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1. IMPORTANT NOTICES
This Information Memorandum (Memorandum) is dated 16 January 2020 and has been prepared by Lester Property Investments Pty
Ltd (Trustee) as Trustee for the Midland Megaplex Trust (Trust) and relates to the issue of units (Units) in the Trust.
This Memorandum is not a prospectus or product disclosure document under the Corporations Act. This is a personal invitation that
may only be responded to by the person to whom it is made. This Memorandum is specifically provided to you for the purpose of
reviewing this investment opportunity from the Trustee.
This Invitation does not require disclosure to investors under Chapter 6D.2 of the Corporations Act. Accordingly, this Memorandum
has not been lodged with the Australian Securities and Investments Commission. The contents of, and the Invitation contained in, this
Memorandum have been specifically prepared for consideration by only Sophisticated Investors for the purposes of section 761G(7)(c)
of the Corporations Act (Sophisticated Investors) and Professional Investors for the purposes of section 761G(7)(d) of the Corporations
Act (Professional Investors).
No cooling-off regime applies to the Invitation contained in this Memorandum.
This Memorandum should be read in its entirety. You should consult your professional adviser about its contents.
Any information contained in this Memorandum or subsequently provided to you, whether orally, in writing or in electronic form by
or on behalf of the Trustee or its respective directors, employees, agents or consultants is provided to you on the terms and conditions
set out in this Memorandum.
No person is authorised to provide any information or to make any representation in connection with the issue of Units in the Trust
which is not contained in this Memorandum. Any information or representation not in this Memorandum may not be relied on as
having been authorised by the Trustee or any person associated with it in connection with this issue of Units in the Trust.
This Memorandum does not constitute an invitation or offer in any place in which, or to any person to whom, it would not be lawful
to make such an invitation or offer and in particular, is not an invitation or an offer in Australia to any person who is not a Sophisticated
Investor or a Professional Investor.
By retaining this Memorandum, the recipient acknowledges and represents to the Trustee that it has read, understood and accepted
the terms of this Important Notices section. If the recipient does not accept these terms, it must immediately return this Memorandum
to the Trustee.
Confidentiality
This Memorandum has been provided to selected parties. This Memorandum and the information attached to it are confidential. This
Memorandum should not be distributed to any other person unless authorised in writing by the Trustee. By receipt of this
Memorandum, you agree that you will not transmit, reproduce or make available this Memorandum (or any information attached to
it) to anyone other than your professional advisers, without the prior written consent of the Trustee. Any such disclosure to your
advisers must be on a confidential basis, and only for the purpose of assessing the information contained in it by your adviser. Upon
request, the recipient agrees that:
(a)

it will return promptly this Memorandum, together with any other material received in connection with it, to the Trustee
without retaining any copies; and

(b)

it will enter into a separate confidentiality undertaking substantially on these terms with the Trustee.

Capital and Investment Returns Not Guaranteed
The Trustee, nor any of its officers, employees, agents or advisers, guarantees the performance or success of the Trust, the repayment
of capital or any particular rate of capital or income returns.
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Disclaimer
The purpose of this Memorandum is to provide you with information relating to the investment opportunity described in this
Memorandum.
This Memorandum is not investment advice and does not take into account the investment objectives, financial situation or particular
needs of an investor. It is important that you consider section 12 as it sets out the relevant risks of an investment in the Trust. You
should consider these risks in the light of your particular investment objectives, financial circumstances and investment needs including
financial and taxation issues and seek professional advice from your accountant, stockbroker, lawyer or other professional adviser
before deciding whether to invest.
This Memorandum has been prepared by the Trustee and does not purport to contain all the information that a prospective investor
may require. In all cases, before acting in reliance on any information, you should conduct your own investigation and analysis in
relation to the investment opportunity and you should check the accuracy, reliability and completeness of the information and obtain
independent and specific advice from appropriate professional advisers. The Trustee encourages you and your professional advisers
to review the material contracts and documents at the Trustee’s registered office (refer section 14 for more details).
The tax consequences of the investment opportunity will depend on your particular circumstances and you should seek independent
taxation advice on what the taxation consequences of this investment opportunity would be for you. The Trustee makes no
representation or warranty (express or implied) as to the tax consequences of the investment opportunity.
If you are the trustee of a superannuation fund, you should seek independent legal, financial and tax advice on the possible
consequences of this investment opportunity for you. That advice should include any matters that need to be considered under the
Superannuation Industry (Supervision) Act 1993, including the rules governing related party transactions, in-house assets and the
possible consequences for you given the Trustee will borrow funds from a financier.
Investors should be aware that any forward‐looking statements are subject to inherent risks and uncertainties. These risks and
uncertainties include factors and risks specific to real estate assets as well as general economic conditions and conditions in financial
markets. Actual events or results may differ materially from the events or results expressed or implied in any forward looking
statement and such deviations are both normal and to be expected. While the Trustee has endeavoured to ensure that forward looking
statements in this Memorandum have a reasonable basis, the Trustee does not make any representation or warranty (either express
or implied) as to the accuracy of any forward looking statement, or any events or results expressed or implied in any forward looking
statement, and investors are cautioned not to place undue reliance on the statements. Any forward looking statements reflect views
held only as at the date of this Memorandum.
The Trustee makes no representation or warranty (express or implied) as to the accuracy, reliability or completeness of the
information. The Trustee and its respective directors, officers, employees, agents, advisers and consultants shall have no liability
(including liability to any person by reason of negligence or negligent mis‐statement) for any statements, opinions, information or
matters (express or implied) arising out of, contained in or derived from, or for any omissions from this Memorandum, except liability
under statute that cannot be excluded.
The information contained in this Memorandum has been prepared as at the date of this Memorandum. It should not be relied on for
the transfer of Units at any future date and the Trustee does not warrant that information contained in this Memorandum remains
correct at, or at any time after, the date of the Memorandum.
Australian Financial Services Licence
The Trustee is authorised by Growth Equities Pty Ltd (ABN 20 102 014 835) (Growth Equities) to act under Growth Equities’ Australian
Financial Services Licence (AFSL), number 225781.
In this regard, the Trustee has entered into an agreement with Growth Equities, under which the Trustee is authorised to make
invitations to eligible investors and arrange for the issue of interests in Managed Investment Schemes (Schemes). The Trustee will
issue Units in the Scheme in accordance with such invitations if they are accepted.
The information contained in this Memorandum is general advice only and does not take into account your personal objectives,
financial situation or needs. You should be aware that:
a)

The Trustee is not licensed to provide financial product advice in relation to the Units.

b)

No cooling-off rights apply in respect of the acquisition of the Units.
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2. CHAIRMAN’S INVITATION
Dear Fellow Investor,
I am pleased to invite you to co-invest with us in this excellent, large format
retail property in Perth.
It is important to build a diverse portfolio of properties to protect and grow
value in all economic environments. This means buying well and taking
advantage of opportunities when they arise. Commercial and retail
properties should be an important part of all diversified property investment
portfolios, particularly given retail sales have shown reliable growth every
year for more than 3 decades. According to CBRE, Retail Sales in Australia
increased 2.5% for the year to the end of September 2019.
Large format retail, previously referred to as big-box retail, has seen
significant growth as a sub-sector of commercial property. This is a direct
result of the lower occupancy costs associated with this style of property
attracting tenants away from traditional shopping centre and high street retail strip shopping and expanding
the range of likely tenants. It is true that online sales has experienced strong growth (from a low base) but,
according to Australia Post, they are forecast to only make up 10% of total retail sales by 2020, the other 90%
is acquired from physical stores.
In addition to its excellent location and built infrastructure, this Property is attractive because of its security
and reliability of income. This acquisition represents excellent value and provides strong investment returns,
which can be difficult to achieve in this low interest rate environment.
I invite your participation with us in the Midland Megaplex Trust as it offers the security of contracted income
from twelve different tenants.
Yours sincerely,
LESTER GROUP

RICHARD D LESTER AM
Executive Chairman

Lester Property Investments Pty Ltd
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3. INVESTMENT SUMMARY
This is an Invitation to apply for Units in the Midland Megaplex Trust (Trust), which intends to acquire the
Property for the primary purpose of deriving rental income.
Investment Highlights
•
•
•
•
•
•
•
•
•
•
•
•
•

Newly developed large format retail centre;
12 tenants, 93.4% occupied;
7.9 years average lease term (WALE);
2 year rent guarantee from vendor on proposed pharmacy tenancy
1 year rent guarantee from vendor on all other vacancies;
8.2% average annual cash return;
8 year investment term;
A new Bunnings Warehouse is currently being developed across the road;
Non-recourse debt, up to 55% of the Property’s initial valuation;
Lester Group will invest at least $1 million;
Simple unit trust structure suitable for qualifying superannuation funds;
Lester Group will manage all aspects of the Property and Trust; and
This Invitation is to Sophisticated Investors and Professional Investors only.

The Property
Lester Property Investments Pty Ltd as trustee for the Midland Megaplex Trust has secured 7 Clayton Road,
Bellevue, Western Australia, by way of an Option to purchase, the terms of which have been used in the
investment assumptions and feasibility outlined in this IM.
Co-invest with the Lester Group
The Lester Group intends to subscribe for at least $1 million worth of Units (1 million Units) pursuant to this
Memorandum.
The Trust and Property will be managed by Lester Property Investments Pty Ltd (Trustee), a wholly owned
subsidiary of the Lester Group. The Lester Group has a profitable history of property investment and
development across a range of sectors in Australia.
The Fees payable to the Trustee are:
•
•
•

Establishment Fee – 3.0% of the purchase price of the Property;
Asset Management Fee – up to 0.5% per annum of the most recent valuation of the Property;
Performance Fee - 20% of any excess return over a 9.0% internal rate of return per annum.

