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The Nature of this document: This Information Memorandum (“Information Memorandum”) is dated 17th February 2022 and is issued by Pathway Nineteen Pty Ltd (“Trustee”, 
“we”,“us” or “our”) as trustee for the Pathway Nineteen Unit Trust (“Trust” or “Syndicate”). The purpose of this Information Memorandum is to provide certain financial and 
business information to prospective investors on a private and confidential basis for use in considering whether to invest in the Trust by acquiring ordinary units in the Trust 
(“Units”). The Trustee has appointed Legacist Pty Ltd T/A Properties & Pathways (“Manager”) as the investment manager of the Trust to manage the assets of the Trust  
from time to time.

This document is not a prospectus or a product disclosure statement and does not have to comply with the relevant provisions of the Corporations Act 2001 dealing with 
disclosure documents. The offer of Units pursuant to this Information Memorandum (“Offer”) is only available to persons who qualify as wholesale clients (as defined in  
section 761G(7) of the Corporations Act 2001 (Cth) (the “Act”)), or sophisticated investors (as defined in section 761GA of the Act) (collectively, “Qualifying Investors”).  
The Trustee will not issue Units to a person unless it is satisfied that the person is a Qualifying Investor.

This Information Memorandum has not been lodged or registered with any regulatory authority outside Australia and does not constitute an offer in any jurisdiction in which,  
or to any person to whom, it would not be lawful to make such an offer.

This document is for the sole use of the recipient and may not be copied, reproduced or distributed to any other person, in whole or in part, for any purpose other than that  
for which it is intended and none of its contents may be divulged to third parties without the prior written consent of the Trustee.

This document outlines some of the key points in relation to the Offer. The matters included in this document do not constitute a comprehensive statement of the costs, benefits, 
risks and other characteristics of the investment in the Trust. All potential investors should read this document in its entirety, obtain advice from a suitably qualified professional 
advisor and make their own assessment of the investment before deciding to invest. This document does not constitute advice on legal, taxation and investment matters and 
does not take into account the investment objectives or the personal financial circumstances of any person to whom it is provided. Therefore, you should consult with a suitably 
qualified professional advisor to assist you in making your decision whether or not to invest. The Trustee has not authorised any person to give any information nor make any 
statement or representation (written or oral) in connection with the Trust or the Offer which is not contained in this Information Memorandum, and any such information or 
representation not contained in it must not be relied upon as having been authorised by or on behalf of the Trustee who hereby expressly disclaims any responsibility for  
any such information or representation.

This Information Memorandum contains forward looking statements. Statements about the Trust’s future operations, projections and forecasts are based on assumptions  
about future events and management actions which may not necessarily take place and are subject to uncertainties which may be outside the control of the Trustee.  
Neither the Trustee nor its directors (“Directors”) make any guarantees, representations or warranties regarding whether projections or forecasts will be achieved or whether  
they represent the most likely outcomes. Certain information in this Information Memorandum is subject to change and may be updated from time to time without the  
need to notify investors (provided the changes are not materially adverse).
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PATHWAY 19 UNIT TRUST  461 – 463 LUTWYCHE ROAD, LUTWYCHE QLD

Price: $16,875,000

Industry: Inner-city Retail

Tenant: Fitness First Australia Pty Ltd

WALE: 6.3 years (approx.) at settlement

Net Income: $1,029,411

Estimated Holding Period: 6-8 years



3*Return stated is NET i.e. after all costs, fees, charges, etc. and before factoring any potential capital appreciation

PATHWAY 19 UNIT TRUST
Investment Highlights

Investor Return  
5-year average cash return of 6.50%* p.a.

Security 
Lease guaranteed by multi-national fitness  

head company with 510 health clubs  

across Asia-Pacific region.

Stability 
Long-term income profile until June 2028 with  

no tenant option allowing flexibility of future uses.

Inner-City Location 
Dominant 2,602sqm corner site on major arterial  

road with approx. 63,000 cars passing per day.

Future Value 
Gentrifying precinct and District Centre Zoning  

promoting significant development upside with  

alternate potential uses at expiry.
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The Offer
Units
11,300,000 Units at a price of $1.00 per Unit are offered pursuant to this Information Memorandum  
to raise (up to) $11,300,000 to fund the acquisition of the property.

As of the date of this Information Memorandum, there will be one class of Units in the Trust.

Details
Launch date: Friday 18th February 2022 
        n  Minimum investment amount: $250,000*

ROUND 1: 
EARLY INVESTOR ACCESS 
        n  From Friday 18th February – Monday 21st February 2022 
        n  10% deposit due on application**

ROUND 2: 
GENERAL ACCESS  
        n  From Tuesday 22nd February 
        n  10% deposit due on application**

 
Full monies are due by COB Monday 28th February 2022*

These dates are indicative only and the Trustee reserves the right to change them, including to  
close the Offer early, without prior notice or to accept applications after the closing date.

* Unless otherwise arranged with the Manager ahead of time.

** The 10% deposit secures your investment in the Trust and is non-refundable. The Trustee will  
only refund the deposit to each unit holder in circumstances where the syndicate does not  
proceed or changes materially from the information provided herein.



