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EXECUTIVE SUMMARY 

INSTRUCTIONS 

Property Address 1-5, 240 Main Road, Blackwood SA 5051. 

Instructing Party Ralph Pacillo of LJ Hooker Flinders Park. 

Prepared For LJ Hooker Flinders Park. 

Interest Being 
Valued 

The interest being valued is the unencumbered estate in fee simple subject to existing 
leases. 

Purpose of 
Valuation 

Our valuation has been prepared for superannuation fund purposes only. 

This report has not been prepared for mortgage security lending purposes. We will not 
accept any responsibility or liability for any reliance upon this valuation for such 
purposes or for any purpose, other than that stated herein. 

Date of Inspection 
and Valuation 

15 September 2022. 

Date of Report 
Issue 

10 October 2022. 

 

TITLE AND STATUTORY DETAILS 

Registered Owner Certificate of Title Volume 5253 Folio 980 – John Hamilton Clapp Elizabeth Margaret 
Clapp of 337 Shepherds Hill Road Blackwood SA 5051 1/5 Share with no 
survivorship 

Richard Cameron Boorman Jennifer Jane Boorman of 41 Brighton Parade Blackwood 
SA 5051 4/5 Share with no survivorship (as per Title Search dated 1 September 
2022) 

Real Property 
Description 

Certificate of Title Volume 5253 Folio 980 Unit 4 Strata Plan 10044 In the area 
named Blackwood Hundred of Adelaide 

Lot Entitlement Contribution: 5,460 with an aggregate of 10,000 
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TITLE AND STATUTORY DETAILS 

Encumbrances / 
Title Discussion 

The following easements/encumbrances/restrictions are noted on the title search: 

Easements: 

Subject to easement(s) over the land marked H on SP 10044 to the Electricity Trust of 
South Australia (TG 7791392) 

Together with easement(s) with limitations over the land marked A and B on AP 
10044 (T 2946416) 

Together with right(s) of way and easement(s) with limitations over the land marked F 
on SP 10044 (T 2946416) 

Together with right(s) of way and easement(s) with limitations over the land marked 
A.C and D on SP 10044 (T 2946416) 

Together with right(s) of way on foot only with limitations over the land marked A and 
D on SP 10044 (T 2946416) 

Together with easement(s) with limitations over the land marked G on SP 10044 (T 
2946418) 

Together with right(s) of way with limitations over the land marked E on SP 10044 (T 
2946418) 

Schedule of Dealings:  

Nil 

This valuation is subject to there being no other easements or encumbrances, which 
may have an adverse effect on our valuation.  Should any such easement or 
encumbrance become apparent, we reserve the right to review our valuation. 

The above noted easements/encumbrances/restrictions have not been individually 
searched nor a legal opinion obtained regarding their precise impact on the land. 

Statutory 
Assessments 

Site Value of $345,000 as at 1 January 2022 for land tax purposes. 

Capital Value of $1,800,000 as at 1 January 2022 for local authority rating purposes. 

Zoning The property is located within a Suburban Activity Centre zone under The Planning and 
Design Code – consolidated 19th March, 2021. 

The current use as a retail shop is considered a permitted use under the current 
planning guidelines. 

 

VALUATION SUMMARY 

Property 
Description ‘As Is’ 

The property comprises a Strata Titled lot configured divided into five (5), single-level 
retail shops with common amenities. The units is within a Strata-Plan containing four 
(4) lots and was built circa 1980’s. The subject lot features a Net Lettable Area of 322 
square metres and presents in a good condition overall. There is no on-site car 
parking. The property is partially occupied by four (4) tenants. 

Valuation Summary Passing Net Income: $122,872 p.a. Passing Yield: 4.64% 

Market Net Income: $168,372 p.a. Adopted Cap. Rate: 6.25% 

WALE (By income): 3.11 years Analysed Rate $/m²: $8,230 
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VALUATION SUMMARY 

Market Value ‘As Is’ $2,650,000 

(Two Million, Six Hundred and Fifty Thousand Dollars) 

Our market value assessment is exclusive of any applicable GST. No allowance has been made for 
realisation expenses.  

This valuation is subject to the assumptions and qualifications contained within and appended to this 
report. 

Valuer  Counter Signatory 

 

 

 

Ben Millar 
AAPI / Certified Practising Valuer 
Reg. No. 00064568 
Inspected Property - Yes 

 
Chris Winter 
AAPI / Certified Practising Valuer - Director 
Reg. No. 00064383 
Inspected Property - No 

 

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. 

Whilst not having inspected the subject property, the Counter Signatory, Chris Winter, acting in the capacity 
as a Supervising Member, has reviewed the draft valuation report and any working papers, and based upon 
that review and questioning of the Primary Valuer (as appropriate), is satisfied there is a reasonable basis 
for the valuation process undertaken and the methodology adopted by the Primary Valuer. 

ASSUMPTIONS, CONDITIONS AND LIMITATIONS 

Critical 
Assumptions 

 This valuation report is provided subject to the definitions, assumptions, 
disclaimers, limitations and qualifications detailed within and annexed to this 
report. Reliance on this report and extension of our liability is conditional upon 
the reader’s acknowledgement and understanding of these statements. 

 This report has not been prepared for mortgage security lending purposes and 
should not be relied upon for this purpose. 
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PROPERTY DESCRIPTION 

LOCATION 

Locality The subject property is located approximately 13 kilometres south of the Adelaide CBD 
within the suburb of Blackwood in the Adelaide foot hills. The subject strata group is located 
on the main commercial and retail precinct in Blackwood, in close proximity to supermarkets 
and other shopping facilities and has good exposure to pedestrian and vehicular traffic. This 
precinct is a popular retail dining area for local residents. Adjacent the subject building and 
within the same Strata-Plan is a Drakes Supermarket and Terry White Chemist. 

Situation The property is situated on the western side of Main Road, being 25 metres south of its 
intersection with Young Street. 

