
 
 
 
 
 
 
 
 
 
 
 
Valuation Report 
 
12-14 Second Avenue,  
Blacktown  NSW  2148 
 
 
 
 

Egan National Valuers (NSW) 
Melbourne • Sydney • Canberra• Brisbane 
Suite 901, 275 Alfred Street 
North Sydney NSW 2060 
Phone 02 8344 8000 
Fax 02 8920 1555 
eganvaluers.com.au 
 
Liability limited by a scheme approved under Professional Standards Legislation 
Egan Australasia Pty Ltd ABN 17 102 907 906 



 
 
 

12-14 Second Avenue, Blacktown NSW 2148 
TL/AOG (18059) 
 

2 

Egan National Valuers 

 
 

 
(Proposed Building) 12-14 Second Avenue, Blacktown 

 

 
(Current site) 12-14 Second Avenue, Blacktown 

 
 



 
 
 

12-14 Second Avenue, Blacktown NSW 2148 
TL/AOG (18059) 
 

3 

Egan National Valuers 

TABLE OF CONTENTS 
 Page 

EXECUTIVE SUMMARY....................................................................................................... 5 

1 INTRODUCTION ........................................................................................................... 8 
1.1 Client Details & Instructions ............................................................................................................... 8 
1.2 Liability Extended To ............................................................................................................................ 8  
1.3 Certification ........................................................................................................................................... 8  
1.4 Date of Valuation .................................................................................................................................. 8  
1.5 Interest Valued ...................................................................................................................................... 8  
1.6 Basis of Valuation.................................................................................................................................. 9  

2 LEGAL DESCRIPTION .............................................................................................. 10 
2.1 Title Details .......................................................................................................................................... 10  
2.2 Registered Proprietor ......................................................................................................................... 10 
2.3 Second Schedule Notations .............................................................................................................. 10 
2.4 Encumbrances & Easements ............................................................................................................. 10 
2.5 Identification ........................................................................................................................................ 11  

3 SITE DETAILS ............................................................................................................. 12 
3.1 Location ................................................................................................................................................ 12  
3.2 Dimensions and Area ......................................................................................................................... 13 
3.3 Topography .......................................................................................................................................... 13  
3.4 Roads and Access ................................................................................................................................ 13  
3.5 Services ................................................................................................................................................. 14  
3.6 Environmental Issues ......................................................................................................................... 15 

4 PLANNING GUIDELINES .......................................................................................... 16 
4.1 Zoning ................................................................................................................................................... 16  
4.2 Summary of Planning Provisions ..................................................................................................... 16 
4.3 Proposed  Use ...................................................................................................................................... 17  
4.4 Development Approval ...................................................................................................................... 17 
4.5 Construction Certificate ..................................................................................................................... 17 
4.6 Floor Space Ratio ................................................................................................................................. 17  
4.7 Heritage Listing ................................................................................................................................... 17  
4.8 Blacktown City Council Planning Proposal ..................................................................................... 18 
4.9 Building Height .................................................................................................................................... 19  

5 IMPROVEMENTS ........................................................................................................ 21 
5.1 General Description ............................................................................................................................ 21  
5.1.1 Construction ...................................................................................................................................... 21 
5.2 Proposed Accommodation ................................................................................................................ 21 
5.2.1 Accommodation and Building Areas ............................................................................................. 23 

6 MARKET COMMENTARY ........................................................................................ 25 
6.1 General Market Overview ................................................................................................................. 26 
6.2 Local Market Overview ...................................................................................................................... 28 
6.3 Sales Evidence – R4 ‘High Density Residential’ & B4 ‘Mixed Use’ ................................................ 30 

7 VALUATION CONSIDERATIONS ........................................................................... 33 
7.1 General Comments ............................................................................................................................. 33  
7.2 Ownership History .............................................................................................................................. 33  
7.3 Saleability ............................................................................................................................................. 33  

8 VALUATION APPROACH ......................................................................................... 34 
8.1 Methodology ........................................................................................................................................ 34  



 
 
 

12-14 Second Avenue, Blacktown NSW 2148 
TL/AOG (18059) 
 

4 

Egan National Valuers 

8.2 Valuation Calculations ....................................................................................................................... 34 
8.2.1 Direct Comparison Approach -Site Value “As Is” with  Development Approval ...................... 34 

9 VALUATION ................................................................................................................. 36 
Appendices 
Letter of Instructions 
Computer Folio Search 
Deposited Plan 
Extract of Building Plans 
Land and Environment Court Approval 
 



 
 
 

12-14 Second Avenue, Blacktown NSW 2148 
TL/AOG (18059) 
 

5 

Egan National Valuers 

EXECUTIVE SUMMARY 
 
 
Property Address: 12-14 Second Avenue,  
 Blacktown NSW 2148 
 
Valuation Instruction From: Bobby Goyal 
 Universal Property Group 
 
Liability Extended To: Reliance upon this report for first mortgage security purposes is 

extended to Alceon Group P/L.  
 
Description of Property: This development site is located in the western Sydney suburb of 

Blacktown in Sydney.  The site comprises a near level lot with an 
approximate area of 2,024 square metres. The site is zoned B4 
‘Mixed Use’ with an FSR of 6.5:1 and a maximum height limit of 56 
metres.  

 
 The site has been cleared of all improvements and currently a 

holding yard for the construction site opposite. For the purpose of 
this valuation we assume that the site will be cleared of all 
construction materials as part of a make good agreement.  

 
A Development Approval (Determination Number: JRPP-16-03340) 
was determined in the Land and Environment Court on the 18th July 
2017 for the construction of an 18 storey mixed use development, 
comprising 9 retail/commercial units on the ground and first floors, 
133 residential apartments (58 x 1 bedroom, 58 x 2 bedroom and 17 
x 3 bedroom) above 3 basement levels containing 136 car parking 
spaces and associated landscaping and stormwater drainage works. 

 
Purpose of Valuation: To assess the market value of the freehold interest “As Is” with 

Development Approval in the abovementioned property for first 
mortgage security purposes. 

