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Scope and limitations
Important note

This report has been prepared by McGrathNicol in accordance with the terms of the
engagement letter dated 18 January 2019. A copy of the engagement letter is attached as
Appendix 1.

The purpose of McGrathNicol's engagement is to prepare and report on a cost analysis
identifying the costs and receipts associated with the Ipswich CBD redevelopment, which to
date has been undertaken by a wholly-owned subsidiary (Ipswich City Properties Pty Ltd
(ICP)) of Ipswich City Council (Council).

This report has been prepared for Council, with the intention that Council will release the
report to the public.

The information contained in the report has been prepared on the basis of:
= financial statements for ICP for the period FY09 to FY18;
* management accounts for ICP for FY19YTD;

» |oan statements for the loan facility between Queensland Treasury Corporation and
Council;

= historical information and reports, including bank statements and managing agent reports,
made available to us by Council; and

= discussions with and information provided to us by Council employees.

ICP transitioned to a new accounting system in FY12 and information available for prior years
is less detailed.

Unless otherwise stated, the financial information contained in this report is current to
31 December 2018.

We have not carried out an audit, nor have we verified any of the information given to us by
Council or ICP. We have relied upon the information provided. As the achievement of any
prediction as to the results of subsequent trading is dependent upon future events, the
outcome of which cannot be assured, the actual results achieved may vary materially from the
projections included in this report. In all circumstances, whilst we believe that the statements
made by us in this report are accurate, no warranty of accuracy or reliability is given.

In accordance with our policy, we advise that neither McGrathNicol nor any member or
employee or related or associated entity of the firm undertakes responsibility in any way
whatsoever, including by way of any errors or omissions arising through negligence or
otherwise however caused to any persons other than Council.

Factual accuracy

A draft of this report was provided to Council to review for factual accuracy.

Rounding
Unless otherwise stated, values denoted in:
= millions (A$'m) have been rounded to the nearest hundred thousand; and

= thousands (A$'000 or k) have been rounded to the nearest hundred.

GST

Values are GST exclusive, unless otherwise stated.
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Glossary
$ Australian dollar CBD Central business district GST Goods and services tax
2 Bell Street Long term leasehold interest in Lot 1 on CBD The redevelopment of Ipswich CBD Icon Tower 1/ Land sold by ICP in FY11 on Lot 1 on
RP157021, located at 2 Bell Street, Ipswich redevelopment including ICS, Icon Tower, Murphy's Pub Icon SP246525. Originally part of ICS and
and 2 Bell Street located at 117 Brisbane Street, Ipswich
Admin DMA Development Agreement-Council Office Civic DMA Development Agreement lpswich Central ICP Ipswich City Properties Pty Ltd
Building between ICP and EPC dated Civic Space dated 15 June 2017 between
14 March 2017 (now terminated) Council and ICP
Administration  Council Administration Building to be Civic Space The development known as Ipswich ICS Ipswich City Square. Purchased by ICP
Building constructed on Lot 2 on SP300605 at 1 Central Civic Space, proposed to be from Memocorp in March 2009
Union Place, Ipswich (freehold) constructed on Lot 1 on SP300605 at
23 Ipswich City Mall (freehold)
AFL Deed of Agreement for Lease between Council Ipswich City Council Ipswich Central The properties owned/leased by ICP
Council and EPC dated 14 March 2017 included in the plans set out in
(now terminated) Appendices 3.1 and 3.2 of this report
Approx. Approximately Entertainment  Freehold property at 163 Brisbane Street, K Thousands
Precinct Ipswich (Lot 1 on RP209886) owned by
ICP
ASIC Australian Securities and Investments EPC EPC Pacific Ipswich 1 Pty Ltd m Millions
Commission
Bell Street Link / Freehold property at 24 Ipswich City Mall FY Financial Year McN McGrathNicol
Bell Street Mall (Lot 2 on SP246525)
Capex Capital expenditure FY19YTD Management accounts as at 31-Dec-18 Memocorp Memocorp Australia Pty Ltd

N
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Glossary

Murphy’s Pub

Freehold property owned by ICP at 5 Union
Place, Ipswich (Lot 1 on RP2677)

New Food Freehold property owned by ICP at 27

Precinct Ipswich City Mall (Lot 2 on RP209886) and
leasehold property held by ICP at 25
Ipswich City Mall (Lot 3 on RP212242)

pa Per annum

P&L Profit and loss

QAO Queensland Audit Office

QR Queensland Rail Limited

QTC Queensland Treasury Corporation

Ranbury Ranbury Management Group Pty Ltd

(external project managers)

Traffic Ramps

Leasehold interest held by ICP in ramps on
Lot 25 CPS2 804975. Lease with QR
expires on 31 October 2020

WIP

Work in progress

YTD

Year to date
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1 Executive summary
1.1 Summary of costs analysis

We have calculated the costs and receipts associated with the Ipswich CBD redevelopment, which ICP (a wholly-owned subsidiary of Council) was created to undertake. ICP’s total
net receipts less costs for its life to date total $(121.56m). The net costs less the carrying value of assets is $(78.74m). If Council had undertaken ICP’s projects in its own right
from inception, it may have saved approximately $7.11m, which is largely represented by additional interest costs. The costs to wind down ICP are estimated at $68.5k to $78.5k,
excluding internal ICP/Council staff costs, assuming the winding up is complete by 31 December 2019 and no stamp duty for property transfers from ICP to Council.

Actual net cost of ICP activities = Hypothetical net cost to Council Increased cost due to ICP
($m) if Council had undertaken ICP’s undertaking activities ($m)
activities ($m)
Asset purchases & other capital costs (84.58) (84.58) -
Asset sales including deferred component of sale price 13.69 13.69 -
 — |  — |  — |  — |
— — — —

o als as ity

Operational costs (11.91) (11.15) (0.76)

Interest costs (38.77) (32.41) (6.35)
 —  — |  —  —
— — — —

ot al it aly

Carrying value of assets 42.82 42.82
= = =

r

|-> Variance of $7.11m

Source: Financial statements, QTC loan statements and information provided by Council personnel

7-190305-PROJTOWO04-CostAnalysis-SJE
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1  Executive summary
1.2 Timeline of ICP activities

ICP acquired land (including ICS) to redevelop and revitalise Ipswich CBD. Pursuant to a development agreement with the developer of Icon Tower 1, ICP sold part of the land for
the development of the Icon Tower 1 and received an initial sale price plus deferred payments (referred to as a “profit share”). ICP engaged EPC through the Admin DMA to develop
a new Administration Building for Council to then lease. The Admin DMA was terminated as analysis indicated Council would be commercially better off to own rather than lease the
Administration Building. On 16 October 2018, Council determined that ICP would no longer manage the Ipswich CBD redevelopment and ICP will be wound up. Further background
to ICP is included at Appendix 3.

