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We are pleased to present an opportunity for you to invest in the Grand Junction Unit Trust (the 
Trust) for your consideration. 

Intending investors should make their own assessment of this investment opportunity and consult 
professional advisors, including taxation advisors, as required. Neither the Trustee nor the Manager 
of the Trust or their employees, warrants or guarantees the financial performance of the Trust or 
the future value of Units in the Trust.

Peak Equities Pty Ltd, in its capacity as Trustee of the Trust, has purchased a substantial 
allotment (approximately 3.5 ha.) of prime industrial land at 68-72 Grand Junction Road, Kilburn, 
SA in Adelaide’s industrial northern hub. at a contract price of $12 million. 

The Trustee has appointed Peak CPD Management Pty Ltd to act as Manager of the Trust.
The Manager will be responsible for all matters associated with the acquisition of the property,
investor communications and the management of the affairs of the Trust

The Peak Equities Group (Peak) is partnering the Peter Gargaro family interests (Gargaro) as 
joint Promoters of this syndication. The opportunity was brought to us by Gargaro, who has 
much to contribute to the maximisation of returns from this investment.

Peak Equities Pty Ltd (AFS Licence 458013) is seeking to raise a total of $6.75 million from select 
clients, pursuant to a limited offer to Professional Investors. 

The minimum investment amount will be $750,000, with increments of $250,000 above that 
amount. The Trustee will have absolute discretion in relation to the approval and allocation of 
investment applications. 

The Promoters will jointly invest $2.25 million in the Trust, leaving $4.5 million available for
investment by Peak clients. 

A deposit of $600,000 has been paid by the Promoters. Settlement is scheduled for 26th 
October 2021, prior to which investors will be required to contribute their investment funds.

Investment in the Trust is available only to “Professional Investors” being investors who 
possessthe experience, knowledge and expertise to make informed investment decisions and 
properly assess the risks associated with an investment of this nature. The information provided 
in this Investment Memorandum (IM) has been tailored to the requirements of Professional 
Investors. 
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This prime industrial freehold has a site area of
approximately 35,720 sqm, with a total lettable 
area across both tenancies of 17,720 sqm.
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Key Attributes of this Investment
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The Promoters believe the property has been well 
purchased at $12 million. In July 2021, CBRE 
independently valued the property at $13 million. 
In January 2021, the capital improved value 
of the property was assessed at $13,825,000 some 
15% above the purchase price.

Bank SA has formally approved first mortgage 
funding of $6.6 million (55% of the contract 
purchase price) on a non-recourse basis, at an 
all-up variable rate of 1.95% per annum. 
Monthly income distributions are forecast to 
commence at the rate of 10.00% p.a.

The proposed initial capital-raising of $6.75 
million will leave the Trust with a substantial cash 
reserve of more than $800,000 following
settlement of the purchase. The surplus funds
will be available to fund any capital expenditure 
and provide for incentives to be paid to the 
tenants to extend or renew their leases in 2024.

If it is determined at a future date that the
subdivision and development of the site is in the 
interest of Unitholders, additional capital will be 
raised to finance the development. Existing 
Unitholders in the Grand Junction Unit Trust will 
have priority entitlement to participate in 
any future capital-raising.

An extensive Due Diligence investigation was 
undertaken between May 2021 and August 
2021, following which an unconditional contract 
has been executed by all parties.

Based on recent comparable land sales, the 
Manager estimates the value of the underlying 
land at a little above $8 million, or $225 psm, 
providing a substantial buffer against any future 
risks, and increasing the options available to the 
Trust over time.

The property comprises two free-standing
industrial buildings on a single certificate of title. 
Both properties are fully leased to substantial 
corporations – Capral Limited (ASX listed) and 
Bianco Construction Supplies, a major supplier to 
the booming SA construction industry. 

6. The Manager considers that both properties are 
significantly under-leased, creating an opportunity 
for increases in income and capital value of the site.

7. The Bianco warehouse (9,765 sq.m.) is an older 
structure, leased until December 2024. The 
short lease term provides the Manager with the 
flexibility to choose between re-leasing the 
space and redeveloping the Bianco site with up 
to 5 modern factory/warehouses. 



Peak Equities Pty Ltd has appointed Peak CPD Management Pty Ltd as Manager of the Trust. The Manager is jointly
owned and controlled by the Peak Equities Group and interests associated with the Gargaro family. The directors of Peak
CPD Management are Tom Borsky and Peter Gargaro. Peter is a well-reputed and successful commercial property
developer, with valuable experience in the Adelaide industrial market. The structure of the ownership and management
of the property and the Grand Junction Unit Trust is described in the following graphic:

The Trust Deed creating the Trust includes provisions that ensure that the Gargaro and Peak interests must jointly
determine certain material matters in relation to the Trust. (See below Note). Investors will be provided with a copy of
the Trust Deed (in strict confidence) upon request. 

