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Executive Summary 
 

Property Address: 3 (Part Lot 103) Bushman Glade, Byford. 

 

General Description: Scenario 1: 

 

 The property comprises a vacant 3,000m² fully serviced and level landholding zoned 

“Urban Development” in accordance with the Shire of Serpentine-Jarrahdale’s Town 

Planning Scheme No. 2, “Urban” under the Metropolitan Region Scheme and 

“Community Purposes” in accordance with the Byford Town Centre Local Structure 

Plan. 

 

 Scenario 2: 

 

 The property comprises a vacant 3,000m² unserviced and level landholding zoned 

“Urban Development” in accordance with the Shire of Serpentine-Jarrahdale’s Town 

Planning Scheme No. 2, “Urban” under the Metropolitan Region Scheme and 

“Community Purposes” in accordance with the Byford Town Centre Local Structure 

Plan. 

 

Purpose of  

Market Rental Valuation: To assess the current fair market rental value of the subject vacant landholding 

assuming two (2) separate servicing scenarios for potential lease negotiation 

purposes. 

 

Market Rental Valuation: Scenario 1: 

 

$42,000 net per annum exclusive of GST. 

 

The market rental value stated above is net of variable outgoings and assumes that 

the subject landholding represents a vacant fully serviced lot level to its Bushman 

Glade street frontage that will require minimal site works to accommodate built-form 

development. 

 

 Scenario 2: 

 

$27,000 net per annum exclusive of GST. 

 

The market rental value stated above is net of variable outgoings and assumes that 

the subject landholding is a vacant unserviced lot that will require significant civil 

works to accommodate further built-form development. 

 

Date of Inspection: 3 June 2022. 

 

Date of  

Market Rental Valuation: 3 June 2022. 

 

Senior Valuer: Wayne Srhoy AAPI, Masters (Property) 

 Certified Practising Valuer 

 Licensed Valuer No. 45093 

Western Australia 

 

This Executive Summary is a brief synopsis of the property and our assessment of market rental value. 

 

It is designed to provide a brief overview and must not be read in isolation, separate from our formal valuation report. 
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Definition of “Market Rental Value”: 

 

The International Valuation Standards Council (and as adopted by the Australian Property Institute) defines Market Rent 

as: 

 

“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.” 

 

The rent is assessed on the assumption that the premises are vacant and are fit for immediate occupation and ignoring 

any lessee's improvements or goodwill attaching to the premises by reason of the lessee's business. Whenever Market 

Rent is provided the “appropriate lease terms” which it reflects should be stated. 

 

Assumptions, Conditions and Limitations: 

 

 The market is being impacted by the uncertainty caused by the COVID-19 pandemic. As at the date of market rental 

valuation we consider that there is market uncertainty resulting in significant valuation uncertainty.  

 

This market rental valuation is therefore reported on the basis of ‘significant valuation uncertainty’. As a result, 

less certainty exists than normal and a higher degree of caution should be attached to our market rental valuation 

than normally would be the case. Given the unknown future impact that COVID-19 might have on markets, we 

recommend that the user(s) of this report review this market rental valuation periodically.  

 

This valuation is current at the date of market rental valuation only. The market rental value assessed herein may 

change significantly and unexpectedly over a relatively short period of time (including as a result of factors that the 

valuer could not reasonably have been aware of as at the date of market rental valuation). We do not accept 

responsibility or liability for any losses arising from such subsequent changes in value. 

 

 The planning and cadastral details obtained from the Department of Planning, Lands & Heritage, Main Roads 

Western Australia, Landgate and Local Authority websites are current and correct. 

 

 Adjoining land owners or community groups do not impede or restrain development as foreseen. 

 

 We are not aware of any Notices currently issued against the property and we have made no enquiries in this 

regard. 

 

 A visual site inspection has not revealed any obvious asbestos contamination. 