Property, Location & Tenants
461 – 463 Lutwyche Road, Lutwyche QLD
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THE PROPERTY
The property comprises a two-storey office building constructed in the late 1980’s and comprehensively  
upgraded in 2000 to install an indoor, heated swimming pool to sustain the current retail/gym usage.  
The building provides 3,217 sqm of quality net lettable area (NLA) with abundant natural light, as well as a 
20-metre, 5-lane heated swimming pool above an 82-bay basement carpark, providing an excellent car  
parking ratio. The building has high exposure to Lutwyche Road and is positioned on an elevated corner  
site affording increased visibility to passing pedestrian and vehicle traffic.

The building is traditionally constructed with reinforced concrete floors, suspended upper floor slabs and 
steel posts to support the steel framed roof. The premises has the benefit of a storey-high glazed shopfront  
allowing natural light on three sides/aspects. Underneath, the two-level basement is constructed of  
exposed precast concrete, reinforced slabs and includes car parking alongside a storeroom and plant area.

The lower floor plate accommodates substantial female and male amenities, a crèche and steam room  
alongside the 5-lane pool, encapsulated by a double-volume void to the ceiling, allowing internal viewing into 
the pool area from the upper floor. The abundant natural light, floor size and generous car parking caters to a 
wide bandwidth of potential uses, particularly office or medical, which is highly conducive for future re-leasing 
should the need arise. The building has a well-presented entry statement and significant signage/branding to 
63,000 cars passing per day.

In summary, the property benefits from the following key features which are highly attractive  
to current and future users:

1.  Fantastic carpark to floor area ratio of 1:39 
2.  Abundant natural light to all upper floors (on three sides) 
3.  Excellent road exposure with dual street frontage  
4.  Significant signage/branding to 63,000 cars passing daily

The property recently underwent a building upgrade program of approx. $775,000 ($525,000 spent by  
the tenant and $250,000 by the landlord) which included:

1.  New pool boiler (paid by tenant) 
2.  New pool enclosure (paid by tenant) 
3.  New state-of-the-art gym equipment (paid by tenant) 
4.  Installation of roof access and additional fire services 
5.  Upgrade to reception area including painting of entire external facade  
6.  Replacement of ceiling tiles and fencing 
7.  Minor concrete repairs and re-lining of the car park

Notwithstanding this, our technical due diligence building audit has suggested some near-term capex 
requirements for the A/C systems and ducting. We have factored this into our bid price and reserve fund 
detailed on page 15. Beyond this, the independent building examination believes the property to be in a  
good state and condition for its age, with some minor R&M items noted over the medium term. We will  
work closely with the tenant to proactively manage these items as and when they are required.
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LUTWYCHE RD

WINDSOR PARK 
(5 mins)

FORTITUDE VALLEY  
(8 mins)

BRISBANE CBD 
(10 mins)

NORTHERN BUSWAY

ROYAL BRISBANE &  
WOMEN’S HOSPITAL (10 mins)

182 LUTWYCHE ROAD Mixed Use Development  
providing 6 and 9 storey buildings with cafe, medical,  
retail and 33 apartments.

612 LUTWYCHE ROAD Lamington Markets  
Mixed Used providing 134 units, 10,000sqm of retail,  
4,500sqm of market hall, craft brewery, restaurants,  
cafes, theatre and healthcare.

200m 
NORTH

500m 
NORTH

THE LOCATION
Lutwyche is a well-established inner-city suburb 4.8km north of Brisbane CBD, surrounded by  
renowned and affluent suburbs including Clayfied, Hamilton, Wilston and Grange.

Lutwyche Road is a key north-south thoroughfare that connects the northern and eastern suburbs to  
the CBD. The area’s significant catchment means this main arterial road is home to a number of  
commercial uses including retail, food, coffee, hospitality and office/medical.

200m to the south of 461 Lutwyche Road is a retail development tenanted by The Good Guys and First Choice 
Liquor and only 200m north is Market Central Lutwyche, a long standing neighbourhood shopping centre  
anchored by Coles, Woolworths and ALDI. It has recently enjoyed a $60 million transformation to extend  
the centre’s convenience, whilst also providing upgraded amenity, car parking, parents rooms, public areas  
and childcare services to accommodate the growing catchment.



The large and dense catchment area is illustrated below. Importantly, it also shows the number/amount 
of visits to Fitness First by colour, illustrating the tenant’s significant relevance to the area.
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461-463 Lutwyche Road

Fitness First, Lutwyche 
Device visits per  
1,000 residents

More than 12
8 to 12
4 to 8
2 to 4
Less than 2

5 minutes
10 minutes
Catchment

Drivetime

Fitness First Catchment: Map illustrates the distribution of Fitness First’s members’ home addresses 
(when they have visited in the past 24 months). Source: Deep End Services Report Jan 2022
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An independent report from Deep End Services (one of the nation’s leading economic,  
demographic and property consultants) confimed two key findings:

1.  The Lutwyche area is a thriving hub of gym and wellness with eight gym/exercise offerings within  
a 500m radius including Jetts Fitness, Snap Fitness, two separate F45 gyms, Fitstop, Pilates studios  
and Muay Thai Boxing among others.

Our Fitness First is the dominant gym in the area and has maintained this position effortlessly due to its 
road exposure, substantial workout space, relevant internal offering, competitive pricing and importantly, 
the heated, indoor 5-lane pool. The tenant has successfully operated from the site for over 15 years  
and has recently agreed a 2-year lease extension during Brisbane’s Covid-19 lockdowns in 2020/21.