Council and ICP

ICP engaged ICP engaged EPC to
Leighton Group for develop Council's |r§|sac')|v|EdJO trarjtsfer
the development of new Administration ds an ,fasse:
ICP registered. the Icon Tower 1. Building. and operations to
Council.
Mar 2009
Jun/Jul 2010 Mar 2017 Oct 2018
Mar 2009 Dec 2011 Dec 2014 Feb 2018
[
ICS Tower 1
(purchase) Pub Street S
P (land sale) (purchase) (purchase)
$48m $5.3m P
’ $0.4m $5.9m
FY12-FY14 Jun 2017 Feb 2018
ICP entered into a development agreement with Leighton = Civic DMA for the Ipswich Termination of the Admin DMA with
Group for the development of Icon Tower 1 and received Central Civic Space entered EPC. $7m paid for Administration

into by Council and ICP. Building costs and intellectual capital,

$13.69m, which is made up of: ! S an
in the following instalments:

= $5.3m for the sale of Icon Tower 1 land; and = Demolition of existing

) truct th = $3.5m paid 27 Feb 18; and
= $839m in deferred payments from the development of the SA(;Lrjrfi#irsir:t?on %uilding )
Icon Tower site under the development agreement. land = $3.5m paid 9 Mar 18.

Source: Information provided by Council personnel and ICP records
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2

2.

Ipswich CBD redevelopment cost analysis

1 Breakdown of costs and interest

The largest cost category incurred by ICP $(70.89m) is asset purchases and capital expenditure less proceeds of asset sales, followed by interest expense $(38.77m), which includes

the interest on a specific QTC loan to Council for ICP, as well as notional interest on general loan funds advanced by Council to ICP. Net operational costs are $(11.91m).

details of ICP’s costs are included in Appendix 2.

Operational costs

Net operational costs include the following:

e
Revenue (mainly rent) 34.92
Costs (46.83)
Net operating costs (11.91)

(38,765,388)

(11,908,573)

Total net costs: $(121.56m) |

(70,890,079)

Capital

Capital costs relate to asset purchases and capital expenditure,

/

Further

Interest

= Interest includes the designated QTC loan to Council,
as well as notional interest on general loan funds
advanced from Council to ICP:

Interest on designated QTC loan (24.40)
Notional interest on general loan funds (14.36)
Total interest costs (38.77)

= Refer to Appendices 2.4 and 2.5 for further details of
these calculations.

less receipts from asset sales and a deferred component of funds = Capital = Operational = Interest

received from the sale of Icon Tower 1 (“profit share” component): Asset purchases are based on the actual cash spent and include
Costs and receipts capital in nature m adjustments at settlement:

A h Includes settlement
Purchase of assets 7T i P S P ————— > sset purchases adjustments ($m)
Capital expenditure (23.12) ICS 47.83
Total capital costs (84.58) 2 Bell Street 587
Sale of property - Icon 5.30 Total asset purchases 54.10
Deferred component of sale price - Icon 8.39
Total asset sales and deferred component of sale 13.69
price
Net capital costs (70.89)
Source: ICP financial statements, QTC loan statements, information provided by Council personnel and McN calculations.
7-190305-PROJTOWO04-CostAnalysis-SJE 10
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2 Ipswich CBD redevelopment cost analysis
2.2 Breakdown of carrying value of assets

ICP’s accounts record assets with a carrying value of $42.82m. This includes ICP’s carrying value of land, plant & equipment and capital costs held on its balance sheet. ICP’s total
net costs (life to date) are $(121.56m). The total net costs less the carrying value of assets is $(78.74m).

Capital costs Carrying value of assets

= “Cost of sales” are capital costs in ICP's financial * The carrying value of assets is made-up of:
statements in FY18 and FY19YTD that relate to project S
and development costs of the CBD redevelopment — land owned by ICP, which is part of the CBD
project: redevelopment; and

— $14.04m in FY18; and — plant and equipment.

— $0.97m in EY19YTD » The carrying values of the assets are from the recorded

carrying values in the FY19YTD management accounts:

A
Carrying value of assets
15,005,602 Land 27.80
Plant and equipment 0.02
Total 27.82
27,816,914 = Refer to Appendices 3.2 and 3.3 for further information

in relation to ICP's properties.

!

Net costs less carrying value of assets ® Carrying value of assets ‘\\
Category m " Capital costs \‘\\‘
ICP net costs (refer to section 2.1) (121.56) @ ko o o Total carrying value of ICP's assets $42.82m
Carrying value of assets 42.82
Net costs less carrying value of assets (78.74)

Source: ICP financial statements, information provided by Council personnel and McN calculations
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3 ICP compared to Council - Ipswich CBD redevelopment cost analysis
3.1 Hypothetical: Council undertakes CBD redevelopment
If Council had undertaken ICP’s projects in its own right, rather than through ICP, it may have saved $7.11m. The most material cost saving is the additional interest charged on the

funds borrowed by Council from QTC $(6.35m) specifically to on-lend to ICP. An increased interest rate of 1.35% pa applied to these funds, specifically because they were to be on-
lent to a wholly-owned subsidiary.

Potential cost savings Expenses (other than interest expense) Council may not have

= [f ICP had not been registered and Council had pursued the CBD redevelopment in its incurred in undertaking the CBD redeviopment
own right, the following costs may not have been incurred:

— QAO auditor’s costs for the yearly audit of ICP's financial statements ($130k); = QAO auditor's costs & ASIC charges

— non-executive director remuneration, which was incurred in FY18 and FY19YTD ($19k);
(18,861)

— yearly ASIC fees (although this amount is not material) ($3k); 2 Non-execUtive difector remuneration

— director expenses, including recruitment memberships and training fees ($34k); and

— land tax that was incurred in FY17, FY18 and FY19YTD ($573k). Had Council owned
the properties, it would have received a public authority exemption for land tax. = Director expenses (572,889)

= The designated loan advanced from QTC to Council for the purposes of on-loaning the
funds to a Council-owned subsidiary incurred an additional interest rate of 1.35% pa on

top of the standard QTC interest rate applied to Council’s loans. This equates to an ® Land tax
additional $6.35m of interest costs incurred by ICP, which would not have been incurred Total: $0.76m | |
by Counci. . $£ 4

Comparison of ICP and Council: cumulative net expenditure on the Ipswich CBD redevelopment

(6.91)
- T T T T T T T T T I_TL _______ _I._____I
| | Difference of:
(20) (6.93) | . :
(40) - (58.27) (51.05) (52.23) (54.32) (5932) . :/nz‘erest variance: ($6.35m) :
5, €0) - "\: ' (70.10) : Other ($0.76m) :
53.85 (52.83) 54.68
0) 1 (53.85) (59.35) (54.68) (57.45) (63.19) 69.00) \Total _____(87.11m) |
(100) ICP’s interest expense was $6.35m more than if Council had pursued the CBD redevelopment 114.45)
(120) in its own right. This interest variance is the most material cost differential in a Council
compared to ICP ownership scenario. Other identified cost differential items total $0.76m. (105.44)
(140) (121.56)
FY09 FY10 FY11 FY12 FY13 FY14 FY15 FY16 FY17 FY18 FY19YTD

e====|CP - Total spend (including interest) e Council - Hypothetical spend (including interest)

Source: ICP financial statements, QTC loan statements, bank statements, information provided by Council personnel and McGrathNicol calculations
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4 Estimated costs to wind down ICP
41 Wind down timeline and costs

We estimate the costs to wind down ICP’s operations and wind up the company at $68.5k to $78.5k, assuming it is complete by 31 December 2019. This estimate is based on the
members voluntary winding up of ICP in mid-2019. The costs are high-level estimates and exclude any amount for the time spent by Council personnel. The actual time required to
transfer ICP’s assets and operations to Council is uncertain and may vary from these estimates. The associated costs may also vary depending on the assistance required by Council

to complete various tasks.

