
ISSUER AND RESPONSIBLE ENTITY

Foundation Funds Management Limited  
ABN 70 623 977 122 and holder of  
AFSL No. 508424

INVESTMENT MANAGER

© 2020 Stronghold Commercial Investments Pty Ltd  
ACN 641 471 570. Authorised Representative  
of the Responsible Entity. All Rights Reserved.  
Commercial in Confidence.

CURRENTLY 
DISTRIBUTING

*RETURNS MAY VARY

OPEN TO WHOLESALE INVESTORS ONLY. 
This summary provides outline information for the Stronghold Precincts 
Property Fund. Accordingly, this summary should be read in conjunction 
with the Information Memorandum and should not be relied upon as an 
independent source of information. This summary is intended to provide 
general information only and has been prepared by Foundation Funds 
Management Limited ACN 623 977 122, AFSL 508424* (“we”), without 
taking into account any particular person’s objectives, financial situation 
or needs. Investors should, before acting on this information, consider 
the appropriateness of this information having regard to their personal 
circumstances. We recommend investors obtain financial advice specific 
to their situation before making any financial investment decision. We do 
not warrant or represent that the information contained on this website 
is complete, accurate or verified. Any forecast, projection or statement of 
opinion is not a representation or warranty as to future matters. Past per-
formance is not a reliable indicator of future performance. To the fullest 
extent permitted by law, we and our Authorised Representatives express-
ly disclaim all liability to investors for any loss arising from any represen-
tation or warranty, express or implied, contained in information on this 
summary. Please also refer to the information/disclaimers contained in the 
Information Memorandum regarding the issue of Units in the Stronghold 
Precincts Property Fund.  *Assets under Management.

A unique 
open-ended 
investment 
opportunity.

Multi-Tenant  
Portfolio

Min investment 
$25k



FUND MANAGER

The Fund is the latest evolution from property 
investment and advisory firm, Stronghold. Established 
in 2013 with a single fund, Stronghold has grown to 
now manage or co-manage approximately $225million 
of quality property assets across 10 closed-ended trusts 
and this open fund. 

With our strong track record and our proven expertise, 
we created this open-ended Fund, managed by 
Stronghold Commercial Investments, specifically to 
extend our specialised investment offering to a broader 
range of investors in a way that is more flexible and 
more sustainable.

1 Limited liquidity facility. 

The Stronghold Precincts Property Fund is a multi-
asset open-ended wholesale fund which invests 
primarily in direct property (real property), indirect 
property (unlisted property trusts which invest in real 
property), and a percentage in liquid investments 
(cash deposits and ASX listed A-REITs). 

All acquisitions of the Fund are governed by strict 
investment criteria and all transactions are overseen 
by an industry recognised, independent Investment 
Committee.

FUND SUMMARY

Fund Overview

MAJOR TENANT  |  JOHNSON & JOHNSON  33 Brandl Street, Eight Mile Plains QLD

Fund Structure A multi-asset, open-ended 
unlisted property fund

Indicative 
Application Price/ 
Unit

$1.0903 / Per Unit at  
15 May 2021

Minimum 
Investment

$25,000

Unit Pricing/
Applications

Monthly

Recommended 
Minimum 
Investment Term

5yrs

Distributions Paid monthly

Withdrawals Processed quarterly1

Maximum Gearing 50%

Target Gearing 
Level

35%-45%



Specialisation
Quality &  

Sustainability
Complete  
Alignment

Connected  
Management Community 

We stick to what we 
know. That’s why we’re 

so good at it.

Commercial business 
precincts are what we 
specialise in. Our team’s 
experience in this niche 
market over the last 35 
years means we have the 
knowledge, the experience 
and the winning formula 
to achieve excellent 
investment outcomes.

We acquire high-quality 
assets in strategic growth 
areas, manage them 
with excellence, and 
keep them maintained 
to a high standard. 
This is the Stronghold 
strategic advantage that 
creates a sustainable, 
resilient portfolio with 
intergenerational benefits. 

Our fee structure is 
deliberately transparent 
and directly aligned to 
the cash distributions we 
pay our investors. We’re 
strongly motivated to keep 
tenancy rates high because 
we see ourselves as your 
investment partners who 
are just as committed to 
sustainable returns as you 
are.

Our vertically integrated 
management approach 
is proudly personal 
and hands-on, so we’re 
closely connected with 
our investors and tenants 
alike. And our multi-asset 
portfolio consists of flexibly 
designed buildings so that 
we can attract and retain a 
quality tenancy mix.

