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IMPORTANT: All data provided in this summary is wholly reliant on and must be read in conjunction with the 
information provided in the attached report. It is a synopsis only designed to provide a brief overview and must 
not be acted on in isolation. The Valuer/Firm (in addition to the principal valuer) has no Potential Conflict of 
Interest or Pecuniary Interest (real or perceived) relating to the subject property. 
For the purpose of this report “LMW” means the company identified on the front of this report. 

1.1 Instructions and property details 

Interest valued Lessor's Interest. 

Assessment type Going Concern. 

Basis for assessment Going Concern – Lessor Interest – As Is subject to the existing lease. 

Standing instructions This valuation has been prepared in accordance with NAB’s Valuation 
Instructions and can be relied upon by the National Australia Bank Limited ABN 
12 004 044 937 and its wholly owned subsidiaries for mortgage security 
purposes. 

Primary approach Capitalisation. 

Relevant dates Assessment Date: 20 March 2018 Inspection Date: 20 March 2018 

Specific instructions Even though the lessor and lessee will be related parties, we have been 
specifically instructed to value the lessor’s and lessee’s interest in separate 
valuation reports. 

Title searched 7 March 2018. Encumbrances are noted in the section Land Particulars. 

Site identified by The property has been satisfactorily identified by visual inspection and reference 
to the Registered Plan. Buildings are within the site boundaries. 

Local authority/Zoning Cairns Regional Council - Gordonvale Local Plan. Rural Residential. 

Town planning scheme The current town planning scheme is the CairnsPlan 2016. 

Highest and best use The highest and best use is considered to be its current use. 

Areas Site Area: 4,006 m2 Building Area: 550 m2 

Number of approved places 81 child places. 

Applied capitalisation rate 7.50%. 

Competition There are no Long Day Care centres within the general locality of the subject, 
therefore competition is considered to be low. This is a positive for the subject 
centre given demand for spaces available is high. 

Brief description The subject property known as “Natural Beginnings Childcare” comprises an 
older style, child care centre facility that was refurbished in 2010 however 
provides ‘jaded’ improvements. 
The property currently operates with a Service Approval for 81 child places and 
has a five activity room configuration. 

Major issues  Upon settlement, the Lessee and Lessor will be separate entities but related 
parties. 

 Normally in a situation where the parties are related, we assume vacant 
possession, however this is not practical from the perspective that there is no 
lessee’s interest on this basis. Thus, we have made a critical assumption that 
the current lease will continue.   

 Please note that the passing rental is slightly below market and given the 
balance term certain would be adopted as market by prudent investors. 

 The subject freehold interest is currently Under Contract to the tenant for 
$1,550,000, excluding GST and the price is supported by other recent sales 
evidence. 

1.2 Income summary 

Net annual rental income  $116,276 
Rental per approved child place  $1,436 
Residual lease term 116 months (9.67 years) 

1Executive Summary 
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1.3 Recent sale history 

Sale date/Price 3 March 2018. $1,550,000 
Comment I have sighted a signed copy of the Contract of Sale, which has a purchase price 

of $1,550,000 excluding GST. Further details are provided in Section 9.2. 

1.4 Valuation (exclusive of GST) 

Going Concern – Lessor Interest – As Is subject to the existing lease $1,550,000 

1.5 Analysed results 

Analysed market yield 7.50% 
Initial yield 7.50% 
Pro rata rate per child place $19,136 
 

1.6 Risk profile 

The purpose of risk ratings is to alert the reader to anything that is readily apparent and known to the Valuer at 
the date of valuation and that may impact on the current market value or marketability of the subject property, 
limited to the Valuers area of professional expertise. 

The indicators in this risk summary are drawn from opinions of the Valuer and are expressed as opinion not fact. 

Category Low Low/Medium Medium Medium/High High 

Cash flow      
Asset      
Market      
Environment      
Management      
 

Valuer Isabelle Kosecki 
AAPI CPV 4024 
Valuer 

Entity LandMark White (Brisbane) Pty Ltd 
Office Brisbane 
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2.1 Cash Flow 

‒ Expiry comment The centre is leased for an initial 20 year term with a further ten year option available 
thereafter. The residual lease term, excluding options, is 9.67 years which is 
considered attractive to investors. 

‒ Passing -v- Market rent The passing rental of $116,276 per annum plus GST reflects $1,436 per approved 
child place. This is considered to be below market based on Direct Comparison, 
however given the capital works that need to be undertaken to the centre, it is 
considered suitable and has been adopted for this exercise. 

‒ Competition Competition within the area is considered low with no competing centres within 
Gordonvale or surrounding areas. This is a positive for the subject. 

‒ Occupancy The trend in occupancy is declining based on a week on week comparison with the 
previous year (refer to lessee’s report and comments below). 

‒ Tenant quality The current tenant has been operating the centre for five years and has managed to 
maintain occupancy at good levels. 

‒ Cash Flow risk rating Low/Medium 
‒ Comment Recent trends for occupancy have been falling on a comparison to the same period last 

year.  We have mitigated this by adopting a market renal at the lower end of the range 
suggested by the sales however believe the purchaser will have to upgrade the centre 
(capital expenditure) to ensure strong occupancies continue into the future.  We note 
that the location and demographics suggests a strong demand ratio of 1 place per 7.31 
children, which would suggest there is a good prospect for a well-presented centre to 
achieve strong occupancy rates. 

 

2.2 Asset profile 

‒ Site quality The site area is 4,006 square metres, displaying an undulating and partly stepped 
slope down from Fisher Road to the rear boundary.  

‒ Flooding The subject is not impacted by flooding. 

‒ Access quality Vehicular access is from Fisher Road and is to be easy and direct.  

‒ Exposure The property is afforded limited exposure to the street frontage and passing traffic 
from either a north or south direction, however good signage is provided.  

‒ Building design & 
construction 

The centre has a functional layout but is limited in staff space. There are five activity 
rooms with an internal area of approximately 384 square metres plus approximately 
166 square metres of verandahs. The centre would benefit from cosmetic 
refurbishment and perhaps additions to the centre to incorporate staff area and 
amenities. 

‒ Facilities & services The centre facilities, working through staff areas and into the playground space, are 
all in keeping with the age and style expected of such a facility. There is limited staff 
amenities/areas available. The centre external areas have a “tropical bush” theme. 

‒ Current use Compatible with the predominant land use in the location. 

‒ Parking Current parking provisions are considered adequate. 

‒ Planning Current use is in line with planning guidelines. There appears to be no adverse 
planning or environmental issues with this property. 

‒ Asset risk rating Medium 

‒ Comment The subject is removed from the Cairns city centre, however is situated within 
relatively close proximity to schools and local amenities. The centre provides a ‘jaded’ 
style of child care accommodation and would benefit from cosmetic refurbishment. 
Upon settlement, the owner ‘Les Gunn Properties’ is planning a major facelift for the 
centre to improve the current appearance. 

 

2Risk Profile 
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2.3 Market 

‒ Supply/Demand There is a stable supply of child care centres on the market and demand remains 
solid, but mainly on well placedwell-placed centres. 

‒ Volume of sales There has been a steady supply of freehold interest sales over the past 24 months, 
many of which are within the sub $3,000,000 price bracket. The subject falls below 
this category which is a positive for the buyer pool. 

‒ Market direction The market for lessor interest child care centres generally appears to be holding 
momentum, with positive signs for the wider investment property market continuing 
into 2018. The outlook in the short terms remains sound, but cautious. 