2.  There is substantial development activity to the south-east of the site within the emerging Albion precinct  
and another cluster of developments at the northern extent of the catchment area. The identified sites include:

 1.  Mixed use development with commercial and residential components 
 2.  Medical centre development 
 3.  New community facilities 
 4.  Commercial office development

This type of area gentrification is fantastic for underlying land values, population growth and ultimately tenant 
demand. The asset’s position on an elevated corner site imbues it with strong development fundamentals  
and may allow for a higher and better use than the existing gym which we have extensively researched  
(detailed in our Strategy section on page 10).
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THE TENANT

KINGSWIM (sub-tenant)
The swimming pool area is sub-leased to Kingswim (YMCA QLD) who run their swim school 
from the site. While Fitness First members are allowed access to the pool between the hours  
of 7am – 7pm, there are a few distinct periods when Kingswim exclusively uses the pool  
to facilitate their swim schools. This relationship is great for tenant and sub-tenant.

FITNESS FIRST

Fitness First is a premium full-service gym combining world class facilities with group and  
personal training options. The brand has a total of 61 locations nationally, 8 in South East  
Queensland and only one location for Brisbane’s inner-northern suburbs; Lutwyche.  
Fitness First is a wholly owned subsidiary of Fitness & Lifestyle Group.

The Lutwyche Fitness First is a premium offering and their flagship store. Since Fitness First’s  
lease commenced in 2006, it has become a renowned location with over 2,700 members,  
many of who enjoy the rare pool offering.

Key Company Statistics:

510+ 
Health Clubs

8,000+ 
Employees

65 million+
Workouts per year

825,000 
Members

100,000+ 
Online Subscribers

FITNESS & LIFESTYLE GROUP (Parent company)
Fitness & Lifestyle Group is Asia Pacific’s leading health and wellness  
group, with headquarters in Australia and regional offices across  
South East and East Asia. 

The Group comprises several well-recognised fitness brands including  
Fitness First, Goodlife Health Clubs Australia, Barry’s Bootcamp Asia-Pacific,  
Jetts Fitness, California Fitness & Yoga, California Centuryon, Yoga Plus,  
UFC Gym and ERI International Clinic and Zap Fitness.



Strategy
The building presents as a high quality, fully let retail premises well suited to the current occupier.  
We believe the attractive purchase price and strong fundamentals will protect this investment  
over a 6 to 8-year horizon whilst delivering robust investor returns. Specifically, the Pathway Nineteen 
Unit Trust (‘the Syndicate’) investment strategy is outlined below.

Within the first 24 months of ownership, we will focus on implementing the following value-add strategies:

1.  COMMENCE A ROOF RENTAL LICENSE TO A PROVEN SOLAR OPERATOR
The Trust would effectively rent the roof to a solar provider who installs an imbedded solar network on the property  
and sells sun-generated electricity at a discounted rate to the tenant and back to the grid. This will improve  
Trust cashflow by the quantum of the roof license (currently estimated to be $10,000 - $13,000 p.a.) and add  
value to the asset while also allowing the tenant to enjoy 20-30% savings in electricity costs.

2. EXPLORE ROOF SIGNAGE
Approach three major independent signage/billboard companies to assess the feasibility of installing signage  
on the roof to take advantage of the asset’s attractive road fronting position, benefitting from the 63,000 cars  
passing daily.

3. APPROACH THE TENANT TO AMEND THE LEASE TO INCLUDE LAND TAX RECOVERY 
The property is subject to a NET head-lease which protects the Trusts exposure to building outgoings, statutory  
costs, council rates and insurances. The only exception to this is land tax which is not recoverable from the tenant.

As such, amending the lease to allow landlord recovery of land tax will significantly improve the asset value,  
well above the actual cost of said land tax.

For instance: 

n  Land tax for the current financial year (FYE22) is estimated to be $50,000. 
n  Over the remaining lease term, this would equate to a total land tax component of approx. $300,000. 
n  However, the inclusion of land tax recovery in the lease can catapult the property value by an estimated $1,000,000.

As such, we will approach the tenant and offer lower electricity costs as well as a cash lump-sum in exchange  
for a lease amendment to allow land tax recovery.

In addition to the three-part strategy above, we will commit to familiarising ourselves with occupancy and ownership  
costs to stabilise the net rental receipts, ensure positive tenant sentiment and maximise investor return.

SHORT TERM (FIRST 12 - 24 MONTHS):

INVESTMENT TIMELINE
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MEDIUM-LONG TERM (YEARS 6-8):

REFURBISHMENT & REPOSITION STRATEGY

In considering an extensive refurbishment of the current structure to enable a repositioning of the site  
and tenancy to medical purposes, we approached 2 independent property consultants:

1.  RE-VENTURED: To assess the likely feasibility and development cost of the exercise 
2.  DEEP-END SERVICES: To assess the market depth and demand for an alternate use.

The key findings are outlined below:

1.  It is advisable to maintain the current tenant as the site and location make sense from their network  
provisioning within Brisbane.