Our investment in 
strategically located 
commercial precincts 
outside the CBD is 
designed to revitalise 
suburban communities. 
Your investment in the 
Fund will help contribute to 
local employment, enhance 
connectivity, amenity 
and lifestyle options, and 
reduce the environmental 
footprint in these suburban 
business hubs. 

A quality approach 
that’s focused on 

delivering long-term, 
sustainable income for 

our investors.

We don’t just manage 
the Fund. We’re also 

invested in it.

A brilliant combination  
of responsive 

management and 
flexible leasing.

What we’re most proud 
of is the way we’re 

evolving communities. 

What Sets Stronghold Apart



FUNDS STRATEGIC GROWTH

The Fund’s objective is to continue to acquire suitable direct and indirect property 
assets which fit within the Fund’s Investment Strategy. Stage 1 of the Fund is to build 
a foundation of high- quality assets within both the launch precinct of Brisbane 
Technology Park and other key strategic growth areas such as Westlink Green. Our 
investment team is currently assessing additional blue-chip opportunities within other 
strategic business precincts of South East Queensland throughout 2021 to move the 
Fund into Stage 2 of its growth.

INVESTMENT CRITERIA

Growth Overview

Direct and Indirect Property 
Investments

Commercial office assets which may also incorporate 
areas of service warehouse, retail and other ancillary 
amentiy e.g childcare

Locations Australia, predominantly metropolitan and major 
regional locations targeting suburban and non-CBD 
commercial markets which are underpinned by transport 
infrastructure, including both public transport and arterial 
road connectivity; and amenity drivers, such as shopping, 
food and entertainment venues 

Tenant Profile Targeted multi tenanted assets which are fully let or 
substantially let to creditworthy tenants

Scale Capacity Ability to invest at scale within each location to 
establish a Precinct-style approach, facilitating the value 
proposition of the Stronghold Precincts Property Fund 
and its Managers 

A STRONG  
TRACK RECORD 
OF INVESTMENT 
SUCCESS



Direct and Indirect Property 
Investments

Commercial office assets which may also incorporate 
areas of service warehouse, retail and other ancillary 
amentiy e.g childcare

Locations Australia, predominantly metropolitan and major 
regional locations targeting suburban and non-CBD 
commercial markets which are underpinned by transport 
infrastructure, including both public transport and arterial 
road connectivity; and amenity drivers, such as shopping, 
food and entertainment venues 

Tenant Profile Targeted multi tenanted assets which are fully let or 
substantially let to creditworthy tenants

Scale Capacity Ability to invest at scale within each location to 
establish a Precinct-style approach, facilitating the value 
proposition of the Stronghold Precincts Property Fund 
and its Managers 

7 HI-TECH CRT

1 WESTLINK CRT

3 HI-TECH CRT

33 BRANDL ST1
3

DARRA

EIGHT MILE PLAINS

On a micro level, we understand that while 
the physical building is the “tangible” 
asset, the real value is in the tenants that 
occupy our buildings. As a single landlord 
owning multiple buildings within a specific 
area, we are able to work with our tenants 
as they evolve over their business life cycle 
- facilitating their transition into larger, or 
smaller, premises. This approach minimises 
vacancy and facilitates longer-term, 
mutually beneficial relationships between 
tenant and landlord.

On a macro level, we recognise that high-
quality business precincts must provide: 

> Direct and effective access and 
connectivity to surrounding transport 
networks,

> Professional, affordable and flexible 
accommodation for tenants; and

> Amenity within close proximity.

As the Fund acquires additional buildings 
and tenancies within a chosen Precinct, it’s 
influence over all three elements increases.  
This enables management to be 
more involved within each precinct’s 
business community which leads to the 
development of strong tenant relationships 
and therefore more effective understanding 
of key tenancy and amenity requirements 
of an area.

The result is management that can more 
effectively advocate and lobby government 
for infrastructure, connectivity and investment 
into the communities, leading to better 
outcomes within and around the targeted 
business precincts for investors and the 
community alike. HAMILTON

BANYO

WYNNUM

CLEVELAND

OLD 
CLEVELAND
ROAD

MURARRIE

SPPF ASSETS  BY PRECINCT 

22

Precinct Investment Strategy



3 Hi Tech Court 
 8% Mazda Aust
 16% L3Harris Technologies Inc (Micreo)  

Listed on New York Stock Exchange (NYSE) 

33 Brandl Street 
 16% Johnson & Johnson Medical 

Parent company listed on New York Stock 
Exchange (NYSE)

 9% Johnson & Johnson Medical 
Parent company listed on New York Stock 
Exchange (NYSE)

 4% Axial Training
 2% Debt Cutter Group

7 Hi Tech Court 
 17% L3Harris Technologies Inc (Micreo)  

Listed on New York Stock Exchange (NYSE) 

1 Westlink Crt 
 18% The Suites
 10% Cement Australia

Tenancy Mix
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4 Properties

KEY PORTFOLIO METRICS

Stage Number of 
Properties

Portfolio Value  
(approx.)

