion of Bloomfield Park.

The acquisition aligns with the Corporate Plan, Our Future Redlands - A Corporate Rigatp-2026 and
Beyond. The Plan identifies the need to increase the city’s productivity an onofhic growth
through the delivery of infrastructure and well-planned, vibrant, connected preei nd centres.

STRATEGIC IMPLICATIONS \@

Legislative Requirements
In making the resolution, Council is acting in accordance with the rnment Act 2009 (Qld)

and Local Government Regulation 2012 (Qld).

Risk Management
The due diligence investigations for the purchase of the W@did not reveal any significant

risks; noting the Valuation Report identified a low to medj

Q
Financial
The purchase price is $1.75M. The current annual“ of the property is $92,782 per year
representing a 5.3% yield. The purchase price will ed by the RIC financial reserves.
People

There are no staff implications as if acquired\theJgroperty leasing arrangements will be managed

within RIC’s existing operational capabilit&
Environmental @

A building report was obtained fo% iligence investigations. The report concluded that the
building structure is in fair an f ndition. There are a few maintenance and aesthetic
improvements required; howe th are not considered material. There are no environmental
implications. The Property\%‘ n the Environmental Management Register due to the use of
one of the tenancies for dry-cleanthg. This is relevant for a redevelopment proposal, which may

require a separate applic nder the Planning Regulation 2017. This is a low planning risk and
pexeduired for any redevelopment of the adjoining property, ‘Cleveland

a similar application @it
Plaza’.
Social %
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Alignment with Council's Policy and Plans

The acquisition aligns with the Our Future Redlands - A Corporate Plan to 2026 and Beyond. The
Plan identifies a catalyst project as the need to increase the city’s productivity and economic
growth through the delivery of infrastructure and well-planned, vibrant, connected precincts and
centres.

CONSULTATION @
V=i

Consulted Consultation Date Comments/Actions (LX)

Redland City Council and November 2022 Informed on the merits of the matter@&

Redland Investment
Corporation Officers )
Councillor Workshop 12 December 2022 | Briefing on the merits ofthe(h%qtf%./[ ))

~

OPTIONS @\
Option One
That Council resolves as follows:

1. To endorse Redland Investment Corporation purchase@trategic property listed in the

report in accordance with the terms listed in the rep
2.  To make a public announcement once the property se has settled.

3. That this report and attachments remain tial in accordance with legislative
requirements, including maintaining the c,.‘i' atality of legally privileged, private and

commercial in confidence information.

Option Two
That Council resolves as follows:
n&

1.  To seek further information regardi e details provided in this report.

emain confidential in accordance with legislative

the confidentiality of legally privileged, private and

2.  That this report and atta
requirements, including mainta

commercial in confidence
OFFICER’S RECOMMENDATIO\

That Council resolves as s:
1. To endorse Re stment Corporation purchase of the strategic property listed in
the reportin ac e with the terms listed in the report.

2. Tomakea ic announcement once the property purchase has settled.

3. That this((r t and attachments remain confidential in accordance with legislative
requiremm including maintaining the confidentiality of legally privileged, private and
cqyn\ confidence information.
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ECRISP

Valuation Services

MEMBER OF THE ABN: 43 152 831 126
AP sy
P: PO Box 7756
Leading the pmpe!tNy§r1u.!!slsliIE EaSt BI’iSbar‘le QLD‘ 41 69

Ref: SDC:C114418
28 November 2022

Internal Decision-Making Purposes

Ins@ Redland Investment Corporation
r

Valuation 24 November 2022

“Liability limited by a scheme approved under Professional Standards Legislation”

-. - Commercial Retail Industrial Specialised Prestige

Contrary to Public Interest
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ECRISP

Valuation Services

Executive Summary (to be read in conjunction with the body of this report)

Valuation Details
Address 66-68 Bloomfield Street
Cleveland Qld 4163

Instructing Party

Redland Investment Corporation
Purpose Internal Decision-Making Purposes
Interest Valued Unencumbered Fee Simple
Registered Owner

Date of Valuation 24 November 2022
Date of Inspection 24 November 2022

Property Details
Land Area 436m?
Zoning Principal Centre
Net Lettable Area 258m? (59.2%)

Brief Description The property is positioned to the eastq @ of Bloomfield Street, approximately 110
metres south of its intersectioé7 ithMiddle Street, and immediately adjoining

Bloomfield Street Park to its soutﬁ@?ﬁent The property is improved with a single
otk

~

level retail building which was co Circa late 1970’s and this is set on a reinforced

concrete slab and has a mixtu brick”and masonry block external walls and a sheet
metal roof. The building has - divided into 5 tenancies with all shops facing

de plasterboard linings to the internal walls and some having
and others having a solid plasterboard ceiling. There are

communal ale amenities at the rear of the centre. There are two car parking
spaces att & property adjacent to the toilet block, however, there is angle on
street parki Bloomfield Street.

(N

\\/
Tenancy Details \

No. of Tenancies 5 ~ Current Vacancy 0

WALE (Area) 1. @ WALE (Income) 1.74 years

The property is div%s tenancies with all tenancies currently leased. Shop 1 is occupied by Yes Please
r lease-tvhich commenced 1 September 2022 and they are paying gross rental of

Group on a 2+ a
per annum %hop 2 is occupied by GLO Nutrition on a 2+1 year lease which commenced 1 June 2022
and they are i ss rental of per annum A new lease has been signed for Shop 3 and
thisis to cupted by on a 1+1 year lease which commences 1 December 2022 at a commencing
rental o ross per annum . Shop 4 is occupied by Reeves Financial Services on a 3+3 year
enced 1 June 2020 and they are paying gross rental of per annum . Shop
3 Dry Cleaners on a 5+5 year lease which commenced 1 October 2021 and they are paying
per annum We consider the current passing rentals to be within broad

Contrary to Public Interest
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Valuation Services

Financial Details

Passing/Market
Gross Annual Income 117,297
Estimated Annual Outgoings 24,515
Total Net Income 92,782

/4
A4

5

Valuation Conclusions

Adopted Value  $1,750,000 GST Exclusive (O
<

(One Million Seven Hundred and Fifty Thousa

Initial Passing Yield 5.30%

Analysed Market Yield 5.25%

Reversionary Yield 5.30%

Direct Comparison $6,783/m? NLA Q
N

Initial yield — passing income / adopted value
Analysed market yield — assessed net market income / adopted value less p nt of adjustments

Reversionary yield — assessed net market income / adopted value

Qualifications (\/7\
. While all reasonable endeavours have been made to clarify the \7the information provided, it is assumed the information
provided by of Network Realty (selling 3 £emr) s of Raine & Horne Commercial (managing agent)

consists of a full and frank disclosure of all information that is'w @\
ances and interests other than those listed and there are no

encroachments outside the boundaries of the Plan.

. We have assumed all necessary town planning and the proposed development have been obtained and complied with.
. We have assumed the improvements are structu ith no major service defects and comply with relevant Statutory Authority

codes and standards.

Contrary to Public Interest
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Valuation Services
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services

1. Instructions

1.1. Brief

Written instructions, letter dated 17 November 2022, were received from of Redland
Investment Corporation to assess the market value of the property located at 66-68 Bloo Street
in Cleveland.

¢ OhBY any party

The report has been prepared for the private and confidential use of Redland Investpre oration,
and it may not be reproduced in whole or in part or relied upon for any other purp @

other than the above without our written authority.

A copy of the letter of instructions is included in the Appendices. \Z
Unless otherwise stated, all financial information and valuation calcula : Qs in this report exclude GST.

Qualification
NS

ys with respect to the subject

Accordingly, the treatment of GST can be handled in a numb
property. Being a retail property, it is most likely that the Jgging
will be adopted, and therefore the transaction can Q; G pt. Alternatively, a vendor may
require a notional purchaser to pay GST in addition to t ‘%\: ase price, with such purchaser able to
claim back this payment as an input tax credit. As a thi ethod, the vendor and purchaser may elect
to adopt the margin scheme, with the purchaser % on the margin or difference in value of

& Of v
iggncern” method of handling GST

"

the property between the current date and 1 July

Our valuation is expressed GST exclusive. @

This valuation is based on the assumptio lating to GST set out above. If any of these assumptions
are found to be incorrect, or if the par, se instructions this valuation is provided wishes our
valuation to be based on differ a ions, this valuation should be referred back to us for

comment and, in appropriate case ent.

1.2. Purpose of Valuatior\
This valuation has been prepared™o assess the market value of the property for internal decision-

making purposes. @

This report complies latest edition of the Australia and New Zealand Valuation and Property

Standards (datwy 020).
O E

3

C114418 Valuation 5|Page
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services

1.3. COVID-19 Virus — Market Uncertainty

The market is being impacted by the uncertainty caused by the COVID-19 pandemic. As at the date of
valuation we consider that there is market uncertainty resulting in significant valuation uncertainty.

This valuation is therefore reported on the basis of ‘significant valuation uncertainty’. As a It, less
certainty exists than normal and a higher degree of caution should be attached to our va han
normally would be the case. Given the unknown future impact that COVID-19 might h kets,

we recommend that the user(s) of this report review this valuation periodically.