‒ Marketability The location of the subject would be of reasonable appeal to investors, albeit a 
regional location. The profile of the property, fitout and equipment is a negative of 
the property. Overall, considering the specific traits of the property, I consider market 
demand for the subject would be good. 

‒ Evidential support There is a moderate level of comparable evidence to support the valuation 
parameters adopted herein. 

‒ Saleability  Given a continuation of the market conditions that were experienced leading up to 
the date of valuation and a competent marketing campaign reflecting the nature of 
the property, I consider the property is saleable at valuation over a normal six month 
marketing period. 

‒ Buyer profile The most likely buyer is an investor with an existing track record of owning child care 
centres. 

‒ Market risk rating Medium 

‒ Comment The investor appetite for well leased centres, even in regional locations such as the 
subject remains strong,, particularly for centres with strong lease covenants.   
Although not to a national operator the current lease (adopted for this exercise) has a 
near 10 year WALE to a long term operator and would attract demand. 

 

2.4 Environment 

‒ Environmental Issues None apparent. 

‒ Uses The current use is not identified as a risk use in the API guidance notes. 

‒ Environmental checklist The environmental checklist has been completed. 

‒ Contaminated site I have checked the relevant contaminated sites database and the subject is not listed 
on either database. 

‒ Asbestos I have not been issued with an Asbestos Materials Report and though no obvious 
signs of asbestos were noted during my inspection the valuation is subject to there 
being no areas of asbestos contamination affecting Workplace Health and Safety 
requirements and/or requiring significant monetary expenditure for remediation. 

‒ Environmental risk rating Low 

‒ Comment There appears to be no apparent environmental risks associated with the subject. 
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2.5 Management risk 

‒ Management experience A child care centre is a specialised business/real estate investment and is 
management sensitive; it is not a traditional real estate investment and its value 
includes alter alia, plant, equipment, furniture and goodwill. Poor management can 
lead to reduced profitability and this can reflect in the value of the Lessee’s interest in 
the property via stress upon tenant affordability. The current tenant of the centre is 
an experienced operator and has been successfully operating the centre for 
approximately five years. 

‒ Management risk rating Low/Medium 

‒ Comments The centre with one tenant is relatively easy to manage, however should the lease 
terminate, an agent active in the child care space would be best suited to find an 
alternative. 
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3.1 Special instructions 

This valuation has been prepared in accordance with NAB’s Valuation Instructions and can be relied upon by the 
National Australia Bank Limited ABN 12 004 044 937 and its wholly owned subsidiaries for mortgage security 
purposes. 

3.2 Critical qualifications 

 All investigations have been conducted independently and without influence from a third party in any way. 

 Based on my observations, the site does not appear to be contaminated and I assume that no remediation 
works are required. 

 Any objective information, data or calculations set out in the Valuation will be accurate so far as is reasonably 
expected from a qualified and experienced valuer, reflecting due skill, care and diligence (except where the 
information, data or calculation originates from a third party source). 

 In undertaking my valuation I have relied upon various financial and other information submitted by the 
applicant. Where possible, within the scope of my retainer and limited to my expertise as a valuer, I have 
reviewed this information including by analysis against industry standards. Based upon that review, I have no 
reason to believe that the information is not fair and reasonable or that material facts have been withheld.  
However, my enquiries are necessarily limited by the nature of my role and I do not warrant that I have 
identified or verified all of the matters which a full audit, extensive examination or “due diligence” investigation 
might disclose.  This valuation is conditional upon the information supplied being correct. 

 I have conditioned my valuation on the basis that there are no side agreements or commissions relating to the 
purchase which may give rise to a special interest in the property or which may distort the purchase price.  
Whilst I have relied upon general market evidence and industry benchmarks in forming my opinion of value and 
have made specific enquiries as to the conditions of the sale, this valuation is subject to the purchase price 
indicated as being correct and reflects typical transaction conditions for a property of this nature. 

 With respect to lease details, I note that all leases have been sighted. Should there be any variation, I reserve 
the right to review my valuation. This valuation is conditional upon there being no side agreements in relation to 
incentives whether it be by way of rental abatements, fitout contributions or cash payments. The right to any 
rental guarantee, security deposit, bank guarantee or any other form of guarantee provided in respect to any 
leases to which the property is subject will pass to a purchaser of the property. 

 I have relied upon the building areas noted on a building plan provided by the applicant. Should any subsequent 
surveys indicate a variation to the areas adopted within, the matter should be referred to me for review of the 
valuation. 

 I have not been provided with any reports relating to the condition of any plant, equipment, facilities or services 
at the property and assume for the purposes of my assessment that such are adequate for the continued 
ongoing utility of the property without the need for any specific short term capital expenditure. 

 It should be noted that this valuation does not purport to be a structural survey of the improvements nor was 
any such survey sighted or undertaken. This valuation is conditional upon detailed reports in respect of the 
structure and serviced installations of the property not revealing any defects requiring significant expenditure.  
Additionally, in the absence of a Building Certificate issued by Council or other approved certifier, this valuation 
is conditional upon the property complying with all relevant statutory requirements in respect of such matters 
as health, building and fire safety regulations. 

 As the valuation has not had any regard to the vendor’s residency status or availability of a Clearance 
Certificate, implications if any, in respect to the Foreign Purchaser Capital Gains Tax have not been assessed. 

 Unless stated otherwise in the Land Particulars section, no soil tests or environmental studies have been made 
available. Therefore, it should be noted that the valuation is subject to there being no surface or sub-surface soil 
problems including instability, toxic or hazardous wastes, toxic mould, asbestos or building material hazards in or 
on the property that would adversely affect its existing or potential use or reduce its marketability. Should any 
problems be known or arise, then the valuation should be referred to LMW for review as LMW deems 
appropriate. 
 

3Assumptions, Conditions 
and Limitations 
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Unless stated otherwise within the Performance Summary section or the Risk Profile section, no Asbestos 
Materials Report has been provided. Should any such matters be known or discovered, no reliance should be 
placed on the assessment of value unless LMW has been advised of these matters and has confirmed that the 
assessment is not affected. 
 
I am not an expert in this regard and if more detailed advice is required, an environmental consultant should be 
retained. 

Verifiable assumptions relate to environmental issues, structural integrity of the improvements, compliance with 
applicable building regulations, condition of building services, zoning and encroachments, and can be confirmed 
by obtaining appropriate documentation relating to each. 

Assumptions based upon opinion where included are detailed within the Market Comment, Leasing and Sales 
Evidence and Rationale sections of the report. 

Should any of the assumptions upon which my valuation assessment is made prove to be incorrect or inaccurate, 
this report should be referred to LMW for reassessment. 
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4.1 Title details 

Registered proprietor/Owner Legal description Encumbrances and interests 

Just Hire It Pty Ltd. Lot 32 on Registered Plan 857547, 
Local Government: Cairns, under 
Title Reference No. 21550160. 

 Rights and Interest reserved to the 
Crown by Deed of Grant No. 
20092183 (POR 387). 

 Easement in Gross No. 601069487 
burdening the land to Council of 
the Shire of Mulgrave over 
Easement A on RP857457. 

 Lease No. 711355197 to ELS WA 
Pty Ltd over the Whole of the 
Land. Term: 30/11/2007 to 
29/11/2017. Options 10 Years. 

 Transfer No. 715812114 of Lease 
No. 711355197 to Les Gunn 
Properties Pty Ltd. 