 
Date of Valuation: Inspection Date: 16th October 2019 
 Valuation Date: 16th October 2019 
 
Interest Valued: Current Market Value “As Is” with Development Approval, exclusive of 

GST.  
 

Market Value 
“As Is” with Development Approval 

$10,500,000 
(Ten Million Five Hundred Thousand Dollars) 

 
The above value is expressed exclusive of GST 
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Assumptions, Conditions and Limitations 
 

1. The valuation assumes the availability of vacant possession. 

2. The valuation assumes the availability of an encumbrance free fee simple Certificate of Title. 

3. 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 general market movements and 
factors specific to the particular property). 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. 

4. This valuation has been prepared on specific instructions from the instructing party detailed within this report 
for the specific purpose detailed within this report.  The report is not to be relied upon by any other party or for 
any other purpose.  We accept no liability to third parties nor do we contemplate that this report will be relied 
upon by third parties.  Neither the whole of the report or any part of reference thereto, may be published in any 
document, statement or circular nor in any communication with third parties without prior written approval of 
the form and context in which it will appear.  We reserve the right to withhold consent or to review the contents 
of this report in the event that our consent is sought.  Egan National Valuers (NSW) and the individual valuers 
involved in the preparation of this valuation do not have pecuniary interests in the subject property that would 
conflict with the valuation of the property. 

5. We have relied upon the financial information that has been provided to us by those parties instructing and 
have used this information in the preparation of this report.  To the best of our knowledge and investigations all 
information provided to us regarding the financial history, licence requirements and compliance with 
regulations under the various acts affecting this property and business is accurate and a true record of the 
current situation. 

6. The valuation relies upon professional advice provided by Town Planners, Real Estate Agents and Engineers.  

7. The valuation has been based upon the project plans attached to the valuation report. 

8. 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 Lenders Clause) only applies if the lender 
is not a lender regulated by the Banking Act 1959 (Cth). 

9. We advise that Egan National Valuers (NSW) are not holders of an Australian Financial Services Licence and the 
valuation should not be construed as specific financial product advice. 

10. The valuation analysis assumes the land is purchased under the Margin Scheme for GST purposes.  

11. Egan Australasia Pty Ltd grants the instructing party a royalty free, non exclusive, irrevocable licence to use, copy 
and reproduce the Valuation for the purposes of, or in connection with, the purpose for which the Valuation was 
provided. 
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EGAN NATIONAL VALUERS (NSW) 
 

 
 
 
 
TONY LENORD, AAPI 
Certified Practising Valuer 
State Director (NSW) 
Member No. 67997 
 
 
 
 
PHIL MANNELL, AAPI 
Certified Practising Valuer 
Associate, Australian Property Institute 
Member No. 66846 
 
DATE OF SIGNING:   22nd October 2019 
 
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. 
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1 INTRODUCTION 
 

1.1 Client Details & Instructions 
 
We have been instructed by Bobby Goyal of Universal Property Group Pty Ltd to assess the market value 
of the freehold interest “As Is” with Development Approval of the property situated at 12-14 Second 
Avenue, Blacktown NSW 2148, for first mortgage security purposes. 
 
We also confirm this valuation has been prepared in accordance with the API’s Australia and New 
Zealand Valuation and Property Standards. 
 
We attach a copy of the Letter of Instruction, refer Appendices. 
 

1.2 Liability Extended To 
 
Reliance upon this report for first mortgage security purposes is extended to Alceon Group P/L.  
 

1.3 Certification 
 
We also confirm that we have personally inspected the property on the 16th October 2019 and further, we 
have completed appropriate investigations and enquiries, enabling us to report as follows. 
 
We hereby certify that the valuer: 
 
· has no interest financial or otherwise, in the property subject to appraisal or with the parties with 

whom the bank is dealing including the selling agent if any; 
· has a minimum of five years experience in the area and type of valuation that this property 

comprises; 
· Is an Associate Member of the Australian Property Institute with Certified Practising Valuer status; 
· Has current Professional Indemnity Insurance cover to the lesser of: 

a. 20% of the estimated value of the property, or 
b. Ten million dollars ($10,000,000) 

· is independent to the lending transaction involved; and 
· confirms the valuation has been prepared for first mortgage lending purposes. 
 

1.4 Date of Valuation 
 
The date of valuation is 16th October 2019 based on our inspection of the subject property as at that 
date. 
 

1.5 Interest Valued 
 
Current Market Value “As Is” with Development Approval, exclusive of GST. 
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1.6 Basis of Valuation 
 
This valuation has been prepared on the following basis: 
 
Market Value 
 
In accordance with the definition adopted by the Australian Property Institute, market value is defined as 
follows: 
 
“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.” 
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2 LEGAL DESCRIPTION 
 

2.1 Title Details 
 
The subject property is described as being Lot 734 in Deposited Plan 1031601 at Blacktown, in the Local 
Government Area of Blacktown, Parish of Prospect, County of Cumberland, being the whole of the land 
contained and described within Folio Identifier 734/1031601. 
 

2.2 Registered Proprietor 
 
As at the date of Title Search (21st October 2019), the registered proprietor of the land is noted as being: 
 

UPG 30 PTY LTD 
 

2.3 Second Schedule Notations 
 
As at the date of Title Search (21st October 2019), the registered proprietors interests were noted in the 
Second Schedule as follows: 
 
SECOND SCHEDULE (6 NOTIFICATIONS) 
 
1  RESERVATIONS AND CONDITIONS IN THE CROWN GRANT(S) 
2  C543717  COVENANT AFFECTING THE PART SHOWN SO BURDENED IN THE TITLE DIAGRAM. 
3  C906516  COVENANT AFFECTING THE PART SHOWN SO BURDENED IN THE TITLE DIAGRAM. 
4  AH318988  LEASE TO MACKILLOP FAMILY SERVICES LIMITED OF UNIT 3, 12-14 SECOND AVENUE, 

BLACKTOWN TOGETHER WITH CARS SPACES MARKED U3.1, U3.2, U3.3 AND U3.4. 
EXPIRES: 30/4/2015. OPTION OF RENEWAL: 3 YEARS WITH ONE FURTHER OPTION OF 
3 YEARS. 

