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Executive Summary (To Be Read In Conjunction With The Body of This Report) 

Instructing Party Pauline McMahon 
Department of Housing 
1st Floor, 203 Nicholson Road 
Shenton Park WA 6008 

Date of Valuation 17 October 2011 

Address Churchill Park Guest House, 18 Brown Street Busselton, WA 6280. 

Real Property Description Lot 223 Deposited Plan 222226 Volume 1666  Folio 756 

Purpose Pre-Purchase purposes only  

Basis of Assessment The interest being valued is on a "vacant possession" land and buildings only 
basis. No allowance is made for business goodwill or equipment. 

Property Summary This is a level 2,034 square metre corner site in an established area zoned 
Business. Property is run as a guest house however we consider the highest and 
best use of the site is for commercial redevelopment. 

Income Summary The property is owner occupied. 

Market Summary Activity: Demand is limited, as is supply.  

Direction: The volume of sales is declining.  

Buyer Profile: The most likely buyer is a developer.  

Valuation 
(exclusive of GST) 

$850,000 
(Eight Hundred and Fifty Thousand Dollars) 
 

Valuer 

 
Shane Greaves  AAPI  -  Director 
Certified Practising Valuer 
Licensed Valuer No. 654 

 

Important All data provided in this summary is wholly reliant on and must be read in conjunction with the 
information provided in the attached report. It is a synopsis only designed to provide a brief 
overview and must not be acted on in isolation. 
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1. Introduction 

1.1 Instructions 

We have been instructed by Pauline McMahon on behalf of Department of Housing, to assess the market value of 
Churchill Park Guest House located at 18 Brown Street Busselton.   
 
Our valuation has been prepared for pre-purchase purposes and may only be relied upon by Department of 
Housing.  The report is not available for any other purpose, nor is any liability extended to any third party, 
without the valuer’s written authority and consent. 

 
The interest being valued is on a "vacant possession" land and buildings only basis. No allowance is made for 
business goodwill or equipment. 
 
Our assessment has been completed on the basis of certain critical assumptions and qualifications as detailed in 
Section 1.4 of this report. 
 
A copy of our instructions is annexed to this report. 

1.2 Definitions 

This valuation has been undertaken in accordance with the following definitions as issued by the Australian 
Property Institute. 
 
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 arm's length transaction, after proper marketing, wherein the parties had each acted 
knowledgeably, prudently and without compulsion.” 
 
Highest and Best Use 
 
“the use from among reasonably probable and legal alternative uses, found to be physically possible, 
appropriately justified and financially feasible which results in an optimum value for the asset valued.” 
 

1.3 Date of Inspection and Valuation 

17 October 2011. 
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1.4 Assumptions and Qualifications 

This valuation has been tendered on the basis of certain critical assumptions and qualifications which include: 
 
• No Compliance Certificate/Certificate of Classification has been obtained, and this valuation is subject to the 

building(s) complying in all material respects with any restrictive covenants affecting the site and have 
been built, occupied and are being operated, in all material respects, in full compliance with all 
requirements of law, including all zoning, land-use classifications, building, planning, fire and health by-
laws (including asbestos and legionnaires disease), rules, regulations, orders and codes of all authorities, 
and that there are no outstanding requisitions. 

• To the best of the valuer’s knowledge, the subject property is not affected by heritage, flooding, landslip, 
pest infestation or resumption matters, however, no searches have been undertaken in this regard. 

• There do not appear to be any encroachments, however, we are not surveyors and no warranty can be 
given without the benefit of an identification survey. 

• This valuation report does not purport to be a site or structural survey of the land or improvements 
thereon, and any advice provided is not given in the capacity as an expert. 

• The floor areas are based on building plans and our on-site measurements.  The measurement would be in 
accordance with the Property Council of Australia’s recommended method of measurement. 

• To the best of the valuer’s knowledge, the land is not affected by unstable, hazardous, or toxic soil 
material, however, no searches have been undertaken in this regard.  This valuation assumes that there 
are no problems, however, should any such issues arise, then this matter should be referred to the valuer 
for further comment. 