THE LAND 

 

 

 Source: SA Property and Planning Atlas Source: SA Property and Planning Atlas 

 
  

 Source: SA Property and Planning Atlas Source: SA Property and Planning Atlas 
 

THE LAND 

Land Area 787 square metres (parent parcel). 

Topography The subject property is a near level, slightly irregular shaped internal lot that is above street 
grade; it has a gently near level contour that falls from the rear boundary to the street.  

Services The following major services are connected: reticulated water, sewerage, telephone, 
electricity and mains gas. 

Road System The property has a single road frontage to Main Road. 

Main Road is a bitumen sealed, four lane arterial road with a landscaped median strip; it has 
paved verges and concrete kerbing and channelling with clearway parking. 

Flooding The land is not located within a known flood area and is not identified within the Local 
Authority's flood maps. A formal flood search has not, however, been undertaken and should 
this be an issue, then this report should be referred back to the valuer for comments. 
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IMPROVEMENTS 
 

 Shop 1 - Retail Shop 1 - Kitchenette Shop 2 - Retail 

 Shop 2 - Kitchenette Shop 3 - Retail Shop 3 - Kitchen 

 Shop 3 - Kitchen Shop 4 - Retail Shop 4 - Kitchen  

 Shop 5 – Shopfront  Shop 5 – Kitchen Area Shop 5 – Unisex Ablutions 
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IMPROVEMENTS 

General 
Description 

Erected on the property is a 1980’s built, single-level group of five (5) retail strip shops each 
including shop front, store room, kitchenette and ducted air-conditioning. There are common 
amenities providing male and female/handicapped toilets. The building presents in a good 
condition overall and has been regularly maintained. 

Shop 5 has recently been constructed and has direct frontage to Main Road. The tenancy has 
been purpose-built to suit a café/retail use and the tenant – Gourmet on Main, is vacating the 
existing Shop 4 to occupy this tenancy.  

There are no exclusive on-site car parks for the subject lot; however, the property shares 
approximately forty-seven (47) open car parks on the common area of the parent Strata Plan. 

The improvements are estimated to have been constructed circa 1980's and 2022. 

Lettable Floor 
Area 

 

TR UE

Tenancy No Tenant Name % of Area GLAR (m²)

Shop 1 Habitat 19.6% 63

Shop 2 Bloomtown Florist 15.8% 51

Shop 3 Sushi Park 14.6% 47

Shop 4 Vacant 21.7% 70

Shop 5 Avanti Italy Pty Ltd (Gourmet on Main) 28.3% 91

Total GLAR 100.0% 322  

Construction Retail Shops: Retail Shops: Concrete foundation; concrete floor; brick structural walls frame; 
timber, brick and rendered external walls; plasterboard internal walls; plasterboard ceilings; 
metal roof; bare concrete and polished timber floor coverings; plate glass and aluminium 
frame glazing. 

Services Retail Shops: Retail Shops: Male and female toilet amenities include toilet, hand basin, 
exhaust fan, tiled floors; stainless steel sink; ducted reverse-cycle air conditioning, split-
system air-conditioning (shop 4); CCTV; alarm keypads; alarm sensors; exposed fluorescent 
lighting, down lights, good natural lighting; fire extinguisher/s - CO2; single phase power. 
Industrial kitchen facilities and grease trap in Shops 3 and 4. 

New Shop 5: Unisex ablutions with automated lighting, hand basin, exhaust fan, tiled floors; 
industrial kitchen with stainless steel sinks and bench-tops, industrial induction fan, grease-
trap, ducted air-conditioning, alarm keypads, alarm sensors, quality light-fittings, LED down 
lights, good natural lightings, café bi-fold doors, fire extinguisher/s - CO2; single phase power. 

Other 
Improvements 

Bitumen hardstand areas (common Strata Plan parking); hoardings signage, concrete 
common walkways.  The ground improvements are of an acceptable standard for the existing 
use of the property.  

Parking On the parent parcel there is open shared car parking for approximately forty-seven (47) 
spaces accessible via Main Road over an easement/right of way.  Parking provisions are 
appropriate for most likely users of the property. 

Condition The building appears to be structurally sound with no obvious building faults or defects noted.  
However, unexposed or inaccessible portions of the building were not inspected nor are we 
qualified to carry out a structural engineering survey. All building services and utilities are 
assumed to be functional and in compliance with appropriate regulations. 
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ENVIRONMENTAL ISSUES 

Site Issues Whilst our visual site inspection did not indicate any existing or historic use of the site (so far 
as it is reasonably identifiable) for any hazardous or potentially contaminating industrial 
processes or for the storage (either above or below ground) of any hazardous chemical 
substance, we are not environmental experts. Therefore we are unable to certify and confirm 
that there is no contamination of the property either beneath or above the surface of the soil 
or elsewhere which might affect value. 

We have conducted a Contaminated Land Register search dated 14 September 2022 which 
is retained on file. 

We recommend that any party who has the right to rely upon this valuation report satisfy themselves in relation to 
any environmental risks or contamination issues, prior to reliance upon this valuation. Should any such issues 
become apparent, this valuation is not to be relied upon and the report must be returned to the valuer for review 
and comment. 

Asbestos Is asbestos containing material known to be present? No 

We advise that the inspection of the subject property did not reveal any obvious visible 
asbestos containing materials to the valuer.  The valuer is not qualified to conclusively 
determine the existence of asbestos and will not be held liable nor responsible for his/her 
failure to identify any asbestos containing materials and the impact which any asbestos 
material has on the property and its value. Should any asbestos concerns become apparent, 
this report must not be relied upon and should be returned to the valuer for further comment 
and review. 

The presence of asbestos, change in community attitudes and the cost associated with 
dealing with its removal has the potential to reduce marketability and value of the property. 
The extent of this cannot be known. 

Aluminium 
Composite 
Cladding 

Based on a visual inspection to the extent that it is 
reasonably possible could any buildings or improvements 
at the property incorporate aluminium composite cladding 
as part of their design/build? 

No 

Has the Property Owner taken additional measures to 
confirm the authenticity of the external wall cladding used, 
or to be used on the building, in particular, whether the 
product being used is of acceptable quality, meets 
Australian standards (BCA) and is fit for its intended 
purpose? 

