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1.0 INTRODUCTION

This report has been prepared by HillPDA on behalf of Ku-ring-gai Council (the Client). This report provides an
independent review of an economic impact assessment prepared by Deep End Service (the Deep End report).
The Deep End report provides advice on the likely economic impacts that a proposed retail development would
have upon the surrounding retail network in Turramurra.

This peer review assesses the methodology, assumptions and key findings as described in the Deep End report.

1.1 Proposed retail development

The Deep End report was prepared to support the submission of a planning proposal which seeks to rezone
land in order to facilitate a retail development. Specifically, the planning proposal seeks to rezone land located
at 105 Eastern Road and 45-47 Tennyson Avenue, Turramurra (the site) from its current low density residential
(R2) zoning to a neighbourhood centre (B1) zoning.

The approximate 5,125sqm site is situated directly north of the existing Eastern Road shops in Turramurra
(figure below). This existing retail strip provides a total of around 1,5005qm1 gross floor area (GFA) comprised
of around seven small retail shops, including a small IGA supermarket. A small childcare centre and swim centre
are also located in the centre.

The proposal would demolish the existing buildings on the site, currently occupied by a service
station/mechanic and a nursery, and develop three low rise retail buildings comprising:

1. Acentral tenancy of 1,000sqm GFA which would sell fresh food and groceries (i.e supermarket)

2. An adjoining tenancy of 235sqm planned to include a florist, nursery and café with an outdoor nursery
sales and display area

3. Aseparate retail building on the corner of Eastern Road and Tennyson Avenue of around 305sgm providing
space for one or more specialty shops.

In total the proposed development would provide around 1,540sgm of retail space. As such, the fruition of the
proposal would double the amount of retail provision in the neighbourhood centre.

! Measured of Nearmap 2019
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Figure 1: Site location
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Source: Deep End Service, Eastern Road Turramurra EIA

B C19072 Turramurra, Tennyson Ave & Eastern Rd  Economic impact assessment review 60f16



HillPDA

2.0 PEER REVIEW

2.1 General methodology

The Deep End report is based on an accepted methodology for assessing the demand for retail uses and
centres.

One criticism we do have is that the EIA did not consider the cumulative impacts of all imminent proposals
including the Turramurra Community Hub.

2.2 Comments on key assumptions and conclusions

2.2.1 Surrounding competitive retail environment

The Deep End report provides a fair representation of the existing and future competitive retail hierarchy
surrounding the site. The floorspace figures quoted are consistent with our understanding and our sources
including NSW Property Council's Shopping Centre Directory.

2.2.2 Trade area

We have viewed the likely trade area and we believe that it is a little optimistic. The primary trade area (PTA)
should not include other centres and given the presence of East Wahroonga (and the relatively unencumbered
access to Hornsby) we believe that the northern boundary of the PTA should be Burns Road. The area to the
north of Burns Roads should be defined as a secondary trade area (STA). Also the PTA should not extend south
of the railway line. There are around 35 dwellings in this area that should be excluded from the PTA.

We recommend that Council instruct the applicant either:

1. contract the trade area to the north and south as suggested above and rework the supply and demand

assessment; or

2. leave the trade area as it is (contract slightly to exclude the area south of the railway line) but existing

retailers in the PTA must be included in the supply demand forecasting (refer to Section 2.2.6 below).

2.2.3 Population projections

The Deep End report estimates that the primary and secondary trade area(s) resident population was around
26,267 people in 2016 (Table 2). However, this is a result of double counting of the population in secondary
trade areas. As such, removal of this reveals a resident population is more in line with our understanding at
around 17,600 people in 2016.

The Deep End report also states that this population is forecast to reach a total population of 28,792 by 2026,
representing an increase of 1,785 persons (from 2017) at an average growth of 0.7% per annum.

Removal of the double counting error reveals a total population in 2026 at around 18,725 people, representing
an increase of 990 people or an annual average growth of 0.6%.