 

As my valuation reflects the freehold value, mortgages noted on the Certificate of Title have not been detailed. 

The abovementioned Easement is for Council drainage (open waterway). In its current form, it does not appear to 
impact the site adversely. 

Lease details are provided in Section 7.2. 

Overall, there are considered to be no onerous covenants or interests reported on Title that adversely affect the 
value, marketability and continued utility of the property. If there are any encumbrances, encroachments, 
restrictions, leases or covenants which are not noted in this report, they may affect the assessment of value. If 
such matters are known or discovered, I should be advised and asked as to whether they affect my assessment of 
value. 

The valuation is provided on the basis that the land is not subject to any encumbrances or restrictions on Title 
other than those noted here and that the property is unaffected by any road alteration proposals. 

4.2 Statutory assessment of site value 

Effective date Value 

30 June 2016 $305,000 
 

This valuation is used for rating and taxation assessments and is quoted here for information purposes only.  

4.3 Town planning summary 

Local authority Cairns Regional Council. 
Planning scheme CairnsPlan 2016. 
Local plan Gordonvale Local Plan. 
Zoning/Designation Rural Residential. 
Permissible uses The current use appears to accord with the permissible uses under the 

zoning. 
Other matters Nil. 
 

The planning information noted has been obtained from Cairns Regional Council. This information has been relied 
upon in my assessment of value and no responsibility is accepted for the accuracy of the planning information 
provided. Should the information prove incorrect in any significant respect, the matter should be referred to me 
for review of the valuation. 

4Land Particulars 
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4.4 Land area based on statutory plan 

Fisher Road frontage 40.6 metres 

Northern boundary 60.0 metres 

Southern boundary 96.0 metres 

Eastern boundary 88.4 metres 

Total site area 4,006  square metres 

Encumbered area 1,988 square metres 

Useable area 2,018 square metres 

 

  
Street map Registered Plan 

 

Whilst I have physically identified the boundaries of the subject property on inspection, I am not a qualified 
Surveyor and no warranty can be given without the benefit of a formal identification survey. 

A copy of the Registered Plan is attached at Annexures. 

4.5 Site description 

Identification/Position The site has been identified by reference to the Registered Plan and is located on 
the north-western side of Fisher Road, being the second allotment south-east of 
the intersection with Creswell Court. 

Shape/Topography The subject is irregular in shape and provides undulating topography and a partly 
stepped slope down from the street frontage. 

Flood status A search undertaken through the CairnsPlan 2016 interactive map indicates the 
subject is not impacted by flooding. 
This valuation is undertaken on the critical condition that property would not be 
adversely affected by flooding. Should the property be found to be adversely 
affected by flooding, the matter should be referred to me for review of the 
valuation as I deem appropriate. 

 

The flooding information noted has been obtained from the CairnsPlan 2016 interactive mapping system. This 
information has been relied upon in my assessment of value and no responsibility is accepted for the accuracy of 
the flooding information provided. Should the information prove incorrect in any material respect, the matter 
should be referred to me for review of the valuation as I deem appropriate. 
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4.6 Road description 

 The subject property has frontage to Fisher Road which is a local residential thoroughfare generally running 
north to south in orientation. The main Bruce Highway is located approximately 600 metres to the east with 
this being the main direct route into Cairns. 

 Fisher Road is a two lane, two way bitumen sealed road with concrete kerbing and channelling in the vicinity of 
the subject. Fisher Road carries low to moderate volumes of traffic. 

 Vehicular access is directly from Fisher Road is easy and direct. 

 The site has limited exposure to the street frontage and is situated below street level, providing low visibility to 
passing traffic from either a north or south direction. Good signage is provided. 

It should be noted a Department of Main Roads search has not been sighted. This valuation is based on the 
critical condition that there are no Government Authority requirements for the land. It is recommended that any 
party relying on this valuation undertake its own searches in this regard. 

4.7 Services 

Electricity, sewerage, town water and telephone are all connected to the property. 

4.8 Location and neighbourhood 

 The site is located in Gordonvale approximately 23 kilometres south of Cairns. 

 Originally a timber and dairy town, Gordonvale is now home to a growing residential and rural residential 
population.  

 Development immediately surrounding the subject generally comprises residential properties, with a creek 
adjacent to the south. Gordonvale Primary School is located a short distance away and has a current enrolment 
of approximately 600 students. 

The general locality of the subject is shown on the following maps: 

  
 

Source: Google Maps 
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4.9 Environmental issues 

Issues 

Current use  Child care centre. 
Existing issues raising concern None noted. 
Uses identified on API Guidance 
Note 1 

Unknown. 

Previous uses Unknown. 
Environmental report provided No, an environmental report has not been provided. 
Environmental checklist The environmental checklist has been completed. 
Statutory register 
 

A search of the Queensland Environmental Management Register and 
Contaminated Land Register has been undertaken. 
The property is not listed on the Environmental Management Register. 
The property is not listed on the Contaminated Land Register. 

 

It should be noted that an ‘Asbestos Materials Report’ has not been provided.  Should any such matters be known 
or discovered no reliance should be placed on my assessment of value unless I have been advised of these 
matters and I have confirmed that my assessment is not affected.   

No soil tests or environmental studies have been made available for my perusal. Therefore, it should be noted 
that my valuation is subject to there being no surface or sub-surface soil problems including instability, toxic or 
hazardous wastes, toxic mould, asbestos or building material hazards in or on the property that would adversely 
affect its existing or potential use or reduce its marketability. Should any problems be known or arise, than the 
valuation should be referred to me for comment and review of the valuation as deemed appropriate. 
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5.1 General 

The subject property known as “Natural Beginnings Childcare” comprises an “L-shaped”, single level, child care 
centre facility that was refurbished in 2010. 

The property currently operates with a Service Approval for 81 child places and has a five activity room 
configuration. 

5.2 Building construction details 

Construction details  

 

Footings Reinforced concrete. 
Floors Reinforced concrete. 
External walls Predominantly painted masonry. 
Internal walls Plasterboard and masonry. 
Ceilings Plasterboard. 
Roof Metal sheeting. 
Window frames Aluminium framed. 

5.3 Building areas 

The building areas used below have been calculated from basic on-site measurements and also with reference to 
a building plan. 

Building component Area m2 

Internal building area 384 
Verandah 166 
Total 550 
 

Should an accurate assessment be required the services of a surveyor should be engaged. 

5.4 Accommodation 

The centre layout is as follows: 

 Covered entry area; 

 Foyer; 

 Reception; 

 Administration office; 

 Hallway; 

 Kitchen (laminate benchtops and cupboards, sink, oven, hotplates, rangehood, dishwasher and storage space); 

 Laundry (washing machine, clothes dryer, washtub, laminate benches and cupboards); 

 Baby Tods Room comprise two separate rooms with open play area, an attached sleep room, separate bottle 
preparation area/store room and shared children’s bathroom with multiple junior toilets, junior hand basins, 
shower and change tables; 

 Junior Kindy Room comprising open play area, access to walk-in storeroom plus a shared children’s bathroom 
with multiple junior toilets, junior hand basins, shower and nappy change area; 

 Senior Kindy Room comprising open play area and access to the shared children’s bathroom (as mentioned 
above); and 

5Improvements 
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 Pre-Prep Room comprising open play area and a separate children’s bathroom with two junior toilets and two 
junior hand basins. 

The basic finish of the centre is vinyl, non- slip flooring to activity rooms and staff areas. A combination of split 
system air-conditioning systems and ceiling fans are sporadically located throughout the centre.  

