INFORMATION
MEMORANDUM
Pathway 11 Unit Trust
Units 6 & 7,
Portal Business Park
2994 Logan Road,
Underwood, QLD

PRICE: $2,650,000
INDUSTRY: Suburban Office
TENANTS: Uniting Church in Australia (UCA)
RESIDUAL LEASE TERM: 2.25 years (at settlement)
NET INCOME: $250,000pa

A:
T:
F:
E:

2 Chidley Road, City Beach, WA 6015
(08) 9285 0396
(08) 9285 0397
contact@propertiesandpathways.com.au

AFSL 438152

The Nature of this document: 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. This document is for the sole use of the recipient and
may not be reproduced or distributed to any other person. This document outlines some of the key points in relation to the investment which
Properties & Pathways proposes to undertake. The matters included in this document do not constitute a comprehensive statement of the
costs, benefits, risks and other characteristics of the investment. 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.
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INVESTMENT SUMMARY
SOLID INVESTOR RETURN
•

Approx 8.5% in year 1 (after all costs, fees, charges, donations, etc).

SECURITY
•
•

Underpinned by a national lease covenant to Uniting Church in
Australia (UCA).
Tenant has leased the premises for the past eight years, showing
commitment to the area and a stickiness to the building.

STRONG LOCATION
•

Thriving catchment in a central suburban location at the heart of
major arterial road networks, 18kms south of the Brisbane CBD.

HIGH-QUALITY PROPERTY & DEPRECIATION BENEFITS
•
•

High ratio of basement car bays and quality offices in a modern
suburban Business Park completed in 2008.
Favourable depreciation deductions given young building and recent
upgrade of internal finishes.

A TIMELY INVESTMENT
•
•

Research indicates Brisbane office is at the bottom of the property
cycle, providing significant rental and capital growth potential.
The relevant leasing market is poised to benefit from improving
demand fundamentals over the mid-term.

STRONG UPSIDE & FLEXIBLE EXIT STRATEGY
A series of small strata units provides flexibility to divest the property by:
• Leasing each strata unit separately to derive a significant rental uplift.
• Selling singular strata units to owner occupiers (which can often
derive a premium investment appetite).
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STRATEGY
The Pathway Eleven Unit Trust (‘the Syndicate’) investment strategy* for this property is outlined below:

Time Range
Sh o rt Term
(6- 18m t hs )

Strategy
The property is securely leased to Uniting Church in Australia (UCA) for a 3-year term with 2.25 years remaining.
After eight years as the sole tenant the premises is still highly suited to their core operations.
UCA is paying rent approx. 10%-15% above current market levels. This provides a distinct negotiating advantage
for us as the incoming Landlord.
Value-add:
We will explore securing the Syndicate’s future income by extending the UCA lease at a market-related rent. This
proposed rental reduction has been fully accommodated in Properties & Pathways’ syndicate investment model
and will be an attractive deal for the tenant in exchange for a longer lease tenure.
A longer lease term typically translates to a higher property value as the investments future cash flow is more
secure/predictable. We estimate securing a six-year term at the current market rent would provide an approximate
valuation of $3.0 to $3.2 million.
Maintenance and upkeep:
An independent technical building survey performed by CBRE confirms the property has minimal immediate capex requirements. Furthermore, the strata body has a substantial sinking fund to cover common area cap-ex into
the future.
We expect low levels of maintenance and cap-ex costs over the short term but have a significant reserve fund
(approx. $300,000) to cater for any required or unexpected upkeep.

Lon g Term
(18m t hs
o nwar ds )

Our primary strategy is to manage the property with UCA into the medium term of the investment.
If the tenant is uncooperative with our rent reduction strategy, we can continue to enjoy the higher rental platform
now and maintain a significant reserve fund to assist in negotiations in 2020 at the end of the tenant’s tenure.
In the event UCA vacates the premises in November 2020, the property will be put to a targeted leasing
campaign. The property would hold appeal to a broad cross section of potential tenants servicing the Logan Shire
given:
•

Its central suburban location and arterial roadway linkages

•

Quality premises with high ceilings, modern finishes and significant car parking

•

The flexibility of the premises’ size and strata nature which allows us to better cater to tenant demand (this is
discussed in more detail below)