No 

Whilst our visual inspection did not identify any aluminium composite cladding, we have not 
obtained a compliance certificate in relation to the building materials. This valuation report 
has been prepared with the assumption that the building materials used, as well as the 
application and installation of those materials, are compliant with the building design as well 
as Australia’s regulatory requirements and codes. 

Should any adverse improvement concerns become apparent, the valuer should be 
consulted and reserves the right to reassess any effect on the value stated in this report. 

We are not experts in ‘cladding’ or methods of attachment and are not qualified to 
determine the existence of cladding, let alone determine whether it is non-conforming or 
non-compliant cladding. We do not accept responsibility or liability for any losses whatsoever 
arising from the valuer failing to identify non-conforming or non-compliant cladding. 
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OCCUPANCY DETAILS 

Overview The property is multi-tenanted. Our tenancy schedule is shown as follows: 

TRUE

No. Tenant Use GLAR  (m²) Start Date Expiry

Term 

(years)

Options 

(years)

Review 

Profile

Current Base 

Rent pa O/G Rec Gross

Gross 

$ / m²

Shop 1 Habitat Retail 63 01-Jun-22 31-May-27 5 Nil CPI 35,500            6,460       41,960            666      

Shop 2 Bloomtown Florist Retail 51 26-Apr-20 25-Apr-25 5 5 CPI 24,428            5,230       29,658            582      

Shop 3 Sushi Park Retail 47 15-Jul-20 14-Jul-25 5 5 CPI 25,122            4,820       29,942            637      

Shop 4 Vacant Retail 70 Vacant - -                    -            -                    -        

Shop 5 Avanti Italy Pty Ltd 

(Gourmet on Main)
Retail 91 01-Oct-22 30-Sep-27 5 5+5 CPI 45,000            9,332       54,332            597      

Total 322           $130,05 0 $25,842 $155,892

Lease Analysis Passing Income

 
 In relation to the above tenancies we note the following: 

 The property is currently managed by LJ Hooker Flinders Park to a professional standard. 

 Each tenant is responsible for their portion of the property’s recoverable outgoings. We 
have provided each tenants portion of recoverable outgoings for the financial year 
2022/2023 (tabled above). Recoverable outgoings include council rates, water rates, 
Emergency Services Levy, building insurance, sinking fund, common areas cleaning and 
non-structural repairs and maintenance, but excluding Land Tax. 

 The property has a WALE of 3.06 years (by income) and generally all tenants have been 
in long-term occupation of the property. 

 The rental is exclusive of GST. 

 Shop 2 has a passing rent of $23,436 per annum as per the tenancy schedule, we have 
calculated and adopted a passing rent of $24,428 being the commencement rent of 
$23,055 with a 1.20% increase for the April 2021 review and a 4.70% increase for the 
April 2022 review. 

 Shop 3 has a passing rent of $22,968 per annum as per the tenancy schedule, we have 
calculated and adopted a passing rent of $25,122 being the commencement rent of 
$22,968 with a 2.80% increase for the July 2021 review and a 6.40% increase for the 
July 2022 review. 

 Shop 4 is vacant as Gourmet on Main has moved into new tenancy – Shop 5. We 
understand leasing agent Ralph Pacillo is in the concluding stages of leasing Shop 4 to a 
new tenant at approximately $40,000 per annum NET + outgoings and GST, however at 
the date of valuation a disclosure statement had not been prepared. As such, we have 
assessed this tenancy vacant. 
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VALUATION CONSIDERATIONS 

MARKET EVIDENCE 

Rental 
Evidence 

The below sales or leasing evidence has been obtained from reliable sources including 
Upmarket (Sales data produced from the SA Land Titles Office and Valuer General’s 
Department), and Herron Todd White (SA) Pty Ltd Research.  We have also, where possible, 
had discussions with Estate Agents to undertake a process of verification of the data.  
Should it be revealed that any of the sales or leasing information stated herein, upon which 
we have relied, is incorrect or misleading, we reserve the right to reconsider our opinion of 
Market Value as determined herein. 

Address 

 

Use Commence 
Date 

Term 
(Years) 

Area 
(m²) 

Gross Rent 
P.A. 

Rate 
($/m²) 

Unit 3/243 Main Road, Blackwood Retail April 2020 3 89 $31,906 $358 

2/3-5 Mount Barker Road, Stirling Retail April 2021 3+3+3 62 $39,200 $632 

262 Main Road, Blackwood Bank July 2020 2+2+2 151 $60,550 $401 

1&2/6-10 Main Road, Belair Retail Nov 2020 5+5+5 125 $43,050 $344 

3/80-82 Mount Barker Road, Hahndorf Retail Nov 2021 5 36 $16,622 $462 

78-82 Jetty Road, Glenelg Retail August 2020 3+3+3 340 $275,472 $810 

53 Jetty Road, Glenelg Retail December 2021 5+5 207 $134,000 $647 

1/13-15 Mount Barker Road, Hahndorf Retail April 2022 2+3+3 72 $35,500 $493 

 

Rental 
Conclusion 

 

 

The rentals identified above reflect a broad rate range in the order of $344 to $810 per 
square metre per annum gross plus GST for suburban and Adelaide Hills retail evidence.  

Having regard to the above rental evidence, prevailing market conditions and the attributes of 
the subject property, we have adopted the current rental rate for subject tenancies 1, 2, 3 and 
5 of approximately $582 and $666 per square metre per annum gross, respectively. 

For the recently vacant tenancy Shop 4 - we have adopted a rental rate for the subject 
property of $650 per square metre per annum gross. 

The subject property is a well-exposed group of retail shops in a highly active suburban area 
and leasing demand for the vacant shop is likely to be good. 