The centre room configuration is detailed as follows: 

Room Age groups Number of children 

Baby Tods (2 rooms combined) 0 to 2 years 23 
Junior Kindy 1.5 years to 2.5 years 16 
Senior Kindy 2.5 years to 3.5 years 20 
Pre-Prep 3 years to 5 years 22 
Total 81 
 

5.5 Picture gallery 

   
Reception Kitchen Staff room 

   
Laundry Activity room Children’s bathroom 

   
Prep room / nappy change area Verandah area Playground 
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5.6 Other improvements 

 General gardens, landscaping and turf (natural and astro turf); 

 Outdoor play area including sandpits with shade sails over and a large rear yard including a cubby house, 
slippery slide and swings; 

 The play area is divided into two separate areas (upper and lower sections) for the different age groups; 

 Chook pen; 

 Timber paling and “pool-style” fencing; 

 Safety gates and “pool-style” aluminium fencing to entrance and play areas; 

 Signage; 

 Air-conditioning and ceiling fans; and 

 Water play feature to playgrounds. 

5.7 Parking 

On-site parking for approximately 15 vehicles is provided with additional on-street parking. Overall considered to 
be sufficient for the current use.  

5.8 Presentation, condition and utility 

The centre presents to a modest standard, with ‘jaded’ presentation, albeit a functional layout throughout. 
However, the age of the building is an indicator to the style and overall condition of the centre. There is limited 
staff amenities/areas within the centre which is considered a negative. The activity rooms are easily accessible 
from the hallway and the centre overall would benefit from cosmetic refurbishment throughout. 

Externally, the centre presents adequately and the playground areas appear to be well maintained. The current 
provision of toys and equipment looks to be standard and provides a good stock level as normally sought by 
general operating centres. 

Overall, the functionality of the centre incorporating the rooms, ease of access to the external playgrounds, 
provision of toys and the provision of staff amenities are presented to a style to comply with the regulations as 
set down under Government standards. 

This valuation report does not purport to be a site or structural survey of the improvements, nor was any such 
survey undertaken. Overall, I have assumed that detailed reports with respect to the structure and service 
installations of the improvements would not reveal any defects or inadequacies requiring significant capital 
expenditure. 
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5.9 Replacement value of improvements 

The replacement and reinstatement value of the improvements for insurance purposes, including removal of 
debris, Council and professional fees, and likely escalation in costs during the development and insurance period, 
is considered to be $1,565,000 excluding GST. This assessment does not include an allowance for emergency 
accommodation. 

The assessment of replacement value of improvements is provided as indicative advice only and, should an 
accurate assessment be required, advice should be obtained from a Quantity Surveyor. 

The Replacement Costs are detailed as follows: 

Replacement cost calculations 

Building area (m2) 550  

Replacement cost /m2 $2,400  

Total cost  $1,320,000 

Cost escalation   

Design & documentation (months) 3  

Calling tenders & appraisal (months) 3  

Construction & fit-out (months) 8  

Total months 14  

Escalation rate (% / month) 0.25%  

Total escalation (%) 3.50%  

Total escalation amount  $46,200 

Other costs   

Professional fees (%) 8.00%  $109,296 

Removal of debris ($ /m2) $75 $41,250 

Total other costs  $150,546 

Cost escalation in lapse period   

Period (months) 12  

Rate (% / month) 0.25%  

Total escalation (%) 3.00%  

Escalation amount   $45,502 
 

Estimated replacement value for insurance purposes (exclusive of GST) $1,562,248 

Adopt say $1,565,000 
*Rounded in model. 
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6.1 Catchment and Competition 

The Australian Bureau of Statistics Census Data 2016 has been utilised for an analysis of the populations in the 
surrounding locality. The following data has been reproduced for the subject area. 

 Proportion of Population Aged 0-5 Years 

 Gordonvale Cairns Brisbane 

0-5 population 592 11,388 178,240 
Total population 6,671 144,730 2,270,800 
Percentage of Total 8.87% 7.87% 7.85% 
 

Generally, if the proportion of 0-5 year olds in an area is below 5%, this indicates a poor attendance base, a 
proportion of between 5% and 10% indicates an average attendance base, and a proportion over 10% indicates a 
potentially strong attendance base. The proportion of the population aged 0-5 in the Cairns region is 7.87%. In 
this instance, the proportion of 0-5 year olds in Gordonvale is 8.87%, indicating an average attendance base. 

There are no competing centres within the catchment area of Gordonvale and other surrounding areas. 
Competition is therefore considered low, which is considered a positive for the subject centre. 

Based on this information and population statistics taken from the ABS, I have been able to analyse the following 
data. 

  

Total centres 1 
Total places provided 81 
Total population aged 0-5 592 
Ratio 1 : 7.31 
 

Generally speaking, a catchment with a ratio of one place per two or fewer children is considered to have very 
high competition; a ratio of one place per 2 is close to oversupply and a ratio of one place per 5 children suggests 
an opportunity for further development. A ratio of more than 5 children per place suggests the catchment is 
undersupplied and is considered ideal. The catchment as detailed above has a ratio of 1 place per 7.31 children 
aged under 5 years, which indicates a very strong level of potential demand. 

A review of Cordell Connect indicates there are no approved or proposed child care centres in the immediate 
catchment area. 

The ratio of children /place is but one measure of demand which is impacted by other demographic factors. 
Other demographic factors which may influence the demand and supply profile within an area will include 
proximity to schools, shopping precincts and employment nodes and accessibility and proximity to public 
transport. Additionally, other macro-level factors which may influence childcare attendance include, but not 
limited to, female labour force participation rates, per capita income levels, suburb SEIFA ranking, family 
composition and general economic strength or weakness. 

 

6Catchment & Competition 
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7.1 Licence details 

The subject centre has a Long Day Care centre Service Approval as follows: 

  

Service Approval No SE-00000292. 

NQS Rating QA1: Meeting NQS. QA2: Meeting NQS. QA3: Meeting NQS. 

QA4: Meeting NQS. QA5: Meeting NQS. QA6: Exceeding NQS. 

QA7: Meeting NQS. Overall rating: Meeting NQS. 

Provider Approval No PR-40001425. 

Provider name Les Gunn Properties Pty Ltd. 

Approved places 81 child places. 

Service approval granted date 1 January 2012. 

Conditions on approval This service is approved to provide education and care to children from birth to 
over preschool age, including school children. 

 

7.2 Lease details 

I have been provided with a copy of the Lease Agreement and Lease Amendment and I note the main details 
below: 

Lease agreement 
Lessor Just Hire It Pty Ltd. 
Lessee Les Gunn Properties Pty Ltd. 
Demised premises Whole of the Land. 
Commencement date 30 December 2007. 
Expiry date 29 November 2027 (first ten year option exercised). 
Term 20 years. 
Options 1 x 10 years. 
Rental review The annual rent is to be reviewed to CPI. Market review at the commencement of 

the options. 
Commencing rental $90,000 net per annum, excluding GST ($1,111/approved child place). 
Current rental $116,276 net per annum, excluding GST ($1,436/approved child place). 
Outgoings  Payable by the Lessee, excluding Land Tax. 
Permitted use Child care centre. 
Other matters None noted. 
 

It is a condition of this report that the existing lease remains executed, signed, stamped and registered on Title so 
as to protect the business interest of the lessee, which is critical on having a lease tenure as detailed above and to 
the relevant party as detailed herein. It is a critical condition of this valuation that the lease as detailed herein is 
an accurate representation of the lease terms and conditions at the centre with there being no further variations. 

