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Valuation Executive Summary 
Lot 74/100 Collins Street Alexandria NSW 2015 

 

 
 

     

Property Description. 

Property Type Strata Office Suite 

Highest & Best Use The current use and improvements are 
considered the Highest and Best use. 

Refer to Assumptions / Qualifications  
- Definition of Highest and Best Use 

Lettable Area 40 sq.m.  

Car Parking 1 Space 

Total Strata Area 56 sq.m. 

Council  City of Sydney 

Zoning E3 - Productivity Support 

Title Details Lot 74 in Strata Plan 90285 

Folio 74/SP90285  

Registered 
Proprietor 

Bertinetti Maude Property Holdings Pty Ltd  

 

Occupancy Summary. 

Lessee 23rd & Madison Pty Ltd 

Term / Options 3 years / Nil years 

Commencement Date 1 April 2022 

Remaining Lease 
Term 

 
17 months / 1.42 years 

Passing Rental $25,680 p.a. ($642 p.s.m.p.a.) 

Reviews Annual reviews the greater of CPI or 3% 

Outgoings Nil – Gross lease 

 

Valuation Methodology. 

Primary Method Income Capitalisation 

Refer to Assumptions / Qualifications  

- Definitions of Valuation Approaches 

Secondary Method Direct Sales Comparison - Improved 

 

Transaction History. 

Sale Date 11 August 2017 

Sale Price $380,000 (Exclusive of GST)  

 

Instructions. 

Instructing Party Bank of Queensland Specialist - 
Commercial 

Ordered By Josh Morfoot 

Interest Valued Freehold Strata 

Basis of Valuation  Market Value subject to existing Lease 

Date of Instruction 6 October 2023 

Borrower / Applicant Bertinetti Maude Pty Ltd ATF Bertinetti 
Maude Super Fund 

Purpose First Mortgage Security 

ValEx ID 22119982 

 
 

Valuation Summary. 

Date of Inspection 17 October 2023 

Date of Valuation 17 October 2023 
Refer to Assumptions / Qualifications 

- Date of Valuation 

Passing Net Rental $20,915 p.a. ($523 p.s.m.p.a.) 

Assessed Net Rental $20,915 p.a. ($523 p.s.m.p.a.) 

Initial Yield 5.16% 

Capitalisation Rate 5.00% 

Equivalent (Market) 
Yield 

5.03% 

Reversionary Yield  5.16% 

Building Value Rate $10,000 p.s.m. (Adopted) 

$10,125 p.s.m. (Actual) 

Valuation $405,000 (Exclusive of GST) 

Four Hundred Five Thousand Dollars 

 
 

Mortgage Recommendation. 

Purpose First mortgage security purposes. 

Refer to Valuation & Valuation Compliance Statement - 
Mortgage Recommendation 

Suitability At the assessed value, $405,000 (exclusive 
of GST), and subject to the qualifications 
and recommendations made within this 
report, the property is considered a suitable 
security for first mortgage purposes.  

 

Prepared By. 

Charter Keck Cramer Pty Ltd 

 
 
 
 
  
Jesse Brunt, AAPI 
Certified Practising Valuer 
API Member No: 109948 

Mark Willers, AAPI, FRICS 
Counter Signatory 
National Director - Commercial 
Valuations 

 



 

 

Risk Profile 
Lot 74/100 Collins Street, Alexandria 
 

 
Further to recommendations, qualifications and rationale within this report, a reliant party should have particular regard to the 
following Risk Profile, which forms part of our Executive Summary: 
 
 

 

Use of this Valuation Report. 

- This Report is for the use of the Instructing Party only. It is not to be used for any other purpose by any other party. Any 
reliance, use, distribution, publication of the Report and/or any other representations made relating to the contents of the 
Report is restricted solely to the Instructing Party expressly named in this Report. 

- No responsibility is accepted by the Valuer and/or Valuation Firm in the event that the Instructing Party to which this 
Report is addressed relies, uses, distributes, publishes and/or otherwise represents anything contained in the Report for 
any other purpose apart from that expressly noted previously. 

- No responsibility is accepted by the Valuer and/or Valuation Firm to other parties who rely, use, distribute, publish and/or 
otherwise represent anything contained in the Report for any purpose. 

 
 

Asset.  
 
 

Improvements - The subject is within a mixed-use building known as ‘Collins on Bourke’ which comprises 
retail to the ground floor and commercial offices above, situated within Alexandria 
commercial hub. The subject suite forms part of level two of the complex. 

Locality - Appropriately located for the current use. 

Environmental - Low-Medium. 

Title - - Easements and / or encumbrances are noted on title (refer Title Details section of this 
report). 

Current Use - Conforming. 

Building Quality - Satisfactory. 

Building Design - Functional for the current use. 

Building Facilities & 
Services 

- Appropriate given the age of the building. 

 

Parking - One basement parking space which is considered adequate. 

Purpose Built - No 

Capital Expenditure 
(Short Term) 

- $0  

 
 

Cash Flow.  
 
 

Occupancy Status - Occupied by 23rd & Madison Pty Ltd pursuant to a 3.00 year lease commencing 1 April 
2022 with further options of Nil years. The rent is subject to annual  reviews the greater of 
CPI or 3% increases. The passing gross rent is $25,680 p.a. reflecting $642 p.s.m.p.a.. 

Typical Tenant Profile - Local / Private. 

Passing Rental - At Market. 

Rental / Outgoings Arrears - No, as advised by the applicant / managing agent. 

Lease Expiry Date / WALE - - Short WALE of 1.42 Years or 17 months with no options available. 

Vacancies - - Appears to be stable. 

Leasing / Vacancy Period - Not more than 6 months following a normal advertising campaign by experienced agents 
active in this location and asset class. 

LOW LOW-MEDIUM MEDIUM MEDIUM-HIGH HIGH

LOW LOW-MEDIUM MEDIUM MEDIUM-HIGH HIGH



 

 

Lettability / Demand - Strata office suites can be difficult to lease, however, according to active agents, owner 
occupiers are shifting towards renting over buying in the current economic conditions given 
the increased cost of debt. 

Incentives - Incentives exist in the current market, we have applied a 10% incentive - refer to valuation 
approaches. 

Lease Documents - - Full leases provided. 

Outgoings - Within industry standards. 

Management - Managed by professional/agency property managers and while we are not fully aware of 
their management practices they appear active in the market. 

 

Market.  
 
 

Demand - Stable for quality product, albeit economic conditions are deteriorating. 

Buyer Profile - Investor, with a lease in place or the sitting tenant but this type of asset typically trades in 
the owner occupier space. 

Selling Period - 6-9 months 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. 

Affordability - Good for sub $1,000,000 properties. 

Market Sentiment - Market sentiment is softening and volatility is increasing as economic conditions deteriorate 
and interest rates increase. 

Marketability - - Taking into account the property characteristics and economic conditions, marketability is 
superior to other developments in the surrounding area, albeit weak economic conditions 
and relatively high cost of debt have subdued demand to some degree. 

Method of Sale - - Private sale or public auction. 

Volume of Sales - Low due to few similar properties in this location. 

 
 

 

Key Data. 

We provide a summary of the key valuation data below: 
 

Assessed Value $405,000 (Exclusive of GST) 

Initial Yield 5.16% 

Passing Net Rental $20,915 p.a. ($523 p.s.m.p.a.) 

Capitalisation Rate 5.00% 

Equivalent (Market) Yield 5.03% 

Reversionary Yield 5.16% 

Assessed Net Rental $20,915 p.a. ($523 p.s.m.p.a.) 

Building Value Rate  $10,125 p.s.m. (actual) based on 40 sq.m. 

WALE 1.42 Years or 17 months (By Income) 

Leasing Period 6 Months 

Reversion Period (Cap Approach) 24 Months 

Cap Ex.  $0  

 
 
 

 

Compliance Statement. 

- Our report has been prepared in accordance with Bank of Queensland standard instructions to panel 
Valuers.  Furthermore, our report has also been prepared in accordance with the current requirements of the API’s 
Australia and New Zealand Valuation and Property Standards. 

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

- 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.  