This valuation is current at the date of valuation only. The value assesse@@%y change

significantly and unexpectedly over a relatively short period of time (includin sult of factors

that the valuer could not reasonably have been aware of as at the date of val e do not accept

a
responsibility or liability for any losses arising from such subsequent char@ e.

1.4. Date of Inspection %

24 November 2022

1.5. Date of Valuation §

Q
24 November 2022

1.6. Basis of Valuation

The valuation is based on the following definiti
value assessed herein may change signific
(including as a result of general market m

do not accept liability for losses arising fre

generality of the above comment @ assume any responsibility or accept any liability where
this valuation is relied upon afte expiration of 90 days from the Date of the Valuation, or such
earlier date if an event occurs whi n impact on the valuation.

Market Value \

The International VaIua@ndards Committee defines market value as:

s current as at the Date of Valuation only. The
unexpectedly over a relatively short period,
or factors specific to the particular property). We

e the estim% unt for which a property should exchange on the date of valuation
between a willing buye d a willing seller in an arm’s-length transaction, after proper marketing
wherein the pa had each acted knowledgeably, prudently and without compulsion.”

The value ssedyssumes a professional marketing campaign and reflects a selling period of no
more tha ths.
O\

C114418 Valuation 6|Page
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services

Market Rent
The Australian Property Institute defines market rent as:

"Market rent is the estimated amount for which an interest in real property should be leased on the

valuation date between a willing lessor and a willing lessee on appropriate lease terms in
length transaction, after proper marketing and where the parties had each acted knowle

prudently and without compulsion”. %
The rent is assessed on the assumption that the premises are vacant and aremmediate
occupation and ignoring any lessee's improvements or goodwill attaching to t Eyr ¥ses by reason

of the lessee's business. \

C114418 Valuation 7|Page
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation

Services

2. Risk Assessment

2.1. Cash Flow

. The property is divided into 5 tenancies with all tenancies currently leased.

. Shop 1 is occupied by Yes Please Group on a 2+1 year lease which commenced 1 Septem 22 and
they are paying gross rental of per annum !

. Shop 2 is occupied by GLO Nutrition on a 2+1 year lease which commenced 1 June 2 ey are
paying gross rental of per annum .

. A new lease has been signed for Shop 3 and this is to be occupied by year lease
which commences 1 December 2022 at a commencing rental of gross p

. Shop 4 is occupied by Reeves Financial Services on a 3+3 year lease which gcom
they are paying gross rental of per annum

o Shop 5 is occupied by a Dry Cleaners on a 5+5 year lease which commenceg
paying gross rental of per annum .

° We consider the current passing rentals to be within broad market

. We have estimated annual outgoings equate to per annu

2.2. Asset

. The property is positioned to the eastern side of Bloomfi wapproximately 110 metres south of
its intersection with Middle Street, and immediatelg)yadjs Bloomfield Street Park to its southern
alignment.

. The property is improved with a single level retail ing WHich was constructed circa late 1970’s and
this is set on a reinforced concrete slab and has a u brick and masonry block external walls and
a sheet metal roof. %

. The building has been divided into 5 tenanci shops facing Bloomfield Street Park and Shop 1
also having exposure/access to Bloomfield . Eash shop includes a full height aluminium framed glass
shopfront and each shop has their own s sir conditioning system. The shops generally offer a
good standard of accommodation and j sterboard linings to the internal walls and some having
suspended grid ceilings and others h olid plasterboard ceiling.

. There are communal male and fe nifies at the rear of the centre.

° There are two car parking spa ear of the property adjacent to the toilet block, however, there
is angle on street parking alon ield Street.

° The property is under Contr 750,000 (exclusive of GST).

2.3. Market \

&

There is good dem rime retail multi-tenant assets.

The property i hi 4lue range (sub $2m) which would attract a sophisticated buyer such as high
net worth individ d self-managed super funds.
Given a c?gt;n of the market conditions and a competent marketing campaign, we consider the

pro% ble at valuation within a three to six months sales period.
O\C D

C114418 Valuation 8|Page
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services
2.4. Lending Cautions

. The WALE (by area) is considered low at 1.75 years.

. All of the tenants are to ‘mum and dad’ style businesses with no ‘chain stores’ present in the complex.
. There are no vacancies within the complex.
o 4 of the 5 leases have been negotiated within the previous 13 months.

. All leases have been negotiated on a gross basis and generally show a narrow rental rate ran s the

5 tenancies. @
2.5. Risk Table @

The following schedule reflects the security risk associated with the property overthe @years. We draw

your attention to the higher risks which may adversely impact on the property’s va rketability.

@2

=
* Shade according to risk Low Risk @:/ High Risk
N

Market 1 2 4 5

Asset 1 2 {Q\; 4 5

Cash Flow Profile 1 2 N 3 4 5

o
.

Management 1 Q/Z%\/ 3 4 5
Market — We consider there is some uncertainty with ustrial sector at the moment due to COVID-
19 social distancing laws and restrictions on som ectors with regard to trading parameters. It
would appear that both the Federal & State Gov, enty have eased most of these restrictions, however,
we consider this provides a threat to the market\co nce for new business ventures at this time.

Cash Flow Profile — Due to the impact of <19 detailed above, this provides potential threat to the
cash flow profile of the property as vaca c areas may take longer to find new tenants as confidence
slowly rebuilds and Government la a0md COVID-19 are lifted.

&

C114418 Valuation 9|Page
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services

3. Title Details

3.1. Title Search

-}- TI tles Current Title c

s QUEENSLAND

Queensland Titles Registry Pty Ltd

ABN 23 648 568 101 O
youN
ITitIe Reference: 15883226' ISearch DaK ((//36/11/2022 13:22’
I Date Title Created: 22/05/1979 | | Request No:\\\/ 42949886 ’
_ _ v >
‘Prewous Title: 13541057 ((7/ ﬂ ’
7™\ A4

ESTATE AND LAND

Estate in Fee Simple \

LOT 4 REGISTERED PLAN 149317

Local Government: REDLAND A

REGISTERED OWNER

EASEMENTS, ENCUMBRANCES AND INTERESTS

S Rights and interests reserved to the Crown by @v

Deed of Grant No. 10416085 (ALLOT 19 SEC 53)
Deed of Grant No. 10741123 (ALLOT 20 SEC 53)

ADMINISTRATIVE ADVICES

UNREGISTERED DEALINGS

ution - Charges do not necessarily appear in order of priority
** End of Current Title Search **
Summary &7
Dessti

Real Prop tion Lot 4 on Registered Plan 149317
Local G Redland
Titlg% 15883226
: tbred@wner
C114418 Valuation 10|Page
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation

3.2. Easements, Encumbrances and Interests

e Rights and interests reserved to the Crown by
Deed of Grant No. 10416085 (ALLOT 19 SEC 53)
Deed of Grant No. 10741123 (ALLOT 20 SEC 53)

| o
The above lease has since expired and this tenant has vacated the premises. @Id recommend
this Lease and Transfer be removed from Title. x

@

Our valuation takes into account the effect, if any, on the va the interest valued of any
easements, encumbrances and interests registered on the included tegy of the Current Title Search

and Registered Plan obtained from the Department of Naturaand Mines. It assumes that
t

there are no other easements, encumbrances and interests ot hose recorded on Title.

As no identification survey has been sighted, the vallgtiode on the basis that there are no
encroachments or restrictions by or upon the property a shiguld be confirmed by a survey report
and/or advice from a Registered Surveyor. If any encts are noted on the survey report we
should be consulted to reassess if there is any impa alue stated in this report.

@&@

&
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services

4. Planning and Development Controls

4.1. Planning Overview

Local Authority Redland City Council

Planning Scheme Redland Planning Scheme @
Zoning Principal Centre O\

Redland PlanningScheme Zoning Map Extract

Q
Zoning Purpose The purpd

'@g €’principal centre zone code is to guide the development of
the SKOrdéy centres at Capalaba and Cleveland, which contain the largest

and mpo erse mix of uses including the highest order business, retail,
gQuern , community, entertainment and cultural activities, the highest
m rms of housing, and the highest concentration of employment in the
Re S.

Overlays @I.

Use Assessment & he current use of the land for retail purposes is a conforming land use within

this Zoning.

Qualifications &7 We have not obtained a Certificate of Classification, however for the purpose of
this valuation we have assumed that all necessary town planning and building
approvals and consents for the existing development have been obtained and

o Q‘\ complied with.

@

C114418 Valuation 12| Page
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Valuation Services

4.2. Department of Natural Resources and Mines Site Value

For rating and taxing purposes the current site value is assessed at $355,000 ($S814/m?).
Date of Valuation 1 October 2021 | Date of Effect 30 June 2022

This Site Value results in a Land Tax liability of $1,535 based on a single entity comp stee

ownership. @

C114418 Valuation 13| Page
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5. Lland

5.1. Land Details

LS

Y
Q V Registered Plan Extract
Land Area 436m? w

Site Frontages

Topography

Flooding

Services

Other Comments  We are w f any planned changes in the area, such as amended road patterns,
population a emographic movements, Council requests or plans, which may result in

an Meffect to the market value of the property.

