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VALUATION REPORT 
 

 
Prepared For: Commonwealth Bank of Australia 

Corporate Banking Parramatta 
Level 3, 101 George Street 
PARRAMATTA  NSW  2150 
 
Attention: Doug Waddell 

 
Client Reference: BP and MM Developments Pty Limited 
 
Our Reference No: 113384cba 
 
Address: 26 & 28 Curwen Terrace, CHERMSIDE  QLD  4032 
 
Instructions: To assess the market value of the within described property, as 

at 19 April 2016, for the first mortgage security purposes of 
Commonwealth Bank of Australia (Bank) and Bank Group 
Members.  The interest to be valued is the unencumbered fee 
simple. 

 
Date of Inspection: 19 April 2016 Date of Valuation: 19 April 2016 
 

VALUATION INFORMATION 
 
1. Property Type The property comprises two suburban allotments with 

Development Approval for a 50-unit, 6-storey residential 
building in the northern suburbs of Brisbane. 

 

2. Title Details 26 Curwen Terrace 

  Lot 17 on Registered Plan 85139 
  County – Stanley  Parish – Kedron 
  Title Reference - 13018250. 
 
  28 Curwen Terrace 

  Lot 16 on Registered Plan 85139 
  County – Stanley  Parish – Kedron 
  Title Reference - 13044235. 
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3. Registered Proprietors 26 Curwen Terrace 

  Kenneth Arthur Gibson. 
 
  28 Curwen Terrace 

  Helena Joy Gibson. 
 

4. Encumbrances The current Title searches are noted as follows: 
 
  26 Curwen Terrace 

1. Rights and Interests reserved to the Crown by Deed of 
Grant No. 10134015 (Por 550) and by Deed of Grant No. 
10134017 (Por 548). 

 
  28 Curwen Terrace 

1. Rights and Interests reserved to the Crown by Deed of 
Grant No. 10134015 (Por 550). 

 
  There are no Administrative Advices or Unregistered Dealings 

recorded on the current Title searches. 
 
  As our valuation reflects the freehold value, any mortgages 

noted on the current Title searches have not been detailed.  
Reference should be made to the attached copy of the current 
Title searches for details. 

 
  If there are any encumbrances, restrictions, leases or other 

impediments of an onerous nature, which are not noted in 
this report, they may affect the property’s value.  Should any 
such matters be discovered then this valuation should be 
referred to us for comment and review as deemed 
appropriate. 

 

5. Site Identification The properties have been identified by reference to the street 
numbers, Registered Plan and the cadastral map.  They are 
located on the northern side of Curwen Terrace, as shown 
below: 
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6. Site Description 26 Curwen Street is an irregular shaped site while 28 Curwen 
Terrace is rectangular shaped.  Both allotments situated at 
road level with an easy fall across and towards the rear.  Site 
dimensions are as follows: 

 
  26 Curwen Terrace 

  
Curwen Terrace frontage 10.24 metres 
Eastern boundary 47.40 metres 
Northern boundary 36.67 metres 
Western boundary 36.65 metres 
Total site area 868 square metres 

 
  28 Curwen Terrace 

  
Curwen Terrace frontage 15.15 metres 
Eastern boundary 47.40 metres 
Northern boundary 15.15 metres 
Western boundary 47.40 metres 
Total site area 716 square metres 

 
  The sites therefore have a combined area of 1,584 square 

metres. 
 
  Reference should be made to the attached copy of the 

Registered Plan for full site shape and dimensions. 
 

7. Planning Details The land is designated “High Density Residential (up to 15 
storeys)” under the Brisbane City Plan 2014 and is further 
subject to the Chermside Centre Neighbourhood Plan.   

 
  The “High Density Residential” zone is intended to provide for 

higher density multiple dwellings supported by community 
uses and small-scale services and facilities that cater for local 
residents. 

 
  The Up to 15 Storeys zone precinct is intended to provide for 

development of residential buildings of the greatest height and 
density outside of the Principal Centre zone, which comprises 
the CBD and immediate surrounds.  Development will 
predominantly comprise residential buildings of nine to fifteen 
storeys in height, in well-located parts of the city, including 
close to the city centre, clustered around significant centres 
and high-frequency public transport nodes. 