 

7Income Assessment 
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7.3 Market rental on direct comparison 

The most relevant leasing evidence to the subject are summarised as follows: 

No. Address Tenant Date Term Review 
Net Rental  
($/Place) 

1 “Rockhampton North Early 
Learning”, 
21 Bruigom Street,  
Norman Gardens 

Global Sky Education 
(GSE) 

6/17 10+5+5
+5+5 

3% and 
market 

review in 
Year 6 

$163,800 
($1,800) 

 

A Long Day Care centre currently operating under the banner of 
“Rockhampton North Early Learning”, situated approximately five radial 
kilometres north-east of the Rockhampton CBD. The centre comprises two 
separate buildings and has a total of six activity rooms, with a Service 
Approval for 91 child places. 

The lease commenced in June 2017 for an initial term of ten years, with 
four, five year options available thereafter. The commencing rent of 
$163,800 per annum net reflects $1,800/place. Rent is reviewed annually 
to 3%, with market reviews at the commencement of Year 6 and the 
commencement of the options. All outgoings are fully recoverable from the 
tenant including Land Tax.   

Comparison: A larger centre situated within a superior location. Superior standard of improvements. Higher net 
rental per child place and the tenant covenant is considered comparable. Superior lease terms and a similar residual 
lease term remaining (excluding options). Overall, a lower rental per child place is considered appropriate for the 
subject (circa $1,500 to $1,600/place). 

2 “Sheridan Meadows ELC”, 
2-6 Fretwell Road, 
White Rock 

Sheridan Meadows 
ELC 

4/17 10+10 
+10 +10 

CPI or 
3.5% min 

$157,500  
($2,100) 

 

The property is situated approximately nine radial kilometres to the south 
west of the Cairns CBD and in close proximity to the Bruce Highway. 
Improvements comprise a refurbished single storey, purpose-built 
childcare centre with a Service Approval for 75 child places.   

The lease is for an initial ten year term with three, ten year options 
available thereafter. The rent is reviewed annually to the greater of 3.5% 
or CPI with market reviews at the commencement of the option periods. 
All outgoings are fully recoverable from the tenant including Land Tax. 

Comparison: A slightly smaller centre situated within a superior location. Superior standard of improvements. 
Higher net rental per child place and superior lease terms. Slightly shorter residual lease term remaining (excluding 
options). Overall, a lower rental per child place is considered appropriate for the subject given the inferior standard 
of improvements and inferior location (circa $1,600/place). 
3 “Hot Tots Educational Centre” 

35 Paget Street,  
Mackay 

Hot Tots Education 
Centre 

3/16 10+5+5 CPI or 3% 
min 

$148,000 
($2,000) 

 

The property known as “Hot Tots Educational Centre” comprises a single-
level purpose built child care centre constructed circa 1994. The centre has 
four activity rooms and has a Service Approval for 74 child places. The 
subject property is located in the West Mackay district, approximately two 
kilometres south west of the Mackay Central Business District.   
The centre is leased for an initial term of ten years with one option of ten 
years and two further options of five years thereafter. The lease 
commenced with an annual rental of $148,000 per annum ($2,000/place). 
The rent is reviewed annually to CPI or 3% whichever is greater.  

Comparison: A slightly smaller centre situated within a superior location. Similar standard of improvements. Higher 
net rental per child place and similar lease terms. Shorter residual lease term remaining (excluding options). Overall, 
a lower rental per child place is considered appropriate for the subject given the inferior location (circa $1,500 to 
$1,600/place). 
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No. Address Tenant Date Term Review 
Net Rental  
($/Place) 

4 “Little Dolphins ELC”,  
3 Aldinga Court,  
Ocean Shores, NSW 

Little Dolphins ELC 1/17 10+5+5 CPI $90,444 
($1,739) 

 

The property is a Long Day Care Centre currently operating under the 
banner of “Little Dolphins Early Learning Centre” and comprises a three 
activity room centre with a Service Approval for 52 child places. The property 
is located in Ocean Shores approximately 14 radial kilometres to the north 
of Byron Bay in the Brunswick Heads suburb of Ocean Shores. 

The centre is leased for an initial ten year term commencing in 2017 with 
two five year options thereafter with a fully net passing rent of $90,444 
($1,739/place). The rent is reviewed annually to CPI with market reviews at 
the commencement of the option periods.  

Comparison: A smaller centre situated within a coastal location. Superior standard of improvements. Higher net 
rental per child place and similar lease terms. Shorter residual lease term remaining (excluding options). Overall, a 
lower rental per child place is considered appropriate for the subject given the inferior regional location (circa 
$1,500 to $1,600/place). 

 

The rental evidence in regional areas in Queensland and New South Wales indicate a rental range of between 
$1,500 to $1,700 per child place is considered appropriate for the subject, however given the capital expenditure 
that needs to be spent on the centre, the passing rental of $1,436 per child place, or $116,276 per annum net 
has been adopted.  
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7.4 Market rental on affordability analysis 

An affordability analysis has been undertaken, based on the current occupancy and upon the average daily rate at 
the centre. 

Based on information provided by the client, I have applied an average daily rate of $92.50 per child and an 
occupancy of 79% to the subject based on 81 configured child places. 

From the net operating profit, a sitting tenant should be able to justify a rental range of approximately 25% to 
35% of the net operating profit with such information also being drawn from similar quality leased child care 
centres. This range is dependent on not only the location and style of each centre but room configuration, level 
of staffing etc. I have applied a range of 25% to 35% for the subject. 

Based on the above, the affordability analysis is as follows: 

No of child places Occupancy 
Average daily 

rate 
Weekly revenue 

Gross income 
(52 weeks) 

Net income 
(30% of GOP) 

81 79% $92.50 $29,595 $1,538,940 $461,682 
Assessed Market Rent @ 25% of Net Income $115,421 
Assessed Market Rent @ 35% of Net Income $161,589 
 

The current passing rent of $116,276 per annum reflects $1,436 per approved child place and sits below 
estimated current affordability levels and below the market on a Direct Comparison basis. 

I have then adopted the passing rent as market, even though it is at the lower end of the range due to the 
balance term certain of the lease and because the subject property requires some capital expenditure to maintain 
strong occupancy 

It should be noted that the assessed “market rent” is primarily a function of Direct Comparison analysis. 

7.5 Outgoings 

The Lessee is responsible for the payment of all outgoings, including Land Tax. 

7.6 Net income assessment 

Rental evidence is provided on a net basis and the subject property would not have outgoings at levels 
inconsistent with the evidence, thus a net rent has been applied. 
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8.1 Sales evidence 

The following sales provide a sample of the information that has been investigated and analysed for the purpose 
of this assessment. Whilst I believe the information to be accurate, it was obtained from third party sources and 
not all details have been formally verified. 

No. Address 
Sale 
date 

Sale price 
No. of 
places 

Rental Yield $ per place 

1 “Armadillo Childcare”, 
1-3 Ainslie Place, 
Smithfield 

12/17 $2,600,000 75 $180,300 
($2,404) 

6.93% $34,667 

 

A single storey, 694 m², good quality, five activity room, and purpose built childcare 
centre which commenced operations in 2012. It is situated approximately 13 radial 
kilometres to the north-west of Cairn’s CBD in the developing residential suburb of 
Smithfield. Situated on a corner allotment, the 2,885 m² site is benched above road 
height along its Salvador Drive frontage and provides a level building platform. The 
centre has a Service Approval for 75 child places.  