• The following searches have not been undertaken: Flood, Detailed Survey Plan, Environmental 
Management Register and Contaminated Land Register.  Our valuation assumes such searches would 
identify no issues that may affect the value and/or liquidity of the property.  Should any person relying on 
the contents of this report be aware or become aware of an issue that may affect value and/or liquidity 
then the searches should be referred to the valuer for comment.   

• This valuation assessment is exclusive of GST and has been completed on the basis that should GST be 
payable on the sale of this property, it would be recovered from the purchaser resulting in the vendor not 
being financially disadvantaged. 

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

• Any other assumptions and qualifications contained within this report. 

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

2.1 Cashflow Performance 

Trading figures have not been provided. The guest house is currently owner occupied. 
 
The subject property is aimed at the budget senior holiday market and operates for 9 months of the year 
excluding the winter months. The occupancy rates according to the owner are currently averaging 80% which is 
in line with long term averages for the property. Tariffs are $110 per night per person which includes meals. 
 

2.2 Asset Profile 

• Asbestos building products have been used in the construction of the guest house and demolition of the 
building will need to factor in extra costs associated with this. 

• The property is situated in a regional town which is part of a regional growth corridor. 

• Population growth for the region is anticipated to be greater than the state and national average.  

2.3 Market Profile 

• Demand is low as is supply. 

• The volume of sales is very low.  

• We believe the property cycle for this category of property is towards the bottom of the market. 

• We anticipate a selling period of up to 6-12 months.  

• The property is considered to be suitable for commercial redevelopment. 

• The most likely buyer is a developer. 

2.4 Management 

• A guest house is a specialised business/real estate investment and is management sensitive.  Poor 
management can lead to reduced profitability and could potentially reduce the value of the property.   
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3. Title and Statutory Details 

3.1 Title Search 

Description Lot 223 Deposited Plan 222226 Volume 1666  Folio 756 

Proprietor Murray Graeme Deas and Hudaipah Deas 

Encumbrances Mortgage L678167 to Westpac Banking Corporation. Registered 11.7.2011. 

3.2 Title Discussion 

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

4. Town Planning and Approvals 

4.1 Town Planning Summary 

Local Authority Shire Busselton. 

Planning Scheme Town / District Planning Scheme No. 20. 

Zoning Business 

Permitted Use Guest House use is a non conforming use within this zone. Other permitted uses include office, medical centre, 
retail, mixed commercial and residential and short stay tourist accommodation. 

Approvals The current use is classified as guest house under the land use definitions and is considered a non conforming 
use under the current planning guidelines. Approval for use as a guest house was created under a previous 
Town Planning Scheme A search with the Authority has not been provided or obtained and therefore this 
valuation has been undertaken on the basis that all necessary and appropriate town planning and/or building, 
consents, approvals and certifications have been issued for the use of occupation of the improvements as more 
fully described in this report. 

It is recommended that all appropriate consents, approvals and/or certifications as referred to above be 
obtained. 

 
The above information is based on our verbal enquiries with the aforementioned planning authority.   
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5. The Land 

5.1 Land Description 

 
Source: Landgate 

 
This is a level regular shaped corner site. Its frontage to Brown Street is approximately 50.29 metres. Its frontage 
to Duchess Street is approximately 40.23 metres. The site provides a good building contour without adverse 
features. 
 

Area 2,023 square metres. 

Services  Include reticulated water, sewerage, telephone and electric power which are connected to the property. 

5.2 Road System/Access/Exposure 

The property's corner road frontage is a bitumen sealed, single lane road.  It has grass verges and concrete 
kerbing. Vehicular access is easy and direct.  It is in a secondary location and has minimal exposure to vehicular 
and pedestrian traffic. 
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5.3 Situation 

 
Source: Google Maps 

 
The Busselton Post Office is approximately 350 metres to the South West of the subject property. 
 
It is close to infrastructure such as retail centres, commercial centres, schools churches, medical centres and 
industrial centres. 
 