This growth rate is around half that projected for the wider LGA by the NSW DP&E — at around 1.2%. The ABS
has also recorded a higher historic growth rate of around 1.6% over the last decade for the LGA. As such this
growth rate applied could be considered very conservative.
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However, a quick review of development applications in the LGA reveals that the majority are concentrated
around the established centres of Pymble, Linfield, Gordon and St Ives. Some proposals noted in the Deep End
report are located in the STA south and STA west but none are proposed in the PTA or STA east.

As such, the lower growth rates in the PTA and STA east areas when compared to the STA south and STA east
are reasonable. Overall the lower growth rates applied in Deep End report for the MTA are considered
reasonable.

Therefore we concur with the overall population estimates used in the Deep End report — after correcting the
double counting.

We recommend that Council instructs the applicant to make the necessary amendments to the report to

correct the error.

2.2.4 Trade area demographics

We have viewed the socio-demographic characteristics of the trade areas from Census and generally agree
with the general trends identified in the Deep End report. That is, generally an older population; more affluent
and family area.

2.2.5 Expenditure data

We checked Deep End’s assumptions on average spend per capita in the trade area against MDS Marketinfo
2017 estimates and found them to be high (refer to the table immediately below).

Table 1: Comparison of estimated expenditure per capita

2017 2020 2023 2026
Deep End report* $19,230 $19,462 $20,278 $21,385
HillPDA $17,284 $17,802 $18,337 $18,888
Difference -10% -9% -10% -12%

Source: HillPDA and Marketinfo 2017 - *maybe slightly different due to recalculation form rounded figures

Deep End forecasts real spend per capita will increase by 0.4% per annum between 2017 and 2020, 1.4% per
annum between 2020 and 2023 and 1.8% per annum between 2023 and 2026. These higher rates are similar to
the average rate achieved between 1991 and 2006. However, since 2006 there has been virtually zero growth
in average real spend per capita which is why the industry has struggled over the past decade. The long term
trend since 1986 is around 0.9%. Accordingly we believe the forecast growth is over optimistic.

We have checked the 2017 total food, grocery and liquor (FLG) spend in the MTA against MDS Marketinfo 2017
and consider it reasonable. However, with lower expenditure per capita rates, we would expect total FLG
expenditure to be around $112 million in 2017, increasing to $123 million by 2026. This is around $18 million
less than the 2026 forecast in the Deep End report.

We recommend that Council instructs the applicant to adjust expected growth in retail sales per capita to less

than 1% per annum and amend their report.

2.2.6 Projected sales

We agree that the combined projected sales for the proposed land uses of $15.9 million is in line with industry
benchmark trading levels — albeit probably a little high for neighbourhood centres.

We have applied the methodology used within the Deep End report to estimate the proposed developments
projected sales and market share in 2020 (Table 6 in the Deep End report). However, we have:
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Applied our revised spend per capita levels

We consider the 10% capture in sales from beyond the MTA is a little high - given that the centre is not
located on a major road or public transit route — we have applied a more conservative 7.5% capture with
the remaining being redistributed across the trade area segments in line with the Deep End report.

The results are provided in the table below.

Table 2: Eastern Road, Turramurra projected sales and market share — year 2020

Tumowr 6

—--m-m-m

Primary 534 234 79.1 18.7% 2.5% 1.1% 7.3% | 10.0 11.5
Total STA 57.8 256 83.7 167.2 | 50% 05% 04% 2.0% 29 01 0.3 33
Total catchment 111.2 49.1 162.9 323.2 11.6% 1.4% 0.7% 4.6% 12.9 0.7 1.2 14.8
Beyond trade area (% sales) 75% 75% 7.5% 1.0 01 0.1 1.1
Total 13.8 0.8 1.3 159

Source: HillPDA

As seen in the table above our modelling suggests that overall market share of the proposal in the PTA would
increase to around 7.5% (+1%) and overall MTA share to 4.7% (+0.7%). These increases are deemed
insignificant in light of overall market potential.