2.  In the event the tenant vacates, the focus should be on repositioning the usage towards medical to  
take advantage of the fantastic car parking available and the high exposure site. Alternatively, a food & beverage 
offering with a full-line restaurant chain would have high appeal to the large residential catchment.

3.  The current configuration of the pool is such that it occupies 3 separate levels of the premises. It resides  
on the ground floor but the depth of the pool absorbs approx. 330sqm of the 1st level basement carparking  
below. In addition, there is a double-storey void above the pool. See Annexure A for detailed drawings  
illustrating this.

4.  Removing the pool will accommodate an additional 30 car bays and improve the NLA to 3,300sqm  
(from 3,217sqm)

5.  While gyms and other retail uses do not typically rent car bays, a change of use to medical will likely  
allow us to derive a rental from the carparking at approx. $75 - $100 per bay per calendar month (pcm).

6.  The car parking income, increased rent per sqm generated from refurbishment, solar income and additional  
NLA could increase the potential rental value of the property by approx. $570,000 p.a. This can be seen in  
the Reburbishment Feasibility on the next page, which shows a projected increase of net rental income to 
$1,598,706 up from the current rental income of $1,029,411.

7.  Our feasibility projects a future property value of $29,000,000 at a capitalisation of 5.50%  
(from the improved usage), which could reasonably be derived from the refurbishment. 

8.  This has the potential to generate a circa 49% return on equity after all reasonable costs  
(see Refurbishment Feasibility).

“Our recommended position is as follows. . . in the event the incumbent leaves,  
focus on a large medical centre integrating allied health services and benefiting  
from both the lack of immediate local supply and the regular customer traffic  
drawn to the area by Lutwyche’s’ three major supermarkets.”

DEEP END SERVICES REPORT:  
461-463 Lutwyche Road - 20th January 2022

Our medium-term strategy is highly dependent on the property market and economic factors at the end  
of the tenant’s lease term, in June 2028.

Broadly, we see three distinct outcomes which we have comprehensively explored and will continue  
to investgate in more detail as the potential lease expiry approaches:

1. RETAIN CURRENT TENANT

Restructure the continued occupancy of Fitness First on a new long-term lease and sell the property. This simple strategy 
has a fantastic track record of minimising rental downtime and vacancy period while delivering considerable upside.

2. APARTMENT REDEVELOPMENT

Redevelop the site into residential high-rise apartments, currently allowable to a height of 6 storeys. This option is  
the least likely at this point, but could become a strong consideration if the residential housing market continues  
to strengthen in QLD.

3. REFURBISH & REPOSITION THE ASSET

Remove the pool, increasing the NLA, and undertake a significant refurbishment of the premises to attract  
medical tenants with the aim of creating an allied medical health precinct over 2 floors. This strategy is  
the most likely as it will add significant value to the premises and is outlined in more detail below:



Additonal NLA Total NLA

Net Lettable Area (Sqm) 3,300 

Rent/sqm $450 

NET Rental Income from NLA $1,484,906 

Carbays 112 

Rent/carbay pcm (per calendar month) $75/bay pcm 

$100,800 

Solar Income $13,000 

NET Property Income $1,598,706 

Value Capitalisation Rate 5.50%

Projected Value $29,067,373 

CONSTRUCTION COSTS:

Pool Removal + $1,203,580 

Asset Refurbishment and upgrade  
to Reposition as Medical

$2,830,610 

New Lift $150,000 

Total Construction Cost $4,184,190 

Less Reserve Fund * -$1,722,810 

Remaining Costruction Costs (financed by bank) $2,461,380 

Total Equity -$11,300,000 

Original Bank Debt -$9,240,000 

Construction Finance Costs  
(Assume 1 year)

** -$174,389 

Total Interest During Total  
Rental Downtime Period

-$174,389 

Tenant Incentive (25% + agency commission) >> 30.00% -$2,227,358 

Exit Costs (1.5%) << -$436,011 

Profit Leftover $5,689,615

Capital Return on Equity 50.35%

P&P Development Fee  
(3.5% of total construction cost)

3.50% -$146,447 

Capital Return Generated   
after P&P Fee ($)

$5,543,168

Capital Return Generated  
after P&P Fee (%)

49.05%

REFURBISHMENT FEASIBILITY

The figures below are our best reasonable projections on repositioning the property towards a medical usage.

Importantly, while we work to generate further upside, we have raised $1,337,000  
in reserve to specifically cater to any potential downside and vacancy risk during  
our ownership period. This significant sum will cater to potential vacancy periods,  
lease incentives and agency commissions, should the incumbent tenant vacate.

+    Pool Removal:  
      Demolition            $50,000 
      Construction (Ground)  $613,580 
      Construction (Level 1)    $540,000 
           TOTAL       $1,203,580

*      Assumes a residual of $250,000 is left as a base reserve and not utilised for development 
**    Assumes a year of construction based on construction costs of $2,461,380  
>>    Includes provision for agency fees & 5yr lease   
<<    Assumes 1.5% selling costs due to size of the asset  
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Tenancy Schedule & Return

Tenant Area 
(m2)

Term 
(yrs)

Option 
(yrs) Comm. Expiry Net  

Rental
$ Rent/

sqm Type Escl.