= Time cost of Council staff to undertake activities required to =  We have assumed (but = Consultant fees
prepare ICP to be wound-up. Activities include, but are not are unable to confirm estimated at $30k to
limited to: that) the transfer of assist ICP to prepare

— transfer of properties to Council;

properties to Council to wind up.
qualifies for a corporate

— assign or novate current contracts and service agreements to reconstruction exemption
Council; and from stamp duty.

- transfer operational matters, such as accounting systems and = If this exemption is not
insurance. obtained, stamp duty

= |t is difficult to estimate the cost of time that Council employees
will be required to invest in these processes and, accordingly, a
dollar value has not been assigned to this work.

l

costs may be material.

» Liquidators’ costs to wind-up ICP of $8.5k.

l

Legal fees estimated at
$30k-$40k to:

= transfer properties to
Council; and

= assign or novate
contracts to Council.

=

=

1 April 2019 30 June 2019
= Commence transfer of = Transfer of all ICP
all ICP activities, activities, leases and
leases and contracts contracts to Council
to Council. to complete.

1 July 2019

=  Winding up
commences.

31 December 2019

=  Winding up complete.
= |CP deregistered.

N
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Appendix 1
Engagement letter

Your reference
Ourmforence 13130
Contact Officer  Acdirew Knight

22

Telephone 07 3810 6265
Cityof ,
Ipswich
Ipswich City Council
45 Raderickst
22 January 2019 e i
i
Anthony Connelly
Parnter ey ) metes
. . Fax 3806731
McGrathNicol Advisory Partnership Emeil g’mwmhmwm
GPO Box 9986 Web wwwpswichald.govau

BRISBANE QLD 4001

Dear Anthony

Engagement under the Local Buy arrangement No. BUS249-0515 and McGrathNicol’s
proposal for the Ipswich Central Redevelop cost lysis and Wind-down of ICP

Following the meetings with Greg Chemello, Charlie Dill and Jeff Keech on 12 November 2018 and
the proposal from McGrathNicol Advisory Partnership dated 18 January 2013, we now write to
confirm that Council accepts the proposal submitted by you in respect of the services of the
Ipswich Central Redevelopment cost analysis and the wind-down of Ipswich City Properties.

Council hereby engages McGrathNicol Advisory Partnership to provide the above mentioned
services in accordance with the terms and condition of the Local Buy arrangement BUS249-05154
(the Contract). Council will issue a purchase order to McGrathNicol Advisory Partnership for this
these services under this engagement.

If you have any queries in respect of this particular engagement by Council please contact Andrew
Knight, Chief Operating Officer, Finance and Corporate Services via email
andrew . knight@ipswich.qgld.gov.au.

Yours sincerel

_\Q

Andrew Knight
Chief Operating Officer — Finance and Corporate Services

McGrathNicol

MeGrathNical

Advisory Partnership
BN 34824776 837

Level 7,175 Eagle Street.
Brisbane QLD 4000, Australia

18 January 2019

Mr Andrew Knight
Chief Operating Officer

GPO Box 9986
Finance and Corporate Services Department Erisbane GLD 4001, Australia
Ipswich City Council T+617 33339600
PO Box 191 F+61733339899
Ipswich Qld 4305 megrathnicolcom
Emaik andrew knight@ipswich.gld.gov.au
Dear Mr Knight By Email

Ipswich City Properties Pty Ltd
ACN 135 760 637 (ICP)
Engagement letter

I refer to cur meetings with Greg Chemello, Charlie Dill and Jeff Keech on 12 November 2018 and our
recent emails with you regarding ICP and how we may be of further assistance to Ipswich City Council (1CC).

Set out below is our propesal to assist ICC with two matters, as follows:
- prepare a cost analysis report regarding the Ipswich Central redevelopment; and

- assist 1CC to wind down (and transfer to 1CC) the operations of ICP in early to mid-2019 to a
position where it may be de-registered or wound-up.

We are pleased to provide our proposed engagement letter and scope.

In addition to the specific terms of engagement detailed in this letter, McGrathNicol's Terms and Conditions
of Business, attached, will apply to this engagement.

Scope of our work

The proposed scope of our engagement is set out below. The scope of our work may be amended in
discussion with you depending on the outcome of our work.

Phase 1: = Prepare a cost analysis report regarding the Ipswich Central redevelopment to
Ipswich identify and repert on:
Central - the total net cost to date - in net operating costs as well as balance sheet

— of the Ipswich Central redevelopment project incurred by ICP

cost analysis and ICC;
- the estimated additional costs to be incurred to wind down (and transfer to
1CC) the operations of ICP, assuming that eccurs in early to mid-2019; and
- the total net cost to date if council has pursued the Ipswich Central
redevelopment project in its own right, rather than through ICP.

3-190118-Engagemert_etteriCPReview- IS

with

AI & ADVISORY
] RESTRUCTURING

Scope items
Phase 2: = Work with ICC personnel to prepare a detailed timeline and project plan of actions
Wind-down of required to:
Icp —  transfer ICP's activities to 1CC; and

- progress ICP to a position where it can be deregistered or wound-up.
= This will include ongoing updates to that project plan as steps are taken and as
matters develop. In our experience, the erder of events and/or the process of
events can change over time as matters are encountered and dealt with.
= Following the initial preparation of the project plan, work with ICC personnel to:
- monitor implementation of the project plan; and
- report on progress against the project plan, including any matters that could
prevent adherence to the project plan and how they may be overcome, with
the aim of completing the steps required for ICP to cease operations within
the 2012 financial year.

The scope of our work includes site visits to ICC's premises to work collaboratively with ICC staff. We do
not intend to charge for any travel time.

Reporting

Phase 1

We may prepare a draft report for discussion before we issue our final report setting out our findings and
conclusions for Phase 1.

Our final report for Phase 1 will be issued to ICC. We also authorise a copy to be provided (as ICC
determines) to ICP. We understand that ICC intends to make our report available to other stakeholders and
it will be prepared on that basis.

We will indicate within our report the sources of the information we have used to prepare our report. We
are not required to seek to establish the reliability of those sources by reference to independent evidence.
The scope of the work we shall carry out is different from that of an audit and it cannot therefore be relied
upon to provide the same level of assurance as an audit.

we will have no obligation to update our report for events or transactions occurring subsequent to its date
of issue in final form.

