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Section 1

Executive summary
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Executive summary

Crown is proposing to construct an iconic six-star hotel resort—Crown Sydney...

Sydney deserves one of the world’s great hotels
Barangaroo South represents a spectacular opportunity to showcase an iconic six-star hotel resort
Sydney’s current hotel offering (including The Star’s latest hotel) does not match the standard of the best hotels in Asia

Following a public tender, Lend Lease entered into an agreement with the BDA to pay for the right to develop all the land at Barangaroo South and
to then facilitate 99 year leases between the BDA and the owners of each new building. Crown has entered into an agreement with Lend Lease
which provides Crown with the exclusive right to develop a hotel resort at Barangaroo South

Crown is proposing to design, construct and operate Sydney’s first six-star luxury hotel resort at Barangaroo South on Sydney Harbour. The Crown
Sydney Hotel Resort will be world-class and will feature 350 hotel rooms and suites, 80 luxury apartments, signature restaurants, bars, luxury retail
outlets, pool and spa facilities, conference rooms and VIP gaming facilities

Crown is proposing two alternative combinations of upfront licence fees and tax rates...

(Option A): upfront licence fee of $100 million, a tax rate of 10% (including GST) on international and interstate VIP revenue and a tax rate of
27.5% (including GST) on local VIP revenue

(Option B): upfront licence fee of $250 million, a tax rate of 9% (including GST) on international and interstate VIP revenue and a tax rate of 23%
(including GST) on local VIP revenue

Crown will also guarantee future gaming taxes payable to the NSW Government...

(Guarantee 1): under Option A and Option B, Crown will guarantee the average annual normalised gaming taxes received by the NSW Government
from Crown Sydney and The Star in FY20 to FY22 will exceed the normalised gaming taxes received by the NSW Government from The Star in FY19

(Guarantee 2): under Option B only, Crown will also guarantee that Crown Sydney will pay gaming taxes of at least $1 billion to the NSW
Government over the first 15 years of full operation (ie. FY22 to FY36)
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Crown Sydney will deliver significant other benefits to the State of NSW...

Iconic six-star hotel resort for Sydney

the Crown Sydney Hotel Resort will be a world-class tourist offering, helping Sydney compete with other global destinations and become a

landmark attraction for millions of international and domestic visitors

Wilkinson Eyre, one of the world’s best architects, has been engaged to design the Crown Sydney Hotel Resort

the Crown Sydney Hotel Resort will be instantly recognisable around the world and its architecture will complement Sydney icons like the Sydney

Harbour Bridge and the Sydney Opera House

Significant economic benefits including:

Gross State Product (GSP) is estimated to increase by $638 million in FY22

Employment is estimated to increase by between 2,300 to 3,300 in FY22

Export income is estimated to be $513 million higher than in Crown Sydney’s absence in FY22
Business investment is estimated to increase by $151 million in FY22

Business investment during construction is estimated to increase by $381 million in FY17
Additional payroll tax revenue of c.$100m over the first 10 years of full operation (FY22 to FY31)

Assisting NSW to meet its tourism targets

help the NSW Government meet its State tourism objectives

help NSW become more competitive with domestic and international tourist destinations
assist NSW in attracting a greater share of Asia’s booming outbound tourism market
attract high net worth tourists and increase visitor spend

attract a greater share of international VIP gaming players

help NSW compete for major domestic and international events

provide a strategic addition to the stock of hotel accommodation in Sydney

the location of a globally recognised building on the harbour near the Sydney Harbour Bridge and the Sydney Opera House will also assist in

attracting mainstream international tourists and the general public to Barangaroo
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Executive summary

Crown has the track record to successfully deliver this project...

e Crown'’s track record and financial capacity provide confidence that it will deliver on its promise to build one of the world’s great hotels on Sydney
harbour. It also provides confidence that Crown can grow Sydney's share of the global VIP gaming market

e Crown has a long track record of successfully designing, constructing and operating world-class six-star luxury hotel resorts, including the following
achievements:

— Crown has 20 years of experience in developing a global VIP gaming business with a well-recognised brand and operations in Melbourne, Perth,
Macau and London