 

 

 
 
 

LOW LOW-MEDIUM MEDIUM MEDIUM-HIGH HIGH
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Instructions 
 

 

 

Instructing Party Bank of Queensland  
 
100 Skyring Terrace 
Newstead, QLD 4006  

Borrower / Applicant Bertinetti Maude Pty Ltd ATF Bertinetti Maude Super Fund  

ValEx ID 22119982 

Ordered By Josh Morfoot  
Email Josh.Morfoot@boqspecialist.com.au 
Telephone (07) 3212 3830 

Refer to Valuation & Valuation Compliance Statement - Valuation Compliance Statement 
Refer to Assumptions / Qualifications - Definitions of Market Value 
Refer to Assumptions / Qualifications - Definition of Market Rent 

 
 

Purpose This report has been prepared for a first mortgage loan application to be relied upon by the 
Instructing Party. 

This valuation is valid for 90 days from the date of inspection, no responsibility being accepted 
for reliance upon reports beyond that period.  Accordingly, any parties authorised to rely upon 
our opinion should be aware of the need for a review as necessary. 

 
 

Document Disclosure In preparing our Valuation Report, we requested and have been provided with the following 
documentation: 
 

 Information Provided Source 

- Council rates, water rates and strata levies Applicant  
- Signed Lease Agreement  Property 

Manager 
The aforementioned provided documentation is considered to be adequate for Charter Keck 
Cramer to complete the valuation herein. 

 
 

Our Reference SYD1001351 
 
HTTPS://CHARTERKCCOMAU.SHAREPOINT.COM/SEARCH/VALUATIONSSYDNEY/5. COMMERCIAL JOB FOLDER/2023/SYD1001351 - ALEXANDRIA - 100 
COLLINS STREET/03. REPORT & CALCS/REPORT- LOT 74.100 COLLINS STREET ALEXANDRIA.DOCX 

Liability limited by a scheme approved under Professional Standards Legislation. 
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Title & Land Description 
 

 

o 

Title Particulars The land is contained within one Certificate of Title, summarised as follows: 
 

    

A copy of the title is attached as an annexure to this report. 
 
 

Registered Proprietor(s) Bertinetti Maude Property Holdings Pty Ltd 
 
 

Encumbrances Encumbrances noted on Title are as follows: 

- Interests recorded on register folio CP/SP86690 - not sighted, assumed to be free of any 
onerous restrictions. 

- AM794474 Mortgage to Bank of Queensland Limited - standard mortgage notation 
disregarded for valuation purposes. 

We have considered the abovementioned encumbrances in concluding value. 

Refer to Assumptions / Qualifications - Encumbrances 
 
 

Land Area & Dimensions The subject property forms part of a much larger parent development. As such, the overall site 
dimensions and area are not considered relevant to the subject subdivided Unit / Lot. The unit 
entitlement for the subject allotment is 28 out of 10,000. 
 

 
SOURCE - SP86690 

Title Particulars
Lot No. Deposited Plan

74 90285 74/SP90285

Folio Identifier

Date of Title Search: 3 October 2023



 

Lot 74/100 Collins Street, Alexandria 
 

PAGE 4 

 

Aerial View as at 3 October 2023 

SOURCE - www.nearmap.com 

 
Based on our inspection of the site and improvements, we are satisfied there are no building 
encroachments over Title boundaries.  
 
Refer to Assumptions / Qualifications - Land Area & Dimensions 

 
 

Services All usual utilities including electricity, gas, water and sewer are either connected or are available 
for connection to the land. 
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Planning Details 
 

 

 

Local Authority City of Sydney 
 
 

Zoning E3 - Productivity Support - Sydney Local Environmental Plan 2012 

Planning Certificate Sighted - No. 
 

 

SOURCE - www.planningportal.nsw.gov.au/ 

 
Refer to Assumptions / Qualifications - Zoning 

 
 

 

 

Land Use Table  Objective of the zone E3 - Productivity Support are as follows: 
 

- To provide a range of facilities and services, light industries, warehouses and offices.  

- To provide for land uses that are compatible with, but do not compete with, land uses in 
surrounding local and commercial centres. 

- To maintain the economic viability of local and commercial centres by limiting certain 
retail and commercial activity. 

- To provide for land uses that meet the needs of the community, businesses and 
industries but that are not suited to locations in other employment zones. 

- To provide opportunities for new and emerging light industries 

- To enable other land uses that provide facilities and services to meet the day to day 
needs of workers, to sell goods of a large size, weight or quantity or to sell goods 
manufactured on-site. 

- To encourage employment opportunities. 

- To promote land uses with active street frontages. 

- To provide for land uses that support the viability of adjoining industrial land uses. 
 

Permitted without consent:  
 
Nil 
 
Permitted with consent: 
 
Agricultural produce industries; Animal boarding or training establishments; Boat building and 
repair facilities; Business premises; Centre-based child care facilities; Community facilities; 
Depots; Food and drink premises; Function centres; Garden centres; General industries; 
Hardware and building supplies; Horticulture; Hotel or motel accommodation; Industrial retail 
outlets; Industrial training facilities; Information and education facilities; Kiosks; Landscaping 
material supplies; Light industries; Local distribution premises; Markets; Mortuaries; 
Neighbourhood shops; Office premises; Oyster aquaculture; Passenger transport facilities; 
Places of public worship; Plant nurseries; Recreation areas; Recreation facilities (indoor); 
Recreation facilities (major); Recreation facilities (outdoor); Research stations; Respite day 
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care centres; Roadside stalls; Rural supplies; Service stations; Shops; Specialised retail 
premises; Storage premises; Take away food and drink premises; Tank-based aquaculture; 
Timber yards; Vehicle body repair workshops; Vehicle repair stations; Vehicle sales or hire 
premises; Veterinary hospitals; Warehouse or distribution centres; Wholesale supplies; Any 
other development not specified 
 
Prohibited: 
 
Agriculture; Air transport facilities; Amusement centres; Camping grounds; Caravan parks; 
Cemeteries; Correctional centres; Eco-tourist facilities; Exhibition homes; Exhibition villages; 
Extractive industries; Heavy industrial storage establishments; Helipads; Industries; 
Residential accommodation; Retail premises; Rural industries; Tourist and visitor 
accommodation; Truck depots 

 

 
 

Hazards Flooding: Not identified  
 Bushfire: Not identified 
 Landslide: Not identified 

 
 

Planning Approvals Pursuant to an online search of the City of Sydney Planning Application Register, no recent 
planning approvals have been issued or lodged. 

 
 

Current Use Strata office/storage 
 
 

Highest and Best Use The current use and improvements are considered the Highest and Best use in the context of 
existing planning guidelines. 

  
Refer to Assumptions / Qualifications - Highest and Best Use 

 
 

Heritage Registration The property is not registered on the New South Wales Heritage Register. 
 
 

Native Title There are no attributes observed that would identify the property as having coexisting or likely 
coexisting Native Title interests. 
 
Refer to Assumptions / Qualifications - Native Title 
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Environmental Details 
 

 

 

Environmental 
Considerations 

The responses detailed below have been collated following our site inspection, as well as 
perusal of several publicly available websites. 

 
 

Environmental Considerations 

Environment Protection Authority (EPA) Priority Sites Register 

No - The property is not listed. 

EPA Current List of Issued Certificates and Statements of Environmental Audit (s53V and s53X) 

No - The property is not listed. 

Underground Tanks 

No - Our enquiries confirmed there are no underground tanks. 

Environmental Consultant Reports 

No - Our enquiries confirmed there are no appropriately qualified environmental reports for the subject 
property. 

Soil / Ground Observation 

No - There were no visible signs of any pollution on the property and we have no reason to suspect it is 
adversely affected by any soil/ground contamination issues, however, without an environmental expert 
report, we are unable to confirm there is no contamination of the ground or sub surface soil. 

Asbestos 

No - Our enquiries indicate the buildings were constructed after 1989.  State Government legislation as it 
applies in each Australian state does not require buildings constructed after that date to have asbestos 
identified. 

Pests 

No. 

Other 

No. 

 
 
Pursuant to the requirements of the current Australian Property Institute (API)’s Standing 
Instructions for Valuation Reports of Office, Industrial and Retail Investment Property for First 
Mortgage Security Purposes, the Valuer has undertaken a Real Estate Contamination 
Questionnaire (“Questionnaire”) in order to provide preliminary information on potential risks 
that might exist from the presence of contamination (such as noise, air quality or soil 
contamination) and/or the presence of asbestos at the property.  The presence of these can 
affect the value of the property and/or its appeal in the market.  

