
 

Valuation Report 
 

 

255-257 Gympie Road 

Kedron  Brisbane  Qld  4031 

Date of Valuation: 21 November 2018 



255-257 Gympie Road, Kedron  Brisbane  Qld  4031 

5294:  (MC)  

 

 
255-257 Gympie Road, Kedron



255-257 Gympie Road, Kedron  Brisbane  Qld  4031 

Page ii 

 

Property Details 

Address 255-257 Gympie Road, Kedron, Brisbane, Queensland. 

Prepared for and Purpose Instructed by Mr Bryce Barnett of Augusta Capital Limited to prepare a valuation 
to be relied upon by: 

• the Commonwealth Bank of Australia (Bank) and Bank Group Members for 
first mortgage security purposes only; 

• Augusta Funds Management Limited for Asset and Financial Reporting 
purposes only; and 

• Staples Rodway Taranaki Chartered Accountants for Asset and Financial 
Reporting purposes only. 

Registered Owner Sabraja Projects Pty Ltd. 

Interest Valued Fee simple subject to the existing leases. 

Land Area: 255 Gympie Road: 562 square metres. 

257 Gympie Road: 8,347 square metres. 

Total Land Area: 8,909  square metres. 

Planning Identified by the Brisbane City Council as being within a part ‘LMR2 Low medium 
density residential (2 or 3 storey mix)’ area and part ‘NC Neighbourhood Centre’ 
area and subject to other constraints. 

Description The property is located within the established mixed-use suburb of Kedron, 
approximately 7 radial kilometres north of the Brisbane CBD.  Kedron is an area 
characterised by low-medium density residential with low rise commercial 
development along Gympie Road.   

The land is improved with three buildings of varying ages and construction 
including a two storey commercial building, two storey showroom/office building 
and a two storey childcare facility recently completed in 2017. The buildings 
provide 4,579 square metres of lettable area and on-site car parking for 136 
vehicles. 257 Gympie Road provides B-grade office accommodation (Ingenia 
and C & K Offices) however has been refurbished internally to a modern A-grade 
standard. The building is also accredited with a 4.5-star NABERS energy rating.   

At the date of valuation, the property is fully leased to six tenants, providing a 
passing net income of $1,391,917 per annum or about $304 per square metre of 
Net Lettable Area (NLA).  

Net Lettable Area 4,579 square metres. 

Car Spaces 136 spaces, providing a parking ratio of 1:34. 

Vacancy Nil. 

Lease Expiry 7.69 years by income weighting and 7.89 years by area weighting. 

Major Issues The property is subject to a Put and Call Option Deed dated 20th November 
2018, with a Contract of Sale for $21,500,000 exclusive of GST between Augusta 
Funds Management Limited (Buyer) and Sabraja Projects Pty Ltd (Seller).  

Should the Put and Call Option Deed and/or Contract of Sale change, then the 
intending lender should notify us immediately for further comment or 
reassessment.   

Valuation Approaches The property has been valued utilising the ‘capitalisation’ and ‘discounted cash 
flow’ approaches, and reconciled with the ‘direct comparison’ approach on a rate 
per square metre of net lettable area basis. 

Critical Conditions There are no outstanding incentives or abatements.  

Date of Inspection 21 November 2018. 

Date of Valuation 21 November 2018. 

Market Value $21,500,000 exclusive of GST. 

Valuer Michael Coverdale  AAPI 

Certified Practising Valuer 

Registration No. 3651 

Director 

Primary Valuer 
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Valuation Summary 

Income   

Gross Income   

   Passing $1,622,385 pa - $354/m² 

   Market $1,824,321 pa - $398/m² 

Adopted Outgoings -$230,468 pa - $50/m² 

Net Income   

   Passing $1,391,917 pa - $304/m² 

   Market $1,593,853 pa - $348/m² 

Capitalisation Approach   

Capitalisation Rate 6.75% 

Adjustments -$2,089,088 

Indicated Value $21,523,560 / $21,500,000 (Rounded) 

DCF Approach   

Discount Rate 7.75% 

Adopted Rental Growth 3.02% pa – ten year compound average 

Terminal Yield 7.00% 

Letting-Up Allowances $1,172,986 over the ten year cash flow (excl. lost income during vacancies) 

Capital Expenditure $1,443,817 over the ten year cash flow 

Indicated Value  $21,675,850 / $21,680,000 (Rounded) 

Valuation Analysis   

Adopted Value $21,500,000 

Value /m² NLA $4,695/m² 

Passing Yield 6.47% 

Equated Market Yield 6.76% 

Reversionary Yield 7.41% 

Internal Rate of Return 7.86% 

 

All data provided in this summary is wholly reliant on, and must be read in conjunction with, the 

information provided in the following report.  It is a synopsis only, designed to provide a brief overview 

and must not be acted upon in isolation. 
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Risk Assessment 

Asset • The properties are held in fee simple over two separate titles and have no 
onerous encumbrances affecting the utility of the land.  

• The properties are subject to burdening and benefiting access easements, 
however these are not considered to detrimentally impact the current use of the 
land. 

• It is located within an established mixed-use suburb of Kedron, approximately 7 
radial kilometres north of the Brisbane CBD.  The property is slightly removed 
from the major neighbourhood centres such as Chermside, Lutwyche and Albion 
but within the major north corridor and well exposed along a major arterial road, 
Gympie Road.  The location of the asset is considered a major strength and it 
considered a significant land holding for a recognised area.  

• Access to the property is easy and direct via both public (northern corridor 
Busway) and private modes of transport (Airport Link and Clem 7 tunnel 
infrastructure).  The location affords a high degree of exposure to passing 
vehicular and pedestrian traffic. 

• The land is improved with three buildings of varying ages and construction 
including a two storey commercial building, two storey showroom/office building 
and a two storey childcare facility recently completed in 2017. The buildings 
provide 4,579 square metres of NLA and on-site car parking for 136 vehicles, 
reflecting a good parking ratio of 1:34 for suburban/middle ring location.  

• The office accommodation (building A) has been refurbished and is considered 
to be a B-grade building however the fitout presents to an A-grade standard and 
is accredited with 4.5-star NABERS energy rating.   

• The childcare facility is new being completed in 2017. It comprises a 100-place 
centre, providing good/new quality accommodation well suited for its uses.  The 
grounds contain an array of child activity areas including play equipment.  
Adequate on-site parking is provided for this use.  

• The improvements provide a good diversified mix of use (childcare, office and 
retail), ranging from a semi-modern to new standard of accommodation, which 
has been refurbished periodically with ample car parking available.  Having 
regard to the age of the improvements and the purpose to which they are used, 
the buildings are considered to provide good level of utility for the current and 
potential users.   

• The current mixed-use of the property is consistent with the highest and best 
use, with the large land holding and zoning allowing for further redevelopment 
when market condition permit (mixed-use development height of three storeys).   

Leasing and Cash Flow • At the date of valuation, the property was fully leased to six tenants, providing a 
passing net income of $1,391,917 per annum or about $304 per square metre 
of Net Lettable Area.  

• The property currently has a medium to long term WALE of 7.69 years by income 
weighting and 7.89 years by area weighting which is considered a positive. 

• The tenants provide an average to above-average leasing covenant with an 
overall low level of default risk.   

• Cash flow volatility from the leases is expected to be minor in the short term due 
to the impending lease expires.  Major tenants including Ingenia, C & K Childcare 
and office are on long leases providing high security of income, reflecting 
approximately 75% of the total NLA.  

• The passing income for the childcare centre is within market parameters, albeit 
towards the lower range for new centres.  

• The passing office income overall is below market. We have assessed a gross 
rental range of $350/m² to $440/m² (inclusive of car parking income). A leasing 
period-up of 12 months is considered appropriate and we have allowed for a 
market incentive of 30% trending to 20% over the ten year horizon being in 
context to our adopted face rentals.  

• The passing retail income is at market. A leasing-up period of six months is 
considered appropriate and we have allowed for a market incentive of 15%.  

• We have adopted an outgoings budget reflecting a rate of $50.34 per square 
metre which is considered reflective of the ongoing costs of ownership of the 
property.   

Risk Assessment 
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Risk Assessment 

• Due to the leases being structured on both a net and gross basis, there is the 
potential risk of income erosion due to possible increases in outgoings. 
Specifically, given the property is a large land holding, statutory costs could be 
an impact to the cashflow going forward.  

• There is the potential for short to medium term capital expenditure costs to 
impact the cashflow. Appropriate allowances have been included in our 
assessment, equating to approximately $1,440,000 over the ten year horizon. 

• As a positive the income has annual fixed increase ranging from 3% to 4%, which 
is above expected market rental growth over the short-term.  

• Overall the building is considered to possess average tenant retention prospects, 
given that it provides a good standard of accommodation, good exposure, ample 
parking and is situated near a variety of retail and transport amenity.  

Investment • Overall investment demand for property with sound investment characteristics is 
currently very strong due to the weight of money and low interest rate regime.   

• There is however a significant aversion to leasing risk prevailing with the market; 
particularly for stock with high vacancy where investor demand is likely to be 
limited.  

• The key characteristics that would receive due consideration from a potential 
purchaser include its above-average location, the overall good condition of the 
improvements, below market rentals, the stable cash flow security and low 
volatility, the spreading of risk through diverse multi-tenanted occupancy and the 
average to above average tenant calibre. The property also has a significant land 
holding for its location and is considered to underlying land value. 

• Consequently, if offered to the open market, the property is likely to be met with 
good demand. A selling period of six months is considered appropriate.  The 
most likely purchaser of the property would be private investors or syndicates.  

• While the current market is still buoyant, it is being driven by the low interest rate 
environment.  We expect that once the macro interest rate environment begins 
an upward cycle that yields on such investments may soften.  We cannot predict 
the timing of this and may only point out the potential for future value risk. 

Asset Management • Professional management is recommended. 
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Critical Assumptions 

• The encumbrances that are detailed within this report have been considered in our assessment of market 
value.  If there are any encumbrances, encroachments, restrictions, leases or covenants which are not noted 
in this report, they may affect our assessment.  If any such matters are known or discovered, we should be 
advised and asked as to whether they affect our assessment. 

• We have physically identified the boundaries of the property on inspection and there do not appear to be 
any encroachments.  We are not qualified surveyors and no warranty can be given without the benefit of an 
identification survey.  If there is any doubt in respect of these issues, we recommend that a check survey be 
undertaken by a qualified surveyor and that the survey be sent to us for advice as to whether our assessment 
of value is affected. 

• The flood level information has been relied upon in our assessment of value and no responsibility is accepted 
for the accuracy of the information provided.  Should it prove incorrect in any material respect, the matter 
should be referred to us for review of the valuation as deemed appropriate. 

• No soil tests, environmental studies, or reports have been made available to us.  Accordingly, our valuation 
is made on the assumption that there are no environmental problems in any way affecting the property, 
including surface or below ground conditions, toxic or hazardous wastes, building material hazards or 
unexploded ordnances.  Any such matters may adversely affect the property or its use and our assessment 
of value.  Should any such matters be known or discovered no reliance should be placed on our assessment 
of value unless we have been advised of these matters and we have confirmed that our assessment is not 
affected. 

• The planning information set out in this report has been obtained from the Brisbane City Council.  We have 
relied upon this information in assessing the value of the property.  No responsibility is accepted for the 
accuracy of that information and if it is wrong in any significant respect, our assessment of value may be 
different.  Should you have concerns regarding the validity of this information, we would recommend that a 
formal enquiry be made with the appropriate authority. 

• The valuation is subject to the current improvements and uses as inspected being approved, lawful and 
compliant with all requirements of Council and other regulatory authorities including but not limited to the 
Queensland Fire and Emergency Services, the Building Code of Australia and the Queensland Development 
Code. 

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

• We have relied upon the lettable areas indicated on plans provided.  Should any subsequent surveys indicate 
a variation to the areas adopted within, the matter should be referred to us for review of the valuation as 
deemed appropriate. 

• This valuation report does not purport to be a site or structural survey of the improvements, nor was any 
such survey undertaken.  Overall, we have assumed that detailed reports with respect to the structure and 
service installations of the improvements would not reveal any defects or inadequacies requiring significant 
capital expenditure.  Should there be deficiencies associated with the building structure or its services, the 
valuation should be referred back to us for comment. 

• This valuation has been undertaken assuming that there is no asbestos-related health risk associated with 
the property.  Should any concerns persist, we would recommend that a formal enquiry be made with the 
appropriate authority.  We recommend that an expert report be obtained as to whether there is any asbestos 
related health risk associated with the property and, if so, that the expert report be referred to us for advice 
as to whether it affects our assessment of value. 

• With respect to lease details, we note that all leases have been sighted and referenced to the tenancy 
schedule, and are registered on title.  Should there be any variation, we reserve the right to review our 
valuation.  Our valuation assumes that the right to any rental guarantee, security deposit, bank guarantee, 
or any other form of guarantee provided in respect to any leases to which the property is subject, will pass 
to a purchaser of the property. 

• It should be noted that in the case of advice provided in this report which is of a projected nature, we must 
emphasise that specific assumptions have been made which appear reasonable based upon current market 
sentiment and forecasts.  It follows that any one of the associated assumptions may change over time and 
no responsibility can be accepted in this event.  Accordingly, the indicated figures should not be viewed as 
absolute certainty. 

• The valuation is based on the critical condition that the government holds no requirements of the land. 

 

Critical Assumptions 
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 INSTRUCTIONS 

 

We have been instructed by Mr Bryce Barnett of Augusta Capital Limited, to assess the market value of 

255-257 Gympie Road, Kedron, Brisbane, Queensland to be relied upon by: 

 

• the Commonwealth Bank of Australia (Bank) and Bank Group Members for first mortgage 

security purposes only; 

• Augusta Funds Management Limited for Asset and Financial Reporting purposes only; and 

• Staples Rodway Taranaki Chartered Accountants for Asset and Financial Reporting purposes 

only. 

 

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

 

This valuation is prepared on the assumption that the lender referred to in the Valuation report, or 

another party to whom the valuation may be validly assigned (and no other), who relies on this valuation 

report for mortgage finance purposes, has complied with its own prudential lending guidelines as well 

as prudent finance industry lending practices and has considered all prudent aspects of credit risk for 

any potential borrower including the borrower’s ability to service and repay any mortgage loan. 

 

Further, the valuation is only valid if the lender providing the mortgage finance uses a prudent and 

conservative Loan to Valuation Ratio (LVR).  No liability whatsoever will be accepted if prudent lending 

practices fail to be strictly observed and/or if the lender relies solely on this Valuation, and no other 

criteria, to advance funds. 

 

The above prudent lending clauses do not apply to lending institutions that are an Authorised Deposit-

Taking Institution under the Australian Prudential Regulation Authority (APRA) and regulated by the 

APRA in terms of the Banking Act 1959. 

 

Our valuation has been prepared in accordance with the relevant provisions of the Australian Property 

Institute’s Australian and New Zealand Valuation and Property Standards (7th Edition) and Valuation 

Standards.  A copy of the instructions in respect of this request is contained in Annexure 1. 

 

We have valued the 100% interest of the asset for the party referred to above.  Proportional ownership 

of the 100% interest should not be construed as representing the same proportional interest in our 

assessed value of the asset. 

 

 

 SOURCES OF INFORMATION 

 

The information reviewed or previously provided includes, but is not limited to: 

 

• Leases for Accoras, C&K Childcare, C&K Offices, Dulux, Ingenia and Planbuild. 

• Tenancy schedule. 

• Architectural plans and survey drawings. 

• Outgoings budgeted for 2018/19 financial year. 

• Put and call option agreement between Sabraja Projects Pty Ltd and Augusta Funds 

Management Ltd dated 20th November 2018. 

  

1.0 Introduction 
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In undertaking our valuation, we have relied upon various financial and other information submitted by 

Augusta Capital Limited.  Where possible, within the scope of our retainer and limited to our expertise 

as Valuers, we have reviewed this information including by analysis against industry standards.  Based 

upon that review, we have no reason to believe that the information is not fair and reasonable or that 

material facts have been withheld.  However, our enquiries are necessarily limited by the nature of our 

role and we do not warrant that we have identified or verified all of the matters which a full audit, 

extensive examination or “due diligence” investigation might disclose.  For the purpose of our valuation 

assessment, we have assumed that this information is correct. 

 

 

 DEFINITIONS 

 

This valuation has been prepared in accordance with the following definitions as defined by the 

International Valuation Standards Council and adopted by the Australian Property Institute: 

 

• Highest and Best Use – “the use of an asset that maximises its potential and that is physically 

possible, legally permissible, and financially feasible.”  The opinion of such use may be based 

upon the highest and most probable use of the property at the date of valuation or the likely to 

be in demand within the reasonably near future. 

• 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.” 

• Market Value – “the estimated amount for which an asset should exchange on the date of 

valuation between a willing buyer and a willing seller in an arms-length transaction, after proper 

marketing, wherein the parties had each acted knowledgeably, prudently and without 

compulsion.”  Included in the amount of this valuation are items of building fixtures, fittings, 

together with all building plant and equipment. 

 

Furthermore, the following terms are referred to within the valuation: 

 

• Initial Yield (IY) – The percentage return on value or price derived from the current net passing 

income.  No allowance is made for any future rent growth. 

• Equated Market Yield (EMY) – An annualised yield that is derived from the current net income 

and future changes to the net income over time with specific consideration of future rental 

growth.  It is the rate of return of over a specific time period that has been adjusted for rental 

growth. 

• Reversionary Yield (RY) – The return on value derived from the net market income.  No 

allowance is made for any future rent growth. 

• Internal Rate of Return (IRR) – The discount rate that equates the present value of the net 

cash flows of a project with the present value of the capital investment.  It is the rate at which 

the net present value equals zero.  The IRR reflects both the return on the invested capital and 

the return of the original investment, which are basic considerations of potential investors.  

• Terminal Yield (TY) – The capitalisation rate used to calculate the terminal value (the value at 

the end of the discounted cash flow period). 
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 PECUNIARY INTEREST 

 

Neither the valuer nor m3property (Qld) Pty Ltd has any pecuniary interest giving rise to a conflict of 

interest in valuing the property. 

 

 

 DATE OF INSPECTION 

 

21 November 2018. 

 

 

 DATE OF VALUATION 

 

21 November 2018. 

 

Due to possible changes in market conditions and other circumstances, this report can only be regarded 

as relevant at the date of valuation.  

 

It is assumed for the purpose of this Market Value assessment that the property will remain in the same 

physical state from the date of inspection to the date of valuation outlined above.  It is also assumed 

that the tenants within the property will remain unchanged with the exception of any variances outlined 

within this report. 