The property valued herein is the same as described within this report and is shown on the plan annexed to this 
report.  Whilst we have physically identified the boundaries upon inspection and there do not appear to be any 
encroachments, we are not surveyors and no warranty can be given without the benefit of an identification 
survey. 
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5.4 Surrounding Development 

 
Source: Landgate 

 
The existing development is a use that is an older style development in a location that is changing its profile. 
 
Surrounding development comprises residential houses, houses converted to offices, purpose built offices, 
croquet and bowling club and recreational grounds. 
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5.5 Environmental Comment 

Contamination 

Whilst we did not note any obvious hazardous or toxic material on site, it should be noted that our valuation has 
been prepared without the benefit of a soil test or environmental studies of any sort.   
 
Accordingly, our valuation is subject to there being no surface or sub-surface soil problems including instability, 
toxic or hazardous wastes or building material hazards in or on the property that would adversely affect its 
existing or potential use or reduce its marketability. 
 
Should any such problem become apparent, we would reserve the right to review our valuation as any such 
problem is likely to have a negative impact on value, marketability and suitability for mortgage security purposes. 
 
Heritage Considerations 
From our inspection there were no signs to indicate the property was listed either by the Heritage Council of 
Western Australia, National Trust or the Local Authority. The property is not considered to have historical 
significance. 

Aboriginal Site 

The subject property is not affected or listed on a register of Aboriginal Sacred Sites. Should subsequent advice 
indicate the property to be affected, we reserve the right to reassess our valuation. 

Asbestos 

A site inspection revealed the presence of asbestos building material on site particularly with regard to the roof of 
the guest house. The asbestos is painted and does not currently appear to be exposed. It is however 
recommended that an asbestos report be undertaken to determine the potential exposure to the site.  

Flooding 

The developed areas do not generally appear prone to flooding. 

Pest and Termite Activity 

No activity was noted during inspection. 
 
Any potential mortgagee or purchaser of the property should make their own judgement in relation to 
environmental issues and seek appropriate expert advice if they consider it necessary. 
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6. Improvements 

6.1 General Description 

 

 

 
Erected on the property is an older style, single level guest house.  The current footprint of the building reflects a 
site coverage of approximately 40% which is considered to be appropriate in this case 
 
Built About:  Estimated late 1940’s early 1950’s. Extended 1988 and renovated in 1996. 

6.2 Floor Areas 

The following floor areas are based on our own onsite measurements.  These measurements are approximate 
and subject to confirmation by survey. 
 
Guest House:  550 sqm 
Patios:   106 sqm 
Detached Garage:    45 sqm 
Under cover parking: 192 sqm 
 
Total    893 sqm 
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6.3 General Construction 

The guest house comprises a 2 bedroom 1 bathroom caretakers quarters, 9 single ensuite rooms and 3 double 
ensuite rooms. Externally there are 2 patio areas, under cover car parking and a detached double garage. 
 

Guest House 
Style: Single level, Detached 
Main Walls & Roof: Faux brick fibro board/Asbestos 

cement 
Window Frames: Aluminium 

Main Interior Linings: Plasterboard Flooring: Concrete 
Internal Condition: Fair External Condition: Good 
Accommodation: Caretakers quarters: 2 bedrooms, lounge, dinning, kitchen, study and bathroom. 

Guest House: Main kitchen, kitchenette, dinning, lounge, meals, entrance, laundry, external wc, 9 
x single rooms each with ensuite bathroom, 3 x double rooms each with ensuite bathroom and an 
external powder room. 

Interior Layout: Fair 
PC Items: The residence generally has mixed age PC items of good quality in good condition.   