 
  Neighbourhood Plans contain specific additional local planning 

requirements.  Where they conflict with the generic 
requirements of the City Plan, the Neighbourhood Plan 
prevails.   

 



26 & 28 Curwen Terrace, CHERMSIDE  QLD  4032 
19 April 2016 
 

 

GDT Reference: 113384cba  Page 4  
 

7. Planning Details (continued) The Chermside Centre Neighbourhood Plan is intended to 
facilitate the development of Chermside as a principal regional 
activity centre, accessible by high-quality public transport and 
serves as a focal point for employment, administration, 
cultural, entertainment, retail and service activities on the 
north side of Brisbane.  Development will be consolidated 
around key activity nodes being the Prince Charles Hospital, 
Chermside Shopping Centre and the Gympie Road transit 
corridor, supporting major activity generators in these areas 
and using high levels of accessibility. 

 
  The subject property is located within the High Density 

Residential sub-precinct of the Residential North precinct 
within the Neighbourhood Plan.  The Residential North 
precinct is intended to provide for residential development 
which caters for diverse groups including the aged and 
workers and provides short-term accommodation to support 
the nearby hospital activities and services.  Development in 
the High Density Residential sub-precinct is intended to 
provide high density residential development where lot 
amalgamation can be achieved; and protects the reasonable 
amenity of adjoining and nearby areas by transitioning down 
in height and scale at site boundaries. 

 
  Under the terms of the Brisbane City Plan 2014, the property 

has potential for more intensive residential development than 
the current use.  On 6 November 2015, the purchaser of the 
subject properties was granted Development Approval for a 
seven storey residential building comprising a total of 50 two 
and three bedroom residential units plus two basement levels 
of car parking and a roof level entertainment area.  The Gross 
Floor Area of the approved development is 4,715 square 
metres. 

 
  The above planning information has been obtained from the 

Brisbane City Council’s web site and documentation provided 
to us.  We have relied upon this information in assessing the 
value of the property.  We do not accept responsibility for the 
accuracy of the information provided and should it be 
incorrect or inaccurate in any way then the value of the 
property may be affected.  Proper searches and enquiries 
should be made before reliance is placed on this valuation. 
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8. Location The subject property is located in the northern suburb of 
Chermside, approximately nine kilometres radially to the 
north of the Brisbane CBD. 

 

 
 

 
 
  Development immediately surrounding the subject comprises 

a mixture of older style detached dwellings and modern multi-
unit residential buildings.   

 
  The property is located close to a wide range of services 

including shops, schools, public transport and parkland.  
Major retail and commercial facilities are located nearby.  The 
Prince Charles public and Holy Spirit private hospitals are 
located a short distance to the south.  Several state and 
private primary and secondary schools are located within 
close proximity.  Council bus services run through the road 
network. 

 

9. Roads, Access and Exposure Curwen Terrace is a bitumen sealed dual road with kerbing 
and channelling.  It is a local access road comprising one lane 
of traffic in each direction and carries a low volume of traffic.  
Access to the subject is easy and direct from the street. 

 
  Gympie Road, the major road through the suburb, is located a 

short distance to the east.  It is an arterial road with 
considerable commercial and retail development along both 
sides and is one of the major road transport routes through 
the northern suburbs.   

 

10. Services Electricity, town water, sewerage, mains gas, telephone and 
bitumen sealed road with concrete kerbing and channelling. 

 

Subject 
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11. Environmental Hazards We have not been provided with a copy of a search of the 
Environmental Management Register (EMR) nor the 
Contaminated Land Register (CLR).  Our assessment is on the 
basis that the property is not located on either Register.  
Should it be then this valuation must be returned to the 
Valuer for further consideration. 

 
  This valuation is conditional upon there being no items of 

environmental concern affecting the property in any way as 
such matters may affect the property, its use or marketability.  
Should any problems be known or arise then this valuation 
should be referred to us for comment and review. 

