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OCTOBER LISTINGS COMPREHENSIVE ANA

RATIO COMPARISONS //

ROI

Valuation Multiple (Property + Business)
Valuation Multiple (Business Only)

Cap Rate (Property + Business)

Cap Rate (Business Only)

Wages / Net Income

Management Fee / Net Income

Leasing Coms and Others / Net Income
Wage Efficiency (Total Wage / Total No. Units)
Property Price / Total Purchase Price
Business Price / Total Purchase Price

4

4
) A4

5.10 10.75 7.87

oo (YU MRSV A s S

9.30% 19.61% 12.71%

%
£

1

17.53% 76.54% 45.25%

0.21% 65.07% 39.78%

0.00%

53.49% 25.76%



OCTOBER LISTINGS COMPREHENSIVE ANALYSIS:F

Total Price, Business Price, Unit
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1

N
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Main Beach

Price Comparisons

Carraral
Southport

Stafford ==
City ==
Tweed Heads

N
)

m Total Price

tead
Main Beach =e—

N
I

Robina ===
Coomera
Redbank

Eagleby ===
Smithfield

Brisbane South
Goodna

Bulimba ===
Merrimac =
Mount Coolum
Carrara2
Carrara3
Labrador
Marsden
Petrie
Taigum
Bethania
Central Gold.
Pelican Waters
Mcdowell =====
Cairns
Springfield
Redbank
Greater Sunshine

Business Price  ® Unit Price

Total Price Comparison

Carraral

City =————

Stafford  e—
tead

Petrie —

Taigum  —

Eagleby m——
Robina =—

Cairns  e—
Goodna  —

Bulimba e

Southport  e——

N

Merrimac m——— —————

Mount Coolum  se———
Redbank m—

Carrara? e
Carrara3 =
Labrador me—
Marsden  —
Bethania =e—
Coomera  e—
Redbank  me—
Smithfield  s—
Mcdowel| m—
Springfield  m——

Tweed Heads m—
Brisbane South
Central Gold Coast —
Pelican Waters

Greater Sunshine  =—

$
$
$

B O

/A

For Research and Analysis, we have Analysed all 32 Projects
Currently in the Market as of Oct 22, Between AUD 2m — 5m.
(with 1 exception).

Source: https://www.theonsitemanager.com.au/

Project in Bulimba is Business Only, no Unit attached to
Business.

PIMG would Target to Source Projects before they are Listed in
the Market.

Management Rights Projects usually are purchased:

Total Price = Business Price + Unit Price

Most Projects have a Manager’s Unit Requirement as part of the
Investment.

"



Property Price / Purchase Price, Business

v/

/ Purchase Price Pure
. P
POSSlble %(2)8882;0 / - u;:gsss
isiti '00% ' J A
Acquisition 20.005¢ \Y Aoa_ /N -
Targets 40.00% = -~ .
20.00% . 2 -2 .
0.00% : : : | Yq @’E 5 Property

Value >
Business
Value

From purely annual yield perspective, higher

. busi i h ice% Ily yield
Mean Average Proportion of h:JgSP:Zl:S;(;TICE/purC ase price% usually yields

Business Price to Total Purchase However, property in areas primed for growth has
Price significant advantage on exit for capital gains.

- PIMG would target the high Business/Purchase%

Projects in high growth area. Target is to capture

high yielding businesses plus a further higher

Newstead
Main.
Carraral
Southport
Stafford
City
Newstead
Tweed..
Bulimba
Merrimac
Mount.
sde

Property / Purchase Price’

Property Price / Total premium through valuation multiple on exit
Purchase Price because of location.

® Business Price / Total As a brief example, projects above the red line
Purchase Price (>75%) above would be prospects for further due

diligence as acquisition targets.



OCTOBER LISTINGS COMPREHENSIVE ANA
VALUATION 1: Valuation Multiple in Managem;
/

* A management rights business stable cash flows makes valuation s
the previous year’s actual NOI multiplied by a valuation multiple. P

*  Valuation multiples in the industry usually is between 4-7(
Direct cap rates are between 14%-25%.

*  However, in the majority of cases, investing in a management rig
purchase of the non income producing real estate compo .?”\ ’
incoming producing for ease of interpretation, as usually, ' '
on-site manager.

* (Side note: the listed NOI in the management rights indu
assumes the investor is the actual operator, and thus re
That’s just a peculiar assumption in the industry). Howe
assumptions such as caretaker and property managers’
expense, tax expense.