FLOOR COVERINGS: Carpet and ceramic tile floor coverings. 
CARETAKERS KITCHEN: Ceramic tile floor, gas cooktop, double stainless steel sink, range hood, 
built in pantry, 2 x skylights CARETAKERS BATHROOM: Ceramic tile floor, shower, hand basin, wc 
KITCHEN: Ceramic tile floor, double stainless steel sink, floor cupboards, stainless steel upright 
gas cooker, upright gas cooker, large walk in pantry, exhaust fan KITCHENETTE: Single staineless 
steel sink, floor cupboards ENSUITE BATHROOMS: Ceramic tile floor, shower, hand basin, wc, 
exhaust fan DISABLED ENSUITE BATHROOM: Ceramic tile floor, shower, hand basin, wc, exhaust 
fan, skylight LAUNDRY: Ceramic tile floor, floor cupboards, double stainless steel trough. 
EXTERNAL POWDER ROOM: Ceramic tile floor, wc and hand basin 
 

Fixtures & Features: Includes built-in robes to all units, ceiling fans through out, split system air conditioning to all 
units and living areas, security screens to doors and windows and skylights. 

Car Accommodation: 2 car detached garage 
12 undercover bays 

Car Areas:  45 m2 

 192 m2  
 
Condition:   Average condition for its age. 
 
Services include:   Split system air conditioning, ceiling fans, kitchen, kitchenette, laundry, external powder 

room. 
 
They are appropriate for most likely users of the property. 
 
Internal appointments are of a lesser standard than normally associated with a project of this nature, however 
are appropriate in this case. 
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6.4 Other Improvements 

 

 

Other improvements include: 
 
• Landscaping  Established with reticulation system from a bore 
• Fencing  To northern and western boundaries 
• Fencing type Fibro cement 
• Hardstand type  Bitumen and brick paved 

They are appropriate for most likely users of the property. 

6.5 Parking 

There are 12 under cover parking bays each of colorbond construction. The parking is appropriate for most likely 
users of the property. 

6.6 Condition and Utility of Improvements 

Generally the property is in good order for its age and no signs of damage or structural movement have been 
noted. 

 
Whilst we have carried out a careful building inspection, we have not completed a detailed structural survey, 
tested any of the services or inspected any of the services or inspected unexposed or inaccessible portions of the 
building and are, therefore, unable to state that these are free from defect, rot or infestation.  We have viewed 
the general state of repair of the building and have assumed that the improvements are reasonably structurally 
sound considering their age. 
 
The valuer’s inspection and report does not constitute a structural survey and is not intended as such.  An opinion 
as to the condition of improvements is not given in the capacity as an expert and should not be relied upon. 

6.7 Asbestos Materials Report 

We are advised that an “Asbestos Materials Report” has not been prepared.  We note there are some building 
materials used in the construction of these improvements that may contain asbestos.  Please note we are not 
qualified to conclusively determine the existence of asbestos and recommend you satisfy yourself in this regard.  
The presence of asbestos, change in community attitudes and the costs associated with dealing with its removal 
has the potential to reduce future marketability and value of the property.  The extent of this can’t be known. 
 

7. Occupancy Details 

7.1 Introduction 

The subject property is currently occupied by the owner.  Accordingly our valuation has been carried out on the 
basis of vacant possession.  We are not aware of any leasehold interests in the land or buildings and our perusal 
of the title documentation confirms the same.   
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8. Market Report 

8.1 Regional Overview 

The population of the Shire of Busselton was 27,500 in 2007 which includes the town sites of Busselton, 
Dunsborough and Yallingup. The shire's current population growth reflects the area's strong economy and 
increasing employment opportunities. With high population growth expected into the future, both the local 
building and commercial sectors are set for continued activity.  

The shire hosts many wineries and wine labels, with significant plantings of grapes in the area. Other industries in 
the shire include dairy, beef cattle, sheep, mining, timber, fishing and various light industries. The town of 
Busselton is the most popular holiday destination in rural Western Australia and a premier seaside resort. It is 
also a gateway to many other attractions and towns in the South West. Services include education to tertiary 
level, a hospital and a comprehensive range of professional services and shopping. 