<
&
@
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66-68 Bloomfield Street, Cleveland Qld 4163 II. C RI S P

Valuation Services
5.2. Location & Surrounding Development

The property is positioned to the eastern side of Bloomfield Street, approximately 110 metres south
of its intersection with Middle Street, and immediately adjoining Bloomfield Street Park to its southern
alignment, and it is approximately 24 kilometres radially south-east of the Brisbane CBD.
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Surrounding development comprises of similgréra le, and two level retail/commercial buildings
with a park located immediately adjoining t r ty to its southern alignment. The property backs
onto Cleveland Shopping Centre which is h by Woolworths and Coles plus 53 specialties.

@&\

Tir  —

. g 4 e B B AT —— A I

Aerial photograph (15 October 2022) showing the subject and surrounding development
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5.3. Roads, Access and Exposure

At the front of the property, Bloomfield Street is a two lane (1 in each direction) bitumen sealed main
connector road with concrete kerb and channelling and concrete pavements to both sides. Bloomfield
Street has reverse angle car parking to both sides, generally carries moderate volumes of traffic, and
it links Middle Street in the north with South Street to the south.

Access / egress onto the property is via a concrete crossover to the adjoining Clev
Centre at the rear, and this is considered easy and direct.

— éﬁrrnu;’i!ilﬁ

Northward along Bloomfield Street

. . Q
Electricity, reticulated water, sewerage and telephone s connected to the property.

C114418 Valuation 16| Page
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6. Improvements

6.1. Accommodation

Shop 5 — Dry Cleaners

,-ﬁ'

Y’:’T munal Male and Female Toilet Block

Sei

2 x Onsite Car Parking Spaces

C114418 Valuation 17| Page
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Valuation Services

The property is improved with a single level retail building which was constructed circa late 1970’s and
this is set on a reinforced concrete slab and has a mixture of brick and masonry block external walls
and a sheet metal roof. The building has been divided into 5 tenancies with all shops facing Bloomfield
Street Park and Shop 1 also having exposure/access to Bloomfield Street.

Each shop includes a full height aluminium framed glass shopfront and each shop has t wpsplit
system sir conditioning system. The shops generally offer a good standard of acco jon and
include plasterboard linings to the internal walls and some having suspended grid geitingsa¥d others
having a solid plasterboard ceilings. ‘ @’

There are communal male and female amenities at the rear of the centre.\@
i

There are two to car parking spaces at the rear of the property adjacent @o et block, however,

there is angle on street parking along Bloomfield Street. %
6.2.

Net Lettable Area

Outlined below are the net lettable areas which we have assessadNront a tenancy schedule which has
been provided to us by of Raine & Horn cial (managing agent). Should a
survey reveal an significant variances from what we ha¥e,al een advised, we reserve our rights

to revise this Valuation. @
VAN

Shop and Tenant @ )

Shop 1 — Yes Please Group 52

Shop 2 — GLO Nutrition 51

Shop 3 - & 51

Shop 4 — Reeves Financial Services 51

Shop 5 — Dry Cleaners @ 53

Total 7~ 258
N

6.3. Construction \
General construction at details are summarised as follows:

Floors V\\ﬁoncrete
External Walls &7 Rendered masonry block and brick (painted)
Roof Metal sheet
Internal & Plasterboard
Ceifih % Plasterboard and suspended ceiling tiles
%gs Carpet, tiles and laminate overlays
Good
C114418 Valuation 18| Page
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6.4. Building Services

The improvements are serviced by the following:

Amenities Communal male and female toilets.
Lift The building does not have a lift. @
Air Conditioning/Cooling  Split system air conditioning to each tenancy.
Fire Services Basic fire services.
Car Parkin 2 open air car parking spaces. @
8 p p gsp I~

N

)

An inspection of all readily accessible parts of the improvements ' vd’Mas been carried out.
\}':Aau Although we have not

6.5. Condition and Utility of Improvements

O
The builidngs presented in a good condition, commensurate wi
sighted a qualified engineer’s structural survey of the improvements® s plant and equipment, no

obvious structural defects were visible. @

Q

QN
&
N

O

&
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7. Environmental Issues

7.1. Building Materials

As we are not building construction and/or structural experts we are unable to certify as to structural
soundness of the improvements. Greater certainty as to structural condition and presence form
of infestation can only be obtained by commissioning further reports from relevant expe

improvements comply with relevant Statutory Authority codes and standards.

We have assumed for the purpose of this assessment that no major defects hat the

The Workplace Health & Safety Regulation 2008 came into effect on 1 S W@U& providing a
framework for managing health and safety risks in Queensland wor . The Asbestos

Management Code applies to buildings or part of a building that is a wor nd was built or given
building approval before 1 January 1990.

To comply with the legislation, the building owner or property man: must obtain an Asbestos
Materials Report by an “appropriately qualified person” stating:

e whether any asbestos materials are present; @

e adescription of the type of asbestos material; o @

e the form of the material; \

e any potential health risks to occupants. %

If asbestos materials are present, the building ow ‘ 2:' perty manager must establish an Asbestos
Materials Register.

Based on the age of the improvements a
materials may be present within the buil
Report be carried out by an “appropriagehy
& Safety Regulations 2008 to asc j
the assumption there are no pote

7.2. Contamination \@

A visual site inspection kas_not revealed any obvious contamination. We are not aware of any
E

olir own visual observations, we believe asbestos
However, we would recommend an Asbestos Materials
ied person” in accordance with the Workplace Health
pe and form of the materials. The valuation is made on
risks within the property.

environmental issues affécting\the property. We are not experts in the detection or quantification of

environmental pro s\am¥, have not carried out a detailed environmental investigation. This
valuation is made on ssumption that there are no actual or potential contamination issues

affecting the va@arketability of the property.

s requjred that the property is free from contamination and has not been affected by
contaminadt y kind, this could be obtained from a suitably qualified environmental professional.
nt investigation show that the site is contaminated this valuation may require
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8. Occupancy

8.1. Tenancy

We have been provided with lease documentation for all of the tenancies as well as a tenancy schedule
as prepared by Raine & Horner Capalaba. Based on this information, we have prepare@rrent

Tenancy Schedule as follows:

Tenant Gross Rent Rate Ter Reviews

Rental

(s) ($/m?  (Ccmim)
AN

1 Yes Please Group 52 CPI

2)
2 GLO Nutrition 51 !2_!1‘;05 ol cPl
3 >1 @ (11/+112>1;2) -
I g o@ S o
5 Dry Cleaners 53 % (Osljioy/rzsl) CPI

(&

258 @
8.2. Rental Arrears &

We are unaware of any rental arregrs y of the tenants.
8.3. Lease Expiry Profile @
\ Lease Expiry Profile

@ 60%
o
X

70.00%
60.00%
50.00%
40.00%

0,
30.00% 20% 21%
20.00%
0,
10.99 % 0%
Vacant Under 1 Year Between 1 and2 Between2 and 3 Over 3 Years
Years Years
OGFA...

The weighted average lease expiry is 1.75 years by area and 1.74 years by income.
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8.4. Estimated Annual Outgoings

Based on information supplied by of Redland Investment Corporation (potential
purchaser) as well as our experience of valuing this style of property, we have Estimated Annual
Outgoings as follows:

Item S/yr

Council Rates & Water Charges 7,498
Insurance 5,500
Cleaning 4,000
Common Electricity 502

Rubbish Removal 2,480
General Repairs & Maintenance 3,000
Land Tax* 1,535
Total Estimated Annual Outgoings 24,515

* Land Tax payable for Trustee or Company based on the Rateable Land Value of $355,000

of the land, site coverage, condition and location of the prope d we have adopted these within

O

Total Estimated Annual Outgoings of approximately $95/m? arered reasonable given the use

our Calculations.
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9. Market Analysis

Services

9.1. Sales History

From our inspection of Government records, the owner acquired the property for $1,410,000 (GST

exclusive) on 29 May 2008. @
We have been provided a copy of a Contract for Commercial Land and Buildings date ember
2022 between

and Cleveland Plaza Pty Ltd (Buyer) for $1,750,000 (exclusive of GST) with nt due 30
days from Buyers satisfaction of his Due Diligence Period. The Due Diligence 0 days from
the Date of Contract.

We have perused the terms and conditions of the Contract and note the f@ 0 appear to be any

unusual clauses or terms within the Contract. We are unaware of eements which may
distort the true price from being paid for the property.

9.2. Market Commentary

Growth in retail trade has slowed in recent months. The Au i"'ﬂ‘ reau of Statistics (ABS) reported
that monthly Australian retail turnover (seasonally adj4sted %' .6 per cent in September 2022 and
by the same percentage in August 2022 following a %nt increase in July 2022. The largest
increases in the month to September 2022 were in t)—%

ies of clothing, footwear and personal
accessory retailing (two per cent) and cafes, restau takeaway food services (1.3 per cent).

Declines were recorded for household goods r .8 per cent) and department stores (-0.4 per
cent) as the trend for home improvement sp, during the COVID-19 pandemic period continued

to slow. Further data from the ABS indicat in the September quarter 2022, whilst the volume
of retail sales eased, retail prices increas y tWo per cent, reflecting the strong rise seen in the

consumer price index (CPI) for this pe

It appears very likely that further terises will occur during the remainder of 2022 and in 2023.
This follows the recent rate incr i ch of the seven months from May 2022. The increased cost
of borrowing is placing pregsur many household budgets and is likely to have a negative impact
on retail spending. Recent % n retail spending is likely due to factors such as delays in higher
costs being passed on to_hqrrowefs and the significant percentage of mortgage holders with fixed

rates, although many o @ ixed periods are due to expire in 2023. Retail spending is expected to
continue to slow fu r)

Consumer configénhce has been dampened by higher inflation and the expectation of further interest

rate rises. The -Melbourne Institute Consumer Sentiment Index dropped 6.9 per cent in
Novembe and is now only slightly above the level when the COVID-19 pandemic period
began in Apg 0.