 

Our assessment should not be construed as a prediction of value into the future. 
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 TITLE DETAILS 

 

257 Gympie Road Kedron 

 

Title Reference Description Registered Owner 

51140040. Lot 1 on Survey Plan 288094. Sabraja Projects Pty Ltd. 

 

The title confers an estate in fee simple subject to the following encumbrances: 

 

• Rights and interests reserved to the Crown. 

• Mortgage notation in favour of Westpac Banking Corporation – 19 September 2006. 

• Mortgage notation in favour of Westpac Banking Corporation – 1 July 2009. 

• Mortgage notation in favour of Westpac Banking Corporation – 12 December 2017. 

• Lease notations, detailed in Section 5.0, 'Tenancy Details'. 

 

At the time of the valuation Easement Q was not registered on the title. This easement is for hydraulic 

purposes burdening the property.  

 

There are no Administrative Advices over the title, a copy of which is contained in the Annexures. 

 

Unregistered Dealings    

Dealing Type Lodgement Date Status 

719057937 Lease 22 October 2018 Unverified 

719096779 Surrender 9 November 2018 Unverified 

719096785 Lease 9 November 2018 Unverified 

719097238 Amend Lease 9 November 2018 Unverified 

 

255 Gympie Road Kedron 

 

Title Reference Description Registered Owner 

13352144. Lot 3 on Registered Plan 91138. Sabraja Projects Pty Ltd. 

 

The title confers an estate in fee simple subject to the following encumbrances: 

 

• Rights and interests reserved to the Crown. 

• Mortgage notation in favour of Westpac Banking Corporation – 1 July 2009. 

• Easement No. 601711967 burdening the land over Easement B on RP134576. 

• Easement No. 601711968 benefiting the land over Easement A on RP134576. 

• Lease notations, detailed in Section 5.0, 'Tenancy Details'. 

 

The easements are for access purposes both burdening and benefiting the property.  

 

There are no Administrative Advices and unregistered dealings over the title, a copy of which is 

contained in the Annexures. 

  

2.0 Land Particulars 
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 LAND DESCRIPTION 

 

 Physical Attributes 

 

The combined site is irregular in shape and comprises two allotments.  A single allotment facing Gympie 

Road and another larger allotment with frontages to Gympie Road and Emerald Street.  The easements, 

excluding Easement Q, described in Section 2.1 – Title Details are shown in purple on the following site 

plans.  

 

Please note the eastern allotments along Emerald Street have been amalgamated and the northern 

easement has been nullified.  

 

 

 

At the date of inspection, there were no drainage problems evident.  All basic services, including 

electricity, reticulated water, sewerage, and telephone services, are connected to the land.  We have 

not undertaken any check measurements and relied on the site areas provided within the plans provided.  

Copies of the Survey Plans are contained in the annexures.   

 

Further detail of the individual land parcels is provided below. 

 

255 Gympie Road (Planbuild) 

Topography Cross fall east to west and south to north 

Frontage to Gympie Road 16.2m 

Northern Boundary 35.1m 

Eastern Boundary 16.0m 

Southern Boundary 35.2m 

Total Land Area  562m² 
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257 Gympie Road (Accoras, C&K, Dulux and Ingenia) 

Topography Cross fall east to west and south to north 

Frontage to Gympie Road 64.4m 

Frontage to Emerald Street 88.5m 

Western Boundary 100.6m 

Total Land Area  8,347m² 

 

 

 

 Flooding 

 

The Brisbane City does identify the property as being susceptible to flooding. Below is an extract from 

the Council’s Floodwise Report.  This property may also be affected by one or more flood or property 

development overlays or flags. These include: overland flow path and large allotment. 

 

 

 
Subject 

 
Overland Flow Flood Planning Area 

  

  

 

As such, the flooding risk of the property is considered to be low.  It should be noted that we are not 

experts in this regard and, if any doubt exists, inquiries should be made with the appropriate consultant. 

 

 Environmental Issues 

 

A sample search of the Environmental Management and Contaminated Land Registers for Lot 3 

revealed it is not included on either register.  This valuation proceeds on the basis that the same result 

applies to the remaining lots which combine to form the subject, which should be confirmed prior to 

reliance upon this report.  A copy of this sample search is contained in the Annexures. 
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 PLANNING 

 

 Area Classification 

 

The property is located within the Brisbane City Local Government Area.   

 

Planning Scheme Brisbane City Council City Plan 2014 

Classification ‘LMR2 Low medium density residential (2 or 3 storey mix)  

Purpose The intent of this designation is to provide for a range of mix of dwelling types 
including dwelling houses and multiple dwellings supported by community uses and 
small-scale non-residential services and facilities that cater for local residents.  

Overlay ‘NC Neighbourhood centre’ 

Purpose The purpose of this overlay is to provide for a small mix of land uses to service 
residential neighbourhoods. It includes small-scale convenience shopping, 
professional offices, community services and other uses that directly support the 
immediate community.  

Overlay ‘Lutwyche Road Corridor Neighbourhood Plan’ 

Purpose The overall outcomes for this precinct are: 

a. Intensive redevelopment is focused in the Lutwyche centre precinct and 
Windsor east precinct to reflect their role as established activity centres and 
their high level of accessibility to high-quality public transport nodes. 

b. Less-intensive redevelopment occurs in other locations along Lutwyche Road 
that are well-serviced by public transport as shown on the NPM-012.4 Lutwyche 
Road corridor neighbourhood plan map. 

c. In the balance of the neighbourhood plan area, established residential areas 
such as Gordon Park, Kedron and Wooloowin are primarily for low density 
residential uses with character housing retained. 

d. Intensive mixed use and residential development is focused on and takes 
advantage of high-quality public transport facilities that serve the Lutwyche 
Road Corridor neighbourhood plan area, with a concentration of employment 
opportunities and medium to high density residential areas within easy walking 
distance of public transport nodes. 

e. New development exhibits high-quality built form and landscaping that 
enhances the image of the Lutwyche Road corridor neighbourhood plan area 
and achieves a strong subtropical character. 

f. Pedestrian-focused laneways within the Lutwyche centre precincts provide a 
high-amenity corridor for commercial and community activities and enhance 
connectivity within the Lutwyche centre precincts. 

g. Lutwyche Road is a vibrant and attractive, tree-lined subtropical boulevard, with 
streetscape enhancements that encourage walking and cycling to major 
destinations within the Lutwyche Road corridor neighbourhood plan area and 
improve permeability. 

h. Conon and its gardens (Lot 2 on RP86282) are listed on the Queensland 
Heritage Register and consequently, Conon is protected and any adjoining 
development respects the heritage context of Conon, including its gardens. 

i. New public domain areas, community facilities, parks and improvements to 
existing parks, support the renewal of urban nodes and meet the needs of 
existing and future residents. 

j. Development is of a height, scale and form which is consistent with the amenity 
and character, community expectations and infrastructure assumptions 
intended for the relevant precinct, sub-precinct or site and is only developed at 
a greater height, scale and form where there is both a community need and an 
economic need for the development. 

 

The property is also subject to a number of other planning constraints, which have not been detailed as 

they are not considered pertinent for the current use of the site nor for the purpose of this report. 
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 Compliance of Current Use 

 

The property is currently used for community services and professional office purposes.  This usage 

complies with the designation and intent. 

 

 Adjoining Land Uses and Planning Scheme Designations 

 

The predominant zoning within the immediate vicinity of the property is ‘Low medium density residential’ 

and ‘Neighbourhood centre’ purposes. 

 

 

 Subject 

 NC Neighbourhood Centre 

 
LMR2 Low Medium Density 
Residential (2 or 3 storey mix) 

 CR1 Character (Character) 

 Low Density Residential Zone 

 
CF5 Community Facilities  

(Education Purpose) 

  

  

 

 Highest and Best Use 

 

In our opinion, as at the date of valuation, the highest and best use of the property is for purposes which 

are consistent with its current use. 

 

 

 LOCALITY AND SURROUNDING DEVELOPMENT 

 

The property is located within the established mixed-use suburb of Kedron, approximately 12 radial 

kilometres north of the Brisbane CBD.  Kedron is an area characterised by low-medium density 

residential with lowrise commercial development along Gympie Road.  Significant landmarks located 

within the general area include the Northern Busway, Westfield Chermside Shopping Centre, Holy Spirit 

North-side Private Hospital, number of primary and high schools including Wavell State School and 

Kedron State High School.  

 

Surrounding development includes older style detached residential dwellings, semi modern low-medium 

density development and semi-modern commercial development along Gympie Road.  There is a 

renewal process undergoing, in the surrounding suburbs of Chermside, Nundah and Lutwyche, 

amalgamating and redeveloping many older detached dwellings. While, Kedron saw no significant 

zoning changes under the BCC 2014 City Plan, disallowing any major uplifts in development potential 

or value.  
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 ROAD SYSTEM, ACCESS AND EXPOSURE 

 

The site has an approximate frontage of 80 metres to Gympie Road and 88 metres to Emerald Street.  

Gympie Road is a major arterial road carrying three lanes of traffic in each direction between Lutwyche 

Road and the Bruce Highway via the Gympie Arterial Road. Access into the property via Gympie Road 

is restricted to inbound traffic only. North bound traffic can access the property via the Gympie Road 

and Sadier Street light intersection which allows easy passage to Emerald Street, which has eastern 

frontage and access to the subject land.  

 

Emerald Street is a local street carrying a single lane of traffic in each direction connecting Sadlier Street 

and Leckie Road, which both further connect to Gympie Road.  

 

Public transport is available within the immediate vicinity of the property, with train (Wooloowin Station: 

approximately 1.7 radial kilometres to the south and the northern busway services is available directly 

from Gympie Road, adjacent to the subject property. 

 

Access to the property is thus easy and direct via both public and private modes of transport.  The 

location affords a high degree of exposure to passing vehicular and pedestrian traffic.  
  

SUBJECT 
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 STATUTORY VALUATION 

 

The Site Value(s), as assessed by the Department of Natural Resources and Mines at 1 October 2016 

with effect from 30 June 2017, are as follows. 

 

Address Site Value Site Value /m² 

Lot 3 on RP91138 $500,000 $890/m² 

Lot 1 on SP288094 $3,500,000 $419/m² 

Total $4,000,000 $449/m² 

 

The site values are made for rating and taxation assessments and are quoted here for information 

purposes only. 

 
  

SUBJECT 
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 OVERVIEW 

 

The subject property comprises three buildings of varying quality, age and construction, summarised as 

follows: 

 

Building A (Ingenia / C & K) comprises a semi-modern double storey concrete block building with a net 

lettable area of approximately 2,429 square metres and provides PCA A-grade office accommodation. 

There is a minor showroom accommodation along Gympie Road. Part of the ground floor was originally 

a medical centre and was repurposed in 2015. 

 

Adjoining Building A (Planbuild Homes) is a semi modern two level building with a net lettable area of 

approximately 423 square metres and provides good quality office. There is an upper terrace providing 

shaded breakout space with a sun sail.  

 

Building B (Dulux / Orica / Accoras) comprises a semi-modern double storey concrete block building 

with a net lettable area of approximately 786 square metres and provides a bulk goods showroom, high 

bay warehouse, and medical consultation suites/office accommodation.  

 

Building C (C & K Childcare) comprises a double storey childcare facility with a net lettable area of 

approximately 941 square metres. The two detached pre-war dwellings have been retained and lifted to 

allow for a modern concrete block childcare facility on the ground level. The development was completed 

in 2018 with fully landscaped infant play space and disability provisions.  

 

 
Building Identification Aide 

  

3.0 Improvements 
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 BUILDING SPECIFICATION 

 

 Construction and Fit-Out 

 

General construction details of the property are as follows. 

 

Construction Details 

Building A (Ingenia / C & K) 

Floors Concrete. 

External Walls Rendered masonry block and fibre cement cladding. 

Internal Walls Plasterboard. 

Windows Aluminium frame. 

Ceilings Combination of plasterboard and suspended acoustic tile. 

Floor Coverings Combination of carpet, timber, tile and vinyl.   

Roof Metal deck. 

Adjoining Building A (Planbuild Homes) 

Floors Concrete. 

External Walls Rendered masonry block. 

Internal Walls Plasterboard. 

Windows Aluminium frame. 

Ceilings Combination of plasterboard and suspended acoustic tile. 

Floor Coverings Combination of carpet and tile.   

Roof Metal deck. 

Building B (Dulux / Orica / Accoras) 

Floors Concrete. 

External Walls Painted masonry block and curtain wall. 

Internal Walls Plasterboard or painted concrete block. 

Windows Aluminium frame. 

Ceilings Combination of exposed painted concrete and suspended acoustic tile. 

Floor Coverings Combination of painted concrete, carpet, tile and vinyl.   

Roof Metal deck. 

Building C (C & K Childcare) 

Floors Concrete. 

External Walls Combination of original timber chamferboard, concrete block and metal stud. 

Internal Walls Plasterboard and vertical timber to the traditional dwellings. 

Windows Aluminium frame. 

Ceilings Plasterboard with part exposed ceiling truss.  

Floor Coverings Combination of carpet, tile and vinyl.   

Roof Metal deck. 
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Building Services 

Building A (Ingenia / C & K) 

Air Conditioning Ducted air-conditioned throughout, mechanical ventilation to ablution areas. 

Lighting Recessed fluorescent lighting. 

Fire Services Typical fire service including smoke thermal detection system, hose reels, 
alarms and hand held extinguishers. 

Stairs Three sets of internal fire stairs. 

Adjoining Building A (Planbuild Homes) 

Air Conditioning Ducted air-conditioned throughout, mechanical ventilation to ablution areas. 

Lighting Recessed fluorescent lighting. 

Fire Services Typical fire services. 

Stairs Three sets of internal fire stairs. 

Building B (Dulux / Orica / Accoras) 

Lifts Eletech lift rated at 900 kilograms or 13 persons. 

Air Conditioning Ducted air-conditioned throughout, mechanical ventilation to ablution areas. 

Lighting Recessed fluorescent lighting. 

Fire Services Typical fire services. 

Stairs Three sets of internal fire stairs. 

Building C (C & K Childcare) 

Air Conditioning Ducted air-conditioned throughout. 

Lighting Recessed LED lighting. 

Fire Services Typical fire service including smoke detection system, hose reels, alarms and 
hand held extinguishers. 

Stairs Three sets of internal stairs. 

 

This valuation includes all plant and equipment located at the building including air-conditioning services 

and fire protection equipment that would normally pass with the building in the event of a sale.  The plant 

and equipment which is specifically used in the operation of the existing business has been excluded 

from our assessment. 

 

 

 ACCOMMODATION 

 

 Building Areas 

 

Measurements taken from plans provided indicate the following building areas: 

 

Building Area 

Building A (Ingenia / C & K) 2,429m2 

Adjoining Building A (Planbuild Homes) 423m2 

Building B (Dulux / Orica / Accoras) 786m2 

Building C (C & K Childcare) 941m2 

Total 4,579m2 
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 Accommodation Description 

 

Accommodation  

Building A (Ingenia / C & K) 

A1 - Ground Level Open Plan Office; Meeting Rooms (4); Boardroom; Store Room; Photocopy Room; 
Male and Female Toilets; Staff Lunchroom/Kitchen; External Deck; Disabled Toilet and 
Unisex Toilet; Split level to Lower Open Plan Office; Utility Room and Water Closet.  

A2 - Ground Level Showroom. 

A3 - Ground Level Dining/Breakout Space; Kitchen; Multifunctional/Training Room with Retractable Room 
Divide and Furniture Store; IT Store/Workshop;  Board Room; Female, Male and 
Disabled Toilets; Meeting Room; Reception Area; Open Place Office and external 
Outdoor/Breakout Space.  

A3 - First Floor  Reception Area; Mailroom; Open Plan Office; Private Offices (8); Meeting Rooms (4); 
Server Room; Payroll Office; Store Room/Lockers; Staff Kitchen/Meeting Room; Male, 
Female and Disable Toilets.  

Adjoining Building A (Planbuild Homes) 

A2 - Ground Floor  Reception; Meeting Room; Open Plan Office; Private Offices (5); Male and Female 
Toilets; Communication Room; Safe; Kitchen and External Breakout Space.  

A2 - First Floor Offices; Meeting Room; Kitchenette and Shaded Upper Terrace. 

Building B (Dulux / Orica / Accoras) 

B1 - Ground Level Open plan showroom; Office; Disabled Toilet; ramp to High-bay Warehouse; Male 
Toilets; Staffroom. 

B2 - First Floor Stairs to Reception and Waiting Area; Consultation Rooms (8); Staffroom; Storeroom; 
Staff Kitchen; Server Room; Male and Female Toilets. 

Building C (C & K Childcare) 

Ground Level Reception; Waiting Room; Office; Disabled Toilet; Staffroom; Staff WC; Commercial 
Kitchen; Laundry; Pantry/Washroom; Activity Room (4); Infant Unisex/Disabled Toilets 
w/ Shower; Sleep Room (2); Infant Toilets; Bottle Prep; Nappy Change Room. 

First Floor Store Rooms (13); Stairs to Ground (2). 

 

 Other Improvements 

 

• Concrete driveways (4). 

• Bitumen and concrete sealed car parks.  

• Planted landscaping. 

• Steel perimetre fencing around child care facility/car park.  

• Infant external play space (sand pit, seating, play kitchen, seating).  

• Water Tank. 

• A single level concrete block building providing average low bay storage space. 

 

 Parking 

 

Car parking is provided on-site for 136 vehicles.  This equates to a car park-to-net lettable area ratio of 

1:34. There are 40 shaded car parks including 18 covered by shade cloth and 22 undercover. 
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 PRESENTATION, CONDITION AND UTILITY 

 

The buildings range wildly in construction from pre-war timber dwellings to circa 2018 modern concrete 

block, but predominately semi-modern concrete block. The properties appear to be have been 

adequately maintained having regard to their age and the purpose to which it is used.  They remains in 

good decorative order throughout.   

 

In our opinion, the property appears to have been adequately maintained having regard to its age and 

the purpose to which it is used. 

 

 Asbestos 

 

Inspection of the improvements showed the possible use of asbestos products in the building.  We are 

not experts in this area and therefore in the absence of any expert report as to the presence of any 

asbestos products within the property, our valuation is made on the assumption that there is no asbestos 

related health risk. 

 

 Polyethylene Core Aluminium Composite Panels 

 

We are unaware whether polyethylene core aluminium composite panels have been used in the 

construction of the structure(s) on the site.  We are not experts in this area and therefore in the absence 

of any expert report as to the presence of any such products within the property, our valuation is made 

on the assumption that the building(s) have not been constructed with this product. 