Despite this, the development is estimated to capture around 19% of FLG expenditure in the PTA and almost
12% of the MTA’s potential FLG expenditure.

The EIA estimates capture rates for the proposed development. However the proposal is adjacent to existing
retail space which was excluded in the analysis. There is also an additional centre, being East Wahroonga,
inside the PTA. It was incorrect for the EIA to exclude these spaces from the supply side of the equation.

Table 3: Estimated FLG turnover in the PTA

Floorspace S/sqm Total Sm
Eastern Road Existing FGL stores 862 9,500 7.8
Bottle shop 285 11,000 3.1
East Wahroonga FGL stores 350 10,000 3.5
Proposed supermarket 1,000 12,000 12.0
Total 2,500 26.4

Source: HillPDA estimate using data from the EIA

If we include the existing 570sgm IGA supermarket and a 285sgm bottle shop on Eastern Road and the FLG
retailers in East Wahroonga then total FLG floorspace in the PTA would be around 2,500sgm as shown in the
table above. Assuming these stores achieved adequate trading levels, say $26m, this represents 24% of total
MTA FLG spend and 49% of total PTA FLG spend. These are high percentages for neighbourhood centres.
However there is no full line supermarket in the wider MTA (albeit the old Coles at the very southern edge) and
hence a larger than normal capture could be expected. This would particularly be the case given the levels of
inconvenience with access and parking to the existing full line supermarkets for PTA residents.

In short, the centre would need to attract a significant proportion of FLG expenditure from the PTA and STA to
be sustainable or feasible.
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We would expect that the development of the Turramurra Community Hub, with a full line supermarket, the
range of retail offering and associated accessibility improvements for residents in the STA south and PTA —
would likely reduce the above capture rates.

We recommend that Council advises the applicant that this section of the report be reviewed to include

existing retailers in the PTA in the supply demand modelling and also to revise likely capture rates following the

opening of the Turramurra Community Hub.

2.2.7 Trading impacts

We have completed an assessment of the trading impacts based on a gravity model which assumes that the
level of competition that an existing centre has with the proposed centre is correlated to the size and trading
level of like for like stores and inversely correlated to the distance between the centres. In other words, the
impacts will be stronger on centres that have a similar retail offer and are closer to the proposed centre.

Below is a table showing the impacts in terms of the shift in trade from competing centres. As per the Deep
End report, we have assumed the proposed centre achieves total retail sales of $15.9 million.

Table 4: Estimated Trading Impacts ($m)

2 3 5 6 7 8 9 10

Distance Approx Turnover Turnover Immediate % Shiftin Shiftin % Shiftin
Retail Centre from Retail Turnover in 2020 in 2020 Shiftin Turmover turnover turnover

Subject Floor in 2017 without with Turnover in 2020 from 2017 from 2017

Site (km) Space Proposal Proposal to 2020 to 2020
Proposed Centre 15.9 15.9
Hornsby Westfield 4.3 87,500 655.0 684.9 681.7 -3.2 -0.5% 26.7 4.1%
Turramurra local centre 1.3 11,650 119.0 124.4 121.3 -3.2 -2.5% 2.3 1.9%
St Ives local centre 33 19,150 262.0 274.0 270.1 -3.9 -1.4% 8.1 3.1%
Wahroonga Local centre 1.8 4,550 44.5 46.5 45.7 -0.9 -1.9% 1.2 2.6%
Pymble local centre 3.5 2,650 21.0 22.0 21.8 -0.2 -0.9% 0.8 3.6%
Eastern Rd Shopping Village NC 0.1 1,500 15.7 16.4 143 -2.1 -13.0% -1.4 -9.0%
Bannockburn Rd, Turramurra NC 1.5 800 7.0 7.3 7.1 -0.2 -3.4% 0.1 1.0%
North Turramurra NC 2.0 2,150 19.9 20.8 20.3 -0.5 -2.3% 0.4 2.1%
Colonial Centre, St Ives Chase NC 4.2 500 5.6 5.9 5.8 -0.1 -1.3% 0.2 3.2%
East Wahroonga NC 1.5 950 8.5 8.9 8.6 -0.2 -2.7% 0.1 1.8%
Waitara, East Hornsby NC 3.3 1,700 16.5 17.3 17.0 -0.3 - -1.7% 0.5 2.8%
TOTAL 133,100 1174.7 1228.4 1229.6 0.0 0.1% 54.9 4.7%
Columns:

