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RE: 383 BLACK FOREST ROAD, WERRIBEE
ENGINEERING REPORT AND OPINION OF REASONABLE
DEVELOPMENT COSTS

INTRODUCTION

Breese Pitt Dixon Pty Ltd has been engaged by Peet Funds Management Limited to
prepare this report and opinion of reasonable development costs (Costing) for
inclusion in a Product Disclosure Statement (PDS) to be issued for the Peet Werribee
Land Syndicate (Syndicate).

Breese Pitt Dixon Pty Ltd is a leading recognised consulting firm providing services in
Civil Engineering, Land Surveying, Town Planning, Landscape Architecture and
Project Management.

The property is located on the south side of Black Forest Road approximately 240
metres west of the Regional Rail Link (“RRL") and is known as 383 Black Forest Road,
Werribee (the “Property”).

An existing planning permit for the land north of the central waterway (Planning Permit
Number WYP7570/14) was issued by the Wyndham City Council (the responsible
authority) for the Property on 5" May 2015.

This report is based on the Subdivision Concept Plan prepared by Breese Pitt Dixon
(Version 30A) (“Concept Plan”) and includes the land in both the permit 1 and balance
land planning applications.

A Concept Plan generally dealing with the northern portion of the land was resubmitted

to Council in order to optimise lot yield. This plan was endorsed by Wyndham City
Council on the 1% March 2016.
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A Concept Plan for the balance of the land was submitted as part of a planning
application on 22™ December 2015.

The Costing detailed in this report is based on known construction costs in the Black
Forest Road vicinity and Wyndham City Council area and are GST exclusive.

The information on civil construction costs and statutory costs and fees contained in
this report reflects Breese Pitt Dixon Pty Ltd.’s discussions with officers of the various
servicing authorities and agencies (including private sector utilities) referred to in this
report and may be subject to change as formal development agreements are entered
into and development approvals are obtained prior to subdivision.

Whilst our Costing may vary following receipt of formal advice from the servicing
authorities and completion of detailed designs, the Costing is considered reasonable
based on conceptual design, and are consistent with other developments in the area.

THE PROPERTY

The Property is within the Black Forest Road South Precinct Structure Plan (PSP)
prepared by the Metropolitan Planning Authority (MPA) in consultation with Wyndham
City Council, Government agencies, servicing authorities and major stakeholders.

The Property is located on the south side of Black Forest Road approximately 240
metres west of the RRL railway reserve.

Primary access to the Property is from Black Forest Road and the future Ison Road.

The land is within a rapidly developing area of the City of Wyndham and in the vicinity
of significant amenity, transport links and servicing.

The topography of the property is generally flat to the north with falls to a maximum of 1
metre in 16 metres south of the proposed drainage reserve, which generally runs in an
east-west direction through the centre of the Property.

A limited number of farm sheds, dams and trees exist on the Property, with dry stone
walls located on various parts of the Property.

GEOTECHNICAL CONDITIONS

A comprehensive geotechnical investigation has been completed for the Property. In
summary the geotechnical conditions are typical of this area with basalt rock or
boulders being encountered at depths of 0.6 to 4.3 metres.

The silty clays are typical of this area with Californian bearing ratios of 1 for the silty
clays and 10 for weathered basalt giving total pavement depths for access streets of
between 0.29m and 0.48m which is typical for residential streets in Wyndham City
Council areas. Allowances have been made in the Costings to reflect the geotechnical
conditions described in the geotechnical investigation referred to above.

We do not anticipate any significant impediment to development as a result of
geotechnical conditions of the property.
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DEVELOPMENT CONTRIBUTIONS PLAN

The Property is within the Wyndham West Development Contributions Plan (“DCP").
The DCP establishes a framework for developers to make a financial contribution
towards the cost of the identified infrastructure projects, such as, arterial roads,
bridges, major intersections, open space and community facilities.

The DCP ensures that the cost of providing new infrastructure is shared equitably
between the various development proponents and the wider community.

The DCP will be charged on the net developable area of the property. The latest (2014)
DCP rate for Wyndham West DCP is $233,986 per Net Developable Hectare.
Wyndham City Council is the collection agency for DCP’s and is responsible for the
provision of all projects identified in the DCP.

The DCP levy must be paid prior to the issue of a statement of compliance for each
stage unless an arrangement has been entered into with Council to construct works for
infrastructure projects in lieu of the cash contribution.