5  AI324551  LEASE TO CRANE DISTRIBUTION LIMITED BEING UNITS 1 & 2, 12-14 SECOND 
AVENUE, BLACKTOWN. EXPIRES: 19/9/2018. OPTION OF RENEWAL: 5 YEARS. 
AJ745063 VARIATION OF LEASE AI324551 

6  AM561059  MORTGAGE TO WIN SENIOR NO.211 PTY LTD 
 
NOTATIONS 
 
UNREGISTERED DEALINGS: NI 
 

2.4 Encumbrances & Easements 
 
As at the date of Title Search (21st October 2019), the following encumbrances and easements were 
noted on the Certificate of Title: 
 
Covenant C543717 was created on the 27th May 1937 and Covenant C906516 was created in 1940. Both 
relate to the erection of any main building of a less value than three hundred pounds. Both covenants 
are considered to be a historical and not considered detrimental to the value of the subject property. 
 
The valuation assumes that the property is not affected by any additional easements, encumbrances or 
covenants that have not been disclosed by a search of the Title that may otherwise detrimentally affect 
the value of the property. 
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2.5 Identification 
 
The subject property has been identified by reference to the Certificate of Title, street address and 
Deposited Plan.  The subject property has also been satisfactorily identified from visual observations at the 
time of inspection and appears to conform substantially to the identifying features shown on the Titles 
provided. Building structures appear to stand on or within said Title boundaries. 
 
We attach a copy of the Computer Folio Search, refer Appendices. 
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3 SITE DETAILS 
 

3.1 Location 
 
The subject property is located within the suburb of Blacktown, situated approximately 43 kilometres 
west of the Sydney Central Business District (CBD) and approximately 14 kilometres to the west of 
Parramatta. More particularly, the subject is located on the southern side of Second Avenue some 100 
metres west of its intersection with Sunnyholt Road.  
 
Public Buses are provided nearby on Sunnyholt Road and Blacktown train station is located 
approximately 600 metres to the south east of the subject. Blacktown shopping precinct and Westpoint 
shopping centre is located approximately 600 metres to the south east and provides a Woolworths, 
Coles and Aldi as well as a variety of specialist retailers. A variety of schools and parks are also located 
within close proximity with Blacktown Boys High School, Blacktown Girls High School, North Blacktown 
Primary School, Seven Hills West Public School, Coreen Public School and St Bernadette's Primary School 
all in close proximity. 
 
The majority of the surrounding development comprises light industrial buildings and a variety of bulky 
goods retail premises and commercial office buildings to the West and North of the subject. Re- 
developments of these sites into mixed use and high density residential have been constructed of recent 
times with low to medium density residential dwellings occupying land to the east of Sunnyholt Road. 
The location of the property is illustrated as follows: 
 

 
Image courtesy of Google Maps 
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3.1 Location (Continued) 
 
An aerial image of the property and surrounding development is provided below: 
 

 
Image courtesy of Google Maps 

 

3.2 Dimensions and Area 
 
The subject property is generally rectangular in shape. The site features a frontage to Second Avenue of 
37.67 metres and depth of 54.865 metres. 
 
The total site area is approximately 2,024 square metres. 
 

3.3 Topography 
 
The site falls gently from the western boundary to the eastern boundary with a fall of approximately 0.5 -
1 metres across the site.  
 

3.4 Roads and Access 
 
Second Avenue is a two way carriageway carrying low to medium levels of vehicular traffic. It is bitumen 
sealed with concrete kerbing and gutters.  
 
Access to the greater metropolitan area is considered to be good with easy access to the Great Western 
Highway, M4 Motorway and M7 Motorway. 
 

  
Second Avenue – South Easterly aspect Second Avenue – North Westerly aspect 
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3.4 Roads and Access (Continued) 
 
The NSW Long Term Transport Masterplan 2012 has identified the potential upgrade to the North West 
Rail extension from Cudgegong Road to Marsden Park. This will then lead south towards Mount Druitt 
and Blacktown as illustrated in the plan on the following page; 
 

 
 

Recent media reports indicate that the rail line may also be upgraded to Badgerys Creek Airport. 
However, final planning for this has not been determined as at the date of valuation. 
 
The extension of the North-South Rail Link between Cudgegong Road and St Marys is identified as a 0 to 
10 years initiative for investigation and is supported by Infrastructure Australia as a high priority 
initiative. Investigations into the extension of the transport corridor, as identified under State 
Environmental Planning Policy (Sydney Region Growth Centres) 2006, have been commenced by TfNSW and 
such work would form part of the corridor protection work for the North-South Rail Link extension. 
TfNSW is currently engaging in discussion with Department of Planning and Environment and Blacktown 
City Council with regards to the aforesaid works and the implication to the potential developments in 
this area. 
 

3.5 Services 
 
For the purpose of this valuation we have assumed that utility services available to the subject property 
include electricity, water, sewer, NBN, telephone and gas and that these services have capacity for the 
proposed redevelopment of the site. We reserve the right to review this valuation if this assumption is 
incorrect. 
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3.6 Environmental Issues 
 
Soil Contamination 
 
A Preliminary Site Investigation prepared by Martens Consulting Engineers dated August 2016 analysed 
the historical use of the subject site and conducted a site walkover. Conclusive evidence suggests a low 
to medium risk of contamination due to the potential contamination from heavy metals derived from 
pest control chemicals, lead based paints, fuels or oils.  
  
Martens Consulting Engineers consider the site unlikely to be heavily contaminated and is likely to be 
able to be rendered fit for future residential land use. Martens Consulting Engineers have recommended 
a detailed site investigation with soil sampling following demolition and clearing of works to ascertain 
these assumptions.  
 
The subject property is not listed on the Department of Environment and Climate Change NSW record of 
“Contaminated Sites”. Although the site does not appear on the record, it may still be affected by 
contamination as the site has not been regulated by the Environmental Protection Authority.  
 
This valuation has proceeded under the assumption the subject property is not adversely affected by current 
or previous land uses. Should any additional environmental audit reports prove otherwise, then the 
valuation should be returned to the Valuer for re-appraisal. 
 