 

12. Asbestos Materials Report We have not been supplied with an Asbestos Materials Report 
in relation to the subject property nor are we experts in such 
matters.  Should any such report reveal an issue that may 
have an impact on the property then this assessment must be 
returned to the Valuer for further consideration and 
adjustment as necessary, including the assessed value.   

 

13. Flooding Floodwise property reports obtained through the Brisbane 
City Council indicates that the property is not known to be 
susceptible to flooding and therefore is considered to be low 
risk.  It should be noted that low risk does not mean no risk as 
all properties can flood in extreme weather conditions.   

 
  It should be further noted however that a formal flood search 

has not been undertaken.  However, flooding issues are 
addressed in the Development Approval process. 

 

14. Improvements The subject allotments are currently improved with older style 
dwellings.  Given the town planning designation of the land, 
redevelopment to multi-residential use as per the 
Development Approval is the highest economic use of both 
sites.  Under the proposed development of the subject land, 
the dwellings will be removed and are therefore considered to 
have no added value.   

 

  
26 Curwen Terrace 28 Curwen Terrace 
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15. Proposed Development The site has Development Approval for a seven storey 
residential building comprising a total of 50 two and three 
bedroom residential units plus two basement levels of car 
parking and a roof level entertainment area.  One lift will 
service all levels.  The Gross Floor Area of the approved 
development is 4,715 square metres. 

 
  The proposed development will feature 44 two bedroom units 

and six three bedroom units over the ground level and six 
floors above.  The units will feature open plan kitchen and 
living area, two bathrooms (including en suite to master 
bedrooms, and a balcony off the living area.  The ground floor 
units will have patios in lieu of balconies.  These patios will be 
somewhat larger than the balconies. 

 
  The roof will feature a communal recreation area including a 

covered barbecue area.  Car parking will comprise 64 
delineated spaces for residents over two basement levels plus 
seven visitor spaces to the ground level. 

 
  The common area facilities will include a security entrance 

with intercom, security gate entrance to the car park and 
landscaping to the ground floor perimeter. 

 

16. Market Overview The residential development site market was significantly 
affected by the Global Financial Crisis with high volumes of 
property coming onto the market, many under forced 
circumstances, at a time when buyer demand had plummeted 
due to the economic upheaval and the restricted availability of 
finance.  As a consequence development site values declined 
markedly. 

 
  The residential site market is showing signs of an increase in 

confidence after a protracted period of slow decline, although 
access to credit remains a significant factor in the 
development site market.  Through 2013 and 2014, the 
market regained some stability with interest rates reaching 
record low levels and a significant reduction in the number of 
properties coming to the market in distressed circumstances.  
Local marketing agents report increased enquiry levels and 
buyers appear to be more committed, resulting in a more 
buoyant market throughout 2015 and into 2016. 

 
  Good quality inner suburban development sites (particularly 

those with Development Approval) remain in demand with 
these transactions continuing to occur although the market 
appears to be slowing as recent price increases have affected 
feasibility of some projects.  Sites which have development 
approval and holding income are viewed more favourably in 
the market and are more keenly sought by purchasers.  Sites 
without approvals or requiring a long term hold remain more 
difficult to sell and generally require extended selling periods. 
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16. Market Overview (cont.) Increased demand in the residential unit market has driven a 
higher level of activity in the site market.  Over the last two 
years, the number of sites available on the market has 
diminished, in particular distressed stock in the hands of 
receivers or mortgagees.  This tightening of supply and 
increase in demand has seen increases in site values. 

 
  The recent price increases in the residential site market has 

been fuelled by higher demand for completed product, 
particularly from investors, which has driven a higher level of 
market activity.  The middle suburban area of Brisbane in 
particular continues to experience strong demand for multi-
unit residential development sites.   

 
  However, the CBD fringe and inner suburban unit markets 

appear to have steadied somewhat.  Some sectors in these 
areas, particularly the secondary market for one bedroom 
units and smaller two bedroom units, have been experiencing 
greatly reduced demand from investors.   