 

 Pest Infestation 

 

The property is located in an area considered susceptible to termite infestation.  Inspection of the 

improvements did not reveal any apparent termite infestation.  This should, however, be confirmed by a 

certified pest control firm. 

 

If the expert report established that there is infestation, the report should be referred to us for advice as 

to whether it affects our assessment of value. 

 

 

 ENVIRONMENTAL RATING AND BUILDING GRADE 

 

 Environmental Rating 

 

The property has an accredited 4.5-star NABERS Energy rating.  This signifies a good to excellent 

NABERS rating.  The current national NABERS Energy average is between 2.5 and 3 stars. 
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Pursuant to the Building Energy Disclosure Act 2010 (Cth), an owner or lessor of a commercial office 

building or tenancy greater than 2,000 square metres is required to disclose energy efficiency 

information to any prospective buyer or tenant, subject to certain exemptions.  The property will therefore 

require a Building Energy Efficiency Certificate (BEEC) should it become available for sale or lease.   

 

 

 REPLACEMENT VALUE OF IMPROVEMENTS 

 

The assessment for reconstruction assumes the re-erection of a substantially identical building using 

similar design and construction techniques.  The assessment assumes that current planning regulations 

would not inhibit the current building use being continued on the site and therefore the permissible 

construction of similar building improvements. 

 

The replacement and reinstatement value of the improvements for insurance purposes, including 

removal of debris, Council and professional fees, and likely escalation in costs during the development 

and insurance period, is considered to be $15,100,000 excluding GST.  This assessment does not 

include an allowance for emergency accommodation and income protection. 

 

Replacement Cost     

Estimated Base Building Cost 5,300m² @ $1,650 $8,745,000 

Estimated Site Improvements 
 

$500,000 

Estimated Fit Out Cost 4,579m² @ $750 $3,434,250 

Add: 
 

  

Cost Escalation 18 months @ 3.00% $570,566 

Professional Fees @ 7.00% $927,487 

Cost of Debris Removal 5,300m² @ $100 $530,000 

Cost Escalation - Lapse between renewals 12 months @ 3.00% $441,219 

Insurance Value (Rounded)   $15,148,522 ($15,100,000) 

 

We have adopted building costs which reflect the standard of improvements with primary reliance on 

Rawlinsons Australian Construction Handbook 2018 publication.  The assessment of replacement value 

of improvements is provided as indicative advice only and, should an accurate assessment be required, 

advice should be obtained from a quantity surveyor. 
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 PHOTO GALLERY 

 

  

Building A Building A from Gympie Road 

 

  

Tenancy A1 – Typical Office Tenancy A3 – Typical Office 

 

  

Building B from Gympie Road Building B – B2 Entrance 
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Tenancy B1 Showroom Tenancy B2 Typical Suite 

 

  

Building C from Emerald Street  Childcare Commercial Kitchen  

 

  

Planbuild Homes Building  Planbuild Homes Typical Office  
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 ECONOMIC OVERVIEW 

 

  

Gross Domestic Product:  GDP increased 1.0% during the 
March quarter 2018, bringing annual growth to 3.1%.  During the 
quarter, household consumption expenditure increased 0.3%, 
exports rose 2.4% and imports rose 0.5%.  Queensland State 
Final Demand grew 3.1% over the year and Domestic (National) 
Final Demand grew 3.2%.   

Cash Rate:  The RBA lowered the official cash rate to 1.50% in 
August 2016.  Since then, the board has kept the cash rate 
constant.  Bond Rate: During August 2018, the 10-year 
Government bond rate averaged 2.59%.  The bond rate has 
declined from the start of the year.  

  

Population Growth:  During 2017, Queensland’s population 
grew by 1.67% (to 4.97 million persons), which was slightly 
above national growth (1.59%).  Net interstate migration 
accounted for 22,500 new persons over the year and net 
overseas migration was 29,300 persons. 

Unemployment:  The Queensland unemployment rate was 
6.1% as at June 2018.  Over the year, the number of persons 
employed increased by 62,750 persons (full-time increased by 
39,900 persons and part-time increased by 28,850 persons).  
The national unemployment rate in June 2018 was 5.4%. 

  

Business Confidence:  NAB’s index of business confidence 
decreased to 7 index points in July (0 = neutral).  Confidence is 
strongest in the Mining and Construction industries.  In 
Queensland, business confidence is above the national level (9 
index points in July). 

CPI:  National CPI increased 0.4% during the June quarter 
2018, bringing the annual increase to 2.1%.  The most 
significant price rises during the year were in the Alcohol and 
Tobacco (up 7.8%) and Transport (up 5.2%) groups.   
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 CHILD CARE INDUSTRY OVERVIEW 

 

The following has been summarised from various sources, including the IBISWorld, July 2018, Child 

Care Services in Australia industry report and the Australian Government, December Quarter 2017, 

Early Childhood and Child Care in Summary report.  

 

The last 10 - 15 years has seen significant growth and change within the child care industry in Australia.  

Not only has the number of services offered by the sector increased considerably, but ownership has 

moved from predominantly not-for-profit providers to private providers.  Over the same period, the 

number of children using child care has also increased considerably.   

 

The child care industry consists of several distinct classes of child care services.  Long day care centres 

(LDC centres) usually care for children under school age, in premises specially built or adapted for child 

care.  Private operators, local councils, community organisations, employers and non-profit 

organisations may run LDC centres.  As at December 2017 (the most recent data available), there were 

1,542 approved LDC centres in Queensland. 

 

LDC centres are required to provide quality, all-day care and offer educational and developmental 

programs within their care programs.  Some LDC centres also provide care for limited numbers of 

primary school children before and after school and during school holidays. Since the Federal 

Government extended the availability of fee subsidies to families using ‘for-profit’ child care centres in 

1990, the private LDC Centre market has grown.  Fees charged at LDC centres are not regulated by 

Government and are influenced by a variety of factors including movements in award wages, service 

charging practices, changes to the State regulations and increases in overheads such as rates, utilities 

and insurance.   

 

Demand for child care services has increased over the past decade, largely because of population 

growth, growth in the participation rate of women in the workforce and changes to Government 

payments and subsidies such as the Child Care Benefit and Child Care Rebate (which from 2 July 2018 

has been combined to form the Child Care Subsidy).   

 

 Affordability  

 

The Australian Government Department of Education and Training (December 2017) Early Childhood 

and Child Care in Summary report provides the latest industry overview.  The key findings from the 

report for the December quarter 2017 are detailed below. 
 

• 1,302,940 children attended approved child care during the December quarter 2017, up 1.7% 

compared with the December quarter 2016. 

• 897,880 families had at least one child in approved child care during the December quarter 

2017, an increase of 3.1% since the December quarter 2016. 

• 18,524 approved child care services operated in Australia during the December quarter 2017, 

an increase of 3.4% since the December quarter 2016. 

• The total estimated Child Care Benefit and Child Care Rebate entitlement during the December 

quarter 2017 was $1,827.2 million, down 0.2% since the September quarter 2016. 

 

Affordability is a key driver of demand for child care services.  Affordability has been negatively impacted 

during recent years by an increased number of families having reached the subsidy cap.  The additional 

funding to the sector from July this year is expected to improve affordability for lower and middle-income 

families and increase child care participation over time. 

https://www.education.gov.au/child-care-update
https://www.education.gov.au/child-care-update
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The new Federal Government’s Jobs for Families Care package involve a single Child Care Subsidy 

(CCS) (having replaced the Child Care Benefit and Child Care Rebate).  The CCS is a means- and 

activity-tested subsidy paid directly to child care operators to be passed on to families.  The CCS 

provides increased assistance to low- and middle-income families.  The subsidy is on a sliding scale, 

which tapers from 85% to 20% of child care fees.  Families earning up to $65,710 per annum receive a 

subsidy of 85% of the actual fee charged.  The subsidy falls to 20% for families earning between 

$250,000 and $340,000 per annum.  Families earning over $350,000 are not able to access the subsidy. 

 

Costs of Care before Australian Government Fee Assistance 

 

The average hourly fee for Long Day Care services was $9.35 during the December quarter 2017.  The 

average hourly fee for Long Day Care increased by 4.5% from the December quarter 2016.   

 

During the December quarter 2017, the total estimated expenditure on Child Care Benefit and Child 

Care Rebate was approximately $1,827.2 billion.  The majority of this (72.9%) was paid to families using 

Long Day Care services. 

 

Costs of Care after Australian Government Fee Assistance 

 

The out-of-pocket costs for families using child care are determined by a combination of the fees 

services charge, the type of child care used, the amount of care used by families for their children and 

the amount of Australian Government subsidies that families are entitled to.  

 

During the March quarter 2017 and before Australian Government child care subsidies were considered, 

out-of-pocket costs for families varied from 28.3% of weekly disposable income (for families earning a 

gross income of $35,000 per year) to 9.1% (for families earning a gross income of $215,000 per year).  

After considering Australian Government child care subsidies, out-of-pocket costs were significantly 

reduced, varying from 7.6% per cent for families earning a gross income of $35,000 per year, to 4.6% 

for families earning a gross income of $215,000 per year. 

 

 
Source: Australian Government, m3property 
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 Outlook 

 

The child care services industry is expected to continue to grow over the coming five years.  Industry 

revenue is forecast to grow at an annualised 4.0% over the five years to June 2024.  Revenue growth 

will be driven by continued government assistance, rising female participation rates, ongoing demand 

for formal child care services and growth in child care fees.   

 

The new CCS is intended to increase the flexibility, accessibility and affordability of child care services.  

It is anticipated to encourage an additional 230,000 families to increase their level of paid employment 

(which will subsequently increase demand for child care services).  Furthermore, the operating hours of 

centres are expected to evolve further over coming years.  As part of the new child care reform package, 

operators are allowed greater flexibility in setting their hours of operation. 

 

 

 INVESTMENT MARKET 

 

The child care services industry is in the growth phase of its life cycle.  Growth has been driven by 

steady increases in government funding over the past decade.  Over the past decade, attendance at 

childcare centres has steadily increased and this has driven new players to enter the industry.  For 

example, enterprise numbers are forecast to have grown by 28.6% over the five years to June 2018.  

The number of centres nationally has grown by an estimated 18.3% over the past five years.  The 

increase in supply has been reported to be putting pressure on occupancy rates at some centres. 

 

The child care investment market has been performing strongly.  Demand for freehold child care centre 

investments has been driven by long lease terms, above-CPI annual rent increases and secure tenants.  

The availability of a reversionary interest in the business is also considered attractive for investors.   

 

Demand of freehold child care centres remains strong.  Freehold interests now typically trade in the 

yield band of 5.00% to 7.00%.  Whilst yields have firmed during recent years, yields have now appeared 

to have stabilised.  Properties in the $2 to $5 million price bracket are in strong demand, particularly 

from self-managed superannuation funds and traditional residential investors, who have become more 

active in the child care sector during recent years.   

 

Whilst the early learning sector is highly fragmented, with relatively low institutional participation, there 

are some large trusts and institutional owners operating (and growing their presence) in the sector, 

including G8 Education, Folkestone Education Trust (currently in the process of being acquired by 

Charter Hall Group) and Arena REIT.  Acquisition and merger activity from the major trusts is expected 

to strengthen over the foreseeable future as corporate owners are anticipated to continue to look to grow 

their market shares. 

 

G8 Education is an ASX-listed REIT operating in the child care sector.  The group operates 495 centres 

across over 20 brands nationally.  During 2017, G8 Education opened 37 centres, and sold 22 

underperforming centres.  The group has announced that it plans to add 30 centres to its portfolio during 

2018 and a further 10 centres to its portfolio during 2019. 
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Folkestone Education Trust is an ASX-listed REIT that invests in child care centres.  As at 30 June 2018, 

Folkestone owned freehold or leasehold interests in 410 early learning properties (including 23 

development sites), with a total value of $984.2 million, across Australia and New Zealand.  In April 

2018, Folkestone Education Trust acquired nine Brisbane centres from Avenues Early Learning for 

$63.2 million on a sale-and-leaseback deal.  The properties were located at Aspley, Carina, Jindalee, 

McDowall, Parkinson, Sunnybank, Shailer Park, Paddington and Norman Park.   

 

In August 2018, Folkestone Limited entered into an agreement with Charter Hall Group for Charter Hall 

Group to acquire Folkestone for a consideration of $205 million.  Pending approval, the transaction is 

anticipated to be completed in November.   

 

Arena REIT is another major corporate player in the child care sector.  As at 30 June 2018, Arena’s 

portfolio included 207 early learning properties.  In mid-2017, Arena REIT acquired a portfolio of nine 

centres under development around Australia for circa-$65 million.  The centres were all leased to Green 

Leaves Early Learning Centre on 20-year initial lease terms. 

 

With regards to the development of child care centres, a “bigger is better” approach is prevalent.  

Economies of scale work in the favour of larger, well-located centres due mainly to efficiencies with 

administrative and property costs.  Most suburban centres are providing over 100 places and typically 

take the market share of older less functional centres or seek to fill increased demand as new housing 

estates are developed.  Within metropolitan fringe areas of the city, the conversion of less viable property 

stock such as B- and C-grade office space to child care centres is a growing trend.  There is also a 

growing trend towards new child care centres being incorporated in mixed-use developments. 

 

 

 SUBURBAN OFFICE MARKET OVERVIEW  

 

Office space in Brisbane’s suburban market is predominantly located in a number of core precincts.  The 

key precincts are the Brisbane Airport / Northshore precinct, Chermside, emerging outer locations such 

as North Lakes and Springfield and mixed-use business parks (such as SouthGate in Cannon Hill, 

Metroplex on Gateway in Murarrie and Gateway Office Park in Eight Mile Plains).  Some office 

accommodation is also located in stand-alone and quasi retail/commercial office buildings scattered 

throughout suburban centres.   

 

The Property Council of Australia no longer monitors the suburban office markets of Chermside, Upper 

Mount Gravatt / Macgregor and the Southern Corridor.  As at July 2018, the only suburban office market 

that the Property Council of Australia monitored was the Brisbane Airport precinct.  This precinct 

comprises of 66,794 square metres of office space.  The majority of stock in the Brisbane Airport precinct 

(69.8%) is of A-grade quality.   
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 Tenant Demand 

 

Tenants and owner-occupiers are typically attracted to suburban office buildings due to spacious and 

attractive work environments, the affordability of high car-parking ratios, high levels of amenity, transport 

advantages, and competitive rents compared to the CBD and Fringe.  There are a number of key trends 

affecting demand for office space across Brisbane at present.  These are detailed below: 

 

• Co-working and other flexible office space providers have emerged as a major source of new 

leasing demand in the Brisbane office market.   

• Tenants remain critical of the level of amenity provided in buildings and typically expect a high 

level of end-of-trip facilities.   

• Competitive CBD effective rental rates have resulted in a narrowing price differential between 

comparable CBD and Fringe / Suburban space.  As a result, Fringe- and Suburban-based 

companies continue to consider the CBD as a potential relocation option upon lease expiry.   

• Companies are increasingly looking to consolidate their operations into one location.  This trend 

is stemming from firms looking to increase efficiency and reduce costs. 

• It is forecast that the number of offices utilising features of Activity Based Working will increase 

considerably by over the medium-term.  This is expected to put downward pressure on tenant 

space requirements over the medium- to long-term.   

• We expect national office markets to increasingly be faced with declining workspace ratios – a 

result of corporate Australia’s growing trend towards efficiency and cost-cutting.  The sharing of 

workstations, minimisation of occupancy costs and reluctance to take on expansionary space 

are all trends we expect to continue.  Also adding to this is the impact that advancing technology 

is having on the way businesses work, allowing them to employ cheap offshore competition or 

software to undertake work traditionally undertaken by in-house employees.  Technological 

advancements such as cloud computing services and remote workstations have also reduced 

the office space requirements of some professional services firms during recent years.  These 

trends are expected to continue over the long-term and result in a reduction in the average 

workspace ratio of firms. 

 

 Supply 

 

Supply of new office accommodation in the suburban markets is typically in the form of small projects 

that are demand (pre-commitment) led and located in business parks.  Business parks are generally 

developed in areas close to public transport and road networks.  Recent trends in business park projects 

are towards higher levels of amenity including eating establishments, child care centres, medical 

centres, convenience stores and hotels.  In addition, the desire by businesses to consolidate their head 

and back offices, manufacturing, and distribution activities is satisfied through a business park location.   

 

During recent years, there have been a number of new office buildings constructed in the suburban 

office market.  There are also a large number of suburban office projects currently under construction 

or proposed to be developed.  However, construction of proposed projects is largely dependent on 

obtaining a significant pre-commitment.   
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Major projects under construction or proposed for construction in the suburban market include: 

 

• Under Construction: Clunies Ross Court at Brisbane Technology Park, Eight Mile Plains; 

• Under Construction: Freeway Office Park Stage 2 (6,440 square metres); 

• Proposed: Future office component of the Eagle Farm Racecourse Redevelopment (13,000 

square metres); 

• Proposed: Garden Square Office Building, Upper Mount Gravatt (24,000 square metres); 

• Proposed: The office component of the North Lakes Laguna project (10,500 square metres); 

• Proposed: Brisbane Catholic Education’s new headquarters at Yeerongpilly Green (6,500 

square metres); and 

• Proposed: Boulevard Business Park in the Brisbane Airport precinct (13,630 square metres). 

 

 Rental Rates 

 

Gross face rentals for prime suburban office accommodation currently range between $375 to $475 per 

square metre, but up to $500 per square metre for pre-commitments to new buildings.  Average 

secondary rents range between $260 and $375 per square metre.  Incentives for new space in suburban 

locales are typically between 25% and 40% for non-fitted out space – similar to the Brisbane Fringe.   

 

 Investment Market 

 

There has been strong demand for investment stock in the Brisbane office market during recent years.  

Driving the investment market has been the low 10-year Government Bond Rate, with investors looking 

to property to generate higher returns on investment.  Adding to this has been demand from offshore 

investors (who see Australia as hosting relatively high-yield investment opportunities in a stable-policy 

environment) and investors who have been pushed out of southern markets.   

 

There have been limited suburban office sales to date in 2018.  This is due to limited investment stock 

being brought to the market.  However, properties that have been offered to the market over the past 

year have been well received.  Prime suburban yields typically range between 6.75% and 7.75%.  

Secondary suburban yields generally range between 7.75% 8.25%.   

 

The following table shows a selection of recent transactions over $5 million.  Small-quantum (sub-$5.0 

million) commercial investment properties also remain in reasonable demand, particularly from private 

investors and owner-occupiers. 
 