The capital cost of all infrastructure items will be indexed by Council quarterly for
inflation in line with the following price indexes:

» Roads, intersections and bridges — indexed in line with the Australian Bureau of
Statistics Consumer Price Indexes (“CPI"), Road and Bridge Construction
Index, Victoria.

e All other infrastructure items — indexed in line with the Australian Bureau of
Statistics CPI, Non-Residential Building Construction Index, Victoria.

COMMUNITY INFRASTUCTURE LEVY

The Community Infrastructure Levy of $900 per lot has not been included in the
Costing as it is assumed that this will be paid by home builders and not the Syndicate.

GROWTH AREAS INFRASTRUCTURE CONTRIBUTIONS (“GAIC”)

GAIC applies to land brought into the Melbourne Urban Growth Boundary (“UGB”) prior
to 2006 and which is zoned for urban development.

The subject land has a GAIC liability calculated on the gross area of the Property at a
current 2015/16 rate of $90,470 per hectare.

The GAIC contribution rate is indexed as published in the Government Gazette at the
start of each financial year.

INFRASTRUCTURE WORKS

The following provides an overview of the servicing requirements for the Property at the
date of this report.
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Developer Contribution Plan Works

e Construction of Black Forest Road from eastern to western boundary of the
Property including staged intersection works.

e |tis anticipated that the intersection works with the north-south connector into
the property will be staged consistent with timing of development of surrounding
properties to the west and north.

Construction of the northern connector of the Ison Road intersection.

e Construction of the southern connector of the Ison Road intersection through

Active Open Space

It is noted that the Wyndham City Council has advised that the developer will not be
required to construct Ison Road as part of this development.

City West Water Key Infrastructure

City West Water (“CWW?”) is the metropolitan water utility providing sewerage, water
and recycled water infrastructure for this area.

CWW’s growth strategy for this area requires infrastructure to be constructed both
internally and externally to provide servicing for immediate and future development.

This report identifies and costs the relevant CWW infrastructure required to service the
development of the Property.

Reimbursements for external servicing and upsizing of internal mains to facilitate future
developments are included in the Costing.

In line with CWW policy, a provision has been made in the Costing for payment of
sewerage, water and recycled water connection charges and per lot contributions.

These contributions are subject to annual CPI increases and every 5 years there is a
joint CWW and Essential Services Commission review of fees and process costs.

(a) Potable Water

Whilst water supply is not immediately available to the Property, CWW has prepared a
formal offer relating to the 830 metre extension of a 300mm diameter main in Black
Forest Road from a proposed 450mm diameter main in Armstrong Road which is
currently being designed and scheduled for construction by CWW in 2016, at no cost to
the developer.

If the 450mm diameter main is not completed at the time that water supply is required
CWW will allow a temporary connection to the existing 150mm diameter main further to
the East. The temporary connection will be capable of servicing the first 150 lots in the
development, an allowance for which has been included in the Costings.

A 225mm diameter main will then be required in the main connector road in the estate
connecting to a future 600mm and 300mm diameter main in Ison Road.
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As a condition of making water supply available CWW will require the new Customer
Contribution Fee of $668.15 per lot to be paid prior to the issue of a statement of
compliance.

(b) Recycled Water

Similar to Potable Water, recycled water is not immediately available and CWW have
prepared a formal offer relating to the 830 metre extension of a 300mm diameter main
in Black Forest Road from a proposed 600mm diameter main in Armstrong Road which
is currently being designed and scheduled for construction by CWW in 2016, at no cost
to the developer.

If the 600mm diameter main in Armstrong Road is not completed at the time that water
supply is required, CWW will allow a temporary connection to the existing 150mm
diameter recycled main further to the East. The temporary connection will be capable
of servicing the first 150 lots in the development, an allowance for which has been
included in the Costings.

A 225mm diameter main will then be required in the main connector road in the estate
connecting to a future 450mm and 300mm diameter main in Ison Road.

As a condition of making recycled water available CWW will require a new Customer
Contribution Fee of:

$1,871.30 per lot for lots under 450m? in area; and
$2,298.35 per lot for lots over 450m? in area

to be paid prior to the issue of a statement of compliance.

(c) Sewerage

Sewerage facilities to the northern part of the development can be provided by the
construction of approximately 850 metres of 300mm and 375 mm diameter outfall
sewer east and north to an existing access chamber in Armstrong Road. This sewer
will service stages 1 — 7 and 15 (approximately 298 lots).

The balance of the land will be serviced by either a temporary pump station or the
extension of a 375mm and 450mm branch sewer through the Harpley Estate and
under the RRL to the east.