8.2 Market Overview 

ACCOMMODATION 

Activity in the South West broader accommodation sector has been weak for some time, which is reflected within 
statistics published by Tourism Western Australia and the Australian Bureau of Statistics. This data reflects a 
10.3% decrease in the 3 year Average Annual Growth Rate and an 11.1% decrease in visitor number to the year 
end September 2010.   

Occupancy rates for most accommodation types are down through the state. The bed occupancy rate for Hostels 
in Western Australia is listed at 51.1%, down (-) 14.7% from the previous year. Note the bed occupancy rate for 
Hostels in the South West is not listed. 

The effect of the strong Australian dollar is likely to hamper growth in the short to medium term as it encourages 
Australians to venture oversees for their holidays but also discourage oversees visitors from coming to Australia. 

A bed and breakfast purchased on Brown Street in January 2010 is struggling with a 75% vacancy rate. 
Geographe Guest house (comprising 9 bedrooms and 9 bathrooms) has been on the market for over 2 years with 
an asking price of $1.25 million with very little interest.  

As instructed this valuation pertains to the land and building only. Demand for this type of property is generally 
limited, as is supply and we expect potential buyers would need to be in good financial position due to tight 
lending conditions.  

COMMERCIAL 

It has been a slow period for the Commercial property market in South West WA with business remaining 
cautious due to the threat of increasing interest rates and general economic uncertainty both in Australia and on 
a global basis. 

There had been a small volume of sales transactions with prices generally stabilising during 2010. However 
demand appears to have weakened even further through out 2011. 

The flat market conditions have seen few investors enter the market as opposed to the 2005 - 2008 period which 
saw strong speculator and investors activity, high demand and increasing values. The majority of purchases are 
now by owner occupiers as banks appear reticent to lend on development projects.  

As the highest and best use of the subject property is considered to be as a commercial development site and 
current demand for development sites is weak then this is placing downward pressure on values. 

While the market appears at the bottom of its cycle there are few good news stories on the horizon. It still 
remains a buyer’s market.  

Rental rates have appeared to remain stable. 

In keeping with the wider Australian market, analysed market yields in the South West have softened since late 
2008. There is a wide range of yields, reflecting the diversity and quality of properties in this market. 

The outlook is difficult to predict however we expect slow sales and leasing activity over the short to medium 
term. However due to population growth and the broad economic diversity of the South West WA region it stands 
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poised to deliver strong economic growth in the long term which should underpin long term demand for 
commercial/retail property in the area. 

8.3 Sales Evidence 

Due to the lack of directly comparable sales evidence we have analysed sales from a number of different markets 
to assist us in assessing the value. The more relevant sales are summarised in the following schedule. 
 
With respect to the sales evidence below, we note that we have inspected all readily accessible parts of the sales 
evidence.   
 
Address Sale Date Sale Price Land Area 

(m2) 
Building 

Area (m2) 
Yield 
% 

$/m2 

Building 
Area 

$/m2 

Land 
Area 

49 Peel Street, Busselton WA 6280 1/10/2011 Under offer 
$660,000 

1,014    $650 

Comments: Advised under contract however unconditional, subject to verification. This is a level, rectangular shaped, inside site. The site 
provides a good building contour without adverse features. The property has a single road frontage to Peel Street. Peel Street 
is a bitumen sealed  road.  
The improvements comprise a 1950's timber framed fibro and weatherboard and tile residence which has been renovated and 
converted for use as an office. The property presented in good condition at the time of sale. Estimated value of improvements 
$150,000. Land value analysed at $495 per sqm. 

Comparative 
Analysis: 
 

Smaller lot in superior location, smaller renovated converted house, superior standard, overall superior. 

39 Duchess Street, Busselton WA 6280 31/12/2010 $830,000 1,013    $819 
Comments: This is a level, rectangular shaped, inside site. The site provides a good building contour without adverse features. The 

property has a single road frontage to Duchess Street. Duchess Street is a bitumen sealed  road.  
The improvements comprise a 1950's timber framed fibro and weatherboard and tile residence which has been renovated and 
converted for use as an office. The property presented in good condition at the time of sale. Estimated value of improvements 
$150,000. Land value analysed at $670 per sqm. 