The Invitation to Invest
All Invitations are made pursuant to this Memorandum and Application Form contained herein. The
Memorandum endeavours to raise $33,600,000 from the issue of 33,600,000 $1.00 Units.
All Applications must be for a minimum of 250,000 $1.00 Units and accompanied by Application Monies of
$1.00 for each Unit applied for. The Trustee may accept less than the minimum Application at its absolute
discretion. Once the Application has been accepted by the Trustee, the Application Monies will become nonrefundable.
The Invitation Closing Date is when the Trustee has received Applications for 33,600,000 Units and it chooses
to close the invitation.
Lester Property Investments Pty Ltd
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4. THE PROPERTY
Location
The Property is located in the established City of Midland, which is situated at the Perth foothills,
approximately 17 km north east of the Perth GPO. Midland has a wide variety of residential accommodation,
commercial and retail properties, including landmark properties such as Department of Land Information
Building, Midland Law Courts, Midland Gate Shopping Centre and high exposure showrooms along Great
Eastern Highway. Midland includes an established and growing resident population as well as a significant
provision of retail, commercial, recreation and industrial facilities courtesy of its easily accessible location.
The Property is on the north eastern corner of Clayton Street and Cowie Close, approximately 1 km south of
the signalled intersection of Great Eastern Highway and Lloyd Street. The properties in the immediate vicinity
include large format retail, retail showrooms, industrial properties and vacant land (zoned for commercial
development). To the immediate west is a modern large format retail development comprising notable
tenants including; Harvey Norman, Forty Winks and Furniture Bazaar. St John of God Hospital is located on
the north west corner of Clayton Road and Lloyd Street approximately 1 km from the Property.
The Property has good access to major arterial roads including Great Eastern Highway and Roe Highway.
Public transport in the form of rail and bus services are available within the immediate vicinity. An extension
of Lloyd Street has recently been undertaken, which provides a link between the Great Eastern Highway
commercial district and the Clayton Street large format retail precinct.
Retail Trade Area
Source: Location IQ
The Trustee commissioned a Market Potential Assessment of the Property from Location IQ, who have
assessed the Retail Trade Area to have the following characteristics:
•
•
•

Current population of 255,170 and expected to increase to 302,970 by 2031, (1.3% growth pa);
Total Retail Expenditure is expected to increase by 4.2% pa (2018 – 2031);
Large Format Retail Expenditure of $757.8m in 2018 and is expected to increase by 3.6% pa to 2031.

There are currently four large format retail centres within the main trade area of the Property, which are all
located around the Clayton Street, Midland precinct. Midland Megaplex (the Property) is the second largest
of these centres, which include Midland Home (23,400 sqm), the Harvey Norman Centre (12,900 sqm) and 5
Clayton Street (9,700 sqm). A range of large format retail tenants are part of Midland Gate or in free-standing
locations around Midland, predominantly along Great Eastern Highway.
A Bunnings Warehouse (22,550 sqm) is currently under construction across the road from the Property. This
is part of a large format retail centre of some 54,986 sqm and includes a range of other complementary brands.
Location IQ considers this development will not necessarily negatively impact the Property or its tenants, or
other nearby large format centres, but rather reinforce the Clayton Street precinct as a major destination for
large format retail, complementary retail and non-retail facilities.

Lester Property Investments Pty Ltd
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Improvements
The Property comprises four showroom/warehouse buildings opened in late 2017. These buildings are divided
into 14 different tenancies, each separately air conditioned and serviced.
A total of 836 ground level car parking spaces are provided at the centre. This equates to 4.0 car spaces per
100 sqm of floorspace, which is higher than the typical level for a large format retail centre of around 2.5 car
spaces per 100 sqm of floorspace.
The Property’s features include:
•
•
•
•
•
•

5 hectare site area;
20,913 sqm Net Lettable Area;
836 car parking bays;
12 tenants, 93.41% occupied;
1,379 sqm (6.59%) vacancy currently being actively marketed; and
excellent passing traffic exposure and vehicle access.

Tenancies
Spudshed is a farmer’s market offering a large range of fresh
produce together with a full meat, dairy and grocery range.
Established in 1998, the business has grown into 9 stores with
the majority of the produce grown on Galati Family farms.
For further information, go to: https://www.spudshed.com.au/
Spudshed’s lease contains the following details:
•
•
•
•

Area 4,196 sqm;
Term 20 years to 31 October 2038;
Bank guarantee to the value of 6 months gross rent plus GST; and
Rent increases by a fixed 2% annually.

Spotlight is a family owned and operated Australian business with stores throughout Australia, New Zealand
and Asia. They employ more than 6,700 team members who are dedicated to providing the best quality,
service, price and expertise in fabrics, craft and homewares to millions of customers each year.
For further information, go to: https://www.spotlightstores.com/
Spotlight’s lease contains the following details:
•
•
•
•

Area 4,057 sqm;
Term 10 years to 14 November 2027;
Three eight year options to extend; and
Rent increases by a fixed 2.5% annually.

Lester Property Investments Pty Ltd
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Fantastic Furniture was established in 1989 and has now grown to over 75
stores nationally. They pride themselves as Australia’s best value furniture
and bedding store.
For further information, go to: https://www.fantasticfurniture.com.au/
Fantastic Furniture’s lease contains the following details:
•
•
•
•

Area 2,600 sqm;
Term 5 years to 18 December 2022;
Three five year options to extend; and
Rent increases by CPI, capped at 4% per annum.

Anaconda was founded in November 2004 by an Australian retailing family who were concerned that
Australia's outdoor and adventure culture was in decline. This family, who love the outdoors themselves,
realised that Australia really didn't have a one-stop-shop for outdoor and adventure equipment. This is how
the vision of Anaconda - Australia's largest camping and adventure superstore - was born.
For further information, go to: https://www.anacondastores.com/
Anaconda’s lease contains the following details:
•
•
•
•

Area 2,059 sqm;
Term 10 years to 14 November 2027;
Three eight year options to extend; and
Rent increases by a fixed 2.5% annually.

Furniture Bazaar was established in 1999 and has now grown to 7 stores
across Perth.
For further information, go to: https://www.furniturebazaar.com.au/
Furniture Bazaar’s lease contains the following details:
• Area 1,500 sqm;
• Term 5 years to 7 November 2023; and
• Rent increases by a fixed 2.5% annually.

Lester Property Investments Pty Ltd
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Plush is a Victorian based business established in 2000 as a specialist sofa
retailer and has now grown to 42 stores across Australia.
For further information, go to: https://www.plush.com.au/
Plush’s lease contains the following details:
•
•
•
•

Area 1,090 sqm;
Term 5 years to 15 December 2022;
Three five year options to extend; and
Rent increases by CPI, capped at 4% per annum.

Ashley Furniture HomeStore is the world’s largest furniture
manufacturer. First opened in the USA in 1997, the chain comprises
over 830 locations worldwide.
For further information, go to: https://ashleyfurniture.com.au/
Ashley Furniture HomeStore’s lease contains the following details:
•
•
•
•
•

Area 1,014 sqm;
Term 10 years to 30 June 2028;
One five year option to extend;
Bank guarantee to the value of 24 months gross rent plus GST;
Rent increases by CPI annually.

Living Emporium was established in 2003 as an affordable furniture
and homewares retailer. It is Western Australian owned and operated
with 14 stores across WA.
For further information, go to: https://www.livingemporium.com.au/
Living Emporium’s lease contains the following details:
•
•
•
•

Lester Property Investments Pty Ltd
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Tile Boutique Midland is part of a network of 35 independent licensed
dealers across Australia using its buying power to source premium tile
products from all over the world.
For further information, go to: https://www.tileboutique.com.au/
Tile Boutique Midland’s lease contains the following details:
•
•
•
•
•

Area 647 sqm;
Term 10 years to 30 June 2028;
Two five year options to extend;
Bank guarantee to the value of 3 months gross rent; and
Rent increases by a fixed 3% annually.

Perth Furniture Emporium is a family owned and operated furniture and
homewares store servicing Western Australians for over 16 years.
For further information, go to: https://www.perthemporium.com.au/
Perth Furniture Emporium’s lease contains the following details:
•
•
•
•
•

Area 621 sqm;
Term 5 years to 28 February 2023;
One five year option to extend;
Bank guarantee to the value of 6 months gross rent; and
Rent increases by a fixed 3% annually.

Toyworld is part of an owner operator group that make up the largest
specialty toy retailer in Australasia.
For further information, go to: https://www.toyworld.com.au/
Toyworld Midland’s lease contains the following details:
•
•
•
•
•

Lester Property Investments Pty Ltd
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Taking Shape is a women’s plus size fashion retailer
established in 1985, now with 78 standalone and Myer
concept stores across Australia and more in New Zealand.
For further information, go to: https://takingshape.com/AU/
Taking Shape’s lease contains the following details:
•
•
•
•

Area 430 sqm;
Term 6 years to 28 July 2025;
Bank guarantee to the value of 3 months gross rent; and
Rent increases by a fixed 3.0% annually.