The property sold leased to G8 Education for a ten year term which commenced in 
June 2012. Two, ten year options are available thereafter. The passing rent that the 
time of sale of $180,300 per annum net reflects $2,404 per child place. The rent is 
reviewed annually to 4% with market reviews at the commencement of the option 
periods. The tenant is responsible for the payment of all outgoings including Land 
Tax. Sold at Auction. Residual Lease Term: 4.5 years.  

Comparison: The sale is a slightly smaller centre, situated within a superior location, closer to the Cairns CBD. A 
newer centre with a far superior standard of improvements. Higher net rental per child place, however a shorter 
residual lease term remaining. The tenant, G8, is considered a superior tenant. Overall, the sale suggests a softer 
yield (circa 7.5%) and a lower pro rata rate per child place is appropriate for the subject. 
2 “Riverstone Rise 

Early Learning 
Journey”, 6 Corimba 
Parade, Boyne Island 

10/17 $2,550,000 107 $202,475 
($1,892) 

7.94% $23,832 

 

“Riverstone Rise Early Learning Journey” is a purpose-built child care centre which 
opened in early 2014.  The centre comprises a single level building containing 5 
activity rooms, with a Service Approval for 107 child places. Boyne Island is a 
developing suburb of Gladstone, lying approximately 20 kilometres south-east by 
road from the CBD.  The subject property is located within a relatively new 
subdivision known as Riverstone Rise, a staged residential estate currently 
comprising some 200 lots, with further stages planned depending upon demand.   

The property sold leased to Affinity Education which commenced in March 2014 
with a ten year initial term and four, five year options available thereafter. The 
passing rent of $202,475 per annum net reflects $1,892 per child place. The rent 
is reviewed annually to the greater of CPI or 4% with ratcheted market reviews at 
the commencement of the option periods. All outgoings are fully recoverable from 
the tenant. Residual Lease Term: 6.42 years. 

Comparison: The sale is a larger centre situated within a slightly inferior location, however displays a far superior 
standard of improvements. Higher net rental per child place, however a shorter residual lease term remaining 
(excluding options). Strong tenant. Overall, the sale suggests a slightly firmer yield (circa 7.50% to 7.75%) and a 
lower pro rata rate per child place (circa $19,000/place) is appropriate for the subject.  

  

8Sales Evidence 
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No. Address 
Sale 
date 

Sale price 
No. of 
places 

Rental Yield $ per place 

3 
 

“Natural Wonders 
Early Learning 
Berserker”, 
85-87 High Street, 
Berserker 

9/17 $4,000,000 108 $270,000 
($2,500) 

6.75% $37,037 

 

A recently constructed, purpose built child care centre located in the 
Rockhampton suburb of Berserker, being approximately three kilometres north-
east of central Rockhampton. Surrounding development consists of low density 
residential dwellings and retail/commercial uses. The subject is situated on an 
inside, level allotment of 2,839 square metres with frontage to High Street. 
The centre currently operates under the banner “Natural Wonders Early Learning 
Berserker” and has a Service Approval for 108 child places.  

The lease commenced on 1 September 2017 for an initial lease term of 15 years, 
with three, ten year options available thereafter. The rent is reviewed annually by 
a fixed 3%. All outgoings are fully recoverable by the tenant, including Land Tax.  

Residual lease term: 15 years. 
Comparison: The sale is a larger centre situated within a superior location. Displays a far superior level of 
improvements. Higher net rental per child place and a longer residual lease term remaining (excluding options). 
Overall, the sale suggests a softer yield (circa 7.5%) and a much lower pro rata rate per child place is appropriate 
for the subject.   
4 “Petit Early Learning 

Journey Port Douglas” 
507 Davidson Street, 
Craiglie  

6/17 $2,700,000 
 

88 $188,342 
($2,140) 

6.98% $30,682 

 

Recently purpose-built child care centre situated in Craiglie, a suburb five radial 
kilometres south of Port Douglas and approximately 60 radial kilometres north of 
Cairns. The subject is situated on a 2,663 square metre irregular corner allotment. 
The centre has a Service Approval for 88 child places.  

The centre is currently leased to Petit Early Learning for a 15 year term which 
commenced in November 2014, with two, five year options thereafter. The rent 
is reviewed annually by a minimum 2.5% increase and market review at options 
where ‘ratchet’ clause applies. The tenant is responsible for all outgoings, 
including Land Tax and capital works.  
Property sold at Auction. Residual lease term: 12 years.  

Comparison: The sale is a slightly larger centre situated within a superior location. Displays a far superior level of 
improvements. Higher net rental per child place and a longer residual lease term remaining (excluding options). 
Overall, the sale suggests a softer yield (circa 7.5% to 7.75%) and a lower pro rata rate per child place is 
appropriate for the subject. 
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No. Address 
Sale 
date 

Sale price 
No. of 
places 

Rental Yield $ per place 

5 “Lead Childcare”,  
146 Elliott Heads 
Road, Avenell Heights 

4/17 $1,660,000 75 $126,120 
($1,682) 

7.60% $22,133 

 

An older style child care centre currently operating under the banner of “Lead 
Childcare”, situated in Avenell Heights approximately four radial kilometres to the 
south east of Bundaberg’s CBD on a 3,372 m² site. The centre has Service Approval 
for 75 child places. 

The current term of the lease commenced in 2013 with a ten year term. One, five 
year option is available thereafter. The passing rent of $126,120 reflects $1,682 
per child place. The rent is reviewed annually to 3% with market reviews at the 
commencement of the option periods protected by a ratchet clause. All outgoings 
are fully recoverable from the tenant.  

Sold at auction. 
Comparison: The sale is a slightly smaller centre situated within a comparable location. Displays a slightly superior 
standard of improvements. Reflects a slightly higher net rental per child place. Overall, the sale suggests a similar 
yield and a slightly lower pro rata rate per child place (circa $19,000/place) is appropriate for the subject. 
6 “Frenchville Childcare”, 

337 Dean Street,  
Frenchville 

2/17 $1,885,000 75 $127,300 
($1,697) 

6.75% $25,133 

 

A Long Day Care centre currently operating under the banner of “Frenchville 
Childcare”, situated within Frenchville approximately four radial kilometres to the 
north east of Rockhampton’s CBD. The property comprises an older style centre 
with a Service Approval for 75 child places. 

The property sold subject to a ten year lease to Affinity Education Group, 
commencing in 2014 with one further option of ten years, and two options of five 
years. The passing rent at the time of sale of $127,300 per annum net reflects 
$1,697/place. Rent is reviewed annually to 3% with ratcheted market reviews at 
the commencement of the option periods. All outgoings are fully recoverable from 
the tenant including Land Tax.  Sold at auction.  

Comparison: The sale is a slightly smaller centre situated within a superior location. Displays a superior level of 
improvements. Reflects a higher net rental per child place however a shorter residual lease term remaining 
(excluding options). Overall, the sale suggests a softer yield (circa 7.5%) and a lower pro rata rate per child place 
(below $20,000) is appropriate for the subject. 
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8.2 Rationale 

In assessing an appropriate yield for the subject, I have had regard to many factors that influence the value of the 
subject.  They include but are not limited to the following: 

 Location:  The centre is reasonably well located in the regional suburb of Gordonvale, approximately 23 
kilometres south of Cairns. Basic amenities are situated within reasonable distance to the subject, with most 
major amenity located in Cairns.   