With hindsight, we can safely look back and say that late 2021 was the peak of the retail
i %a et with a few deals falling into the early stages of 2022. Comparing now to the start
5 retail market to date has surprisingly been very resilient. The full impact of the recent
ate rises has not yet been fully reflected in the market, although it will only be a matter of
time before we start to see a genuine softening of yields.
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Agents are informing us that vendor expectations are still high and there is a reluctance to meet the
market. We know of several examples of properties for sale that have been pulled from the market as
vendors and purchasers have been too far apart. This would suggest that yields are coming off,
however to date we are not being run over by a large volume of sales from which to draw sound
conclusions. Our gut feeling is that the retail investment market has come off approximat %.

In general terms, the retail leasing market has stabilised, although it is not evenly spr ereis
an increasing level of variance between prime and secondary retail centres. Ther b no real
rental growth, however we have seen an increase in incentives, particularly for '@‘ furbished
premises. Current incentives being offered for tenants of this nature are gen I e form of a
rental abatement, rent free period or an upfront incentive (such as a co%n fit out) which

normally falls between a minimal five per cent and up to 25 per cent of the rm’s gross rent.

In summary, the changes over 2022 have not yet been very significan
on the back of more interest rate rises, inflationary pressure and g
forward. 2023 may well be the year that we see a bona fide correction

evidence to support this conclusion. @

9.3. Comparable Evidence

is coming, especially
omic uncertainty going
he market and the body of

To assist us in arriving at the market value of the pro wahave obtained, inspected and analysed
leasing and sales evidence of comparable propertie Brisbane Southside locality and other
comparable suburban areas.

In compiling the following market evidence welha ied on a range of external sources including
publicly available information, subscriptiopito rmation databases and information generally
provided verbally by others such as real (@st agents, property managers, property valuers and

consultants. In many instances we have n d access to the original source material. Although we
have endeavoured to the best of qur otonfirm the accuracy of the information provided, we
have had to rely on some of thi in good faith. We are unable to state with absolute
certainty that the information hich we have relied is consistent with the contractual
arrangements between the rele rties.

All of the properties have beérlinspected externally, but we have not been able to inspect every

property internally. Our comments are based on the external inspections as well as our conversations
with parties associated ¢:> transaction.

The Department of %ent and Resource Management does not currently differentiate between
or record whet or not a transaction is inclusive or exclusive of GST. Where we have not been able

to verify the s transaction, we have assumed the recorded information is inclusive of GST
and have appropriate adjustments to establish a GST exclusive figure.
O\C D
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The following schedules detail those most comparable transactions which we have relied on in making
our assessment:

9.4. Leasing Evidence @
Yes Please 52 @@ CPI

22)

Group \
GLO Nutrition 51 +1 yrs CPI

66-68 Bloomfield Street @ Hun-22)
1
Cleveland
51 1+1 yrs CPI
(Dec-22)
Dry Cleaners 53 <§ 545 yrs CPI

o (Oct-21)
The property is positioned to the eastern side of Bloomfigl s-approximately 110 metres south of its intersection
with Middle Street, and immediately adjoining Bloom Str Park to its southern alignment. The property is
improved with a single level retail building which wa S ed circa late 1970’s and this is set on a reinforced
concrete slab and has a mixture of brick and masonry rnal walls and a sheet metal roof. The building has been

i treet Prak and Shop 1 also having exposure/access to
m framed glass shopfront and each shop has their own split
a good standard of accommodation and include plasterboard
linings to the internal walls and some having gu ded grid ceilings and others having a solid plasterboard ceilings.
There are communal male and female amené%t e rear of the centre. There are two car parking spaces at the rear

of the property adjacent to the toilet blo r, there is angle on street parking along Bloomfield Street.
This is the subject property.

divided into 5 tenancies with all shops facing BI
Bloomfield Street. Each shop includes a full heig
system sir conditioning system. The shops genesd|ly

um

@
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Area CHA LS Term & Annual

Rental :
Reviews
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9.5. Leasing Reconciliation

The leasing evidence above indicates a gross rental rate ranging from $296/m? up to $594/m? gross
depending on the overall size and location of the premises, surrounding uses, access to off street car
parking, exposure to passing traffic and overall composition and standard of accommodation.

sizes of the tenancies, the immediate amenity such as public transport, and base
evidence and discussions with agents’ active in the market, we consider the current

within our Calculations at the rear of this report.

9.6. Sales Evidence
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Q

S
%)
o
N
S

9.7. Sales Reconciliation @

<

In our search of sales evidence, found investment equivalent yields ranged between 5.33% and
7.21% depending on the of the improvements and the location of the property, its overall price
point, vacancy at thein e and overall lease covenants, in particular the WALE. After considering
the overall price pointof the property, its location within the Cleveland retail/commercial CBD, its
multi-income s m, ant”its previous high occupancy level, we consider the yield of 5.25% to be
appropriateint tance.

&
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In assessing an appropriate improved building area rate range for the property, we have had regard
to the following factors that influence the value of the property. These include but are not limited to
the:

e shape, size and topography of the land
e overall design, condition and functionality of building
e quality of accommodation and standard of presentation

o |ease expiry profile @
e onsite car parking
e general market demand from owner occupiers, investors and tenants @

e quantum of dollar bracket into which the subject property lies (sub %

Based on the sales evidence detailed above and taking into account the f sfdutlined, we consider
an analysed NLA rate range of between $6,500/m? and $7,000/m? p riate.
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10. Methodology

10.1. Highest and Best Use

Real property is valued in terms of its “highest and best use” which may be defined as the most
probable use of a property which is physically possible, appropriately justified, legally issible,
financially feasible and which results in the highest value for the property being valued. Thayyoperty’s
highest and best use is considered to be as an investment grade retail property, and i S basis

we have assessed its market value. @

10.2. Capitalisation Approach
The most appropriate method of valuing an investment retail property is @Iisation Approach.
t

Under this approach, we have assessed the Sustainable Net Annual Incom e property, based on
pitalised at a market
ggreWwth potential and lease

the market gross income (less estimated annual outgoings). This 3
derived rate (yield) that adequately reflects the security of inco
terms and conditions.

As detailed in Section 9.7, we assessed a capitalisation rate of % fot this property.

Q
10.3. Direct Comparison Approach \
As a check to our Primary Approach, we have adop %irect Comparison Approach. Using this
approach, we have directly compared the property{o llowing Sales Evidence, after first making
appropriate adjustments for variations in:

e access to both the property and&urrowdding transport infrastructure
e |ocation within an establisheg~a(ea

o refurbished building

e market lease terms a cs

e standard of accommogati

e tenancy compositio S
e associated grou%l car parking and amenity

We have then assessed an impro rate range and applied this to the building area.
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11. Calculations

Capitalisation Approach

Annual market income (gross basis) | |
Less Estimated Annual Outgoings

Sustainable Net Annual Income

Capitalised @ | 5.25% |

117,297

24,515
92,782 \@
1,767,276~

v n n n

Direct Comparison Approach

Net Lettable Area 258m? v.)
$6,500/m? $7,08

Improved Market Range to

0Q0
Value Range $1,677,000 to

11.1. Valuation Conclusions

The resultant values under each of the valuation approaches a

Capitalisation Approach Direct Comparison Approach Contract Price

$1,767,276 $1,677,000 - $1,806,0d0 \‘) $1,750,000

Based upon the analysis, we have adopted a market v between $1,675,000 and $1,800,000.
We note there is a Contract of Sale to purchase t y for $1,750,000 which rests within our
assessed value range. Therefore, we have adopt ntract Price of $1,750,000 exclusive of GST
as the market value in this instance.

An analysis of the adopted value is noted h@lo

$1,750,000
5.30%
5.25%

Analysed market yield

Reversionary yield 5.30%

Rate $/m? $6,783/m?
Definitions:

Initial yield — passing inca
Analysed market yield — et market income / adopted value less present value of adjustments
Reversionary yield — assessethaé¥ market income / adopted value

N
&
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12. Valuation

In accordance with my appointment and any qualifications detailed herein, | have assessed the market
value of 66-68 Bloomfield Street, Cleveland Qld 4163 as at 24 November 2022 to be:

$1,750,000 GST exclusive @
(One Million Seven Hundred and Fifty Thousand Dollars)

and is for the use only of the party to whom it is addressed and for no other o responsibility

This valuation is made subject to the assumptions, remarks and qualificatigns ¢ in@d in this report
s
is accepted to any third party who may use or rely on the whole or any@ he content of this

report in isolation.

Neither the whole nor any part of this valuation report or any refer théreto may be included in
any published documents, circular or statement, nor published in part or futl, without written approval
of the form and context in which it will appear. @

‘r port have any interest financial,

Neither Crisp Valuation Services Pty Ltd nor the signatory
pecuniary or otherwise in, or with parties associated w

CRISP VALUATION SERVICES PTY LTD @

Certified Practising Valuer
Specialist Retail Value

Director \@
Registered Valuer No.