1. Retail Centre Name (includes strip shops)

2. Distance in kilometres from subject site (source: Googlemaps).

3. Various including Shopping Centre News, PCA Shopping Centres Directory, Hill PDA Floorspace Surveys, Deep End Report.

4. Various including Shopping Centre News, PCA Shopping Centres Directory, Shopping Centre Annual Reports, Urbis Retail
Averages, Other Consultancy Reports and Hill PDA Estimate.

wv

. Allows for population growth (variable for each centre) and real growth in retail spend per capita of 1.0% perannumin line
with the historic trend since 1986 (Hill PDA Calculation from ABS Retail Sales, population estimates and CPl indexes).

. The turnover of centres following the proposed development. The forecast turnover of the proposed developmentis redirected
from the existing centres based on distance and size.

(2]

7. Immediate shiftin turnover. This is difference between the development and the do nothing options (i.e. Column 4 minus Column 5).
8. Immediate percentage shiftin turnover divided by the turnover in 2020 without the development (ie Column 6 - Column 5)

9. This is the shiftin turnover from 2017 to 2020 after the opening of the new development (Column 6 minus Column 4)

10. This is shiftin turnover from 2017 to 2020 divided by the base turnoverin 2017

Our predicted impacts on the other centres are generally in the range suggested in the MD report although we

expect the impact on the existing shops on Eastern Road would be considerably stronger — 10% to 15% loss in
trade. We would expect that no one centre would experience a significant impact — that is more than 15% loss
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in trade. With the exception of Eastern Road, all centres would experience impacts below 5% loss in trade
which is insignificant.

Shown by the last column in the table we would expect all centres to be trading above their current levels due
to population growth and modest real growth in retail spend per capita. Existing retailers on Eastern Road may
experience some loss depending on how they adapt or change but the expanded centre as a whole will be
strongly positive since the centre will double its retail offering and likely to increase its turnover by around
80%.

The Costs: Impact on existing centres — mainly on the existing retailers on Eastern Road as they are likely to
experience a moderate to high loss in trade at 10% to 15%.

The Benefits: The impact on the whole of centre will be net positive as total retail sales is expected to increase
by more than 80%. Consumers (residents in the trade area) will have a larger and wider retail offer at Eastern
Road. Overall the impact is net positive.

2.2.8 Impacts on the Ku-ring-gai centres hierarchy

We agree with Deep End’s conclusion that the increased size of the Eastern Road centre, resulting from the
proposal, would not be sufficient enough to advance its status in the Ku-ring-gai’s commercial centre hierarchy.
It would remain below Turramurra in the hierarchy.

2.2.8.1 Impacts on proposed Turramurra Community Hub

We agree with the Deep End conclusion that the proposal is unlikely to affect the commercial viability of the
Turramurra Community Hub. Whilst there would be some impacts it is not likely to be detrimental for the
following reasons:

A There is a clear demand for the provision of a large full line supermarket (+3,000sqm) in the MTA,
which is currently non-existent.

A The Community Hub would address some of the accessibility issues of Turramurra local centre. This
would be achieved through the development of a road link across the railway line, linking Ray Street
and Rohini Street. This improved permeability would enable increased movement within and to the
northern section of the centre primarily benefiting residents in the STA south and PTA — this would
more likely impact (decrease) the market share captured by the Eastern Road centre.