Flooding 
 
The site is not prone to flooding under normal climatic conditions. 
 
Bush Fires 
 
The site is not prone to bush fires under normal climatic conditions. 
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4 PLANNING GUIDELINES 
 

4.1 Zoning 
 
By virtue of Blacktown Local Environment Plan 2015, the subject property is designated as lying with a ‘B4 
Mixed Use’ zone. The zoning of the property is illustrated as follows: 
 

 
Image courtesy of planningportal.nsw.gov.au 

 
The zoning can be verified by obtaining a Section 149 Certificate from the Blacktown City Council. 
 

4.2 Summary of Planning Provisions 
 
The major objective within this zone is: 
 
B4 Mixed Use Zone 
 
1 Objectives of zone 
 
 •  To provide a mixture of compatible land uses. 
 •  To integrate suitable business, office, residential, retail and other development in accessible 
 locations so as to maximise public transport patronage and encourage walking and cycling. 

 
2 Permitted without consent 
 
Nil 
 
3 Permitted with consent 
 
Boarding houses; Child care centres; Commercial premises; Community facilities; Educational 
establishments; Entertainment facilities; Function centres; Heliports; Hotel or motel accommodation; 
Information and education facilities; Medical centres; Passenger transport facilities; Recreation facilities 
(indoor); Registered clubs; Respite day care centres; Restricted premises; Roads; Seniors housing; Shop 
top housing; Water reticulation systems; Any other development not specified in item 2 or 4 
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4.2 Summary of Planning Provisions (Continued) 
 
4 Prohibited 
 
Agriculture; Air transport facilities; Airstrips; Animal boarding or training establishments; Biosolids 
treatment facilities; Boat building and repair facilities; Boat launching ramps; Boat sheds; Camping 
grounds; Caravan parks; Cemeteries; Charter and tourism boating facilities; Crematoria; Depots; Eco-
tourist facilities; Electricity generating works; Environmental facilities; Exhibition villages; Extractive 
industries; Farm buildings; Forestry; Freight transport facilities; Heavy industrial storage establishments; 
Highway service centres; Home occupations (sex services); Industrial retail outlets; Industrial training 
facilities; Industries; Jetties; Marinas; Mooring pens; Moorings; Mortuaries; Open cut mining; Recreation 
facilities (major); Residential accommodation; Resource recovery facilities; Rural industries; Sewage 
treatment plants; Sex services premises; Storage premises; Transport depots; Truck depots; Vehicle body 
repair workshops; Vehicle repair stations; Warehouse or distribution centres; Waste disposal facilities; 
Water recreation structures; Water recycling facilities; Water supply systems; Wharf or boating facilities; 
Wholesale supplies 
 
We have made enquiries via the NSW Planning Portal website and website of Blacktown City Council. We 
are not aware of any proposed amendments to the zoning which may affect the subject property. We 
have not verified this advice in writing and accordingly this valuation is on the assumption that there is 
no affectation. If this assumption is not correct this valuation will require revision. We recommend that it 
be resubmitted to us for this purpose. 
 

4.3 Proposed  Use 
 
The proposed use of the land being a mixed use retail and residential high density development 
conforms to the provisions of the Planning Scheme.  
 

4.4 Development Approval 
 
Development Approval (Determination Number:JRPP-16-03340) was determined in the Land and 
Environment Court on the 18th July 2017 for the construction of an 18 storey mixed use development, 
containing 9 retail/commercial units on the ground and first floors, 133 residential apartments (58 x 1 
bedroom, 58 x 2 bedroom and 17 x 3 bedroom) above 3 basement levels containing 136 car parking 
spaces and associated landscaping and stormwater drainage works consisting of a combined Gross 
Floor Area of 13,534 square metres.  
 

4.5 Construction Certificate 
 
A Construction Certificate has not been issued. 
 

4.6 Floor Space Ratio 
 
The subject property has a Floor Space Ratio of 6.5: 1 under the provisions of the current Planning Scheme. 
We note that under the existing Development Approval the subject property has achieved a Gross Floor Area 
of 13,534sqm reflecting an FSR of 6.69:1. 

 
4.7 Heritage Listing 

 
The subject property is not noted as being an item of Heritage significance by the Local Council, State or 
Federal Heritage Registers. 
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4.8 Blacktown City Council Planning Proposal 
 
In accordance with the LEP Amendment to Blacktown Local Environment Plan 2015, the Blacktown CBD is 
defined by a ring road formed by Third Avenue, Sunnyholt Road, Newton Road and Balmoral Street as 
shown in the plan below;  
 

 
Image courtesy of LEP Amendment to Blacktown Local Environment Plan 2015 
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 Building Height
 
The current maximum building height of the subject property, according to the Blacktown LEP 2015
amended) is 56
LEP Amendment to ‘Blacktown Local Environment Plan 2015: Blacktown and Mount Druitt CBD’ is 
currently under review and has not been determined to date. 
 
Based on this LE
applicable FSR. 

 
According to this proposal the amendments to the Land Use Zoning, Height of Building and FSR maps in 
Blacktown LEP 2015 seeks the following amendments to maps in Blacktown LEP 2015: 
 
•  remove the B3 Commercial Core zone that applies to land within the Mo

that land to B4 Mixed Use 
•  reduce the area of land zoned B3 Commercial Core in the Blacktown CBD to the area shown on the 

proposed Land Zoning Map and apply the B4 Mixed Use zone 
•  rezone the northern side of Kildare Road, be

Railway Line, in the Blacktown CBD from B4 Mixed Use to B3 Commercial Core 
•  increase the building heights in both CBDs as shown on the proposed Height of Building Maps in 

Figures 10 and 15 and as det
•  remove the FSR controls for the Blacktown and Mount Druitt CBDs. 
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proposed Land Zoning Map and apply the B4 Mixed Use zone 
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Railway Line, in the Blacktown CBD from B4 Mixed Use to B3 Commercial Core 
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The current maximum building height of the subject property, according to the Blacktown LEP 2015 (as 
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4.9 Building Height (Continued) 
 
Discussions with Blacktown Council’s town planners confirm that this proposal has passed exhibition, 
Gateway Determination and Council have adopted the proposed changes and currently this proposal is 
with NSW Department of Planning awaiting the Minister to sign off and for the changes to the LEP be 
gazetted. The approved development will not be affected by these changes to the LEP.  
 
