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Executive Summary

CFSPF can profit substantially from an investment into TURFõs Bayview Village Acquisition

1
Whilst retail businesses and retail real estate assets have softened in the short term, medium term macro-economic 

drivers and strategic decision making will make Bayview Village a strong asset to invest in
Overview

Investment 

Theses2 Capitalising on Blacktown LGA 

specific tailwinds and 

demographics

Grocery anchored resilience and 

realigning service tenants 

Capex strategy to mitigate 

headwinds and drive rental 
revenue and valuation

Competitive Location Tenancy Remix Product Improvement

CFSPF should purchase a 13.7% stake of Bayview Village at an $186mn valuation to achieve an IRR of 9.95% and remain 

within their portfolio concentration covenants
Valuation3

Risks4
  E-commerce 

penetration rates
Capex delivery delays or 

disruptions
Governance risk with 

TURF ownership
Rental regulatory risk 
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Asset Overview

To identify Bayview Villageõs competitive moats CFSPF must understand the assetõs key characteristics

Location Analysis Asset Overview

Tenancy Mix

$700mn

Council delivery 
Program

1
Major master-planned projects in key 

growth areas of the Blacktown LGA 

2
Improving access to and from different 

suburbs, i.e Blacktown, Mt Druitt

$4.1bn

Western Sydney 
Infra Plan

Infrastructure

From 2025-2029,

ê

Key Roads and 
Highways

Access to M4, M2, M7 
and key highways

ê

Western Sydney 
Airport

Improves exposure to 
tourism & travel

ê

Western Sydney 
Metro 

Links St Maryõs to WSI 
Airport and CBD

1.1% CAGR

20Y Population 
Growth Forecast

2.3% CAGR

20YE Total  
Spend 

37 Years

Median Age

Sydney & 
Greater Sydney

34 Years

Median Age

3.9% CAGR

20YE Total LGA 
Spend 

3.4% CAGR

15Y Population 
Growth Forecast

ê

Therefore, Blacktown is a key growth area within Sydney with large upsides in 

population and gross consumer activity

Anchored

Mini Major Specialty 

Vacancy

Site Area [m2] 45,000

GLA [m2] 20,000

Assumed Zoning [#] MU1

Occupancy by Income [%] 96%

Total Tenants [#] 58

FY25A WALE [#] 3.1 Years

Bayview Occupancy by GLA

Key Stats 

ê

Extremely strong 
development potential 
and well positioned for 

expansion

ê
High occupancy with low 
tenant concentration risk 
and strong retail WALE

Strong anchored tenancy and mini 
major ratio, delivering consistent 

strong cashflows

However, lower lease term 
specialty tenants may impose risks 

to CFSPFõs investment
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Industry Overview

CFSPF must first understand the key drivers and barriers to Bayviewõs success to determine its investment viability

Key Tailwinds and Impacts Key Headwinds and Mitigation

ê1

Population Growth and Urban Density

Blacktown and surrounding growth corridors are concentrated in key areas, 
increasing population density and daily retail

ê2

Non -Discretionary Spending Resilience

Anchored tenancies are likely to remain profitable in the current high cost 
of living landscape

ê3

Expected Rate Cuts

With the RBA and other central banks expected to continue cutting rates, 
this will compress cap rates and drive consumer spending

ê1

E-Commerce and Digitalisation

Online retail continues to grow, especially electronics and apparel, phasing 
out traditional tenants

ê2

Rising Operation Costs

Energy, insurance, security and maintenance costs are increasing faster 
than industry revenue growth, cutting tenants profits and cashflows

ê3

Structural Tenancy Shifts

Preference for smaller, more convenient formats and experience led 
destinations

Committed Retail Developments

TrendlineCommitted sqm

1
Demand and supply imbalance, where 

there will be a shortage in retail space

2
Low customer churn for anchored 

tenants due to lack of substitutes

By comparing macroeconomic drivers 

against retail supply, we can determine;

3
Potential increases in retail investment 

once markets corrects the imbalance 

NeitherAgree Disagree

I like to see a 

product in -

store before I 

buy online

I prefer picking 

up my orders in 

store rather 

than delivery

Consumer Sentiment on Retail 
Therefore, to mitigate changes in 

consumer behavior and tenancy shift;