Date: 28 Noven%%);Z
“Liability %@ scheme approved under Professional Standards Legislation”.

&
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SDC:sdc
Ref: 66 Bloomfield Quote
17 November 2022

Redland Investment Corporation

By Email: @redlandinvestcorp.com.au

CONFIRMATION OF APPOINTMENT
66-68 BLOOMFIELD STREET, CLEVELAND QLD 4163

Further to our telephone conversation earlier this morning, 1 corf(rm

Q

\@
@
&

ECRISP

Valuation Services

ABN: 43 152 831 1
P: PO Box 7756
East Brisbal A

T. (07)3137
M.

E: info@ ‘s:!'

bility to carry out your

instruction to assess the market value of the retail/commercial p ituated atthe above address
for your own internal decision-making purposes. @

In accordance with the instruction, we will be prepary i

propose a total fee of $1,500 + GST.

At this stage, | envisage the report will take approxMg
completed by 30 November 2022.

Our valuation will be prepared in acco
Zealand Valuation and Property Stand

Valuation specified therein.

In undertaking this assessm e

s make a detailed i he property

s arrange all pele e
o undertake co e
o utilise accepted valwzion methodology

®  preparg sct specific report

B

me approved under P

l “Liability firmited by a scf

Commercial Retall Industrial Specialised Prestige

essional Standards Legisiation”

ation in a Letter style format, and |

& working days, and | anticipate this to be

the Seventh Edition of the Australia and New

January 2012) and will be current as at the Date of

e market research and analysis of comparable sales evidence

Contrary to Public Interest
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Throughout the process | will keep you informed of my progress and discuss any unanticipated issues. @

Would you please confirm your instruction for me to proceed on this basis by signing the section b: %
s
on

and returning a copy to us. By signing this acceptance, you also accept the attached Te
Engagement for Valuation Services. If however, you wish to amend your instructions, plea
me immediately.

I thank you for your instruction and for the opportunity to be of service. \;

N
=9

|/We hereby accept the Terms of this Appointme( 6%\7
< k/

Professional Fee: $1,500.00

Yours faithfully

GST. $ 150.00
. $1,650.00

Signed:

Date: t'/‘f'\” o)

)

y
&
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12/5/22, 6:30 PM about:blank

INTERNAL CURRENT TITLE SEARCH
QUEENSLAND TITLES REGISTRY PTY LTD

Search Date: 05/12/2022 18:30 Title Reference: 50945039
Date Created: 14/04/2014

Previous Title: 50942063
REGISTERED OWNER @
Dealing No: 715677152 26/03/2014 GE%ED
REDLAND CITY COUNCIL @
ESTATE AND LAND @
Estate in Fee Simple @\
LOT 33 SURVEY PLAN 226325 %

Local Government: REDLAND

EASEMENTS, ENCUMBRANCES AND INTERESTS

1. Rights and interests reserved to the C
Deed of Grant No. 10741123 (ALLOT 20
Q

2. EASEMENT No 714648479 30/08/201 Q%
burdening the land to nggggg
LOT 6 ON RP149318 AND LOT 8 ON
OVER EASEMENT E ON SP207872
Lodged at 12:37 on 30/08/201 ed at 09:57 on 24/09/2012

ADMINISTRATIVE ADVICES - NIL

UNREGISTERED DEALINGS - NIL &

Caution - Charges do not n §§;:;9y appear in order of priority

**<§§§§3§ Current Title Search **

S

<
&

&

COPYRIGHT QUEENSLAND TITLES REGISTRY PTY LTD [2022]
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12/5/22, 6:29 PM about:blank

INTERNAL CURRENT RESERVE SEARCH
QUEENSLAND TITLES REGISTRY PTY LTD

Search Date: 05/12/2022 18:29 Title Reference: 49107926
Date CREATED : 05/02/2014

Opening Ref: 2005/107701 <:gzp
Purpose: PARK
Sub-Purpose:
Local Name:
.. Address:
File Ref: RES <§t§§§>
TRUSTEES : @
REDLAND CITY COUNCIL CREATED on 05/02/2014 <<::;§::7

Local Government: REDLAND
Q&

Area: 0.088900 Ha. (SURVEYED) @
EASEMENTS AND ENCUMBRANCES @

ADMINISTRATIVE ADVICES - NIL
UNREGISTERED DEALINGS - NIL <§E§>

** En QEZ:EZnt Reserve Search **

LAND DESCRIPTION
LOT 32 SURVEY PLAN 188390 CREATED on 0if§;2§534

COPYRIGHT QUEENSLAND TITLES REGISTRY PTY LTD [2022]
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20.3 PROPOSAL FOR PURCHASE OF STRATEGIC PROPERTY
Objective Reference: A7954907

Authorising Officer: General Manager Community & Customer Services
Responsible Officer: Group Manager Environment & Regulation
Report Author: Principal Property Adviser @
Attachments: Nil
The Council is satisfied that, pursuant to section 254J(3) of the Local Governm@@lation 2012,
the information to be received, discussed or considered in relation to this a m is:

(9) negotiations relating to a commercial matter involving the@mment for which

a public discussion would be likely to prejudice the interes@ ocal government.
PURPOSE @\
To seek approval from Council to negotiate the potential purchase™ property in the Redlands.

Qreet Cleveland (the property)

acent and the west of Council’s

BACKGROUND

An opportunity has arisen for a potential purchase of 4
described as Lot 3 on RP 148000, located immeti
Cleveland Library Building (as highlighted in green b}l >

{2
] @

e ST

Y

]
. ﬁ
__________ 1
: 4
BT ~ ¢ ¥ / ¢ o J - A T T S W - =
D e o TR S am e A e ... i
46 Middle Street, Clevelan o aerial view image
The property is 2 ot improved with a two-storey commercial office building set to the
northern ali n Middle Street and affording rear access via easement to Kyling Lane. The
lot is gener and situated within the epicentre of Cleveland central business district (CBD).
The buifdj ntly configured to two separate tenancies across both floors and is currently
vaca %o paces.
The iNgOn the property is estimated to have been constructed circa mid 1990’s and is of solid

framewoik being slab on ground with rendered block elevations to both ground and first floor.
The overall internal and external condition of the property does not indicate any obvious
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structural or functionality concerns, however any purchase would necessarily involve appropriate
due diligence.

46 Middle Street, Cleveland — street view photo

N
The property is located in the Principal Centre Zoé7 @he City Plan. The purpose of the
Principal Centre Zone Code is to guide the develop e%dhe highest order centres at Capalaba
iverse’mix of uses including the highest order
business, retail, government, community, entertaly t’and cultural activities, the highest density
forms of housing, and the highest concentrat{on émployment in the Redlands. The Principal

26 metres or approximately 8 storeys dep g on engineering design.
There are no active Development App@ r Approvals currently lodged for the property.

It is noteworthy that Council, thro tion to the Chief Executive Officer, has already agreed
to take out a lease on the prop part of finding suitable accommodation for the digital
transformation project, of whi et was allocated for additional office accommodation to
house the project team duri ork.

As part of these lease dealings with the Mater, Council has been notified that the property is now

ISSUES
Benefits of Acquisitfon

\% 3, Council was advised that the Mater is now putting this property on the
ived this is a unique opportunity that fits well with our future opportunities for
dation planning and centre activation, it is requested Council provides approval for the

negotiation of a potential purchase to take place. Please note that this remains confidential and is
subject to successful negotiations.
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It is noted that the sale price for a government tenanted building may be more attractive to
investors and this would need to be considered in any negotiations.

Similar to Redland Investment Corporation’s (RIC) purchase of 66 Bloomfield Street in November
2022, the proposed acquisition of this property is considered to be a strategic purchase for
portfolio consolidation, service needs and a long-term investment to help deliver on Council’s
Corporate Plan and strategies for strategic property acquisition and accommodation.
Ianning

This a unique opportunity that fits well with our future opportunities for accomm
and centre activation by virtue of being adjoining and adjacent to Council’s Stantial CBD
holdings to the Middle and Bloomfield Street’s intersection.

The availability of this property at this specific time is opportune. The di ining position
provides a strong fit for Council’s accommodation plans and allows fo t nic and strategic
expansion opportunities that would struggle to be achieved with diffe@@> .

Through the preceding lease negotiation discussions and plannin demonstrated service
need for this space and the purchase of the property would tisfy this need but give
greater certainty for those users to consider and plan their require ts at length.

To advance any acquisition, Council requires valuations og(t roperties by an Independent
Valuer. The valuation methodology will involve comparable ket sales and the land’s location,

physical characteristics, constraints and planning congol

Fragmented land ownership in the Cleveland CBD ma limiting factor for investment into
the CBD. The proposed acquisition will consolidate ership providing greater flexibility for
projects in the future. Should the property be it will add an additional 890m? of land
area to the existing Library Building land parcel he total holding to 6867m?.

ture Redlands - A Corporate Plan to 2026 and

Beyond. The Plan also identifies the need edse the city’s productivity and economic growth
through the delivery of infrastructure an ll-pfanned, vibrant, connected precincts and centres.