The subject site is located within the area proposed to increase the height limit to 80 metres as 
demonstrated in the plan above. We also note that FSR provisions will be removed and building design 
and approval will be based on setbacks, overshadowing, design and merit. We therefore cannot calculate 
the Gross Floor Area that this increase of building height may allow. For the purpose of this assessment 
based on the current planning controls, we have therefore calculated the yield based on the current 
Approval and FSR of 6.69:1 and a 56 metre height restriction.  
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5 IMPROVEMENTS 
 

5.1 General Description  
 
The site has been cleared of all improvements and currently a holding yard for the construction site 
opposite. For the purpose of this valuation we assume that the site will be cleared of all construction 
materials as part of a make good agreement.  
 

5.1.1 Construction 
 
The proposed improvements are more particularly depicted as follows: 
 
Structure  
 
Footings : Concrete slab on ground. 
 
Walls : External walls comprise of Alucobond cladding to structural columns 

and rendered Hebel Panel.  
 
Floors : Concrete flooring throughout.  
 
Windows : Powder coated aluminium framed windows. 
 

5.2 Proposed Accommodation 
 
The proposed accommodation comprises an 18 storey mixed use development containing a total 133 
residential units with a unit mix comprising 58 x one bedroom, 58 x two bedroom and 17 x three 
bedroom units with lift access.  The three basement levels will provide a total of 136 car parking spaces. 
Bike storage areas (45 Bicycle) have been provided within the basement areas. There are two levels of 
commercial/retail space comprising a combined Gross Floor Area of 864.3 sqm.  
 
Ground Floor Level  
5 retail suites are proposed with a total GLAR of 394.9 sqm is proposed at Ground Floor with 2 suites 
gaining direct street exposure, 2 suites achieving internal access via a pedestrian access pathway 
(arcade) and the rear suite with additional external seating area. The development proposes a dedicated 
“Residential” (three lifts) and “Commercial” (one lift) lobby at Ground floor. Public Amenities will be 
available for patrons of a Café area proposed at the rear of the arcade.  
 
First Floor Level  
469.4sqm NLA of commercial floor space is proposed at this level in addition to a residential “Common 
Room”, various plant rooms, circulation corridors and fire stairs.  
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5.2 Proposed Accommodation (Continued) 
 
Level 2 to Level 17  
A swimming pool and common open space terrace areas are located at Level 2 together with six 
apartments.  
 
Levels 3 to 17 continue to see residential apartments in various configurations culminating in a roof 
terrace over Level 17 providing further common open space from the Project.  
 
1, 2 and 3 bedroom units generally comprise: 
 
· Open plan kitchen  
· Open plan  living and dining room; 
· Laundry cupboard; 
· Private balconies; 
· 1, 2 or 3 bedrooms with built in wardrobes; 
· Bathroom with bath, shower, toilet and hand basin; 
· Ensuite to main with toilet, shower and hand basin;  
· Single car space within the secure basement; and 
· Basement level storage. 
 
Asbestos 
 
We have been provided with a Preliminary Site Investigation prepared by Martens Consulting Engineers 
dated August 2016.  The report notes that there may have been potential contaminants from previous 
dwellings demolished prior to 2002 including asbestos but notes that the site is considered to be low 
risk. 
 
We therefore recommend that if the lender is concerned about the potential for asbestos that they 
obtain expert advice as to any existence or extent of asbestos, the extent of any risk it may pose to 
occupants of the building and the extent of any costs to remediate to an acceptable standard and refer 
such advice to the valuer for perusal.  Please note that should the building require capital works as a 
consequence of such advice, the valuation may require downward revision.  The valuation is predicated 
on the assumption that the level of asbestos contained within the subject property does not have a 
material impact on the value determined herein.  Should this assumption not be correct, we recommend 
that the valuer be consulted to assess any effect on the value stated in this report. 
 
Pests and Vermin 
 
Although our visual inspection of the property did not disclose any obvious indications of vermin 
infestation, we are not pest inspection experts. This valuation is made on the assumption that the 
property is not affected by pest infestation. This assumption is verifiable by obtaining a comprehensive 
pest inspection report from a qualified expert. Should this report disclose any pest infestation, we 
recommend that the valuer should be consulted to reassess any effect on the value stated in this report. 
 
Occupational Health and Safety 
 
There were no obvious matters identified that would affect Occupational Health and Safety, as at the 
time of inspection. 
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6 MARKET COMMENTARY 
 
The Reserve Bank of Australia has decided to lower the cash rate by 25 basis points to 0.75% at the 
October 2019 meeting. The Board took this decision to lower interest rates further to support 
employment and income growth and to provide greater confidence that inflation will be consistent with 
the medium-term target. 
 
Interest rates are very low around the world and further monetary easing is widely expected, as central 
banks respond to the persistent downside risks to the global economy and subdued inflation. Borrowing 
rates for both businesses and households are also at historically low levels. The Australian dollar is at its 
lowest level of recent times. Economic growth in Australia over the first half of this year has been lower 
than earlier expected, with household consumption weighed down by a protracted period of low income 
growth and declining housing prices.  
 
Global economic expansion is continuing with a number of advanced economies growing at above trend 
rates and unemployment rates are low at 5% as at February 2019, but ticked up to 5.2 per cent in April. 
Growth in international trade remains weak and the increased uncertainty is affecting investment 
intentions in a number of countries. In China, the authorities have taken steps to support the economy, 
while addressing risks in the financial system. Globally, inflation rates remain low with 1.8%; although it 
has increased in some economies and further increases are expected, given the tight labour markets. In 
most advanced economies, inflation remains subdued, unemployment rates are low and wages growth 
has picked up. 
 