Over the last 16 years Chemist Warehouse has grown from a single shop
in the outer Western suburbs of Melbourne to become one of Australia’s
top 10 retailers. Today, the group has over 400 stores across Australia.
For further information, go to:
https://www.chemistwarehouse.com.au/
Chemist Warehouse has entered a heads of agreement to lease, which is
still conditional upon achieving approval from the Pharmacy Registration
Board of WA. It is intended the proposed lease contains the following
details:
•
•
•
•

Lester Property Investments Pty Ltd
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Vacancy and Vendor Guarantee
Areas totalling 1,379 sqm, representing approximately 6.59% of the Total Net Lettable Area (20,913 sqm) are
currently vacant and are being actively marketed by the vendor.
The Trustee has secured a 12 month gross rental guarantee from the vendor of the Property over the current
vacancies, except for the proposed pharmacy lease which is a 24 month gross rental guarantee from the
vendor. Please note this is reflected in the current 7.9 years Weighted Average Lease Expiry (WALE) of the
Property.
The Trustee intends to appoint a specialist commercial leasing agency to secure tenants to occupy any
remaining areas from the settlement of the Property.
Pharmacy Tenant
Chemist Warehouse has entered into an agreement to lease 620 sqm of the 1,379 sqm vacancy mentioned
above. In order to progress, their agreement requires approval from the Pharmacy Registration Board of WA.
The 7.9 year WALE calculation detailed in this IM incorporates only the pharmacy lease guarantee of 2 years
rather than 10 years detailed in the proposed pharmacy lease. As a result, if the pharmacy lease is confirmed
as expected, the WALE term will increase accordingly.
Electricity Profit
Given the number of tenants and the amount of electricity they collectively draw, the vendor has established
a system of purchasing electricity from the utility supplier at a wholesale rate and then selling it to the tenants
at a higher, retail rate. This activity is expected to generate additional Trust profit of approximately $420,000
per annum and will form part of the Trust’s distributions.
Property Outgoings
Property outgoings are expenses associated with the running and maintenance of the Property and include,
rates (incl. Water & Sewerage charges), land tax, building insurance, property management fees, repairs,
cleaning, gardening, and maintenance but excluding capital items and development costs.
Outgoings are generally fully recoverable from the tenants of the Property. Some of the leases associated
with this Property, cap or limit the amount of outgoings that are recoverable from the tenant. These lease
specific differences have been factored into the Trustee’s feasibility and the expected returns that Unitholders
are forecast to receive.

Lester Property Investments Pty Ltd
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5. MARKET COMMENTARY
Source: CBRE Valuations Pty Limited

5.1 Economic Overview
Source: Reserve Bank of Australia

Global

 The outlook for the global economy remains reasonable. While the risks are still tilted to the downside,
some of these risks have lessened recently. The US–China trade and technology disputes continue to
affect international trade flows and investment as businesses scale back spending plans because of the
uncertainty. At the same time, in most advanced economies unemployment rates are low and wages
growth has picked up, although inflation remains low. In China, the authorities have taken steps to
support the economy while continuing to address risks in the financial system.
 Interest rates are very low around the world and a number of central banks have eased monetary policy
over recent months in response to the downside risks and subdued inflation. Expectations of further
monetary easing have generally been scaled back. Financial market sentiment has continued to
improve and long-term government bond yields are around record lows in many countries, including
Australia. Borrowing rates for both businesses and households are at historically low levels. The Australian
dollar is at the lower end of its range over recent times.

Australia

 At its December meeting, the Reserve Bank of Australia’s (RBA) Board decided to leave the cash rate
unchanged at 0.75%.
 After a soft patch in the second half of last year, the Australian economy appears to have reached a
gentle turning point. The central scenario is for growth to pick up gradually to around 3% in 2021. The low
level of interest rates, recent tax cuts, ongoing spending on infrastructure, the upswing in housing prices
and a brighter outlook for the resources sector should all support growth. The main domestic uncertainty
continues to be the outlook for consumption, with the sustained period of only modest increases in
household disposable income continuing to weigh on consumer spending. Other sources of uncertainty
include the effects of the drought and the evolution of the housing construction cycle.
 The unemployment rate has been steady at around 5.25% over recent months. It is expected to remain
around this level for some time, before gradually declining to a little below 5% in 2021. Wages growth is
subdued and is expected to remain at around its current rate for some time yet. A further gradual lift in
wages growth would be a welcome development and is needed for inflation to be sustainably within
the 2–3% target range. Taken together, recent outcomes suggest that the Australian economy can
sustain lower rates of unemployment and underemployment.
 Inflation is expected to pick up, but to do so only gradually. In both headline and underlying terms,
inflation is expected to be close to 2% in 2020 and 2021.
 There are further signs of a turnaround in established housing markets. This is especially so in Sydney and
Melbourne, but prices in some other markets have also increased recently. In contrast, new dwelling
activity is still declining and growth in housing credit remains low. Demand for credit by investors is
subdued and credit conditions, especially for small and medium-sized businesses, remain tight.
Mortgage rates are at record lows and there is strong competition for borrowers of high credit quality.
 The easing of monetary policy this year is supporting employment and income growth in Australia and a
return of inflation to the medium-term target range. The lower cash rate has put downward pressure on
the exchange rate, which is supporting activity across a range of industries. It has also boosted asset
prices, which in time should lead to increased spending, including on residential construction. Lower
mortgage rates are also boosting aggregate household disposable income, which, in time, will boost
household spending.
 Given these effects of lower interest rates and the long and variable lags in the transmission of monetary
policy, the RBA Board decided to hold the cash rate steady at this meeting while it continues to monitor
developments, including in the labour market. The Board also agreed that due to both global and
domestic factors, it was reasonable to expect that an extended period of low interest rates will be
required in Australia to reach full employment and achieve the inflation target. The Board is prepared to

Lester Property Investments Pty Ltd
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ease monetary policy further if needed to support sustainable growth in the economy, full employment
and the achievement of the inflation target over time.

Australian Interest Rates
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Source: Reserve Bank of Australia (Dec-19)
Please note: bank bill and bond rates taken from last business day of the respective month

5.2 Retail Investment Overview
Retail Sales
Growth

 Retail trade in the year to the September Quarter 2019 grew by 2.5% (seasonally adjusted), with
state performance detailed as follows:
−
−
−
−
−

Victoria – 3.4%
New South Wales – 0.6%
South Australia – 2.0%
Queensland – 4.8%
Western Australia – 2.4%

 The following chart summarises national turnover performance by retail category:

Total Retail Turnover Growth by State

Total Retail Turnover Growth (%)

12%
9%
6%
3%
0%
-3%

Sep 19

SA

Mar 19

Sep 18

QLD

Mar 18

VIC

Sep 17

Mar 17

NSW

Sep 16

Mar 16
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Gross
Occupancy
Cost Ratios

 Most listed entities are reporting negative re-leasing spreads across their retail portfolios, although
stronger performances can be observed in key CBD locations such as Melbourne and Sydney or
for some centres stabilising post redevelopment. However, the expansion and increased
competition from international retailers, a weaker housing market, low wages growth and tighter
lending conditions represent major challenges for future sales growth, which is expected to remain
subdued.

Online Sales

 Online sales for the 12 months ending September 2019 rose 10.5% to $29.53 billion. These results are
on the back of a very weak mid-year period. By comparison, online sales grew by 15.7% for the 12
months ending September 2018.
 Online sales represented around 7% of retail spending in 2015, however online sales have since
grown to around 9.1% of retail spending, and about 9.7% higher than the 12 months to September
2018.
 The largest sales category, homewares and appliances was a key contributor to the headline
result given its relative weight in the index, slowing from an exceptionally fast rate in August. The
year-on-year change for this category remains negative due to considerable weakness in June
and July. Smaller spend share category, games and toys, recorded the highest sales growth in the
month, and is strongly positive in year-on-year terms. With continued strong growth in the past five
months, sales for the smallest online category, takeaway food, is now approximately double what
it was in September 2018.
 With growth accelerating in month-on-month terms, international online retailers (3.2% mom, s.a.),
outpaced domestic competitors (+1.4%). The large international spend share category, fashion,
however was much weaker (-3.0%) compared to their domestic counterparts in September.
Growth continued at a slower pace for domestic homeware and appliance retailers but
contracted slightly in the month for international merchants in this category.
(Source: NAB Online Retail Sales Index – September 2019)

Challenges to
Retail
Sales Growth

 Retail sales growth is supported by population growth and retail spend per capita growth. The
below average spend per capita growth has been a drag on retail sales growth.
 The following charts highlight trends in Wages Growth & Price Inflation and Retail Spend per Capita
Growth vs Population Growth.
Wage Growth & Price Inflation
(seasonally adjusted)

Retail Spend per Capita Growth
vs. Population Growth
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Large Format
Retail
Investment
Overview

 The housing market continued to rebound, supporting growth in the large format retail sector and
household goods trade. Interest rates have been cut to a historic low of 0.75%, a decision that
should support a continuing recovery in the housing market. As a result, large format retail
fundamentals have also turned positive.
 In the year to August 2019, Australian household goods trade grew marginally at 0.2% (3mma),
the first period of growth in six months. However, this growth remains well behind the five year
average of 4.5%. Furniture, floor coverings and housewares (-3.8%), recorded negative growth
over the year whilst electrical and electronic goods (1.3%) and hardware, building and garden
supplies (2.2%) saw solid growth.
 Net face rents remained stable across the quarter as a two-speed large format retail sector
emerges. In a subdued rental growth environment, budget retailers have been looking to expand
into previously vacant spaces supported by heavy incentives. Large and more premium retailers
have been increasingly looking to right-size their footprint amid uncertain retail conditions.
Landlords are becoming more flexible, offering shorter lease terms and offering attractive
incentives to attract and retain tenants. Incentive levels are expected to increase in some
markets to support rental levels.
 Prime yields have remained flat; however, sales evidence has been thin. Transaction volumes are
just a fraction of what they were two years ago, with very limited stock available, vendors have
lower yield expectations given lower cash rate. Lower interest rates may help boost household
spending but when we look at the broader retail market, this has not translated to a notable
increase in spending.