Traditional 
specialty retail

Omnichannel and 
experiential retail
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Investment Thesis #1

Acquiring a stake in Bayview positions CFSPF to capitalise on local specific tailwinds

Retail benefits greatly from strengthening local economy Blacktownõs demographics parallel conventional shopping centre patrons

However, to fully utilise these trends, CFSPF must consider Bayviewõs current 
tenancy mix and identify key weaknesses that must be addressed

Blacktown LGA Population Forecast

Actuals Expected Population

Blacktown residents are generally 

well employed, medium income 
families with children

1
Strong customer base growth, improving 

tenant strength

2
Increasing medium term market appetite 

for local commercial uses

133k
Blacktown 
Dwellings

2021A

223k
Blacktown 
Dwellings

2041E

1.6x in 20 
Years 

Key Infrastructure developments will drive retail cashflows

ê

Blacktown 
Quarter

Master-planned office 
developments in LGA 
center

ê

International 
Sports park

Master-planned sports 
precinct comparable 
to SOP

ê

Blacktown 
University Campus

Development of a 
university campus for 
ACU or TAFE purposes

Increases foot traffic, public and private investment to Blacktown LGA, 
improving retail demand  and tenancy strength

$126k
Household 

Income

80.9%
Employment 

Rate

56.2%

Of people 
have children

Strong population growth enables retail 

and shopping centres to leverage

Large appetite for non-discretional goods , as well as some disposable income  
available for recreational spending

ê

Strong population 
and infrastructure 

growth

Advantageous 
customer profiles 

Strong tenancy and 
retail demand driving 
occupancy and NFR

Household Saving Ratio

Therefore,

Household savings have returned to 

pre-pandemic levels, indicating 
consistent, strong spending behavior
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Investment Thesis #2

Grocery anchored resilience along with realigning service tenants drives occupancy and cashflows

Anchored Tenants are less exposed to e-commerce headwinds 

Non-discretionary retail remains strong after traditional retail vacancies soar 

7.2% Proportion of online to in store food 
retailing sales

Percentage gap underpins resilience of non-discretionary retail which Bayview 
capitalises  on with their tenancy mix   

19% Proportion of online to in - store non-
food retailing sales 

42% Bayview anchored tenancy

Key Bayview Anchored Tenants

Food Retail Turnover

1.2% Rise in 2025

Food retail demand remains 

strong, driven by 
supermarkets and local 

specialty

Supermarket and restaurants anchor drive habitual, high -frequency trips with 
minimal online substitution,  underpinned by anchor and hospitality tenants

Rising e-commerce demand is combatted with evolving tenancy 

Bayview can leverage this headwind by re-leasing to 2 key types of tenants 

Demonstrating potential for strong cashflows and strengthening tenancy, which 
Bayview Village can achieve through its capex strategies

ê2

Experiential Tenants

Mid -tier to premium specialty 
service businesses, tailored to 
the Blacktown LGA

ê1

Omnichannel Tenants

Retailers using their physical 
location as fulfilment hubs as 
well as physical locations

Bayview benefits from releasing 

WALE of 3.1 

enables re-

leasing within a 5 

year hold period

Accelerating lease 

turnover

Current rents are 

13% below 

market based on 

new leases in 

FY26

Substantial reversion 

opportunities

Rent reversion 

drives NOI and 

WALE, improving 

valuation

Strong Valuation 

Upsides



Colonial First State - Wikipedia

Analysis Investment Thesis Valuation Risk & TBL Appendix

Investment Thesis #3

TURFõs $10mn proposed capex strategy positions Bayview to mitigate headwinds and drive rental revenue and valuation