Nevertheless, as the Valuer is not an expert in the detection or quantification of environmental 
problems, completion of this questionnaire does not represent an environmental audit, report 
and/or certificate verifying the site is free of environmental issues. 

Verification that the property is free from contamination or environmental hazards and has not 
been affected by pollutants of any kind may be obtained from a suitably qualified environmental 
expert.  Should subsequent investigation show that the site is contaminated or has 
environmental hazards, this valuation and report may require revision. Charter Keck Cramer 
reserve our rights to review, and if necessary, vary the valuation figure if any contamination or 
other environmental hazard is found to exist. 

 
Notwithstanding, we confirm the Questionnaire has been completed with an answer of “No” to 
each question.  Consequently, the Questionnaire is not included as an annexure. 
 
 

Real Estate Contamination Questionnaire 

Historical Use 

1. Are there any indications that there has been previous noxious or potentially contaminating use of the 
property? 

Unknown 

Planning Controls 

2. Is the property subject to an environmental planning overlay that could constrain land use and 
development, or an overlay that indicates the need for an environmental audit as part of any 
development approval process? 

No 
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Real Estate Contamination Questionnaire 

Adjoining Planning Controls 

3. Is land adjoining the property the subject of an overlay that indicates adjoining land could be 
contaminated? 

No 

Neighbouring Land Use 

4. Based on a visual inspection to the extent that it is reasonably possible to do so, and your local 
knowledge, are there adjoining sites that appear to or are known to have or have had noxious or 
potentially contaminating uses? 

Unknown 

Current Operations at the Property 

5. Have your investigations identified industrial processes on-site that involve the use of chemicals or 
hazardous materials? 

No 

6. Have your investigations identified there having been, past or present, the underground storage of 
fuels, chemicals or hazardous materials at the property? 

No  

Registers, Notices and Orders 

7. Is the property included in the current register of contaminated sites, or the subject of a contaminated 
land audit as indicated on that public register? 

No 

Environmental Licensing 

8. Are the operations at the premises subject to an environmental licence, resource consent or 
equivalent? 

No 

Asbestos 

9. Could any buildings or improvements at the property predate 1990?  Is asbestos containing material 
known to be present at the property? 

No/No 

10. Were there any observed non-compliances with statutory requirements pertaining to asbestos or 
hazardous materials, e.g. failure to maintain current asbestos register/record? 

No 

11. Does the asbestos register/record indicate the presence of asbestos? 

No  

12. Is an Asbestos Management Plan in place for the property? 

No 

We recommend that this be referred to the building owner’s solicitors for further advice and 
appropriate action.  We are not experts in this area and therefore, in the absence of an Asbestos 
Management Plan / Register, this valuation is made on the basis that there would be no adverse 
findings revealed from an Asbestos Management Plan / Register for the property.  Should it 
subsequently transpire that an expert report establishes an adverse finding on the presence of 
asbestos, we reserve the right to review this valuation.  

 
 

Refer to Assumptions / Qualifications - Environmental Considerations 
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Transaction History 
 

 

 

Transaction History Sale Date 11 August 2017 

 Sale Price $380,000 (Exclusive of GST) 
 
 

 

Statutory Details 
 

 

 

Statutory Assessments The apportioned land value is well below the land tax threshold. 
 
 

 

Locality 
 

 

 

Locality & Surrounding 
Development 

We make the following comments regarding the location of the subject property: 
 

  
Physical Location Located on the corner of Bourke Road and Collins Street, 

approximately 5.2 kilometres south of the Sydney Central 
Business District (CBD). 

Surrounding Development Surrounding development comprises industrial/commercial 
buildings of varying size and quality.  

Services All usual services are within proximity of the subject property. 

Other Located within proximity to major / minor roads.   

 

SOURCE - Google Maps  

 

 

SOURCE - Google Maps  
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Improvements 
 

 

 

General The subject is within a mixed-use building known as ‘Collins on Bourke’ which comprises retail 
to the ground floor and commercial offices above, situated within Alexandria commercial hub. 
The subject suite forms part of level two of the complex. 

 

  
Parent Building Subject Suite 

 
 

General Construction Substructure / Foundation Assumed concrete 

External Walls Cladding 

Roof Unsighted 

Internal Walls / Linings Plasterboard 

Internal Ceilings Plasterboard to the parent building and unlined to the subject 
suite. 

Flooring Polished concrete 

Refer to Assumptions / Qualifications - General Construction 
 
 

Building Services Lighting LED/Downlights 

Power Appropriate power provided 

Air Conditioning Appropriate HVAC (heating, ventilation and air conditioning) 
provided 

Fire Services Fire hydrants and hoses, fire extinguishers and exit signs 

Lifts Two building lifts 
 
 

Description The subject premises is an internal suite on level 2 on the complex, with no windows/direct 
sunlight. The exterior is a combination of glass walls and plasterboard. The interior is presented 
in basic conditions with exposed roofing, polished concrete flooring, downlights and sheer 
curtains. The building has shared amenities.  

 

  
Subject Suite Subject Suite 
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Subject Suite Subject Suite 
 

    
Subject Suite Subject Suite 

 
 

Floor Area 40 sq.m. - NLA which can be apportioned as follows: 
 

Lettable Area 40 sq.m. 

Car Park 16 sq.m. 

Total Strata Area 56 sq.m. 

SOURCE – SP90285 
 
 

Fixtures & Fittings Refer to Assumptions / Qualifications - Fixtures & Fittings  
 
 

Secondary Improvements The improvements are complemented by a car park with one allocated space on title, along 
with shared building amenities including kitchenette and bathroom.  
 

  
Common Area Common Area Kitchenette  
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Lifts Car Park Entrance  

 
 
 

Condition of Improvements We have carried out an inspection of all exposed and readily accessible areas of the building 
and comment that it appears sound and presents in a good condition with minimal anticipated 
capital expenditure requirements in the short to medium term.  

Refer to Assumptions / Qualifications - Condition of Improvements 
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Occupancy Details 
 

 

 

Status We confirm having been provided with an executed Lease Agreement dated 9 March 2022 
which is retained on file. We have read the lease and summarise the salient details as follows:  
 
 

Summary of Lease 

Lot 74, 100 Collins Street, Alexandria, NSW 

Documentation Signed Lease Agreement 

Lessor Bertinetti Maude Property Holdings Pty Ltd 

Lessee 23rd & Madison Pty Ltd 

Commencement Date 1 April 2022 

Term 3 years 

Further Term Nil years 

Commencing Gross 
Rental 

$24,000 p.a. 

Current Gross Rental $25,680 p.a. 

Rental Reviews Annual reviews the greater of CPI or 3% 

Outgoings Gross lease - Nil. 

Incentive Nil 

GST The Lessee is responsible for paying GST to the Lessor 

Permitted use Warehouse 

Security Deposit $13,200 

Special Condition Nil 

 
 

 
 

Outgoings We have been provided with details of the estimated outgoings for Council rates, water rates 
and strata fees by the Managing Agent, and have made an estimation for management fees at 
5% of gross income, which we summarise as follows: 

 
 

   
 
 
With reference to comparable buildings, the adopted outgoings fall within the expected range 
for a property of this nature. 

 
 

 
  

Outgoings
Adopted Outgoings p.a. p.s.m.p.a.

Municipal / Council Rates $790 $19.75

Water & Sewerage Rates $22 $0.55

Administration / Management Fee $1,284 $32.10

Strata Fees $2,669 $66.73

Total $4,765 $119.13
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Income Assessment 
 

 

 

In assessing a market rent, we have had regard to the following essential considerations: 

- Size, configuration and quality of the accommodation.  

- The current passing gross rent of $25,680 p.a. reflecting $642 p.s.m.p.a. gross. 

- The present level of demand for similar occupancies within this locality / surrounding precincts and importantly, to the 
prevailing rental levels and the evidence of recent leases. 

 
Furthermore, we have had consideration to the following rental evidence: 
 

Rental Schedule 

 Building Area Gross Rental Gross Rental Rate 

Level 2 - Lot 8 - 2.01, 18 Flour Mill Way, Summer Hill 

Lessee Online Fuel 52 sq.m. $33,475 p.a. $650 p.s.m.p.a. 
(Gross $808) 

Commencement Date January 2024 

Term / Options 2 years / Nil years 

Reviews Fixed 4.00% annual reviews.  