We have raised a substantial $300,000 reserve fund over 15 months to cater for vacancy (at today’s market
related rent), leasing risk and tenancy incentive.
Upon securing a new lease to a reputable organisation, the rental platform will grow from annual rental
escalations stipulated in the lease. Our research indicates an improving market will boost the rental platform, with
Knight Frank’s Global Cities 2018 report revealing Brisbane’s office market is on track to generate 16.5 per cent
growth in the coming years.
Leading indicators of office demand reveal an uplift in leasing activity in Brisbane has occurred in the last year,
and the outlook is limited for new construction supply (source: Colliers International office market report). We are
confident the market is at the ‘right point in the cycle’ for investment.
Flexibility:
The property’s composition of four separate strata lots is a significant feature.
This provides the option to either lease (or divest) the premises in one line or as separate smaller tenancies which
widens the properties market relevance.
The size of each individual strata unit would demand a higher rental rate if leased and is also appealing to the
owner-occupier market if sold.
Owner occupiers are renowned for paying a slight price premium, which the syndicate could enjoy if/when
divested.
We will continue thorough analysis of market conditions and carefully consider both upside and divestment
opportunities as they arise.
*This property is a long term investment of 3 to 5 years.
*Any investment strategy (including those outlined above) is subject to change, with such change dependant on (but not limited to) the
available opportunities, development potential, tenant composition, lease structure, risk analysis, access to finance and the general
economic climate over the life of the asset. Please refer to page 18 for Disclaimer, Risk Factors & Other Important notices.
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ASSET & PROPERTY DETAILS
UNITS 6 & 7, PORTAL BUSINESS PARK
2994 LOGAN ROAD, UNDERWOOD, QLD
THE ASSET
Completed in 2008, the Portal Business Park is a high-quality suburban
business hub.
The building features high ceilings and provides excellent office and
showroom accommodation. The functional building design and location
has established Portal Business Park as a well-known property landmark
of the local area.
The property comprises four adjoining ground floor strata units, occupied
as one space by Uniting Church in Australia. This creates flexibility for
future leasing opportunities if needed, where the premises could be
offered to one or multiple occupants.

LOCATION
Underwood, and the adjoining suburb Springwood, form a prominent
mixed commercial area servicing Brisbane’s southern metropolitan
precincts. The area has developed over the past three decades into the
key commercial centre for the Logan Shire.
The nearby Logan and M1 Pacific Motorways provide arterial links to
the Brisbane CBD and access to major transport arterials to the west.
The Pacific Motorway is one of the busiest roads by traffic volume in south
east Queensland handling between 50,000 and 155,000 vehicles per day.
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THE MARKET
The local office market is currently in a soft phase but expected to
improve. Leading indicators point to a clear uplift in demand with positive
net absorption in the past six months and a significant increase in
businesses seeking leasing commitments (source: Colliers International).
The suburban leasing market in Logan Shire is described within CBRE’s
valuation as stable, with good levels of activity for premises of 200sqm
to 500sqm. The asset’s larger office size means less competition for
leasing.
Overall, we consider the market is moving into an expansionary phase
and we cautiously forecast the leasing market to show growth in the next
four years. This is on the back of a strengthening Queensland economy,
and noting the pipeline for further office construction is limited.

THE TENANTS
Uniting Church in Australia (UCA) is a large Christian church in Australia
with 243,000 members over 2,000 congregations. UCA is also the
largest non-government provider of community and health services in
Australia. Their services include:
•
•
•

Aged care;
Hospitals;
Emergency relief;

•
•
•

Children, youth and family services;
Disability assistance;
Homelessness and community outreach.