Specialty Leasing Remix $3,500,000 Centre Upgrades $3,500,000
DA Process

$1,000,000

ESG Initiatives

$800,000

Loading Dock 

$1,200,000

Capital Expenditure Schedule

Cosmetic Refreshes and logistics Infrastructure Development and ESG Potential

6%
Incremental 
NFR Increase

Feasibility  Adjustments

1

2

2 3

ExecutableUnrealistic 1 3 2

1

3

Feasibility Scale Adjustments

1

1

2

3

1

2

1 Targeting a 30% turnover of specialty tenants

Realignment with 

Blacktown LGA

Increased counter-

positioned tenants

98%
Occupancy 
In FY28E

Mitigates 

Transitional Retail 
Headwinds

Improves WALE 

and downtime 
reductions

Providing new amenities and logistics driving NFR 

Westpoint Blacktown

GLA (m2) 95,000

Centre Refresh Capex ($/GLA) 69

Incremental NFR Improvement 3%

$235 per GLA for cosmetic 

and logistics improvements

Exiting lower demand retailers Exploring development and ESG valuation uplifts

4x Floor 
Space Ratio 

Flexible MU1 
Zoning

Existing 
Precedent

Strong development potential for center 

expansion or mixed-use development 

6.25%
Exit Cap Rate 
in FY30E

Development 
Potential

Sustainability 
Improvements

Can face legislative 

and social backlash  
when evicting tenants

Easily executable with 

few potential 
roadblocks 

Can face local 

government 
intervention 

Targeting a more conservative 20% 

turnover rate

Leveraging incremental environmental 

and social value to the community

1
Screening current tenants to find 

eviction evidence, i.e arrears, 

2
Using Westpoint Blacktown as a case 

study and precedent
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Valuation & Entry Summary

CFSPF Acquiring a $25mn equity stake in Bayview provides a 9.95% IRR over a 5-year holding period

Entry Assumption and Operating Forecast  

Entry Price [$mn] $186

Entry Cap Rate [%] 6.45%

LTV as % of Entry Price [%] 35%

Holding Period [#] 5 Years

CFSPF Equity Invested [$mn] $16.25

CFSPF Debt Invested [$mn] $8.75

CFSPF Stake [$] 13.4%

Sensitivity and Scenario Analysis
CFS Stake

TURF Stake Debt Funded Capex

$199.4mn

Total Uses

Stabilised NOI

Forecasted NOI

Interest Coverage Ratio

1

FY28E has an ICR of 

1.6x to account for 
leasing and releasing 

costs due to WALE 

expiry

Case Bear Base Bull

FY30E NOI [$/m2] 888 942 998

IRR [%] 7.3% 9.95% 12.1%

Exit Price [$mn] $273.5

Exit Cap Rate [%] 6.25%

TURF Management Fee [$mn] $4.2

Average ICR [x] 3.56x

FY30E Occupancy [%] 98%

Exit Results

9.95%

Internal Rate 
of Return

1.6x

MoM 
Multiple

6.7%

Distribution  
Yield

Development 
Potential

Energy 
Efficiency

Occupancy 
Increase

Cap rate compression-0.2%
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Portfolio Alignment

A stake in Bayview aligns with CFSPF composition and investment guidelines  

Portfolio by Sector and Region

FY26E CompositionFY25A Composition

Maximum Target 

Governance and Gearing

FY26E CompositionFY25A Composition

Maximum Target 

Investing into Bayview realigns CFSPFõs 

portfolio to

1
Reduce concentration risk in 

industrial assets

2
Dilutes exposure to softer asset 

classes like office

Investing into Bayview realigns CFSPFõs 

portfolio to

1
Increase exposure to regions 

experiencing macro tailwinds

2
Remaining beneath maximum 

portfolio concentration targets With the investment into Bayview CFSPF improves their governance and 

control of their portfolio whilst maintaining sustainable gearing levels

30%
LTV ratio 

FY25A

30.2%
LTV ratio 

FY26E

35%
Maximum 
LTV Ratio

45%
Individual 

Investment

47.6%
Individual 

Investment

$25mn Equity 
Investment

50%
Maximum 

Ratio

CFSPF Portfolio by Asset Class

CFSPF Portfolio by State FY25A FY26E Targets

FY26E Composition

FY25A Composition

Maximum Target 

Investing into 

Bayview meets 
CFSPFõs portfolio 

exposure targets 
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Risks Mitigation

Changing tenancy mix from 

traditional speciality retail to 
experiential and omnichannel retail 

E-Commerce1
Rising e-commerce penetration rate, 

phasing out traditional retail, driving 
retail vacancy 

Capex 

Delivery

Fixed-price contracts, staged works, 

strict scope control, and 
independent oversight ensure 

timely, on-budget, and leasing-

aligned outcomes

2

Cost overruns, delays, or disruptions 

could erode the forecasted NOI 
uplift and reduce the exit value 

within the hold period

Investor consent rights, fee 

alignment, and robust reporting, 
TURFõs high stake also 

disincentivises bad governance

Governance3

Sponsor-control over leasing, debt 
and exit creates conflict, fee and 

information asymmetry risks with 

limited influence over key outcomes

Regulatory 

Risk

Negotiate new leases with fixed 

annual % increases (e.g., 3-4% pa), 
which are allowed under the Act and 

give predictable growth.