The Manager and its associates are entitled to the following benefits:
1. An Establishment Fee of 2% of the Gross Asset Value of the Trust (defined as the purchase price of the property plus
    all initial costs).
2. An Annual Management Fee (payable monthly) calculated at 0.5% of the Gross Asset Value of the Trust calculated at
    the conclusion of each financial year.
3. Founder Units, which are entitled (in aggregate) to:

a. 5% of the income and capital of the Trust
b. 20% of returns above a 10% IRR (Internal Rate of Return) to Ordinary Unitholders upon the sale of the
property or winding up the Trust.

Note The Trust Deed contains a ‘Directions’ mechanism, providing that the Trustee must seek and accept directions
from both Peak and Gargaro jointly, prior to taking action in respect of certain material ‘Specified Matters.’ The Specified
Matters involve:

In the absence of a joint direction from Peak and Gargaro, the Trustee will be prevented from taking action in respect of
the above matters, other than where the Trustee is otherwise bound by its legal, statutory or fiduciary obligations as
trustee of the Trust, or in the case of an emergency in relation to the Trust property.

• Disposal or acquisition of assets by the Trust with an aggregate value in excess of $500,000. 
• Entering into, terminating or amending any arrangement in respect of the Trust’s property, with an aggregate value 
in excess of $500,000, and
• The granting of or entering into any commitment with respect to any capital raising (whether by debt or equity) 
with an aggregate value in excess of $500,000.

 
 

 

Management

Grand Junction Unit Trust

Grand Junction Unit Trust Peak Development Management Trust
Management Agreement

and/or
Development Management

Agreement

Shareholders
50% Peak Equities

50% P Gargaro interests

Directors: Tom Borsky and Peter Gargaro

Property Ownership
Bank Finance, Capital

Ordinary Unitholders:
Peak Equities P/L Investors

Property Management Trust:
Property Asset and Development Manager

Unitholders 50% Peak Equities Management Pty Ltd.
50% TGF Capital Trust ( Gargaro)

Peak Equities Pty Ltd
AFS Licence 458113

Peak CPD Management
Pty Ltd

Trustee Trustee
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Two warehouses have been constructed on the
property. The eastern building is referred to as 
Building 1, with a GLA (gross lettable area) of 9,765 sqm. 

The improvements include an older warehouse of 
approximately 8,701 sqm, a stand-alone brick office 
building of 687 sqm, and a shed of 124 sqm. The
building is leased to Bianco Construction Supplies Pty 
Ltd. www.bianco.com.au

The western building (Building 2) comprises a relatively 
new office warehouse constructed around 2004, with a 
GLA of 7,995 sqm. Building 2 is leased to Capral Ltd. 
www.capral.com.au

Property Details

Title Details:

 

Single Title - Allotment
4 in Filed Plan 8701

   
  

Site Area:

 

35,720 sqm. With street
frontage to Grand Junction Rd
of 142.29 metres

Lettable Area: 17,720 sqm

68-72 Grand Junction Rd, Kilburn, SA
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Bianco Tenancy

Building 1 is leased to Bianco Construction Supplies Pty Ltd. The Bianco Group is a major supplier of building and 
construction products to Australia's domestic, commercial, civil, government and mining industries. Bianco occupies 
several large properties in close proximity to the subject warehouse, which is used for storage of supplies and materials.

Building 2 is leased to Capral Limited, a publicly listed company established in 1936. Capral is Australia's largest 
manufacturer and distributor of aluminium products and architectural & building solutions. The property is used by 
Capral as its principal SA storage and distribution centre.

Based on the Manager’s research, the gross market rental for a comparable property is substantially greater than 
$51.20 psm. The Manager has forecast a gross rental of $59.75 psm upon lease renewal, based on increases specified 
in the current lease in January 2022 and 2023, and allowing for a 10% increase when market rentals are determined in 
December 2004. If the tenant were to extend its lease 

Lease commencement 

Lease Expiry

Gross Income from January 2022

Gross Rental per sq metre (Jan ’22)

Estimated Outgoings – Bianco site

Net Rental Bianco (Jan ’22)

Net rental psm (Jan ’22) 

1st January 2020

31st December 2024

$500,000

$51.20

$150,000

$350,000

$35.85

6

Tenant Details

Capral Tenancy

Lease commencement

Lease Expiry

Annual Rent increases

Options

Current Net Rental 

Net Rental per sq metre

March 2014 

25th March 2024

3% p.a.

Nil

$506,479 p.a.

$63.30



The Capral warehouse was constructed around 2004, with a net lettable area of approximately 7,995 sq. metres. 
Capral’s lease commenced in 2014 and was extended in December 2018 for a further period of 6 years, expiring in 
March 2024. 

The CBRE Valuation report assesses the market rental of the Capral tenancy to be $85 (net) psm, approximately 35% 
above the passing rental rates. 

In the following Financial Forecasts, the Manager has conservatively assumed that net rental income upon renewal of 
the lease would be $76.65 per sq.m. (10% below the current CBRE valuation). Net rental income of $76.65 per sq.m. 
would represent an increase above current levels of more than $100,000 per annum, increasing the capital value of 
the property by more than $1.5 million at current market yields. 