— Crown has a strong brand recognition in China and Macau — which has a c.75% share of the global VIP gaming market
— Crown has a strategy of investing in its properties to generate growth and returns

— Crown and its associates have developed (or are developing) 12 new hotels in Melbourne, Perth, Macau and Manila — of which four are of a
six-star standard

— Crown is currently undertaking a $2.8 billion investment program to ensure that its Melbourne and Perth properties remain of the highest
standard

— Crown's properties in Australia attract more than 25 million visitors every year
— Crown's international visitors generate approximately one-third of Crown’s revenue in Australia
— Crown’s international VIP gaming turnover at its Australian properties has more than doubled over recent years

— Crown's business in Melbourne generates twice as much turnover from international VIP gaming than the equivalent operation at The Star in
Sydney

— Crown has paid more than $1.2 billion in taxes to the Victorian and West Australian Governments over the last 5 years

— Crown'’s Australian resorts provide employment for more than 14,400 people and Crown operates an in-house training college at Crown
Melbourne

— Crown is a recognised leader in responsible gaming
— Crown has a market capitalisation of ¢.$9 billion and a strong balance sheet with an investment grade credit rating

— Crown has a well resourced and stable management team which has the know-how and experience to deliver this important project for Sydney
11
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Section 2

Key terms and conditions of Crown’s proposal
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Key terms and conditions of Crown’s proposal

e lconic six-star luxury hotel resort at Barangaroo South

The Crown Sydney Hotel Resort will be world-class and will feature 350 hotel rooms and suites, 80 luxury apartments,
signature restaurants, bars, luxury retail outlets, pool and spa facilities, conference rooms and VIP gaming facilities

Site footprint of at least 6,000m?2
e Construction is subject to receipt of all necessary approvals including BDA and Ministerial planning approvals

Iconic building

e No poker machines
e No low limit tables (refer to page 32 for definition)
e Members only — no general public — membership system to be similar to Crown Melbourne

e There will be a limit on the amount of floor space occupied by table games (being the lesser of 20,000m? and 20% of
the total gross floor area of the building) but VIP gaming to be permitted anywhere on the site with no cap on the
number of table games

e Table games to include traditional table games, semi-automated table games and fully automated table games

VIP gaming

Upfront licence fee e Substantial upfront licence fee and agreed tax rates—see Sections 4, 9 and 10 for further detail
and tax rates e Crown will guarantee future gaming taxes payable—see Sections 4 and 11 for further detail

Smoking will be permitted in all VIP gaming areas but subject to the commitments agreed with United Voice
(NSW Branch) in relation to air quality in VIP gaming areas

e Permitting patrons to smoke in VIP gaming areas is absolutely critical for Crown Sydney given the internationally
competitive nature of VIP gaming and the fact that all of Crown Sydney's competitors in Singapore, Macau,
Philippines and Las Vegas permit smoking in VIP gaming areas

e Some non-smoking tables will also be provided in Crown Sydney’s VIP gaming areas, reflecting the preferences
of some VIP gaming customers

e Crown has entered into an agreement with Lend Lease which provides Crown with the exclusive right to develop a hotel
Land resort at Barangaroo South

e Crown is seeking an amendment to the Project Development Agreement (PDA), an agreement between the BDA and
Lend Lease, to exclude VIP gaming at Crown Sydney from the calculation of, amongst other things, ‘fixed land
payments’ and ‘value share payments’ on the basis that the PDA pre-dates the Crown Sydney proposal 16
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Section 3

Description of the Crown Sydney Hotel Resort
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Components of the Crown Sydney Hotel Resort

The Crown Sydney Hotel Resort will comprise a luxury six-star hotel, world-class VIP gaming facilities and
other luxury facilities

e Openingin 2018
e Luxury six-star hotel with 350 guest rooms
e Includes luxury pool and spa

e .80 luxury apartments

e Openingin 2018

Food & Beverage /

Retail e Five world-class restaurants, including café, seafood, Chinese, Japanese and all-day restaurant

e Three bars (including a nightclub / lounge)

e Three luxury retail outlets

e Opening in 2019, following the expiry of Echo’s exclusivity arrangements

VIP Gamin .
Ga 9 e No poker machines

e No low limit tables (refer to page 32 for definition)

e Members only — no general public — membership system to be similar to Crown Melbourne
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Section 4