Number of 
Tenants

WALE by 
Income

Portfolio 
Occupancy

Average 
Tenancy Size

(sqm)

Average 
Tenancy 

Impact on 
Portfolio 

Car Park Ratio 
(Bays/sqm)

Percent of Tenants 
Options

Current 4 $46,400,000 7 3.3yrs 100% 1,302 10.02% 1:28sqm 98%

Portfolio Overview

The portfolio is 100% leased, with a 
3.3year weighted average lease expiry by 
income (WALE I) and a portfolio value of 
approximately $46.4million. The recent 
acquisition of 1 Westlink increases the 
Net Lettable Area and Total Income by 
approximately 40%, and equally reduces 
reliance on individual tenants on average 
by over 45%. This property adds to the 
diversity of incomes and geographies 
by continuing to build on the Fund’s 
portfolio of quality and flexible assets.



Mazda Australia is the Australian 
arm of the multinational vehicle 
manufacturer Mazda Corporation. 
Within Australia, Mazda is a leading 
national brand providing a range of 
vehicles to the local market. 

https://www.mazda.com.au/

L3Harris Technologies Inc (Micreo), 
operates in the Information Warfare 
domain in Australia. The company is 
a trusted supplier to the Australian 
Department of Defence and global 
defence primes. 

https://www.micreo.com/ 

https://www.l3harris.com/who-we-are 

Johnson and Johnson Medical 
produces a range of products used 
primarily by healthcare professionals 
in the fields of orthopedics, 
neurological disease, vision care, 
diabetes care, infection prevention, 
cardiovascular disease, and 
aesthetics. 

https://www.jnj.com.au/business-structure

Debt Cutter was founded in 2003 
and is an Australian Government 
Registered Debt Agreement 
Administrator and a member of the 
Personal Insolvency Professionals 
Association.

https://debtcutter.com.au/

Axial Training was founded in 
1998, offering the highest quality in 
bespoke vocational education. The 
head office is located in Brisbane, 
with other campuses and offices 
located throughout Queensland. 

https://www.axial.edu.au/

An icon of the Australian cement 
industry, Cement Australia is 
the nation’s leading supplier of 
cementitious products and services.

https://www.cementaustralia.com.au/

The Suites by Graystone is 
recognised as a leading independent 
provider of quality, flexible serviced 
offices, meeting rooms, virtual 
offices and hot desks,

https://www.thesuites.com.au/

Our Tenants

https://www.mazda.com.au/
https://www.micreo.com/

https://www.l3harris.com/who-we-are
https://www.jnj.com.au/business-structure
https://debtcutter.com.au/
https://www.axial.edu.au/
https://www.cementaustralia.com.au/
https://www.thesuites.com.au/
https://www.thesuites.com.au/
https://www.cementaustralia.com.au/


Interest 100% Direct Property

Current Value $7,750,000

Last Valued March 2021

Capitalization Rate 7.25%

Tenant 100% leased 1 Tenant
L3 Harris (Micreo)

> Multinational tenant in L3 Harris (Micreo) which is listed on the NYSE and 
market cap of $49.33B

> Stable tenant since 2006 with Net lease structure and tenant responsible 
for property related outgoings

> Property adjoins 3 Hi Tech Court (existing asset in SPPF), creating long term 
redevelopment options

> Well presented, modern commercial office building

> Major tenant is Multinational medical product company Johnson & Johnson 
occupying 1,954 sqm 

> High quality office and dispatch areas which facilitate distribution operators

> Flexible office configuration with Johnson and Johnson split between two 
tenancy areas. Plus, strong car parking ratio of 1:31 sqm

7 Hi-Tech Court, Eight Mile Plains QLD 33 Brandl Street, Eight Mile Plains QLD

Interest 100% Direct Property

Current Value $14,350,000

Last Valued March 2021

Capitalization Rate 7.25%

Tenant

100% leased 3 Tenants
Major Tenant:
Johnson & Johnson

Asset Overview



> Semi modern office building with a flexible design to suit a variety of 
tenants

> Two high-quality tenants Mazda Australia and L3 Harris (Micreo). 

> Strong WALE of over 4 years remaining.

> A low site coverage and adjoining 7 Hi Tech Court, which create a long-term 
redevelopment opportunity for the properties. 