Financial assessment @
Though the property has no spec%g price it is estimated that it may range from the low to

mid/high S2m. An independent@ is to be undertaken to confirm fair market value.
The previously discussed le otiations are at a highly matured endpoint and close to

finalisation. As such, this negotiated rental figure is considered to confidently reflect the

applicable market rent froperty.

The applicable mark $172,200 per year represents a 6.62% vyield, based on a purchase
Thi

price around $2.6m. eld is consistent with market parameters and is preferrable to the
current Queensla%sury Corporation cash rate of 4.756% interest.

The acquisition aligns with the Corporate Plafy;

Should CoufRgil( acquire the property, this will mean that the current operational budget
commitmen t of circa $172k p.a. will not be required.
Q
STRAT TIONS
Legi uirements

Purchase™sf the property is consistent with provisions contained in the Local Government Act 2009
which gives Council an ability to purchase the property for Local Government purposes.
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Risk Management

Council would undertake a due diligence assessment of the property during purchase
negotiations.

The lease negotiations completed to date are non-binding and any withdrawal from this lease
proposal is not considered to incur any legal penalty and minimal financial cost.

Council has already undertaken significant due diligence on the property as a resu the lease
negotiations. %

Financial 6@

With a desire to maximise opportunities on the property’s potential u@s the need to

respond to the purchase opportunity in a timely manner, Council opse to fund from

general revenue or new borrowings.

New borrowings for the acquisition is considered a potentially a @funding alternative to
reflect the intergenerational and capital nature of the purchase.

If the future use is determined at a later stage, and the use align3ith the purpose of specific
constrained cash reserves then officers could subsequently he borrowings or general rates
revenue from these constrained reserves.

As the land acquisition is not currently included in the '@‘ 24 budgeted capital program, the
purchase would exceed the current budget. As Co orrowing application has been finalised

for FY2023/24, the acquisition cannot be funded thi | year utilising borrowings.

People @7

Council has identified the need to improve ac ation from staff surveys. The acquisition
of this property is viewed as an optimal pi lock the various solutions to improving staff
accommodation and external services oh%}C our customers. Environmental

There are no known environmental iss
Social

iated with this property.

Redevelopment of the property otential to address social and community needs as
outlined in the Redland City Rla

Human Rights

There are no known hu ts implications associated with this report.

Alignment with Coun% y and Plans

The acquisition alighs with the Our Future Redlands - A Corporate Plan to 2026 and Beyond. The
Plan identifies project as the need to increase the city’s productivity and economic
growth thro livery of infrastructure and well-planned, vibrant, connected precincts and
centres.

The prc% exible and malleable lever that aligns to Council’s Corporate Plan and draft
;.b}s;r

strat gic property and accommodation.
CONS TION
Consulted oS e Comments/Actions
Date
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Executive Leadership Team 7 November 2023 | Confidential briefing
General Counsel 7 November 2023 | Discussion around lease negotiations.
Councillors 7 November 2023 | Confidential briefing
OPTIONS
Option One
That Council resolves as follows: @
1. Toendorse the purchase of the property listed in the report. %
2.  To note the delegation the Chief Executive Officer holds under section 2 of the Local
Government Act 2009, to make, vary, negotiate, and discharge the co tNRCluding signing
all relevant documents, to acquire the land at fair market valu egute all associated

documentation.

3.  To authorise the allocation of sufficient funds, potentially thret l[o owings, to acquire the
land and to fund establishment and maintenance costs du 23/24 financial year.

4, That the report and attachments remain confidential until settieyent, or as required by any
legal or statutory obligation, subject to maintaining th identiality of legally privileged,
private, and commercial in confidence information.

Option Two o @
That Council resolves to not acquire the property. @
OFFICER’S RECOMMENDATION @9

That Council resolves as follows:

1. To endorse the purchase of the property\is

in the report.

2. To note the delegation the Chief Exeé% fficer holds under section 257(1)(b) of the Local
Government Act 2009, to make, v, tiate, and discharge the contract, including signing
all relevant documents, to adguj and at fair market value and execute all associated
documentation.

3. To authorise the allocatiorlef sufficient funds, potentially through borrowings, to acquire
the land and to fund establi ent and maintenance costs during the 2023/24 financial
year.

4. That the report and ents remain confidential until settlement, or as required by any
legal or statutory ion, subject to maintaining the confidentiality of legally privileged,

private, and c% af'in confidence information.
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PROPOSAL FOR PURCHASE OF STRATEGIC PROPERTY
Objective Reference: A11459684

Authorising Officer: Acting General Manager Community & Customer Services
Responsible Officer: Group Manager Environment & Regulation
Report Author: Principal Property Adviser @
Attachments: Nil
The Council is satisfied that, pursuant to section 254J(3) of the Local Governm@llation 2012,
the information to be received, discussed or considered in relation to this a m is:

(g)  negotiations relating to a commercial matter involving the@mment for which

a public discussion would be likely to prejudice the interes@ ocal government.
PURPOSE

To seek approval from Council to negotiate the potential acquisitio a property in the Redlands.

S,

BACKGROUND Q

An opportunity has arisen for the potential acquisition oomfield Street, Cleveland (the
Property) described as Lot 1 on RP 131536. This 16% /i d immediately south of Council’s
Cleveland Administration Building, though separat% 99 Bloomfield Street (also privately

owned). =\
= 1 x - - .',-
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109 Bloomfield Street, Cleveland locality including locations of Council land — aerial view image
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The Property is a 744 m? lot improved with a single level commercial office/retail building set to
the western side of Bloomfield Street. The lot is generally level and situated within the epicentre
of the Cleveland Central Business District (CBD). The building encompasses 264 m? of net lettable
area (NLA) and currently configured to five separate tenancies with a single tenancy afforded
direct street frontage and associated exposure.

The building is estimated to have been constructed circa mid 1970’s and is of poor to ondition
and appears to include a mix of building materials. The overall internal and external’égngition of
the property does not indicate any obvious structural or functionality concer wever any

purchase consideration will necessarily involve appropriate due diligence on ‘m ucdl adequacy,
dilapidation and condition of building services. @'

This will include identifying any critical building upgrades and ongoingmai ce requirements

to inform capital and operational budgets.

109 Bloomfield Street, Cleveland — street vj @
The Property is in the Principal Centre ¢ hin the City Plan which provides at this location for
a building up to 26 metres high, ofapp tely eight storeys, depending on engineering design.

There are no active Developme ions or Approvals currently lodged for the property.

ISSUES \
Service Planning and short-term otvtlook

There is no current sernning demand for the property to be used for a Council service,
meaning the curren the property will need to remain as a commercial rental for
predominantly retajl uses:

The existing pro
ineffective

experienced periods of long-term vacancy which is likely a result of an
ion on a narrow lot and a broader indicator of retail demand in this part of
and standard of the existing structure in this configuration, suggest it unlikely
that ang ca enhancement to the asset will provide any significant commercial revenue
oppo e short term.

is reflected in the current financial performance with the immediate fiscal return on
the site icipated to present a negative cashflow, where expenses may exceed revenue given
tenancy vacancy. At full rental capacity, it is expected that the property performance will show
diminishing returns given the ageing asset and associated increased cost of maintenance.
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As such, the Property’s highest and best use is a future development site with interim holding
income.

-

Imag nancies and building (viewed from Bloomfield Street)
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Long-term strategy

As a land-banked development opportunity, this site does support existing strategic elements of
the Cleveland Centre Master Plan of 2010 as a key site for nominal location for an east-west
pedestrian connector, as well as a nominal location for a Public Town Square.

The east-west connector allows for connectivity between the under-construction aged care centre
on Doig Street through Bloomfield Street pedestrian crossing and park, to the re ised CBD

retail shopping centre/s hub to the east of the CBD. @

.
|
i,

Middle Street

Bloomfield Street

Queen Street

LEGEND

I ;b Arterial Road

All Other Roads /r.\\é

Local Collector Road

Pedestrian Only Route %
-+ Railway Line
Iy
East-west pedestrian connection (centr, e) — Cleveland Centre Master Plan

Figure 23 Town Square LMsgINRe

LEGEND
- ShaQ: caNDd i Semm===_ Articulated Edges
blid 3 == Strong Visual and Physical
Connectivity Through Use of

Vegetation and Structures

AN

Public town square and east-west pedestrian connection — Cleveland Centre Master Plan

Item Page 4

This document is classified CONFIDENTIAL and as such is subject to
s.171 Use of information by councillors, s.199 Improper conduct by local government employees and s.200 Use of information by
local government employees of the Local Government Act 2009

Paae 54 of 70



CONFIDENTIAL GENERAL MEETING AGENDA 18 SEPTEMBER 2024

Nominal plan view of Public Town Square and east- estrian connection (reference point 11)

— Cleveland Centre Master Plan
It is anticipated that the property would be | part of any realisation of the Cleveland

Centre Master Plan outcomes in the longer M assists Council in land banking an identified
key location for future planning purposes.

S
&

While no detaile z%y%gr an alternative precinct has been undertaken, it is evident that shifts

in the nature of C apd their function is occurring that may mean alternative visitor attractions
need to exis@r uplift of broader CBD retail, commercial and residential development.