Incentives Undisclosed.  

Outgoings Net 

Lease Analysis Net Face Rent $650 p.s.m.p.a - Outgoings $158 p.s.m.p.a - Gross Face Rent $808 p.s.m.p.a. 

Description The Mungo Scott Building, situated within the flour mill precinct, is boutique commercial hub in an Inner West 
location with direct access to light rail and public transport interchanges. Recently renovated building with modern 
amenities, and basic interior suite fit-out.  

Comparison to Subject Larger office tenancy in an inferior commercial location. Superior improvements. Leased in current market 
conditions. On balance, we expect the subject property to attract a lower gross rental rate due to the 
inferior improvements.  

Unit 38/45 Huntley Street, Alexandria 

Lessee Unknown  100 sq.m. $45,000 p.a. $450 p.s.m.p.a. 

Commencement Date August 2023 

Term / Options Undisclosed 

Reviews Undisclosed 

Incentives Undisclosed.  

Outgoings Gross 

Description The office compromises of two levels, downstairs has polished concrete floors, showroom/storage space with 
hidden storage & cupboard space and tilt door access. 
First floor has two enclosed offices, two hot desks/open plan workstations, updated kitchenette, toilet, ducted A/C 
and waiting area with art deco lounge chair. Partially furnished. Two registered car spaces. 

Comparison to Subject Larger office tenancy in a broadly comparable location. Broadly comparable improvements. Leased in 
current market conditions. On balance, we expect the subject property to attract a higher gross rental rate 
due to smaller tenancy area.  

20/151 Foveaux Street, Surry Hills 

Lessee Undisclosed 69 sq.m. $51,000 p.a. $739 p.s.m.p.a. 

Commencement Date May 2023 

Term / Options 2 years / 1 years 

Reviews 5% Fixed 

Incentives Nil 

Outgoings Gross 

Description Property comprises an office suite within a 1960's 'warehouse style' commercial office complex. Property 
comprises a 69 sq.m. office space on the first floor within a creative office building known as 'Fovos Studios'.  
Internally the space features polished timber flooring, ceiling fans and fluorescent lighting. Property benefits from 
good levels of natural lighting from the easterly aligned steel framed windows.  

Comparison to Subject Larger office tenancy in a preferred location. Inferior quality of improvements. Leased in similar leasing 
conditions. On balance, we expect the subject property to attract a lower gross rental rate due to the 
inferior location.  
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Rental Schedule 

 Building Area Gross Rental Gross Rental Rate 

26/151 Foveaux Street, Surry Hills 

Lessee Undisclosed 38 sq.m. $30,560 p.a. $804 p.s.m.p.a. 

Commencement Date February 2023 

Term / Options 1.50 years 

Reviews 5% Fixed 

Incentives Nil 

Outgoings Gross 

Description Property comprises an office suite within a 1960's 'warehouse style' commercial office complex. Property 
comprises a 38 sq.m. office space on the first floor within a creative office building known as 'Fovos Studios'.  
Internally the space features polished timber flooring, ceiling fans and fluorescent lighting.  

Comparison to Subject Similar office tenancy in a preferred location. Inferior quality of improvements. Leased in similar leasing 
conditions. On balance, we expect the subject property to attract a lower gross rental rate due to the 
inferior location and smaller tenancy area.  

Suite 7.01, 289 King Street, Mascot 

Lessee Unknown  140 sq.m. $66,950 p.a. $478 p.s.m.p.a. 

Commencement Date September 2021 

Term / Options 3 years / Undisclosed 

Reviews Undisclosed 

Incentives Undisclosed 

Outgoings Gross 

Lease Analysis Net Face Rent $ 368 p.s.m.p.a - Outgoings $110 p.s.m.p.a - Gross Face Rent $478 p.s.m.p.a. 

Description Corner strata suite office with aspects to the North, East and West, located in the Mascot. A-Grade commercial 
building leased to an unknown tenant for $66,950 p.a. gross plus GST commencing September 2021 for a 3-year 
lease term.  

Comparison to Subject Larger office tenancy in an inferior location. Broadly comparable improvements. Leased in weaker market 
conditions. On balance, we expect the subject property to attract a higher gross rental rate due to smaller 
tenancy area and improved leasing conditions.  

 
To establish the current market rent we have had primary regard to the direct comparison method by analysing market rental 
evidence on a rental rate p.s.m.p.a. In respect to the direct comparison approach, we note that rental rates and quantum 
sums of annual rental vary depending upon attributes such as locality, suite size, building quality, local amenity and as well as 
individual tenant criteria.  
 
From the above comparable rental evidence, gross face rental rates indicate a range of between $450 to $808 p.s.m.p.a. on a 
rate per square metre of NLA basis. 
 
Based upon the abovementioned rental evidence and essential considerations, the commencing / passing rental of 
$25,680 p.a., which equates to a rental value rate of $642 p.s.m.p.a., is considered to be at a market level and has been 
adopted within our valuation assessment.  
 
 

    
 
 
Our Status comments are based on comparison of the gross passing and gross market rents. 

 
 

 
 

  

Market Assessment Schedule As at 17 October 2023

Lease Lease Total Passing Adopted  

Comm. Expiry Rental Total Rental Status

ID Tenant Name Date Date p.a. p.s.m.p.a. p.a p.s.m.p.a.

23rd & Madison Pty Ltd 40 1/4/22 31/3/25 $25,680 $642 $25,680 $642 Adopt Passing

Total 40 $25,680 $642 $25,680 $642

Add Recoverable Outgoings $0 $0

Gross Income $25,680 $25,680

Less Full Outgoings ($4,765) ($4,765)

Net Income $20,915 $523 $20,915 $523

Bldg Area 

(sq.m.)
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Economic Considerations. 
 

 

 

Inflation has been slowing since the start of the year, but at 6.0% is still considerably above the RBA’s target (June 2023, 
ABS).  Latest projections suggest CPI will fall to 3.75% by end 2024 and will not reach the 2-3% target until late 2025.  The 
RBA caution that while goods price inflation has eased, service price inflation continues to accelerate driven up by increases 
in rents, utilities, insurance premiums and financial services.  At their early October meeting, the RBA held interest rates 
steady for the fourth consecutive month. This will allow more time to assess (1) the impact of interest rate hikes undertaken 
since May 2022 and (2) uncertainty surrounding the global economic outlook.  Market expectations are for the cash rate to 
remain at 4.1% into 2024.  We will continue to closely monitor the path of interest rates and this will be given due 
consideration in our valuations.    

Conditions in the labour market have eased slightly, though unemployment is still very low and job vacancies and 
advertisements remain elevated.  With limited spare capacity in the economy, alongside above target general price inflation, 
wages are under pressure, having grown by 3.6% in the 12 months to June 2023.  The economy is expected to remain in a 
period of sub-trend growth for the next 18-24 months and unemployment is forecast to increase over this period from its 
current rate of 3.7% to 4.5% by end-2024.     

For households, the run of interest rate hikes over the last 12-18 months and the rising cost of living are having a substantial 
impact on budgeting.  Discretionary spending has been very subdued over the last six months as consumers remain cautious 
especially with expenditure on furnishings and household goods, as well as clothing & footwear.  The extent to which 
consumer spending continues to slow is a key source of risk and uncertainty to the economic outlook.  Latest forecasts 
suggest GDP growth in Australia is set to soften to 0.9% in 2023, 1.6% in 2024 and 2.3% in 2025.    
 

Cash Target Rate (%) Source: RBA / Forecasts: Various CPI (%) Source: ABS / Forecast: RBA 

Interest rates are thought to be at, or close to, their peak… Inflation has fallen from its December 2022 peak…  

 
 

Consumer & Business C’fidence Source: ANZ-Roy Morgan Unemployment (%) Source: ABS 

Consumer and business confidence are starting to improve… The labour market remains tight, with unemployment at an historic low… 

  
Population Change NSW (000s) Source: Centre for Pop.  GDP Growth (%) Source: ABS / Forecast: RBA 

Net overseas migration will support economic growth… GDP growth will be subdued into 2024…  

  

SOURCE - Charter Keck Cramer, ABS, RBA, Westpac-MI, NAB.   
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Valuation Methodology 
 

 

 

In direct reference to the subject property, we make the following comments: 

- Capital markets are softening due to interest rates increasing.  