5.3 Sales Trend History
2002-Q3 2019

 We have analysed all direct major shopping centre transactions that have occurred between
2002 and Q3 2019 (refer to summarised results in the table and graphs overleaf).
 Our analysis captured 59 transactions, being well below the 10 year average of 146, and the 5
year average of 165 deals. Activity in the first 9 months of 2019 totalled a mere $2.514 billion, which
is well below the prior 5 year average of $7.63 billion, and the 10 year average of $6.7 billion. The
fact that 2017 and 2018 were record years further highlights the contrast with YTD Q3 2019.
Transaction volumes are typically stronger in the last quarter, and should again be in 2019,
however the expectation is for sales activity to remain below average.
 Despite the decline in activity, the average sale price remained steady at $42.62 million, being
slightly below the 5 year average of $46.09 million. A number of larger transactions to be
completed in Q4 2019 should increase 2019 average closer to the longer term average.
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 The analysis below details the Q3 2019 sales by state and category.
Sales
Volume $
State
New South Wales / ACT $1,173,300,000
Queensland / NT
$544,298,790
Victoria / Tasmania
$587,390,978
South Australia
$88,415,000
Western Australia
$121,082,828
$2,514,487,596

Sales
GLAR
N umber of
Volume
sqm
Transactions % of total
166,770
10
46.7%
102,048
23
21.6%
128,697
15
23.4%
32,033
5
3.5%
24,629
6
4.8%
454,177
59
100%

Average
Initial
Yield
6.18%
6.56%
5.85%
6.45%
6.14%
6.02%

Average
Equivalent
Yield
6.78%
7.04%
5.78%
6.45%
6.07%
6.30%

Average
IRR
6.66%
7.84%
6.59%
7.88%
6.70%
6.82%

Average
Price/
GLAR
$6,967
$6,248
$6,023
$3,155
$5,070
$5,536

Sales
Volume $
$575,000,000
$508,000,000
$769,878,580
$139,865,000
$179,093,038
$188,500,000
$54,530,000
$99,620,978
$2,514,487,596

Sales
GLAR
N umber of
Volume
sqm
Transactions % of total
63,219
1
22.9%
105,930
4
20.2%
148,790
26
30.6%
26,952
9
5.6%
8,620
2
7.1%
67,674
9
7.5%
20,469
3
2.2%
12,522
5
4.0%
454,177
59
100%

Average
Initial
Yield
4.80%
6.48%
6.44%
5.86%
5.07%
6.56%
5.11%
5.47%
6.02%

Average
Equivalent
Yield
4.80%
6.58%
6.89%
5.81%
4.89%
6.55%
5.11%
5.45%
6.30%

Average
IRR
6.13%
7.31%
7.39%
6.32%
6.56%
7.38%
6.45%
6.62%
6.82%

Average
Price/
GLAR
$18,191
$6,252
$5,270
$4,851
$20,744
$3,746
$2,832
$8,964
$5,536

Category
Regional
Sub Regional
Neighbourhood
Supermarket
City Centre
Large Format Retail
Hardware
Other
Total

Shopping Centre Transactions
by Value by Centre Type

Shopping Centre Transactions
by Value by State

Neighbourhood
31%

Victoria /
Tasmania
23.4%

Queensland/ NT
21.6%

Supermarket
6%

SouthAustralia
3.5%

SubRegional
20%

Western Australia
4.8%

NewSouthWales
/ ACT
46.7%

Yields

City Centre
7%
LargeFormat
Retail 7%
Hardware
2%
Other
4%

Regional
23%

 The following yield and IRR charts are based on actual transaction data. Therefore, the recent
fall in sales activity (smaller data set) requires us to interpret the charts with some caution. The
trends will become clearer as full year transaction data is compiled for 2019.
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Equivalent Yield Com par ison by Centr e Type 2001 - Q3 2019
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Yield & IRR Spr eads 2002 - Q3 2019
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5.4 The Future
The Future

 The weight of capital seeking retail investments has weakened significantly as investors grow wary of
the uptake in online retailing, concerns grow around rental growth and negative rent reversions and
the ability to fund non income producing capital expenditure. In fact, the demand for retail
investments in the wholesale and institutional markets is very low. Naturally, investors have become
more selective which is affecting in the first instance secondary assets and assets located in nonmetropolitan locations. However, these trends are likely to permeate the broader market. We have
already observed valuation weakness or falls across most retail categories and there is a real risk that
as further transactions materialise investment parameters will soften further.
 We anticipate retail sales growth to remain very modest and low in some states and potentially volatile
from month to month in the near term. Sales growth in WA is likely to remain subdued as the state’s
economy continues to adjust to reduced mining sector activity. Nationally, low population growth, a
weak housing market, tighter lending criteria and low household income growth will continue to be a
headwind for retail sales growth.
 Online retailing continues to trend higher as a percentage of total retail sales, and this trend will
continue in the foreseeable future. Retailers are clearly embracing this distribution channel, with
domestic online sales growing at a faster rate than international online sales into Australia. Owners are
responding to the challenge by focusing on tenancy mix and place making to enhance the customer’s
retail experience.
 We are continuing to observe negative re-leasing spreads in most centres and portfolios. This issue will
persist where fixed rental increases exceed retail sales growth at centre level. With retailers continuing
to experience trading headwinds the retail leasing market is expected to remain challenging.
 It is likely that development activity will slow to a trickle as tough retail leasing conditions and soft
investment demand make it hard to support large projects.
 We recognise that property markets are cyclical and that we are past the top of the current cycle.
We are observing that many retail values are declining or at the risk of declining.
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6. FINANCIAL DETAILS
Acquisition Expenditure
Purchase Price ....................................................................................................................... $58,000,000
Stamp Duty & Fees ................................................................................................................. $2,993,000
Legal/Settlement Costs................................................................................................................. $50,000
Borrowing Costs............................................................................................................................ $47,000
Due Diligence Costs ...................................................................................................................... $75,000
Valuation Fees .............................................................................................................................. $15,000
Establishment Fee ................................................................................................................... $1,740,000
Working Capital .......................................................................................................................... $640,000
Capital Expenditure & Leasing Incentives (Provision) ............................................................. $1,940,000
Total Project Cost ......................................................................................................... $65,500,000
Total Project Cost of $65,500,000 will be funded as follows:
Subscription Monies .............................................................................................................. $33,600,000
Initial Debt (LVR 51.7%) ......................................................................................................... $29,960,000
Initial Undrawn Debt* ............................................................................................................. $1,940,000
Total
................................................................................................................. $65,500,000
*Provision for potential capital expenditure & lease incentives
Cash Flow Assumptions
A summary of cashflow assumptions follow:
1.
2.

Cashflow Term
Initial Annual Rental

3.

Rental Escalations

4.
5.
6.
7.
8.
9.
10.
11.
12.

Syndicate Management Fee
Working Capital
Capital Expenditure
Lease Incentives:
Vacancy
Outgoings
Selling Fee
Disposal Date
Loan Interest Rate

Eight (8) years
$3,987,478 (as per lease agreements, electricity profit plus one and
two year vendor rental guarantees)
Current leases as per lease agreements and for new leases market
rent escalation of approximately 2.65% per annum
Refer Section 8 of this Memorandum
$640,000
$580,000 over the term of the investment
$1,360,000 payable over the term of the investment
4 months for every lease expiry over the term of investment
Initially $52 per m2 escalating at 3% per annum
1.0% + associated expenses
End of Year 8
Years 1 to 5
3.1%
Years 5 to 8
3.6%

Note: The actual cashflows may vary from the assumptions outlined above.
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Forecast Unitholder Income Return

Midland Megaplex Trust
Forecast Income Return

Period
Year Ending:
Total Net Rental Income

1

2

3

4

5

6

7

8

Mar-21

Mar-22

Mar-23

Mar-24

Mar-25

Mar-26

Mar-27

Mar-28

$

4,019,001 $

4,106,092 $

3,978,711 $

4,099,756 $

4,316,845 $

4,431,886 $

4,499,766 $

4,315,401

Leasing Expenditure
Non-Recoverable Outgoings

$
($

- ($
46,092 ) ($

4,491 ) ($
47,619 ) ($

4,491 ) ($
110,767 ) ($

29,287 ) ($
107,074 ) ($

33,889 ) ($
85,230 ) ($

37,440 ) ($
64,145 ) ($

42,555 ) ($
73,028 ) ($

157,096 )
199,955 )

Total Owner's Expense

($

46,092 ) ($

52,110 ) ($

115,257 ) ($

136,361 ) ($

119,119 ) ($

101,585 ) ($

115,584 ) ($

357,051 )

Net Property Cashflow

$

3,972,909 $

4,053,983 $

3,863,453 $

3,963,395 $

4,197,726 $

4,330,301 $

4,384,183 $

3,958,350

Less:
Borrowing Expenses
Management Fee

($
($

943,311 ) ($
290,000 ) ($

945,606 ) ($
290,000 ) ($

948,298 ) ($
290,000 ) ($

956,486 ) ($ 1,008,944 ) ($ 1,122,085 ) ($ 1,126,318 ) ($ 1,189,200 )
290,000 ) ($ 290,000 ) ($ 311,500 ) ($ 311,500 ) ($ 311,500 )

Total Other Expenses

($

1,233,311 ) ($

1,235,606 ) ($

1,238,298 ) ($

1,246,486 ) ($

1,298,944 ) ($

1,433,585 ) ($

1,437,818 ) ($

1,500,700 )

Net Operating Cashflow

$

2,739,598 $

2,818,377 $

2,625,155 $

2,716,909 $

2,898,781 $

2,896,716 $

2,946,365 $

2,457,650

Cash Distribution to Investors

$

2,739,598 $

2,818,377 $

2,625,155 $

2,716,909 $

2,898,781 $

2,896,716 $

2,946,365 $

2,457,650

Less Owner's Expense

Annual Return to Investors

Average Annual Return
Closing Bank Debt

8.2%

8.4%

7.8%

8.1%

8.6%

8.6%

8.8%

7.3%

8.2%
$

29,960,024 $

30,127,484 $

30,204,259 $

30,746,731 $

30,901,795 $

31,030,121 $

31,193,081 $

31,900,000

Note: The forecast income returns assume the Property is acquired on 01/04/2020
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Internal Rate of Return
The following table represents potential internal rates of return based on variations in the terminal yield and
leasing rates affecting the sale price of the Property at the end of year 8.