TRUE

Description $pa $/m² $/m² $pa

Shop 1 - Habitat

Retail 63 41,960 666 666 41,960 55

Shop 2 - Bloomtown F lorist

Retail 51 29,658 582 582 29,658 30

Shop 3 - Sushi Park

Retail 47 29,942 637 637 29,942 33

Shop 4 - Vacant

Retail 70 650 45,500 -650 1

Shop 5 - Avanti  Ita ly Pty Ltd (Gourmet on Main)

Retail 91 54,332 597 597 54,332 59

Total 322 155,892 201,392

Mths to  

Review

Variance 

$ / m²

GLAR  

(m²)

Gross Passing Income Gross Market Income PV of 

Reversion ($)
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Sales 
Evidence 

We have examined market activity within the locality and have researched sales evidence 
provided by national sales data providers for details of comparable sales. The more relevant 
sales are summarised in the following schedule. 

No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

1. 6-10 Main Road, Belair 11/05/2022 $4,670,000 3,167 960 4.47 4.47 $4,865 

Comments: The irregularly shaped corner site is contained within a Suburban Activity Centre Zone. The property has frontage to 
Main Road and Gloucester Avenue and the site has driveway access from both. 

Improved on the property is a group of twelve (12) shops which are fully leased to seven (7) individual tenants having 
been constructed in circa 1970's with a lettable area of 960m² and being of brick, render, glass and metal 
construction. The tenants include restaurants, bakery, chemist, post office, lawyers, hairdresser, from floorplans 
available online, only the Chinese Restaurant, solicitors, Indian Restaurant have their own ablutions, with the 
remainder of the tenancies using common ablutions. Externally the site is improved with bitumen and provides many 
car parking spaces, landscaped gardens. 

The property was sold by LJ Hooker Commercial at public auction on 11 February 2022 after an undisclosed period of 
marketing. 

The WALE equates to 3.47 years by income.  

The building has a current annual gross income $284,523 per annum ($296/m²). The sale analyses to a yield of 
4.47% based on the following assumptions: Assessed Gross Income $284,523 per annum ($296/m²), Outgoings 
$75,589 per annum ($79/m²). 

Comparison: Slightly inferior location in neighbouring suburb of Belair and within a less prominent retail area. Superior Torrens 
Titled configuration. Larger lettable area and of a broadly inferior condition overall. The sale supports a lower value 
overall the subject property at a higher rate over the lettable area but higher market yield given its Strata-Titled 
configuration. 

 

No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

2. Unit 1-3, 147 Marion Road, Richmond 29/04/2022 $1,400,000 675 317 1.99 5.48 $4,416 

Comments: The site is contained within a Suburban Activity Centre zone. The property has frontage to Marion Road and Lane 
Street.  

Comprises three (3) Strata-Titled units within a two-storey mixed use building which was significantly updated and 
extended in 2019. Includes two (2) ground floor strata-titled retail shops featuring a local chemist (68m²) and retail 
clothing shop (60m²) and first-floor vacant office tenancy (189m²) with modern open-plan fit-out, exclusive 
male/female ablutions, kitchen with secure elevator access. The two ground floor tenancies share 
ablutions/kitchenette facilities and each tenancy presents in a modern condition. Includes six (6) secure, covered on-
site car parks - 4 allocated to the office. 

Sold by Pro Realty Real Estate via private treaty and marketed for approximately 12 months with an asking price of 
$1,300,000 to $1,400,000. The selling agent noted the purchaser was an owner-occupier who will look to acquire the 
ground floor tenancies for their own use upon leases expiring. 

The building has a current annual gross income $51,600 per annum ($163/m²). The WALE equates to 0.30 years. 
The sale analyses to a yield of 5.48% based on the following assumptions: Assessed Gross Income $103,575 per 
annum ($327/m²), Outgoings $23,775 per annum ($75/m²), letting up period of nine (9) months, agents leasing fees 
and a three (3) month rent-free period incentive. -$56,207.  

Comparison: A recent leased investment sale of a group of Strata-Titled units. Inferior location, the sale features three tenancies 
with a first floor tenancy. Similar condition and similar lettable area. The sale supports a higher overall value for the 
subject property at a higher rate over the lettable area but a higher market yield. 
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No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

3. 8-12 Mount Barker Road, Stirling 16/08/2021 $3,000,000 1,650 522 4.17 4.14 $5,747 

Comments: The site is an irregularly shaped allotment that is contained within a Suburban Main Street Zone. The property has 
frontage to Mount Barker Road. 

Improved on the property is a circa 1960's single storey retail complex of eight shops of brick and metal deck 
construction with collective  lettable area of 522 square metres. The building comprises of eight (8) individual shop 
spaces leased to six (6) tenants. Shops 1 and 2 are leased to a single tenant and include amenities and a kitchenette 
within the tenancy, whilst shop 5 also includes its own amenities. Shared male and female amenities located at the 
rear of the building. Six out of the eight tenancies have kitchenettes whilst split system air-conditioning is present in 
four of the eight shops.  

Major tenants at the property include Harcourts and Matilda Books – both these tenants occupy space on formal 
lease terms expiring late 2022, each featuring options to renew. The remaining four tenants occupy space on monthly 
terms.  

The property was sold through CommercialSA after 75 days on the market. The WALE equates to 0.57 years (by 
income). The building has a current annual gross income $146,965 per annum ($282/m²). The sale analyses to a 
yield of 4.14% based on the following assumptions: Assessed Gross Income $146,965 per annum ($282/m²), 
Outgoings $21,860 per annum ($42/m²), Letting up allowance -$20,722. 

Comparison: Superior location in a popular retail precinct of a similar scale Adelaide Hills retail area. Superior Torrens Titled 
configuration. Larger lettable area and of an inferior condition overall. The sale supports a lower value overall the 
subject property at a higher rate over the lettable area but higher market yield given its Strata-Titled configuration. 

No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

4. 380A Greenhill Road, Glenside U/C $4,440,000 965 363 3.52 3.94 8,758 

Comments: The corner allotment is contained within a Local Activity Centre Zone. The property has frontage to Greenhill Road and 
L'Estrange Street. 