Significant benefits for NSW



COMMERCIAL-IN-CONFIDENCE

Key financial benetfits for the NSW Government

CRW.512.220.0311

STRICTLY CONFIDENTIAL

Crown Sydney will deliver significant benefits to the NSW Government including a substantial upfront licence

fee, significant additional gaming taxes and two gaming tax guarantees

Option A

Option B

. $100 million payable upon
Upfront licence fee granting of the licence (which is
expected to be in CY2013)

$250 million payable upon
granting of the licence (which is
expected to be in CY2013)

10% (including GST) on international / interstate
Tax rates VIP gaming revenue and 27.5%" (including GST)
on local VIP gaming revenue

9% (including GST) on international / interstate VIP
gaming revenue and 23% (including GST)
on local VIP gaming revenue

The average annual normalised gaming taxes
received by the NSW Government from Crown
Sydney? and The Star# in FY20 to FY22 will
exceed the normalised gaming taxes received by
the NSW Government from The Star4 in FY19

Gaming tax guarantees?

Notes:

1 Comprises State gaming tax of 16.41% (Option A) or 11.91% (Option B) + 2% responsible gaming levy + 9.09% GST

2 Please refer to the Draft Framework Agreement in Volume 4—Legal Documentation for further details about the proposed gaming
tax guarantees

3 Normalised gaming taxes received by the NSW Government from Crown Sydney in FY20 to FY22 will be calculated as the sum of: (i)
international/interstate VIP gaming turnover multiplied by a win rate of 1 35% and then muiltiplied by a tax rate of 10% (Option A)
or 9% (Option B); and (ii) local VIP gaming revenue multiplied by a tax rate of 18.41% (being 16.41% + 2% responsible gaming
levy) (Option A) or 13.91% (being 11.91% + 2% responsible gaming levy) on local VIP revenue (Option B)

4 Normalised gaming taxes received by the NSW Government from The Star” in FY19 and FY20 to FY22 will be calculated as the sum
of: (i) international/interstate VIP gaming turnover multiplied by a win rate of 1.35% and then multiplied by a tax rate of 10%; and
(ii) local gaming revenue multiplied by a tax rate of 18.41% (being 16.41% + 2% responsible gaming levy) plus super tax

The average annual normalised gaming taxes
received by the NSW Government from Crown
Sydney3 and The Star# in FY20 to FY22 will
exceed the normalised gaming taxes received by
the NSW Government from The Star4 in FY19

and

Crown Sydney3 will pay gaming taxes of at least
$1 billion to the NSW Government over the first
15 years of full operation (ie. FY22 to FY36)

22
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Crown Sydney will deliver significant other benetfits to NSW
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Crown Sydney will deliver an iconic six-star hotel resort for Sydney, significant economic benefits for the

State of NSW and assist NSW to meet its tourism targets

[ Iconic six-star hotel resort for Sydney

the Crown Sydney Hotel Resort will be a world-class tourist offering, helping Sydney compete with other global
destinations and become a landmark attraction for millions of international and domestic visitors

Wilkinson Eyre, one of the world’s best architects, has been engaged to design the Crown Sydney Hotel Resort

the Crown Sydney Hotel Resort will be instantly recognisable around the world and its architecture will complement
Sydney icons like the Sydney Harbour Bridge and the Sydney Opera House

[ significant economic benefits for NSW include™:

Gross State Product (GSP) is estimated to increase by $638 million in FY22

Employment is estimated to increase by between 2,300 to 3,300 in FY22

Export income is estimated to be $513 million higher than in Crown Sydney’s absence in FY22
Business investment is estimated to increase by $151 million in FY22

Business investment during construction is estimated to increase by $381 million in FY17

[ Assisting NSW to meet its tourism targets

Note:
Economic benefits as per The Allen Consulting Group s report titled Crown Sydney Proposal—An Economic Benefit Assessment (June 2013)