QL%
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Q

&
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&
S

Property portfolio considerations :

As part of the draft Property Sfcat 2024-2044, a key deliverable in the Strong Communities
objective is to “integrate % assets to create inter-generational and city transforming
catalyst precincts for enhanced so¢kal value outcomes.” Acquiring this property may achieve this in

the longer term. @/
Because of the reIat@% width of the property, there is a level of reservation as to the

functionality of the prop as a stand-alone acquisition, to go beyond acting largely as an east-
west connection not necessarily activate or further enhance the Doig Street Carpark lots at
the rear. Furth t planning would be needed as part of broader strategic consideration of
the CBD.

This a unique opportunity that fits well with our future opportunities for accommodation planning
and centre activation by virtue of being adjoining and adjacent to Council’s existing CBD holdings.
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Acquisition of the property will provide an appreciating asset potential and an increase in rental
income into the Property Reserve.

Fragmented land ownership in the Cleveland CBD has been a limiting factor for investment into
the CBD. The proposed acquisition will consolidate land ownership providing greater flexibility for
projects in the future.

The acquisition aligns with the Corporate Plan, Our Future Redlands - A Corporate PIG@Z6 and
Beyond. The Plan also identifies the need to increase the city’s productivity and n growth
through the delivery of infrastructure and well-planned, vibrant, connected precin centres.

STRATEGIC IMPLICATIONS @
Legislative Requirements @
Purchase of the property is consistent with provisions contained in th@ovemment Act 2009

which gives Council an ability to purchase the property for Local Gove purposes.

Risk Management

Detailed due diligence assessment will be undertaken as part o 2e acquisition process with
conditions for completion and/or negotiation outcomes b n findings. Due diligence will
include:

e Building and land condition assessments o @
e Available services @

e Future capital and operation expense items?

Financial &@

The Property has no specific Iistint is being marketed through an Expression of Interest

campaign. However, through in ussions with the agent, it is understood vendor
expectation is $1.5 million.

An analysis of the existing%%Ebo performance of the Property and available sales evidence
suggests that an applicable valUation range of between $1 million to $1.1 million would be the
market value. For this r $1.05 million has been adopted as a basis of financial analysis.
However, a formal v, ill need to be obtained as part of negotiating a potential final
acquisition price. %

The applicable m8rket rent for this property has been analysed as $90,000 per year representing a

5.71% yield, ba purchase price around $1.05 million. This yield shows minimal increased
return over urreént Queensland Treasury Corporation (QTC) cash rate of 5.19% interest. It is
noted that etical purchase price of $1.2 million for this property would reflect a yield of
5.2%, béi bly similar to the previously detailed QTC cash rate.

As a %n, ouncil’s purchase of 46 Middle Street in late 2023, was based on a calculated
7.18 similar market conditions to the present.
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The financial analysis would support that any purchase is primarily about future strategic intent
rather than as a financial investment, noting yield is likely to be similar to the current cash interest
rates and the likelihood of a negative return on investment (expenses vs revenue).

To advance any acquisition, Council requires formal assessment by an independent valuer. The
valuation methodology will involve comparable market sales and the land’s location, physical

characteristics, constraints and planning controls.
With a desire to maximise opportunities on the property’s potential use(s), e‘need to

respond to the purchase opportunity in a timely manner, Council would need to f m current

cash reserves. @

Subject to due diligence investigations, acquisition of the Property may r evel of capital
improvement to meet building code and other compliance obligation i/tenancies. While
the cost for any immediate improvements is not yet known, a nominal, mi m amount of $100k
could be necessary as part of the capital budget review. @

To meet landlord obligations and protect the building as ment asset, an annual
maintenance amount of circa $50,000 is likely needed as part of rational budget review and

future operational budgets.
People

The initial management of this additional rental portfolio@ve a resource impact. Due
diligence outcomes and the short-term strategy for j igg occupancy will help determine what
this impact may be. Should any additional people re ing be necessary this will be considered

through the budget review process. @@9
Environmental

There are no known environmental issues a@with this property.
Social

Redevelopment of the property h n ial to address social and community needs as
outlined in the Redland City Plan.

Human Rights
There are no known human m lications associated with this report.

Alignment with Council's Policy and Plans

The acquisition align ur Future Redlands - A Corporate Plan to 2026 and Beyond. The

Plan identifies a cat ject as the need to increase the city’s productivity and economic
growth through delivery of infrastructure and well-planned, vibrant, connected precincts and
centres.

The draft Pr ty~Syrategy supports several of the Corporate Plan objectives including Strong
rty acquisitions target contribution to the health, safety and wellbeing of the

commudri Iemented by integrating property assets to create inter-generational and city-
trans [ ‘u) t precincts for enhanced social value outcomes.
CONS TION
Consulted Consultation Date Comments/Actions
General Manager Advocacy, 9 September 2024 Discussion around CBD activation
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Major Projects and Economic
Development

Group Manager Major
Projects

General Manager Community Various Discussion around acquisition and report
and Customer Services

Strategic Property Manager Various Discussion around acquisition and report____

Councillors 16 September 2024 Confidential briefing (C/ a
N

OPTIONS @E))
Option One @
to the potential

That Council resolves as follows:
1. To endorse due diligence investigation and subsequent nego% n

purchase of the property listed in the report at fair market value.

2. To note the delegation the Chief Executive Officer holds u o@ 257(1)(b) of the Local
Government Act 2009, to make, vary, negotiate, and dischargelthe contract, including signing
all relevant documents, to acquire the property at fair magket val0é and execute all associated
documentation.

3. To authorise the allocation of sufficient funds re the property and to fund
establishment and maintenance costs during theQ% nancial year.

4. That the report remains confidential until settl t,or as required by any legal or statutory
obligation, subject to maintaining the co ‘i'i 3 ty of legally privileged, private, and
commercial in confidence information. @'

Option Two

That Council resolves as follows:
. To not acquire the property listed j ort.

1

2. That the report remains conf il settlement, or as required by any legal or statutory
obligation, subject to main the confidentiality of legally privileged, private, and
commercial in confidence information.
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OFFICER’S RECOMMENDATION
That Council resolves as follows:
1. To endorse the purchase of the property listed in the report.

2. To note the delegation the Chief Executive Officer holds under section 257(1)(b the Local
Government Act 2009, to make, vary, negotiate, and discharge the contract, inc igning
all relevant documents, to acquire the property at fair market value % ute all

associated documentation.
-(-@f nd to fund

legal or statutory
eged, private, and

3. To authorise the allocation of sufficient funds to acquire the pro
establishment and maintenance costs during the 2024/25 financial yex:

4. That the report remains confidential until settlement, or as require
obligation, subject to maintaining the confidentiality of lega iV

commercial in confidence information. %
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20.6 STRATEGIC PROPERTY OPPORTUNITY
Objective Reference: A11861867

Authorising Officer: Acting General Manager Community & Customer Services
Responsible Officer: Group Manager Environment & Regulation
Report Author: Group Manager Environment & Regulati @
Attachments: Nil
The Council is satisfied that, pursuant to section 254J(3) of the Local Governm lation 2012,
the information to be received, discussed or considered in relation to this a m is:

(9) negotiations relating to a commercial matter involving the@mment for which

a public discussion would be likely to prejudice the interes@ ocal government.

PURPOSE @\

To seek Council approval to negotiate the potential acquisition of a perty in the Redlands.

BACKGROUND @

An opportunity has arisen for the potential acquisition oomfield Street, Cleveland (the
Property) described as Lot 1 on RP 166352. This lot it mediately south of Council owned
Bloomfield Street Park at 70 and 72 Bloomfield Stre%

S
S
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holdings — aerial view image \
The Property is a 1183m? lot improvesingle level commercial office/retail building set to
the eastern side of Bloomfield Str \ is generally level and situated within the epicentre of
the Cleveland Central Business Distli D). The building encompasses 280m? of net lettable
area (NLA) and currently config S\ single large tenancy afforded direct street frontage and
associated exposure.

There are three associated outbuifgings to the eastern end of the property, with a second street
frontage to Waters Stree@e is no formed carparking.

The building and the@wp r outbuildings are estimated to have been constructed circa 1950s
and are in poor to fair ition and appear to include a mix of building materials. The overall
internal and ext%ndition of the primary tenancy building does not indicate any obvious
structural or functi ity concerns, though the outbuildings are in a dilapidated state.

sideration will necessarily involve appropriate due diligence on structural
lon and condition of building services to inform ongoing practical use of the
commercial tenancy or other use.

Any purchasg

require wents to inform capital and operational budgets.
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Figure 2 - 109 Bloomfield Street, Cleveland — street view photo — a forms part of property, as does right hand side
gate access

The Property is in the Principal Centre Zone witfi ity Plan, which provides at this location for
a building up to 26 metres high, or approxi ight storeys, depending on engineering design.
ns

There are no active Development Applic Approvals currently lodged for the property.

ISSUES ﬁ@@

Service Planning and short-term o

~
There is no current service Im@kmand for the property to be used for a Council service,
meaning the likely short te opportunity would be as a commercial tenancy, following

consideration and allocation of ropriate funds to make good any building defects to enable
such a use.