The adjustment in established housing markets is continuing, after the earlier large run-up in prices in 
some cities. Conditions remain soft, although in some markets the rate of price decline has slowed and 
auction clearance rates have increased. Growth in housing credit has also stabilised recently. Credit 
conditions have been tightened and the demand for credit by investors has been subdued for some 
time. Mortgage rates remain low and there is strong competition for borrowers of high credit quality. 
 
Global financial conditions remain accommodative. Long-term government bond yields have declined 
further and are at record lows in a number of countries, including Australia. Bank funding costs in 
Australia have also declined, with money-market spreads having fully reversed the increases that took 
place last year. Borrowing rates for both businesses and households are at historically low levels. The 
Australian dollar is at the low end of its narrow range of recent times. 
 
Conditions in most housing markets remain soft, although there are some tentative signs that prices are 
now stabilising in Sydney and Melbourne. Growth in housing credit has also stabilised recently. Demand 
for credit by investors continues to be subdued and credit conditions, especially for small and medium-
sized businesses, remain tight. Mortgage rates are at record lows and there is strong competition for 
borrowers of high credit quality. Australia’s terms of trade have increased in the past couple of years due 
to rises in some commodity prices. While terms of trade are expected to decline over time, they are likely 
to stay at a relatively high level. The outlook for the labour market remains positive. Employment growth 
continues to be faster than growth in the working-age population. Wage growth remains low and is likely 
to continue, although improvement in the economy should see some lift in wage growth over time.  
 
The recent inflation outcomes have been lower than expected and suggest subdued inflationary 
pressures across much of the economy. The central scenario remains for underlying inflation to be 1¾ 
per cent this year, 2 per cent in 2020 and a little higher after that. 
 
The low level of interest rates is continuing to support the Australian economy. Further progress in 
reducing unemployment and having inflation return to target is expected, although this progress is likely 
to be gradual.  (Source: RBA) 
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6.1 General Market Overview 
 
The Sydney residential market experienced strong levels of growth from 2003 through to the end of 
2017 and mid 2018 in some markets. This prolonged period of price growth effectively missed the 
traditional down-cycle that would typically be expected during such a prolonged period. The growth in 
property values was seen to have been fuelled by high demand from investors and consistent 
population growth with Sydney and Melbourne growing from the lion’s share of foreign migration and 
lack of job opportunities in rural areas. By 2017 fears grew that the Sydney market was over heated with 
justified concerns regarding loan serviceability and housing affordability taking into consideration 
median incomes and limited income growth in recent years. Consequently the fear of missing out has 
now swung to a fear of not getting out for many investors resulting in falling housing values across the 
Sydney market in recent years. 
 
The Sydney metropolitan region is bound by topographical constraints that have limited development 
and shaped the north and south west growth corridors. It is anticipated that Sydney’s population will 
continue to expand and by 2031 an additional 1.6 million residents will need homes meaning 664,300 
new dwellings will be required. Up to 181,000 of these new homes will be provided in the growth centres 
of Western Sydney, where the population is growing at a rate of about 36,000 people per year (1.8%), 
slightly higher than the average growth rate of 1.7% for the Sydney metropolitan region.  
 
The NSW Department of Planning forecasts the construction of 191,550 new homes in Greater Sydney in 
the next five years, based on current programs and initiatives. The majority of dwellings concentrated 
within the Parramatta and Blacktown Council areas. This is a 22 per cent increase, or an extra 34,300 
new homes, compared with the last 5 years when 157,250 new homes were completed.  
 

 
    NSW Department of Planning 2019 
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6.2 General Market Overview (Continued) 
 

In 2017-18 a record 42,500 homes were completed across Greater Sydney, on the back of strong housing 
approvals and commencements, a healthy economy and record low interest rates. However, the housing 
construction boom and growth in median house prices has impacted housing affordability, which has 
deteriorated with the past decade seeing median values rise 88.3% compared to a more moderate 41.2% 
increase in gross household incomes. As at December 2018, Sydney was the nation’s least affordable 
housing market and rental affordability was only marginally lower than the most unaffordable major 
region in Australia.  
 
The graph below represents the five local government areas with the highest number of additional 
homes forecast to be built in Sydney over the next five years from 2018/2019 to 2022/2023.  
 

 
NSW Department of Planning 2019 

 
In recent years, Chinese investors have been the biggest group of foreign buyers in the Australian real 
estate market with some analysts indicating they have purchased 25% of new stock comprising some 
80% of foreign demand in 2017. The introduction of capital controls in China in early 2017, limiting the 
ability for citizens to get their money out of the country, especially for property purchases, largely 
explained the drop off in offshore demand seen in recent years. This coincided with the Australian 
government increasing taxes in relation to foreign investors including stamp duty rising from 4% to 8% 
and land tax rising from 0.75% to 2.0% with additional penalties in relation to properties that are not 
occupied ($5,500 per annum ghost tax). Australian financiers have also increased their scrutiny of foreign 
investors making it harder for many buyers to attain finance. According to Australia’s Foreign Investment 
Review Board (FIRB), 13,198 residential real estate applications were approved for proposed investment 
in 2016/17, totalling $25.2 billion, well down on the 40,149 approvals, totalling $72.4 billion, granted in 
the prior financial year. 
 
As we near the end of 2019, the two great unknowns facing residential markets at the beginning of 2019 
- the final report of the Banking Royal Commission and the federal election - are behind us. The 
outcomes of both show signs emerging that a controlled relaxation of credit constraints is being 
managed. The October interest rate cuts should provide a further boost. The Coalition’s election victory 
means proposed taxation changes impacting investment property are off the agenda, while first home 
buyers have received a modest additional assistance package.  
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6.2 General Market Overview (Continued) 
 
 Western Sydney is also seen to benefit from the construction of Badgerys Creek Airport and associated 

surrounding development. This $5.3 Billion project is anticipated to be completed by 2026 and will 
provide a full service international and domestic airport. Greater Western Sydney currently has a 
population of some 2 million people and is Australia’s fourth largest city by population and is the 3rd 
largest economy in the country. The population is anticipated to grow by over 1 million people by late 
2038. 
 