 
  Due to high levels of recent development, the inner city 

residential unit market is heavily supplied.  The small inner city 
apartment segment of the market has been extensively 
marketed predominantly to investor purchasers by specialist 
marketing agents for prices which includes a premium for new 
product.  When these properties are placed onto the local 
market for resale utilizing local marketing agents and REIQ 
based commissions, the original purchase price is unlikely to 
be achieved and resale is often at a considerably discounted 
price.   

 
  This secondary market is now over-supplied, which is having a 

negative impact on current pricing.  Furthermore, property 
managers are reporting a higher level of vacancies and 
reduced rentals.   

 
  Over the last eighteen months to two years, the demand for 

residential units in the Chermside area has increased and, as a 
result, developers have been actively seeking sites.  The area 
immediately surrounding the subject has seen a high level of 
construction activity recently.  A number of properties in the 
area are reported to be under contract to developers at prices 
which have not been disclosed but are believed to be similar 
to the subject contract price. 

 
  Overall, the Brisbane suburban unit market remains buoyant 

with a high level of market activity.  However, there is 
considerable development activity in progress.  The current 
high level of development activity in suburban areas such as 
Chermside and similar suburbs, coupled with considerable 
planned development, is likely to drive these markets into 
over-supply within the near future.   
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16. Market Overview (cont.) The current level of prices being paid for sites could be make 
their development uneconomic if unit values were to fall.  It is 
considered that the site market is likely to suffer a price 
correction due to reduced demand for completed product.  In 
this situation, a rise in distressed sales by receivers and 
mortgagees would be expected, placing further downward 
pressure on site values. 

 
  While the Chermside unit market may not currently be over-

supplied, of particular concern is the prevalence of one 
bedroom units in many of the new and planned 
developments.  Suburban areas have traditionally been 
supplied almost exclusively with two and three bedroom 
stock.  One bedroom units in some older developments in the 
local area have not performed well in the secondary market 
and do not appear popular with owner-occupiers, tenants and 
investors alike. 

 

17. Property Risk Assessment 
 

(a) Market 
 

 The area immediately surrounding the subject property is 
an old established residential area with detached housing 
the predominant building form; 

 Multi-unit residential development is scattered 
throughout and the town plan now permits buildings of 
up to 15 storeys;  

 Developers have been actively seeking sites of sufficient 
size to permit multi-unit development and also 
aggregating sites by purchase of multiple small adjoining 
allotments to attain higher development densities 
permissible on larger sites;  

 The Brisbane unit market is cooling with over-supply 
appearing in inner city areas and some suburban areas;  

 The site market remains buoyant, particularly in 
suburban areas, but demand is expected to ease in the 
near future; 

 It is considered that the site market could suffer a price 
correction due to reduced demand; and 

 Estimated selling period of between three and six months 
currently when combined with professional marketing.  
However if the unit and site markets suffer a downturn 
with limited site demand resulting, an extended selling 
period may be required. 
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17. Property Risk Assessment (continued) 
 

(b) Asset 
 

 The properties front Curwen Terrace, which is a local 
access road and carries a low volume of traffic; 

 The subject dwellings are older style buildings which 
appear structurally sound but now constitute an under-
development of the site;  

 The town planning designation permits more intensive 
residential use and maximum building height of 15 
storeys;  

 The property has Development Approval to construct a 
medium rise, multi-unit residential building; and 

 Considered that the Highest and Best Use is residential 
development under the terms of the Development 
Approval. 

 
(c) Asset Management 

 

 Competent management by an experienced 
development manager would be necessary to complete 
any approved development.  

 
Note: Our observations within the Property Risk Assessment 
of this report provide our opinion of the property as at the 
date of valuation.  Refer Limitations. 

 

18. Market Evidence  The following sales evidence is considered to set the 
parameters by which the market value of the subject property 
may be set. 