Phase 2

Qur reporting during Phase 2 would be in the form of, written updates. We would also be available to
address you in person as and when it is useful to keep you appraised of progress

Timing
We are available to commence our field work immediately for both Phase 1 and Phase 2 and estimate that

we can provide the draft report for Phase 1 to ICC for factual accuracy review within eight weeks of our
engagement, subject to the timely receipt of information and availability of key staff to meet with us.

The time taken to complete our work is dependent upon full and free access to management, any relevant
advisers, site and the relevant records.

In addition, the time frame assumes that the underlying information of ICC and ICP is well supported.
Assignment staff

Based on our current understanding of your requirements, we will staff the engagement as follows:

Page 2
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Appendix 1
Engagement letter

" Queries
Name Posi
Anthony Connelly Partner If _afber reading this letter and its you have any q or would like to dlscus_s any aspects of
this t letter, please contact Anthony Connelly on (07) 3333 9806 or Melissa Smith on
Melissa Smith Director (07) 3333 9811,
shanna Wood Manager If you want us to p d with the t on the basis proposed in this letter and attachments plea:

Anthony Connelly will be the project leader on this assignment. Melissa Smith and Shanna Wood will
undertake the detailed aspects of the assignment Additional staff may be used where it is practical and
efficient to do so.

Fees

Our fees will be calculated on the basis of hours spent and hourly rates as set down by McGrathNicol in the
attached schedule. These are our rates for the Local Buy Panel. We estimate our fees as follows, exclusive
of GST:

. Phase 1: $85,000. This includes the time required for us to:
- undertake our fieldwork and gather all relevant financial information from ICC and ICP;

- analyse and aggregate the available cost information and identify the total cost of the
Ipswich Central redevelopment over the last ten years;

- identify and forecast additional costs asscciated with the winding down of ICP;

- identify these costs that would not have been incurred if ICC had undertaken the Ipswich
Central redevelopment itself;

- prepare our draft report and then our final report in a format that visually represents the
data for ease of understanding by all stakeholders; and

- be available to discuss the reports with ICC.

. Phase 2: $30,000. Our fees for Phase 2 are dependent on the breadth of assistance ICC require us
to provide to ICP. We propese to provide our assistance only where it continues to add value to
ICC and assist with the timely wind down of ICP's operations.

We will not issue an invoice for any amount in excess of our estimates unless it is discussed and formally
agreed with you in advance of that work being undertaken.

These estimates are provided on the basis of:

- the timely receipt of information from 1ICC and ICF;
. the quality and completeness of the information provided by ICC and ICP; and
- full and free access to ICC and ICP management, key staff and site.

Out of pocket expenses incurred in relation to the assignment will be separately billed at cost.
Pursuant to the standard terms and conditions, payment terms are 30 days from invoice date.
This letter does not constitute a tax invoice for GST purposes.

Purchase order

If ICC is comfortable to procesd with our engagement in relation to either or both of Phase 1 and/or
Phase 2, we would be grateful if ICC would please issue a purchase order for that work.

Page 3

indicate your pti of our g t letter by pl signing and returning a copy of this
letter, or issue a purchase order for that work or send us an email confirming your acceptance. If you do
not indicate your acceptance in writing, but instruct us to proceed with the engagement, we will do so on
the basis that you have accepted the terms set out in this letter.

Yours faithfully

. i
‘HJ,L C;.-.fﬁ N ri"#be;';,:/
McGrathMicol Advisory )
Partner: Anthony Connelly

CC:

Charlie Dill (Charlie Dill@ipswich.gld.gov.au)
Jeffrey Keech (Jeffrey. Keech @ipswich.gld gov.au)

Enclosure(s):
1 Schedule of rates
2 McGrathNicol Terms and Conditions of Business

| have read and understood the terms and conditions of this Engagement Letter and | agree to and accept
them for and on behalf of Ipswich Ci | am duly authorised:

Signature

lrss At Koy

Fasition

Page 5
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I

McGrathNicol
McGrathNicol
Schedule of Hourly Rates — Ipswich City Council
Position Rate per hour AUD$
(exclusive GST)
Partner 490
Director 445
Senior Manager 400
Manager 350
Assistant Manager 300
Senior Accountant 260
Accountant 195
Undergraduate 10
Administrator 110

14

i1
32

I

McGrathNicol

Introduction

This document sets cut the standard terms and conditions of business
ithe Terms”) of McGrathNicol In this document, “you™ means the
addresses or addressees of the engagement letter or other form of
instruction confirmation that McGrathMical sends you relating to work
w0 be performed by McGrathNicol ithe “Engagement Letter), and
“MicGrathNicol” means the McGrathNicol entity referred to in the
Engagement Letter. Unless McGrathNicol and you have entered into a
separate written agresment the Terms together with each
Engagement Letter that you accept (in accordancs with the terms sst
out in the Engagement Letter] ("this Agreement”) will apply to all work
McGrathNicol undertakes for you with respect to the engagement as
set out in each Engagement Lemter To the extent of any corflic
between these Terms and the Engagement Letter, the terms of the
Engagement Letter shall prevail

For the purposes of clauses 3, 5 and 11 each reference to
McGrathNicol is a reference to McGrathMicol and its partners,
employees  and  relsed  enties  (severallyl  (TBeneficiaries’).
MeGrathNical holds the benefit of clauses 3, 5 and 11 for itself and on
st for the benefit of each of the Beneficiaries, and may enforce the
clauses itseff and on behalf of any of the Beneficiaries.

If you consist of more than one person or entity ("Client Parties),
ther: (a) the limiwtions of liability under dause 11 act to limit
McGrathNicol's aggregate lizbility in raspect of 3l clsims that may be
made against McGrathNicol by any one or mare of the Client Parties
iand whether acting jointly or individually) and to the extent
permitted by law, all of the Chient Parties will be joined as plaintis in
the same proceeding in respeet of such caims: and (b this document.
binds the Clent Parties jointly and each of them individually.

Except for clause 12, or where it is expressly stated to the contrary.
the reference to the term “partner” in these Terms and in any written
or verbal communication by McGrathNicol in connection with this
Agresment as it relates to the McGrathNicol Advisory Partnership,
ABM 34 B24 776 337, is a reference to the staff member with the tide
and seniority of “partner” and is not 3 reference to a partner of the
McGrathNicol Advisory Parmership.

Services
McGrathNicol will provide the services set out in the Engagement

Letter (the “Services”) and will use all reasonable commercial effors to
plnnde the Senvices in 3n efficient and timely manner. using the
necessary skill and expertise to an appropriate professional standard.

“Your obligations

You agres to pay for the Services in accordance with this Agreement.

You will provide McGrathNicol promptly with such information as may
reasonably be required for the proper performance of the Services.
i reconds,

provided by you or by others on your behalf to McGrathhicol
"Provided Information”) i complete and accurate You wamant that
you have the authority to provide McGrathical with the Provided
Information. MeGrathNicol may rely on all Provided Information
withaut independently verifying it In addition, McGrathMicol is not
responsible for the oo or accuracy of any materiaks,
documents or information provided by others at your request to
McGrathhicol

If you become aware, or have reasonable grounds to suspect, that any
Provided Information is incomplete, inaceurate or misieading. you
must prompdy notfy and, if required by

take 3l necessary steps to comect any announcament, communication
or document issuad which contsins, refers 1o or is based upon, that
Provided Information.