In general, the suburban office markets continue to experience strong demand as businesses are 
increasingly having a preference for a metro location. This increasing demand can be attributed to the 
diminishing supply within the CBD and increasing rents that are driving the pool of occupiers further into 
the main suburban CBD’s. These businesses include creative type industries, technology, property and 
the health and education sectors.  

Currently, Parramatta maintains the record as the tightest office market in Australia with a vacancy rate 
of 3.0 per cent as at January 2019. Prime office space remains at a severe shortage, with the A Grade 
vacancy rate was sitting at 0.8 per cent with no new supply in the region over the past six months. The 
lack of supply is expected to continue until at least until the end of 2020, when several new office 
developments will complete. Nevertheless, speculative supply will be limited as most of the upcoming 
developments have high levels of pre-commitment. Although the current statistics for Blacktown’s 
vacancy rates are limited, we anticipate that there will be a flow on effect, with office absorption of A 
Grade space readily taken up as available stock reduces in the Parramatta and Norwest central business 
districts. 
 

6.2 Local Market Overview 
 
RPData statistics indicate a -13.91% decrease in Blacktown’s median unit prices over the 12 month 
period to July 2019, following a 1.85% increase over 2018, 13.92% increase in 2017, a 7.73% increase in 
2016, 20.22% growth in 2015 following a 13.14% growth in 2014. The current median unit price as at July 
2019 was $473,500. The following graph illustrates the fluctuating growth since 2010.  

 

 
 
The Greater Sydney Commission has anticipated that Sydney will need around 725,000 additional homes 
over the next 20 years to accommodate a growing and ageing population. Sydney’s population is 
projected to grow by around 1.74 million people by 2036. The ageing of the population means that even 
without any population growth, Sydney would still need around 140,000 additional homes due to a fall in 
average household size (with proportionally more ‘empty nesters’ and single person households).  
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6.2 Local Market Overview (Continued) 
 
The apartment market in Sydney is in a downturn with the latest data from CoreLogic showing 
apartment price growth in Sydney declining. This decline is holding slightly better than the housing 
market largely due to affordability and the ability to achieve credit to buy into the housing market. 
Tighter credit conditions and strong supply are also driving the decline. We also note a significant slow 
down in the rate of sale for newly constructed unit buildings and those under construction across the 
Sydney market as buyers are holding off purchase decisions due to the current market sentiment and 
ongoing media attention surrounding the poor building regulations surrounding Mascot and Opal 
Towers. In general, purchasers are more cautious of buying ‘Off the Plan’ units following the 
repercussions of the damage to these recently constructed Sydney buildings, the escalating levies that 
are to be paid by the owners and  non habitable units whilst faults are rectified contributing to the poor  
market sentiment.  
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The sales evidence noted above of residential development sites reflects a value range of $58,538 
per unit for a development site located in Blacktown with a proposed unit yield of 160 units that 
sold in July 2018 as a receiver sale to a development site located in Rouse Hill that sold with a 
potential for a 397 units and 2,500m2 of commercial space reflecting $72,418 per unit that sold in 
December 2018.  
 
We note the sale of 16 Third Avenue in July 2018 for the consideration of $5,750,000 with 
Development Approval for demolition of existing structures and construction of a 17 storey mixed 
use development comprising 97 residential units (16 x studio, 31 x one bedroom and 50 x two 
bedroom) and 2 floors of commercial suites comprising 707 square metres of NLA and five levels 
of basement parking. The approved development comprises a high proportion of studios and one 
bedroom units indicating a poor development mix with a end product that may be slow to sell. 
Based on the potential GFA of 6,617 square metres we have calculated a potential 66 units based 
on a 100m2 unit PGFA reflecting $87,121 per unit.  
 
2-6 First Avenue sold for $10,000,000 and sold with DA for an 18 storey apartment building with 
ground and podium level retail/commercial of 1,057sqm and 150 units with an average unit size 
of 70sqm. This was a receiver sale and is considered reflective of a forced sale value. The rate 
reflected was $59,278 per unit. Given that the subject reflects an average unit size of 77.5sqm we 
consider a higher rate to be applicable for the subject. 
 
Having regard to the size of the proposed development, the overall proposed GFA for the 
reflecting 13,534 sqm, the proximity to schools, shopping facilities and the Blacktown train 
station. We are of the opinion that a suitable rate is central of the range, given the demographics 
of the area, the expected gross realisation upon completion and the size of the development. We 
have ultimately adopted a rate range of $65,000-$75,000 per unit for the land value component of 
the subject development “As Is” with Development Approval.  
 
The sales evidence noted above reflects a value range per square metre of potential gross floor 
area are generally seen to vary from $478 per sqm of GFA for a site in Rouse Hill that sold in June 
2018 to $869 per sqm of GFA for a site reflecting 6,617 square metres of potential GFA situated in 
Blacktown which sold in July 2018. We note that the above rates are Gross Floor areas and include 
the common areas required within a building structure. 
 
On a rate per square metre of potential Gross Lettable Area Retail basis an appropriate rate is 
considered central of the range as disclosed by the evidence, we have ultimately adopted a rate 
range of $725 to $775 per sqm of GLAR for the purpose of this valuation. 
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7 VALUATION CONSIDERATIONS 
 

7.1 General Comments 
 

This development site is located in the western Sydney suburb of Blacktown in Sydney.  The site 
comprises a near level lot with an approximate area of 2,024 square metres. The site is zoned B4 
‘Mixed Use’ with an FSR of 6.5:1 and a maximum height limit of 56 metres.  
 
A Development Approval (Determination Number: JRPP-16-03340) was determined in the Land 
and Environment Court on the 18th July 2017 for the construction of a 18 storey mixed use 
development, containing 9 retail/commercial units on the ground and first floors, 133 residential 
apartments (58 x 1 bedroom, 58 x 2 bedroom and 17 x 3 bedroom) above 3 basement levels 
containing 136 car parking spaces and associated landscaping and stormwater drainage works. 
 