UCA has operated from this property since December 2010, utilising the
offices as an administrative base for their many and varied services. Our
enquiries reveal the location and building remain perfectly suited to their
needs. Last year, UCA extended their term and upgraded floor coverings
and internal finishes.
UCA pay a net rent of $250,000pa plus full outgoings and is subject to
yearly CPI increases in December. The lease term expires in November
2020 and UCA have an option to renew the term for a further three years.
The lease to UCA is underpinned by a cash bond of two months’ rent
plus GST.
Outgoings are budgeted at $54,764pa and are fully recovered from UCA.
This provides certainty of cash flow and shields the Syndicate from any
significant movements in rates, taxes and repairs and maintenance
expenditure (of a non-capital nature).
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TENANCY SCHEDULE & RETURN
Tenant

Area

Term

Option

Start Date

Expiry

Net Rent

$ Rate

Escalations

Uniting
Church in
Australia

699sqm

10yrs

3yrs

1 Dec 2010

30 Nov 2020

$250,000

$358/sqm

CPI

Tenant’s 100% contribution to Outgoings

$54,764

$78/sqm

Gross Income Receivable

$304,764

$436/sqm

Budgeted Property Outgoings

$54,764

Net Rental received after all direct property costs*

$250,000pa

Less Expected Mortgage Interest

($78,705)

Less Property Inspection & Travel Costs

($1,000)

Less Accounts, Tax & Financial Statement Preparation

($3,000)

Less Legal & Independent Consultants Fees (if any)

($2,000)

Net Trust Income

$165,295

(approx. 10.00% return)

Less Annual Asset Management Fee (15.00% of NET trust income)

($24,800)

(approx.)

Net Trust Income Post-Management Fee

$140,500

Annual Investor Return (Post-Management Fee)

(8.50%)

(approx.)

*Properties & Pathways may elect to retain some income for unforeseen defects maintenance, sinking fund
allocations and other cap-ex requirements in managing the Syndicate.
*Historical returns are not indicative of future returns.
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 property. 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, the tax implications of depreciation, capital gains, and other issues relating to this
property.
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ACQUISITION FINANCE
Purchase Price (PP)
Estimated Costs

$2,650,000
Stamp Duty & Transfer
Lodgement Fee
Reserve Fund

$142,000
$20,000
$300,000

Valuation*

$2,250

Settlement & Legal Costs

$6,500

Due Diligence Costs

$4,000

Establishment Fee (3.5% of Purchase Price)
Miscellaneous Costs

$92,750
$2,000

Donation to Classroom of Hope

$10,000

Loan Establishment Fee

$11,950

Total

$3,241,450

Less: Mortgage at 60% of Purchase Price (approx.)

$1,590,000

Equity required to be raised (approx.)

$1,650,000

NOTES
Valuation:
The Syndicate commissioned an independent valuation for first security mortgage purposes from CBRE. The
valuation confirms the Syndicate purchase price of $2,650,000 is very comfortable.
Reserve Fund:
Any surplus remaining post settlement will accumulate as reserve fund to offset any unforeseen expenditure.
Settlement:
Settlement is due to occur on 10th September 2018. Investors will receive income distributions quarterly in arrears
commencing in November 2018.
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.

FINANCE & VALUATION POLICY
Properties & Pathways Pty Ltd has appointed Structured Property Finance to negotiate acceptable commercial terms
for the loan facility. From preliminary discussions, the banks have indicated finance on the following terms:
•
•
•
•
•
•
•
•
•

Loan amount equal to 60% of the purchase price
Anticipated loan term of 3 years
Interest will be paid from the rental income of the property
Loan will be in the name of Properties & Pathways Pty Ltd atf the Pathway Eleven Unit Trust
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 guarantee over the property
Security – A first ranking mortgage to be registered over the land
The mortgage is structured on an interest only basis
Anticipated fixed interest rate at settlement between 4.80% and 5.25% pa.
Anticipated term of fixed interest to be between 2 and 5 years.

Properties & Pathways Pty Ltd 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 the value of the property.
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FEES & CORPORATE STRUCTURE
FEES
P&P Solutions Pty Ltd is pioneering a new fee structure for this acquisition, characterised by:
• Establishment fee (on acquisition): 3.50% of Purchase Price
• Annual Asset Management fee:
15.00% of NET trust return
• Success fee (on sale):		
25.00% of any capital uplift
For previous investors, the above fee structure produces an almost identical result to the debt/equity structuring of
our previous syndications.
The fee structure is aligned with the net return 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 important to note as it gives
the Syndicate managers a vested interest in the prosperity of the property in all matters and aligns the interest of the
managers with those of the investors and the Syndicate itself.
For clarity, the annual asset management fee is derived from the residual Net income of the trust, after deducting:
• Mortgage interest repayment
• Capital expenditure of the trust (if any)
• Leasing fees to independent agents (if any)
• Fees for independent consultants (if any)
This means, the Asset Manager (P&P Solutions Pty Ltd) is incentivised to minimise costs and increase return at every
step of the journey.
To provide comfort to new and existing investors, the Manager and/or the associated entities have invested in each
and every one of the syndications they have established to date and this syndicate is no different.
Amendment of fees: The Manager can only amend the percentages or rates applicable to any one or more of the
Manager’s Fees, with the majority consent of the Members, with effect from the date approved by the Members.
For further information please contact Properties & Pathways Pty Ltd (details on page 14).