461 – 463 Lutwyche Road, Lutwyche, QLD

Fitness First Australia Pty Ltd^ 3,217 22.0 NIL
01 July  
2006

30 Jan 
2028

$1,029,411 $320 NET^^ 3.00%

 

Less expected mortgage interest -$177,650

Less annual Trust admin costs* -$13,000

Net Trust Income** $838,761

Less annual Asset Management Fee -$125,814

Net Trust Income after all fees $712,947

ANNUAL INVESTOR RETURN IN YEAR 1 6.31% (approx.)

FORECAST 5-YEAR AVERAGE INVESTOR RETURN 6.50% (approx.)

Total Net Property Income        $1,029,411

Notes:

^ The Lease is guaranteed by the head entity being: Fitness & Lifestyle Group Topco Pty Ltd. 

^^ Excludes land tax.

* Trust Admin & Ownership costs include, but are not limited to: property inspection & travel, accounts, tax & financial statement preparation, 
boardroom investor platform, legal & independent consultant fees.

**Properties & Pathways may elect to retain some income for unforeseen defects, maintenance, sinking fund allocations and other cap-ex 
requirements if required.

Returns – Any/all return projections are calculated on the equitable component subscribed by Investors, excluding bank funding provided under the 
Mortgage Finance Facility. Returns do not account for any movement in capital value but are cash distribution projections based on rental receipts, 
less interest expense, less administrative costs such as accounting fees, ASIC fees, bank charges and less the Annual Asset Management Fee. 
Any return projections are not guaranteed by the Manager.

The financial projections in this Information Memorandum have been prepared using various assumptions which have been made based on the best 
estimates of the Manager. Potential members should appreciate that many factors which affect these projections are outside the Manager’s control 
and cannot be foreseen. As such, the actual results may differ from those projected. The projected results demonstrate the expected return inflows 
and outflows of the Trust before tax.

This cashflow has been prepared as a guide to the financial performance of the Trust. The cashflow is based on certain assumptions as specified 
and if the assumptions vary, so will the cashflow. We suggest independent advice is sought as to the assumptions, tax implications of depreciation, 
capital gains, and other issues relating to this investment.
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The Manager has appointed Structured Property Finance to negotiate acceptable commercial terms for the loan facility.  
From preliminary discussions, the major Australian banks and Bank of Queensland have indicated finance on the  
following terms:

n   Loan amount expected to be 55% of the purchase price 
n   Anticipated loan term of 3-4 years 
n   Interest will be paid from the rental income of the property 
n   Loan will be in the name of Pathway Nineteen Pty Ltd ATF The Pathway Nineteen Unit Trust 
n   Non-recourse loan i.e. the lender will secure the loan against the land and buildings only and the  
    investors are NOT required to provide personal guarantees 
n   Security – A first ranking mortgage to be registered over the land 
n   The mortgage is structured on an interest only basis 
n   Loan establishment fee of 0.3%-0.5% of the loan amount 
n   Anticipated variable interest rate at settlement between 1.90% and 2.00% pa 
n   Anticipated term of fixed interest (if elected) between 2 and 5 years.

Finance remains subject to a number of conditions, including due diligence, final credit approval and satisfactory 
documentation being provided to the bank. The Trustee intends to finalise the finance facility prior to the allotment  
of Units pursuant to the Offer.

The Manager intends to re-value the property prior to the expiration of the finance facility or when the Manager  
believes there has been a material change to its value. Costs associated with any such valuation will be paid  
out of the Trust funds.

Finance & Valuation Policy

Acquisition Finance

Valuation: 
The Syndicate commissioned an independent valuation for first security mortgage purposes as follows:

 

Reserve Fund
Any surplus remaining post settlement will accumulate as reserve fund to offset any unforeseen expenditure. 

Settlement
Settlement is due to occur in March 2022. Investors are expected to receive income distributions monthly  
in arrears commencing in April 2022. Please note, the first distribution may be less than future distributions  
as the Syndicate would only have received part of the month’s rental income and will also have a number  
of upfront costs to be paid upon settlement.

Depreciation & Tax
All figures published herein are pre-tax and do not account for the depreciation/amortization of the property  
and the associated tax benefits of this expense which improves the after-tax position of the cash distributions.

Valuer Adopted Valuation
CBRE $17,000,000

Purchase Price $16,875,000

Estimated Costs Stamp Duty & Transfer $950,000

Lodgement Fee $62,000

RESERVE FUND $1,972,000

Valuation $8,000

Settlement & Legal Costs $6,000

Due Diligence Costs $12,000

Establishment Fee (3.5% of Purchase Price) $590,000

Interest rate hedging costs $150,000

Loan Raising Fee $25,000

TOTAL $20,650,000

Less: Bank Mortgage $9,350,000

Equity required to be raised $11,300,000

(More detail on next page)
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Reserve Fund

$250,000 This figured is adopted from the independent Technical  
Due Diligence report which captures the projected potential 
upcoming capital expenditure necessary to maintain good 
working order of the premises, the building structure, the lift 
equipment, the AC units servicing each floor and other  
known upcoming essential capex of a minor nature.

FUTURE CAPEX

$1,337,000 We have raised this significant sum to cater for any  
potential lease uncertainty at the expiry of the current  
lease in 30 June 2028.