The site has been cleared of all improvements and currently a holding yard for the construction 
site opposite. For the purpose of this valuation we assume that the site will be cleared of all 
construction materials as part of a make good agreement. Development of the surrounding area 
is commencing with an apartment building currently under construction and nearing completion 
directly opposite the subject. We note that the subject development includes a high number of 1 
bedroom units in comparison the sales evidence as noted, consequently we are of the opinion 
that a suitable rate per unit is central of the range as noted by the sales evidence. 
 

7.2 Ownership History 
 
We have been provided with a copy of the contract dated the 3rd March 2017 for the reported 
consideration of $8,200,000 according to RP Data the property settled on the 12th July 2017. 
 

7.3 Saleability 
 
It is considered that the most appropriate method of sale for a property of this nature is by an 
expression of interest campaign. 
 
Given the salient factors, it is also considered that a selling period in the order of 5-6 months 
would be appropriate for a property of this nature. 
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8 VALUATION APPROACH 
 

8.1 Methodology 
 
In arriving at our opinion of value we have considered relevant general and economic factors and 
in particular, have investigated recent sales of comparable properties that have occurred in the 
surrounding Blacktown market. 

 
The most appropriate method of valuation for a property of this nature is by “Direct Comparison” 
where the subject property is compared directly with sales of other properties in similar locations 
and adjustments made for small points of difference. 
 

8.2 Valuation Calculations 
 

8.2.1 Direct Comparison Approach -Site Value “As Is” with  Development Approval 
 
The sales evidence noted above of residential development sites reflects a value range of $58,538 
per unit for a development site located in Blacktown with a proposed unit yield of 160 units that 
sold in July 2018 as a receiver sale to a development site located in Rouse Hill that sold with a 
potential for a 397 units and 2,500m2 of commercial space reflecting $72,418 per unit that sold in 
December 2018.  
 
We note the sale of 16 Third Avenue in July 2018 for the consideration of $5,750,000 with 
Development Approval for demolition of existing structures and construction of a 17 storey mixed 
use development comprising 97 residential units (16 x studio, 31 x one bedroom and 50 x two 
bedroom) and 2 floors of commercial suites comprising 707 square metres of NLA and five levels 
of basement parking. The approved development comprises a high proportion of studios and one 
bedroom units indicating a poor development mix with a end product that may be slow to sell. 
Based on the potential GFA of 6,617 square metres we have calculated a potential 66 units based 
on a 100m2 unit PGFA reflecting $87,121 per unit.  
 
2-6 First Avenue sold for $10,000,000 and sold with DA for an 18 storey apartment building with 
ground and podium level retail/commercial of 1,057sqm and 150 units with an average unit size 
of 70sqm. This was a receiver sale and is considered reflective of a forced sale value. The rate 
reflected was $59,278 per unit. Given that the subject reflects an average unit size of 77.5sqm we 
consider a higher rate to be applicable for the subject. 
 
Having regard to the size of the proposed development, the overall proposed GFA for the 
reflecting 13,534 sqm, the proximity to schools, shopping facilities and the Blacktown train 
station. We are of the opinion that a suitable rate is central of the range, given the demographics 
of the area, the expected gross realisation upon completion and the size of the development. We 
have ultimately adopted a rate range of $65,000-$75,000 per unit for the land value component of 
the subject development “As Is” with Development Approval.  
 
The sales evidence noted above reflects a value range per square metre of potential gross floor 
area are generally seen to vary from $478 per sqm of GFA for a site in Rouse Hill that sold in June 
2018 to $869 per sqm of GFA for a site reflecting 6,617 square metres of potential GFA situated in 
Blacktown which sold in July 2018. We note that the above rates are Gross Floor areas and include 
the common areas required within a building structure. 
 
On a rate per square metre of potential Gross Lettable Area Retail basis an appropriate rate is 
considered central of the range as disclosed by the evidence, we have ultimately adopted a rate 
range of $725 to $775 per sqm of GLAR for the purpose of this valuation. 
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8.2.1 Direct Comparison Approach -Site Value “As Is” with  Development Approval 
(Continued) 
 
Our calculations are as follows: 
 
Residential Component 

 $65,000 per unit    = $8,645,000 
133 Units                   @ $70,000 per unit = $9,310,000 
  $75,000 per unit = $9,975,000 
   
 Adopt $9,300,000 

 
Retail/commercial component Net Floor Area Basis:   
  

 $725 = $1,153,475 
1,591 sqm                   @ $750 = $1,193,250 
  $775 = $1,233,025 
   
Adopted Value on a direct comparison approach $1,200,000 

 
Current Market Value “As Is” with Development Approval  
 

Residential Use Portion $9,300,000 
Commercial Use Portion $1,200,000 
Total Indicated Site Value $10,500,000 
Adopted Site Value $10,500,000 

 
 

  



 
 

12-14 Second Avenue, Blacktown NSW 2148 
TL/AOG(18059)  
 

36 

9 VALUATION 
 
We are of the opinion that the current market value of the property situated at 12-14 Second 
Avenue, Blacktown, NSW 2148 on the basis set out herein and on the assumption that the 
property has clear and marketable Title, free from any onerous easements or encumbrances and 
subject to the comments contained within this report, as at 16th October 2019, for first mortgage 
security purposes, is as follows: 
 

Market Value  
“As Is” with Development Approval 

$10,500,000 
(Ten Million Five Hundred Thousand Dollars) 

 
These values are subject to the details contained within this Valuation Report. The values are 
provided exclusive of GST and subject to the statement of assumptions, conditions and limitations 
detailed within the Executive Summary of this report. 
 
EGAN NATIONAL VALUERS (NSW) 
 

 
 
 
 
TONY LENORD, AAPI 
Certified Practising Valuer 
State Director (NSW) 
Member No. 67997 
 
 
 
 
PHIL MANNELL, AAPI 
Certified Practising Valuer 
Associate, Australian Property Institute 
Member No. 66846 
 
 
DATE OF SIGNING:   22nd October 2019 
 
IMPORTANT:  The counter signatory who has read and signed this report, verifies that the report 
is genuine and is endorsed by Egan National Valuers (NSW). The opinion of value expressed has 
been arrived at by the prime signatory alone. 
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