Address Sale Date Sale Price NLA NLA Analysis EMY 

56 Lavarack Avenue, Eagle Farm Sep-18 $33,500,000 8,785m² $3,813/m² 6.78%IY 

Lot 5/747 Lytton Road, Murarrie Apr-18 $26,000,000 5,459m² $4,763/m² 7.55% 

831 Gympie Road, Chermside Apr-18 $30,700,000 6,480m² $4,738/m² 7.43% 

88 Musk Avenue, Kelvin Grove. Mar-18 $84,000,000 14,144m² $5,939/m² 7.10% 

65 Osborne Road, Mitchelton Oct-17 $8,500,000 1,575m² $5,397/m² 6.98% 

77 Hudson Road, Albion Sep-17 $20,200,000 2,935m² $6,882/m² 6.70% 

38 Southgate Avenue, Cannon Hill Aug-17 $22,650,000 3,502m² $6,468/m² 7.04% 

1231 Sandgate Road, Nundah Jul-17 $106,250,000 12,980m² $8,186/m² 6.73% 

12-14 The Circuit, Eagle Farm Jul-17 $23,000,000 4,675m² $4,920/m² 8.36% 

Source:  m3property 

Note:  EMY – Equated Market Yield; IY – Initial  Yield 
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 MARKETABILITY AND SELLING PERIOD 

 

Cognisant of the property’s physical attributes, tenancy position, and the prevailing and forecast market 

conditions, we consider the property to exhibit many attributes which remain sought by investors and, 

accordingly, if offered to the market, we expect it would meet with reasonable demand.   

 

It is considered that a typical selling period of six months would be appropriate assuming professional 

marketing and a realistic asking price.  It is noted however that in the current market the depth of 

potential buyers may be limited and selling periods upwards of twelve months are not uncommon.  The 

most probable purchaser would be a private investor or syndicate. 
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 CATCHMENT DEFINITION 

 

The location of child care centres is an important driver of demand.  One of the most convenient locations 

is on the trip between a populated area and a major CBD.  Families will often choose a facility that is on 

their travel route from their residence to their place of employment.  Facilities located in regions with 

large proportions of young families typically benefit from stronger demand. 

 

The Kedron/Gordon Park SA2 catchment is shown on the following map. 

 

 

 

We recognise that some demand could emanate from Chermside, Wavell Heights, Nundah, Lutwyche, 

Grange, Stafford and Stafford Heights Statistical Areas.  However, the region has a well-established 

population and child care supply, therefore we do not expect surrounding competition to have a strong 

effect.   

 

  

5.0 Catchment Analysis 

Kedron 
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 DEMOGRAPHIC PROFILE OF CATCHMENT 

 

The following tables and graphs display an overview of the demographic characteristics of the catchment 

in comparison to the State and Australia areas. 

 

Demographic Profile of the Catchment, State (Qld) and Australia 

Population Catchment State Australia Catchment 

Total population 13,712  4,703,193  23,401,892  

 

Median age 34 years 37 years 38 years 

Age Distribution       

0-4 years 6.7% 6.3% 6.3% 

5-19 years 17.4% 19.4% 18.5% 

20-44 years 43.5% 33.8% 34.5% 

45-64 years 22.7% 25.2% 25.0% 

65+ years 9.7% 15.3% 15.7% 

Household Structure Catchment State Australia Catchment 

Avg. persons per household 2.4 2.6 2.6 

 

Family household 64.2% 71.8% 71.3% 

Lone person household 29.4% 23.5% 24.4% 

Group household 6.4% 4.7% 4.3% 

Family Structure Catchment State Australia 

Couple family without children 37.8% 42.5% 44.7% 

Couple family with children 45.4% 39.4% 37.8% 

Single parent family 13.8% 16.5% 15.8% 

Other 3.0% 1.6% 1.7% 

Dwelling Type Catchment State Australia Catchment 

Total dwellings 5,342 1,656,831  8,286,077  

 

House 60.2% 76.6% 72.9% 

Townhouse 10.2% 10.6% 12.7% 

Flat/unit/apartment 29.2% 11.3% 13.1% 

Other 0.4% 1.5% 1.2% 
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Demographic Profile of the Catchment, State (Qld) and Australia 

Tenure Catchment State Australia Catchment 

Owned outright 20.4% 28.5% 31.0% 

 

Owned with mortgage 33.4% 33.7% 34.5% 

Rented 43.5% 34.2% 30.9% 

Other 0.5% 0.9% 1.0% 

Unstated 2.1% 2.7% 2.7% 

Median Weekly Incomes Catchment State Australia Catchment 

Personal  $932   $660   $662  

 

Family  $2,313   $1,661   $1,734  

Household  $1,785   $1,402   $1,438  

Source: ABS Census of Population and Housing, m3property 

 

According to ABS data from 2015, the estimated resident population of Kedron/Gordon Park was 13,712 

persons.  The median age in is 34 years, compared with a median age in Qld of 37 years, and 38 years 

in Australia.  The most prominent age groups are 20-44 years (43.5%) and 45-64 years (22.7%). 

 

The most prominent dwelling types are house (60.2%) and flat/unit/apartment (29.2%), with the majority 

having three bedrooms.  The majority of dwellings (43.5%) are rented.  Dwellings owned outright 

account for 20.4%, and dwellings owned with a mortgage account for 33.4% of all households.  There 

is an average of 2.4 persons per household within Kedron/Gordon Park. 

 

Family households (64.2%) account for the large majority of dwellings in Kedron/Gordon Park, with lone 

person households accounting for 29.4%. Couple families with children account for 45.4% of family 

households and couple families without children are the next most prominent group, representing 37.8% 

of family dwellings.  

 

The median weekly household income is $1,785, compared to $1,402 in Qld and $1,438 in Australia. 

 

 

 CHILD CARE SERVICE DEMAND 

 

 Participation Rate Analysis 

 

To assess the demand for child care in the subject catchment area, we have undertaken an analysis on 

ABS data and the Australian Government Department of Education and Training ‘Early Childhood and 

Child Care in Summary’, December quarter 2017, report. 

 

Queensland has a participation rate of 55.3%.  Queensland has the second highest participation rate of 

all states and territories, behind Australian Capital Territory.  
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Source: Australian Government, ABS, m3property. 

 

Of the 317,382 children aged 0-4 years in Queensland (as at 31 March 2018), an estimated 175,400 

used LDC services (during the December quarter 2017), representing a participation rate of 55.3%.   

 

 Current Demand Analysis 

 

The following table summarises the total population and the population of 0-4-year-old children within 

the primary catchment and then applies the Queensland LDC Child Care Participation Rate to establish 

estimated demand for LDC places in the catchment. 

 

Catchment Area Persons Proportion 

Total Population 13,712 100.0% 

Children Aged 0-4 919 6.7% 

Source: ABS, Childcare Needs Assessment Report, Australian Government, m3property 

 

The catchment has a higher proportion of children in the 0-4 age bracket (6.7%) than seen across 

Queensland (6.3%).  There are 919 children on the 0-4 year old age bracket.   

 

 Future Demand Potential 

 

The introduction of the Child Care Subsidy (replacing the current Child Care Benefit and Child Care 

Rebate) on 2 July 2018 is expected to result in stronger demand for child care services in Australia.  The 

new subsidy is expected to contribute to growth in maternal workforce participation in coming years.  

The new subsidy will be being implemented following the 2014 report by the Productivity Commission 

on how the cost of child care services can restrict maternal workforce participation.   
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 SUPPLY ANALYSIS 

 

The following map shows the location of long day care centres within the catchment of the subject 

centre.   

 

 
Source: Google Maps 

 

Details of the competing facilities are provided in the following table. 

 

# Name Address LDC Licensed Places 

 C & K Childcare (subject) 255-257 Gympie Road Kedron 100 

1 Goodstart Early Learning Kedron Central 7 Ninth Avenue Kedron 75 

2 Mollys House 139 Turner Rd Kedron 35 

3 The Brook Early Education and Care 19 Suez St Gordon Park. 219 

Total  429 

Source: Individual Centre Management, MyChild government website, ACECQA government website, m3property 
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 SUPPLY AND DEMAND COMMENTS 

 

• The major catchment has a total of four long day care centres with a total supply of 429 places 

including the subject. 

• There are 919 children on the 0-4 year old age bracket.   

 

Child Care Supply/Demand Ratio  Ratio 

Total Available LDC Places (Including Subject) 429 100 

Total Population Aged 0-4 years 919 214 

 

• There a 100 available LDC places per 214 children within the catchment. 

• It is considered a ratio of say 100 places per 200 or fewer children is considered to represent a 

high competition location where users will be attracted to the newer, well managed centres. 

Further development will be highly competitive and may result in poor performance within the 

existing Centres depending on market perception, improvements and management. A ratio of 

100 places per 200 to 500 children is generally considered an average ratio. A ratio of over 500 

children to 100 places is generally considered to represent an area which is well suited to the 

development of further Child Care places. 

• It is felt the catchment is more likely to draw from within the immediate vicinity and also 

commuters travelling along Gympie Road, rather than from the south (Chermside and Wavell 

Heights) and west (Stafford and Stafford Heights).   

• The property has significant appeal to commuters from outside the catchment area primarily 

because of its location on the inbound side of Gympie Road and the 136 on site car parks 

available, a positive factor potential users. 

• In addition to the above listed long day care centres there is a large proportion of family day 

care or home day centres being run in the greater locality.  These centres do not compete on 

price or quality of education and are generally run out of sub-standard accommodation and 

provide limited competition to the subject. 

• Older centres tend to have difficulty maintaining occupancy in the face of newly opening centres.  

Discussions with centre managers highlighted the importance of additional services (such as 

bus pick-up and drop-off services) in attracting new families to the centre.  Some centre 

managers commented that demand in the area is driven by affordability and that the area is 

quite competitive.  
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 OVERVIEW 

 

The property is configured to provide six tenancies.  We have examined copies of lease documentation 

for each of the existing tenancies, including leases, variations and assignments, together with a current 

tenancy schedule. 

 

 

 TENANCY POSITION 

 

 Occupancy and Lease Expiry 

 

The property maintains a 100.00% occupancy rate with six tenants.   

 

Tenants within the building include the following: 

 

Tenant/Status NLA % of Total Term Remaining 

C & K 1,609m² 35.14% 9.7 years 

C & K Childcare 941m² 20.55% 14.7 years 

Ingenia 820m² 17.91% 4.6 years 

Dulux / Orica 562m² 12.27% 1.8 years 

Planbuild Homes 423m² 9.24% 2.8 years 

Accoras 224m² 4.89% 3.1 years 

 

The property has a Weighted Average Lease Expiry of 7.69 years by income and 7.89 years by area. 

 

 Lease Summary 

 

Typically, the leases have the following terms and conditions:  

 

• Lease terms between 10 and 15 years; 

• Fixed rent reviews between 3% to 4%; 

• Rents structured on a mixture of net and gross basis; 

• Gross equivalent rents of between $335 and $382; 

• Provide for the recovery of GST; 

• Typical makegood clauses requiring repairing damage, as well internally painting and removing 

and replacing floor coverings; and 

• Redevelopment clauses excluding Building C. 

  

6.0 Tenancy Details 
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A synopsis of the major leases is shown below:  

 

Lease Details 

Lessor Sabraja Projects Pty Ltd. 

Lessee The Creche and Kindergarten Association Ltd - C & K Childcare. 

Demised Premises Part of Lot 1 on SP 288094, encompassing 2,125 square metres of improved 
site area. 

Permitted Use To provide a centre based Education and Care Service in accordance with 
Education and Care Services National Law (Queensland) Act 2011 and the 
Education and care Services National Regulations. Commercial offices and 
any other lawful use.  

Commencement 23 July 2018. 

Term 15 years. 

Expiry 22 July 2033. 

Option 5+5+5+5 years. 

Commencement Rental $280,000 per annum, exclusive of GST or $2,800/place. 

Current Rental $280,000 per annum, exclusive of GST or $2,800/place. 

Rental Reviews Annually to 3% with a review to market, should the tenant exercise their option 
for a further term and for the 7th year of the first term. 

Outgoings The lease is structured on a net basis (25.4% subject to survey). 

Make Good The tenant is required under the lease to maintain the premises and the 
tenant’s property. 

Security Nil. 

 

Lease Details 

Lessor Sabraja Projects Pty Ltd. 

Lessee The Creche and Kindergarten Association Ltd - C & K. 

Demised Premises Part of the ground floor of the building and part of the first floor of the building 
described as Lease Areas D, E and E1, having a total area of 1,609 square 
metres. 

Permitted Use Office and training facility. 

Commencement 23 July 2018. 

Term 10 years. 

Expiry 22 July 2028. 

Option 5+5 years. 

Commencement Rental $552,780 per annum, exclusive of GST. 

Current Rental $552,780 per annum, exclusive of GST. 

Rental Reviews Annually to 3.5% with a review to market, should the tenant exercise their 
option for each further term. 

Outgoings The lease is structured on a gross basis.  

Security Six months rental. 

Make Good The tenant is required under the lease to maintain the premises. 

Car Parking  $1. 

Storage Shed   $1. 

 
  



255-257 Gympie Road, Kedron  Brisbane  Qld  4031 

Page 35 

 

Lease Details 

Lessor Sabraja Projects Pty Ltd. 

Lessee INA Garden Villages Pty Ltd -Ingenia.  

Demised Premises Part of the ground floor of the building being hatched on lease plan, having a 
lettable area of 820 square metres. 

Permitted Use Office. 

Commencement 1 July 2018. 

Term 5 years. 

Expiry 30 June 2023. 

Option 5 years. 

Commencement Rental $313,125 per annum, exclusive of GST. 

Current Rental $313,125 per annum, exclusive of GST. 

Rental Reviews Annually to 4.0% with a review to market, should the tenant exercise their 
option for each further term. 

Outgoings The lease is structured on a gross basis.  

Security $73,406.66 plus GST. 

Make Good The tenant is required under the lease to maintain the premises in a good and 
tenantable repair.  

Car Parking  $1. 

 

 Abatements 

 

There are no outstanding abatements. 

 

 Tenant Profile and Calibre 

 

C&K is an early childhood education and care provider, establishing over 350 kindergartens and 

childcare centres since 1907. The organisation employees over 2,000 staff members and attended to 

19683 children in 2017.  

 

Ingenia is an ASX listed owner, operator and developer of a senior lifestyle and holiday communities 

across Australia with a market capitalisation of approximately $536 million.  

 

Accorsa is a registered charity and mental health practice, providing early intervention treatment and 

assistance for people with established mental illnesses. Accoras has two practices in Queensland and 

served the community for 20 years. 

 

Dulux is an Australian and New Zealand manufacturer and marketing of paint and related systems, since 

1904. Dulux is a wholly owned subsidiary of a Dutch multinational company, AkzoNobel 

(Euronext:AKZA). 

 

Planbuild Homes is a private design and construction firm providing affordable low density housing in 

south-east Queensland. The firm was established in 2003.  

 

The tenants are considered to provide an overall average to above average leasing covenant with an 

above-average security of income overall. 
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 TENANCY SCHEDULE 

 

A full tenancy schedule is provided overleaf. 
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Unit Tenant Area 
Current Rental Recoveries Gross Rent Lease Term 

Reviews 
$pa $pm²pa Type $pa $pm²pa $pa $pm²pa From To Mths 

255 - A2 Planbuild Homes 423m² $127,073 $300 Net $14,578 $34 $141,651 $335 01/09/15 31/08/21 72 Fixed to 3.00% 

257 - A1 Ingenia 820m² $313,124 $382 Gross - - $313,124 $382 01/07/18 30/06/23 60 Fixed to 4.00% 

257 - A3 C & K 1,609m² $552,780 $344 Gross - - $552,780 $344 23/07/18 22/07/28 120 Fixed to 3.50% 

257 - B1 Dulux / Orica 562m² $185,738 $331 Net $14,234 $25 $199,973 $356 29/09/15 28/09/20 60 Fixed to 3.00% 

257 - B2 Accoras 224m² $83,960 $375 Gross - - $83,960 $375 08/08/16 07/12/21 64 Fixed to 3.75% 

257 - C C & K Childcare 941m² $280,000 $298 Net $50,897 $54 $330,897 $352 23/07/18 22/07/33 180 Fixed to 3.00% 

Total / Average* 4,579m² $1,542,676 $337*   $79,709 $17* $1,622,385 $354*         

 

N.B.: Recoverable outgoings have been amended based on our increased outgoings budget.  
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 PASSING INCOME 

 

 Gross Income 

 

The passing rental income derived from the property is summarised as follows. 

 

Item Area  Passing $pa Passing $/m² pa 

Total Rental 4,579m² $1,542,676 $336.90/m² 

Plus: Recoveries - $79,709 $17.41/m² 

Gross Income 4,579m² $1,622,385 $354.31/m² 

 

 Outgoings 

 

We have been provided with the outgoing items for the 2018/19 financial year.  In the absence of a 

formal outgoings budget being provided, we have notionally adopted outgoings costs which we believe 

to be applicable to a property of this nature.  In assessing the adopted outgoings parameters for the 

property, we have had regard to industry benchmarks and have also referred to the actual outgoings 

from similar properties.  

 

Our assessed outgoings for the property are as follows 

 

Item Budget 18/19 $/m²pa 

Municipal / Council Rates $48,684 $10.63 

Water and Sewerage Rates $26,611 $5.81 

Land Tax $58,950 $12.87 

Statutory Expenses $134,245 $29.31 

Insurance Premiums $17,483 $3.82 

Air Conditioning and Ventilation $20,000 $4.37 

Common Area Cleaning $2,500 $0.55 

Electricity $2,500 $0.55 

Fire Protection / PA System $5,000 $1.09 

Lifts and Escalators $1,240 $0.27 

Repairs and Maintenance $15,000 $3.28 

Gardening / Landscaping $2,500 $0.55 

Administration / Management Fee $30,000 $6.55 

Operating Expenses $96,223 $21.03 

Total Expenses $230,468 $50.34 

 

Land Tax has been assessed based on the current Site Value on a single holding company basis.  All 

outgoings exclude GST in accordance with valuation standards. 

 

Common areas (cleaning / electricity), management, air-conditioning, repairs and maintenance are 

based sound conclusions of building and industry standards. Insurance and statutory costs are based 

on the actual costs.    

7.0 Income Analysis 
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The operating expenses appear to be in the lower range within the market when compared to the above 

actual outgoings from similar properties throughout Brisbane, however considered appropriate given it 

has minimal common operating expenses (e.g. power and cleaning). The statutory outgoings appear to 

be in line with the market.   

 

Overall the budgeted outgoings rate of $50.34 per square metre is considered acceptable and we have 

adopted the budgeted outgoings for valuation purposes and consider them to be in accordance with 

industry standards.  
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 Net Income 

 

The passing net rental income derived from the property is summarised as follows. 