 

26 & 28 Curwen Terrace, Chermside 

Date of 
Sale 

Sale 
Price 

Site Area 

(m2) 

$/m2 

Site Area 

Approved/ 
Application 

GFA 

$/m2 

GFA 

12/2014 $2,350,000 1,584 $1,484 4,715 $498 

Subject properties under option to the same buyer from different but related vendors.  It is 
noted that there is a single call option over both properties so that contracts would be 
conditional upon the settlement of both.  The properties sold without Development 
Approval but an application lodged by the purchaser was approved in November 2015. 
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18. Market Evidence (continued) 
 

8 Kuran Street, Chermside 

Date of 
Sale 

Sale 
Price 

Site Area 

(m2) 

$/m2 

Site Area 

Approved/ 
Permissible 

GFA 

$/m2 

GFA 

12/2015 $1,400,000 1,078 $1,299 1,617 $866 

The property is located adjacent to a main road commercial precinct area approximately 
eight kilometres radially to the north of the Brisbane CBD.  Surrounding development is 
predominantly low rise commercial buildings with older style detached dwellings and 
modern to semi-modern multi-unit residential buildings in adjacent residential areas.  At sale 
the land was vacant. 

The land is designated Mixed Use (Centre Frame) and is located within the Chermside Centre 
Activity precinct of the Chermside Centre Neighbourhood Plan.  On a site of the size of the 
sale, a mixed commercial and residential building of up to six storeys would be permitted.  
Maximum permissible GFA is 1,617 square metres.   

The property sold without Development Approval.  Enquiries at the Brisbane City Council 
indicate that an application a Development Application has not been lodged since sale.  The 
purchaser is a developer whose intentions are unknown. 

Comparison: The sale site is smaller than the subject site but is in a comparable location with 
superior exposure.  It has a superior town planning designation to that of the subject, 
permitting mixed use development including commercial, but it does not have development 
approval.  Overall the sale indicates that a higher value per square metre of site area is 
applicable to the subject. 

 

761 & 773 Gympie Road & 8 Hall Street, Chermside 

Date of 
Sale 

Sale 
Price 

Site Area 

(m2) 

$/m2 

Site Area 

Approved/ 
Permissible 

GFA 

$/m2 

GFA 

11/2015 $3,500,000 2,145 $1,632 8,580 $408 

The property is located in a main road commercial precinct area approximately eight 
kilometres radially to the north of the Brisbane CBD.  Surrounding development is 
predominantly low rise commercial buildings with older style detached dwellings and 
modern to semi-modern multi-unit residential buildings in adjacent residential areas.  At sale 
the land was improved with a single storey commercial building and an old block of flats. 

The land is designated Mixed Use (Centre Frame) and is located within the Chermside Centre 
Activity precinct of the Chermside Centre Neighbourhood Plan.  On a site of the size of the 
sale, a mixed commercial and residential building of up to twelve storeys would be 
permitted.  Maximum permissible GFA is 8,580 square metres.   

The property sold without Development Approval.  Enquiries at the Brisbane City Council 
indicate that an application a Development Application has not been lodged since sale.  The 
purchaser is a developer whose intentions are unknown 

Comparison: The sale site is larger than the subject site but is in a comparable location with 
superior exposure.  It has a superior town planning designation to that of the subject, 
permitting mixed use development including commercial, but it does not have development 
approval.  Overall the sale indicates that a higher value per square metre of site area is 
applicable to the subject. 
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18. Market Evidence (continued) 
 

8 Eton Street, Nundah 

Date of 
Sale 

Sale 
Price 

Site Area 

(m2) 

$/m2 

Site Area 

Approved/ 
Application 

GFA 

$/m2 

GFA 

09/2015 $2,100,000 1,148 $1,829 4,512 $465 

The property is located in a residential area a short distance to the north east of Nundah 
Village commercial precinct, approximately eight kilometres to the north of the Brisbane 
CBD.  Surrounding development is predominantly small scale commercial buildings with an 
increasing number of modern multi-unit residential buildings scattered throughout.  At sale 
the land was improved with a semi-modern two storey commercial building. 

The land is zoned Mixed Use (Centre Frame) and is located within the Nundah Village 
precinct of the Toombul-Nundah Neighbourhood Plan.  Maximum building permissible 
height is five storeys on sites of less than 1,200 m² and eight storeys on sites of 1,200 m² or 
greater.  Given its area is close to the higher height limit, a relaxation to permit eight storeys 
may be possible. 