The property is disposed as a group of circa 1960's retail shops comprising eight (8) individual retail tenancies and 
one office tenancy, located behind the shops. The building comprises a tenancy mix of retail, cafe, skin care clinic, 
hairdresser and others, the tenancies range in size between 22 and 101 square metres with the building having a 
total lettable area of 507 square metres. 

The WALE equates to 2.34 by income. 

The property was sold by Cushman & Wakefield via public auction after approximately 14 days on market. 

The building has a current annual gross income $209,934 per annum ($414/m²). The sale analyses to a yield of 
3.94% based on the following assumptions: Assessed Gross Income $235,184 per annum ($464/m²), Outgoings 
$53,610 per annum ($106/m²), lease up allowance -$167,038. 

Comparison: Located in a superior area closer to the Adelaide CBD with similar exposure and features a superior Torrens Titled 
allotment improved with a larger, multi-tenanted retail complex of an older condition. The property is within a more 
desirable area and is well supported by the local residents. This sale supports a lower overall value for the subject 
property, a higher market yield and lower rate per square metre of lettable area.  

 



 

1-5, 240 Main Road, Blackwood SA 5051 
Job No. JB3142861 
Date of Valuation: 15 September 2022 

 

Page 13 

No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

5. 24 Old Coach Road, Aldinga 01/11/2021 $1,350,000 1,530 344 4.69 5.44 $3,924 

Comments: This is a gently sloping, irregular shaped, corner site that is contained within a Township Zone. The property has 
corner road frontage to Old Coach Road and Old Main South Road.  

Erected on the property is a circa 1890’s built group of three (3) retail tenancies, residential dwelling and common 
ablutions presenting in a good condition overall. 

Tenancy 1 is a converted 1890’s built store house of stone/iron clad construction which was refurbished circa 2020 
to suit a hair salon use. The tenancy includes shop area, kitchenette, store room and includes split-system air-
conditioning, presenting in a good condition overall. Tenancy 1 has exclusive access to a landscaped garden area of 
approximately 90 square metres. 

Tenancy 2 is a converted 1890’s built barn/store room utilised as a café. Adjacent the tenancy is an open common 
dining area with moderate landscaping and slate tiling. The tenancy includes split-system air-conditioning, presenting 
in a good condition overall. 

Fronting Old Coach Road and Old Main South Road is Tenancy 3, a circa 2000’s built restaurant incorporating 1890’s 
built structures, but presenting in a good condition overall. The tenancy includes two dining areas, two bars, industrial 
kitchen and cool room/store room with split-system air-conditioning. 

The detached dwelling, Tenancy 4, is a single-frontage cottage with accommodation of two bedrooms, one bathroom 
and kitchen/meals area, presenting in a fair condition overall. 

Common areas across the site feature the open dining courtyard, male/female/handicapped ablutions of a modern 
condition (27m²), gravel-sealed open car parking for eight (8) vehicles, moderate landscaping and brick paved paths. 

The property was sold through Professionals Aldinga and Seaford after approximately 33 days on the market. There is 
evidence of a prior LJ Hooker marketing campaign of approximately 181 days. 

Sold with 76% occupancy with all three retail areas leased and the dwelling vacant. 

The building has a current annual gross income $76,572 per annum ($223/m²). WALE equates to 2.53 years (by 
income). The sale analyses to a yield of 5.44% based on the following assumptions: Assessed Gross Income $86,947 
per annum ($253/m²), Outgoings $13,224 per annum ($38/m²), six months letting up period, agents leasing fees -
$6,353.  

Comparison: Inferior location in an outer-southern areas township and fronting a busy street with strong retail prominence. Superior 
Torrens Titled site, similar scale improvements and of a generally inferior condition overall. The sale supports a higher 
overall value for the subject property at a higher market yield, but higher rate over the lettable area. 

No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

6. 121 Main South Road, Morphett Vale 01/04/2021 $3,730,000 3,718 1,002 6.07 6.07 $3,295 

Comments: The site is contained within a District Centre zone. The property has frontage to Main South Road and Flaxmill Road.  

The property comprises a circa 1990's built, single-level group of two (2) retail showrooms of brick and iron clad 
construction with Lettable Area of 1,002m². Each tenancy comprises open showroom areas, kitchen, male/female 
ablutions, ducted air-conditioning throughout and semi-modern internal fit-out. The yard is bitumen sealed with 
moderate landscaping and there are twenty-six (26) open car parks. The property presents in a good condition overall. 

Leased to Dulux Group (380m²) for 5+5+5 years from December 2020 and Cash Converters (622m²) for 5+5 years 
from September 2019. 

Listed for sale by Burgess Rawson & Associates for approximately one month. 

The building has a current annual gross income $251,381 per annum ($251/m²). The WALE equates to 3.96 years. 
The sale analyses to a yield of 6.07% based on the following assumptions: Assessed Gross Income $251,381 per 
annum ($251/m²), Outgoings $24,998 per annum ($25/m²). 

Comparison: Inferior location, larger site area, larger improvements and of a generally inferior condition. The sale supports a lower 
value overall, a higher rate over the lettable area and a higher market yield. 
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No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

7. 329-331 Henley Beach Road, Brooklyn 
Park 

09/06/2022 $4,400,000 1,948 988 5.26 5.25 $4,453 

Comments: The site is contained within a General Neighbourhood zone. The property has frontage to Henley Beach Road and 
Airport Road. Comprises two contiguous allotments. 

Improved on the site is a single-level, circa 1960's built group of ten (10) retail strip shops of rendered brick/masonry 
block and iron clad construction with a Net Lettable Area of 988 square metres. Includes a range of local retail shops 
with nine shops comprising lettable areas of 40m² to 64m² and shop 7, a restaurant, having a lettable area of 400m². 
Each shop comprises fair to semi-modern quality fit-out with split-system air-conditioning and kitchen/kitchenette 
facilities. Detached common male and female ablutions. The site includes a bitumen sealed rear car park with sixteen 
(16) open car parks. 

Sold via public auction with McGee’s Property. 