Specifically, this would cover:

n   Potential rental downtime 
n   Leasing agency commissions  
n   Tenant incentives, and 
n   Any capex required to re-let the potential vacancy  
    (if not developed)

FUTURE LEASE 
EXPIRIES

$135,000 In the unlikely event of a vacancy, we have factored in the  
ongoing ownership and upkeep costs of the asset such as land 
tax, council rates, water rates, R&M (if necessary), insurance, etc. , 
all of which are typically paid for by the tenant. We have also 
raised a small provision to cover a portion of the bank interest 
should we require it.

LOSS OF  
OUTGOINGS

$250,000 This amount is raised purely as a buffer for unknown or  
unexpected expense items of any description including but 
not limited to:

n   Insurance excesses 
n   Interest rate hedging instruments  
n   Essential independent reports 
n   Banking covenant protection 
n   Legal fees

BASE RESERVE

ITEM AMOUNT COMMENTARY

$1,972,000TOTAL

The reserve fund composition is outlined below:
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FEES

Fees & Corporate Structure

CORPORATE STRUCTURE 
n  Properties & Pathways Pty Ltd is the holder of Australian Financial Services Licence 438152. 

n  Directors of Properties & Pathways Pty Ltd: Alan Doggett, Cal Doggett, Guy Doggett, Justin Smith. 

n  Legacist Pty Ltd is the management company (Manager) which will be responsible for the property and  
Syndicate management, including, but not limited to:

n  Pathway Nineteen Pty Ltd is a Corporate Authorised Representative (CAR) of Properties & Pathways Pty Ltd and the 
Corporate Trustee of the Pathway Nineteen Unit Trust. 

n  The Pathway Nineteen Unit Trust: issues units assigning ownership entitlement as set out at page 5. Unit holders are 
governed by the Unit Trust Deed which regulates the operation, distribution, administration, transfer of Units and other 
general legalities of the unit holders, both individually and collectively. 

n  A unit trust structure for the acquisition of assets is generally considered suitable for investments by Superannuation 
funds. However, prospective investors should ensure they seek advice from a specialist with regards to their  
individual circumstances.

-  Finalisation of lease negotiations & renewals 
-  Re-financing and finance terms 
-  All dealings with financial institutions  
-  Monthly distributions 
-  Development potential and feasibility 

-  Overall capital works and property maintenance 
-  Acquisition and/or sale of the property 
-  Appointing a leading commercial real estate company  
to manage the property, including collection of rent, 
payment of outgoings and the day to day management

RIGHTS AND LIABILITIES ATTACHING TO UNITS
Each Unit confers on the holder an equal and proportionate beneficial interest in the net assets of the Trust. No Unit 
will give the holder an interest in any particular part of the Trust’s assets or investments, or an entitlement to exercise 
any right or power in respect of any such asset or investment, or an entitlement to participate in the management or 
operation of the Trust (other than through investor meetings).

The principal rights of a Unitholder include to: 
(a) share in the Trust’s distributable income;  (b) attend and vote at meetings of holders of Units (“Unitholders”); and
(c) share in the distribution of assets if the Trust is wound up.

The fee structure for this acquisition is as follows:

ESTABLISHMENT FEE: 3.50% of Purchase Price paid to the Manager upon settlement. Establishment fee  
is deducted from the total capital raised rather than the rental income of the Trust.

ANNUAL ASSET MANAGEMENT FEE: 15.00% of NET trust income paid to the Manager. Annual asset  
management fee is payable monthly out of the net income of the Trust.

The annual asset management fee is aligned with the NET income of the Trust rather than being linked to asset value,  
gross income of the property, net income of the property or EBIT (Earnings Before Interest & Tax) etc. This is crucial as  
it gives the Manager a vested interest in the prosperity of the property in all matters and aligns the interest of the  
Manager with those of the investors and the Syndicate itself. The fee is derived from the residual Net income of  
the trust, after deducting the following (please note the below list is not exhaustive):

n  Mortgage interest repayments 
n  Leasing or agency fees (if any) 
n  Capital works expenditure (and related Project Management fees) of the Trust (if any) 
n  Fees for independent consultants (if any)

This means, the Manager is incentivised to minimise costs and increase return at every stage.

PROJECT MANAGEMENT FEE (IF REQUIRED): 3.50% of the total cost of capital works. The Project Management Fee  
will be paid to the Manager from time to time during required capital works, either from rental income or equity (if available). 
This fee is levied on the following items, including (but not limited to):

n  Professional, consultancy and statutory fees associated with undertaking the capital works which could include design 
fees, architectural fee, consultancy fees, planning fees, engineering fees etc. 
n  Costs and expenses of construction of all buildings, demolition, renovation and/or extension on the property and 
associated fees including building licences and/or consultants fees of any relevant nature whatsoever; and 
n  Costs associated with constructing roads, drainage, sewerage, gas and water supplies, telecommunications networks, 
power and lighting for the property and other associated works on the property.

The Manager may exercise its discretion from time to time and choose to charge a lesser or no fee  
for such works (but no more than 3.5% of the above costs).