A\ The Community Hub will deliver a mixed use development anchored by a large full-line supermarket
with supportive retail (including cafes and restaurants), public space and residential accommodation.
This mix of land uses will create a vibrant development with increased foot traffic, increasing its
attractiveness and viability.

Further, from Table 4 above the impacts on Turramurra would be less than 5% loss of trade which is considered
insignificant.

Finally there is strong potential for the Turramurra Community Hub to capture a large level of spend from
residents south of the Pacific Highway given the lack of retail offer in this broad area. It would benefit from any
traffic measures that improve the permeability across the Pacific Highway.

2.2.8.2 Impacts on existing shops in Eastern Road

This was addressed in the EIA showing a loss of trade of 5%. We believe the impacts are more likely to be
moderate with a loss in trade of at least 10% and probably closer to 15%.
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There is a scenario that once the LEP amendment is made the new 1,000sqm supermarket would be a
complying use in the centre. The impact on existing retailers would no longer be a relevant issue as this is a
matter of competition between traders in the same centre. If any retailer were to close because it could not
compete successfully then its space could be filled by an alternative retailer with a wider and more
complementary retail offer. Under this scenario the net benefit to the community and consumers is net
positive. The proposal would more than make good for any loss.

Land and Environment Court judgements have provided guidance on relevant matters in relation to economic
and social impact. In Fabcot Pty Ltd v Hawkesbury City Council (97) LGERA, Justice Lloyd noted "economic
competition between individual trade competitors is not an environmental or planning consideration to which
the economic effect described in s 90(1)(d) is directed. The Trade Practices Act 1974 (Cth) and the Fair Trading
Act 1987 (NSW) are the appropriate vehicles for regulating competition. Neither the Council nor this Court is
concerned with the mere threat of economic competition between competing businesses .... It seems to me

o

that the only relevance of the economic impact of a development is its effect ‘in the locality’ ”.

In Kentucky Fried Chicken Pty Ltd v Gantidis (1979) 140 CLR 675 at 687 Justice Stephen noted that “if the
shopping facilities presently enjoyed by a community or planned for it in the future are put in jeopardy by some
proposed development, whether that jeopardy be due to physical or financial causes, and if the resultant
community detriment will not be made good by the proposed development itself, that appears to me to be a
consideration proper to be taken into account as a matter of town planning... However, the mere threat of
competition to existing businesses if not accompanied by a prospect of a resultant overall adverse effect upon
the extent and adequacy of facilities available to the local community if the development be proceeded with,
will not be a relevant town planning consideration.”

The Court has stated that Councils should not be concerned about competition between individual stores as
this is a matter under fair trading. But it should concern itself with impact on established retail centres. The
impact on competing stores and businesses is only relevant if it impacts the viability of a retail centre as a
whole.

Given the above then the proposal meets the ‘Fabcot” and ‘KFC’ test because, notwithstanding the adverse
impact on the existing retailers at Eastern Road, it would improve the retail offer at Eastern Road and improve
services for consumers in the locality whilst not significantly or detrimentally impacting other centres.

2.2.8.3 Cumulative Impacts

The likelihood of the existing supermarket on Eastern Road closing increases with the redevelopment of the
Turramurra Community Hub given that this supermarket would be the smaller format store located between
the new 1,000sgm store and the new full-line Coles supermarket 1.4km to the south.

A criticism we do have of the EIA report is that it did not assess the cumulative impacts from both proposals
(Eastern Road and Turramurra Community Hub) on existing retailers and existing centres.

We recommend that Council advises the applicant to assess the cumulative impacts of both the planning

proposal and the Turramurra Hub on existing retail centres

2.2.9 Exemptions to Clause 6.9 of KLEP 2015

We will respond to each of sub-points in the Deep End report.