At the time of sale all ten (10) tenancies were occupied with nine (9) on leases, eight of which included option terms 
beyond their current term - including restaurant (Cheers Lily Mediterranean - 400²). One tenancy was a periodic, 
month-to-month agreement. 

The building has a current annual gross income $270,846 per annum ($274/m²). The WALE equates to 3.48 years 
(by income). The sale analyses to a yield of 5.25% based on the following assumptions: Assessed Gross Income 
$270,846 per annum ($274/m²), Outgoings $39,268 per annum ($40/m²), agents leasing fees and six months' 
letting up period. -$6,998.  

Comparison: Broadly superior location. Superior Torrens Titled configuration, larger lettable area and of an inferior, dated condition. 
The sale supports a lower value overall for the subject property at a higher market yield and higher rate over the 
lettable area. 

No 
 
Address Sale Date Sale Price 

Land 
Area (m2) 

Lettable 
Area (m2) 

Passing 
Yield 
(%) 

Analysed 
Market 
Yield 
(%) 

$/m2 

Lettable 
Area 

8. 308-310 North Terrace, Adelaide 26/02/2021 $3,650,000 - 986 6.54 6.54 $3,702 

Comments: The site is contained within a Capital City zone. The property has frontage to North Terrace and East Terrace. 
Comprises four (4) Strata Lots within a nine (9) lot Strata Plan. 

The property is comprised within a circa 1867 built, State Heritage Listed, three-storey building commonly known as 
the Botanic Hotel. Features two restaurant tenancies over four (4) strata-titled units and a lettable area of 986m² over 
two levels (ground and floor level). Each tenancy comprises restaurant/bar areas, preparation areas and individual 
industrial kitchens and storage areas. Common areas include male, female and handicapped ablutions with common 
walkways, passages and internal stairwells. External eating area (shared) of 193m². No on-site car parking. 

Leased to Africola (299m²) for 10+5+5 years from September 2020 at $70,607 per annum NET + outgoings and 
GST. CPI or 4%, whichever greater annually and market at renewal. 

Leased to Golden Boy (587m²) for 10+5+5 years from September 2020 at $179,232 per annum NET + outgoings 
and GST. CPI or 4%, whichever greater annually and market at renewal. 

We have been provided Non-recoverable outgoings by the selling agent of $11,016 per annum, however recoverable 
outgoings have been estimated at $85/m² per annum. 

Sold with Expressions of Interest and marketed for approximately 2 months, with all interest coming from local 
investors. 

The building has a current annual gross income $318,059 per annum ($323/m²). The WALE equates to 9.51 years. 
The sale analyses to a yield of 6.54% based on the following assumptions: Assessed Gross Income $318,059 per 
annum ($323/m²), Outgoings $79,236 per annum ($80/m²).  

Comparison: Albeit within the Adelaide CBD, this is a leased investment sale of retail tenancies which are Strata-Titled. The sale 
supports a lower value overall and given the smaller scale of the subject property; a lower market yield is suitable due 
to the heritage listed nature of this property, the greater risk of vacancy and higher price bracket. 
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VALUATION RATIONALE 

Highest and 
Best Use 

We consider the existing use of the subject property to be consistent with the highest and best 
use of the land.  

Selling Period Our valuation assumes an adequate selling period, listing with local leading agents, a 
professional marketing campaign and an advertising budget commensurate with the value of 
the property.   

VALUATION CALCULATIONS 

Capitalisation 
Method 

 

The API Professional Practice 2004 standard for the valuation of Owner-Occupied Property for 
Mortgage Finance Purposes requires the assessment to be on the basis of vacant possession.  
Appropriate adjustment in yield and/or deduction of a letting up allowance may be applicable 
in deriving the Mortgage Security assessment. 

The capitalisation approach examines potential net income available from the property, which 
is then capitalised at a rate that reflects the risk profile of that property, and the property 
market of the day.  This approach attempts to mirror the typical property investors’ view of the 
subject property and the market. 

TRUE

Item Definition Adopted ($)

Capital Adjustments

Loss of Rent During 

Lease Up Period

The present value of the Gross rent foregone

during the assumed let up period over all vacant,

owner occupied and monthly tenancies 

6 months for vacant tenancies.

Discounted at a rate of 6.25%

        (22,636)

Agents Fees The present value of the agents leasing fees of all

existing or near pending vacancies 

12.0% gross for new leases; 5.0% 

gross for renewed leases.

Discounted at a rate of 6.25%

           (5,382)

New Tenant Incentives The present value of all new tenant incentives

(Fitout & Rent Free Periods)

5.0% of total gross lease value.

Discounted at a rate of 6.25%

        (11,213)
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TRUE

Capitalisation Summary

$pa $/m² $/m² $pa

Shop 1: Habitat 41,960        666             666           41,960               

Shop 2: Bloomtown Florist 29,658        582             582           29,658               

Shop 3: Sushi Park 29,942        637             637           29,942               

Shop 4: Vacant 650           45,500               

Shop 5: Avanti Italy Pty Ltd (Gourmet on Main) 54,332        597             597           54,332               

Gross Income 155,892  201,392       

Potential Future Income - Vacant Tenancies (70m²) 45,500        

Vacancy/Bad Debts Allowance (0.00%)

Gross Adjusted Income 201,392  201,392       

Outgo ings:

Municipal / Council Rates (9,348)          (9,348)                 

Water & Sewerage Rates (2,982)          (2,982)                 

ESL (1,828)          (1,828)                 

Strata Levies (7,736)          (7,736)                 

Common Area Cleaning (5,095)          (5,095)                 

Electricity (801)             (801)                    

Fire Protection / Public Address System (98)                (98)                       

Administration / Management Fee (4,832)          (4,832)                 

Audit Fees (300)             (300)                    

Total Outgoings (33,020)   (103)       (103)     (33,020)        

Adopted Net Incom e 168,372  168,372       

Capitalisation Rate 6.25%

Core Capital Value 2,693,950    

Ex ist ing Adjustments

PV Loss of Rent During Lease Up Period (22,636)              

PV Agents Fees (5,382)                 

PV New Tenant Incentives (11,213)              

Total Below the Line Adjustments (39,231)        

Sensitivity - lower Cap Rate of 6.00% 2,766,967         

Capitalised Value 2,654,719    

Sensitivity - higher Cap Rate of 6.50% 2,551,106         

Rounded for Valuation Purposes 2,650,000    

MarketPassing
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Direct 
Comparison 
Method 

 

This approach allows the valuer to assess an overall rate or various component values of the 
property.  Individual component value rates are taken from our more in-depth analysis of 
sales.  Our workings on this basis are shown below. 