The property sold without Development Approval.  Enquiries at the Brisbane City Council 
indicate that an application has been lodged since sale.  The purchaser proposes 
construction of an 11 level building including ground floor commercial, seven levels of 
residential units, a rooftop entertainment area and two levels of basement car parking.  The 
application is at an advanced stage. 

Comparison: The sale site is smaller than the subject site but is in a comparable location.  It 
has a superior town planning designation to that of the subject, permitting mixed use 
development including commercial, but it does not have development approval.  Overall the 
sale indicates that a lower value per square metre of site area is applicable to the subject. 

 

1-3 York Street, Nundah 

Date of 
Sale 

Sale 
Price 

Site Area 

(m2) 

$/m2 

Site Area 

Approved/ 
Application 

GFA 

$/m2 

GFA 

08/2015 $2,500,000 1,209 $2,068 3,381 $739 

The property is located in a residential area a short distance to the east of Nundah Village 
commercial precinct, approximately eight kilometres to the north of the Brisbane CBD.  
Surrounding development is predominantly older style dwellings with an increasing number 
of modern multi-unit residential buildings scattered throughout.  At sale the land was 
improved with a semi-modern two storey commercial building. 

The land is zoned Medium Density Residential (2 or 3 Storey Mix) and is located within the 
Oxenham Park precinct of the Toombul-Nundah Neighbourhood Plan.  On a site of the size of 
the sale, a predominantly residential building of up to eight storeys would be permitted.   

Development Approval for an eight storey multi-unit residential building with basement car 
parking was approved shortly prior to the date of sale.  Since sale an amendment has been 
approved increasing the number of units from 40 to 42.  The GFA of the approved 
development is 3,381 square metres. 

Comparison: The sale site is smaller than the subject site but is in a comparable location.  It 
has an inferior town planning designation to that of the subject, permitting lower density 
development, although it is noted that its Development Approval provides for only slightly 
lower density than the subject DA.  Overall the sale indicates that a slightly higher value per 
square metre of site area is applicable to the subject due to its superior development 
potential. 
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18. Market Evidence (continued) 
 

37 & 39 Regent Street, Woolloongabba 

Date of 
Sale 

Sale 
Price 

Site Area 

(m2) 

$/m2 

Site Area 

Approved/ 
Application 

GFA 

$/m2 

GFA 

04/2015 $2,600,000 1,012 $2,569 3,668 $709 

The property is located in an inner city residential redevelopment precinct at 
Woolloongabba, approximately three kilometres radially to the south of the Brisbane CBD.  
At sale the site was improved with three older style dwellings of no added value.   

The land is zoned High Density Residential (up to 15 storeys) and is located within the 
Buranda Residential sub-precinct in the Buranda precinct of the Eastern Corridor 
Neighbourhood Plan.  On a site of the size of the sale, a building of up to twelve storeys 
would be permitted.   

Development Approval for a ten storey multi-unit residential building with basement plus 
ground floor car parking was approved shortly prior to the date of sale.  The approved 
project will comprise 44 units (9 one bedroom and 35 two bedroom) with car 
accommodation for 56 vehicles.  The GFA of the approved development is 3,668 square 
metres. 

Comparison: The sale site is smaller than the subject site and is in a superior inner city 
location, closer to the CBD.  It has a similar town planning designation as the subject and 
similar development potential.  Overall, the sale indicates that a lower value per square 
metre of site area is applicable to the subject. 

 
The sales evidence detailed above reflects a price range of 
$1,400,000 to $3,500,000, a site area value range of 
$1,299/m² to $2,569/m² and a GFA value range of $408/m² to 
$866/m². 

 

19. Valuation Rationale The highest and best use of the subject property is considered 
to be redevelopment to multi-unit residential use as per the 
Development Approval.   