To the maximum extent permitted by law, you are solely responsible
for the uze of, and reliance on, advice or recommendations supplied
by McGrathNicol in the delivery of the Services.

‘fou must ensure that all Provided Information is provided o the
lelmnt individuals mﬂm MecGrathNicol who are engaged in the

by a partner or
staff member of MeSrathhicol is limited to the Provided Information

1

6.
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actuzlly provided to that parner or staff member, and that partner or
staff member of McGrathNicol is not desmed to share the knowledge
and awareness of other partners and staff.
You must indemnify and hold harmless McGrathMNicol from and
against all losses, costs, expenses dameges and lisbilities incurred or
sufferad by MoGrathNicol directly or indirectly a5 a result of or in
connection with any clim action, demand or pmr,euilg brought by
a third person against jicol in connection with:
() any breach by you of this Agresment. or
(b} any false, misleading or incomplete Provided Information (or any
resulting advica or report based on such Provided Information) as.
provided by you or on your behalf.
Confidentiality
Both parties acknowledge that they may, in the course of the
engagement. be exposed to or acquire information that is proprietary
or confidential 1o the other party. Both parties agree to hold such
information in strict confidence, and not to divulge such information
mptasnnyb:mmmimpa‘fumﬂgmhthnrydnal
procass, or by any persons or bodies responsible for regulating that
party’s business {including any regulatory or accounting professional
supenisory authorities in Auctralia or elsewhers), or as required by 3
party’s imemal policies or as the party reasonably determines is
necessary to protect its own legitimate interests

Staff

You agree that during the provision of the Services, and for a period
of six months thereafter, you will not make any offer of employment
to any pariner, officer or employee of McGrathMicol or its related
entiies involved in the provision of the Services without
McGrathNicol's prior consent.

Benefit of advice

Unless otherwise specifically stated in the Engagement Letter any
advice or opinion provided as part of the Services is provided solely
for your benefit and may not be disclosed by you in any way,
including any publication on any elecironic media, to any other party
and is not to be relisd upon by any other party.

During the supply of the Sarvices, McGrathNecol may supply oral, draft
or interim advice, reparts or presentations, including in electronic form
{Tnterim Work"). All Interim Work is in draft form only and is subject
1o change. You must not refy on any Interim Work 2xcapt with written
confirmation from McGrathNicol The final written advice or report
provided by McGrathNicol will take pracedenca over all Interim Work.
The Services are deemed to have been completed when the advice or
report has been issued in final form. The Senices exclude, and
MeGrathNicol is not respensible for. updating any advice. report or
other materials for subsequent events.

Electronic mail

T you ask us to transmit any communication to you electronically, you
release us from liability for any loss which you may incur i the
communication is intercepted, lost or during
wansmission or if any elecronic transmission i affected by any
computer vine

Unless atherwise confirmed in writing by, or through electronic mail
from, a parner or authorised signatory of McGrathNicol all
electronically wansmitted advices or opinions are deemed to be in
draft form and cannot be relied upon.

Fees, expenses and payment terms

The time bassd fess, # any, quoted in the jement Lester will
remain in force untl the 31 December or 30 June of each year
(whichever oocurs first) and McGrathNicol may amend its fees and
rates for work continuing past that date by notice to you In the
absence of such notice. the existing fees and rates will continue w0

apply.
F MoGrathNicol incurs out-of-pocket expenses in connection with the
provision of the Services we will invaice thess to you &t cost

9.2

93

10
101

0.2

103

1
11

i

McGrathNicol

The cansideration payable for any supply made or to be made under
this Agresment is exdusive of any goods and senvices tax ('GST).
GST ic payable on any supply made or w be made McGrathMical
Terms and Conditions of Business under this Agresment. you agree
that the consideration payable for any such supply shall be increased
by an amount equal 1o the amount of GST payable by McGrathMicol
in respect of that supgly.

Accounts are 1o be paid within 14 days of the billing data. | they are
not paid by this date. you must on demand pay intersst on any
cutstanding balances at a rate equal to 2% over the 180 Day Bark Gill
Fate.

H any one or mora of MeGrathNicol, s related entities and any of
their respective partners, officers ar emplayess is required (pursuant
t0 any order, subposna, directive or other legal or regulatery process)
o produca documents andfor information, answer enquiries, amend
court or meetings or deal with any similar requests in relation to the
Services for, or by, any judicil, regulatory, administrative or similar
Eody o antity (including withour mitztion, any forsign regulstor or
similarl, you must on demand pay the senice chaes and
dishursements including reasonable legal fees, incurred in dealing
with those matters (st McGrathNicol's then standard billing rates).

Problem resclution

H =t any time you would ik to discuss with MeGrathhecal how the
Senvices can be improved or if you have 3 complaint about them you
are inwited to telephone the partner or project leader, as the case may
bs, identfiad in the Engagsment Letter or atematively the Chairman
of McGrathhicol McGrathiicol will endesvour to imwestigate amy
complaint promptly and to resolve the difficulties.

I the problem cannot be rescived, the parties agree to enter into
mediztion before commencing legal proceedings. The parties agrae
that in default of agrezment on the appointment of the mediator, the
Prasident of the Institute of Chartered Accountants in Australia shall
nominate the medistor.

In the event of a dispute. or where fees remain unpsid beyond the
due date, MeGrathMicol may suspend provision of the Senvices unti

13

114

12

o
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you may have in relstion to 2 “major failure”, as that term is defined
in the Competition and Consumer Act 2010 (Cth).

To the extent that one or more schemes for limiting occupstionsl
lighility of members of an cooupational association (as approved
under the relevant Professional Standards Act) ("the Schemes”) is or
ara appicable. McGrathNicol's liability is limited by the relevant
Schemes. If you require further information or a copy of the relevant
statutes or the relevant Schemes, pleass feel free to contact
MeGrathhiical.

Tf the Scheme does not apply. then to the maximum extent permitted
by law and without limiting dause 114, McGrathNicol's aggregate
lizkility to you on any basis and in any circumstances (inchuding any
liability for negigenca) in relation to the Services or this Agreement is
limited to the lower of (a} the amount equal to five times the
professionsl fees scuslly paid to McGrathiicol in respert of the
Senvices. and (b) $20 million.

To the maximum extent permitted by law, McGrathNicol is not liable
o you in any circumstancas for any indirect, economic, special or
consequential loss or damage, or in any event for any loss of revenue,
loss of production, loss of profit or loss of data.

You release McGrathNicol from all claims and lability to the sxent
that McGrathNicol's ability would exceed the limit set out in clause
113 or is excluded by clause 114

MeGrathhiicol's lisbility 1o you for zny loss or demage is reduced to
the extent that the loss or demage is stibutable to the negligence,
fault cr lack of care on your part or on the part of any person for
whom you are respansible.