Comparative 
Analysis: 
 

Smaller lot in superior location, smaller renovated converted house, superior standard, overall superior. 

L 119 Spencer Street, Bunbury 17/09/2010 $2,074,000 2,685    $772 
Comments: Sale price $2,281,400 inc gst. Vacant land zoned 'Special Use City Centre'. Predominantly level slightly irregular shaped site 

with dual street frontage to Spencer St and Wexford Lane. High exposure site on busy entrance road into CBD. Located in a 
mixed business precinct surrounded by offices, retail outlets and car yards. Planning approval in place for a three storey 
office/medical centre incorporating 60 car bays. 

Comparative 
Analysis: 
 

Larger lot in a superior location. Overall superior. 

99 Forrest Avenue, South Bunbury 03/09/2010 $1,200,000 1,720 663  $1,810 $698 
Comments: Sale price $1,320,000 inc gst. Level site zoned 'Mixed Business'. Fringe location with reasonably good exposure. Property is 

improved with an older style timber frame dwelling at front converted to offices (117 sqm) C1988 iron workshop to rear (546 
sqm). Remainder of site bitumen sealed. Average condition. Currently used by Bunbury Mitsubishi as "Parts & Service' facility. 
Apportionment of Sale: Land $900,000 ($523per square metre) Improvements $300,000 ($452per square metre).  

Comparative 
Analysis: 
 

Superior location, smaller land area, inferior improvements. Overall superior. 

8C Picton Road, East Bunbury 14/08/2010 $577,273 1,395    $414 
Comments: Sale price $635,000 inc gst. Vacant land zoned 'Mixed Business'. Predominantly level, regular shaped site. Fringe location with 

reasonable exposure. Used vehicle caryards to either side. 
Comparative 
Analysis: 
 

Smaller lot in superior location, overall inferior. 

6 Prince Street, Busselton 
 

15/02/2010 $920,000 1,019 202  $5,010 $993 

Comments: This is a level, rectangular shaped, inside site. The site provides a good building contour without adverse features. The 
property has a single road frontage to Prince Street. Prince Street is a bitumen sealed  road.  
Improved on the property is an older, single level complex. The building was constructed Circa 1940's. The building has been 
converted from a residence for use as a restaurant/cafe. The property has good exposure being situated opposite the 
shopping centre car park in a main thoroughfare. Improvements say $200,000. Analysed land value $705 per square metre. 

Comparative 
Analysis: 
 

Smaller land area, superior location, smaller but superior standard improvements. Overall superior. 
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Address Sale Date Sale Price Land Area 

(m2) 
Building 

Area (m2) 
Yield 
% 

$/m2 

Building 
Area 

$/m2 

Land 
Area 

37 Kent Street, Busselton WA 6280 13/01/2010 $825,000 848 224 4.6 $3,683 $973 
Comments: This is a level, rectangular shaped, inside site. The site provides a good building contour without adverse features. The 

property has a single road frontage to Kent Street. Kent Street is a bitumen sealed  road. Secondary CBD location. 
Improvements comprise a circa 1925 timber frame fibro and weatherboard residence which has been converted to office use. 
The building has a 2 storey purpose built office extension to the rear. The property was leased at the time of sale for $38,000 
per annum net.  
Apportionment of Sale: Land $650,000 ($767per square metre) Improvements $175,000 ($781per square metre).  

Comparative 
Analysis: 
 

Smaller land area, superior location, smaller improvements but superior standard and utility. Overall superior. 

58 Adelaide Street, Busselton WA 6280 09/11/2009 $620,000 1,295 110  $5,636 $479 
Comments: This is a level, rectangular shaped, inside site. The property has a single road frontage to Adelaide Street. Adelaide Street is a 

bitumen sealed  road.  
A circa 1957, 2 bedroom, 1 bathroom, asb and tile home, with tile roof and attached tandem garage. Improvements have 
limited added value other than rental value until the property is redeveloped.  
Apportionment of Sale: Land $570,000 ($440per square metre) Improvements $50,000. 