- Modern office premises.  

- Relatively accessible price point.  

- Small internal suite with no direct light.  
 
 

Lettability 

Demand 

- Demand has improved since the RBA interest rate increases, as owner occupiers’ sentiment has shifted slightly to leasing 
instead of buying, albeit demand is still suppressed from the COVID pandemic and working from home environment.   

Tenant Profile 

- Local / Private. 

Leasing / Vacancy Period 

- 6 months. 
 

 
 

Marketability 

Demand & Affordability 

- Owner occupiers’ sentiment has shifted slightly towards to leasing instead of buying as the cost of debt has increased, 
albeit the suite is at an affordable price point for owner occupiers.    

Purchaser Profile 

- Owner occupier. 

Method of Sale 

- Private sale or auction. 

Selling Period 

- 6-9 months. 
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Sales Evidence 

We have had regard to the following sales evidence: 
 

Sales Schedule 
Suite 3/1-3 Elizabeth Avenue, Mascot 

 

Sale Date October 2023 Sale Price $535,000 

NLA 56 sq.m. NLA Value Rate $9,554 p.s.m. 

Passing Net Income $21,000 p.a. Passing Yield 3.93% 

Market Net Income $21,000 p.a. Market Yield 3.93% 

     

Description  

Transaction of strata suite office situated on the southern alignment of Elizabeth Avenue, west from its intersection with Botany Road. 
Property provides a basic interior fit-out with partitioned offices, floating timber floors, split air conditioning and private kitchenette and 
bathroom. Property provides one secure space. Sold with short term lease until March 2023 with a passing gross income of $500 per/week 
plus GST. 

Comparison to Subject  

Larger office suite situated in an inferior location. Inferior parent building, albeit superior suite with windows. Sold in current market 
conditions. Sold with short-term lease. On balance, we expect the subject to attract a slightly higher NLA Value Rate due to smaller 
tenancy size and softer yield due to longer remaining lease term.  

Suite 2.08/90-96 Bourke Road, Alexandria 

 

Sale Date October 2023 Sale Price $510,000 

NLA 76 sq.m. NLA Value Rate $6,711 p.s.m. 

Passing Net Income $30,880 p.a. Passing Yield 6.05% 

Market Net Income $30,880 p.a. Market Yield 6.05% 

     

Description  

Commercial office suite located with 'Collins on Bourke' complex in Alexandria. The property provides basic interior fit-out including a 
kitchenette and access to shared private terrace breakout area, with one other unit. One car space on title. Sold with lease in place with a 
passing gross income of $40,000 p.a. plus GST which equates to $30,880 p.a. plus GST net.  

Comparison to Subject  

Larger office suite situated within the same complex as the subject. Same parent building, albeit superior suite with windows. Sold 
in current market conditions. Sold leased. On balance, we expect the subject to attract a higher NLA Value Rate due to smaller 
tenancy size and a firmer yield due to lower price point.  

Suite 9/56 Church Avenue, Mascot 

 

Sale Date October 2023 Sale Price $585,000 

NLA 73 sq.m. NLA Value Rate $8,014 p.s.m. 

Passing Net Income $31,524 p.a. Passing Yield 5.39% 

Market Net Income $31,524 p.a. Market Yield 5.39% 

     

Description  

Strata office suite situated on the northern alignment of Church Avenue, within Mascot Business Precinct. Property features a ducted air 
conditioning, private kitchen, amenities and a private balcony. Property provides one parking provision. Sold leased to Zafire Software with a 
passing gross rental of $39,524 p.a. plus GST. 

Comparison to Subject  

Larger office suite situated in an inferior location. Comparable parent building, albeit superior suite with windows. Sold in current 
market conditions. Sold leased. On balance, we expect the subject to attract a higher NLA Value Rate due to smaller tenancy size 
and a firmer yield due to lower price point.  

Level 3.15/30-40 Harcourt Parade, Rosebery 

 

Sale Date June 2023 Sale Price $486,750 

NLA 58 sq.m. NLA Value Rate $8,392 p.s.m. 

Passing Net Income VP Passing Yield VP 

Market Net Income $22,880 p.a. Market Yield 4.47% 

     

Description  



 

Lot 74, 100 Collins Street, Alexandria 
 
PAGE 19 

 

Sales Schedule 
Transaction of a strata office suite, situated on the northern alignment Harcourt Parade. The property provides an open plan office, 4m high 
ceilings, polished concrete floor, kitchenette. Sold with vacant possession.  

Comparison to Subject  

Larger office suite situated in an inferior location. Inferior parent building, albeit superior suite with windows. Sold in current market 
conditions. Sold with VP. On balance, we expect the subject to attract a higher NLA Value Rate due to smaller tenancy size and a 
softer yield due to being leased.  
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Sales Schedule 
Suite 2/35 Buckingham Street, Surry Hills 

 

Sale Date December 2022 Sale Price $452,000 

NLA 28 sq.m. NLA Value Rate $16,143 p.s.m. 

Passing Net Income VP Passing Yield VP 

Market Net Income $20,200 p.a. Market Yield 4.26% 

     

Description  

Transaction of a strata office suite on the western alignment of Buckingham Street. In close proximity to Central Railway Station. The property 
features a basic interior fit-out and private balcony. Parent building includes shared amenities including end of trip facilities and casual meeting 
areas. Sold with vacant possession. 

Comparison to Subject  

Smaller office suite situated in a superior location. Comparable parent building, albeit superior suite with windows. Sold with VP. On 
balance, we expect the subject to attract a lower NLA Value Rate due to larger tenancy size and a softer yield due to being leased.  

Suite 18, 849 South Dowling Street, Waterloo 

 

Sale Date August 2022 Sale Price $270,000 

NLA 27 sq.m. NLA Value Rate $10,000 p.s.m. 

Passing Net Income VP Passing Yield VP 

Market Net Income $15,250 p.a. Market Yield 5.38% 

     

Description  

Strata office suite located on the western alignment of South Dowling Street in Waterloo. The property features basic interior fit out with 
shared building amenities. Sold with vacant possession. 

Comparison to Subject  

Smaller office suite situated in an inferior location. Inferior improvements. Sold with VP. On balance, we expect the subject to attract 
a similar NLA Value Rate and a firmer yield due to superior building.  

Lot 105, 100 Collins Street, Alexandria 

 

Sale Date December 2021 Sale Price $470,000 

NLA 72 sq.m. NLA Value Rate $6,528 p.s.m. 

Passing Net Income VP Passing Yield VP 

Market Net Income $24,000 p.a. Market Yield 4.89% 

     

Description  

Transaction of a strata office suite situated on the corner of Collins Street and Bourke Road, within Alexandria business park district. Located 
on the top floor of a strata development, the suite comprises a blank canvas. One parking space provided. Sold with vacant possession.  

Comparison to Subject  

Larger office suite situated within the same complex as the subject. Same parent building, albeit superior suite with windows. Sold 
in lower interest rate environment. Sold VP. On balance, we expect the subject to attract a higher NLA Value Rate due to smaller 
tenancy size and a slightly softer yield due to interest rate increases.  

 
 

Street Address Sale Date Sale Price NLA NLA Rate (p.s.m) Analysed Market Yield 

Suite 3/1-3 Elizabeth Avenue, Mascot Oct-23 $535,000 56 $9,554 3.93% 

Suite 2.08/90-96 Bourke Road, Alexandria Oct-23 $510,000 76 $6,711 6.05% 

Suite 9/56 Church Avenue, Mascot Oct-23 $585,000 73 $8,014 5.39% 

Level 3.15/30-40 Harcourt Parade, Rosebery Jun-23 $486,750 58 $8,392 4.47% 

Suite 2/35 Buckingham Street, Surry Hills Dec-22 $452,000 28 $16,143 4.26% 

Suite 18/849 South Dowling Street, Waterloo Aug-22 $270,000 27 $10,000 5.38% 

Lot 105/100 Collins Street, Alexandria Dec-21 $470,000 72 $6,528 4.89% 

 
 
The sales indicate the following ranges: 

Market Yield:         3.93 % to 6.05 % 

Capital Value Rate on a per square metre of NLA area:   $6,528 p.s.m. to $16,143 p.s.m. 
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Valuation Methodology 

Primary Method Income Capitalisation 
 
Secondary Method  Direct Sales Comparison - Improved 
 
Refer to Assumptions / Qualifications - Definitions of Valuation Approaches 

 
 

Income Capitalisation Approach 

In adopting appropriate valuation parameters, we have had regard to the following SWOT Analysis in relation to the subject 
property: 
 

Strengths S Weaknesses W 

- Modern building. 