2.2.9.1 Ambiguous control

Sub clause (2) does not relate to the overall size of the centre, as interpreted in the Deep End report, rather the
size of a single tenancy of more than 1,000sqm.

B C19072 Turramurra, Tennyson Ave & Eastern Rd  Economic impact assessment review 120f 16



HillPDA

Sub clause (3) relates to the development of a commercial premise with a floor area of 500sgm or more, in
either one separate tenancy or any number of tenancies and not the overall size of the centre as interpreted in
the Deep End report.

2.2.9.2 Control stifles scale and innovation

This is reflected in the NSW DP&E’s discussion Paper on Planning for the Future of Retail which states the need
for strategic planning and zoning flexibility to respond to changing and innovative retail formats. Changes in
retail land use definitions in the standard LEP also reflect this changing view and the need for planning to
accommodate flexibility.

Changes to the retail definition of neighbourhood supermarkets now allow the development of a supermarket
that has a maximum GFA of 1,000sgqm in B1 zonings. These smaller supermarkets serve the needs of people
who live and work in the surrounding neighbourhood. The proposal is in accordance with the definition of a
neighbourhood supermarket. However the proposal would result in the neighbourhood centre having two
supermarkets with a combined area exceeding 1,000sqm.

This could be viewed as an outcome that exceeds the intent or objective of the LEP — that supermarket space in
a neighbourhood centre should be confined to an area no more than 1,000sgm. However this is not clear.
There would be difficulties in any attempts to control this for several reasons. Firstly previous draft centres
policies generally have not sought to control the types of retailers in these spaces — rather leaving it to the
market to determine. The other difficulty is defining supermarket space as there are increasingly ‘grey’ areas.
Should Asian or Arabic grocery stores, fresh produce stores such as Evergreen Emporium and Harris Farm,
organic food stores and mixed business stores (combining food and groceries with other goods including fast
foods and non-food merchandise) be defined as supermarkets? Finally as mentioned above there is a scenario
where the existing supermarket on Eastern Road closes down and a different retailer with a different and more
complementary retail offer occupies the space. In economic impact terms this scenario provides a positive mid
to long term outcome notwithstanding some short term cost associated with an underperforming or vacant
store.

2.2.9.3 Controls protects the major supermarkets at the expense of independents

Changes discussed above now encourage/allow for the development of smaller independent supermarkets in
neighbourhood and local centres.

Expansion of such centres would still need to consider the economic impact of the development and
demonstrate demand/need.

We disagree with Deep End’s comment that Woolworths and Coles have few supermarkets below 1,500sqm. In
any case the controls do not prevent these supermarket operators from introducing smaller format models in
the B1 zone.

2.2.9.4 ACCC Report

Changes discussed above and recommendations in 2017 from an Independent Retail Expert Advisory
Committee, for the NSW DP&E, further concluded that the planning system does not provide sufficient
flexibility to accommodate the dynamic and evolving naturetlod retail sector, resulting in ad hoc
development, an undersupply of retail floor space and inconsistent land use outcomes

The NSW Government responded to these recommendations in the discussed LEP definition changes and
through the development of a new retail strategy that will:

A balance regulatory clarity and certainty with flexibility and adaptability
A facilitate the changing needs of retail planning
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A ensure the planning system can promote competition, contribute to jobs growth and meet consumer
need.

The Planning proposal is not inconsistent with the findings of the ACCC report.

2.2.10 Employment

Deep End estimates 50 full time and part time staff in the supermarket. At around 1 worker per 25sqm, in line
with the major operators, we estimate 40 staff. The specialties could employ up to 30 staff depending on the
type of store. We believe a more likely result is 20 staff meaning a total of 70 jobs on site.

2.2.11 Other Issues

We have considered the proposal against Council’s adopted Retail Centres Strategy 2005. We don’t believe it’s
inconsistent with the strategy. It does not undermine any of the objectives and development principles of the
Strategy and actively promotes two or three of them. The Strategy recognises the need or desire to expand
Turramurra by 4,000sgm and the subject proposal would not undermine the ability of this outcome.