 

Income Passing $pa Passing $/m² 

Total Income $1,622,385 $354.31 

Less:  Outgoings $230,468 $50.34 

Passing Net Income $1,391,917 $303.98 

 

 

 POTENTIAL MARKET INCOME 

 

 Office Market Rental Evidence 

 

The following leasing transactions have been considered in formulating an opinion as to the current 

market rental value of the office space within the building. 

 

48 Miller Street, Murarrie, Qld 

Lease Details 

Lessee Tritium Net Lettable Area 2,940m² 

Comm. Date September 2018 Rent $425/m² Gross 

Term 5 years Incentive 40.00% 

Option 5 years Reviews 4.00% 

Car Parking 143 $pbpm $95pbpm 

Comments 

Situated approximately 10.5 kilometres by road east of the Brisbane CBD in the Tradecoast Precinct.  The 
property is within close proximity to the Gateway Motorway, the Murarrie Train Station as well as several bus 
stops. 

The site is an irregular shaped corner allotment in Murarrie, an established suburb incorporating both industrial 
and commercial uses, approximately 10.5 kilometres by road east of the Brisbane General Post Office. The land 
is improved with a circa-1998 office building of two storeys, with standard floor plates of approximately 1,500 
square metres and open car parking for 143 vehicles, producing a car park to lettable area ratio of 1:21. 

The lease to Tritium is a new lease over two levels with 143 car parks. It was structured on a gross-plus basis 
with annual reviews to 4%, with a car park rate of $95 pbpm. The lease was negotiated with an incentive by way 
of 40%.  (QA: 27/11/18) 
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381 MacArthur Avenue, Hamilton, Qld 

Lease Details 

Lessee Becton Dickinson Net Lettable Area 430m² 

Comm. Date August 2018 Rent $467/m² Gross Equivalent 

Term 5 years Incentive 38.00% 

Option Nil Reviews 3.50% 

Car Parking 20 $pbpm $176pbpm 

Comments 

The property is situated within an established Brisbane suburb of Hamilton, approximately 7.5 kilometres by road 
north-east of the Brisbane CBD. 

A new modern office building completed in 2018, It comprises three levels of PCA A-grade office accommodation 
with an average floor plate of 955 m². Accommodation includes three levels of offices, with part retail on ground 
and nearby includes an at-grade and purpose-built car park for 136 vehicles at a ratio of 1:21.  The building has 
received an accredited NABERS Energy rating of 4.5 stars and a Green Star rating of 4.5 stars. 

The lease commitment is to Becton Dickinson over part of the ground floor of the building, comprising 430 square 
metres of Net Lettable Area and 20 car parks at a rental rate of $176 per bay per month.  It is for an initial term 
of five years.  The lease is structured on a net basis with annual reviews fixed to 3.5% and an incentive of 38%. 
The Gross Equivalent rental is $467 per square metre. (QA: 31/08/18) 

 

35 Miles Platting Road, Eight Mile Plains, Qld 

Lease Details 

Lessee 7-Eleven Stores Pty Ltd Net Lettable Area 572m² 

Comm. Date May 2018 Rent $455/m² Gross Equivalent 

Term 5 years Incentive 38.42% 

Option Nil Reviews 3.00% 

Comments 

The property is located within the established suburb of Eight Mile Plains, approximately 14 radial kilometres 
south of the Brisbane Central Business District, two kilometres from Westfield Garden City Shopping Centre and 
forms part of Brisbane Technology Park (BTP). 

Significant landmarks located within the general area include the Pacific and Logan Motorways, Westfield 
Garden City Shopping Centre, Griffith University Nathan Campus and several other campus-style office park 
developments, comprising the Eight Mile Plains Office Park, Technology Office Park and Garden City Office 
Park. 

The land is improved with a semi-modern, two storey commercial building constructed circa 2006.  The building 
is configured to provide 2,170 square metres of Net Lettable Area (NLA), covered and at-grade on-site car 
parking for 41 vehicles and two levels of office, retail and laboratory accommodation, conforming to an overall 
average standard.  The building is serviced by a single Liftronic lift with capacity for 630 kilograms or eight 
persons. 

The lease to 7-Eleven Stores Pty Ltd is a new lease over level one. It was structured on a net basis with a base 
rental of $379/m² and annual reviews of 3.00%, with recoverable outgoings estimated at $76 per square metre. 
The lease was negotiated with an incentive by way of fitout and rent abatement equivalent to 37.42%.  (QA: 
27/11/18) 
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960 Gympie Road, Chermside, Qld 

Lease Details 

Lessee Redbourne Business Services Net Lettable Area 600m² 

Comm. Date February 2018 Rent $400/m² Gross 

Term 7 years Incentive 25.00% 

Option Nil Reviews Undisclosed 

Lease Details 

Lessee National Disability Insurance 
Association 

Net Lettable Area 1,400m² 

Comm. Date December 2017 Rent $400/m² Gross 

Term 4 years Incentive 30.00% 

Option Nil Reviews Undisclosed 

Comments 

The property is located within the established suburb of Chermside, approximately ten radial kilometres north of 
the Brisbane Central Business District and directly opposite Westfield Chermside. 

The site comprises an irregular shaped corner allotment with a land area of 7,549 square metres and frontage 
to Gympie Road and The Boulevard.  The land is improved with an older-style, two storey commercial building.  
The improvements are configured to provide on-site car parking and basic office accommodation, conforming to 
a mixed secondary standard. 

The lease to Redbourne Business Services comprises 600 square metres of Net Lettable Area.  It is structured 
on a gross basis at $400 per square metre per annum.  The lease was negotiated with an incentive equivalent 
to 25%.  Details of annual reviews and car parking are unknown.   (QA: 03/04/18) 

The lease to National Disability Insurance Association comprises 1,400 square metres of Net Lettable Area.  It 
is structured on a gross basis at $400 per square metre per annum.  The lease was negotiated with an incentive 
equivalent to 30%.  Details of annual reviews and car parking are unknown. (QA: 03/04/18) 

 

16 Edmondstone Street, Newmarket, Qld 

Lease Details 

Lessee Skynet Net Lettable Area 715m² 

Comm. Date January 2017 Rent $430/m² Gross 

Term 5 years Incentive 40.00% 

Option Nil Reviews Unknown 

Comments 

The property is located within the established suburb of Newmarket, approximately four radial kilometres north 
of the Brisbane Central Business District and approximately one kilometre south of Newmarket Railway Station.  
Development within the immediate surrounds of the property is of varying use and quality, comprising low density 
residential land uses and older style to semi-modern commercial buildings.  Significant landmarks located within 
the general area include the Ferny Grove Railway Line, Newmarket Village and the main arterial Enoggera Road. 

The base parcel is a rectangular shaped inside allotment with a land area of 2,157 square metres and frontage 
to Edmondstone Street.  The land is improved with a three level commercial building constructed circa 1990.  
The building is configured to provide 2,015 square metres of Net Lettable Area (NLA), one basement level of 
parking and three upper levels of office accommodation, conforming to a B-grade standard.  The property 
currently does not have a NABERS rating. 

The lease to Skynet is for an initial term of five years, comprising 715 square metres of Net Lettable Area.  The 
lease is structured on a gross basis and includes an incentive equivalent to 40%, or $172 per square metre per 
annum.  Details of rent reviews and car parking are unknown.   (QA: 19/09/17) 
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Building 5, 747 Lytton Road, Murarrie, Qld 

Lease Details 

Lessee Raytheon Australia Net Lettable Area 2,140m² 

Comm. Date January 2018 Rent $425/m² Gross+ 

Term 5 years Incentive - 

Option Nil Reviews 3.5% 

Car Parking 92 $pbpm $95pbpm 

Lease Details 

Lessee Komatsu (Joy Global) Net Lettable Area 1,394m² 

Comm. Date February 2018 Rent $425/m² Gross+ 

Term 2 years Incentive - 

Option 3 years Reviews 4% 

Car Parking 49 $pbpm $125pbpm 

Comments 

The property is located within the Murarrie Business Park, within the established suburb of Murarrie 
approximately seven radial kilometres west of the Brisbane Central Business District and approximately 13 
kilometres by road south of the Brisbane Airport. 

The site comprises an irregular shaped inside allotment with a land area of 2,609 square metres and frontage to 
Lytton Road.  The land is improved with a semi-modern four storey commercial building of concrete tilt-panel 
construction.  The building is configured to provide 5,459 square metres of Net Lettable Area (NLA), on-site car 
parking for 212 vehicles and four upper levels of office accommodation, conforming to a PCA B-grade standard.  
The property has not been assessed for an environmental rating. 

The lease to Raytheon Australia is over part of level one and the whole of level two of the building, comprising 
2,140 square metres of Net Lettable Area and 92 car park bays at a rental rate of $95 per bay per month.  It is 
structured on a gross-plus basis at $425 per square metre per annum, with annual reviews fixed to 3.50%.  
Details of incentives are unknown.  (QA: 12/03/18) 

The lease to Komatsu (Joy Global) is over the whole of level three of the building, comprising 1,394 square 
metres of Net Lettable Area and 49 car park bays at a rental rate of $125 per bay per month.  It is structured on 
a gross-plus basis at $425 per square metre per annum, with annual reviews fixed to 4.00%.  Details of incentives 
are unknown.   (QA: 12/03/18) 

 

57 Old Cleveland Road, Greenslopes, Qld 

Lease Details 

Lessee Sparrow House Management Pty 
Ltd 

Net Lettable Area 1,424m² 

Comm. Date July 2017 Rent $465/m² Gross+ 

Term 5 years Incentive Undisclosed 

Option 5 + 5 years Reviews Fixed 4% 

Car Parking 32 $pbpm $0 

Comments 

The property is located in the established suburb of Greenslopes within the commercial precinct of Stones 
Corner, approximately five kilometres by road south from the Brisbane Central Business District, in close 
proximity to arterial road networks, public transport, and retail amenity. 

The site is improved with a recently refurbished office building comprising three levels of office accommodation 
above basement level car parking for 20 vehicles.  There is also secure on-site open-air parking for 12 vehicles. 

The lease to Sparrow House Management is over the whole of the building. The lease is for an initial term of two 
years, six months and 27 days, with a further term of two years and nine months available, termed the Later 
Expiry Date.  There are two further terms of five years offered should this be taken by the tenant. The lease is 
structured on a gross-plus basis, commencing at $465 per square metre, with any increase in outgoings over 
the base amount being recoverable. The lease stipulates annual reviews to 4%.  (QA: 21/11/17) 
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461-473 Lutwyche Road, Lutwyche, Qld 

Lease Details 

Lessee Ladbrokes Digital Net Lettable Area 3,217m² 

Comm. Date September 2016 Rent $439/m² Gross 

Term 8.33 years Incentive Undisclosed 

Option Nil Reviews 4% Fixed 

Car Parking 60 $pbpm $109pbpm 

Comments 

The property is located in Lutwyche, approximately 5.8 kilometres by road north of the CBD and 250 metres from 
the Lutwyche City Shopping Centre.  The property has primary frontage to Lutwyche Road, which is a major 
northern traffic route. 

The property is a near-rectangular shaped corner parcel encompassing seven allotments.  Improvements to the 
land comprise two freestanding buildings, including a two-storey building incorporating an extensive gymnasium 
fitted out (461 Lutwyche Road) and a two-storey office building (473 Lutwyche Road).  The buildings are 
structurally separate, however are linked at the upper level by a walkway. Extensive renovations were 
undertaken on the buildings between late 2014 and early 2015.  Undercroft car parking is available for 149 
vehicles, providing a car park to lettable area ratio of 1:33. 

The lease to Ladbrokes is over the whole of 461 Lutwyche Road, encompassing 3,217 square metres. The lease 
is for an initial term of eight years and four months, with no further option for a further term. It is structured on a 
gross plus basis, with the lessee responsible for their share of increased outgoings incurred by both 461 and 
473 Lutwyche Road over base year 30 June 2014. The lessee is licensed to use 60 car parks at a fee of $109 
per bay per month.  (QA: 11/01/18) 

 

The preceding rental evidence indicates a gross equivalent rental range of between $400 and $467 per 

square metre per annum for the office in the context of incentives between 25% and 40%.  

 

Based on the above evidence, with consideration to the location and the various building design 

characteristics, we have adopted a range between $350 and $440 per square metre per annum gross 

as the market rental value of the office accommodation. We have also given consideration of the 

complimentary and inclusive ample car parking, with various rental weighting.  

 

 Retail Market Rental Evidence 

 

The following leasing transactions have been considered in formulating an opinion as to the current 

market rental value of the retail showroom space within the building. 

 

Tenant 
Lettable 

Area 
Comm. Date 

Term 
(Years) 

Reviews Lease Type 
Comm. 

Face Rent 
Comm. 

Effective Rent 

21 Upton Street, Bundall, Qld   

Undisclosed 440m² Dec 2017  3 Annual CPI Gross $250/m² $236/m² 

2052-2069 Sandgate Road, Virginia, Qld   

National Tiles 686m² Nov 2017  7 CPI +1% Net $221/m² $221/m² 

3 Montpelier Road, Newstead, Qld   

Dune Outdoor Luxuries 522m² Jun 2017  5 Fixed 3% Net $355/m² $355/m² 

Lighting Illusions 439m² Feb 2017  7 Fixed 4% Net $317/m² $317/m² 

Beaumont Tiles 739m² Jan 2016  5 Fixed 4% Net $390/m² $390/m² 

 

The preceding rental evidence indicates a net rental range of $221 to $390 per square metre per annum.  

As such, we have adopted $330 per square metre per annum net as the market rental value of the retail 

accommodation. 
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 Childcare Market Rental Evidence 

 

The following leasing transactions have been considered in formulating an opinion as to the current 

market rental value of the childcare space within the building.   

 

Harmony Early Learning Journey, 22 Norfolk Street, Coorparoo, Qld 

Lease Details 

Lessee Harmony Early Learning Journey 
Coorparoo 

Term 15 + 5 + 5 + 5 years 

Lease Date August 2017 Reviews 3.0% Fixed 

Net Rent $259,000 p.a. $ per Place $3,500/place 

No. of Places 74   

Comments 

The property is located within the established suburb of Coorparoo, approximately five radial kilometres south 
east of the Brisbane CBD. The property is situated to the southern alignment of Norfolk Street and adjoins Mt 
Carmel Primary School. The Coorparoo Square development (undertaken by Frasers Property Group and 
Honeycombs Property Group) is located within 1.5 kilometres comprising 366 apartments and 6,700 square 
metres of retail anchored by Aldi and Dendy Cinemas. The catchment provides an overall above average 
demographic, characterised by above average median house prices ($680,000) and above average income. 

Improvements comprise a purpose-built two level child care facility providing a ground floor area of 91 square 
metres and a first floor area of 380 square metres. The premises are licensed for 74 long day care places. The 
ground floor level comprises an administration and reception area, as well as laundry, staff lunchroom and 
amenities. Also located on ground floor is the building under croft, undercover external play area and a toilet 
block. First floor level comprises the child care area including five separate class rooms, full kitchen and staff 
toilets. Three bathrooms are located such that each class room has immediate access. The babies classroom 
also contains separate areas for sleeping, nappy changing and bottle prep.  External play areas comprise 505 
square metres. 

The property is leased to Harmony Early Learning Journey Coorparoo for 15 years effective 7 August 2017, plus 
three further five year options to 2047 at the current net rental of $259,000. Annual reviews are 3% fixed. Tenant 
pays all outgoings including land tax.  (QA: 07/08/18) 

 

Chatterbox Child Development and Care Centre, 93 Zahel Street, Carina, Qld 

Lease Details 

Lessee Avenue Early Learning Centre Term 20 + 5 + 5 + 5 + 5 years 

Lease Date January 2018 Reviews 3.0% Fixed 

Net Rent $362,500 p.a. $ per Place $2,685/place 

No. of 
Places 

135   

Comments 

The property is located within the established residential/commercial suburb of Carina, approximately 10 
kilometres South-East of the Brisbane General Post Office. The property is located a short distance from the 
Carina State School, adjoins commercial uses and is located opposite the Carina Leagues Club and associates 
community uses. 

Improved on the property is a refurbished, purpose built child care centre, constructed circa 2005, with a reported 
building area of 1,325 square metres. The centre is approved for 135 Long Day Care places. 

The property was sold on a leaseback agreement to Avenue Early Learning Centre for a 20 year lease with 4 x 
five year options. The commencing rental was $362,500 ($2,685/place) net per annum, which is considered at 
market. Annual reviews are fixed 3% increases. (QA: 08/08/18) 
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Journey Early Learning Centre, 402 Moggill Road, Indooroopilly, Qld 

Lease Details 

Lessee Journey Group Holdings Pty Ltd Term 15 + 5 + 5 years 

Lease Date July 2017 Reviews fixed 3% 

Net Rent $151,200 p.a. $ per Place $2,800/place 

No. of 
Places 

54   

Comments 

The property is located within the established suburb of Indooroopilly approximately six radial kilometres south-
west of the Brisbane CBD.  The property is situated on the south west corner of Moggill Road and Rylatt Street, 
approximately 450 metres west of Indooroopilly Shopping Centre and 700 metres to the north of the junction 
with the Western Freeway.  There are number of public and private schools within close proximity to the subject 
such as Indooroopilly State School. 

The site is a near rectangular-shaped corner allotment with wide frontages to Moggill Road and Rylatt Street 
improved with an historic church and hall which was renovated into a high-end child care centre in 2017.  The 
centre provides 54 licensed long day care places and includes three activity rooms with direct access to external 
play areas.  The property is within the CR1 Character Residential Zone under Brisbane City Council Plan 2014. 

The property is leased to Journey Group Holdings Pty Ltd who have centres in Victoria and Queensland for an 
initial term of 15 years commenced on July 2015 with two further five year option periods available.  The annual 
rent review is fixed at 3.0% increase per annum, and market review is at year 11 of the initial term and at each 
option periods.  The lease is a triple net lease, all outgoings are fully recoverable including structural repairs and 
land tax. (QA: 06/09/17) 

 

C&K Childcare, 136 Gympie Road, Strathpine, Qld 

Lease Details 

Lessee C & K Childcare Term 15 + 10 + 10 years 

Lease Date June 2017 Reviews 3.0% Fixed 

Net Rent $354,063 p.a. $ per Place $2,833/place 

No. of 
Places 

125   

Comments 

The property is located within the established residential/commercial locality of Strathpine, located approximately 
22 kilometres north of the Brisbane General Post Office. The property is located in a predominately 
commercial/industrial precinct approximately 600 metres south of Westfield Strathpine and within close proximity 
to the train station. The property receives good exposure to passing traffic. 