The branch sewer will follow the route of the proposed Melbourne Water Waterway.

If the pump station is installed, CWW will require an operating fee of approximately
$48,636 depending on the timing of construction.

For the purposes of the Costing, we have assumed that a temporary pump station will
be installed.

As a condition of making sewerage facilities available, CWW will require the New

Customer Contribution Fee of $668.15 per lot to be paid prior to the issue of a
statement of compliance.
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STORM WATER DRAINAGE

Melbourne Water Corporation (“MWC?”) is the responsible authority for the construction
of major drainage infrastructure and Wyndham City Council is responsible for local
drainage.

Approximately 90% of the developable area of the Property drains to the east and is
within the Black Forest Road Drainage Scheme for which the following contributions
are payable.

Hydraulic $51,974 per hectare
Water Quality $32,583 per hectare

Where a stage of development has an average lot size less than 300m?, Melbourne
Water will increase the scheme contribution for that stage by 15%. There are currently
no stages averaging less than 300m?,

A linear waterway to be constructed as part of the Melbourne Water Drainage Scheme
Works will run through the property and will consist of a meandering landscaped
channel with strategically placed sediment basins to assist with the removal of
suspended solids and water quality.

As no permanent outfall drainage is available at this time, arrangements for temporary
ouffall(s) to the East are required.

The balance of the Property is not within a drainage scheme, however as it is probable
that the land will be included in one as PSP’s to the south are prepared contributions at
the Black Forest Road drainage Scheme rate have been included in the Costings.

In the absence of a drainage scheme some temporary retardation may be required
which could be placed in the land quarantined by the quarry buffer or with Council
approval in the open space south of Ison Road. If this was required, the cost is not
expected to be material.

Council drainage will be designed to cater fora 1 in 5 year storm event and road
reserves will be designed to cater for the 1 in 100 year overland flow storm events.

INTERNAL ROAD WORKS AND DRAINAGE

Wyndham City Council is the responsible authority for all road and drainage
construction, other than the Melbourne Water main drainage.

An allowance for all road and drainage construction has been included in the Costing.
The Costing is based on and consistent with road cross-sections detailed in the

Precinct Structure Plan, Wyndham City Council design guidelines and the Metropolitan
Planning Authority Infrastructure Design Manual.

ELECTRICAL SERVICES

Powercor Australia is the electrical supply authority for this area.
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Powercor will provide for network connection services and the Syndicate will arrange
for an electrical design consultant to prepare the underground power and substation
network to Powercor’'s requirements.

To enable underground power to be made available, Powercor will require the
extension of high voltage cables along Black Forest Road from Haines Street, a
distance of approximately 1,300 metres.

The extension of the high voltage cables will require the bored crossing of the RRL at
Black Forest Road, with both the extension and crossing of the RRL having been
provided for in the Costing.

An electrical engineer has prepared Preliminary electrical plans showing sub-station
locations and they have completed a preliminary design for stage 1 of the estate.

TELECOMMUNICATIONS

National Broadband Network Company (“NBN") will be the telecommunications
provider within the subdivision.

The developer will be required to install conduits, pipes and distribution pits to enable
communication cables to be installed.

NBN will require a network contribution of $600 per lot, together with the cost to
provide the underground service network.

An agreement for the provision of NBN services will be entered into between the
developer and NBN at the appropriate time.

GAS
AusNet Services operates the gas distribution network for this area.

AusNet has advised that gas is immediately available and will be provided at no cost to
the estate provided a gas main trench is provided at no cost to AusNet, together with
the necessary service conduits to supply each newly created lot.

MISCELLANEOUS MATTERS

Peet has commissioned independent consultants to undertake contamination, and
cultural heritage assessments with resulting recommendations included in the Costing.

OPINION OF PROBABLE COST
Staged cost estimates for the development have been prepared as at 11/02/2016 and
based on the Concept Plan— please refer to Appendix 1.

It is noted that the northern portion of the Property as shown in the Concept Plan has
been endorsed by Council and the southern portion of the Property is subject to
Council’s approval.
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Costs are based on known construction costs and contributions within the City of
Wyndham and include a 5% contingency allowance, which is considered reasonable,
please refer to Appendix 2.

The information contained in this report reflects Breese Pitt Dixon’s discussion with
officers of the various servicing authorities and in most instances is based on formal
servicing conditions for Stage 1 of the development.