Midland Megaplex Trust
Internal Rate of Return Sensitivity

Increase/-Decrease in
Projected Year 9
Leasing Rates

5.90%

Terminal Yield
6.15%
6.40%

6.65%

6.90%

-6.0%

9.4%

8.8%

8.1%

7.4%

6.7%

-3.0%

9.9%

9.3%

8.7%

8.0%

7.4%

0.0%

10.4%

9.8%

9.2%

8.6%

8.0%

3.0%

10.8%

10.2%

9.7%

9.1%

8.5%

6.0%

11.2%

10.7%

10.1%

9.6%

9.1%

9.0%

11.7%

11.1%

10.5%

10.0%

9.5%

The acquisition yield was approximately 6.4%

Note:
•

The Trustee has made reasonable assumptions in completing the feasibility and resulting forecasts.
Notwithstanding, real returns may vary from those stated in this Memorandum

•

Tax implications of the investment have not been factored into the forecast return. Investors should
seek independent tax advice as recommended in Section 1 of this Memorandum.
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7. INVESTMENT DETAILS
Distributions and Reports
The Trustee intends to credit Unitholder’s Australian bank account on a quarterly basis with distributable Trust
income and/or capital. These payments may consist of taxable, tax deferred or tax free components.
In order to assist Unitholders with their Australian tax compliance, written advice will be provided on an annual
basis detailing the taxable nature of the distributions.
The Trust is not intended to be audited.
Tax Deferred Income
Some portion of the income distributed to Unitholders may be tax deferred and therefore non-taxable during
the year of receipt. This primarily arises as a result of claiming non-cash expenses such as depreciation of
buildings, plant, equipment, fixtures and fittings, as well as amortised lease fees and incentives being claimed
as a deduction at the time of payment.
Debt Funding
The Trustee will do all things necessary to secure appropriate debt funding during the life of the Trust,
including establishing fixed rate loans and/or entering into interest rate swap arrangements in order to fix the
interest rate of any debt.
The initial target Loan to Valuation Ratio (LVR) is expected to be approximately 51.7%. A bank facility for up
to 55% of the initial valuation will be established with the undrawn funds at settlement to be progressively
used to pay for capital expenditure, lease incentives and any unforeseen costs.
The facilities will be non-recourse to Unitholders and secured by way of registered first mortgage over the
Property and general security interests over the assets of the Trust. The Trust will be required to adhere to a
number of ongoing banking covenants, which are considered to be standard commercial banking practice for
transactions of this nature.
Sale of the Property
The primary purpose of this investment is to hold the Property to generate rental income. Upon sale of the
Property the Trust will be voluntarily wound-up and all monies returned to Unitholders.
The investment returns detailed in this Memorandum are calculated over an eight (8) year period with the
assumption that the Property is sold at the end of year 8. The Trustee will review the term on an ongoing basis
and may shorten or extend the life of the Trust to endeavour to maximise the return to Unitholders.
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Transfer of Units
The Units should be considered an illiquid investment as any secondary market for the Units is likely to be
small and illiquid.
Subject to the terms of the Deed, Unitholders may sell or transfer their Units.
Investors should only consider this investment if they intend to maintain their Unitholding for the life of the
Trust, which is expected to be approximately 8 years.
As this Memorandum is not a Prospectus and the Invitation is only open to Sophisticated Investors and
Professional Investors, the on-sale restrictions under section 707 of the Corporations Act will apply to the
Units. This means that Unitholders will be restricted from transferring their Units to certain parties within the
12 months following the issue of the Units. Unitholders are advised to consult with their professional advisers
and the Trustee prior to transferring any Units.
The Transfer Fee of 1.0% (plus GST) of the gross consideration is payable for the transfer of any Units. This fee
is payable to the Trustee by the transferor of the Units and not by other Unitholders.
No Australian Securities Exchange Listing
The Units should be considered illiquid because they are unlikely to have an established secondary market.
Referral Fees
The Trustee may pay a referral fee to parties introducing investors to the Trust. These payments should be
disclosed by those parties receiving the referral fee. Any payment to third parties is paid by the Trustee, not
from the Trust, investor or their investment.
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8. THE TRUSTEE
The Trustee is Lester Property Investments Pty Ltd, a wholly owned subsidiary of the Lester Group. Details of
the Directors may be found under section 9. The Trustee also acts as trustee of:
•
•
•
•
•
•
•
•

The 2 Bagot Road Unit Trust;
The Eyre Street Unit Trust;
The 181 Great Eastern Highway Unit Trust;
The 2015 Diversified Property Trust;
The Waterloo Trust;
The Lytton Trust;
The Ashby Trust; and
Lester Industrial Fund.

The Trustee may act as trustee for other trusts in the future.
Structure

The Property

Midland Megaplex
Trust
Invest Equity

The Trustee

Manages the Trust
Holds legal ownership
of the Property

Rights to income and capital upon disposal

Unitholders

Trust Deed
Unitholders have certain rights by virtue of the Trust Deed (Deed), the Corporations Act and common law. The
Deed governs the roles, responsibilities and activities of the parties to it and acts as the constitution of the
Trust.
The Deed is a Material Document to this Memorandum and the Directors encourage interested investors and
their professional advisers to review the Deed. The Deed is available to be inspected during normal business
hours, free of charge, at the offices of the Lester Group. Unitholders will be provided a copy of the Deed.
Trustee Reimbursement
The Trustee is entitled to be reimbursed for costs and expenses incurred in connection with the Property and
the Trust.
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Trustee Fees
The Deed details that the Trustee is entitled to the following fees to be paid by the Trust:
Establishment Fee
An establishment fee of 3.0% (plus GST) of the Property’s purchase price will be paid upon Settlement of the
Property for the following services:
•
•
•
•
•
•
•
•

Identifying the Property and the opportunity;
Undertaking the Property’s due diligence;
Negotiating the purchase of the Property;
Paying the deposit;
Establishing the Trust;
Sourcing and securing the debt facility;
Raising the equity; and
Settling the purchase on behalf of the Trust.

Asset Management Fee
An annual Asset Management Fee equal to 0.5% of the value of the Property will be paid quarterly for
performing the following:
• Financial management, accounting, compliance and administration of the Trust; and
• Managing the Property, property managers and leasing agents.
Development Management Fee
The Development Management Fee is 4.0% (plus GST) of any improvement works undertaken by the Trustee
for managing and administering the development works.
Success Fee
The Trustee is entitled to a Success Fee if it delivers an Internal Rate of Return (IRR) on equity in excess of 9.0%
per annum (excluding GST) to Unitholders. The Success Fee is equal to 20% (plus GST) of any return that
exceeds this hurdle. The calculation of the Success Fee will occur upon the sale of the Property or upon the
extension of the term of the Trust. In the latter case, a valuation of the Property may be undertaken for this
purpose. A Success Fee may be applicable in other circumstances, and details of the Success Fee are set out
in Schedule 1 of the Deed.
The ability to deliver an IRR of 9.0% to Unitholders is not a trigger to sell the Property, as the primary purpose
of this investment is to hold the Property to generate rental income.
Transfer Fee
A Transfer Fee of 1.0% (plus GST) of the gross consideration of a transfer of any Units, paid to the Trustee by
the transferor (the seller) of the Units at the time of the transfer.
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9. DIRECTORS OF THE TRUSTEE
Richard (Dick) Lester AM - Executive Chairman
Dick Lester is Chairman of Lester Group. He has been in the real estate
development and investment business for many years, following a career in
real estate sales, market research and valuations.
Dick was the Founder and Chief Executive Officer of Growth Equities Mutual
Limited, a market‐leading unlisted property trust fund manager in Australia.
Lend Lease Corporation purchased the company in 1994.
Dick was a Non‐Executive Director of Wesfarmers Limited for 12 years until 30
June 2008. He was Chairman of the Western Australian Institute for Medical
Research (WAIMR), now the Harry Perkins Institute of Medical Research, until
his retirement in 2009.
On Australia Day 2010, Dick was appointed a Member (AM) in the General Division of the Order of Australia
for service to the community of Western Australia through contributions to education, health and medical
research organisations, and to business.
Dick was awarded an Honorary Doctorate of Murdoch University in March 2010 in recognition and
appreciation for his work as Inaugural Chairman and Trustee of the Murdoch University Veterinary Trust and
for two terms each of three years as a Senator of Murdoch University.

Adrian Lester - Executive Director
Adrian Lester is an Executive Director of the Lester Group of companies
including the Trustee. Adrian has over 30 years direct property experience with
a background of real estate investment, development, property sales and
commercial leasing in Perth and regional areas. He holds a Bachelor of
Business (Valuation and Land Administration) from the Western Australian
Institute of Technology.
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Stuart Lester - Executive Director
Stuart Lester is an Executive Director of the Lester Group of companies including
the Trustee. Stuart has over 25 years direct property experience with a
background of residential real estate development, property sales and commercial
leasing in Perth and regional areas. He is a licensed real estate agent and holds a
Bachelor of Commerce – Property from Curtin University and is a Member of the
Real Estate Institute of Western Australia and the Urban Development Institute of
Australia.

Russell Lester - Executive Director
Russell Lester is an Executive Director of the Lester Group of companies including
the Trustee, and Managing Director and Founder of Growth Equities Pty Ltd, an
equity funds management business and Licensee of the Trustee.
Russell has over 25 years experience in the Australian investment industry and
global financial markets, building a broad range of investment management skills.
Russell holds a Bachelor of Economics degree from the University of Western
Australia; a Graduate Diploma in Applied Finance and Investment from the
Financial Services Institute of Australasia (formerly Securities Institute of
Australia); is a Graduate Member of the Australian Institute of Company Directors,
a Fellow of the Financial Services Institute of Australasia and a Member of the Real Estate Institute of Western
Australia.
He is a board member of the Lester Prize for Portraiture, and was formerly a Fellow of Guildford Grammar
School Council and president of the Guildford Grammar School Foundation Inc.