Comparative 
Analysis: 
 

Smaller land area in similar location, smaller inferior improvements, overall inferior. 

Lot 51 Adam Road, South Bunbury WA 6230 08/02/2011 $1,500,000 3,500    $429 
Comments: Vacant land zoned mixed business. Corner of Bussell Hwy. Filled level site with access via a leased reserve. Located 

approximately 4km south of CBD next to Bunbury Honda premises, opposite Bunbury Race Course. Good exposure to Bussell 
Hwy. 

Comparative 
Analysis: 
 

Larger land area superior location. Overall superior 

 
A recent auction of 71 Kent Street Busselton which comprises a 2,043 sqm business zoned lot in a prominent 
location with a heritage listed 4 bedroom, 1 bathroom character stone residence. The property was passed in at 
Auction for $995,000 and is now on the market with an asking price of $1,150,000. This is an indication of the 
low level of demand in the market albeit for a heritage listed property. 
 
Last recorded sale of the subject property was in 30/8/1986 for $15,000 

8.4 Qualifications 

Market data has been obtained, in part, from documents at the Landgate, RP Data or as reported by real estate 
agents.  As well as using such documented and generally reliable evidence or market transactions, it was also 
necessary to rely on hearsay evidence.  Except as noted herein, a reasonable attempt has been made to verify all 
such information. 
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9. Valuation Analysis 

9.1 Introduction 

We have adopted a direct comparison  approach to assist the valuer in forming an opinion of value.  This 
approach is an accepted and tested methodology endorsed by the Australian Property Institute and law. 
 
Current market value is the price the property should achieve if sold at the relevant date following an effective 
marketing campaign of up to 6-12 months prior to that date. 
 
While the property is in good condition for its age it has a dated appearance and the kitchen facilities are very 
basic. The guest house is currently run as a senior’s budget guest house for 9 months of the year and is vacant 
for the winter months of the year. Due to the drop in the number of tourists visiting the south west the demand 
for tourist accommodation properties is currently very low. Given the age of the building, its construction and 
design it is considered unlikely that the property would be purchased for operation as a guest house based on the 
potential return on investment, particularly as this is a non conforming use. It is our opinion that the current use 
is not the highest and best use of the site however there is potential for the holding income to offset futrue 
demolition costs. 
 

The subject property is situated on the fringe of the Business zoned area on 2 secondary streets and as such it 
has limited exposure. The demand for Business zoned land is also currently weak and this is especially so for 
secondary locations. However it is considered that the long term use for the site would be as a commercial 
redevelopment site, similar to the office showroom style development currently under construction on the corner 
of Brown and Harris Street. Another alternative use could possibly be as a short stay tourist development 
however demand in this sector is also currently very low. 

It is also considered that there are very few developers in the market at present with lenders being much more 
restrained. This also has a negative affect on the value of the property.  

9.2 Highest and Best Use 

We consider the current use of the property as a guest house to be inconsistent with the highest and best use of 
the land at this time. The highest and best use is considered to be as a commercial redevelopment site. There 
may be potential to convert the property to office/medical/commercial use however the layout and design don’t 
lend themselves well to this situation and overall the existing improvements are considered to have no added 
value. There is the possibility of continuing the guest house until the property is redeveloped however this needs 
to be offset against the cost of demolition of the building which will be expensive due to the presence of asbestos 
building materials. 
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9.3 Direct Comparison Approach 

This approach allows the valuer to assess an overall rate or various component values of the property. Individual 
component value rates are taken from our more in-depth analysis of sales. Our workings on this basis are shown 
below. 
 
Direct Comparison - Rate per square metre of land only (no value attributed to the improvements) 
 
Sales evidence indicates a land value range of $414 per square metre through to $772 per square metre. Given 
that the subject property is in a secondary location with limited exposure a value range of $400 per square metre 
through to $440 per square metre is considered appropriate. 
 