Privacy
McGrathicol i committad to complying with the Privacy Act 1988
{Cth) and Australian Privacy Principlas when nnlla:ung hnldmg or
disclosing personal and sensitive information your
sharsholders, customers, employess and o mehiank
with whom you have dealings "stakeholders”)

¥ your stakeholders have not besn mads aware of the possible
callection, hokling. use or disclosurs of their personal and senstive

such time as the dispute is resalved or the fees are paid.
of the Services will not affect your obligation to pay for Senices
rendersd up to and including the date of suspension.

Termination of Agreement
Each party may terminate this Agreement by writtan natice to the
other party if

- the other party commits any material breach of its abligations under
this Agresment which is not eapable of remedy or fails to remedy a
matarial braach which is capable of remedy within 14 days of notice
requiring its remedy; or

- the other party commits a persistent breach of its cbligations under
this Agreament: or

- the cther party becomes insolvent: or

- the Services are suspended under clause 9.3 for more than 10
rormal warking days.

Unless otherwise extended the Agresment terminates on the
completion of the Services.

Termination of thiz Agreement does not prejudics any accrued rights
and remedies or the operstion of dause 3 All sums due to
McGrathMicol become payable i full on terminstion of this
Agresment.

Liability
Except as expressly provided under this Agreement. to the maximum
extent permitted by law, McGrathNicol excludes all ather warranties,
terms, conditions, undertakings, representstions and consumer
guarantees (express, implied, statutory or otherwise). In relation to any
condition, warranty, reprasentation or consumer guarantze implied or
provided by law that cannot be lawfully excuded, where permitted by
faw, Muimﬂwlr.nls iablhq- is limited, 2t the sole discresion and
option of to the minimum obli or liabilities
permitted bylaw&nduasmupphngdﬁsawmurpaw\gmem
of resupplying the sarvicss). You wamrant any that are
of importance 1o you are expressly set out in the Engagement Letter.
This clause 11 does not exchide or restrict any rights or remedies that

14
141

16
161

by as part of the provision of the Servicss,
you must inform McGrathNicol. and take all reasonable actions as
required by MeGrathNicol s that the staksholders are made aware.

Force majeurs
If the performance of this Agreement by a party (other than an
obligation to make payment) s preventad, delayed or restricted by
reason of fire storm flood earthquake war lsbour dispute.
transportation embarge, |aw, order, or directive of any government in
marters ralating 1o this Agreament or any other svent or condition
beyond the reasonable control of that party. then the party is excused
from such performance to the extent of the same. but will use
reasonable efforts to mitigate the effect of such event or condition.

Governing law and jurisdiction

This Agresment nd all apects of the engagement and the
performence of the Services are govemed by and construed in
accordance with, the laws applicable in the state of New South Wales.
The parties agree to irrevocably submit any disputes arising under this
agreement to the non-exclusive jurisdiction of the Courts of that sate.

Variation

No ariztion of this Agreement will be valid unless confirmed in
writing by authorised signatories of both parties on or after the date
of signature of the Engagement Letrer.

Entire Agreement
The Terms and the Engagement Letter are the entire agresment and
understanding between the parties an everything connected with the
subject matter of this Agreement and supersede any prior agreement
or understanding an anything connacted with that subject matter.
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Appendix 2:

2.1

ICP financed the CBD redevelopment using money borrowed from Council, including funds borrowed by Council from QTC, and then on-loaned by Council to ICP. Costs totalled

Total net

costs to date incurred by ICP

Ipswich CBD redevelopment cost analysis

$(135.25m) and asset sales, which includes a deferred component of funds received as a result of the sale of Icon Tower 1, totalled $13.69m. ICP’s total costs, less the carrying value
of ICP's assets is $(78.74m).

Capex includes:

acquisitions and improvements to
Ipswich central in FY10 and FY11 of
$5.42m;

capital expenditure on CBD
redevelopment of $15.01m; and

WIP as at FY19YTD of $2.70m.

that were paid by Council. These costs include:
— professional fees of $0.28m;

- legal fees of $0.08m; and

= Other costs are costs associated with the CBD redevelopment "

— Administration Building costs and intellectual capital costs
of $7m, incurred pursuant to the Admin DMA.

Sale of Icon Tower 1 land in .
FY12 for $5.30m (excluding
deferred component).

FYTOYTD.

Carrying value of
ICP’s assets as at

$m

(20)
(40)
(60)
(135.25)
(80)
(100) A
8.39
120 > —
—
(140) 1 (38.77)
(160) -
Asset purchases Capex Net operating costs Other costs Interest Total costs Sale Deferred component
of sale price
\ Costs/expenses $135.25m J + l Asset sales $13.69m

1

Purchase costs (including
settlement adjustments):

(121.56) 4282

Net costs

ICS $47.83m,;
Murphy’s Pub $0.40m; and

Net operating costs incurred by the
managing agent and ICP, less all rent
received from tenants at ICS. It includes
operational and other expenditure reported
in the managing agent monthly reports.

2 Bell Street $5.87m.

Interest incurred on the
designated loan from QTC to
Council plus notional interest
incurred on general loan funds
advanced from Council to ICP
(refer to Appendices 2.4 and
2.5).

Carrying value of
assets

assets

Net costs less

carrying value of

Source: ICP financial statements, QTC loan statements and information provided by Council personnel

Deferred component of funds
received from the development of
the Icon Tower site under the
development agreement with the
Leighton Group.

N
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Appendix 2: Ipswich CBD redevelopment cost analysis
2.2 Details of costs analysis
Total costs are $(135.25m) and total receipts are $13.69m, resulting in total net costs of $(121.5m). Total net costs less the carrying value of ICP’s assets of $42.82m are $(78.72m).

The analysis excluded non-cash items, such as depreciation and write-downs on loans & assets. It also excludes the interest charged by Council to ICP, as these are only entries
between Council and its subsidiary rather than external costs.

ICP: summary of costs and receipts on the CBD redevelopment

Sub-category Detailed description

Asset purchases/sale ICS = |CS was purchased in March 2009 from Memocorp for a contract price of $45m.