The directors of the Manager have met with Capral’s Adelaide executives, who have indicated that the property is 
well suited to the company’s needs. The Manager’s primary focus following settlement of the property will be to 
consolidate the relationship with Capral management to secure a new lease arrangement at increased rentals. 

The initial capital-raising of $6.75 million will create a cash reserve of more than $800,000 which may be applied in 
whole or in part as an inducement to Capral to agree to such a lease extension.
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Tenant Details

The Manager’s initial 5-year financial forecasts is premised on the following assumptions: 

1. Trust Establishment Fees are set at 2% of the Gross Asset Value of the Fund.
2. Incentives of $750,000 are paid to secure the renewal of the Capral Lease in 2024.
3. No incentive is required for Bianco, as any extension would be for a relatively short-term.
4. Both tenants renew their leases with effect from April 2024 and January 2025 respectively.
5. The net income from the Capral Lease increases by 3% per annum until lease expiry in March 2024, at which time
the net rental income increases to $76.65 per sq. metre.
6. The Bianco Gross rental increases by 10% in January 2025. The current lease provides for a fixed increase to
$500,000 p.a. in January 2022, and two further increases of 3% on each subsequent anniversary. On that basis, in
December 2024, Bianco will be paying $530,450 per annum (gross). The 10% increase will raise the gross rental to
approximately $583,500, or $59.75 psm.
7. Building outgoings are assumed to increase at 5% per annum, principally as a result of land tax increases.
8. Bank SA First Mortgage advance of $6.6 million (55% LVR). Interest rates are forecast to commence at 1.95% p.a.
and to increase to 2.45% after 3 years.

Financial Analysis
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GRAND JUNCTION UNIT TRUST
5-Year Financial Forecasts

Year 1Settlement - October 2021
2021/22

Year 2
2022/23

Year 3
2023/24

Year 4
2024/25

Year 5
2025/26Cash Flow

Net rent - Capral 530,803

Gross rent - Bianco 491,667

Net Rental Income 878,810

Net Income Yield 10.01% 10.43% 11.07% 11.48% 11.95%

Increase in Total Equity Value 0.32% 8.00% 7.32% 22.30% 30.27%

Opening Cash

Net Income

Income Distribution

Cash Incentives

Capex

 

Estimated Equity Value - 7% yield 

Unrecovered Outgoings -Bianco 143,659

555,028

512,500

916,686

150,842

594,996

527,875

964,487

527,875

623,541

574,624

1,031,862

166,303

642,247

598,045

1,065,674

174,619

Mortgage Interest 128,7001.95%

Mortgage Interest

Management Fees 66,750

128,700

69,250

128,700

71,250

161,700 161,700

78,000

2.45%

80,0000.50%

868,010 817,194 794,753 65,614 114,099

675,360 703,736 747,037 774,662 806,474

701,176 701,176 701,176 701,176 701,176

750,000

25,000 25,000 25,000 25,000 25,000

Annual Fees 8,000

Net Income 675,360

15,000

703,736

17,500

747,037

17,500

774,662

17,500

806,474

6,771,623 7,290,270 7,243,993 8,254,977 8,793,308

Closing Cash 817,194 794,753 65,614 114,099 169,396

Distribution rate 10.00% 10.00% 10.00% 10.00% 10.00%



Notes:
1. Founder Unitholders are entitled to 5% of the income and capital of the Trust, with a further entitlement to 20% of 
the amount above abenchmark IRR of 10% p.a. for Ordinary Unitholders upon the sale of the property or winding up 
of the Trust.
2. Forecast Income Distributions include distributions to Founder Unitholders.
3. The forecast results are predicated upon both tenants renewing their leases on expiry. If Capral were to vacate in 
April 2024 (during year 3 of the forecast period), the Trustee would reduce or suspend income distributions pending 
the re-letting of the property. The $750,000 cash reserve would be available for an incentive payment to an incoming 
tenant. In the event that Bianco does not renew its lease in January 2025 (year 4) the Trustee will assess the feasibility 
of demolishing and re-developing the Bianco site.
4. The financial forecasts are subject to these and other uncertainties and are not guaranteed or warranted by the 
manager, the Trustee, or their officers and employees
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Peak Equities Pty Ltd seeks to resolve potential and actual complaints over the management of the Trust to the 
satisfaction of Unitholders. If a Unitholder wishes to discuss any aspect of the management of the Trust or wishes to 
lodge a formal complaint, they may do so in writing, by email or by telephone at: 

Peak Equities Pty Ltd
Suite 1438, 1 Queens Road
Melbourne VIC 3004
Telephone: 03 9863 8380
Email: info@peakequities.com.au 

The company will promptly acknowledge any complaint received from a Unitholder, investigate it, and decide in a 
timely manner any action that needs to be taken. 

COMPLAINTS AND CONTACTING US
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Peak Equities Pty Ltd
info@peakequities.com.au  |  www. peakequities.com.au
ABN 21 165 827 574. Holder of AFS Licence 458013 