*  Currently with high inflation, it is quite common for sell
year using current YoY CPI, since that is a very accurate
the new investor is most probably guaranteed to inher



OCTOBER LISTINGS COMPREHENSIVE ANAL

VALUATION 2: Factors Influencing Valuation Ay Iy

of Net income. 5.) Size of management fee income. Similar to a
such as interest rates, will affect multiples. That is a factor ¢

Terms remaining in agreement: this variable has a large inf
for projects with the max term (25 years). Often it is very pro
projects with less than a 20 year term, and top up to 25 years afte

Geographic Location: Areas far north of Queensland such
opposed to projects centered around Brisbane CBD and s
lifestyle, convenience will affect multiples.

I
Management fee income size / Net Income size: the larg
projects optimize the use of manpower, usually equating

Management fee proportion of total income: there also
projects having a larger proportion of income derived f
with 100% of its income derived from the managemen
terms. Comparing that to a project with 10% from man
the investor is exposed to more risks with regards to oc



15.00
10.00
5.00
0.00

VaIL'latlon Multiple (Property + 5.10 10.75 787
Business)
Valuation Multiple (Business Only) 8.42 5.70

Cap Rate (Property + Business) 9.30% 19.61% 12.71%
Cap Rate (Business Only) 11.88% 24.22% 17.53%

Multiples Analysis of Current October Listi

Valuation Multiples

m Valuation Multiple (Cap Rate (Property + Business)
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OCTOBER LISTINGS COMPREHENSIVE ANALY
4

VALUATION 4: Regression Analysis ‘

Contract Term to Valuation Multiple
(Location Smoothed)

Multiple regression smoothed for location
(Greater Brisbane Only)

Regression Statistics

Multiple R 0.94
R Square 0.89
Adjusted R Square 0.85 8
Standard Error 0.21
Ohservations 17 7
6
ANOVA
df S5 MS £ )
Regression 4.00000 4.17686 1.04421 23.21258 4
Residual 12.00000 0.53982 0.04458
Total 16.00000 4.71668 3
Coefficients Standard Error t Stat P-value 2
Intercept 3.441408 0.847629 4.060040 0.001582 1
Listed Met Income - Gross 0.000002 0.000002 0.863314 0.404850
Management Fee 0.000001 0.000003 0.354250 0.729298 Y
Management Fee / Net Income  -0.083933 1.014201 -0.082758 0.935408 0.00 10.00 15.00 20.00 25.00
Contract Tenure 0.078201 0.033602 2.327258 0.038260
Multiple regression all Location Contract Term to Valuation Mu |t|p|€‘
(All Location)
REGRESSION OQUTPUT
Multiple R 0.706355482
R Square 0.458594576
Adjusted R Square 0.415493673
Standard Error 0.4406459655
Observations 29
ANOVA
df 55 Ms F
Regression a 4.64 1.16 5.98
Residual 24 4.66 0.15
Total 28 5.30
Coefficients Standard Erroi tStat P-value
Intercept 3.94241 1.20101 3.28259 0.00314
Listed Net Income - Gross 0.00000 0.00000 0.36678 0.71700 ! J 15.00 20.00 25.00
Management Fee 0.00000 0.00001 0.40461 0.68934
Fee f Net -0.52811 1.85629 -0.28450 0.77847

Contract Tenure 0.05516 0.02406 2.29285 0.03092




OCTOBER LISTINGS COMPREHENSIVE ANAL //
VALUATION 5: Findings on Regression M ,A
A\ /)

We’d like to start with the conclusion that using a multiple regression model .
the most significant variable in determine valuation multiple. ’

Running a multiple regression done on the five factors
geographic location. Smoothing the data by removing
regression with R-squared of 0.5, p-value of contract te
The problem here is that this data doesn’t account for g
observation) we see that there is disparity with multiples fo
Coast regions versus North Queensland and border re

Now, to improve upon this model, we removed the si
and near the border of Qld and NSW (such as Tweed }
constant as possible, we derive to a multiple regressior
at 0.03820 (graphic 4). J

Holding geography constant, we can draw from this
most significant variable. Through R-square we can
explains 89% (graphic 2) of the variability in the targ
regression at 69.7% (graphic 1).