Purchase: $(54.10m)  Purchase: $(47.83m) = $7m was paid to Memocorp in FY09 with the balance of the contract price of $38m paid 12 months later in FY10. The cost analysis
(includes settlement applies the carrying value of $47.83m for the purchase of ICS. We understand that the additional $2.83m likely relates to stamp duty,
settlement adjustments and transaction costs.

adjustments)
Sale: $5.30m = Refer to Appendices 3.2 and 3.3 for further details regarding the properties included in the ICS purchase.
excluding deferred Murphy’s Pub = Murphy's Pub was purchased by ICP in December 2014 for $0.40m and has been identified by Council, in its capacity as the local
component Purchase: $(0.40m) government authority, as a character building.
2 Bell Street » In February 2018, ICP purchased the long-term leasehold property (containing a seven storey commercial office tower atop a ground floor
Purchase: $(5.87m) retail arcade) from receivers. The lease expires on 27 November 2077.
= ICP currently occupies level 7 of the office building and Queensland Health is located on the ground floor. ICP intended to lease space in
the building to contractors and consultants engaged for the redevelopment of Ipswich Central. At the completion of the redevelopment,
the space would be available for general leasing.
Icon Tower = The lot on which Bell Street Link is situated (refer to Appendix 3.2) was created by a subdivision of the original lot into two independent
Sale: $5.30m, lots. Icon Tower 1 was developed on the other lot and, accordingly, value was realised from ICP’s property holdings when the Icon Tower
excluding deferred 1 land was sold in FY12 for $5.30m (excluding GST and a deferred component — refer below).
component = An advance of $0.50m paid toward the sale of the Icon Tower 1 land was recognised in ICP's P&L as “other revenue” in FY11 and the
balance of funds ($4.80m) was received in December 2011.
Deferred component Icon Tower 1 = |CP received deferred payments totalling $8.39m from its development agreement with Leighton Group for the development of the Icon
of sale price Tower site. The deferred payments were received in the following parts:
$8.39m - $4.00m in FY12;

$2.00m in FY13;
$1.50m in FY14; and
- $0.89m in FY17.

Source: ICP financial statements, QTC loan statements, bank statements and information provided by Council personnel
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2.3

Ipswich CBD redevelopment cost analysis
Details of costs analysis (continued)

ICP: summary of costs and receipts on the CBD redevelopment

Sub-category Detailed description

Capex
$(23.12m)

Net operating costs

$(11.91m)

Interest
$(38.77m)

Carrying value of
assets $42.82m

Acquisitions and
improvements

$(5.42m)

Capital expenditure
$(15.01m)

WIP

$(2.70m)

Revenue
$34.92m

Operating costs
$(46.83m)

Designated QTC loan
interest $(24.40m)

General funds loaned
by Council to ICP

notional interest
$(14.36m)

Accounts

Acquisitions and improvements relate to expenditure of approximately $5.42m on the improvement of the CBD redevelopment in FY10
and FY11. This total amount was capitalised to ICP’s balance sheet across those two financial years. Details of the works completed are
not available, and it is unclear whether the works were completed on ICS generally or the Icon Tower land specifically.

Capital expenditure on CBD redevelopment of $15.01m, which took place in FY18 and FY19YTD.

Accrued WIP of $2.70m as at FY19YTD relates to site costs, construction costs and professional & consultancy fees, which ICP has
capitalised.

Revenue consists of:

— rental income from tenants at the Entertainment Precinct, Bell Street Link and 2 Bell Street;

— other revenue, which largely relates to recovery of owner's costs & office rental and car parking revenue; and
— interest from cash at bank.

Operating costs include, but are not limited to:

— materials and services, which includes tenancy expenses, general owner expenses and service charges, including repairs and
maintenance;

— expenses relating to the redevelopment of ICS; and

— non-executive directors’ fees.

Some of the repairs and maintenance were more akin to capital expenditure (such as air conditioning upgrades); however, they were
included in the managing agent reports with net operating costs.

Pursuant to the Statutory Bodlies Financial Arrangement Act 71982, Council required approval to borrow funds from QTC to on-loan funds
to ICP for the CBD redevelopment.

As the loan from QTC was being on-loaned to ICP, QTC charged additional interest of 1.35% pa on top of its usual interest rate to Council.
The interest included in the cost analysis is actual interest incurred by Council on the designated QTC loan for the period FY09 to FY19YTD
(interest charged by Council to ICP has been eliminated from the calculation).

In addition to the designated ICP loan facility from QTC, Council also advanced other general funds to ICP. We have applied to these
general funds the usual QTC interest rate on funds borrowed by Council to achieve a notional interest calculation.

The additional interest margin of 1.35% did not apply to these other funds advanced to ICP by Council.

This is the value recognised in ICP’s FY18 financial statements and ICP’s management accounts as at FY19YTD for land, improvements to
the redevelopment and plant & equipment.

Source: ICP financial statements, QTC loan statements, bank statements and information provided by Council personnel

N
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Appendix 2: Ipswich CBD redevelopment cost analysis

2.4 Loan summary

ICP financed the Ipswich City redevelopment using (a) funds advanced from Council to ICP, received by Council through a designated loan facility with QTC; and (b) Council funds
that were advanced to ICP in addition to the designated ICP loan facility from QTC. QTC charged interest on the designated loan facility with an additional interest margin of
1.35% pa as a result of the funds being on-loaned to a Council wholly-owned subsidiary. The cost analysis also incorporates notional interest calculated on the additional funds

loaned to ICP by Council.

QTC =

Designated loan facility

~  $50m advanced on $41.36m advanced

/

/

/

/
|
, .
! $24.40m interest o
l (includes additional 1.35% margin for
l‘ designated facility)

\

\

\

\ | Funds advanced from QTC to
N Council. Closing balance of loan as
at FY19YTD is $30.07m.

Source: Financial statements, QTC loan statements and Council personnel

\\’f

Council

General loan funds

$14.36m interest

(additional interest margin not
applicable)

*

|

|
Notional interest calculation on
general funds loaned to ICP by
Council as at FY19YTD.

—
—

\..’/

$91.36m advanced

(excluding interest)

I

I

I
v

Funds advanced from
Council to ICP:

$50m — designated QTC
loan funds; and

$41.36m — general funds
loaned to ICP.

ICP

—b

Interest

The cost analysis
disregards any interest on
the loan between Council
and ICP as these are
internal. Rather, the cost
analysis looks at the total
costs to the consolidated
Council group (includes
ICP), instead of internal
charges within the
Council group.

N
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Appendix 2: Ipswich CBD redevelopment cost analysis
2.5 Breakdown of costs and interest

Interest associated with the CBD redevelopment includes (a) funds advanced from Council to ICP, received by Council through a designated loan facility with QTC; and (b) Council
funds that were advanced to ICP in addition to the designated QTC loan facility. Interest totals $38.77m, which represents the second largest cost of the Ipswich CBD redevelopment
after capital costs.

ICP: Interest expense per financial year

(1,000) 1 (70)
(2,000) 4 (2,484)
(3,000) 1 (1,300)
(4,000) A

$'000

(5,000)

(6,000) -

(7,000) -
FY09 FY10 FY11 FY12 FY13 FY14 FY15 FY16 FY17 FY18 FY19YTD

B Actual interest on designated loan from QTC B Notional interest on general funds loaned to ICP

ICP: total interest expense for the period FY09 to FY19YTD

» Actual interest of $24.40m is interest accrued on the designated loan
from QTC to Council for the purposes of the CBD redevelopment.

Funds advanced pursuant to this designated loan totaled $50m. —>| = Actual interest on designated loan from QTC

= In addition to the designated loan of $50m, Council advanced a
further $41.36m to ICP for the CBD redevelopment. Notional interest
on this component totaled $14.36m (based on the interest rates

. m Notional i | fi | ICP 24,404,053
payable by Council pursuant to other general loans from QTC). otional interest on general funds loaned to IC

Total: $38.77m

Source: ICP financial statements, QTC loan statements, information provided by Council personnel and McN calculations.
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Appendix 3: Background

3.1 Background and key activities

ICP was established to purchase land in the Ipswich CBD in 2009 and project manage the development of that land for civic and commercial purposes. The two key projects are the

proposed new Council Administration Building and an adjacent Civic Space. ICP also manages projects on other property parcels within Ipswich city centre, on its land and Council-
owned land.