- Good location.  

- Passing rent at market levels. 

- One parking space. 
 

- Forms part of a larger development / is subject to an Owners 
Corporation with added value typically only stemming from 
increases in rental levels and / or yield compression.  

- Strata office can take extended periods to lease.  

- No windows/direct sunlight into the suite. 

- Lease reduces potential purchaser profile. 

Opportunities  O Threats  T 

 

 

- Further increases to interest rates.  

- Poor economic conditions with potential to deteriorate further. 

 

 
 
We have referenced the value of the subject property against the following sales evidence, which are considered to be the 
most relevant:  
 
- Suite 3 / 1-3 Elizabeth Avenue, Mascot 

$535,000 / Oct-23 / 3.93 % Yield / $9,554 p.s.m. of NLA Value 

Larger office suite situated in an inferior location. Inferior parent building, albeit superior suite with windows. Sold in 
current market conditions. Sold with short-term lease. On balance, we expect the subject to attract a slightly higher NLA 
Value Rate due to smaller tenancy size and softer yield due to longer remaining lease term. 
 

- Suite 2.08 / 90-96 Bourke Road, Alexandria 
$510,000 / Oct-23 / 6.05% Yield / $6,711 p.s.m. of NLA Value 

Larger office suite situated within the same complex as the subject. Same parent building, albeit superior suite with 
windows. Sold in current market conditions. Sold leased. On balance, we expect the subject to attract a higher NLA Value 
Rate due to smaller tenancy size and a firmer yield due to lower price point. 
 

- Suite 9 / 56 Church Avenue, Mascot 
$585,000 / Oct-23 / 5.39% Yield / $8,014 p.s.m. of NLA Value 

Larger office suite situated in an inferior location. Comparable parent building, albeit superior suite with windows. Sold in 
current market conditions. Sold leased. On balance, we expect the subject to attract a higher NLA Value Rate due to 
smaller tenancy size and a firmer yield due to lower price point. 
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Having regard to the abovementioned SWOT analysis and sales evidence which establishes a yield range of between 3.93 % 
- 6.05 %, we have adopted a yield of 5.00% as being appropriate for the subject property.  A summary of our calculations is 
as follows: 
 

  
 

 
 

Direct Sales Comparison Approach – Building 

 
As a secondary or check method of assessment, we have considered the Direct Sales Comparison - Improved approach,. 
 
Having regard to the abovementioned SWOT analysis and sales evidence which establishes a building value rate range of 
between $6,528 - $16,143 p.s.m., we have adopted a building value rate of $10,000 p.s.m. as being appropriate for the 
subject property.  A summary of our calculations is as follows: 
 

Secondary Method - Direct Sales Comparison - Improved 

NLA 40 sq.m. @ $10,000 p.s.m. $400,000 

For Practical Valuation Purposes, Say $400,000 (Exclusive of GST) 

 
 
 

Valuation Reconciliation 

Capitalisation of Market Income  $405,000 

Direct Comparison - Building $400,000 

Adopted Valuation  $405,000 

Building Value Rate $10,125 

Reversionary Yield  5.16% 

Market Equivalent Yield  5.03% 

 
 
 

GST Implications 

The assessed value detailed within this Valuation Report has been concluded exclusive of GST. 
 
Refer to Assumptions / Qualifications - GST Implications 

 
 

 
  

Primary Method - Income Capitalisation Approach

Assessed Gross Market Rental (p.s.m.p.a. / p.a.) $642 $25,680

Less Full Outgoings (p.a.) ($4,765)

Assessed Market Net Annual Income p.a. $20,915

Capitalised      @ 5.00% $418,296

Less PV of Future Incentives / Abatements adopting 10% for vacant and imminent lease expiries ($3,804)

Less PV of Imminent Lease Expiries within a 24 month horizon and 50% probability ($7,125)

Subtotal Adjustments ($10,929)

Total $407,366

For Practical Valuation Purposes, Exclusive of GST, Say $405,000
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Valuation & Valuation Compliance Statement 
 

 

 

Valuation 

Subject to the assumptions and qualifications contained within this report, we have assessed the current market value of the 
subject property (exclusive of GST) as at 17 October 2023 for reliance to Bank of Queensland for First Mortgage Security: 
 
 

$405,000 
Four Hundred Five Thousand Dollars 

 
 
 
Use of this Valuation Report 

- This Report is for the use of the Instructing Party only. It is not to be used for any other purpose by any other party. Any 
reliance, use, distribution, publication of the Report and/or any other representations made relating to the contents of the 
Report is restricted solely to the Instructing Party expressly named in this Report. 

- No responsibility is accepted by the Valuer and/or Valuation Firm in the event that the Instructing Party to which this 
Report is addressed relies, uses, distributes, publishes and/or otherwise represents anything contained in the Report for 
any other purpose apart from that expressly noted previously. 

- No responsibility is accepted by the Valuer and/or Valuation Firm to other parties who rely, use, distribute, publish and/or 
otherwise represent anything contained in the Report for any purpose. 

 
 

 

 
Prepared by 
Charter Keck Cramer Pty Ltd 
 
 
 
 
 
 
 
Jesse Brunt, AAPI 
Certified Practising Valuer 
API Member No: 109948 

Mark Willers, AAPI, FRICS 
Counter Signatory 
National Director - Commercial Valuations 
 

 
The counter signatory has reviewed the valuation based on the data presented in the report for the accuracy of calculations, 
the reasonableness of data, the appropriateness of methodology, and compliance with client guidelines, regulatory 
requirements and professional standards.  The counter signatory is satisfied that the valuation is based on reasonable 
grounds.  The data presented has not been independently confirmed and the property has not been inspected by the counter 
signatory.  
 
Date of Issue of the Valuation Report - 1 November 2023 
 
Liability limited by a scheme approved under Professional Standards Legislation. 
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Mortgage Recommendation 

At the sum assessed and subject to the qualifications and recommendations made within this report, the property is 
considered a suitable security for first mortgage purposes. Furthermore, we particularly refer you to the Significant Valuation 
Uncertainty - COVID-19 section within the Risk Profile of our report. 
 
Prudent Lender Clause 

This valuation is prepared on the assumption that the Lender as referred to in the Valuation Report (and no other) may rely on 
the Valuation for mortgage finance purposes, and the Lender has complied with its own lending guidelines as well as prudent 
finance industry lending practices, and has considered all prudent aspects of credit risks for any potential borrower, including 
the borrower’s ability to service and repay any mortgage loan. 
 
Further, the Valuation is prepared on the assumption that any such lender is providing mortgage financing at a conservative 
and prudent loan to value ratio.  This clause (Prudent Lender Clause) only applies if the lender is not a lender regulated by 
the Banking Act 1959 (Cth). 
 

 
 

Charter Keck Cramer confirms that: 

- The statements of fact presented in the report are correct to the best of the Valuer’s/Valuers’ knowledge. 

- The analyses and conclusions are limited only by the reported assumptions and conclusions. 

- The Valuer(s) and the Counter Signatory for this report are each a Certified Practising Valuer, a member of the Australian 

Property Institute (API) and hold a current Certificate of Completion for the API’s Continuing Professional Development 

Program.  

- Neither the Valuer(s), the Counter Signatory nor Charter Keck Cramer has any pecuniary, commercial or other interest in 

the property being reported on and is not a Related Entity of any party to the transaction in respect of which the report is 

being undertaken.  

- The Valuation Fee is not contingent upon any aspect of the report. 

- The Valuation has been prepared in accordance with the API Code of Professional Conduct and the requirements of the 

current API Standard Instructions for Valuation Reports. 

- The Valuer(s) has/have experience in the location and category of the property being valued. 

- A personal inspection of the property has been conducted by the Valuer(s). 

- No one, except those specified in this report, has provided professional assistance in preparing the report.  

 
 
Lender Specific Compliance Statement 

- Our report has been prepared in accordance with Bank of Queensland standard instructions to panel 
Valuers.  Furthermore, our report has also been prepared in accordance with the current requirements of the API’s 
Australia and New Zealand Valuation and Property Standards. 