The property is improved with a purpose built single level child care centre which has been extensively 
refurbished prior to the current tenant occupying the building. On-site parking for 60 cars is provided and there 
could be further development potential given the site coverage. 

The property is leased to C & K Childcare on a 15 + 10 + 10 year lease from June 2017  for a passing net rental 
of $354,063 ($2,833/place) per annum. The lease includes annual 3% reviews, market reviews upon option 
renewal and the lessee is responsible for all outgoings including land tax.  (QA: 29/06/18) 
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Petit Early Learning Journey, 38 Wellington Street, Wooloowin, Qld 

Lease Details 

Lessee Petit Early Learning Journey Term 15 + 5 + 5 + 5 years 

Lease Date February 2017 Reviews Not Advised 

Net Rent $360,000 p.a. $ per Place $3,000/place 

No. of 
Places 

120   

Comments 

The property is located within the established residential suburb of Wooloowin, approximately five kilometres 
north of the Brisbane General Post Office. Surrounding development comprises mainly residential dwellings and 
townhouse units. The property is located within reasonable proximity to public and private schools, Lutwyche 
City shopping centre as well as the Wooloowin train station. 

Improved on the property is an older style industrial building which has been extensively refurbished to provide 
a two level childcare centre. The centre is approved for 120 Long Day Care places and comprises 24 on site 
carparks. 

The property is leased to Petit Early Learning Journey on a 15 year lease from February 2017 with three x five 
year options remaining. The commencing net rental was $360,000 per annum ($3,000/place) with the lessee 
responsible for all outgoings including land tax. We were not advised of the annual review, however the lease 
includes a market review in the ninth year and includes a ratchet provision, however capped at a 7% increase.  
(QA: 29/06/18) 

 

Guardian, 32 Morrow Street, Taringa, Qld 

Lease Details 

Lessee Guardian Community Early Learning 
Centres Pty Ltd 

Term 10 + 5 + 5 + 5 years 

Lease Date December 2016 Reviews CPI or 3% 

Net Rent $323,000 p.a. $ per Place $2,936/place 

No. of 
Places 

110   

Comments 

The property is located within the established suburb of Taringa approximately five kilometres south west of the 
Brisbane CBD.  The suburb comprises mostly low medium density residential with the main retail precinct along 
Moggill Road.  There is a significant number of medium density buildings interspersed throughout the suburb.  
Surrounding suburbs include Toowong and Indooroopilly proximate to retail amenity.  The property is within close 
proximity to a number of public and private schools. 

The Childcare centre is to be improved on the fifth level of a 10 storey mix use building together with four 
basement levels.  The childcare centre comprises the whole floor of 804 square metres of net lettable area.  The 
centre is not yet approved for number of licensed long day care places. 

The property is to be leased to a national childcare centre operator Guardian Community Early Learning Centres 
Pty Ltd for an initial term of 10 years with three five year option period available. The annual rent review is greater 
of CPI or 3.0% and outgoings are recoverable including Land Tax. The net income is to be $323,000 per annum 
plus GST. 

The lessee is not required to pay rent for the first six month of the lease term and the Lessor is to provide Lessee 
fit-out incentive of $250,000 plus GST.  (QA: 07/09/17) 

 

The preceding childcare rental evidence indicates a net rental range of $2,685 to $3,500 per child space 

per annum. The recently negotiated lease within the property is also considered to provide a good guide, 

in particular C & K, which commenced at a face rental of $2,800 per child space per annum.  As such, 

we have adopted the commenced rate of $2,980 per child space per annum net as the market rental 

value of the child care accommodation. 
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 Market Rental Assessment 

 

Our assessment of market rent is as follows. 

 

Unit Tenant Area 

Passing Rent Market Rent 

$/m² $pa Type 
Recoveries 

$pa 
$pa Gross $/m² $pa Type 

Recoveries 
$pa 

$pa Gross 

255 - A2 Planbuild Homes 423m² $300 $127,073 Net $14,578 $141,651 $350 $148,050 Gross - $148,050 

257- GF Ingenia 820m² $382 $313,124 Gross   $313,124 $430 $352,600 Gross - $352,600 

257- FF C & K 1,609m² $344 $552,780 Gross   $552,780 $440 $707,960 Gross - $707,960 

257 Dulux / Orica 562m² $330 $185,738 Net $14,234 $199,973 $330 $185,460 Net $14,234 $199,694 

257 Accoras 224m² $375 $83,960 Gross   $83,960 $380 $85,120 Gross - $85,120 

257 C & K Childcare 941m² $298 $280,000 Net $50,897 $330,897 $298 $280,000 Net $50,897 $330,897 

Total   4,579m²   $1,542,676   $79,709 $1,622,385   $1,759,190   $65,131 $1,824,321 
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 Market Recoveries 

 

We have assessed a mixture of gross and net market rentals for both the office, retail and childcare 

space.  We have adopted the budgeted outgoings previously stated as being representative of the 

market outgoings applicable to the property. 

 

 

 SUMMARY 

 

A summary of the passing and market income derived from the property is shown in the following table. 

 

Item 
Passing Assessed Market 

Var % 
$pa $/m² pa $pa $/m² pa 

Total Rental $1,542,676 $336.90/m² $1,759,190 $384.19/m² -12.31% 

Plus: Recoveries $79,709 $17.41/m² $65,131 $14.22/m² 22.38% 

Gross Income $1,622,385 $354.31/m² $1,824,321 $398.41/m² -11.07% 

Less:  Outgoings $230,468 $50.33/m² $230,468 $50.33/m² 0.00% 

Net Income $1,391,917 $303.98/m² $1,593,853 $348.08/m² -12.67% 

 

The disparity between the passing and market rental is attributable to some of the existing leases are 

at rents below the assessed current market rental value of the premises. 
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 OVERVIEW 

 

In the valuation of the property, we have undertaken a ten-year cash flow projection on a tenant by 

tenant monthly basis, with the reversion or terminal value based on the capitalisation of the projected 

net income in the eleventh year. 

 

 

 ASSUMPTIONS 

 

 Growth Rates 

 

Growth projections utilised in constructing the cash flow are summarised in the following table: 

 

Year Ending Inflation 
Market Rental  Other 

Growth 

Incentive (Trend) 

Office Retail Office Retail 

31 Oct 2019 1.96% 2.46% 2.46% 2.46% 30.00% 15.00% 

31 Oct 2020 2.30% 2.80% 2.80% 2.80% 30.00% 15.00% 

31 Oct 2021 2.54% 3.04% 3.04% 3.04% 29.00% 15.00% 

31 Oct 2022 2.72% 3.22% 3.22% 3.22% 27.00% 15.00% 

31 Oct 2023 2.75% 3.25% 3.25% 3.25% 25.00% 15.00% 

31 Oct 2024 2.64% 3.14% 3.14% 3.14% 24.00% 15.00% 

31 Oct 2025 2.59% 3.09% 3.09% 3.09% 23.00% 15.00% 

31 Oct 2026 2.57% 3.07% 3.07% 3.07% 22.00% 15.00% 

31 Oct 2027 2.56% 3.06% 3.06% 3.06% 20.00% 15.00% 

31 Oct 2028 2.56% 3.06% 3.06% 3.06% 20.00% 15.00% 

Average 2.52% 3.02% 3.02% 3.02% 25.00% 15.00% 

1 CPI Growth figures have been applied to all statutory and operating outgoings, and other income throughout the cash flow. 
2 Office Market Rental Growth and Incentive Trend are based on BIS Shrapnel and m3property Research forecasts.   

 

 Base Rent and Lease 

 

In our cash flow projection, the base rent is calculated from actual current leases with stipulated 

contractual rental movement over the lease terms.  We have adopted the lease renewal probabilities 

and speculative renewal profiles as stated in the table below.  The adopted speculative lease renewal 

generally reflects market lease terms and conditions for accommodation of this nature. 

 

Lease Assumptions 

Renewal Probability 67%. 

Let-up Period Six months for the retail space and 12 months for the office space, in the 
context of the renewal probability. 

Lease Term 60 months. 

Incentive Trended as per the table in Section 7.2.1, ‘Growth Rates’ with a 50% discount 
applied to renewals in the context of the renewal probability.  Note that 100% 
of all incentives have been treated as fit-out contributions. 

Leasing Commissions 15.00% for new tenants and 8.00% for lease renewals, resulting in a blended 
rate of 10.31% based on the renewal probability. 

Reviews Annually to 3.50%. 

  

8.0 Cash Flow Analysis 
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 Capital Expenditure 

 

At the expiration of each of the leases we have made allowances for minor decorative upgrades to the 

tenancies equivalent to $200 per square metre in the context of our assumed renewal probability.  This 

allowance is to account for upgrading and repairs to carpets, ceilings and internal painting and equates 

to circa $445,000 over the ten-year cash flow horizon.  

 

In addition, we have made a capital expenditure allowance equivalent to $998,400 over the ten-year 

cash flow horizon. 

 

The total tenancy improvements and capital expenditure allowances equate to $1,440,000 over the ten 

year horizon representing $315 per square metre of net lettable area.  

 

 

 CASH FLOW 

 

The cash flow model upon which our valuation analysis is based is presented on the following page. 
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$'s pa 
Oct 2019 

B/F 
Oct 2020 
Forecast 

Oct 2021 
Forecast 

Oct 2022 
Forecast 

Oct 2023 
Forecast 

Oct 2024 
Forecast 

Oct 2025 
Forecast 

Oct 2026 
Forecast 

Oct 2027 
Forecast 

Oct 2028 
Forecast 

Rental $1,558,451 $1,578,968 $1,641,427 $1,685,542 $1,675,663 $1,888,048 $1,952,490 $1,978,470 $1,982,354 $1,889,805 

Recoveries $80,296 $79,657 $81,616 $70,694 $72,636 $74,550 $76,479 $75,613 $80,455 $82,512 

Income  $1,638,747 $1,658,624 $1,723,043 $1,756,236 $1,748,298 $1,962,598 $2,028,969 $2,054,083 $2,062,809 $1,972,316 

Recoverable Expenses -$232,166 -$237,501 -$243,536 -$250,153 -$257,022 -$263,798 -$270,622 -$277,585 -$284,691 -$291,970 

Expenses  -$232,166 -$237,501 -$243,536 -$250,153 -$257,022 -$263,798 -$270,622 -$277,585 -$284,691 -$291,970 

Net Operating Income $1,406,582 $1,421,124 $1,479,507 $1,506,083 $1,491,276 $1,698,800 $1,758,347 $1,776,498 $1,778,117 $1,680,347 

Sinking Fund $0 $0 -$21,702 -$26,320 $0 -$42,073 $0 -$25,461 -$31,036 $0 

Leasing Costs $0 $0 -$104,985 -$246,161 $0 -$339,219 $0 -$123,168 -$212,860 $0 

Incentives $0 -$38,552 -$29,683 -$15,858 -$60,465 $0 $0 -$44,110 -$52,351 -$204,399 

Make Good -$30,000 -$763,200 $0 -$75,000 $0 $0 $0 -$130,200 $0 $0 

Capital Expenses -$30,000 -$801,752 -$156,370 -$363,339 -$60,465 -$381,292 $0 -$322,939 -$296,247 -$204,399 

Net Cashflow $1,376,582 $619,372 $1,323,137 $1,142,744 $1,430,811 $1,317,508 $1,758,347 $1,453,559 $1,481,870 $1,475,948 
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The following graph shows the composition of the gross income throughout the cash flow, with the 

‘Contracted Income’ to gradually decrease from 2020/2021 as existing leases begin to expire with 

‘Speculative Income’ forecast thereafter.  

 

 

 
  

$0

$500,000

$1,000,000

$1,500,000

$2,000,000

$2,500,000

Oct 18-
Oct 19

Oct 19-
Oct 20

Oct 20-
Oct 21

Oct 21-
Oct 22

Oct 22-
Oct 23

Oct 23-
Oct 24

Oct 24-
Oct 25

Oct 25-
Oct 26

Oct 26-
Oct 27

Oct 27-
Oct 28

Contracted vs Speculative Income

Contracted Income Speculative Income



255-257 Gympie Road, Kedron  Brisbane  Qld  4031 

Page 54 

 

 VALUATION METHODOLOGY 

 

The property has been valued utilising the capitalisation approach, and reconciled with the net present 

value and direct comparison methods. 

 

The capitalisation approach has been effected by applying a market-derived capitalisation rate to the 

assessed net annual market rent to establish the property’s core investment value (fully leased at current 

market rents) and then making ‘below the line’ adjustments for the property’s individual investment 

characteristics, including rental reversions, outstanding abatements, future incentives, et cetera. 

 

The discounted cash flow method of valuation has been effected utilising a ten year investment 

horizon.  All projected income, expenses and capex requirements are discounted at a rate derived 

through the analysis of sales evidence.  Within this approach the valuer is able to incorporate projections 

from potential future growth by effectively analysing the impact of the existing lease covenants, rent 

review and option provisions, current and future capital expenditure and potential future vacancies.  This 

approach involves formulating a projection of net income over a specified time horizon, and discounting 

this cash flow including the projected terminal value at the end of the projection period, at an appropriate 

rate.  The present value of this discounted cash flow represents the market value of the property. 

 

The direct comparison approach is effectively a check method of valuation whereby the integrity of the 

values arrived at through the two primary approaches are tested through comparison on a capital value 

basis, i.e. per square metre of lettable area. 

 

 

 VALUATION PARAMETERS 

 

This section discusses and compares those attributes of the property and recent market transactions 

which would receive due consideration by prospective purchasers.  Based on our interpretation of the 

market at the date of valuation, we have then formulated an opinion of the valuation parameters the 

market would adopt for the property.  

 

 Market Perception of the Property 

 

The property is located in an established mixed-use suburb of Kedron, approximately 7 radial kilometres 

north of the Brisbane CBD.  The property slightly removed from the major neighbourhood centres such 

as Chermside, Lutwyche and Albion but within the major north corridor and well exposed along a major 

arterial road, Gympie Road.  The location of the asset is considered a major strength and considered a 

significant land holding for a recognised area. a well-established suburban area with good exposure to 

Gympie Road.   

 

The improvements provide a good diversified mix of use (childcare, office and retail), ranging from a 

semi-modern to new standard of accommodation, which has been refurbished periodically with ample 

car parking available.  Having regard to the age of the improvements and the purpose to which they are 

used, the buildings are considered to provide good level of utility for the current and potential users.   

 

The current mixed-use of the property is consistent with the highest and best use, with the large land 

holding and zoning allowing for further redevelopment when market condition permit (mixed-use 

development height of three storeys).   

  

9.0 Valuation Rationale 
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The building is fully leased to an average to above-average calibre tenant. The property currently has 

an above-average WALE of 7.69 years by income and 7.89 years by area weighting. Cash flow volatility 

is expected to be minor in the short term due to the impending lease expires.  Major tenants including 

Ingenia, C & K Childcare and offices are on long leases providing good security of income and overall 

low cash flow volatility. 

 

The key characteristics that would receive due consideration from a potential purchaser include its 

above-average location, the overall good improvement condition, below market rentals, the stable cash 

flow security and low volatility, the spreading of risk through diverse multi-tenanted occupancy, the 

average to above average tenant calibre and the proportionate underlying land value. 

 

Overall investment demand for property with sound investment characteristics is currently very strong 

due to the weight of money and low interest rate regime prevailing.  Consequently, if offered to the open 

market, the property is likely to be met with good demand. A selling period of six months is considered 

appropriate.  The most likely purchaser of the property would be private investors or syndicates.  

 

 Sales History 

 

255 Gympie Road was acquired by the current owner in 22 Aug 2007 for a reported price of $1,285,000, 

according to CoreLogic.  257 Gympie Road was previously a number of properties purchased over time 

and has since been amalgamated. 

 

The property is subject to a put and call option deed and contract of sale for $21,500,000 exclusive of 

GST. 

 

 Sales Evidence 

 

To formulate an opinion of value, we have selected a number of sales which we believe a notional 

purchaser would have also considered if they had been available to purchase at the date of valuation. 

The comparable sales evidence that have been considered is summarised in the following tables, with 

each sale individually reconciled against the property. 
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Cargo Business Park, 56 Lavarack Avenue, Eagle Farm, Qld 

Sale Details 

Sale Price $33,500,000 

 

Sale Date September 2018 

Site Area 7,786m² 

Net Lettable Area 8,721m² 

Net Passing Income $2,445,633 p.a. ($280/m²) 

Net Market Income $2,473,527 p.a. ($284/m²) 

Vacancy 8.59% 

WALE 2.28 years by area 

2.28 years by income 

Analysis & Assumptions 

Initial Yield 7.30% Internal Rate of Return  7.51% 

Reversionary Yield 7.38% Net Lettable Area Analysis $3,841/m² 

Equated Market Yield 7.06%   

Comments 

The site is located within the established mixed-use suburb of Eagle Farm, approximately eight radial kilometres 
north east of the Brisbane CBD and within the TradeCoast industrial precinct. The property is in close proximity 
to the Gateway Motorway and Kingsford Smith Drive. 

The site comprises 7,786 square metres and is improved with a circa 2006 complex known as 'Cargo Business 
Park', which comprises three modern commercial buildings providing a total net lettable area of 8,721 square 
metres over 20 tenancies. The three buildings are all of concrete block and concrete tilt panel construction, with 
modern curtain wall facades to the office components.  Accommodation includes office, showroom, laboratory 
and warehouse space, with a common gym facility. The complex has a 3.5 star NABERS rating and provides 
153 car parks over the basement and ground level. 

The property was purchased by Ascendas REIT Australia.  At the date of transaction it provided a WALE of 2.28 
and 2.28 years by income and area respectively, to an overall above average calibre of tenant, including Tunstall, 
Betta, Device Technologies and Nike.  The deal was reported to include all incentives paid by the vendor and 
rental guarantees for the 3 vacant tenancies well above market at $368 per square metre. Overall, the passing 
net income was within market parameters at $280 per square metre. Our yield analysis is based on a 9-month 
letting up period, a 67% retention rate, 15% agency fees and circa 30% incentives. (QA: 26/11/18) 

Comparison 

Location The sale is situated in a recognised industrial location, representing an inferior level of retail 
amenity, public transport servicing and inferior exposure characteristics.   

Asset The accommodation is mixed providing office, showroom and warehouse space representing a 
similar standard and presentation, with an inferior car parking ratio.   

Investment At the date of transaction the sale was fully leased, multi-tenanted to an overall average calibre 
of tenant, reflecting an inferior WALE.  The sale has a similar land holding with the subject 
providing additional land available for future development should market conditions permit.   