1

help the NSW Government meet its State tourism objectives

help NSW become more competitive with domestic and international tourist destinations
assist NSW in attracting a greater share of Asia’s booming outbound tourism market
attract high net worth tourists and increase visitor spend

attract a greater share of international VIP gaming players

help NSW compete for major domestic and international events

provide a strategic addition to the stock of hotel accommodation in Sydney

the location of a globally recognised building on the harbour near the Sydney Harbour Bridge and the Sydney Opera
House will also assist in attracting mainstream international tourists and the general public to Barangaroo

26
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Section 5

Viability of a standalone iconic six-star hotel resort
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Section 6

VIP gaming at Crown Sydney






CRW.512.220.0321

COMMERCIAL-IN-CONFIDENCE STRICTLY CONFIDENTIAL

Key features of the Crown Sydney VIP gaming licence

The VIP gaming licence will only allow limited table gaming operations

[ No poker machines

D No low limit tables—meaning a gaming table with a minimum bet limit of less than the lower of:
— $30 for Baccarat, $20 for Blackjack and $25' for Roulette; and
— the lowest minimum bet limit for the equivalent game located in any of the VIP gaming areas at Crown
Melbourne from time to time

[ Members only — no general public — membership system to be similar to Crown Melbourne

[ Smoking to be permitted in all VIP gaming areas, subject to the commitments in relation to air quality in VIP gaming
areas as agreed with United Voice (NSW Branch)

[ There will be a limit on the amount of floor space occupied by table games (being the lesser of 20,000m? and 20%
of the total gross floor area of the building) but VIP gaming to be permitted anywhere on the site with no cap on the
number of table games

[ Table games to include traditional table games, semi-automated table games and fully automated table games
[ VIP gaming may be conducted 24 hours a day, 7 days a week, 365 days a year
[ The Crown Sydney Hotel Resort will be licensed to serve alcohol in all areas

[ Expiry date for the VIP gaming licence will be the expiration date of the lease

For further detail please refer to Volume 4—Legal Documentation

Note: 32
1 For the purpose of determining the minimum bet limit in relation to Roulette, the bet limit represents the minimum total of all bets placed per player, per spin
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Section 7

Significant growth opportunity in Sydney’s VIP gaming
markets
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Section 8

Projected financial performance of Crown Sydney
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Section 9

Substantial upfront licence fee
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Substantial upfront licence fee

Crown is proposing to pay a substantial upfront licence fee of $100m or $250m for a VIP gaming licence

Substantial upfront licence fee of $100m (Option A) or $250m (Option B) payable by Crown to the
NSW Government for a VIP gaming licence

Licence fee payable upon granting of the licence (which is expected to be in CY2013),
notwithstanding that VIP gaming will not be operational until 14 November 2019

[ Crown is proposing two alternative upfront licence fee and tax rate combinations:

— (Option A): upfront licence fee of $100 million, a tax rate of 10% (including GST) on international
and interstate VIP revenue and a tax rate of 27.5% (including GST) on local VIP revenue

— includes gaming tax guarantee 1 only

— (Option B): upfront licence fee of $250 million, a tax rate of 9% (including GST) on international
and interstate VIP revenue and a tax rate of 23% (including GST) on local VIP revenue

— includes gaming tax guarantees 1 and 2 ($1bn over 15 years)

Please refer to Sections 10 and 11 for further detail in relation to gaming taxes and
gaming tax quarantees

52



CRW.512.220.0342

COMMERCIAL-IN-CONFIDENCE STRICTLY CONFIDENTIAL

Section 10

Significant increase in gaming taxes
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Assessing future cashflows

In assessing the risk associated with future cashflows from an investment, the NSW Government should
have regard to the nature of those cashflows and the counterparty’s track record

e The risk associated with projected cashflows that are based on revenue (eg. State Gaming Tax Revenue generated by a
Nature of VIP gaming facility) is less than the risk associated with projected cashflows that are based on profit (eg. the earnings
cashflows generated by a project, which may be subject to fluctuating costs, capital requirements or working capital movements)

e Consequently, when calculating the net present value of a future tax stream for the NSW Government, the projected tax
revenue stream should attract a lower discount rate than, say, the discount rate of the project on the basis that there is
greater certainty (and less risk) that the projected tax revenue stream will be achieved

e Crown should attract a lower risk premium than Echo given its strong track record of generating consistent revenue
Counterparty’s growth and returns on its capital employed

track record - conversely, Echo has publicly stated that it is yet to achieve its target return on its recent $860 million investment at
The Star