CORPORATE STRUCTURE
• Properties & Pathways Pty Ltd (‘the syndicator’) is the licensee and the trustee holding AFSL 438152.
Directors: Alan Doggett & Cal Doggett
• P & P Solutions Pty Ltd is the management company which will be responsible for the asset and syndicate
management, including, but not limited to:
•
•
•
•
•
•

Finalisation of lease negotiations & renewals
Re-financing and finance terms
All dealings with financial institutions
Quarterly distributions
Development potential and feasibility
Overall capital works and property maintenance

• Acquisition and/or sale of the property
• Various other management items
• Will appoint a leading commercial real estate
company to manage the property, including
collection of rent, payment of outgoings and the
day to day management.

• Pathway Eleven Unit Trust: issues units assigning ownership entitlement. 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.
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HOW TO APPLY
** Fees Apply
The property is purchased by Properties & Pathways Pty Ltd as trustee for The Pathway Eleven Unit Trust. Units in
the unit trust 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.
Should you wish to participate in the Pathway Eleven syndicate please notify us and we will direct you through your
application which will require completion of the following documents and disclosures (majority of which are Australian
legislative requirements to protect each investor):
•
•
•

•

Completing the ‘Investor Details’ form (provided on request) in the name of your investing entity and supply full
identification (Passport or Australian Driver’s License) of the responsible individual/s for that entity;
Completing and signing the ‘Application for Units’ form in the name of your investing entity;
Certifying you are a ‘wholesale’ investor by requesting your accountant to validate, complete and forward an
Accountant’s Certificate in the provided format. (Please disregard if you have already supplied this within the
last 2 years for previous syndications). Note: If you do not qualify for the ‘wholesale’ criteria as defined in the
attached, please contact us immediately.
Email and/or mail the abovenamed attachments to the email address below or mail address on the second page
of this Information Memorandum.

Application for units will not be accepted until funds have been received, either by cheque in the account name below
or via deposit into the following Attorney‘s Trust Account:
			
			Account Name:
Lawlab Trust Account
			Bank: 			Commonwealth Bank
			BSB:			062 586
			Account No:		1009 9130
			Reference: 		33188 Last Name
			For international investors
			
Swift code:
CTBAAU2S
			
Address:
109 Pangee Street, Nyngan, NSW 2825
			
Branch:
NYNGAN BRANCH
These funds may only be withdrawn through authority by the transferring attorney in order to effect settlement.
If you require assistance or have any queries, please contact;
•
•

Emma Nathan at emma@doggett.net.au or on +61 (8) 9285 0396; or
Cal Doggett at cal@doggett.net.au or on (+61) 439 886 931.

** Please note, administrative fees will apply (on an hourly rate) if:
•
•
•

Investor applications change within 10 days of settlement
Investors request entity changes at any stage post settlement
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 supplied 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.
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CHARITABLE DONATION –
HOW YOUR INVESTMENT
WILL HELP THOSE IN NEED
Across the world today, over 120 million children are unable to access any form of education.
Added to this, a quarter of a billion children are not equipped with the literacy levels required to
bring themselves and their communities out of poverty.
Through the Pathway Eleven Unit Trust, investors will join Properties & Pathways in a unique
opportunity to assist thousands of children currently living in poverty to change their future through
life-changing education.
Properties & Pathways have partnered with ten Perth-based Business Owners (Including a
previous investor), to build a high-quality school, associated drinking water sanitation and solar
power facilities in a remote, poverty-stricken community in Cambodia. The partnership is with an
Australian-based charity, Classroom of Hope (www.classroomofhope.org).

