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12th March 2019. 

 

Our Ref : P7242 

 

 

Mr. R. Howard, 

40 Young Street, 

Kew,     3101. 

 

 

Dear Sir, 

 

Re :  Valuation. 

Property : 58 Station Street, Sandringham.   

 
In accordance with your email instructions, we advise that we have attended the 
development of the property and perused the plans held in the site office of the 
development. 

 

 

PURPOSE : 
 
We have been asked to determine the current market value of the subject Lot A on 
Plan of Subdivision No 802166T, as at the date of inspection, namely the 5th March 
2019, for Property Transfer and Superannuation Fund Purposes. 
 
The valuation has been completed in accordance with the relevant legislation and 
the Australian Property Institute Practice Standards and Guidance Notes. 
 

 

TITLE PARTICULARS : 
 
The Title search obtained by us and our investigations show the whole of the 
property, of which the subject Lot A is part, to be : 
 
“ all that piece of land being Lot 1 on Title Plan No. 115928K and being the land 
more particularly described in Certificate of Title Volume 9717 Folio 225 “. 
 
Registered Proprietor 
Sole Proprietor 
 RICHARD IAN HOWARD 
 AL057221W   05/05/2014 
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The encumbrances shown on the title obtained are : 
 
Any encumbrances created by Section 98 Transfer of Land Act 1958 or Section 24 
Subdivision Act 1988 and any other encumbrances shown or entered on the plan or 
imaged folio set out under DIAGRAM LOCATION below. 
 

 
 

A full size copy of the title search is attached to this report. 
 
Proposed Subdivision 
 
The subject Lot A will be a ground floor retail outlet, as shown on the Plan of 
Subdivision attached to this report, with 8 apartments above.  
 
The valuation is given on the condition that it will be referred back to the Valuer for 
reappraisal should future Title searches disclose any onerous easements or 
covenants affecting the said land. 
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ZONING : 

 
The Planning Property Report obtained and our investigations with Planning Maps 
Online show that the land is zoned “ Commercial 1 “ with a Design and Development 
overlay and a Development Contributions Plan Overlay under the Glen Eira Planning 
Scheme and for the purposes of this report we assume that this is correct.  
 

 

 
 
A full copy of the Planning Property Report is attached to this report. 
 
 

LAND : 

 
The whole of the land, of which Lot A is part, is an irregular shape block of land, as 
shown on the Title Plan attached to this report, which has a frontage to Staion Street 
of 13.45 metres, a rear boundary to a right of way of 10.29 metres, side boundaries 
of 29.83 metres and 44.24 metres respectively and with the land having an area of 
412  square metres as shown on the Title Plan.  
 
The land is basically level in character and appears to have adequate natural 
drainage.  
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Title Plan 
 

 
 

Proposed Plan of Subdivision 
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SERVICES: 
 
Mains water, electricity, gas, sewerage and telephone are all available to the subject 
property.  
 
The subject Lot A has a frontage to Station Street which is a fully constructed 
bitumen carriageway with footpath, kerb and channelling. 
 
 

IMPROVEMENTS : 

 
The subject Lot A will comprise a single storey retail premises, currently being built, 
with an area in the building of 178 square metres. 
 
Construction of the building consists of rendered concrete block external walls, 
aluminium and glass shop front, rendered concrete block internal walls, concrete 
ceilings with concrete floors. 
 
The premises will comprise a basic retail shell with no fit-out : 
 
Retail area with aluminium and glass shop front, concrete ceiling and concrete floor. 
 
Kitchen area, we assume with tile floor, single bowl sink, cupboard and electric hot-
water service. 
 
Unisex, disabled toilet, we assume with tile floor, open shower recess, toilet and 
vanity unit. 
 
Storage area with concrete floor. 
 
The building, once complete, will be in very good condition ready for a tenant’s fit-
out.   
 
Car parking is provided by the street parking and also a council carpark at the rear. 
 
 

BASIS OF ASSESSMENT  

 

Definition of Market Value :- 
 
Market Value is the estimated amount for which an asset should exchange on the 
date of valuation between a willing buyer and a willing seller in an arms length 
transaction, after proper marketing wherein the parties had each acted 
knowledgeably, prudently and without compulsion. 
 

Lease Details :- 

 
The subject Lot A is currently for lease with an asking rental of Ninety thousand 
dollars ( $90,000 ), which we consider to be a very high asking rental.  
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In line with the property being a commercial premises and suitable for investment, 
we have ascribed a rental for valuation purposes of Fifty eight thousand seven 
hundred and forty dollars ( $ 58,740 ) as being a fair and reasonable rental for a 
property of this type. 
 

Sales Evidence :- 
 
In completing this Valuation we have reviewed and researched sales of commercial 
properties in the general area, based on our own records, Council records, Valuer 
General records and also records from the Real Estate Institute of Victoria, which 
was the primary evidence used in completing our valuations and these sales have 
been compared to the subject property.  
 
In our assessment of value we have completed both a Summation Method and a 
Capitalisation of Rental Method to establish the current market value. 
 
Due to Privacy Legislation, the details of these sales are held in our field notes. 
 
 

VALUATION : 
 
I, Hugh M McLean of Hugh McLean Valuers Pty Ltd of 13 Bonny View Road, Mount 
Eliza in Victoria, hereby certify : 
 
That I am a Certified Practising Valuer and I have no present or contemplated future 
interest in the property which is not disclosed within this report. 
 
 
That I am of the opinion that :   
 

The sum of Nine hundred and five thousand dollars ( $ 905,000 ) is a fair and 
reasonable current market value for the subject Lot A on the basis of separate title 
being issued, as at the 5th March 2019, subject to any limiting conditions and 
assumptions as stated in this Report. 
 
 

 

 

 

 

HUGH M McLEAN  F.A.P.I., F.R.E.I. 

Certified Practising Valuer No. 573 

Fellow, Australian Property Institute, 

Fellow, Real Estate Institute of Australia, 

R.E.I.V. Sworn Valuer. 
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LIMITATION REMARKS : 
 
In line with the requirements of our Professional Indemnity Policy, we must state that  
 
The Valuer has no present or contemplated future interest in the property which is 
not disclosed within this report. 
 
Whilst we have carried out a building inspection, we advise that we are not qualified, 
or have not had completed on our behalf, a detailed structural survey, nor have we 
inspected any inaccessible or unexposed portions of the buildings and are therefore 
unable to state that these are free of defect or infestation. 
 
We advise that where supporting documentation has been supplied to us, we have 
carried out our valuation in accordance with this information.  
 
Following our investigations, we have assumed that no documentation, agreements 
or encumbrances exist that would vary the conditions and terms of the data provided 
to us. 
 
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 ( 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.  
 
Without limiting the generality of the above comment we 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 valuation. 
 
As an industry standard, we must insist that this Report is for the use only of the 
party to whom it is addressed and no responsibility is accepted to any third party for 
the whole or any part of its contents.  
 
Neither the whole or any part of this Report or any reference thereto may be 
included in any document, circular or statement without our written approval of the 
form and context in which it will appear. 
 
This Valuation has been prepared on the basis that the site is not contaminated and 
has not been affected by pollutants in any way. Only a suitably qualified expert in 
this field can accurately determine that the site is free from contamination. Any such  
contamination or pollution is likely to affect the value of the land. 
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