TRUE

Direct Comparison Method - Building

Sales evidence suggests a rate per square metre of building area range as follows:

Comparisons GLAR (m²) $/m² Building Total ($)

Low 322 8,200 2,640,400                

High 322 8,400 2,704,800                

Core Value 8,300 2,672,600         

Rounded for Valuation Purposes 2,670,000         

Valuation 
Conclusions 

 

In valuing the subject property, we have relied upon the two different valuation approaches 
above being the capitalisation of net income approach and the direct comparison 
(improvements) approach. 

The derived values from these approaches and our adopted value are shown below: 

TRUE

Valuation Summary

Capitalisation Method $2,650,000

Direct Comparison Method (based on Building comparison) $2,670,000

x $0

Adopted Value $2,650,000

 

Contract of 
Sale 

We are not aware of any current contract of sale over the property. 

 
 

 

ANNEXURES 

Definitions, Assumptions, Qualifications & Disclaimers 
Instructions 
Certificate of Title 
Development Plan Extract 
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DEFINITIONS, ASSUMPTIONS, QUALIFICATIONS & DISCLAIMERS 

DEFINITIONS 

Market Value “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”. 

Market Rent “the estimated 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”. 

Highest and 
Best Use 

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

‘As Is’ Means a valuation that provides the current market value of the property as it currently exists rather than the value of 
the proposed development. 

Permanent 
Vacancy 
Allowance 

An on-going vacancy allowance that can be created by physical vacancy, changeover of tenant, incentives, bad debts 
and legal expenses necessary to recover both rental and/or outgoings from tenants. 

Passing Yield Net passing income divided by sale price or adopted value. 

Initial Yield 
Fully Leased 

Net passing income plus vacancies at market rents divided by sale price or adopted value plus any capital 
adjustments to the core value (capex, outstanding incentives and letting up allowances). Also known as ‘Equated 
Initial Yield’. 

Analysed Yield  Assessed net market income after permanent vacancy allowance, divided by total sale price or adopted value plus any 
capital adjustments to the core value (capex, PV of reversions and letting up allowances). Also known as ‘Equated 
Market Yield’ or ‘Equated Reversionary Yield’. 

WALE The Weighted Average Lease Expiry (WALE) is a weighted measure in years of the overall lease profile. The weighting 
is based upon either the gross income or the floor areas. The higher the measure of WALE, the lower the risk of the 
property’s security of cash flow. Conversely, the lower the measure of WALE, the higher the risk of the property’s 
security of cash flow. 

ASSUMPTIONS 

Easements This valuation is subject to there being no other encumbrances (other than those noted within this report), which may 
have an adverse effect on our valuation. Should any such easement or encumbrance become apparent, we reserve 
the right to review our valuation. 

Town Planning We assume that planning data obtained from the relevant Local Planning Authority is accurate. In the event that a 
Town Planning search or any other relevant Planning document is obtained and the information therein is later found 
to be materially different to the town planning information detailed within the valuation, we reserve the right to amend 
the valuation. 

A Town Planning search has not been provided or obtained and therefore this valuation has been undertaken on the 
basis that all necessary and appropriate town planning and/or building, consents, approvals and certifications have 
been issued for the use of occupation of the improvements as more fully described in this report. 

Floor Areas The adopted floor areas are based on our own on site measurements and are subject to confirmation by survey. 

It is assumed that measurements are in accordance with the Property Council of Australia’s appropriate 
recommended method of measurement for the specific premises type. 

Tenancy 
Details 

The tenancy schedule (lease synopsis) has been produced after perusal of lease documentation or advice supplied. 

We have assumed that there are no side agreements of which we are not aware. Should this prove not to be correct, 
we reserve the right to vary this assessment. 

We are not qualified at law and the above summary should not be construed as a legal opinion of terms and 
conditions by which the property is occupied. In this regard a solicitor’s advice should be sought. In the event any 
onerous legal matter was revealed, we would reserve the right to revise this report. 

We have assumed that the tenant/s is/are being charged in accordance with the lease documentation. The 
information provided by the owner/property manager has not been verified and therefore the valuation is undertaken 
on the assumption and basis that such information is correct and that there are no arrears. 

Market 
Evidence 

Market data has been obtained from a range of sources, or as reported by real estate agents. As well as using such 
documented and generally reliable evidence or market transactions, it was also necessary to rely on hearsay 
evidence. Except as noted herein, a reasonable attempt has been made to verify all such information. 

Insurance 
Estimate 

Our calculations have been undertaken on the basis that if the property were completely destroyed the debris would 
be removed from the site and a new building of similar size and style erected in its place. 

Any party relying on this advice must be aware that valuers are not quantity surveyors or qualified in the field of 
building or construction and accordingly we cannot extend any professional liability in this area and recommend 
properly qualified advice is sought. Should you require a precise estimate, this should be supplied by a quantity 
surveyor and/or architect. 
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Environmental It should be noted that environmental matters are beyond the scope of our expertise and as such, we would 
recommend that anyone relying on our valuation satisfy themselves in relation to any environmental risks or 
contamination issues. Should any such problem become apparent, we would reserve the right to review our valuation. 

Asbestos 
Materials 

We advise that the inspection of the subject property did not reveal any obvious visible asbestos containing materials 
to the valuer. The valuer is not qualified to conclusively determine the existence of asbestos and will not be held liable 
nor responsible for his/her failure to identify any asbestos containing materials and the impact which any asbestos 
material has on the property and its value. Should any asbestos concerns become apparent, the valuer should be 
consulted and reserves the right to reassess any effect on the value stated in this report. 