The existing property grienced periods of long-term vacancy, which is likely a result of the
building condition and the’single large tenancy configuration making it relatively expensive to
lease compared t er rental offerings nearby. It is also a broader indicator of retail demand in

this part of the
It should be ne hat a purchase of the property as a commercially focussed retail asset cannot

g ‘@ stand-alone reason for a purchase in the current market conditions. However, it
R lilling may obtain some commercial revenue with some cosmetic improvements,
e a focus in the short term to see whether a commercial tenant can be achieved.

the site anticipated to present a negative cashflow, where expenses may exceed revenue given
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tenancy vacancy. At full rental capacity, it is expected that the property performance will show
diminishing returns given the ageing asset and associated increased cost of maintenance.

As such, the Property’s highest and best use is a future development site with interim holding
income.

Figure 3 - Aerial image of property

Figure 4 - Image of internal tenancy

Long-term strategy — Cleveland Master Plan
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As a land-banked development opportunity, this site does partially support existing strategic
elements of the Cleveland Centre Master Plan of 2010 as the southern conceptual boundary for
the nominal location for an east-west pedestrian connector adjacent to the existing park.

The east-west connector allows for connectivity between the under-construction aged care centre
on Doig Street through Council’s Doig Street carpark and recent purchase at 109 Bloomfield Street,
pedestrian crossing and park, to the recognised CBD retail shopping centre/s hub to t st of the

CBD.
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Figure 5 - Public town square and east-west pedestrian conn

Public town square and east-west pedestrian connettion
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Figure 6 - Nominal plan view of Public Town Square and east-west nnection (reference point 11) — Cleveland Centre

Master Plan
part of any realisation of the Cleveland

assists Council in land banking an identified

It is anticipated that the property could be a
Centre Master Plan outcomes in the longer
key location for future planning purposes.

However, there is currently some uncéftainty¥regarding what the eventual strategic planning
outcomes will be for the Cleveland ich provides both uncertainty in future uses and
activities, but also opportunity t orise the current master plan. It is recognised that
Master Plans underpin future strat utcomes but must also respond to changing economic and

social needs in a precinct.

While no detailed analysis f% rnative precinct has been undertaken, it is evident that shifts
in the nature of CBDs and their fOrction is occurring that may mean alternative visitor attractions
need to exist to support f broader CBD retail, commercial and residential development.

It is evident that the a CBD Masterplan has not come to fruition as expected, which means
Council needs to cansiderwhat role it has in resetting and activating strategic outcomes. In this
context, Council decide to purchase or dispose of property as a lever for potential future

economic a% efits.
O\
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Property portfolio considerations

As part of the Property Strategy 2024-2044, a key deliverable in the Strong Communities objective
is to “integrate property assets to create inter-generational and city transforming catalyst
precincts for enhanced social value outcomes”. Acquiring this property may achieve this in the
longer-term dependent on outcomes associated with any contemporary revision of Cleveland CBD

the objectives and benefits of the Property Strategy are realised in property acqui s Similar to
Council’s purchase of 46 Middle Street in late 2023 and 109 Bloomfield Str e 2024, the
proposed acquisition of this property is being considered as a strategiC@ for portfolio

activation.
The Property Strategy 2024-2044 provides for an informed decision-making path nsures
@g

rental income into the Property Reserve.

consolidation.
Acquisition of the property will provide an appreciating asset potenti@x}possible increase in

projects in the future.

The acquisition aligns with the Corporate Plan, Our Futur ds - A Corporate Plan to 2026 and
Beyond. The Plan also identifies the need to increase th o\productivity and economic growth
through the delivery of infrastructure and weII-pIanne , connected precincts and centres.

STRATEGIC IMPLICATIONS

Legislative Requirements @@9

Purchase of the property is consistent with isions contained in the Local Government Act 2009
which gives Council an ability to purchase opérty for Local Government purposes.

Risk Management

Detailed due diligence assessme undertaken as part of the acquisition process with
conditions for completion and/oregotiation outcomes based on findings. Due diligence will

include:
e Building and land conditi s ments

e Available services

e Future capital and op’ expense items

O
A contract of sale has gsented to Council by the selling agent and a legal check is underway
in regards the terms of a urchase, which will include highlighting any risks. However, it should

be noted that th cial conditions of the contract re-enforce the “as is where is” nature of the
transaction. JThgty ce the contract is signed, there is effectively no option for Council to
withdraw. A@e the age of the asbestos report, there is no evidence that any rectification
has been u n so it is assumed the asbestos noted in the report remains and therefore a
potentiﬁ% which may need to be mitigated.

<2~

The propesty has no specific listing price as it is being marketed through an Expression of Interest
campaign. However, through initial discussions with the agent, it is understood vendor
expectation is low to mid S2M.
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Council’s internal valuer has placed an estimated value of circa $2.3-52.6M based on recent sales
evidence, however an independent valuation has now also been obtained which indicates a
valuation of $2.5M.

The independent valuer notes that the buildings on the property have no real value and the site is
somewhat unique, which may attract a slight premium for the right buyer. The independent valuer
also notes the consolidated ownership of properties to the south which could me t owner
may have interest in the property.

As discussed in Councillor workshop on 17 February 2025, the Expression of st for the
property closed 18 February 2025. Based on the independent valuatio price guide
information from the selling agent — an initial purchase price has been subpni r $2.2M. This
price was submitted on the basis that it would likely maintain Council as_a imate purchaser to
advance further negotiation. Should further negotiations be needed, con tial offers will not

exceed the independent valuation of $2.5M without referral back to C i

This offer remains subject to Council endorsing the potential ac jon~as’part of this report and

further due diligence.

. . . Q. . .
The financial analysis would support that any purchasx\@ on an investment basis for future
strategic potential rather than as a financial investm

With a desire to maximise opportunities on th rty’s potential use(s), and the need to
respond to the purchase opportunity in a timely-ma , Council would need to fund from current
cash reserves. The purchase of the land is ded within the current capital budget and
would need to be included as part of a bud W process.

Acquisition of the property may require f capital improvement to meet building code and
other compliance obligations to fix a on issues and to facilitate a commercial tenancy.
While the cost for any immediate Qvements is not yet known, a nominal minimum amount of
$100,000 could be necessary as p ture capital budgets.

In general, to meet any landlo
annual maintenance amount

budgets.
O

These figures are esti subject to alteration following due diligence.

tions and protect the building as an investment asset, an
a $50,000 is likely needed as part of future operational
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People

The initial management of this additional rental portfolio may have a resource impact. Due
diligence outcomes and the short-term strategy for improving occupancy will help determine what
this impact may be. Should any additional people resourcing be necessary this will be considered
through the normal budget process.

Environmental @
There are no known environmental issues associated with this property. %
Social @@
Redevelopment of the property has the potential to address social and cow@ eeds as

expected under current and future strategic planning opportunities.

Human Rights
There are no known human rights implications associated with thi O -.,)

Alignment with Council's Policy and Plans

The acquisition aligns with the Corporate Plan, Our Future Re s - A Corporate Plan to 2026 and

Beyond. The Plan identifies a catalyst project as the need fQNncrease the city’s productivity and
economic growth through the delivery of infrastructur ell-planned, vibrant, connected
precincts and centres. Q

The Property Strategy 2024 supports several of t orporate Plan objectives including Strong
Communities. Property acquisitions target contri the health, safety and wellbeing of the

community and implemented by integrating pro sets to create inter-generational and city-
transforming catalyst precincts for enhanced s¢Ci e outcomes.
CONSULTATION
Consulted (Conetliz N Comments/Actions
Dyte \

Acting General Manager Variou%’%/ Discussion around acquisition

Community and Customer

Services

Strategic Property Manager %Q Y Discussion around acquisition and report

Financial Controller 18\%My Financial information review

12025
Councillors ebruary Confidential briefing
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OPTIONS w
Option One %
That Councils follows:
o)
of the

1. To<end e diligence investigation and subsequent negotiations into the potential
0 % property listed in the report at fair market value.
2. e delegation the Chief Executive Officer holds under section 257(1)(b) of the Local

Goverament Act 2009, to make, vary, negotiate, and discharge the contract, including signing
all relevant documents, to acquire the property at fair market value and execute all associated
documentation.
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3. To authorise the allocation of sufficient funds to acquire the property and to fund
establishment and maintenance costs during the 2024-25 financial year.

4. That the report remains confidential until settlement, or as required by any legal or statutory
obligation, subject to maintaining the confidentiality of legally privileged, private, and
commercial in confidence information.

Option Two @
That Council resolves as follows: %
1. To not acquire the property listed in the report.

2. That the report remains confidential until settlement, or as required b@ al or statutory
eged,

obligation, subject to maintaining the confidentiality of legal private, and
commercial in confidence information.

OFFICER’S RECOMMENDATION @

That Council resolves as follows:

1. To endorse due diligence investigation and subsequ egotiations into the potential
purchase of the property listed in the report at fair market.wvalve.

@ er section 257(1)(b) of the Local

charge the contract, including signing
fair market value and execute all

2. To note the delegation the Chief Executive Officsr h
Government Act 2009, to make, vary, negotiate, 3Ag
all relevant documents, to acquire the pro \
associated documentation.

3. To authorise the allocation of sufficie to acquire the property and to fund
establishment and maintenance costs d the2024-25 financial year.

4. That the report remains confidential ttiement, or as required by any legal or statutory
%onfidentiality of legally privileged, private, and

obligation, subject to maintaining
commercial in confidence inf
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