The Costing for stage 1 includes the construction of a temporary intersection for the
north south connector road with Black Forest Road. No allowance has been included
for the fully signalized intersection (DCP Item), which will be required at some time in
the future. If Council require the fully or staged signalized intersection to be constructed
by the developer, arrangements will need to be put in place regarding the crediting of
DCP’s against these works or appropriate reimbursements after completion of
construction.

The Costing is at present day values and is GST exclusive.

The Costing allows for the construction of civil engineering works including earthworks,
roads, drainage, drainage channels and associated works, intersection treatment,
sewer, water, recycled water, gas, electrical and telecommunication services, together
with the construction of a pedestrian footbridge over the waterway in stage 14.

The Costing allows for DCP items such as construction of Black Forest Road and the
northern connector of the Ison Road intersection. Timing for reimbursements for DCP
items is not known at this stage. Peet has advised that the largest DCP credit (for
Active Open Space in the Southern portion of the Property) has been assumed after
the final stage in the project which based on our experience is reasonable.

The Costing also includes Biodiversity Conservation Strategy offsets, Developer
Contributions, GAIC, CWW and MWC contributions and charges. Allowance has aiso
been made for engineering and survey fees together with miscellaneous consulting
fees.

No allowance has been included for town planning and project management, costs and
fees.

The Costing excludes fees for marketing, legal, financing, development management,
holding costs and taxes.

We have been advised that allowances for the above excluded items have been
considered and where relevant included in the financial forecasts by the Responsible
Entity.

The overall development costs of $81,306,979 or $89,842 per ot is considered
reasonable and is consistent with development costs of other or similar properties
within the Wyndham City Council.

The Costing does not include land reimbursements to be received for the Property
pursuant to the DCP, albeit we understand that the Responsible Entity has received
planning advice on this matter and included the reimbursements in their financial
forecasts.
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DEVELOPMENT PROGRAMS

As a Planning Permit has issued for the Property, it is anticipated that construction
works could commence on site by April/May 2016, subject to:

(i endorsement of the revised plan for the northern portion of the Property;

(ii) certification of Plan of Subdivision;

(iii) preparation of road, drainage, sewer, water, recycled water and other services
plans;

(iv) approval of construction plans;

(v) calling for tenders; and

(vi) approval of service crossings of RRL.

Subsequent stages could commence at any interval consistent with the rate of sales.

RISK TO TIMING OF DEVELOPMENT

Potential risks that could possibly delay commencement of development are:

ISSUE POSSIBLE OUTCOME

Crossing of RRL with various services Negotiations are well advanced for the
crossing of the RRL. Water, recycled
water, sewer and drainage crossings exist
whilst plans have been submitted for both
electricity supply and NBN to the RRL
Authority. There are no unforeseen delays
anticipated with these works.

Temporary outfall drainage to east Negotiations are well advanced with Lend
Lease, the developer of the adjoining
Harpley Estate. Melbourne Water has
powers under their Act to serve notice on
downstream land owners to enable
temporary outfall to be constructed if
negotiations fail.

CONCLUSION

As a Planning Permit has issued and all services can be made available, the land is
ready for immediate residential development, subject to the various matters mentioned
above.

Servicing conditions have been received for water, recycled water, sewer, electrical,
gas and telecommunications and therefore the Property has a servicing strategy
advanced to enable development to commence in the first half of 2016.

The remaining authority approval, for MWC main drainage, is anticipated in the next
four (4) weeks and will have no impact on the timing of the development.

In summary, there are no cost or development timing risks that materially affect the
ability to commence development on the property in the first half of 2016.

9|Page




Yours faithfully,
Breese Pitt Dixon Pty Ltd

Ken Breese

DISCLAIMER

Breese Pitt Dixon Pty Ltd has consented to the inclusion of this report in the Product Disclosure
statement but is not providing advice about the financial products or the suitability of the
investment as set out in the Product Disclosure statement. Such an opinion can only be
provided by a person who holds an Australian Financial Services Licence. Breese Pitt Dixon
Pty Ltd does not hold such a licence and is not operating under any such licence in providing
this report.

Breese Pitt Dixon Pty Ltd has been retained by Peet Funds Management Limited and no other
party to provide this report. We do not have a financial interest in either Peet Limited or Peet
Funds Management Limited and have provided this report solely in our capacity as an
independent professional firm of consultants. We will receive a fee for our professional services
in preparing this report.
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Appendix 1

Concept Plan
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Appendix 2

Staged Development Costs
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