 Quality of the improvements, plant and equipment:  The centre is seen as an older style facility with ‘jaded’ 
improvements, however provides good utility and layout. The centre would benefit from cosmetic 
refurbishment and perhaps extensions to provide some staff areas/amenities, as these are currently very 
limited. 

 Nature of trade and cash flow profile:  The centre’s occupancy has been estimated at 79%, which results in good 
Long Day Care income in line with industry standards for a centre of this size. The tenant has been operating in 
the centre for approximately five years and have maintained strong occupancy which is a positive. The residual 
lease term of 9.67 years, or 116 months, is considered a positive. 

 Competition:  Competition within the local area is low given that there are no competing centres within the 
area. This is a positive for the subject.  

 Market demand:  There appears to be a stable supply of child care centres on the market and agents are 
reporting that the market is still buoyant for key facilities, mainly near significant residential bases or transport 
infrastructure.  

Yields are now at or below the levels experienced pre-GFC and as a consequence, the extent of further yield 
compression is uncertain. Any increase in interest rates is likely to result in purchasers requiring a higher 
investment return which will in turn impact values. 

The best evidence is provided by the following: 

· “Lead Childcare”, Avenell Heights (7.60% and $22,133/place), a slightly smaller centre situated within a 
comparable location that displays a superior standard of improvements. Inferior lease terms however reflects a 
higher net rental per child place. Overall, a similar yield and a slightly lower pro rata rate per child place is 
considered appropriate for the subject; and 

· “Riverstone Rise Early Learning Journey”, Boyne Island (7.94% and $23,832/place), a larger centre situated 
within a slightly inferior location, however within a developing estate. Displays a far superior standard of 
improvements with superior lease terms and a higher net rental per child place. Overall, a firmer yield and a 
lower pro rata rate per child place is considered appropriate for the subject. 

Having regard to the evidence above, other market research and my knowledge, a capitalisation rate of 7.50% 
has been applied in my calculations. I have assessed an applicable pro rata rate range of $2318,000 to $20,000 
per approved child place. 
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9.1 Definitions 

Market Value is the estimated amount for which an asset or liability should exchange on the valuation date 
between a willing buyer and a willing seller in an arm’s length transaction, after proper marketing and where the 
parties had each acted knowledgeably, prudently and without compulsion. 

Highest and Best Use is the use of an asset that maximises its potential and that is physically possible, legally 
permissible and financially feasible. 

Analysed rates: 
 Initial Yield (IY) is the Passing Income divided by the Purchase Price or Adopted Value, after adjustment for 

Surplus Land and/or Capital Works if applied in the valuation. Passing Income includes non-core income (i.e. 
income not capitalised in perpetuity – e.g. communication towers). 

 Analysed Market Yield (AMY) is the Assessed Market Income divided by the Purchase Price or Adopted Value 
adjusted for reversions including, inter alia, vacancy, rental shortfalls or overage, capital expenditure required 
etc. 

 Vacant Possession (VP) refers to a right to possession of land or built-up property in respect of which there is no 
current occupant. 

9.2 Sales history 

Lot  Sale date Sale price 

Under Contract  3 March 2018 $1,550,000 

Comment I have sighted a signed Contract of Sale for the subject and I note the main details below: 
· The Purchaser is Fisher Road Pty Ltd ATF Fisher Road Trust. 
· The Seller is Just Hire It Pty Ltd as Trustee under Instrument 711940274.  
· The property is subject to a lease in place to Les Gunn Properties Pty Ltd. The lease is for 

a term of ten years, commencing 30 November 2017 with a ten year option available. 
Current passing rental is $116,276 per annum net, plus GST. 

· The Settlement Date is eight weeks from the Contract Date. 
· Please note that the purchaser is the tenant and thus not strictly an arm’s length sale.  

Analysis Yield:  7.50%; Per place: $19,136. 

9.3 Highest and best use 

The existing use as a child care centre is considered to be consistent with its highest and best use. 

9.4 Capitalisation method 

Under this approach, the current net market income generated by the property is capitalised at an appropriate 
market yield to establish the property's current market value fully leased. Appropriate capital adjustments are 
then made to reflect the specific cash flow profile and general characteristics of the property. 

Market net income $116,276 
Capitalisation rate 7.50% 
Capitalised value  $1,550,347 
Adopt $1,550,000 

9Valuation Approaches 
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9.5 Direct comparison method 

This approach utilises sales that have been analysed on a rate per approved child place basis and compares the 
equivalent rates to the subject to establish the property’s current market value. This approach is somewhat 
subjective given the difficulty in reflecting adjustments that can be applied in the capitalisation approach. 

Rate per approved place 

Approved places  81  
Value range ($/approved place) $18,000 to $20,000 
Resultant values $1,458,000 to $1,620,000 

9.6 Summary analysis 

The values assessed under each of the valuation approaches are as follows: 

Capitalisation Direct comparison Adopt 

$1,550,000 $1,458,000 to $1,620,000 $1,550,000 
 

Based on the above, I have adopted the contract price of $1,550,000 as market value, which is analysed as 
follows: 

Analysed market yield 7.50% 
Initial yield 7.50% 
Pro rata rate per child place $19,136 
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Subject to the qualifications and assumptions contained within the body of this report, I assess the Market Value 
exclusive of GST, as at 20 March 2018, to be: 

Going Concern – Lessor Interest – As Is subject to the existing lease. 

$1,550,000 

      
(ONE MILLION FIVE HUNDRED AND FIFTY THOUSAND DOLLARS) 

This valuation is for the private and confidential use only of Valuation Exchange National Australia Bank Limited 
ABN 12 004 044 937 and its wholly owned subsidiaries and for the specific purpose for which it has been 
requested. No third party is entitled to use or rely upon this report in any way and neither the valuer nor LMW 
shall have any liability to any third party who does. 

Only an electronically signed valuation submitted through a digital valuation instruction broker system, a signed 
hardcopy original of this valuation, a scanned version of a signed hardcopy original of this valuation or an 
electronic version of this valuation signed with an electronic signature should be relied upon and no responsibility 
or liability will be accepted for unauthorised copies of the valuation. 

No part of this valuation or any reference to it may be included in any other document or reproduced or 
published in any way without written approval of the form and context in which it is to appear. 

Neither the valuer nor LMW has any pecuniary interest giving rise to a conflict of interest in valuing the property. 

The value assessed herein is based on the definition of market value unless otherwise stated in the report and 
does not represent the realisable value based on a mortgagee or receiver sale. 

This valuation is current at the date of valuation only. The value assessed herein may change significantly and 
unexpectedly over a relatively short period including as a result of general market movements or factors specific 
to the particular property. I do not accept liability for losses or damage arising from such subsequent changes in 
value including consequential or economic loss. Without limiting the generality of the above comment, I do not 
assume any responsibility or accept any liability where this valuation is relied upon after the expiration of three 
months from the date of the valuation, or such earlier date if you become aware of any factors that have any 
effect on the valuation. 

Quality Assurance procedures are undertaken prior to reports being released requiring internal compliance and 
verification checks. The reviewing Director has not inspected the property. Their signature confirms a genuine 
authorised LMW document. The opinion of value expressed in this report is that of the valuer only. 