> High quality office with direct access to the surrounding road and rail 
networks

> Strong carpark ratio of 1:24sqm (105 bays)

> 100% leased with a WALE of 4 years

> Prominent position at the entry to the Westlink Green business precinct. 
This precinct services the growth areas of southern and western Brisbane. 

3 Hi-Tech Court, Eight Mile Plains QLD 1 Westlink Crt, Darra (Westlink Green) QLD 4076

Interest 100% Direct Property

Current Value $10,700,000

Last Valued March 2021

Capitalization Rate 7.25%

Tenants

100% leased 2 Tenants
Major Tenants:
Mazda Australia
L3 Harris (Micreo)

Interest 100% Indirect Property

Current Value $13,600,000

Last Valued March 2021

Capitalisation Rate 7.25%

Tenant

100% leased 2 Tenants
Cement Australia
The Suites



Forecast Financial Information

PRO-FORMA STATEMENT OF FINANCIAL POSITION: 15 MAY 2021 (INDICATIVE)
STATEMENT OF FINANCIAL POSITION $’000

Working Capital $2,128

Indirect Investments4 $6,976

Land & Buildings (at fair value)1 $32,636

Debtors $151

Other $77

Total Assets $41,968

Borrowings $15,676

Creditors $1,377

Other $145

Total Liabilitites $17,198

Net Assets2 $24,770

Summary Information $’000

Net Assets $24,770

Units on Issue 24,311

NAV per Unit $1.0189

Unamortised Acquisition Costs3 $2,164

Unamortised Amount / Unit $0.0890

Application Price/Unit $1.1079

NOTES TO FINANCIAL INFORMATION AND BEST ESTIMATE ASSUMPTIONS

It is important for Investors to be aware that forecasts are based on a number of best estimate assumptions. Specific assumptions have 
been considered by relevant experts, both internal and external, based on available information at the date of this IM. Investors should 
be aware that actual results may vary from the financial forecasts because future events may not occur in accordance with these best 
estimate assumptions. Certain costs may be subject to cost escalation or general inflationary pressures. Unforeseen increases in costs 
may increase the total costs projected, thereby impacting Investor returns.

1. Land and Building (at fair value)

Includes the most recent assessment of current market value for the assets. This is undertaken in line with the Fund’s Unit Pricing 
Policy which is available upon request. 

2. Net Asset Value

Includes buildings at valuation and cash less borrowings

3. Unamortised Acquisition Costs

Unamortised acquisition costs include items 1 to 4 which are written off over five years from the date they are incurred. This aligns with 
the fund’s minimum recommended investment term and are reflected in the monthly application price. 

4. Indirect units

Represents 100% of units acquired within Unlisted Stronghold Close End Property Trusts. These units are reflected based on their Net 
Asset Value. 

The forecast financial information consists of the following:

Any Forecasts have been prepared on the basis of the best estimate assumptions and key 
accounting policies set out in this section. The Manager considers the assumptions to be 
reasonable at the date of this investment summary.

The Forecast Financial Information has not been prepared in accordance with Australian 
Accounting Standards and is presented in an abbreviated format without all the disclosures 
provided in financial reporting in accordance with the Corporation Act.



Lease Lessee %Area Portfolio Carparks Lease 
Term Option Annual Review Industry

3 Hi-Tech Court, Eight Mile Plains

1 Mazda Australia 11% 15 12 5+5 Fixed 3.50% Automotive

2 L3Harris Technologies Inc (Micreo) 16% 56 6 5 CPI Defence Software

33 Brandl Street, Eight Mile Plains

G1 Johnson & Johnson Medical 14% 30 5 5+5 Greater of CPI or 3.5% Health

1A Johnson & Johnson Medical 7% 16 5 5+5 Greater of CPI or 3.5% Health

1B Debt Cutter Group 2% 5 5 Fixed 3.5% Financial Services

1C Axial Training 4% 12 3 3 Fixed 2.75% Education

7 Hi-Tech Court, Eight Mile Plains

1 L3Harris Technologies Inc (Micreo) 17% 60 10 5 CPI Defence Software

1 Westlink Court, Darra (Indirect Property)

2 Cement Australia 10% 40 10 5 CPI Construction

1 The Suites 18% 65 6 5+5 Fixed 3.50% Serviced Office

TENANCY SCHEDULE (AS AT 15 MAY 2021)



TO LEARN MORE  
PLEASE CONTACT US sppfinvest.com.au

BRUCE ANDERSON  0403 056 103  

E banderson@strongholdinvest.com.au

STUART SMALL  0499 449 937  

E ssmall@strongholdinvest.com.au

TIM DUNSDON 0428 313 979  

E tdunsdon@strongholdinvest.com.au
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