Commercial sales evidence suggest a rate per square metre of land area range as 
follows:     

Land area   $ per sqm land. Total     Round 

2023 sqm   $400 $809,200 $810,000 

2023 sqm   $420 $849,660 $850,000 

2023 sqm   $440 $890,120 $890,000 

Adopt   $420  $850,000 

 
The subject land area of 2,023 sqm @ $400 - $440 per sqm of land area indicates a range of $810,000 - 
$890,000. For land and buildings assessment on a direct comparison basis we believe this value, rounded to 
$850,000 can be supported with the available sales evidence noting the difference between the properties, their 
locations and the relativity of the date of sales.   

9.4 Contract of Sale 

We note that we are not aware of a current Contract of Sale for the subject property. 

9.5 Valuation Conclusions 

Based on the available evidence and the assumptions and qualifications contained within this report we have 
assessed the following value for the subject property: 
 
$850,000 (Eight Hundred and Fifty Thousand Dollars) 
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9.6 Insurance Estimate 

Insurable items include: 
 
Guest House:  550 sqm @  $1,500 per sqm = $   825,000 
   
Patios:   106 sqm  @  $   200 per sqm = $     21,200 
 
Detached Garage:    45 sqm  @  $   250 per sqm = $     11,250 
 
Undercover Parking: 192 sqm  @  $   125 per sqm = $     24,000 
 
 Total:         $   881,450 
 
Plus cost escalation: 15%       $   173,467 
 
Plus demolition costs: $100 per sqm     $     89,300 
 
Plus professional fees:       $     10,000 
 
          $1,154,217 
 
        Adopt $1,160,000 
 
Our insurance estimate is exclusive of GST. 
 
The above assessment should be taken as indicative only and should you require a precise estimate, this 
should be supplied by a Quantity Surveyor and/or Architect. 
 
In order to minimise risk liability on insurance coverage, Herron Todd White recommend that a Replacement Cost 
Estimate (RCE) for insurance purposes be obtained from our qualified Quantity Surveyors who are certified by the 
Australian Institute of Quantity Surveyors to undertake the process. 
 
An RCE will include detailed and precise allowances for: 

• Cost of making the damaged building safe, demolition and site clearance. 
• Professional and authorities fees relating to the demolition. 
• Estimated cost of constructing a similar building on the same site. 
• Professional and authorities fees relating to the new building. 
• Allowance for escalation in costs up to “Disaster Date”. 
• Allowance for escalation in costs up to completion of new building 

 
Please contact our Quantity Surveying Division on 1300 880 489 to obtain a quotation. 
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10. Valuation 

 
Subject to the assumptions and qualifications contained within the body of this report, the Valuer has assessed 
the market value of the subject property (exclusive of GST) at:- 
 
 

 

$850,000 
 

(Eight Hundred and Fifty Thousand Dollars) 
 

 
 

 
Shane Greaves AAPI  CPV DIRECTOR 

Licensed Valuer No.  654 
 
This valuation is for the use only of Department of Housing to whom it is addressed and for no other purpose.  
No responsibility is extended to any third party who may use or rely on the whole or any part of the content of 
this valuation.  No responsibility will be accepted for photocopied signatures. 
 
Neither the whole nor any part of this valuation or any reference thereto may be included in any published 
documents, circular or statement, nor published in part or full in any way, without written approval of the form 
and context in which it may appear. 
 
This valuation report does not purport to be a site or structural survey of the land or improvements thereon, nor 
was any such survey undertaken.  An opinion as to the condition of improvements is not given in the capacity as 
an expert and should not be relied upon. 
 
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 (including as a result of general market movements or factors specific 
to the particular property).  We do not accept liability for losses arising from such subsequent changes in value.  
Without limiting the generality of the above comment, we do not assume any responsibility or accept any liability 
where this valuation is relied upon after the expiration of three months from the date of the valuation, or such 
earlier date if you become aware of any factors that have any effect on the valuation. 
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 Annexure 2 
Instructions 

 

 

 
 
 

 
 




























































































































































