 
Refer to Assumptions / Qualifications - Third Party Disclaimer 
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Assumptions / Qualifications 
 

 

 

Legend 

square metres sq.m. 

hectares ha. 

net lettable area NLA 

gross building area GBA 

gross lettable area GLA 

gross lettable area - retail GLAR 

per annum p.a. 

per calendar month p.c.m. 

per hectare p.ha. 

per square metre p.s.m. 

per unit p.u. 

per week p.w. 

per square metre per annum p.s.m.p.a. 

per car space per calendar month p.c.s.p.c.m. 

per car space per annum p.c.s.p.a. 

weighted average lease expiry WALE 

weighted average income expiry WAIE 

 
 

 

Date of Valuation 

Due to possible changes in market forces and circumstances in relation to the subject property, this report can only be regarded as relevant as at the 
date of valuation. 

This valuation is current as 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).  We do not accept liability for losses arising from 
such subsequent changes in value. 

We draw attention to the provisions of our professional indemnity insurance that all valuations are only valid for 90 days from the date of valuation, no 
responsibility being accepted for clients’ reliance upon reports beyond that period.  Accordingly, any parties authorised to rely upon our opinion should be 
aware of the need for a review as necessary. 

Our assessment is subject to there being no significant event that has occurred between the date of valuation and the date of issue of the valuation 
report that would impact on the value of the subject property. 

Our report is concluded in the context of current Federal and State Legislation, Regulations and Policies as at the date of this report and does not 
anticipate or reflect possible changes in these matters that may impact upon the fundamentals of the project or property, its target market, cost structure, 
profitability or value.  Adverse changes in such Legislation, Regulations and Policies (such as fiscal, taxation, FIRB, migration, international affairs and 
security), among others, are outside the control of the Valuer, and may result in material adverse impact on the valuation advice provided.  Charter Keck 
Cramer and its affiliates do not accept any liability arising with respect to these matters. 

 

 

Definition of Market Value 

The definition of Market Value as stipulated by the International Valuations Standards (IVS) and endorsed by the Australian Property Institute (API) 
is: 

Market Value is the estimated amount for which the 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 knowledgably, prudently and without 
compulsion. 

 

 

Definition of Market Rent 

The definition of Market Rent as stipulated by the International Valuations Standards (IVS) and endorsed by the Australian Property Institute (API) is: 

Market Rent is the amount for which an interest in real property should be leased on the valuation date between a willing lessor and a willing 

lessee on appropriate lease terms in an arm’s length transaction, after proper marketing and where the parties had each acted knowledgeably, 
prudently and without compulsion. 

 

 

Definition of Highest and Best Use 

The definition of Highest and Best Use as is endorsed by the Australian Property Institute (API) is: 

 

The use of an asset that maximises its potential and that is physically possible, legally permissible and financially feasible. 
  

 

Definitions of Valuation Approaches 

Capitalisation of Net Income (Capitalisation) Method 

This method involves the valuer estimating the potential annual sustainable gross market rent of a property as at the date of valuation.  Recurring annual 
outgoings are then deducted to derive the net annual market income to the owner.  This net annual market income is then capitalised at an appropriate 
rate derived from analysis of comparable sales evidence to derive a capitalised income.  

Adjustments to the capitalised income are then made for items including profit rent/shortfall derived from existing or passing rents where they are above 
or below market, letting up allowance over vacant areas including foregone rental and outgoings over the assumed letting up period together with 
marketing expenses and leasing commissions, short term capital expenditure, outstanding lease incentives including rent free periods and committed 
Lessor contributions. 

Direct Comparison Method 
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This method involves applying a value rate to the selected unit of comparison (e.g. lettable area, building area, land area as deemed appropriate by the 
property valuer), with the adopted value rate derived from analysis of comparable sales evidence. 

 

 

Encumbrances 

Our valuation is subject to there being no undisclosed or unregistered easements or encumbrances which would have an adverse effect on our valuation 
other than those previously described and noted on the Certificate(s) of Title attached as an annexure at the rear of this report.  Should it be discovered 
that further easements or encumbrances exist, this report should be referred back to Charter Keck Cramer for consideration, comment and amendment 
(if necessary). 

 

 

Land Area & Dimensions 

Measurements taken on site appear to substantially accord with those shown on title.  A current survey has not been sighted.  This valuation is subject to 
there being no encroachments by or upon the property and this should be confirmed by a current survey and/or advice from a Registered Surveyor.  If 
any encroachments are noted by the survey report, the Valuer should be consulted to reassess any effect on the value stated herein.  

 

 

Zoning (if Planning Certificate not provided) 

Although a Planning Certificate has not been sighted, the zoning particulars have been confirmed by the online Planning Scheme, which is an internet-
based copy of the Planning Scheme provided by the Department of Environment, Land, Water and Planning.  Our assessment is completed subject to 
the planning information obtained being current and correct. 

Please note that a Planning Certificate has not been provided or obtained.  In the event that a Planning Certificate is obtained and the information 
thereon is materially different to that provided to Charter Keck Cramer via the approved internet-based version, then we reserve the right to review our 
assessment and amend this report (as necessary). 

 

 

Native Title 

Pursuant to the Native Title Act (Clth) 1993, and as amended 30 September 1998, land with the exception of an “Exclusive Possession Grant”, may be 
claimed as the property of Indigenous Australians leading to the co-existence or likely co-existence of Native Title in relation to a particular piece of land, 
subject to the verification of a prior or continuing connection to the land. 

We are not experts in Native Title or the property rights derived therefrom and have not been supplied with appropriate anthropological, ethnoecological 
and/or ethnographic advice.  Therefore, the property valuation or assessment is made subject to there being no actual or potential Native Title affecting: 

- The value or marketability of the property. 
- The land. 

The National Native Title Register (NNTR) was established under Section 192 of the Native Title Act (Clth) 1993.  The NNTR contains determinations of 
Native Title made by the High Court of Australia, the Federal Court of Australia, or such similarly recognised bodies.  Formal verification that the property 
is not subject to co-existing Native Title interests and/or subject to determination should be obtained by searching the Registry of Native Titles Claims, 
which is administered by the National Native Titles Tribunal.  We have viewed maps prepared by the National Native Title Tribunal detailing Native Title 
Applications, determination areas and indigenous land use agreements.  The map does not identify that the subject property is affected by applications 
and determinations as per the Federal Court on 31 March 2010.  

This assessment is completed on the basis that the property is not affected by co-existing Native Title interests.  Should subsequent investigation show 
that the land is subject to existing or potential co-existing Native Title interests, this property valuation or assessment will require revision and should be 
referred back to Charter Keck Cramer for consideration, comment and amendment. 

 

 

Environmental Considerations 

The Real Estate Contamination Questionnaire (“Questionnaire”) is a requirement of the current Australian Property Institute’s (API) Standing Instructions 
for Valuation Reports of Office, Industrial and Retail; Investment Property for First Mortgage Security Purposes. 

The Questionnaire is designed to provide preliminary information on the ‘Real Estate Contamination’ risks that might exist at a Property. 

The Lender recognises that the Valuer is not an expert in the identification of Real Estate Contamination or asbestos.  The Lender requires the Valuer to 
base their advice on an independent investigation of the following: 

- Visual site inspection; 
- Review of existing and historical site use (so far as it is reasonably identifiable); 
- Where the Valuer discovers or suspects the site may be contaminated, a review of the register of “contaminated sites” or equivalent (as appropriate 

in each jurisdiction); 
- To the extent possible, a visual inspection of the immediately surrounding environment; 
- A review of an asbestos register (or similar document as it appears in each state) or a statement that a request was made but that the owner did not 

make the register available for review if applicable; and 
- Consideration and review of any information provided by the owner, occupant or their representative to the Valuer. 

The Lender accepts that a Questionnaire with an answer of “No” to each question, based on the above sources, does not guarantee that the subject 
property is free of contamination or asbestos.  

This Questionnaire is to be relied upon by the Lender in conjunction with the advice contained within the Valuation Report and is subject to the Valuer’s 
disclaimer or notice in this regard.  The Questionnaire is not to be relied upon as a “stand-alone” document by the Lender, or by any other third party.  