 
  The most appropriate approach to the valuation of a 

development site is by way of reconciliation of the Direct 
Comparison method and a Residual Cash Flow Analysis.  In this 
instance, development costs are not available and therefore a 
Residual Cash Flow Analysis cannot be undertaken.  
Accordingly the Direct Comparison Approach has been 
adopted as the sole method of valuation. 

 
  The Direct Comparison approach analyses the sales evidence 

on the basis of rates per square metre of site area and 
permissible or approved GFA which are then compared to the 
property being valued.  The relative merits of the subject 
property and each of the sales analysed are compared, having 
regard to matters such as location, aspect, topography and its 
effect on development, size of the land and scale of 
permissible development, conditions of any existing 
Development Approval and relativity of time to current 
market conditions. 
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19. Valuation Rationale (cont.) This approach contains a high degree of value judgement 
when the sites are not directly comparable in one or a number 
of variables.  It should be noted that the price paid for 
development sites can vary substantially as they are 
dependent upon the purchaser’s feasibility which in turn 
relates to the achievable gross realisation, infrastructure costs, 
development timing, town planning designations and required 
profit margins.   

 
  Varying costs associated with the development of a project 

can be taken into consideration under the Residual Cash Flow 
Analysis which cannot be reflected in a Direct Comparison 
approach.  It is assumed that costs associated with any future 
development of the subject site are reasonable as 
extraordinarily high costs will impact on the viability of a 
project and consequently the market value of the site. 

 
  Therefore, the valuation of the subject property has been 

undertaken by way of the Direct Comparison method with 
sales of similar development sites analysed on the bases of 
value per square metre of site area and value per square 
metre of approved gross floor area. 

 
  The two subject properties are subject to a call option to the 

same purchaser from different but related vendors at a price 
of $2,235,000 at 22 December 2014.  The contracts would 
therefore each be conditional upon settlement of the other. 

 
  The option is conditional; upon the grantee (the purchaser) 

obtaining Development Approval within 15 months of the date 
of the agreement.  This condition has been satisfied as the 
Development Approval was granted in November 2015. 

 
  The option may be exercised within three days after the 

granting of the Development Approval with settlement to take 
place 30 days later.  The properties have been purchased for 
the purposes of redevelopment as a single site as so it is 
considered appropriate that they be valued together as a 
single site. 

 
  Having regard to our investigations, the available sales 

evidence and the comments throughout this report, the 
purchase price for the subject properties appears reasonable.  
However, given that the site now has Development Approval, 
its value has been enhanced by the added value of that 
approval.   
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19. Valuation Rationale (cont.) The most comparable of the sales in terms of location are 
considered to be 8 Kuran Street, Chermside ($1,298/m²) and 
761 & 773 Gympie Road & 8 Hall Street, Chermside 
($1,632/m²).  Both of these properties have a superior town 
planning designation permitting a commercial component 
compared to that of the subject, which would permit a 
minimal commercial component.  

 
  Neither of the sales have Development Approval but the site 

area of 761 & 773 Gympie Road & 8 Hall Street is such that a 
considerably greater development density is permissible 
compared to both 8 Kuran Street and the subject.  

 
  The most comparable of the sales in terms of development 

potential are considered to be 1-3 York Street, Nundah 
($2,068/m²) and 37-39 Regent Street, Woolloongabba 
($2,569/m²).  These sales have Development Approval for 
residential buildings of similar density to the subject.  York 
Street, which is considered to be comparably located to the 
subject, has slightly lower density approval, while Regent 
Street, which is in a superior location, has a higher density 
approval.  

 
  Therefore the current market value of the property has been 

assessed as follows. 
 