2.3 Overall Conclusion

Overall we find there is no compelling reason to refuse the proposal on the grounds of likely economic impact
or on any inconsistency with the retail hierarchy or State Government policies in relation to retail. The
proposal would improve the retail offer in the locality, improve the quantity and quality of services for local
residents and would not undermine the viability of any retail centre.

That said there are some corrections that are required in the Deep End report namely:

1. In Chapter 4 contract the primary trade area to Burns Road to the north and rework the supply and
demand assessment, or alternatively leave the trade area generally as it is (contract slightly to exclude the
area south of the railway line) but include all existing retailers in the PTA on the supply side of the supply
demand modelling;

2. Correct the error relating to total population in Table 2

3. Adjust expected real growth in retail spend per capita to less than 1% per annum and amend the
expenditure tables accordingly

4. Revise the capture rates and likely trading levels following the opening of the Turramurra Community Hub
and assess the cumulative impacts on all centres from both proposals (that is the subject proposal and the
Turramurra Community Hub).
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Disclaimer

1. This report is for the confidential use only of the party to whom it is addressed ("Client") for the specific purposes to which it refers
and has been based on, and takes into account, the Client’s specific instructions. It is not intended to be relied on by any third party
who, subject to paragraph 3, must make their own enquiries in relation to the issues with which this report deals.

2. HillPDA makes no representations as to the appropriateness, accuracy or completeness of this report for the purpose of any party
other than the Client ("Recipient"). HillPDA disclaims all liability to any Recipient for any loss, error or other consequence which may
arise as a result of the Recipient acting, relying upon or using the whole or part of this report's contents.

3. This report must not be disclosed to any Recipient or reproduced in whole or in part, for any purpose not directly connected to the
project for which HillPDA was engaged to prepare the report, without the prior written approval of HillPDA. In the event that a
Recipient wishes to rely upon this report, the Recipient must inform HillPDA who may, in its sole discretion and on specified terms,
provide its consent.

4. This report and its attached appendices are based on estimates, assumptions and information provided by the Client or sourced and
referenced from external sources by HillPDA. While we endeavour to check these estimates, assumptions and information, no
warranty is given in relation to their reliability, feasibility, accuracy or reasonableness. HillPDA presents these estimates and
assumptions as a basis for the Client’s interpretation and analysis. With respect to forecasts, HillPDA does not present them as results
that will actually be achieved. HillPDA relies upon the interpretation of the Client to judge for itself the likelihood of whether these
projections can be achieved or not.

5. Due care has been taken to prepare the attached financial models from available information at the time of writing, however no
responsibility can be or is accepted for errors or inaccuracies that may have occurred either with the programming or the resultant
financial projections and their assumptions.

6. This report does not constitute a valuation of any property or interest in property. In preparing this report HillPDA has relied upon
information concerning the subject property and/or proposed development provided by the Client and HillPDA has not independently
verified this information except where noted in this report.

7. In relation to any valuation which is undertaken for a Managed Investment Scheme (as defined by the Managed Investments Act
1998) or for any lender that is subject to the provisions of the Managed Investments Act, the following clause applies:

This valuation is prepared on the assumption that the lender or addressee as referred to in this valuation report (and no other) may
rely on the valuation for mortgage finance purposes and the lender has complied with its own lending guidelines as well as prudent
finance industry lending practices, and has considered all prudent aspects of credit risk for any potential borrower, including the
borrower’s ability to service and repay any mortgage loan. Further, the valuation is prepared on the assumption that the lender is
providing mortgage financing at a conservative and prudent loan to value ratio.

8. HillPDA makes no representations or warranties of any kind, about the accuracy, reliability, completeness, suitability or fitness in
relation to maps generated by HillPDA or contained within this report.

Liability limited by a scheme approved under the Professional Standards Legislation
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