Verification that the property is free from contamination or environmental hazards and has not been affected by pollutants of any kind may be obtained 
from a suitably qualified environmental expert.  Should subsequent investigation show that the site is contaminated or has environmental hazards this 
valuation and report may require revision.  The right is reserved to review, and if necessary, vary the valuation figure if any contamination or other 
environmental hazard is found to exist. 

 

 

General Construction (if improved) 

A Certificate of Compliance has not been sighted and accordingly, our assessment is subject to the building complying in all material respects with any 
restrictive covenants affecting the site and has been built, is occupied and being operated, in all material respects, in compliance with all requirements of 
law, including all zoning, land use classification, building, planning, fire and health bylaws (including asbestos), rules, regulations, orders and codes of all 
authorities and that there are no outstanding requisitions.  Our assessment is also subject to full compliance with all Occupational Health and Safety 
legislation; as well as compliance with all Essential Services Maintenance legislation. 

 

 

Fixtures & Fittings 

All fixtures and fittings which are considered to be an integral part of the building and which would normally be sold with it, form part of our valuation.  
Our assessment specifically excludes non fixture items including plant, equipment, machinery, demountable partitions and loose furniture (if any) which 
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have been installed by the occupant and/or which are used in connection with the business(es) operating from the property.  These non fixture items are 
usually removable and are not a tangible part of the building. 

 

 

Condition of Improvements (if improved) 

We highlight the Valuer is not a building construction or structural expert and is therefore unable to certify the structural soundness of the improvements.  
We have not sighted a qualified engineer’s structural survey of the improvements, or its plant and equipment.  Prospective purchasers or mortgagees 
would need to make their own enquiries in this regard. 

We have not sighted a structural report on the property nor have we inspected unexposed or inaccessible portions of the premises.  We therefore cannot 
comment on the structural integrity, defect, rot or infestation of the improvements nor can we comment on any knowledge of the use in construction of 
material such as asbestos or other materials now considered hazardous. 

 

 

Insurance Estimate (if improved) 

The Valuations business unit of Charter Keck Cramer is staffed by Certified Practising Valuers who are not Quantity Surveyors and our estimate is based 
upon current published cost data and is intended as a guide only.  Should you require formal confirmation we recommend our Quantity Surveying 
business unit as appropriate. 

The following have been excluded from the estimate: 

- Overtime work due to restricted contract periods. 
- Negotiated contract. 
- Staged construction. 
- Piling works. 
- Excavation in rock or blasting. 
- Site decontamination works. 
- Operator items and machinery/loose furniture, office partitions, desks, etc./artwork. 
- Land cost. 
- Finance charges/legal fees, sales and letting charges. 
- Loss of rent and cost of alternative accommodation during rebuilding. 
- Loss of profit. 
- Costs in connection with significant changes in planning and building regulations. 
- Substantial variations to the design of the building. 
- Delays in obtaining permits and documentation beyond the usual timeframes. 
- Rates, taxes and the like. 
- Site investigation works. 

 

 

GST Implications 

Transactions of commercial properties are subject to GST from 1 July 2000, at an amount equivalent to one eleventh (1/11th) of the sale price, for which 
it is the responsibility of the vendor to remit same to the Government.  Accordingly, the vendor/notional vendor can only pass on the GST through a 
specific condition in the sale contract.  Most contracts now include a clause that requires the purchaser to pay any GST on the basis that the purchaser 
is a registered business and entitled to a full input tax credit. This results in GST being a cash flow issue for the vendor only. With regard to commercial 
property which is sold subject to commercial leases or which is viewed as a “going concern” under legislation, the supply can be GST free if: 

- The supply is for consideration. 
- The purchaser is registered (or required to be). 
- The vendor and purchaser agree that the supply is to be the supply of a going concern. 

Supply of a going concern is an agreement in which: 

- The vendor gives the purchaser all things necessary for the continued operation of the enterprise. 
- The vendor continues to carry on the enterprise to the date on which possession changes. 

In accordance with the final ruling on “going concerns” as contained within GSTR 2001/5 and 2002/5 issued by the Australian Taxation Office, the use 
and definition of a “going concern” has been clarified, and therefore the majority of commercial buildings can be classified as “going concerns” and be 
GST - Free.  Under the Rulings “Marketing Test”, the GST - Free Rule applies to: 

- Fully tenanted buildings. 
- Partially tenanted buildings, being marketed for lease. 
- New buildings being marketed for lease where at least one tenant has been secured. 

Leased Property 

Accordingly, the treatment of GST can be handled in a number of ways with respect to the subject property.  Being a commercial property, it is most 
likely that the “going concern” method of handling GST will be adopted, and therefore the transaction can be GST free.  Alternatively, a vendor/notional 
vendor may require a purchaser/notional purchaser to pay GST in addition to the purchase price, with such purchaser able to claim back this payment as 
an “input tax credit”.  As a third method, the vendor and purchaser (or notional vendor and purchaser) may elect to adopt the margin scheme, with the 
purchaser paying GST on the margin or difference in value of the property between the current date and 1 July 2000.  

Vacant or Owner Occupied Property or Vacant Land 

Accordingly, the treatment of GST can be handled in a number of ways with respect to the subject property.  A vendor/notional vendor may require a 
purchaser/notional purchaser to pay GST in addition to the purchase price, with such purchaser able to claim back this payment as an “input tax credit”.  
Alternatively, the vendor and purchaser (or notional vendor and purchaser) may elect to adopt the margin scheme, with the purchaser paying GST on the 
margin or difference in value of the property between the current date and 1 July 2000.  
 

Our valuation is expressed exclusive of GST. 

This valuation is based on the assumption relating to GST set out above.  If any of these assumptions are found to be incorrect, or if the party on whose 
instructions this valuation is provided wishes our valuation to be based on different assumptions, this valuation should be referred back to the Certified 
Practising Valuer for comment and, in appropriate cases, amendment.  

 

 

Third Party Disclaimer 

In order to avoid any cyber-criminal fraud or other misuse, the party to whom the report is addressed must ensure that it relies on a report issued directly 
by Charter Keck Cramer.  
This report should only be relied upon as a valuation report and may only be used for the sole purposes as stated in the report.  
Charter Keck Cramer does not extend any liability to any third party who may use or rely on the whole or any part of the content of this valuation or 
report.  
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Charter Keck Cramer does not consent to publication of this report (in whole or in part). 
Amendments and changes to this report will only be notified to the parties to whom it is addressed.    

 

 

Mortgage Insurer 

We advise should a copy of this valuation and report be required by any mortgage insurer which proposed to insure or actually insures a loan advanced 
against the security of the subject property, that party, by the terms of our company’s professional indemnity insurance policy, must seek our formal 
authorisation in writing.   
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T    1300 242 787 
 
Charter Keck Cramer Pty Ltd 
ACN: 618 794 853 
 
Charter Keck Cramer (Sydney) Pty Ltd 
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Title Searches 



             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH
             -----------------------------------------------------

    FOLIO: 74/SP90285
    ------

               SEARCH DATE       TIME              EDITION NO    DATE
               -----------       ----              ----------    ----
               3/10/2023        10:16 AM               4       11/10/2017

    LAND
    ----
    LOT 74 IN STRATA PLAN 90285
       AT ALEXANDRIA
       LOCAL GOVERNMENT AREA SYDNEY

    FIRST SCHEDULE
    --------------
    BERTINETTI MAUDE PROPERTY HOLDINGS PTY LTD              (T AM794473)

    SECOND SCHEDULE (2 NOTIFICATIONS)
    ---------------
    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP86690
    2   AM794474  MORTGAGE TO BANK OF QUEENSLAND LIMITED

    NOTATIONS
    ---------

    UNREGISTERED DEALINGS: NIL

            ***  END OF SEARCH  ***

    SYD1001351                               PRINTED ON 3/10/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations
has not been formally recorded in the Register. Landchecker hereby certifies that the information contained in this document has been provided
electronically by the Registrar General in accordance with section 96B(2) of the Real Property Act 1900. Note: Information contained in this document is
provided by Landchecker Pty Ltd, ABN 31 607 394 696, https://landchecker.com.au an approved NSW Land Registry Services Information Broker.

Copyright © Office of the Registrar-General 2023 Received: 03/10/2023 10:16:22
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CAPITAL PROJECTS
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Proprietary Deal Flow

Acquisitions
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Corporate Property Strategy
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