ICP background and Ipswich City Central Master Plan ICP’s property interests and projects undertaken by ICP
= [CP’'s main objective was the acquisition and redevelopment of land with a focus on = |CP's projects are on its land within Ipswich city centre and on land owned by (or to be
revitalising the Ipswich city centre. Its key focus was on inner city living and the creation transferred to) Council.

of a “street based higher order retail precinct”, which was to be centred around Council’s

new Administration Building and services precinct. = The status of ICP's two key projects is as follows. These projects are planned for land

currently owned by ICP, but intended to be transferred to Council before development:
= The retail component is focused on entertainment and food & beverage services, which is

to differ from the services provided at the nearby Riverlink shopping centre, — Administration Building: In early 2018, Council resolved to own the Administration

Building and consequently terminated the AFL and the Admin DMA with the third
party developer, EPC. At that time, it was also determined that Council would engage
ICP as the developer of the Administration Building.

— Civic Space: Council engaged ICP to develop Civic Space in Ipswich CBD on land
currently owned by ICP. The project is currently on hold.

= Council has since resolved that ICP will not act as developer and will be wound up.

= |CP's real property interests are within the Ipswich city centre and consist of the following:

Civic Space (currently includes Bell Street 1 SP300605
e g3 wing - g e Green)
T ' Administration Building 2 SP300605
Entertainment Precinct 1 RP209886
oo, | ¥ Bell Street Link 2 SP246525
L f e New Food Precinct 2 RP209886
- commoniaERL S 3 _ 3 RP212242 (leased from QR)
é J : Traffic Ramps 25 CPS2 804975 (leased from QR)
Murphy’s Pub 1 RP2677
2 Bell Street Lot 1 RP157021
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Appendix 3: Background
3.2 Summary of ICP’s current properties and projects

ICP’s projects and land holdings are within Ipswich city centre. This diagram shows ICP’s projects and the location of the land to which they relate. Many of these projects are on
ICP’s land. Some of the projects are on land owned by Council or other parties.

Source: Information provided by Council personnel

= Civic Space/Library/car park upgrade J 3 > Traffic ramps & loading dock
= Land upon which the Civic Space, = 25 Bremer Street, Ipswich.

including the library, is planned for ,(‘) —

development. i = Crown lease expires in 2020.
«  Subdivided from the land upon / s = |CP is required to demolish the improvements

53 . .
which the Administration Building is ) %'bq,. by the time of the lease expiry.
planned for development. Strees . - -
> Administration Building

= [CPis in the process of creating a . .

further lot for Bell Street Green. * 1 Union Place, Ipswich.
R Coptz?ins A .smal.l portion of the 23 ) oA . (I:Doerr:C)lI(iatti:n of the previous structure is

building primarily constructed as the i "o prete.

New Food Precinct. i = % e Bell Street Green

: 5 ; 4 g %;I = Currently an open parking lot.
New Food Precinct (@) | s = Lot to be subdivided from Civic Space.
= Consists of: T
OnEIsts O \f/ =9 Murphy’s Pub
— 27 Ipswich City Mall (e); and — -
pswich City Mall (e); an //y_ \l ey, —— = 5 Union Place Mall, Ipswich.
— 25 Ipswich City Mall (d) on long- ) s .
terrr?sléva:(s:e frlo)r/n QaR (d) on long ! 1 22‘ [17a ] = Constructed circa 1910.
. " 7 _2 (h) ‘/I / . .

= A small potr;iog-o-f tge bu”ldindg also '__,,/""',77:3’_—3_7_(0) /, 5.' » f S = Closed on purchase, pending restoration.

runs over the Civic Space land. AT ~3N = " () ~— ;S 2 Bell Street, Ipswich

|\ 33 4 f - . . -
# ’ — = Commercial & retail building on long-term
Entertainment Precinct 1 g T ————— lease from QR.
= 163 Brisbane Street, Ipswich J 163 - 28 }7-4""'-5 ~/ — 5 13 = |CP has relocated to Level 7 of this building.
1 . — | . ~~<,J “vee
- ~— / — J .

« Al tenants are required to vacate by > ) e~ 38 34 & ‘I 3 , S = Currently occupied by a number of tenants.

no later than 7 June 2019. »}4{” ‘32‘ LA ,3 9 / 1

/143 [4e-36 | ' w7 )1 R o —g"\zil Bell Street Link / Bell Street Mall

| T 1 land 133 [\ T ]
con Tower 1 lan N Y ~ 3~ a = 24 Ipswich City Mall
= Sold in FY12 (land only). <

The one tenant is planned to be relocated.

N
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Appendix 3: Background
3.3 |ICP’s current properties

ICP refers to its projects within the Ipswich city centre by the names in this table, which are linked to the property descriptions, purchase prices and carrying values. The lot on which
Bell Street Link is situated was created by a subdivision of the original lot into two independent lots. Icon Tower 1 was developed on the other lot and, accordingly, value was
realised from ICP’s property holdings when the Icon Tower 1 land was sold in FY12. This accounts for part of the difference between the purchase price and current carrying value of
ICP’s land holdings.

Properties currently owned by ICP

Purchase price
Property Location Property type Lot and plan Lease expiry Purchased including settlement

FY19YTD carrying value

adjustments ($m) ($m)

Civic Space/Bell Street 23 Ipswich City Mall Freehold 1 SP300605 - 2009
Green (ICS)
Administration 1 Union Place, Ipswich Freehold 2 SP300605 - 2009
Building (ICS)
Entertainment 163 Brisbane Street, Freehold building 1 RP209886 - 2009
precinct (ICS) Ipswich
Bell Street Link/ Bell 24 Ipswich City Mall Freehold building 2 SP246525 - 2009
Street Mall (ICS) $47.83
New Food Precinct 27 Ipswich City Mall Freehold building 2 RP209886 - 2009 $27.80
(ICS) (freehold)

25 Ipswich City Mall Leasehold building from QR ' 3 RP212242 31/08/2086 2009

(leasehold)
Traffic ramps & Lot 25, Bremer Street, Crown lease of traffic ramp 25 CP SL804975 31/10/2020 2009
loading dock (ICS) Ipswich and loading dock
Murphy’s Pub 5 Union Place, Ipswich Freehold building 1 RP2677 - 2014 $0.40
2 Bell Street 2 Bell Street, Ipswich Leasehold building from QR | Lot 1 RP157021 27/11/2077 2018 $5.87
Total $54.10 $27.80
Note:

In The FY19YTD carrying value is representative of the whole of the Ipswich City Central redevelopment. Capital development costs (in addition to this value) are also included in ICP’s balance sheet

Source: ICP financial accounts and information provided by Council personnel
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