4

Retail Leases Act 1994 (NSW)

Section 18 limits rent reviews to 
once per year, slowing re-leasing 

upside by phasing rental growth 

more gradually.
Impact

L
ik

e
li
h
o

o
d

Low Risk High Risk

Risk & Mitigation

For CFSPS to invest an equity stake into Bayview, they must mitigate key risks 

1

2

3

4
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TBL & ESG Analysis

CFS must also consider the environmental impacts of their co-investment to ensure portfolio alignment

Strong ESGWeak ESG

Environmental Social Governance Scale

Planet

Bayviewõs planned capex investment into solar 

panels and sustainability initiatives

ESG Initiatives

$800,000

Meets A-REIT 

sustainability criteria

Improves public 

reputation and 
marketing

15%
Emissions 

Reductions

People

C
a
p

e
x
 S

tr
a
te

g
y Strong non-discretionary tenancy

Tenancy remix to realign with 

demographics

Cosmetic and amenities refreshes

Services Blacktown LGAõs demographic 

demands, remaining a key location in their 
local economy

Profit

Strong consistent cashflows for the 

holding period, whilst remaining in 
CFSPFõs target portfolio range 

97% Projected Occupancy FY30E

$2,269 Projected NFR FY30E

3.1% Retail Industry CAGR

Strong Portfolio Composition

1 23 Strong ESG

1 Bayview Village Before Capex 2 Bayview Village After Capex 3 Westpoint Bankstown
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Final Recommendation

CFSPF should purchase a $25mn stake in Bayview Village 

CFSPF should purchase a 13.7% equity stake of Bayview Village at an $186mn valuation

Grocery anchored resilience and 

realigning service tenants 

Capex strategy to mitigate 

headwinds and drive rental 
revenue and valuation

21 3

Capitalising on Blacktown LGA 

specific tailwinds and 
demographics

To leverage key macroeconomic tailwinds and strategic drivers such as,

To achieve,

9.95%

Internal Rate 
of Return

1.6x

MoM 
Multiple

6.7%

Dividend 
Distribution

Stronger

ESG Portfolio 
Alignment
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Appendix

Templated Model
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Appendix

CFS LBO Assumptions
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Appendix

CFS Debt Schedule
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Appendix

CFS LBO
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Appendix

Asset LBO Assumptions
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Appendix

Asset Debt Schedule
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Appendix

Asset Cashflows 
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Appendix

Asset LBOs
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Appendix

NFR Assumptions
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Appendix

Outgoings Assumptions
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Appendix

NFR and Outgoings Forecast
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Appendix

Capex Strategy Assumptions
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Appendix

Portfolio Composition 
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Appendix

Westpoint Capex Comp



Colonial First State - Wikipedia

Analysis Investment Thesis Valuation Risk & TBL Appendix

Appendix

Market Comps
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Appendix

Sensitivity Analysis 
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Appendix

Impact of E-commerce on Retail
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Appendix

Competition and Analysis

Stanhope Village Westfield Mount 

Druitt

Westpoint 

Blacktown

Size (GLA) 18,063 sqm 60,373 sqm 95000 sqm

Anchor tenants 

and tenant mix

Anchored by 

Coles, Aldi and 

Big W with 80+ 

specialty stores.

Anchored by Kmart, 

Target, Coles and 

Woolworths, with 

236 specialty stores.

Anchored by 

Woolworths, Coles, 

ALDI and BWS, Myer, 

Big W and Target 254 

retail stores.