- similarly, Tabcorp (pre the demerger of Echo) announced a $625 million QLD investment program in 2010, only
€.$40m (or c.6%) of which has been spent to date

Please refer to Section 16 for further detail in relation to Crown'’s track record and a comparison of Crown and
Echo’s investment track record

68
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Gaming tax guarantees from Crown
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Crown will guarantee the average annual normalised gaming taxes received by the NSW Government from
Crown Sydney and The Star in FY20 to FY22. In addition, under Option B, Crown will guarantee $1bn of
gaming taxes paid to the NSW Government over the first 15 years of full operation (FY22-FY36)

Option A

Option B

. The average annual normalised gaming taxes
Gaming tax received by the NSW Government from Crown
guarantee 1' Sydney? and The Star3 in FY20 to FY22 will
exceed the normalised gaming taxes received by
the NSW Government from The Star3 in FY19

The average annual normalised gaming taxes
received by the NSW Government from Crown
Sydney? and The Star3 in FY20 to FY22 will
exceed the normalised gaming taxes received by
the NSW Government from The Star3 in FY19

Gaming tax Not applicable

guarantee 2'

Crown Sydney? will pay gaming taxes of at
least $1 billion to the NSW Government over
the first 15 years of full operation
(ie. FY22 to FY36)

For further detail please refer to the Draft Framework Agreement in Volume 4—Legal Documentation

Notes:

1 Please refer to the Draft Framework Agreement in Volume 4—Legal Documentation for further detail about the proposed gaming tax guarantees

2 Normalised gaming taxes received by the NSW Government from Crown Sydney in FY20 to FY22 will be calculated as the sum of: (i) international/interstate VIP gaming
turnover multiplied by a win rate of 1 35% and then multiplied by a tax rate of 10% (Option A) or 9% (Option B); and (ii) local VIP gaming revenue multiplied by a tax rate
of 18.41% (being 16.41% + 2% responsible gaming levy) (Option A) or 13.91% (being 11.91% + 2% responsible gaming levy) on local VIP revenue (Option B)

3 Normalised gaming taxes received by the NSW Government from The Star in FY19 and FY20 to FY22 will be calculated as the sum of: (i) international/interstate VIP gaming
turnover multiplied by a win rate of 1 35% and then muiltiplied by a tax rate of 10%; and (ii) local gaming revenue multiplied by a tax rate of 18.41% (being 16.41% +
2% responsible gaming levy) plus super tax

70
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Section 12

Benefits for The Star from growth in VIP markets
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Section 13

Crown’s projected financial returns
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Section 14

Minimal risk for the NSW Government
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Section 15

Limited impact on The Star’s exclusivity arrangements
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Section 16

Crown’s track record



CRW.512.220.0373

COMMERCIAL-IN-CONFIDENCE STRICTLY CONFIDENTIAL

Crown has the track record to successtully deliver this project

Crown'’s track record and financial capacity provide confidence that it will deliver on its promise to build
one of the world’s great hotels on Sydney harbour. It also provides confidence that Crown can grow
Sydney’s share of the global VIP gaming market

Crown has a long track record of successfully designing, constructing and operating world-class six-star luxury hotel resorts:

e Crown has 20 years of experience in developing a global VIP gaming business with a well-recognised brand and operations in Melbourne, Perth,
Macau and London

e Crown has a strong brand recognition in China and Macau — which has a c.75% share of the global VIP gaming market

e Crown has a strategy of investing in its properties to generate growth and returns

— Crown and its associates have developed (or are developing) 12 new hotels in Melbourne, Perth, Macau and Manila — of which four are of a six-
star standard