SUCCESS FEE (UPON SALE): 25.00% of any NET capital uplift on the initial value of the Trust. Success fee is paid to  
the Manager from gross sale proceeds. The following are deducted when determining the net capital uplift upon sale:

n  Purchase price of the asset(s) 
n  Associated acquisition and settlement costs (including, but not limited to, stamp duty,  
Establishment Fees, due diligence costs and legal costs) 
n  Capital works expenditure (and related Project Management fees) of the trust (if any)
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The assets are purchased by the Trustee on behalf of The Pathway Nineteen Unit Trust. Units must be purchased by 
investors who would like to take part in the Syndicate. Please refer to the Unit Trust Deed (available upon request)  
which outlines more comprehensively the way in which the Syndicate operates. 

1.  You may apply for Units in Pathway Nineteen Unit Trust via the following: 

2.  Once your Application is received by us and confirmed (or varied in the event we are oversubscribed),  
     you will be provided a link to complete the formal offer and acceptance.

3.  Completion of the Offer & Acceptance process is facilitated by our online investment platform, and the  
    Boardroom Trust Management Services team. Electronic offer acceptance is provided. 

4. Once we have received acceptance of your offer of Units in this investment, you will receive a confirmation email  
    with instructions to deposit either a cheque in the account name below or make a deposit into the following  
    Solicitor’s Trust Account. 

Please note: Your offer or even your acceptance of Units can be revoked at the Trustee’s discretion where the  
deposit or balance of funds required is not paid into the following Solicitor’s Trust Account by the date requested:

These funds may only be withdrawn through authority by the transferring Solicitor in order to effect settlement, 
or pay acquisition costs or deposits. 

The Trustee reserves the right to evaluate and to reject any application or submission, at its sole discretion and 
without giving reasons for its rejection. If your application is rejected, in whole or in part, the Trustee will notify 
you in writing and arrange for the prompt return of application monies to you.

If you require assistance or have any queries, please contact:

Guy Doggett:  
n  guy@propertiesandpathways.com.au  
n  (+61) 449 627 776

** Please note: administrative fees may apply (on an hourly rate) if:

n  Investor applications change within 10 days of settlement
 
n  Investors request entity changes at any stage post settlement

n  Investors and/or financial advisors/accountants/lawyers/auditors or any other advisory service request  
additional paperwork from the syndicator beyond the legal and financial documentation required at the  
outset of syndicate (post settlement) and on an annual basis at the end of each financial year  
for accounting, record keeping, documentation and taxation purposes.

Account Name:  Lawlab Trust  
Account Bank:  Commonwealth Bank  
BSB:   062 586  
Account No:  1009 9130  
Reference:  48326 [Surname/Entity]

For international investors  
Swift code:  CTBAAU2S  
Address:  109 Pangee Street, Nyngan, NSW 2825 
Branch:   NYNGAN BRANCH

How To Apply

Online Application (preferred)
Visit the dedicated Pathway 19 website at: www.propertiesandpathways.com.au/pathway19

Email
Send an email to invest@propertiesandpathways.com.au with the following details included:
n   Full Name
n   Contact Number
n   Investment Amount

Phone
Contact Guy Doggett on +61 449 627 776

17



Whilst this document includes information about Properties & Pathways Pty Ltd, the nature of the investment,  
the property and other matters, it is not exhaustive in its contents and should not be considered as such.

All projections and forecasts in this document are for illustrative purposes only using those sources as described.  
They are based on the opinions of, and the assumptions and qualifications made by the Directors as at the date  
of this document. Actual results may be materially affected by changes in economic and other circumstances.

Any reliance placed upon the accuracy of projections, forecasts and other information provided in this document,  
and the appropriateness of opinions, assumptions and qualifications used, is a matter for your own commercial judgment. 
No representation or warranty is made that any projections, forecasts, values, assumptions or estimates contained  
in this document can or will be achieved.

Notwithstanding that parties other than the Trustee are named in this document, none of those other parties  
were involved in the preparation or issue of this document and therefore, none of those other parties has any  
responsibility for its contents.

The Trustee and its Directors, officers, employees, advisers and representatives:

 a. give no warranty and make no representation in respect of the contents of this document; and

 b. to the extent permitted by law, accept no responsibility for the accuracy, reliability or completeness  
    of the information provided in this document.

The Trustee enters into transactions for the Trust in its capacity as Trustee of the Trust only and in no other capacity. 
Except in certain circumstances (including fraud, negligence or wilful default by the Trustee), any liability of the Trustee is 
limited to the extent to which the Trustee is actually indemnified out of the assets of the Trust.

Risks
There are a number of risks, both specific to the Trust and of a general nature, which may, either individually or in  
combination, materially and adversely affect the future financial performance of the Trust, the value of the Units and  
the repayment of capital to investors. While the Trustee and the Manager seek to manage risks to prevent adverse  
outcomes to investors, many of these risks are outside the control of the Trustee, its Directors and the Manager.

Applicants should be aware that the following is not an exhaustive list of the risks associated with an investment in  
the Trust. Applicants should consider the risk factors below in conjunction with other information disclosed in this  
Information Memorandum and consult their accountant, lawyer or other professional advisor before deciding whether  
to apply for Units.