Overall The subject should have a lower capitalisation rate compared to the Equated Market Yield of the 
sale, a comparable Internal Rate of Return and a higher rate per square metre of NLA.  
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65 Osborne Road, Mitchelton, Qld 

Sale Details 

Sale Price $8,500,000 

 

Sale Date October 2017 

Site Area 3,586m² 

Net Lettable Area 1,575m² 

Net Passing Income $595,050 p.a. ($378/m²) 

Net Market Income $595,050 p.a. ($378/m²) 

Vacancy Nil 

Remaining Lease Term 5.84 years  

 

Analysis & Assumptions 

Initial Yield 7.00% Internal Rate of Return 7.25% 

Reversionary Yield 7.00% Net Lettable Area Analysis $5,397/m² 

Equated Market Yield 6.98%   

Comments 

The property is located within the established suburb of Mitchelton, approximately ten kilometres by road North-
West of the Brisbane CBD. The property is located a short distance to the south of the Brookside shopping 
centre and receives good exposure to passing vehicular traffic. 

Improved on the property is a semi-modern, single level office building with basement parking which has recently 
been refurbished to suit the tenant's requirements. The property includes 11 at-grade carparks and a further 49 
secure undercover carparks. 

The property was purchased by DA Prosperity Pty Ltd for $8,500,000 exclusive of GST. At the date of transaction 
the property was leased to the Commonwealth of Australia until 25 August 2023 with further three + three year 
options. The passing gross income was $708,750 per annum or $450 per square metre, which is considered to 
be at or about parity with market. The Equated Market Yield of 6.98% has been analysed at a gross market 
income of $708,750 per annum or $450/m², with adopted outgoings equating to $72/m² and the assumptions of 
15% agents fees, incentives equivalent to 33% trending to 20%, 12 months lease up and 67% retention rate. 

(QA: 02/08/18) 

Comparison 

Location The sale is situated in a small secondary suburban north Brisbane commercial location offering  
direct access to retail and public transport servicing amenity, albeit offering inferior exposure 
characteristics.   

Asset The accommodation provides office space to an average standard and presentation similar to 
the improvement condition of the subject, while providing a superior car parking ratio.   

Investment At the date of transaction the sale was fully leased to a single high calibre tenant, reflecting an 
inferior lease expiry.  The sale has an inferior land holding with the subject providing additional 
land available for future development should market conditions permit.   

Overall The subject should have a lower capitalisation rate compared to the Equated Market Yield of the 
sale, a higher Internal Rate of Return and a lower rate per square metre of NLA.  
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Serviced Office Centre, 425 and 433 Logan Road, Greenslopes, Qld 

Sale Details 

Sale Price $27,650,000 

 

Sale Date August 2017 

Site Area 7,650m² 

Net Lettable Area 5,585m² 

Net Passing Income $1,943,795 p.a. ($348/m²) 

Net Market Income $2,194,088 p.a. ($393/m²) 

Vacancy 12.71% 

Analysis & Assumptions 

Initial Yield 7.03% Internal Rate of Return 10.79% 

Reversionary Yield 7.94% Net Lettable Area Analysis $4,951/m² 

Equated Market Yield 7.87%   

Comments 

The property is located within the established suburb of Greenslopes, approximately six kilometres by road 
south-east of the Brisbane Central Business District and approximately 1.2 kilometres by road north of 
Greenslopes Private Hospital. 

The land is improved with a modern B-grade office building, varying from two to four storeys across the site.  It 
provides 5,585 square metres of net lettable area, comprising 5,118 square metres of serviced office, and 387 
square metres of cafe accommodation.  A discrete retail tenancy is located at 425 Logan Road, providing a 
further 80 square metres of space.  A three level car park provides parking for 175 vehicles at a ratio of 1:32 at 
the rear of the property. 

The property was purchased by Seymour Group with intent to develop in the long term.  Currently operated as 
a serviced office centre, the property was occupied to a level below the adopted sustainable occupancy.  Our 
assessment of market income is reflective of this sustainable occupancy.  The contract price represents a rate 
of $4,951/m² of net lettable area, inclusive of the 467 square metres of retail space.  The serviced office 
component provides an average lease term of 1.2 years, this is considered typical for assets of this nature. The 
retail component comprises two leases of two and ten years, respectively.  (QA: 27/08/18) 

Comparison 

Location The sale is situated in a recognised city fringe commercial/retail precinct, which offers a superior  
level of retail amenity, comparable public transport servicing and similar exposure 
characteristics.   

Asset The accommodation provides office space to an average standard and presentation similar to 
the improvement condition of the subject, with a similar car parking ratio.   

Investment The sale is inferior on an investment basis, albeit is not directly comparable on an investment 
basis, which reflected minor vacancy and operated as serviced office space. The sale has a 
similar land holding characteristics to the subject, offering long term redevelopment 
opportunities.    

Overall The subject should have a lower capitalisation rate compared to the Equated Market Yield of the 
sale, a lower Internal Rate of Return and a similar rate per square metre of NLA.  
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Freedom Lifestyle Centre, 67-69 Redland Bay Road, Capalaba, Qld 

Sale Details 

Sale Price $24,175,000 

 

Sale Date September 2018 

Site Area 1.47ha 

Gross Lettable Area Retail 5,715m² 

Net Passing Income $1,636,797 p.a. ($286/m²) 

Net Market Income $1,634,165 p.a. ($286/m²) 

Vacancy Nil 

WALE 6.30 years by area 

5.99 years by income 

Analysis & Assumptions 

Initial Yield 6.77% Internal Rate of Return 7.23% 

Reversionary Yield 6.81% Lettable Area Analysis $4,230/m² 

Equated Market Yield 6.63%   

Comments 

The site is located 18 kilometres south-east of the Brisbane CBD and central to the Capalaba retail heart. Prime 
exposure is held to two major roads. Access however is somewhat restricted to north-bound traffic only off 
Redland Bay Road. 

Erected on the land is a semi-modern, large format retail development with a GLAR of 5,715 square metres. The 
complex comprises eleven tenancies ranging shops ranging 65 square metres to 1,962 square metres. The 
complex also provides over 150 open carparking spaces. 

The property was purchased by Australia Property Investments Limited (AIPL) for $24,175,000. At the date of 
transaction, the property was mostly leased with a 12 month rental guarantee offered for a 65 square metre 
tenancy. The property provided a WALE of 5.99 years by income and 6.30 years by area to an overall good 
calibre of tenant including Supercheap Auto, Freedom Furniture, Beacon Lighting and Dominos Pizza. The 
passing gross income was considered to be slightly below market. The Equated Market Yield of 6.63% has been 
analysed at a gross market income of $1,893,973 per annum or $331 per square metre, with adopted outgoings 
equating $43 per square metre, $30,000 per annum sinking fund allowance and the assumptions of 15% agents 
fees, incentives of 15%, 12 months lease up, 2% vacancy allowance for speciality tenants and a 67% retention 
rate. (QA: 27/06/18) 

Comparison 

Location The sale is situated in a recognised suburban commercial/retail precinct, which offers direct 
access retail amenity with inferior public transport servicing and similar exposure characteristics.   

Asset The sale accommodation is used for bulky goods purpose, being partly similar to some of the 
accommodation provided by the subject. The overall improvement condition is superior to the 
subject.   

Investment The sale offers comparable investment characteristics to the subject being multi-tenanted to an 
overall above-average calibre tenant.      

Overall The subject should have a higher capitalisation rate compared to the Equated Market Yield of 
the sale, a higher Internal Rate of Return and a similar rate per square metre of NLA.  
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3 Montpelier Road, Newstead, Qld 

Sale Details 

Sale Price $16,200,000 

 

Sale Date July 2017 

Site Area 5,141m² 

Gross Lettable Area Retail 3,393m² 

Net Passing Income $922,791 p.a. ($272/m²) 

Net Market Income $1,025,125 p.a. ($302/m²) 

Vacancy 11.46% 

WALE 3.97 years by area 

3.30 years by income 

Analysis & Assumptions 

Initial Yield 5.70% Internal Rate of Return 7.49% 

Reversionary Yield 6.33% Gross Lettable Area Retail Analysis $4,775/m² 

Equated Market Yield 6.16%   

Comments 

The property is located within the established suburb of Newstead, approximately 3.8 kilometres by road north 
east of the Brisbane CBD. 

The property comprises a circa-1970s, light industry building converted into eight, modern retail showroom and 
upper level quasi-retail/office tenancies, ranging from 268 to 739 square metres, over a total of gross lettable 
area of 3,393 square metres.  It also provides on-site parking for approximately 33 vehicles. 

At the date of transaction, the property was 88.5% leased to seven tenants.  It provided a WALE of 3.97 and 3.3 
years by income and area respectively, to an overall average calibre of tenant. (QA: 08/08/17) 

Comparison 

Location The sale has superior location characteristics being situated in a recognised city fringe precinct 
with good exposure to a major arterial.   

Asset The sale accommodation includes a mix of showroom/retail and office accommodation provided 
by the subject. The overall improvement condition is superior to the subject.   

Investment The sale offers inferior investment characteristics to the subject being multi-tenanted with minor 
vacancy and a shorter WALE. The sale has underlying land value as reflected by the analysed 
EMY.       

Overall The subject should have a higher capitalisation rate compared to the Equated Market Yield of 
the sale, a similar Internal Rate of Return and a similar rate per square metre of NLA.  
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Given the child care component, we have also had regard to sales of modern child care facilities as 

follows: 

 

Harmony Early Learning Journey, 22 Norfolk Street, Coorparoo, Qld 

Sale Details 

Sale Price $4,100,000 

 

Sale Date May 2018 

Vendor Coorparoo Freehold 
Investments Pty Ltd 

Purchaser Norfolk 22 Pty Ltd 

Child Places 74 

Operational Places 74 

Site Area 822m² 

Net Passing Income $259,000 p.a. ($3,500/place) 

Net Market Income $259,000 p.a. ($3,500/place) 

WALE (by Income) 14.27 years 

Analysis 

Initial Yield 6.32% Child Place Analysis $55,405 /place 

Equated Market Yield 6.32%   

Comments 

The property is located within the established suburb of Coorparoo, approximately five radial kilometres south 
east of the Brisbane CBD. The property is situated to the southern alignment of Norfolk Street and adjoins Mt 
Carmel Primary School. The Coorparoo Square development (undertaken by Frasers Property Group and 
Honeycombs Property Group) is located within 1.5 kilometres comprising 366 apartments and 6,700 square 
metres of retail anchored by Aldi and Dendy Cinemas. 

Improvements comprise a purpose-built two level child care facility providing a ground floor area of 91 square 
metres and a first floor area of 380 square metres. The premises are licensed for 74 long day care places. The 
ground floor level comprises an administration and reception area, as well as laundry, staff lunchroom and 
amenities. Also located on ground floor is the building under croft, undercover external play area and a toilet 
block. First floor level comprises the child care area including five separate class rooms. Three bathrooms are 
located such that each class room has immediate access. The babies classroom also contains separate areas 
for sleeping, nappy changing and bottle prep. Also contained on this level is a full kitchen and staff toilet. External 
play areas comprise 505 square metres. The car parking is situated on an adjoining allotment owned by the 
Catholic Church and subject to a lease in perpetuity. The catchment provides an overall above average 
demographic, characterised by above average median house prices ($680,000) and above average income. 

The property is leased to Harmony Early Learning Journey Coorparoo for 15 years effective 7 August 2017, plus 
three further five year options to 2047 at the current net rental of $259,000. Annual reviews are 3% fixed. Tenant 
pays all outgoings including land tax. (QA: 01/08/18) 

Comparison 

The sale is of are furbished purpose-built child care facility in a superior inner Brisbane location, with superior 
surrounding amenities – it adjoins a school. Comparable level of competition. Refurbished facility with a lower 
LDC approval. This sale indicates a similar yield for the subject given the leased is to a national operator with a 
comparable lease expiry profile and improvement condition overall. 
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Petit Early Learning Journey, 38 Wellington Street, Wooloowin, Qld 

Sale Details 

Sale Price $6,015,000 

 

Sale Date November 2017 

Vendor Packer Investment Services Pty 
Ltd 

Purchaser Sandhurst Trustees Limited 

Child Places 120 

Operational Places 120 

Site Area 2,539m² 

Net Lettable Area 0m² 

Net Passing Income $380,000 p.a. ($3,167/place) 

Net Market Income $380,000 p.a. ($3,167/place) 

WALE (by Income) 13.58 years 

Analysis 

Initial Yield 6.32% Child Place Analysis $50,125 /place 

Equated Market Yield 6.32%   

Comments 

The property is located within the established residential suburb of Wooloowin, approximately five kilometres 
north of the Brisbane General Post Office. Surrounding development comprises mainly residential dwellings and 
townhouse units. The property is located within reasonable proximity to public and private schools, Lutwyche 
City shopping centre as well as the Wooloowin train station. 

Improved on the property is an older style industrial building which has been extensively refurbished to provide 
a two level childcare centre. The centre is approved for 120 Long Day Care places and comprises 24 on site 
carparks. 

The property is leased to Petit Early Learning Journey until February 2032 with three further five year options. 
The commencing net rental was $360,000 per annum ($3,000/place) with the lessee responsible for all outgoings 
including land tax. We have been advised by the marketing agent that during the contract period the rental was 
increased to $380,000 net per annum. The sale analyses to an Equated Market Yield of 6.32% based on the 
passing income, which is considered to be at market.  (QA: 29/06/18) 

Comparison 

The sale is of are furbished child care facility in a slightly superior inner Brisbane location. Comparable level of 
competition. Refurbished facility with a higher LDC approval. This sale indicates a similar yield for the subject 
given the leased is to a national operator with a comparable lease expiry profile. 

 

Office and Retail Market Evidence 

 

Property Sale Date Sale Price NLA 
NLA 

Analysis 
IY EMY RY IRR 

56 Lavarack Avenue, 
Eagle Farm 

Sep 2018 $33,500,000 8,721m² $3,841/m² 7.30% 7.06% 7.38% 7.51% 

65 Osborne Road, 
Mitchelton 

Oct 2017 $8,500,000 1,575m² $5,397/m² 7.00% 6.98% 7.00% 7.25% 

425 and 433 Logan 
Road, Greenslopes 

Aug 2017 $27,650,000 5,585m² $4,951/m² 7.03% 7.87% - 10.79% 

67-69 Redland Bay 
Road, Capalaba 

Sep 2018 $24,175,000 5,715m² $4,230/m² 6.77% 6.63% 6.81% 7.23% 

3 Montpelier Road, 
Newstead 

Jul 2017 $16,200,000 3,393m² $4,775/m² 5.70% 6.16% 6.33% 7.49% 
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Childcare Market Evidence 

 

Property Sale Date Sale Price Place Analysis IY EMY 

22 Norfolk Street, Coorparoo May 2018 $4,100,000 $55,405  6.32% 6.32% 

38 Wellington Street, Wooloowin Nov 2017 $6,015,000 $50,125 6.32% 6.32% 

 

 Reconciliation Summary 

 

The preceding sales analyse to show the following value parameters: 

 

• An initial yield range between 5.70% and 7.30%. 

• An equated market yield range between 6.00% and 7.06%. 

• A reversionary yield range between 6.33% and 7.38%. 

• A direct comparison range between $3,841 and $5,397 per square metre of lettable area. 

 

While the subject property provides a diverse mix of accommodation and occupancy use, each of the 

sales provides a good level of comparability to the property.  Due to the varying tenancy income and 

risk profiles, we have considered a blended yield assessment which incorporates a range of between 

6.25% and 7.75%. The lower yield range is reflective of childcare component, while the upper range of 

7.75% is reflective of the secondary office space. The analysis resulted in a blended yield of 6.74%. 

 

A further analysis of the childcare income at the adopted yield of 6.25% reflects a proportionate capital 

value of $4,480,000 or $44,800 per LDC, which is within market expectations for childcare centres. The 

remaining value of $17,020,000 indicated a capital value rate of $4,678 per square metre of 

proportionate NLA (3,638m²), which is also within the acceptable range disclosed by the evidence.   

 

 

 CONCLUSION 

 

The adopted yield and rate per square metre of capital value range is reflective of property specific 

attributes such as location, building quality, size and investment performance.  Consideration has also 

been given to the sales evidence in terms of their relevance to current market conditions. Based on the 

preceding evidence, we have selected a capitalisation rate (EMY) of 6.75% for the capitalisation 

approach and a discount rate of 7.75% for the discounted cash flow approach.  This is shown in the 

following graphs. 
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For the direct comparison approach, the value per square metre of net lettable area should fall between 

$4,500 and $5,000. 
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 CAPITALISATION APPROACH 

 

 Value Disclosed by the Capitalisation Approach 

 

A summary of the calculation framework within the capitalisation approach is as follows. 

 

Capitalisation Approach     

Assessed Net Annual Market Income    $1,593,854 

Adopted Capitalisation Rate   6.75% 

Core Investment Value as Calculated    $23,612,652 

Below the Line Adjustments     

  PV Over(±) Market Income -$1,314,515   

  PV Lost Income on Vacant Space -$28,846   

  PV Outstanding Capex / Agents Fees / Incentives -$745,727 -$2,089,088 

Value as Calculated   $21,523,560 

Value Rounded   $21,500,000 

 

 Below the Line Adjustments 

 

Any incidence which affects the regularity of the cash flow generated by the property within a two-year 

period of the valuation date (capitalisation horizon) is treated as a ‘below the line adjustment’ to the core 

investment value.  Such adjustments represent the present value (PV) of that incidence throughout the 

capitalisation horizon and are undertaken utilising a discount rate of 7.75% with mid-period PV timing.  

 

The adjustments made within the above capitalisation approach are explicated below, however it should 

be noted that manual calculations will not produce the exact figures due to the PV timing of cash flows, 

rounding, and market rental growth compounded monthly.   

 

PV Over (±) Market Income – Total present value of the difference between market and passing rentals 

calculated for each lease until expiry, irrespective of mid-term market reviews.   

 

Tenancy Monthly Profit/Shortfall Months Until Reversion PV of Reversion 

Planbuild Homes -$627 33 -$18,612 

Ingenia -$2,945 55 -$137,921 

C & K -$13,756 116 -$1,126,644 

Dulux / Orica -$71 22 -$1,442 

Accoras -$35 37 -$1,315 

C & K Childcare -$307 176 -$28,581 

Total PV Over (±) Market Income -$1,314,515 

 

In this instance, the capitalisation horizon limits the adjustment to any stipulated or assumed lease in 

effect or commencing within the two-year period immediately succeeding the date of valuation. 
  

10.0 Valuation 
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PV Lost Income on Vacant Space – Income which is lost during the leasing up of vacant space or 

following any lease expiry within the capitalisation horizon.  The PV calculations are undertaken where 

an existing lease expires, the amount will comprise rental foregone over a four month letting up period 

based on our assumed renewal probability and let-up period.  