Lester Property Investments Pty Ltd

31

INFORMATION MEMORANDUM
MIDLAND MEGAPLEX TRUST

10. LESTER GROUP
The Lester Group is a family owned and operated property investment and development business with
extensive experience in managing its own and others’ money in property. It invites like–minded investors to
partner with it, and in most cases, is the largest investor in the partnership, managing all aspects of the
property and investment.
The Group has 25 years property investment and development experience across the commercial, industrial
and residential sectors and has built an extensive portfolio. The Group's success is underpinned by a highly
skilled and motivated team with diverse expertise across the property sectors and corporate management.
The Lester Group identifies and secures suitable properties and then facilitates co-investment by independent
third parties with the Group. It actively manages the properties, endeavouring to maximise the financial
returns by ensuring, as best as possible, that the properties are fully tenanted, well maintained and developed
to their highest and best use.
Lester Group Executive
Dan Donovan – Independent Non-Executive Director
Dan has over 40 years experience in Corporate and Commercial Banking in Australia
and overseas with a specific focus on property investment and development, oil and
gas services, mining services, import and export finance and wholesale industries.
Previous full time roles included Head of Property at National Australia Bank in WA
and Regional Executive for WA at Bank of New Zealand Australia. Dan was previously
a Non–Executive Director and Chairman of the Audit & Risk Committee of LandCorp.

Andrew Hull – Chief Financial Officer
Andrew has over 30 years experience in financial management, including roles as
CEO, CFO and company director. Andrew has worked in various industries including
mining, timber and property industries, and has extensive experience in the financial
services industry as an AFSL responsible manager. He is currently the CFO of the
Lester Group, a responsible manager for HMT Group Pty Ltd and Growth Equities Pty
Ltd. Andrew holds a Bachelor of Business Degree from Curtin University of
Technology, Western Australia.

Brad Spargo – General Manager (Commercial & Industrial Property)
Brad has over 25 years direct property experience across commercial, residential and
industrial investment and development around Australia. He is a qualified valuer and
licensed real estate agent, an Associate of the Australian Property Institute and holds
a Bachelor of Commerce (Property) from Curtin University of Technology, Western
Australia.
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Current Office Properties (these are not assets of the Trust)
181 Great Eastern Highway, Belmont
Western Australia
• Commercial Office Building
• Acquired late 2012 for $19.1 million
• 4,036 sqm NLA
• 235 car bays
• Substantially refurbished in 2012

2 Bagot Road, Subiaco
Western Australia
• Commercial Office Building
• Acquired mid 2010 for $8.5 million
• 2,141 sqm NLA
• 57 car bays
• Refurbished and repositioned in 2012 and
2017

45 Stirling Highway, Nedlands
Western Australia
• Commercial Office Building
• 2,069 sqm NLA
• 61 car bays
• Substantially refurbished and repositioned
in 2006/2007

47 Stirling Highway, Nedlands
Western Australia
• Commercial Office Building
• 2,167 sqm NLA
• 53 car bays
• Refurbished 2004 and 2017
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45 Richardson Street, West Perth
Western Australia
• Commercial Office Building
• 1,088 sqm NLA
• 21 car bays
• Refurbished and repositioned in 2018

Current Industrial Properties (these are not assets of the Trust)
1 Eyre Street, Belmont
Western Australia
• Commercial Office/Industrial Warehouse
• Acquired late 2011 for $5.8 million
• 2,330 sqm Warehouse
• 2,465 sqm Office
• 132 car bays

108 Freight Street, Lytton
Queensland
• Cold store warehouse built in 2009
• Acquired mid-2017 for $11.15 million
• 8,820 sqm Land
• 2,483 sqm cold store/freezer
• 220 sqm Office
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Current Industrial Properties Continued (these are not assets of the Trust)
7 Ashby Close, Forrestfield
Western Australia
• Industrial Warehouse
• Acquired May 2018 for $20.5 million
• 32,100 sqm Land
• 8,595 sqm Warehouse
• 2,000 sqm all weather canopies
• 150 sqm heavy vehicle wash bay
• 11,000 sqm hardstand
• 671 sqm Office

883 Abernethy Road, Forrestfield
Western Australia
• Industrial Warehouse
• Acquired in June 2019 for $12.3 million
• 18,087 sqm Land
• 5,225 sqm Warehouse
• 150 sqm heavy vehicle wash bay
• 5,613 sqm hardstand
• 813 sqm Office

2 Discovery Drive, Bibra Lake
Western Australia
• Cold store warehouse built in 2012
• Acquired in June 2019 for $6.85 million
• 6,425 sqm site area
• 1,681 sqm high truss coldstore/food prep
• 2,400 sqm concrete, secure hardstand
• 532 sqm Office
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Properties Sold (these are not assets of the Trust)
12 Waterloo Road, Macquarie Park
New South Wales
• Commercial Office Building
• 3,887 sqm NLA, 93 car bays
• Substantially refurbished 2016
• Acquired late 2015 for $14.56 million
• Sold late 2019 for $26.25 million
• Investor IRR over 18% pa

159 – 163 Newton Road, Wetherill Park
New South Wales
• Industrial Warehouse
• 20,300 sqm Land
• 10,900 sqm Warehouse
• 1,755 sqm Office
• Acquired late 2015 for $15.5 million
• Sold late 2019 for $24.2 million
• Investor IRR 18% pa

20 Williamson Road, Ingleburn
New South Wales
• Industrial Warehouse
• 25,420 sqm Land
• 10,327 sqm Warehouse
• 1,237 sqm Office
• Acquired late 2014 for $13.2 million
• Sold mid-2018 for $23.46 million
• Investor IRR 21.37% pa

324 St Kilda Road, Melbourne
Victoria
• Office Building
• 7,102 sqm NLA
• 66 car bays
• Refurbished and repositioned in 2012
• Acquired April 2013 for $22 million
• Sold December 2017 for $42 million
• Investor IRR 18.36% pa
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11. DETAILS OF THE INVITATION
Invitation To Apply For Units
Sophisticated and Professional Investors are invited to apply for a total of 33,600,000 $1.00 Units in the Trust
pursuant to this Memorandum.
A Lester Group company intends to subscribe for at least 1 million Units pursuant to this Memorandum and
maintain the investment for the life of the Trust.
The Invitation Closing Date is when the Trustee has received Applications for 33,600,000 Units and it chooses
to close the invitation.
There is no total minimum subscription for the Invitation. However, the Trustee may, at its sole discretion,
decide to withdraw the Invitation at any time and for any reason (including, because Applications have not
been received for a total of 33,600,000 million Units) prior to the Invitation Closing Date. In that case, all
parties who have applied for Units will be advised accordingly and any Application Monies will be returned in
full.
If Applications for less than 33,600,000 Units are received, a Lester Group entity may apply for any shortfall
with the intention to sell the Units at a later date to Sophisticated Investors or Professional Investors.
Application For Units
All Applications are to be for a minimum of 250,000 Units and made on the Application Form attached to and
forming part of this Memorandum (either electronic or hard copy version).
All Applications must be accompanied by Application Monies of $1.00 for each Unit applied for and will
become non-refundable once accepted by the Trustee.
The Invitation Closing Date is when the Trustee has received Applications for 33,600,000 Units and it chooses
to close the invitation.
Applications must be accompanied by an accountant’s certification that the Applicant is a Sophisticated
Investor as defined under Section 708 of the Corporations Act. Accountant’s certificates are contained in this
Memorandum.
This Invitation is only made to eligible investors who satisfy either of the following:
(a)

The Sophisticated Investor requirements under section 761G(7)(c) of the Corporations Act. That is,
the Application must include a declaration from a qualified accountant that the Applicant has net
assets of at least $2.5 million or an annual income of at least $250,000 in the past two financial years;
or

(b)

The Professional Investor requirements under section 761G(7)(d) of the Corporations Act. That is,
the Applicant is either a person covered by the definition of Professional Investor in section 9 of the
Corporations Act or a person who has, or controls gross assets of, at least $10 million (including any
assets held by an associate or under a trust that the person manages).

Applicants are required to disclose whether or not they are related to other investors or if they are acting
jointly, in concert with, or with a common purpose with other investors in relation to this Invitation. Where
investors are related, acting jointly, in concert with or with a common purpose with other investors their
Applications will be aggregated.
Cheques should be made payable to Lester Property Investments Pty Ltd ‐ Application Account and crossed
‘Not Negotiable’. All payments must be in Australian dollars.
Lester Property Investments Pty Ltd
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Direct credit of Application Monies may be made to the following bank account:
Account Name:
Bank:
BSB:
Account Number:
Reference:

Lester Property Investments Pty Ltd ‐ Application Account
National Australia Bank Limited
086‐006
141 299 026
Please use the investor’s name

Due to an increase in reports of email hacking and internet related fraud involving banking activities,
Applicants should telephone the Lester Group to confirm our bank details prior to depositing or electronically
transferring any funds into the Lester Property Investments Pty Ltd ‐ Application Account. Lester Group’s
telephone number can be found on the company’s website.
Completed Application Forms and accompanying cheques should be sent to the Trustee at:
Lester Property Investments Pty Ltd
PO Box 1110
Nedlands WA 6909
The Invitation Closing Date is when the Trustee has received Applications for 33,600,000 Units and it chooses
to close the invitation.
Allotments
The Trustee has the right to accept or reject any Application for Units under this Memorandum in whole or in
part and/or to nominate the allottees. Where no Allotment is made, the amount tendered will be returned in
full. Where the number of Units allotted is less than the number of Units applied for, the surplus Application
Monies will be returned to the subscriber as soon as practicable following Allotment. The Trustee will maintain
a register of members. No subscribers’ funds will be utilised until the Units have been allotted.
Right To Subscribe
The Directors, their families, associated entities, employees and officers of the Trustee and Lester Group
reserve the right to subscribe for Units in the Trust pursuant to this Memorandum.
No Guarantees
No guarantees, representations and/or warranties (either directly or indirectly) are made by either the
Trustee, Directors, officers or other associated parties, as to the performance of the Property or the Trust.
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Anti-Money Laundering Disclosure
The AML/CTF Act 2006 regulates financial services and transactions in a way that is designed to detect and
prevent money laundering and terrorism financing.
The Trustee is a ‘reporting entity’ under the AML/CTF Act 2006 and, as such, must be ‘reasonably satisfied’
that an investor exists and is who they claim to be prior to issuing Units to them. This means that all Applicants
must provide the identification information as set out in the Application Form. The Trustee will not issue Units
to an Applicant unless satisfactory identification documents are provided.
The Trustee will maintain all information collected from Applicants in a secure manner in accordance with the
AML/CTF Act 2006 and the Trustee’s Privacy Policy.
By making an Application to invest in the Trust, an Applicant agrees that:
(a)

it does not subscribe to the Trust under an assumed name;