Given the small sample size, this analysis if just to &



OCTOBER LISTINGS COMPREHENSIVE ANALYSIS:
Analysis 1 (Wages, Units to Manag Unlts in /

Data Set for t
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OCTOBER LISTINGS COMPREHENSIVE ANALYSIS: E
Analysis 2 (Wages, Units to Manage, Units in L
[N\
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OCTOBER LISTINGS COMPREHENSIVE ANAL
Return on Investment 1: Overview

: /
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ROl Comparisons (Intrest /
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m ROl (After tax NI (Est) / Do

ROI (After tax NI (Est) / Down Payment) 9.84% 31.64% 17.99%
ROI (NI / Down Payment) 10.93% 35.15% 19.98%
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OCTOBER LISTINGS COMPREHENSIVE ANAL
Return on Investment 2: Income and Wa /A

Income Comparison

City
Newstead

Tweed Heads
Goodna

Carraral
Southport
Stafford
Bulimba
Merrimac
Mount Coolum
Carrara2
Carrara3 =
Labrador
Marsden
Petrie
Taigum
Bethania
Eagleby
Brisbane South
Central Gold..
Pelican Waters =
Robina
Coomera
Redbank
Smithfield
Mcdowell
Cairns
Springfield
Redbank
Greater Sunshine

m Listed Gross Income
Management Fee Income

m Let/Lease Commissons, Other Income

We recommend targeting the projects w

1.) Larger net income for efficiency

2.) Higher % of income derived from ma

3.) Lower [Wages / Net Income] (which

“_Greater Sunshine




Average ROI Sensitivity to Interest Rate
(4.5%-6.5%)

20.00% 6 projects above 20% ROI, even with rates > 6.5%
2

25.00% ( - AN Q

20.00%
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e ROI (Interest 4.5%) ROI (Interest 5%) e===ROI (Interest 5.5

=== ROI (Interest 6%)

0 | Min | Max | Mean

ROI (Interest 6.5%)

Average ROI (Interest 6.5%) 6.93% 31.15% 15.98%



OCTOBER LISTINGS COMPREHENSIVE ANALYSIS:/ /
Return on Investment 4: Interest Expense

4
s

4
Interest EXpens ' '//,/NO

‘ eroge) |/
Interest Expense Comparisons (4.5%- V% '
6.5% ) erest Expense (6.5% ’ — a )

$300,000 Stk v
$250,000 | i

$200,000 (5. s
$150,000 ) ‘ )
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$50,000 ,/ // ‘ /
v : = o - X " ‘ f 1
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= s = o
Interest Expense (4.5%) === |nterest Expense (5%) a ea
= |nterest Expense (5.5%) Interest Expense (6%) ere pense (4.5% $41,6 69,794 91,449
are a a 0 A $188 %
= |nterest Expense (6.5%) P - 0,30 56,060 01,6
ere De e % 0,936 0 0
ere De e (6% 516 6,39 9
ere pense (6.9% 00,19 4 8 094
Interest rate increase from 4.5% to 6.5% appr it
Interest expense / noi from 31% to 45%, wher e.



OCTOBER LISTINGS COMPREHENSIVE ANALYSIS:

Sample of Proprietary Ratio Analysis

Contract Term / Valuation Multiple

SN S
0000000
SOSSSo6o

City
Newstead

Tweed Heads
Petrie

Carraral
Southport
Stafford
Bulimba
Merrimac
Taigum
Bethania
Robina
Coomera
Redbank
Smithfield
Cairns
Springfield

Mount Coolum
Goodna

Eagleby
Redbank
Greater Sunshine

Brisbane South

Marsden
Central Gold Coast

Newstead
Main Beach
Carrara2
Carrara3
Labrador
Pelican Waters
Mcdowell

Contract Term / Valuation Multiple

This is a metric that we use to compare the pricing for the
contract tenure. For example, a project with 5 would theoretically
be more attractive as an investment than 4, all other factors being
held equal. A higher metric implies 1.) the contract tenure is long
(with max being 25) 2.) the value that the seller assigns to the
relative length of contract is relatively low (cheaper).

Let’s assume two project are in the same vicinity of the Brisbane
CBD region, and they both have similar net incomes, management
fees etc. To further evaluate “value,” the project with a higher
contract term / valuation rating would thus derive more value for
the investor than that with the lower rating.
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Thank

Phone/WhatsApp
+852 6486 3964
+852 6391 8051

Web / Info:
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