THANK YOU
We thank each and every participant of Pathway Eleven syndicate for your generosity and support.
The $10,000 raised only marginally impacts investor return (0.03%) but provides an enormous
beneficial change to those who need it.
In view of our contribution, the team have asked our Managing Director, Cal Doggett to attend
the opening ceremony in March 2019 and have committed to providing construction updates and
photos, as well as a letter of thanks from Classroom of Hope. Upon the completion of construction
and once the school has opened, Properties & Pathways will be issued with a project report, as
well as a painting completed by the students who will access the school in 2019.
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CLASSROOM OF HOPE
Classroom of Hope is a for-purpose organisation founded in Perth by Duncan Ward in 2012. The organisation
provides children across the developing world access to quality education by building new schools, upgrading
existing infrastructure and providing scholarships to those in need. Over the past six years, the organisation has built
29 schools across the globe.
In FY19, Classroom of Hope are setting their sights on Siem Reap, Cambodia. The local community will ‘buy into’ this
project through a nominal financial contribution going towards the project’s site works (land clearing and slab), they
will then contribute labour towards the project. Once completed, the Cambodian Government is committed to paying
the salaries of the school’s Teachers across 5-6 classrooms, with the school hosting 150 - 200 students annually.
(In round numbers) the construction of this school will cost AUD $80,000. This target will be achieved through the
fundraising efforts of driven Business Leaders across Perth. As part of Pathway Eleven, the Syndicate have pledged
to contribute $10,000 towards the project and will be joining those involved to greatly impact the future of thousands
of children who will access the school over the next 20 years.
For more information on Classroom of Hope, please visit www.classroomofhope.org. To discuss this project and the
school we are funding specifically, contact Steve Archibald on 0421 152 590 or steve@bostonstanley.com.
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DISCLAIMERS
Whilst this document includes information about Properties & Pathways Pty Ltd (P&P), 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 of P&P 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 P&P 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.
P&P 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. accept no responsibility for the accuracy, reliability or completeness of the information provided in this
document.
ACKNOWLEDGMENT OF RISK
The Applicants acknowledge that:
a. they are aware of the risks of property investment;
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 only a limited secondary market for the sale of their Units;
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 Trustees have relied on the acknowledgements of the Applicants that they are sophisticated,
wholesale investors and that the financial product or financial service is not deemed to be provided
to them as retail clients and specifically that the Trustees have 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 their interests in the Trust’s proposed investment property
The financial projections in this Information Memorandum have been prepared using various assumptions
which have been made based on the best estimates of the Directors and their advisors.
Investors should appreciate that many factors (including, but not limited to, loss of tenant, interest
rate fluctuations, market conditions, projected returns, regulatory changes, illiquid investment,
environmental risk, leasing risk, valuation risk, unexpected capital expenditure and destruction of
buildings) which affect these projections are outside the Trustee’s control and cannot be foreseen.
Accordingly the actual results may differ from those projected. The projected results demon-strate the
expected return of the Trust before tax and other non-cash deductions are taken into account.
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PRIVACY STATEMENT
By applying to invest in the Syndicate, you are providing personal information to P&P. The Privacy Act
1988 (Cwth) regulates the way P&P collects, uses, disposes, keeps secure and gives people access to
their personal information.
P&P is committed to respecting the privacy of your personal information. P&P has adopted a privacy policy,
which states how P&P manages personal information. You can obtain a copy of that policy by writing to us.
P&P 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 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 Memorandum, the Recipient agrees that it will
not transmit, reproduce or make available the Memorandum (or any information contained in it) to anyone
other than its professional advisers, without the prior written consent of P&P. 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 AND COUNTER TERRORISM ACT
If you are a new investor with P&P, 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 P&P.
CONFLICTS OF INTEREST
The Directors and staff of P&P or members of their families or entities which they control or have an
interest in may also invest in the Unit Trust. They may also indirectly benefit from any management fees
charged in relation to the management of the Trust.
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GET IN
TOUCH
P E RTH OF FICE
2 Chidley Road,
City Beach WA 6015
+ 61 8 9285 0396
contact@propertiesandpathways.com.au

E A S TERN STAT ES
O FFICE COMING SOON
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