 

Tenancy Monthly Lost Income Cause PV of Lost Income 

Dulux / Orica -$17,473 Lease expiry in month 21 -$28,846 

Total PV Lost Income on Vacant Space -$28,846 

 

 

PV Outstanding Non-Recurring Capex / Agents Fees / Incentives – Items of capital expenditure 

required within the capitalisation horizon.  The PV calculations are undertaken on the following basis: 
 

• Agents’ fees of 15.00% where a tenancy is vacant and an 8.00% renewal fee. 

• Incentive costs as trended within our model, incurred at commencement of our assumed leases 

with a 50% discount applied to renewals. 

• Building maintenance allowance of $200 per square metre, occurring at each lease expiry in the 

context of our assumed renewal probability. 

• Capital expenditure allowance.  

 

Tenancy   Bldg. Maintenance Total 

Dulux / Orica   -$38,552 -$38,552 

Outstanding Recurring Capex -$793,200 

Total Outstanding Capex / Agents Fees / Incentives -$831,752 

Total PV Outstanding Capex / Agents Fees / Incentives -$745,727 

 

 

 DISCOUNTED CASH FLOW APPROACH 

 

 Discount Rate / Sales Analysis 

 

There are a number of methodologies available to determine a discount rate including applying a 

premium to the risk free rate and a calculation of the average weighted cost of capital.  In determining 

an appropriate discount rate, we have had regard to these factors and considered investors current 

return expectations.  Moreover we consider the most appropriate method for determining the discount 

rate is that disclosed by analysis of comparable sales. 

 

The internal rate of return is derived from a discounted cash flow analysis of each sale transaction over 

a ten year investment horizon tracking the projected performance of the property on a tenant by tenant 

basis. 
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 Terminal Capitalisation Rate / Residual Value 

 

Another critical factor in the discounted cash flow analysis is the choice of an appropriate terminal 

capitalisation rate.  Selection of an appropriate rate for the property is based upon the factors noted 

previously, as well as the age and anticipated condition of the property in ten years and upgrading and 

refurbishment of the premises over the holding period.  The terminal capitalisation rate is then applied 

to the net market operating income in the eleventh year to calculate the reversionary value. 

 

In comparison to the initial capitalisation rate, the terminal or reversionary capitalisation rate is typically 

increased by 0 to 200 basis points to account for: 

 

• the uncertainties and risks that are associated with the length of the projection period and the 

likely market for the property at that time; and 

• that the property at the end of the holding period will be older, potentially less competitive and 

there is greater risk of functional obsolescence. 

 

Having regard to these factors, we have adopted a terminal capitalisation rate of 7.25%.  From the 

terminal value, we have deducted allowances over a two year period, for rent reversions, capital 

expenditure and a tenant improvement allowance, down time and leasing commissions.  We have 

adopted a selling fee for a sale at the end of ten years of 1.50% of the sale price. 

 

 Value Disclosed by the Discounted Cash Flow Approach 

 

Based on a discount rate of 7.75%, the net present value of our projected cash flow is $21,675,850 with 

39.95% derived from the net cashflow and 60.05% derived from the terminal value.  The indicated 

terminal value is $29,104,832 which reflects an annual compound growth of 2.99%. 

 

 

 DIRECT COMPARISON RECONCILIATION OF VALUE 

 

The capitalisation approach produces a value of $21,523,560 and the discounted cash flow approach 

produces a value of $21,675,850.  The property is subject to a Contract of Sale for $21,500,000 which 

is supported by the methodology applied and has been adopted as the current market value of the 

subject property.  This equates to $4,695 per square metre of net lettable area and is shown in 

comparison to the sales evidence below:  
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The adopted value reflects a rate per square metre of capital value towards the middle range of market 

parameters, however with context to the well located large land holding, ample parking in conjunction 

with the existing improvements, the capital value rate is considered to be acceptable.  

 

  

$4,775

$4,951

$5,397

$4,230

$3,841

$4,695

3 Montpelier Road, Newstead.

425 and 433 Logan Road, Greenslopes.

65 Osborne Road, Mitchelton.

67-69 Redland Bay Road, Capalaba.

56 Lavarack Avenue, Eagle Farm.

Subject

Sales Comparison - $/m² Lettable Area
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 SUMMARY 

 

The valuation analyses as follows. 

 

Valuation Summary   

Capitalisation Value $21,523,560 

Net Present Value $21,675,850 

Market Value $21,500,000 

Passing Initial Yield 6.47% 

Equated Market Yield 6.76% 

Reversionary Yield 7.41% 

10 Year IRR 7.86% 

Terminal Capitalisation Rate 7.00% 

Value /m² NLA $4,695/m² 

 

The graph below shows the ‘Net Operating Income’ and ‘Total Cash Flow’ as a percentage of the 

adopted market value.  The ‘Total Cash Flow’ is projected to fluctuate, in line with anticipated capital 

expenditure requirements and lease expiries which results in the additional capital expenditure 

requirements for leasing, fit-out and make good expenses.  
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Subject to the qualifications and assumptions contained within the body of this report and the existing 

leases, we assess the current market value of 255-257 Gympie Road, Kedron, Brisbane, Queensland 

exclusive of GST, as at 21 November 2018, to be: 

 

$21,500,000 

(Twenty-One Million Five Hundred Thousand Dollars) 

 

This valuation is for the private and confidential use only of the relying parties and for the specific purposes for which it has been 

requested.  No third party is entitled to use or rely upon this report in any way and neither the valuer nor m3property (Qld) Pty Ltd 

shall have any liability to any third party who does. 

 

Only a signed original of this valuation should be relied upon and no responsibility will be accepted for photocopies of the report. 

 

No part of this valuation or any reference to it may be included in any other document or reproduced or published in any way 

without written approval of the form and context in which it is to appear. 

 

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 valuation or such earlier date if you become aware of any factors that have an effect on 

the valuation. 

 

We advise that no party may rely upon financial projections or future values contained in our valuation report.  Any financial 

projection or future value calculations in our valuation reports are valuation tools only, and should not be construed in any way as 

providing an indication of likely future profit and/or cash flow. 

 

This report and recommendation has been prepared on the basis that the intending/existing mortgagee, is an Authorised Deposit-

Taking Institution under the Australian Prudential Regulation Authority (APRA) and regulated by APRA in terms of the Banking 

Act 1959.  The Valuer accepts no liability whatsoever if the regulation of the APRA are not strictly observed. 

 

m3property 

 

    

Michael Coverdale  AAPI    Ross Perkins FAPI 

Certified Practising Valuer   Managing Director 

Registration No. 3651    Counter Signatory 

Director 

Primary Valuer 

 

The opinion of value expressed in this report is that of the valuer who is the primary signatory to the report.  The counter signatory 

verifies that the report has been reviewed in accordance with our Quality Assurance Policy, is genuine and authorised by 

m3property (Qld) Pty Ltd. 

 

12.0 Valuation Certificate 
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ANNEXURE 1 
 

Photocopies of Current Title Searches 



                      CURRENT TITLE SEARCH

               NATURAL RESOURCES, MINES AND ENERGY, QUEENSLAND

 Request No: 30004100

Search Date: 14/11/2018 16:33                      Title Reference: 51140040

                                                      Date Created: 12/04/2018

 

Previous Title: 12675194

                13155152

                13204166

                15657040

                16684166

                17431004

 

REGISTERED OWNER

 

Dealing No: 718687975  12/04/2018


SABRAJA PROJECTS PTY LTD A.C.N. 010 740 253

 

 

ESTATE AND LAND

 

 Estate in Fee Simple

 

 LOT 1      SURVEY PLAN 288094

            Local Government: BRISBANE CITY

 

EASEMENTS, ENCUMBRANCES AND INTERESTS

 

     1. Rights and interests reserved to the Crown by

        Deed of Grant No. 10080126 (POR 129)

        Deed of Grant No. 16684166 (Lot 798 on CP SL10522)

 

     2. MORTGAGE No 709947089  19/09/2006 at 11:32

        WESTPAC BANKING CORPORATION A.B.N. 33 007 457 141

        OVER PART OF THE LAND FORMERLY LOTS 48,49,54 AND 55 ON

        RP26121, LOT 46 ON RP230131

 

     3. MORTGAGE No 712563180  01/07/2009 at 14:18

        WESTPAC BANKING CORPORATION A.C.N. 007 457 141

        OVER PART OF THE LAND FORMERLY LOT 6 ON RP91138

 

     4. LEASE No 715932628  04/08/2014 at 15:23

        ING GARDEN VILLAGES PTY LIMITED A.C.N. 129 703 911 TRUSTEE

        UNDER INSTRUMENT 715932628

        OF PART OF THE GROUND FLOOR (LEASE G)

        TERM: 11/07/2014 TO 10/07/2019 OPTION 5 YEARS

 

     5. LEASE No 716707887  24/08/2015 at 12:07

        THE CRECHE AND KINDERGARTEN ASSOCIATION LIMITED A.C.N. 150

        737 849

        OF PART OF THE GROUND FLOOR (LEASE D & E1) AND PART OF THE

        FIRST FLOOR (LEASE E)

        TERM: 21/07/2015 TO 20/07/2020 OPTION 5 YEARS
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�                      CURRENT TITLE SEARCH

               NATURAL RESOURCES, MINES AND ENERGY, QUEENSLAND

 Request No: 30004100

Search Date: 14/11/2018 16:33                      Title Reference: 51140040

                                                      Date Created: 12/04/2018

 

EASEMENTS, ENCUMBRANCES AND INTERESTS

 

     6. LEASE No 717204851  21/04/2016 at 14:04

        DULUXGROUP (AUSTRALIA) PTY LTD A.C.N. 000 049 427

        OF PART OF THE GROUND FLOOR (LEASE A)

        TERM: 29/09/2015 TO 28/09/2020 OPTION 3 YEARS

 

     7. LEASE No 717391236  18/07/2016 at 16:04

        BRISBANE SOUTH DIVISION LIMITED A.C.N. 135 683 064

        OF PART OF THE GROUND FLOOR (LEASE GB)

        OF PART OF THE FIRST FLOOR (LEASE B)

        TERM: 08/08/2016 TO 07/12/2021 OPTION 5 YEARS

 

     8. MORTGAGE No 718459152  12/12/2017 at 15:34

        WESTPAC BANKING CORPORATION A.C.N. 007 457 141

        OVER PART OF  THE LAND FORMERLY LOT 1 ON RP110247 AND LOT

        798 ON CROWN PLAN SL10522

 

ADMINISTRATIVE ADVICES - NIL

 

UNREGISTERED DEALINGS

Dealing    Type                         Lodgement Date       Status

719057937  LEASE                        22/10/2018 11:27     UNVERIFIED

719096779  SURRENDER                    09/11/2018 14:26     UNVERIFIED

719096785  LEASE                        09/11/2018 14:27     UNVERIFIED

719097238  AMEND LEASE                  09/11/2018 16:02     UNVERIFIED

 

CERTIFICATE OF TITLE ISSUED - No


Caution - Charges do not necessarily appear in order of priority


                      ** End of Current Title Search **


COPYRIGHT THE STATE OF QUEENSLAND (NATURAL RESOURCES, MINES AND ENERGY) [2018]

Requested By: D-ENQ INFOTRACK PTY LIMITED
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Photocopy of Registered / Survey Plans 















ANNEXURE 3 
 

Photocopy of Contaminated Land Search 



Department of Environment and Science (DES)
ABN 46 640 294 485

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

www.des.qld.gov.au

SEARCH RESPONSE
ENVIRONMENTAL MANAGEMENT REGISTER (EMR)

CONTAMINATED LAND REGISTER (CLR)

m3property
Level 2, 15 James Street
Level 2, 15 James Street
Fortitude Valley QLD 4006

Transaction ID: 50497244 EMR Site Id: 14 November 2018
Cheque Number:
Client Reference:

This response relates to a search request received for the site:
Lot: 3 Plan: RP91138
255 GYMPIE
KEDRON

EMR RESULT

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

CLR RESULT

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

ADDITIONAL ADVICE

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

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

if DES has not been notified

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

Administering Authority

Page 1 of 1



ANNEXURE 4 
 

Valuation Calculations 
  



DCF vs Capitalisation
(Job Number) - (Suburb), (Address)

Yearly

31 Oct 2018 31 Oct 2019 31 Oct 2020 31 Oct 2021 31 Oct 2022 31 Oct 2023 31 Oct 2024 31 Oct 2025 31 Oct 2026 31 Oct 2027 31 Oct 2028

Market Face Rental $1,759,190 $1,800,940 $1,852,328 $1,908,837 $1,969,804 $2,033,197 $2,096,816 $2,161,573 $2,228,094 $2,296,419 $2,366,775

Market Recoveries $65,131 $66,309 $67,832 $69,555 $71,444 $73,407 $75,342 $77,291 $79,280 $81,309 $83,388

Market Gross Face Rental $1,824,321 $1,867,249 $1,920,160 $1,978,392 $2,041,248 $2,106,604 $2,172,158 $2,238,864 $2,307,374 $2,377,728 $2,450,164

Market Turnover Rental $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Other Rental $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Total Gross Rental $1,824,321 $1,867,249 $1,920,160 $1,978,392 $2,041,248 $2,106,604 $2,172,158 $2,238,864 $2,307,374 $2,377,728 $2,450,164

Market Parking $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Naming & Signage $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Sundry Income $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Possible Income $1,824,321 $1,867,249 $1,920,160 $1,978,392 $2,041,248 $2,106,604 $2,172,158 $2,238,864 $2,307,374 $2,377,728 $2,450,164

  Vacancy Allowance $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Unit Income $1,824,321 $1,867,249 $1,920,160 $1,978,392 $2,041,248 $2,106,604 $2,172,158 $2,238,864 $2,307,374 $2,377,728 $2,450,164

Market Miscellaneous Income $0 $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Market Gross Operating Income $1,824,321 $1,867,249 $1,920,160 $1,978,392 $2,041,248 $2,106,604 $2,172,158 $2,238,864 $2,307,374 $2,377,728 $2,450,164

Market Total Expenses $230,468 $234,636 $240,024 $246,121 $252,807 $259,751 $266,599 $273,495 $280,533 $287,715 $295,071

Market Net Operating Income $1,593,854 $1,632,613 $1,680,136 $1,732,271 $1,788,441 $1,846,853 $1,905,559 $1,965,368 $2,026,840 $2,090,013 $2,155,093

Capitalisation Rate (%) 6.75 6.78 6.80 6.82 6.85 6.87 6.90 6.92 6.95 6.97 7.00

Capitalised Value $23,612,644 $24,097,613 $24,707,876 $25,381,263 $26,108,636 $26,863,328 $27,616,800 $28,380,778 $29,163,181 $29,964,361 $30,787,052

Total Adjustments -$2,089,088 -$2,185,106 -$1,631,590 -$1,534,945 -$1,359,072 -$1,073,008 -$909,425 -$1,152,553 -$1,126,860 -$1,752,758 -$1,238,986

Capitalisation Method
Valuation

$21,523,560 $21,912,510 $23,076,290 $23,846,320 $24,749,560 $25,790,320 $26,707,370 $27,228,230 $28,036,320 $28,211,600 $29,548,070

Rentals $1,558,451 $1,578,968 $1,641,427 $1,685,542 $1,675,663 $1,888,048 $1,952,490 $1,978,470 $1,982,354 $1,889,805

Recoveries $80,296 $79,657 $81,616 $70,694 $72,636 $74,550 $76,479 $75,614 $80,455 $82,512

Gross Rental $1,638,747 $1,658,624 $1,723,043 $1,756,236 $1,748,298 $1,962,598 $2,028,969 $2,054,083 $2,062,809 $1,972,316

Turnover Rental $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Other Rental $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Total Rental $1,638,747 $1,658,624 $1,723,043 $1,756,236 $1,748,298 $1,962,598 $2,028,969 $2,054,083 $2,062,809 $1,972,316

Parking $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Naming & Signage $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Sundry Income $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Miscellaneous Income $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Income $1,638,747 $1,658,624 $1,723,043 $1,756,236 $1,748,298 $1,962,598 $2,028,969 $2,054,083 $2,062,809 $1,972,316

Direct Recoveries $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Promotional Contribution $0 $0 $0 $0 $0 $0 $0 $0 $0 $0

Receipts $1,638,747 $1,658,624 $1,723,043 $1,756,236 $1,748,298 $1,962,598 $2,028,969 $2,054,083 $2,062,809 $1,972,316

 Expenses -$232,166 -$237,501 -$243,536 -$250,153 -$257,022 -$263,798 -$270,622 -$277,585 -$284,691 -$291,970

Net Operating Income $1,406,582 $1,421,124 $1,479,507 $1,506,083 $1,491,276 $1,698,800 $1,758,347 $1,776,498 $1,778,117 $1,680,347

 Capital Items -$30,000 -$801,752 -$156,370 -$363,339 -$60,465 -$381,292 $0 -$322,939 -$296,247 -$204,399

Net Cashflow $1,376,582 $619,372 $1,323,137 $1,142,744 $1,430,811 $1,317,508 $1,758,347 $1,453,559 $1,481,870 $1,475,948

Capitalised Terminal Value 7.00 % Terminal Cap. Rate $30,787,039

  Adjustments -$1,238,986

  Costs of Disposal 1.50 % Disposal Cost -$443,221

Terminal Value $29,104,832

Total Net Present Value $22,976,396 7.75 % Discount Rate Acquisition Price $21,675,846

  Acquisition Costs -$1,300,550 6.00 % Acquisition Cost add Acquisit'n Costs $1,300,551 6.00 % Acquisition Cost

DCF Method Valuation $21,675,850 Cash Outlay $22,976,397

Printed: 17 Dec 2018 9:47 AM Page 1 Cougar 2006 ver 2006 bld 433
S:\Valuation Calculations\Commercial\Job Files\5294 - 255-257 Gympie Road Kedron.cgr



DCF vs Capitalisation
(Job Number) - (Suburb), (Address)

Yearly

31 Oct 2018 31 Oct 2019 31 Oct 2020 31 Oct 2021 31 Oct 2022 31 Oct 2023 31 Oct 2024 31 Oct 2025 31 Oct 2026 31 Oct 2027 31 Oct 2028

Disposal Price $21,912,510 $23,076,290 $23,846,320 $24,749,560 $25,790,320 $26,707,370 $27,228,230 $28,036,320 $28,211,600 $29,548,070

Internal Rate of Return -0.07% 3.93% 5.66% 6.40% 7.11% 7.38% 7.56% 7.67% 7.54% 7.75%
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ANNEXURE 5 
 

Photocopy of Put and Call Option Agreement with  
Contact of Sale 











































































































































 

 

 