 

 

 

Valuer Isabelle Kosecki 
AAPI CPV 4024 
Valuer 

Reviewing 
party 

Glen Coonan FAPI 
 

Entity LandMark White (Brisbane) Pty Ltd  Position State Director Commercial 
Valuations 

Office Brisbane   
 

Liability limited by a scheme approved under Professional Standards Legislation. 
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Annexure 1 Instructions 

 



Service Type Commercial Report

Address 21-23 FISHER Road
GORDONVALE QLD 4865

ValEx ID 9374120

Ordered By Christine Nieass
Email: Christine.Nieass@nab.com.au
Phone: +610755223519
Mobile:

Funder National Australia Bank - NAB
Email: doNotReply@corelogic.com.au
Phone: 1300 720 645
Fax: 1300 305 578

Client Agreement Level Level 3

Client National Australia Bank Limited - NAB-BUSINESS BANK
Email: doNotReply@corelogic.com.au
Phone: 1300 720 645
Fax: 1300 305 578

Client Type Bank

Valuation Firm CoreLogic
Email: donotreply@corelogic.com.au
Phone: 1300 660 051
Fax: 1300 550 167

Valuer

Valuation Type Standard Mortgage

Order Date Wed 7th March 2018, 3:38pm AEST

Ordered Via Siebel

Banker Name Christine Nieass

Banker Email

Banker ID P766992

Customer Linked BUID 770640175

Loan Ref 1-35KPRUM

Borrower(s) FISHER ROAD PTY LTD ATF FISHER ROAD TRUST

Requestor(s) Rahn Cato
Email: Rahn.Cato@nab.com.au

Prices $1,550,000 (estimated)

Transaction Purchase

Purpose Mortgage

Property Type Specialised Accomodation

Previous Sale N/A

Property Value N/A

Complex Security No

BICOE Stage N/A

Communication Communication Path - Valfirm to Client
Indicates that the Valfirm can only liaise with the Client

Where do I source documentation from? Client to Provide
Ensure you add a Delay to request the Documentation

Contact(s) Danny Betros - AGENT - Selling Agent
Phone: +610740518922

Additional Instructions / Notes New valuation required. Childcare centre. Subject to lease
(attached). Banker: Chris M Nieass, ph :61 7 5522 3519. Lot
32 RP857547
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Annexure 2 Title search 

 



                      CURRENT TITLE SEARCH
               NATURAL RESOURCES, MINES AND ENERGY, QUEENSLAND
 Request No: 28135751
Search Date: 07/03/2018 15:32                      Title Reference: 21550160
                                                      Date Created: 24/09/1993
 
Previous Title: 21544171
 
REGISTERED OWNER
 
Dealing No: 713522029  18/10/2010

JUST HIRE IT PTY LTD A.C.N. 135 467 364
                              TRUSTEE
        UNDER INSTRUMENT 711940274
 
ESTATE AND LAND
 
 Estate in Fee Simple
 
 LOT 32     REGISTERED PLAN 857547
            Local Government: CAIRNS
 
EASEMENTS, ENCUMBRANCES AND INTERESTS
 
     1. Rights and interests reserved to the Crown by
        Deed of Grant No. 20092183 (POR 387)
 
     2. EASEMENT IN GROSS No 601069487 (T702623C)  08/09/1993
        BURDENING THE LAND
        TO COUNCIL OF THE SHIRE OF MULGRAVE
        OVER EASEMENT A ON RP857457
 
     3. LEASE No 711355197  18/01/2008 at 09:56
        ELS WA PTY LTD A.C.N. 126 858 580
        OF WHOLE OF THE LAND
        TERM: 30.11.2007 TO 29.11.2017 OPTION 10 YEARS
 
     4. TRANSFER No 715812114  04/06/2014 at 11:38
        LEASE: 711355197
        LES GUNN PROPERTIES PTY LTD A.C.N. 067 826 448 TRUSTEE
        UNDER INSTRUMENT 715812114
 
     5. MORTGAGE No 715812115  04/06/2014 at 11:38
        NATIONAL AUSTRALIA BANK LIMITED A.B.N. 12 004 044 937
        over
        LEASE: 711355197
 
     6. MORTGAGE No 716507504  21/05/2015 at 10:18
        BENDIGO AND ADELAIDE BANK LIMITED A.B.N. 11 068 049 178
 
ADMINISTRATIVE ADVICES - NIL
UNREGISTERED DEALINGS  - NIL
 
 
CERTIFICATE OF TITLE ISSUED - No
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                      CURRENT TITLE SEARCH
               NATURAL RESOURCES, MINES AND ENERGY, QUEENSLAND
 Request No: 28135751
Search Date: 07/03/2018 15:32                      Title Reference: 21550160
                                                      Date Created: 24/09/1993
 

Caution - Charges do not necessarily appear in order of priority

                      ** End of Current Title Search **

COPYRIGHT THE STATE OF QUEENSLAND (NATURAL RESOURCES, MINES AND ENERGY) [2018]
Requested By: D-ENQ CITEC CONFIRM
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Annexure 3 Registered Plan 
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Annexure 4 EMR/CLR search 

 



Department of Environment and Heritage Protection (EHP)
ABN 46 640 294 485

400 George St Brisbane, Queensland 4000
GPO Box 2454, Brisbane QLD 4001, AUSTRALIA

www.ehp.qld.gov.au

SEARCH RESPONSE
ENVIRONMENTAL MANAGEMENT REGISTER (EMR)

CONTAMINATED LAND REGISTER (CLR)

InfoTrack Pty Ltd
PO Box 10314
BRISBANE ADELAIDE STREET QLD 4000

Transaction ID: 50446578 EMR Site Id: 28 March 2018
Cheque Number:
Client Reference:

This response relates to a search request received for the site:
Lot: 32 Plan: RP857547
21-23 FISHER Road
GORDONVALE

EMR RESULT

The above site is NOT included on the Environmental Management Register.

CLR RESULT

The above site is NOT included on the Contaminated Land Register.

ADDITIONAL ADVICE

All search responses include particulars of land listed in the EMR/CLR when the search was generated.
The EMR/CLR does NOT include:-

1. land which is contaminated land (or a complete list of contamination) if EHP has not been notified
2. land on which a notifiable activity is being or has been undertaken (or a complete list of activities)

if EHP has not been notified

If you have any queries in relation to this search please phone 13QGOV (13 74 68)

Administering Authority

Page 1 of 1
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Annexure 5 Service Approval 

 



Service Approval
Section 48, Education and Care Services National Law

NAME OF EDUCATION AND CARE SERVICE
Natural Beginnings Childcare

LOCATION OF EDUCATION AND CARE SERVICE
21-23 Fisher Road
GORDONVALE  4865  QLD

DATE ORIGINAL APPROVAL GRANTED
1 January 2012

SERVICE APPROVAL NUMBER
SE-00000292

NAME OF APPROVED PROVIDER
Les Gunn Properties Pty Ltd

MAXIMUM NUMBER OF CHILDREN 
This service is approved to provide education and care to a maximum of 81 children.*
*The maximum number of children may only be exceeded in the circumstance set out in regulation 123(5) of the Education and Care 
Services National Regulations.

WAIVERS 
1. N/A

PRESCRIBED CONDITIONS
The approval is granted subject to the conditions prescribed under the Education and Care Services 
National Law including section 51(3) that the service must commence ongoing operation within 6 months 
after the approval is granted.

OTHER CONDITIONS
1. This service is approved to provide education and care to children from birth to over preschool age, 

including school children.

Issued by: Lena Tedmanson

Manager, Regulation, Assessment and Service Quality 
Department of Education and Training
RE-ISSUE DATE: 21 December 2017
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Annexure 6 Contract of Sale 

 




