— Crown is currently undertaking a $2.8 billion investment program to ensure that its Melbourne and Perth properties remain of the highest
standard

e Crown's properties in Australia attract more than 25 million visitors every year

e Crown's international visitors generate approximately one-third of Crown's revenue in Australia

e Crown's international VIP gaming turnover at its Australian properties has more than doubled over recent years

e Crown's business in Melbourne generates twice as much turnover from international VIP gaming than the equivalent operation at The Star in Sydney
e Crown has paid more than $1.2 billion in taxes to the Victorian and West Australian Governments over the last 5 years

e Crown'’s Australian resorts provide employment for more than 14,400 people and Crown operates an in-house training college at Crown Melbourne
e Crown is a recognised leader in responsible gaming

e Crown has a market capitalisation of ¢.$9 billion and a strong balance sheet with an investment grade credit rating

e Crown has a well resourced and stable management team which has the know-how and experience to deliver this important project for Sydney 84
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Comparison of track record—Crown vs Echo

Unlike Echo, Crown has a strong track record of delivering returns for all stakeholders including

Governments

Crown's track record

e Crown and its associates have developed (or are developing) 12 new
hotels in Melbourne, Perth, Macau and Manila—of which four are
six-star standard

e Over the seven years to 2015, Crown and its associates will have
spent in excess of $10 billion of capital expenditure across their
Australian and Asian properties

e From FY08 to FY12, Crown spent c.$1.8 billion of capex in Australia,
with EBITDA increasing from c.$600 million to ¢.$800 million

e Crown's EBITDA is c.3x Echo's EBITDA

- despite the population of Sydney and South East Queensland
being ¢.30% larger than that of Melbourne and Perth

- Crown Melbourne is currently generating more than double The
Star’s international VIP gaming revenue and 50% more local VIP
gaming revenue than The Star

e Crown has significant financial capacity and an investment grade
credit rating

The significant capital expenditure program has ensured
that Crown Melbourne and Perth continue to be two of
Australia’s premier tourist destinations, capable of
competing with the best in the Asian region

Rowen Craigie
Crown Limited 2012 Annual Report

Echo's track record

Expansion of The Star

an expansion of The Star was announced in 2007 and has been
revised on numerous occasions with a final investment of $860
million

despite this investment, from FY08 to FY12 The Star’s
normalised EBIT (after significant items) has fallen by c.40%

Queensland development

in December 2010, a $625 million investment in Echo’s
Queensland casinos was announced in exchange for various
concessions from the Queensland Government

more than two years later, only $40 million (or 6%) of that
promised investment has been made

despite benefiting from some of the Government’s concessions
between FY08 and FY 12, the normalised EBIT (after significant
items) from those properties has fallen by c.40%

Although the [14%)] return [on the $870m spent at The
Star] may not have been reached as quick as some were
hoping, it is something that's a realistic, achievable
number if not this year, then next

1
John Redmond

Financial Review Sunday program — Channel 9 (2 June 2013)
85
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Section 17

Conclusion
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Appendix A

Supporting financial information— Option A
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Appendix B

Supporting financial information—Option B
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Appendix C

Estimating the final project cost
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Estimated range of project cost

Crown has estimated a range for the expected cost of the project on the basis that it is possible that the
final project cost will differ to the current estimate given that the detailed design is yet to be finalised
and planning approval is yet to be obtained

Crown has estimated the cost of the Crown Sydney project
e This estimate is based on the information currently available to Crown

e Itis possible that the final project cost will differ to the current estimate for various reasons including the fact that the detailed design for the
building is not yet finalised and planning approval is yet to obtained

e In addition, there are various matters which involve third parties which are yet to be resolved and which could impact the cost of the project

— eg. there are various matters currently in dispute between the BDA and Lend Lease in relation to Barangaroo South which, when resolved, may
impact the cost of this project

e Consequently, Crown has formulated a range for the expected cost of the project and has adopted the low end of the range for the purpose of
preparing its financial submission and in providing information to the Allen Consulting Group (ACG) for the purpose of preparing their Economic
Benefit Assessment

— for details of the range of the estimated project costs, please refer to page 104

e Crown's approach ensures:
— aconservative estimate of the expected economic benefits to NSW arising from the project; and

— Crown has not understated its projected financial returns from the project

e Crown has received written advice from ACG about:

— the relationship between potential changes in the project cost and the outputs from their economic analysis. ACG has indicated that changes in
the outputs as a result of any increase in construction costs would, in broad terms, be proportional to any variation in the construction cost
input; and