(b)

any money used by the Applicant to invest in the Trust is not derived from or related to any criminal
activities;

(c)

any proceeds from the Applicant's investment will not be used in relation to any criminal activities;

(d)

if the Trustee requests, the Applicant will provide the Trustee with additional information it
reasonably requires for the purposes of satisfying the AML/CTF Act 2006 (including information
about a holder of a security, any beneficial interest in the securities, or the source of the funds used
to invest);

(e)

the Trustee may obtain information about an Applicant or any beneficial owner of a security from
third parties if the Trustee believes this is necessary to comply with the AML/CTF Act 2006; and

(f)

in order to comply with the AML/CTF Act 2006, the Trustee may be required to take action, including:
a.

delaying or refusing the processing of any Application; or

b.

disclosing information that the Trustee holds about an Applicant to our related bodies
corporate or service providers, or relevant regulators of AML/CTL Act 2006 (whether inside or
outside of Australia).

If the Trustee forms a suspicion at any time while dealing with an Applicant (or Unitholder) on a matter that
may be related to an offence, tax evasion, or proceeds of crime, the Trustee must submit a suspicious matter
report (within 3 Business Days) to Australia's AML/CTF Act 2006 regulator, the Australian Transaction Reports
and Analysis Centre (AUSTRAC).
The Trustee will be held harmless and will be fully indemnified by a potential Applicant against any loss arising
as a result of a failure to process an Application if such information requested by the Trustee, which is required
to satisfy the AML/CTF Act 2006, has not been satisfactorily provided by the Applicant (or Unitholder).
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Privacy Notification
Applicants pursuant to this Memorandum acknowledge and agree that they are required to provide certain
private and personal information to:
•
•
•

Facilitate the assessment of an Application (including the identification verification criteria required by
the AML/CTF Act 2006);
Enable the Trustee to provide appropriate services to the Applicant; and
Carry out appropriate administration.

The Trustee may be required to disclose such personal information to:
•
•
•
•

Third parties who carry out functions on behalf of the Trustee on a confidential basis;
Third parties where disclosure is required by law;
AUSTRAC (or any other regulatory body which oversees compliance of the AML/CTF Act 2006); and
Related corporate bodies which carry out functions on behalf of the Trustee on a confidential basis.

Reporting entities for the purposes of AML/CTF Act 2006 are required to comply with the Privacy Act when
handling personal information collected for the purposes of complying with obligations under
the AML/CTF Act 2006.
Division 5A of Part 2 of the AML/CTF Act 2006 authorises the use and disclosure of certain personal
information held by a credit reporting body to a reporting entity for the purpose of verifying the individual’s
identity under the AML/CTF Act 2006. As such, the Trustee may disclose an individual’s information to a credit
reporting body for the purposes of verifying the individual’s identity.
Under Division 5A of Part 2 of the AML/CTF Act 2006, the Trustee (as a reporting entity) must not make a
verification request to a credit reporting body unless, it has first:
•

•
•

given the individual whose identity is being verified, information about the proposed
verification process, including the reasons for making the request and the personal information about
the individual that may be disclosed to the credit reporting body;
obtained the individual’s express consent; and
made available an alternative means of identity verification.

A breach of a requirement of Division 5A of Part 2 of the AML/CTF Act 2006 by the credit reporting body or
the Trustee as a reporting entity constitutes an interference with the privacy of the individual for the purposes
of the Privacy Act 1988.
A person registered as a Unitholder may obtain a copy of the Trustee’s Privacy Policy by contacting the Trustee.
Subject to limited circumstances under the AML/CTF Act 2006, Unitholders have the right to gain access to
their personal information held by the Trustee by contacting the Trustee.
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12. RISKS
Whilst the Directors of the Trustee are business managers and the Lester Group has a proven record in
profitable property investment and development, there are a number of risks associated with property
investment which may adversely impact the Trust.
Before deciding whether to subscribe for Units, you should consider whether investment in this Trust and
Property is suitable for you. If you are in doubt as to whether you should invest, please consult a suitably
qualified professional adviser. If you are the trustee of a superannuation fund, you should seek independent
legal, financial and tax advice on the possible consequences of this investment opportunity for you.
The following key risks are not exhaustive but rather indicate the type of risks that potential investors should
be aware of:
1.

Changes in economic and business conditions or government policies in Australia or internationally may
impact upon the fundamentals of the Property, their target market, cost structures and profitability.
Adverse changes in such things as the level of inflation, interest rates, exchange rates, government
policy (including fiscal, monetary, state and federal taxation, migration, international affairs, security
and regulatory policies), consumer spending and employment rates, amongst other things, are outside
the control of the Trustee and may have a material impact on the Trust.

2.

Changes in Federal, State or Local Government legislation or policies (including infrastructure
contribution schemes and Council rates) or the policies of servicing authorities and utilities may affect
the return to Unitholders.

3.

Changes in Federal, State or Local Government taxation legislation or policies may affect the return to
Unitholders. This Memorandum is not binding on the Australian Taxation Office (ATO) or any other
authority, and should not be considered a representation, guarantee or warranty that the ATO or other
authority will agree with the content of the Memorandum.

4.

Various assumptions including but not limited to forecast rental rates, yields, rental escalations,
incentives, cost of funds and other assumptions adopted for the financial feasibility may not be
achieved. Should a deviation from forecasts occur, the returns to Unitholders may be less than those
forecast.

5.

The Property is subject to leasing and lease vacancy risk. Various assumptions relating to vacancy have
been adopted but may not be achieved. This may result in lower financial returns to Unitholders than
those forecast.

6.

The Property and this investment are reliant upon the lessee(s) for income. If the lessee(s) were to
default on its lease obligations, the returns from this investment would be materially lower.

7.

Environmental events and/or changes (including flood, fire, global warming, cyclone, hail etc) may
require corrective action and unexpected expenditure, including increases in insurance premiums.
These may impact upon the fundamentals of the Property, their target market, cost structures and
profitability.
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8.

The Units should be considered illiquid because they are unlikely to have an established secondary
market.

9.

Unforeseen increases in operational cost and/or capital expenditure may affect the returns to
Unitholders.

10.

Planning, building and/or other approvals, or any applicable consent may be withheld by any
government or semi‐government department or authority, preventing or delaying any refurbishment
or development of the Property.

11.

The Working Capital account may not cover all expenses. The Trustee may be required to reduce income
distributions to cover any shortfall or seek additional capital contributions from Unitholders.

12.

The purchase of Units in the Trust should be viewed as a long-term property investment. Among the
factors that may affect the property market are:
(a)

fluctuations in the value of Property;

(b)

downturn or upturn in the economy;

(c)

the level of demand for the class of property developed; or

(d)

taxation or other legislative changes.

There is no guarantee as to the state of the property market throughout the term of the investment or
the Trust.
13.

Cost overruns and time delays will have a significant impact on the performance of the Trust and any
returns received by Unitholders. Similarly, any cost saving or accelerated works could have a positive
impact on the Property and returns received by Unitholders.

14.

The creation of similar properties within a similar locality may provide additional competition and
reduce the demand for, lease prices and sale price of the Property.

15.

If the Property is not properly insured or an event occurs which is not covered by insurance,
circumstances may arise which adversely impact the Property and the performance of an investment in
the Trust.

16.

Approval by the Foreign Investments Review Board (FIRB) may be required in order for persons who are
not Australian residents to acquire Units. The Trustee cannot confirm whether any potential investor
will be required or able to obtain FIRB approval.

17.

At some stage, as yet unforeseen, the Property may not meet the debt providers ongoing lending
criteria.

18.

The Trustee will utilise debt funding to acquire the Property. If this funding is not renewed, or the
Trustee is unable to refinance with another lender, the returns to Unitholders may be less than those
forecast.

19.

The Trust’s debt facilities will be required to adhere to a number of ongoing banking covenants. In the
event of a breach of any covenant which is not remedied, or the imposition of additional covenants or
conditions, returns to Unitholders may be less than those forecast. In the most serious of cases, the
Property may be required to be sold.
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13. GLOSSARY
Allotment

The allocation and issue of Units to an Applicant.

AML/CTF Act 2006

Anti-Money Laundering And Counter-Terrorism Financing Act 2006.

Applicant

A person who submits an Application Form with the appropriate Application
Monies.

Application

The Application Form attached to or accompanying this Memorandum
accompanied by Application Monies.

Application Monies

The Application Price multiplied by the number of Units pursuant to the
Application.

Application Price

$1.00 per Unit.

ASIC

Australian Securities and Investments Commission.

Authorised
Representative

Lester Property Investments Pty Ltd.

Business Day

A day other than Saturday or a Sunday on which banks are open for general
business in Perth, Western Australia.

Corporations Act

Corporations Act 2001 (Cth).

Deed

The constitution of the Trust.

Directors or Board

The board of directors of the Trustee.

Eligible Investor

An investor who meets the Sophisticated or Professional Investor requirements
under section 761G(7)(c) or 761G(7)(d) of the Corporations Act.