Specific property risks

n  Valuation risk: Any valuation of the property during the term of the investment may result in a reduction  
to the value thereby reducing investment returns.

n  Leasing risk: Commercial leases of an investment property can significantly influence that property’s value.  
The tenant adhering to the terms of the lease is also a risk out of the Manager’s control. Disruption to, or expiry of,  
the existing lease resulting in vacancy could diminish the actual return to investors as the Trust’s income will decrease  
and the value of the property may be affected.

n  Projected returns: This Information Memorandum contains projections based on many factors beyond the control  
of the Trustee, such as rental rates for the property, interest rates and other costs associated with the property.  
Forecasts in this Information Memorandum are not guarantees of future performance and involve known and  
unknown risks, uncertainties and assumptions. Investors should be aware that actual results may vary from forecasts.

n  Secured property and lender covenants: The Trustee intends to obtain third party finance for the acquisition of the 
property. A third party lender may impose lending covenants which will likely include the Trustee granting a first ranking 
mortgage over the property as security. In the event of a breach of a lending covenant which is not remedied,  
the lender will have the right to take certain measures which may include the forced sale of the property.

n  Environmental risk: The value of the property could be adversely affected by the discovery of environmental  
contamination or the incorrect assessment of costs associated with an environmental contamination, as well  
as restrictions associated with flora and fauna conservation.

n  Unexpected capital expenditure and destruction of building: Capital works may be required on the property which may 
not have been budgeted for. In these circumstances, the Trustee may need to use cash reserves or additional borrowings, 
or reduce distributions, in order to meet the additional expenditure.

Disclaimers
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General risks

n  Interest rate fluctuations: Interest rates may rise or fall over the duration of the investment which could affect  
the income and resale value of the property and therefore the value of the Trust’s investment in the property.

n  Market conditions: Investment returns are affected by general market conditions and may decline over short or  
extended periods due to market sentiment, economic, technological, legal, social and/or political factors. Factors that 
influence markets generally can include business confidence, government and central bank policies including the level and 
direction of interest rates, natural disasters and man-made disasters beyond the control of the Trustee and the Manager.

n  Regulatory changes: The introduction of new, or amendments to existing, legislation may have an impact  
on the investment.

Privacy Statement
By applying to invest in the Syndicate, you are providing personal information the Trustee. The Privacy Act 1988 (Cth) 
regulates the way the Trustee collects, uses, disposes, keeps secure and gives people access to their personal information. 
The Trustee is committed to respecting the privacy of your personal information. The Trustee has adopted a privacy policy, 
which states how the Trustee manages personal information. You can obtain a copy of that policy by writing to us.  
The Trustee collects, holds and uses personal information in order to process your application, and if your application  
is successful, administer your holding in the Syndicate.

Confidentiality
This Information Memorandum (and the information contained in it) is confidential. It is not intended for and should not be 
distributed to any other person. By receipt of the Information Memorandum, the recipient agrees that it will not transmit, 
reproduce or make available the Information Memorandum (or any information contained in it) to anyone other than its 
professional advisers, without the prior written consent of The Trustee. Any such disclosure to the advisers of the  
recipient must be on a confidential basis, for the purposes only of assessing the information contained in it as  
adviser to the recipient.

Anti Money Laundering & Counter Terrorism Act
If you are a new investor and have not previously invested in any syndicate administered by the Trustee, before we can  
accept your application it will be necessary to provide certified photographic identification of your identity. This is a  
legislative requirement. If you are making an application as a company, trust or Superannuation Fund we will require details 
of the registration of the entity and certified photographic identification of at least one of the directors if a company or 
details of the trustee and beneficiaries of the trust and certified photographic identification of the Trustee.  
Further details of the requirements can be obtained from the Trustee.

Conflicts of Interest
The Trustee and staff of The Manager or members of their families or entities which they control or have an interest in  
(including the Manager) may also invest in the Unit Trust, on an arms-length basis. They may also indirectly benefit  
from any management fees charged in relation to the management of the Trust. 

The Directors collectively hold a majority percentage in P&P Leasing Pty Ltd and Legacist Pty Ltd which respectively  
assists in creating leasing outcomes for all managed Funds on arm’s length terms and may assist with property  
management on arm’s length terms.

Acknowledgment of Risk
The Applicant for Units acknowledge that: 
 a.  they are aware of the risks of property investment (more comprehensively outlined above)
b.  they have made their own assessment of the Trust’s proposed investment property;
c.  they view the Trust as a long term investment;
d.  there is a limited secondary market for the sale of their Units. Subject to the terms of the Unit Trust Deed,  
    Unitholders may transfer their Units at any time.  Such transfers may be subject to transfer duty.
e.  the purpose of the Information Memorandum is to provide details in relation to the Trust’s proposed  
    investment property and is not a disclosure document pursuant to the provisions of the Corporations Act;
f.   any advice that may have been provided by the Trustees pursuant to the Information Memorandum or  
    otherwise is general financial product advice only in relation to the Trust’s proposed investment property;
g.  the Trustee has relied on the acknowledgements of the Applicants that they are sophisticated investors or  
    wholesale clients within the meaning of the Act and that the financial product or financial service is not deemed to  
    be provided to them as retail clients and specifically that the Trustee has not given any personal advice or been  
    provided with or taken into account any Applicants’ objectives, financial situation or needs;
h.  any representation made by the Trustees was made in good faith but they have not relied upon  
    any representation as an inducement to acquire the Units.
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Get in touch.
Suite B3, 431 Roberts Road, Subiaco WA 6008

contact@propertiesandpathways.com.au
+ 61 8 9381 1300

propertiesandpathways.com.au/pathway19

Prosper. Together.