Catchment 

Area
Sub regional Regional Regional 

Valuation $158.0mn (2022) $322.5mn (2025) $900mn (2025)

Cap Rate ~6.3% 6.25% 6.25%
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Appendix

Infrastructure Pipeline
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Appendix

Trade Area Analysis

Western Sydney Investment Pipeline; retail spend projections
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Appendix

Trade Area Analysis Continued

Location of dwelling construction, public transport, jobs and population
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20 year average FY25-26

Employment Growth

20 year average FY25-26

Population Growth

20 year average FY25-26

Unemployment Rate

Solid fundamentals supporting consumer spending growth, underpinning retail demand for Bayview Villageõs tenants

Cyclical Tailwinds Structural Drivers of Demand

-2.00%

-1.50%

-1.00%

-0.50%

0.00%

0.50%

1.00%

Real Wages

-1.8% pa

0.6% pa

5.1% 

ave 4.2% 

ave

361,000 

persons 

pa

389,000 

persons 

pa

240,700

persons 

pa

269,600 

persons 

pa

Appendix

Consumer Demand Drivers

2021-23 2023-25
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Solid fundamentals supporting consumer spending growth, underpinning retail demand for Bayview Villageõs tenants

Stimulatory Policies

Appendix

Continued: Consumer Demand Drivers

ê

Monetary Easing Cycle

100bps in Cash Rate Cuts forecast in CY25

Funding for GP bulk billing 
($7.9bn)

Increased spending on 
Medicare and the 
Pharmaceuticals Benefits 
Scheme(~$2.5bn)

Extended energy bill 
rebates($1.8bn)

ê

Infrastructure Pipeline

$597bn in projects under construction or committed

More income tax cuts from July 
2025 and again the following 
financial year($18.0bn across the 
forecast profile)

Student debt relief: One-off 20% 
student debt reduction for over 3 
million Australians (16.7bn) and 
changes to debt indexation($3bn)
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Appendix

Anchor Tenancy Summary

Coles

Coles Supermarkets is a major 

Australian retailer and supermarket 

chain, operating over 840 

supermarkets across the nation. 

Performance 

ÅRevenue: $44,352m, up 16% (past 

5 years)

ÅMarket Cap: $32.24bn

ÅEBIT: $2,112m, up 62% (past 5 

years)

Woolworths

Woolworths Supermarkets is a major 

Australian retailer and supermarket 

chain, operating over 1,125 

supermarkets across the nation. 

Performance: 

ÅRevenue: $69,077m, up 15% (past 

5 years)

ÅMarket Cap: $35bn

ÅEBIT: $2754m, up 1% (past 5 

years)

Kmart

Kmart is a discount department 

store chain offering a wide range of 

everyday household products, 

apparel and toys.

 Performance: 

ÅRevenue: $11,400m, up 8% (past 5 

years)

ÅEBIT: $1646m, up 90% (past 5 

years)

Priceline

Priceline is an Australian pharmacy 

chain and health and beauty retailer, 

with over 470 stores across Australia. 

It was acquired by Wesfarmers in 

2022.

Performance (Wesfarmers Health):

ÅRevenue: $5933mn, up 5% (FY24-

25)

ÅEBIT: $64mn, up 28% (FY24-25)
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Appendix

Key Specialty Tenancy

ê

$126k

Household Income

80.9%

Employment Rate

56.2%

Of people have 
children

34

Median Age

ê

Experiential Tenants

Mid -tier to premium specialty service businesses, tailored to the 
Blacktown LGA

Strong 

Demand

1
Alignment with 

LGA

2
Consistent 

Cashflow

3

Childcare/ education 
Entertainment 

(Cinemas, Bowling, 
Etc)

Cosmetics 

(Hair, nail, etc)

Health and fitness

(Gyms, pilates )

Restaurants and 

Desert 
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Appendix

Omnichannel Analysis

ê

Omnichannel Benefits

Over 50% of online shoppers use 
click-and-collect and 61% percent 
use it frequently ð at least once per 
month

67% of click-and-collect users buy 
additional items from that retailer when 
picking up their original order and 60% 
make a purchase at a nearby store

Omnichannel customers have a 15-30% 
higher average order value and an 89% 
higher customer retention rate in 
comparison to single-channel strategies 