The presence of asbestos, change in community attitudes and the cost associated with dealing with its removal has 
the potential to reduce marketability and value of the property. The extent of this cannot be known. 

QUALIFICATIONS & DISCLAIMERS 

Accuracy of 
Information 

We advise that any objective information, data or calculations set out in the Valuation Report will be accurate so far as 
is reasonably expected from a qualified and experienced valuer, reflecting due skill, care and diligence. However, we 
have not independently verified third party information, adopted it as our own, or accepted its reliability. If any of the 
information provided by others and referred to in the Valuation Report is incorrect, it may have an impact on the 
valuation. The valuation is provided on the proviso that the reliant party accepts this risk. 

API Standards This valuation has been prepared in accordance with the Australian Property Institute (API) Professional Standards. 

Condition of 
Improvements 

Whilst we have carried out a building inspection, we have not completed a detailed structural survey, verified the 
condition of the plant and machinery, tested any of the services or inspected unexposed or inaccessible portions of 
the building. We are therefore unable to state that these are free from defect, rot or infestation. We have viewed the 
general state of repair of the building and have assumed that the improvements are reasonably structurally sound 
considering their age 

Conflict of 
Interest 

Neither the valuer, nor to the best of their knowledge, any member of this firm, has any conflict of interest, or direct, 
indirect or financial interest in relation to this property that is not disclosed herein. 

Encroachment We have physically identified the boundaries upon inspection and there do not appear to be any encroachments. 
However, we are not surveyors and no warranty can be given without the benefit of an identification survey. 

Excluded 
Searches 

The following searches have not been undertaken: Land Survey Plan, Building Survey Plan, Formal Flood, Detailed 
Town Planning, Contaminated Land Register, Heritage Register, Local/State Road Widening, Vegetation Protection, 
Native Title. Our valuation assumes such searches would identify no issues that may affect the value and/or liquidity 
of the property. Should any person relying on the contents of this report be aware or become aware of an issue that 
may affect value and/or liquidity then the searches should be referred to the valuer for comment. 

Goods and 
Services Tax 
(GST) 

We stress we are not experts in assessment of GST. We are not privy to the financial circumstances of the owner(s), 
any agreements executed (or to be executed) between the parties or the previous transactions relating to the property 
which may impact upon the status of the property for GST. We recommend any party relying upon this valuation seek 
independent advice in regard to any GST liabilities which may attach to the property. 

All rentals, outgoings and sale prices quoted in this report are net of GST unless otherwise stated. 

Land Not 
Affected 

Unless identified within the body of this report, we assume, the land is not affected by unstable, hazardous, or toxic 
soil material; however, no professional expert advice has been sought in this regard. This valuation assumes that 
there are no problems, however, should any such issues arise; then this matter should be referred to the Valuer for 
further comment. 

Limited 
Liability 

Liability limited by a scheme approved under professional standards legislation. 

Market 
Movement 

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 of time (including as a result of factors that the Valuer could not reasonably 
have been aware of as at the date of valuation). We do not accept responsibility or liability for losses arising from such 
subsequent changes in value. Without limiting the generality of the above comment, we do not assume responsibility 
or accept liability where the valuation is relied upon after the expiration of 90 days from the date of the valuation or 
such earlier date if you become aware of any factors that have an effect on the valuation. However, it should be 
recognised that the 90 day reliance period does not guarantee the value for that period; it always remains a valuation 
at the date of valuation only. 

No Compliance 
Certificate 

No Compliance Certificate/Certificate of Classification has been obtained. This valuation is subject to the building(s) 
complying in all material respects with any restrictive covenants affecting the site. Furthermore, it is assumed that the 
site improvements have been built, occupied and operated in full compliance with all requirements of law, including 
all zoning, land-use classifications, building, planning, fire and health by-laws (including asbestos and legionnaires 
disease), rules, regulations, orders and codes of all authorities, and that there are no outstanding requisitions. 

No Pecuniary 
Interest 

The valuer has no pecuniary interest in the subject property either past, present or prospective at the date of 
preparing this report and the opinion expressed is free of any bias in this regard. 

Not to be 
reproduced 
without 
permission 

Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents, 
circular or statement, nor published in part or full in any way, without written approval of the form and context in which 
it may appear. 
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Other Taxation 
Implications 

Herron Todd White are not taxation experts and we provide our valuation assessment and any associated sales, rental 
or feasibility analysis, independent of any consideration of income tax, capital gains tax or any other property related 
tax implications that may be associated directly or indirectly with the subject property. 

Reliance and 
Disclosure 

The Report has been prepared for the private and confidential use by the party to whom it is addressed. This valuation 
is for the use of and may be relied upon only by the party/parties to whom it is addressed. No other parties are 
entitled to use or rely upon it and Herron Todd White does not assume any liability or responsibility to any other party 
who does so rely upon the valuation without the express written authority of Herron Todd White. The whole Report 
must be read and any failure to do so will not constitute reliance by such party asserting reliance on the Report. 
Neither the whole nor any part of this valuation or any reference thereto may be included in any published documents, 
circular or statement, nor published in part or full in any way, without the written approval from Herron Todd White 
including the form and context in which it may appear. 

Structural 
Survey 

This valuation report does not purport to be a site or structural survey of the land or improvements thereon, and any 
advice provided is not given in the capacity as an expert. 
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Annexure 1 Letter of Instruction 
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Annexure 2 Certificate of Title 
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Annexure 3 Valuation Record 
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Annexure 4 Shop 1 Lease Extract 
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Annexure 5 Shop 1 Lease Extension Extract 
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Annexure 6 Shop 2 Lease Extract 
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Annexure 7 Shop 2 Lease Extension Extract 
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Annexure 8 Shop 3 Lease Extract 
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Annexure 9 Shop 3 Deed of Assignment 
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Annexure 10 Shop 4 Lease Extract 
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Annexure 11 Shop 4 Lease Extension Extract 
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Annexure 12 SA Planning and Design Code Extract 
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