Information
Memorandum or
Memorandum

This Information Memorandum dated 16 January 2020 as modified or varied by
any Supplementary Information Memorandum made by the Trustee from time to
time including any electronic copy of this Memorandum and Supplementary
Information Memorandum.

Invitation

The invitation to apply for Units in accordance with this Memorandum.

Invitation Closing
Date

The day the Trustee has received Applications for 33,600,000 Units and it
determines to close the invitation.

NLA

Net Lettable Area.
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Property

7 Clayton Road, Bellevue Western Australia

Sqm

Square metres.

Unit

An undivided part or share of the Trust on issue from time to time.

Unitholder

The person registered in the Trust’s register as the holder of Units in the Trust.

WALE

Weighted Average Lease Expiry is industry practice, measuring the average time
period in which all leases in a property will expire.

14. MATERIAL DOCUMENTS
The Trustee considers the following documents material in terms of the Invitation pursuant to this
Memorandum and encourages prospective investors and their advisers to review them. These documents are
available for inspection during normal business hours free of charge at the Trustee’s registered office (Level 2,
47 Stirling Highway, Nedlands, WA):
•
•
•
•

Contract of Sale (Contract);
Trust Deed;
Valuation; and
Leases.

15. DIRECTORS’ AUTHORISATION
The Directors of the Trustee have consented to the issue of this Memorandum.

Richard Lester AM - Chairman
16 January 2020
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16. APPLICANT’S CHECKLIST
To invest, please ensure you have provided the following:
Application Form (refer section 17);
Application Monies ($1.00 per Unit);
Accountant’s Certificate (refer section 18);
Certified photo identification for each personal applicant, director and/or trustee; and
Certified copy of superannuation fund trust deed or family trust deed (if applicable);
Applicant’s may deliver these items in person to the offices of the Trustee so the Applicant’s identification and
trust deed (if applicable) may be copied and certified by the Trustee’s staff.
Cheques should be made payable to ‘Lester Property Investments Pty Ltd ‐ Application Account’ and crossed
‘Not Negotiable’. All payments must be in Australian dollars.
Direct credit of Application Monies may be made to the following bank account:
Account Name:
Bank:
BSB:
Account Number:
Reference:

Lester Property Investments Pty Ltd ‐ Application Account
National Australia Bank Limited
086‐006
141 299 026
Please use the investor’s name

Due to an increase in reports of email hacking and internet related fraud involving banking activities,
Applicants should telephone the Lester Group to confirm our bank details prior to depositing or electronically
transferring any funds into the Lester Property Investments Pty Ltd ‐ Application Account. Lester Group’s
telephone number can be found on the company’s website.
Completed Application Forms and accompanying cheques should be sent to the Trustee at:
Lester Property Investments Pty Ltd
PO Box 1110
Nedlands WA 6909
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17. APPLICATION FORM
Lester Property Investments Pty Ltd (ABN 50 138 215 960)
As Trustee for the Midland Megaplex Trust
1.

I/we hereby irrevocably apply for _______________ $1.00 Units in the Midland Megaplex Trust upon
the terms of this Memorandum and agree to be bound by the provisions of the Deed as amended from
time to time.

2.

I/we have electronically transferred/enclosed a cheque* for $ _______________ representing $1.00 per
Unit in favour of Lester Property Investments Pty Ltd – Application Account. (*delete as applicable)

3.

APPLICANT 1
Mr/Mrs/Ms

Full Name of Applicant 1 or Company Name

Mr/Mrs/Ms

Full Name of Applicant 2 or Company Name

APPLICANT 2
4.

ACCOUNT NAME
(If Applicable)

5.

<
Trust or Super Fund Name

>
(Please provide a certified copy of the trust deed)

POSTAL ADDRESS
Street Number & Name or PO Box

Suburb or Town

6.

State

Postcode

RESIDENTIAL
ADDRESS
Street Number & Name (Cannot be a PO Box)
Suburb or Town

7.

State

Postcode

CONTACT DETAILS
Contact Name & Phone Number
Email Address

8.

TAX FILE NUMBER OR EXEMPTION

Applicant 1

Applicant 2

Trust or Superannuation Fund

9.

ABN OR ACN

Applicant 1

Applicant 2

Trust or Superannuation Fund

10.

DATE OF BIRTH

Applicant 1

11.

Applicant 2

Please provide a certified copy of each Applicant’s / Director’s photo identification.
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12.

BANK ACCOUNT FOR DISTRIBUTIONS

Financial Institution

Branch

Account Name
BSB

13.

Account Number

DECLARATION BY APPLICANTS

By completing this Application Form the Applicant:
•
•

Acknowledges that subscription is subject to the investment risks including the possible loss of capital invested;
Declares that they have read and agreed to the matters contained in the Memorandum to which this Application Form is
attached;
Agrees that all information contained in the Memorandum is to be treated as confidential and is not to be disclosed to any
other party (apart from professional advisers for the purpose of advising on the Invitation) without the prior written consent
of the Trustee;
Agrees that it will rely entirely upon its own due diligence or professional advice in considering this investment;
Declares that it is a Sophisticated Investor for the purposes of section 761G(7)(c) of the Corporations Act or a Professional
Investor for the purposes of section 761G(7)(d) of the Corporations Act;
Declares that, in the case of an Applicant that is a regulated superannuation fund (including self-managed superannuation
funds): the Applicant complies with the Superannuation Industry (Supervision) Act 1993 (SIS Act); investment by the Applicant
complies with the SIS Act and more particularly with the investment strategy, sole purpose test, diversification and liquidity
requirements, and in-house asset rules of the SIS Act; the obtaining of financial accommodation by the Trustee of the Midland
Megaplex Trust will not result in the Applicant breaching the in-house asset rules of the SIS Act as they relate to the Applicant;
and this declaration is made for the benefit of, and may be relied upon by, the Trustee of the Midland Megaplex Trust and its
financiers from time to time;
Declares that they are not related to any other Applicant and that they are not acting jointly, in concert with, or with a common
purpose with, any other Applicant in relation to this Application for Units except as set out at 14 below;
Acknowledges the Trustee is entitled to accept or reject this application in whole or in part;
Acknowledges the Trustee is entitled to withdraw the Invitation at any time and for any reason;
Declares that, if an electronic Application Form has been obtained, an electronic copy or a print out of the Memorandum has
also been obtained;
Acknowledges that the privacy notification in this Memorandum has been read, understood and agreed to and that personal
information may be used, disclosed and otherwise handled in the manner referred to;
Agrees to provide all information and identification materials that may be required at any time for the purpose of complying
with obligations under the AML/CTF Act 2006;
Acknowledges that if the required information is not received and identity is therefore unable to be verified, the investment
or a transaction relating to the Application may not be able to be processed;
Consents to the lodgement of a statement or request in respect of this Application Form (and all information supplied with this
Application Form) to the Western Australian Office of State Revenue in connection with a request for a declaration as to
whether Transfer Duty will apply to the issue of Units; and
Acknowledges that any applicable transfer duty is the liability of the Applicant.
Acknowledges that this Memorandum has NOT been lodged with ASIC and the Invitation contained in this Memorandum does
not require disclosure to investors under Part 6D.2 of the Corporations Act.

•

•
•
•

•
•
•
•
•
•
•
•

•
•

14.

If the Applicant is related to any other Applicant or is acting jointly, in concert with or with a common
purpose with any other Applicant, full details of the other Applicant(s) must be provided here:

15.

SIGNATURES OF APPLICANTS
APPLICANT 1 / DIRECTOR
(delete as applicable)

APPLICANT 2 / DIRECTOR
(delete as applicable)

Name

Name

THIS FORM MUST BE ATTACHED TO THE INFORMATION MEMORANDUM WHEN DISTRIBUTED.

Lester Property Investments Pty Ltd
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INFORMATION MEMORANDUM
MIDLAND MEGAPLEX TRUST

18. QUALIFIED ACCOUNTANT’S CERTIFICATE
Certificate under Section 708(8)(c) and Section 761G(7)(c) Corporations Act
Re: (the Applicant)
I certify that:
1.
I am one of the following:
a) A member of the Australian Society of Certified Practising Accountants who is entitled to use the
post‐nominals ‘CPA’ or ‘FCPA’ and is subject to and complies with the Society’s continuing
professional development requirements; or
b) A member of Chartered Accountants Australia and New Zealand who is entitled to use the post
nominals ‘ACA’, ‘CA’ or FCA’, and is subject to and complies with the Institute’s continuing
professional education requirements; or
c)
A member of the National Institute of Accountants who is entitled to use the post‐nominals ‘MNIA’,
‘FNIA’, ‘PNA’ or ‘FPNA’ and is subject to and complies with the Institute’s continuing professional
education requirements; or
d) A member of an Eligible Foreign Professional Body.
You will satisfy the criteria for a qualified accountant if you are a member of one of the Eligible
Foreign Professional Bodies listed below and you:
▪ Have at least three years’ practical experience in accounting or auditing, and
▪ Are only providing a certificate for the purpose of section 708(8)(c) and 761G(7)(c) to a person
who is a resident in the same country (other than Australia) as yourself.
Eligible Foreign Professional Bodies are:
▪ The American Institute of Certified Public Accountants;
▪ Association of Certified Chartered Accountants (United Kingdom);
▪ Canadian Institute of Chartered Accountants;
▪ The Institute of Chartered Accountants in England and Wales;
▪ The Institute of Chartered Accountants in Ireland; and
▪ The Institute of Chartered Accountants of Scotland.
2.
In accordance with the requirements of Section 708(8)(c) and Section 761G(7)(c) of the Corporations
Act, the Applicant has either:
a) Net assets of at least $2.5 million; or
b) Gross income for each of the last two (2) financial years of at least $250,000 a year.

Your Signature

Date

Name of Accountant
Address of Accountant
Street No and Name
Suburb

Lester Property Investments Pty Ltd

State

Postcode
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