Adopting omnichannel retail sees on 
average a 9.5% YoY increase in revenue

Woolworths currently have 727 direct -

to-boot locations and 307 direct -to-

boot now (sub 60 minutes) locations

WooliesX sales increased 19.8% in 

FY24 driven primarily by direct-to-

boot initiatives (41%)

High pickup mix = more cars to 

site + reliable same-day fulfilment, 

supporting habitual trips and car -

park throughput during peaks

JB Hi-Fi utilise click & collect at all 

their physical retail stores and are able 

to commit to two -hour windows with 

90% ready within 1 hour

Electronics has high òneed-it-nowó 

baskets, thus swift pickup drives 

incremental cross-shopping with service 

and accessories purchases in-centre

Partnership with Thoughtworks to 

achieve this efficiency increased cyber-

Monday sales by 85% YoY in 2024

Apple utilise pickup time windows as 

well as pickup points at authorized 

locations 

Appleõs speed items marked ôavailable 

todayõ are ready for pickup within an 

hour

Appleõs òsee-and-tryó showroom plus 

sub-hour pickup converts online 

demand into same-day store visits, 

creating high-intent trips that spill over 

into services and F&B
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Appendix: Continued resilience in the retail sector

Retail sales growth has accelerated since the pandemic

Appendix

Resilience in Retail 



Colonial First State - Wikipedia

Analysis Investment Thesis Valuation Risk & TBL Appendix

Appendix

Continued: Resilience in retail
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Supply deficits forecast to worsen over the next 5 years, sub regional supply trending to one of the lowest levels on record

Appendix

Retail Supply Trends
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Sub regional retail assets have outperformed other categories in terms of capital values and returns

Appendix

Retail Performance 
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Strong growth in non-discretionary retail growth is underpinned by,

Appendix

Non-Discretionary Retail Analysis

$0bn

$100bn

$200bn

$300bn

2000 2004 2008 2012 2016 2020 2024

Australian Retail Sales Volume Key Drivers

1
Inelastic demand for defends against 

economic cycles

2
Strong population growth consistently 

providing demand  

Therefore, these drivers support stable and 
rising sales in non-discretionary retail, 
driving cashflows for anchor tenants
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Bayviewõs ESG commitments can be leveraged as value creation

Appendix

ESG 

70% of tenants willing to pay green rent premiums ð typically ~7-10% 

in APAC for better-performing space Ą strengthens Bayviewõs brand 

with retailers and enhances leasing momentum/retention narratives

Used to assess transparency and leadership, improving perceived 

governance and reputation of the asset and owner

Sustainability is now a top leasing criterion 

Participation in benchmarks (e.g. NABERS) used by investors

Lenders increasingly using NABERS-linked criteria for green 

loans/SLLs with margin step-downs when targets are met Ą useful 

for Bayviewõs next refinance and a positive narrative at exit

Sustainable Finance
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Bayviewõs ESG are quantified by these assumptions

Appendix

Continued: ESG 

250-450kWh/m 2

Annual energy 
Intensity 

15-25% 

Energy reduction 
from upgrade

LEDs 

HVAC

Solar 
Panels

ESG Upgrades in:

~0.6tCO 2e/MWh  

Reduction energy 
from upgrade

15% 

Total Emissions 
Reduction
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Bayviewõs energy saving commitments can be leveraged as value creation

Appendix

Continued: ESG

By benchmarking and acting with NABERS, Bayview can potentially cut energy 

significantly
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owners roughly 

$683k in energy 
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Average Carbon Intensity for NABERS Energy Shopping Centres

Emissions Saved with NABERS Energy for Shopping Centres

0

-8

-13
-15

-18

-22
-25

-29

-39-45

-40

-35

-30

-25

-20

-15

-10

-5

0

1st 2nd 3rd 4th 5th 6th 7th 8th 9th

Average Reduction in Energy Use After Multiple NABERS Ratings

E
n
e

rg
y
 U

s
e

 (
%

)



Colonial First State - Wikipedia

Analysis Investment Thesis Valuation Risk & TBL Appendix

Blacktown LGAõs growth is dependent on these key projects

Appendix

Key Infrastructure 
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Blacktown LGAõs growth is dependent on these key projects

Appendix

Continued: Key Infrastructure 
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Using Westpoint as the closest proxy

Appendix

FSR Assumptions




