— the impact of Crown making a land payment to Lend Lease and/or paying an upfront licence fee and/or gaming taxes to the NSW Government.
ACG has advised that the payment by Crown of such amounts has no impact on their economic analysis given the nature of the economic
model

e For a copy of that advice, please refer to page 105 1o
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19 June 2013

Mr Rowen Craigie
Chief Executive Officer
Crown Limited

8 Whiteman Street
Southbank VIC 3006

Dear Rowen
Potential Variation in Model Inputs

Crown Limited (Crown) has informed Allen Consulting Group (ACG) that there are several inputs
in the Crown Sydney financial model which may change prior to commencement of operations of
the Crown Sydney Hotel Resort in 2019, compared to the inputs previously provided by Crown to
ACG. These inputs include:

1. the amount of the upfront licence fee (if any);

2. the amount of the land cost (if any);

3. the amount of the estimate of additional taxes to be generated by Crown Sydney; and
4. the amount of the construction cost.

We can confirm that any changes to inputs 1 to 3 will not impact the outputs from the MMRF
Model, due to the nature of the modelling we have undertaken.

In relation to input 4, we can confirm that any potential change in the amount of the construction
cost would impact the outputs from the MMRF Model during the construction phase. The extent of
this impact would, in broad terms, be proportional to any variation in the construction cost input.
This assumes that the percentage of construction cost that represents imported materials or labour
(eg. project managers, architects, engineers) does not change.

An increase in the amount of the construction cost will slightly reduce the outputs from the MMRF
Model during the operations phase due to the national financing assumption (ie. national foreign
debt is higher during the construction phase as a result of the higher construction cost, which would
result in higher repayments during the operations phase and consequently reduce national
consumption). However, the impact of this change is not likely to be material.

Please do not hesitate to contact me should you have any questions.

Yours sincerely

Jerome Fahrer
Director
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COMMERCIAL-IN-CONFIDENCE STRICTLY CONFIDENTIAL

Important notice

The information included in this document has been prepared by or on behalf of Crown Limited (Crown) in connection with the Crown Sydney Hotel Resort Unsolicited Proposal.

The information included in this document is strictly confidential and commercial-in-confidence and is provided for the sole purpose of assisting with the evaluation of the Crown
Sydney Hotel Resort Unsolicited Proposal and may only be used for that purpose.

Without limiting the above, the information included in this document has been provided under the terms of the Confidentiality Deed between Crown and the NSW Department
of Premier and Cabinet on behalf of the Crown in right of New South Wales dated 13 December 2012 (the Confidentiality Deed) and may therefore only be disclosed to limited
persons in limited circumstances and used in limited circumstances, in each case as set out in the Confidentiality Deed. By reading this document, the reader acknowledges that
they are aware of the restrictions which apply under the Confidentiality Deed and will comply with those restrictions as though they were a Receiving Party under the
Confidentiality Deed.

The information in this document is an overview and does not contain all the information necessary to evaluate the Crown Sydney Hotel Resort Unsolicited Proposal.
All information provided in this document is provided as of the date stated or otherwise as of the date of this document.

This document may include forward looking statements and information which involve elements of subjective judgment and analysis. Forward looking statements and information
involving subjective judgment and analysis, by their nature, involve inherent risks and uncertainties. Many of those risks and uncertainties are matters which are beyond Crown’s
control and could cause actual results to differ from those predicted. Variations could either be materially positive or materially negative.

Nothing in this document is, or should be relied on, as a promise or representation as to future performance. No representation is made as to the accuracy, quality, timeliness or
completeness of any estimates or opinions or other forward looking statements contained in this document. In addition, some information which has been included in this
document has been provided by third parties and Crown does not assume responsibility for the correctness or accuracy of that information. In particular, Crown has relied on
public information in relation to and released by Echo Entertainment Group Limited and does not assume responsibility for the correctness or accuracy of that information. To the
maximum extent permitted by law, Crown and its representatives disclaim all liability for any direct, indirect or consequential loss or damages which may be suffered by a recipient
through the use of, or reliance on, any information contained in (or omitted from) this document.

Crown specifically prohibits the redistribution or republication of this document in whole or part without the express written permission of Crown, and disclaims all liability for the
actions of third parties in this respect.

All amounts shown in this document are in Australian dollars unless otherwise stated.
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