Direct Comparison 

Site Area 1,584 square metres 

$ Rate/m2 $2,000 $2,250 

Assessed Value $3,168,000 $3,564,000 

Adopt $3,350,000 

$ Rate/m2 $2,115 

 
  The assessed value equates to $710 per square metre of 

maximum permissible GFA, which lies within the value range 
indicated by the sales.   
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20. Valuation 
 

Market Value  
 
$3,350,000 (Three Million Three Hundred and Fifty Thousand Dollars)  
 

 Marketability Quality  

 Very 
Good 

Good Average Poor Very 
Good 

Good Average Poor 

         

I hereby certify that I have inspected the above property on 19 April 2016 and assess the Market Value 
of the Property as above.  This Valuation is for use of Commonwealth Bank of Australia (Bank) and Bank 
Group Members for first mortgage security purposes only and is not to be used for any other purpose. 
No responsibility is accepted or undertaken to any third parties in relation to this valuation and report.  
The Valuer’s inspection and report does not constitute a structural survey and is not intended as such. 

No Conflict of Interest: The Valuer has no interest in the property being considered within this 
assessment nor with any sales evidence considered for this Valuation.  

 

 
Michael Galvin  AAPI  CPV 
Registration Number – 1779 (Qld) 
G.D. Trivett & Associates Pty Ltd 

 

 
Geoff Trivett  AAPI  CPV 
Director 
G.D. Trivett & Associates Pty Ltd 

 
Annexures 1) Instruction 2) Locality Map 3) Title Searches 4) Registered Plan 
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21. Limitations: 
 
1. In accordance with International Assets Valuation Standards Committee the definition of market value is 

as follows: “Market Value is the estimated amount for which an asset should exchange on the date of 
valuation between a willing buyer and a willing seller in an arm’s length transaction after proper 
marketing wherein the parties had each acted knowledgably, prudently and without compulsion. 

2. This Valuation assumes that there are no restrictions or onerous encumbrances other than those 
registered on the Title. 

3. While we have taken all reasonable care during our inspection of the property in making relevant 
inquiries, we have not undertaken the following: Written Flood Search, Written Town Planning Search, 
Soil Survey, Main Roads Search, Environmental Search, Identification Survey by a Licensed Surveyor, 
Structural Survey of the Improvements. 

In the absence of these formal searches and enquires, we have assumed for the purpose of this Valuation 
that the results of such searches would not disclose any matters which would adversely affect the value of 
the property. Should any such items as noted above be advised, then this Valuation should be referred 

back to the firm for comment and re-appraisal if necessary. 

4. The value assessed within this report does not include any realisation costs other than these associated 
with the assessment of value in the normal course of Valuation. 

5. This valuation is prepared on the basis that the Lender named in the valuation report (and no other) may 
rely on the valuation for mortgage finance purposes provided that the Lender has complied with its own 
lending guidelines, as well as prudent finance industry lending practices and has considered all prudent 
aspects of credit risk for any potential borrower including the borrower’s ability to service and repay any 
mortgage loan. Further, the valuation is prepared on the assumption that the Lender is providing 
mortgage finance at a conservative and prudent loan to value ratio (“LVR”). The valuer accepts no liability 
whatsoever 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 loan funds. This endorsement shall not apply where the 
Lender is an Authorised Deposit Taking institution within the meaning of the Banking Act 1959 (including 
but not limited to any bank, building society or credit unit). 

6. Whilst this valuation has been based on current market evidence and is an assessment of values as at the 
date of valuation. Should subsequent market conditions result in a variation to the assessed value, we 
advise that we are not liable to any party for losses relating to market fluctuations.  

7. This valuation is current 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 or factors specific to the particular property). Liability for losses arising from such subsequent 
changes in value is excluded as is liability where the valuation is relied upon after the expiration of 3 
months from the date of valuation or such earlier date if you become aware of any factors that have an 
effect on the valuation. 

8. In accordance with our standard practice, should any of the information provided to us provided to be 
inaccurate or incorrect, then we reserve the right to amend this report and valuation in part or whole. 

9. Neither the whole nor any part of this report or any reference thereto may be included in any document, 
circular or statement without our written approval of the form and context in which it will appear.  

10. Finally, and in accordance with our standard practice, we must state that this Valuation is for the use only 
of the party to whom it is addressed and for no other purpose. No responsibility is accepted to any third 
party whom may rely on the whole or part of the content of this Valuation. 
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1. Instruction 
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2. Locality Map 
 

 
 

 
 

Subject 
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3. Title Searches 
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4. Registered Plan 
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