 

We must point out however, that we are not experts in the detection or quantification of asbestos problems and 

accordingly, have not carried out a detailed investigation. Therefore, this rental valuation is made on the 

assumption that there are no actual or potential asbestos contamination issues affecting the subject property. 

 

Should a subsequent investigation undertaken by a suitably qualified expert show that the site is contaminated, 

we reserve the right to amend our rental valuation. 

 

 The value and utility of land can be adversely affected by the presence of Aboriginal sacred sites and/or sites of 

Aboriginal heritage significance. We have made no investigations in this regard, as Aboriginal requirements can 

only be determined by the appointment of an appropriate expert. 

 

Under these circumstances, we cannot warrant that there are no such sites on the land and if it is subsequently 

determined that the realty is so affected, we reserve the right to review this rental valuation. 

 

 At the date of inspection the subject landholding was extremely low lying and appeared to have poor draining soils. 

 

In Scenario 1, we have assumed that the subject landholding will be generally level to Bushman Glade that will be 

able to accommodate further built-form development. 

 

In Scenario 2, we have considered that the subject landholding has poor draining soils and will require significant 

fill to accommodate further built-form development. 
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 This rental valuation assumes there is no environmental contamination of the property. 

 

 This rental valuation assumes there is no encroachment of adjoining buildings onto the subject property. 

 

 This rental valuation assumes an unencumbered fee simple title to the property. 

 

 If there are any encumbrances, encroachments, restrictions, leases or covenants which are not noted in this report, 

they may affect the assessment of rental value. If any such matters are known or discovered, we should be advised 

and asked as to whether they affect our assessment of rental value. 

 

 We have assumed that all information supplied in conducting this valuation consists of a full and accurate disclosure 

of all information that is relevant. 

 

 It is assumed that no significant event occurs between the date of inspection and the date of rental valuation that 

would impact on the rental value of the subject property. 

 

 We have not obtained a Property Interest Report in providing our advice. A property-specific report will provide 

detailed information of property interests not listed on the Certificate of Title that may affect the use and 

enjoyment of the land.  

 

A report can be obtained from Landgate for a charge of $54.95 (incl. GST). If a subsequent Property Interest Report 

reveals any aspects of the property that may impact on its rental value, we reserve the right to review our 

assessment. 

 

If there is any variance/contradiction in any of the above assumptions, then we reserve the right to review this rental 

valuation accordingly. 

 

 

**********************************************  
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Market Rental Valuation Report 
 

1.0 VALUATION INSTRUCTIONS 

 

We have received instructions from Marcel Bridge – Strategic Project Specialist at the Shire of Serpentine-

Jarrahdale to undertake a market rental valuation of the subject vacant landholding assuming two (2) separate 

servicing scenarios for potential lease negotiation purposes. 

 

2.0 DATE OF MARKET RENTAL VALUATION 

 

3 June 2022, being the date of inspection. 

 

3.0 PROPERTY ADDRESS 

 

3 (Part Lot 103) Bushman Glade, Byford. 

 

4.0 LEGAL DESCRIPTION 

 

The subject lease area forms part of a larger parent Certificate of Crown Land Title. 

 

The legal description of the parent lot is as follows: 

 

4.1 Date of Search 

 

14 December 2021. 

 

Our rental valuation has assumed that there is no change of the subject Crown Reserve between the date of 

search and the date of market rental valuation. 

 

4.2 Land Description 

 

The land is legally described as Lot 103 on Deposited Plan 414923, wholly contained in Certificate of Crown 

Land Title Volume LR3173 Folio 472. 

 

4.3 Status Order/Interest 

 

Reserve under Management Order. 

 

4.4 Primary Interest Holder 

 

Shire of Serpentine-Jarrahdale. 

 

4.5 Easements and Encumbrances 

 

1. O883915. Reserve 53923 for the purpose of Public Recreation and Community purposes. Registered 

24/9/2021. 

 

O883916. Management Order. Contains conditions to be observed with the power to lease for any term 

not exceeding 21 years subject to the consent of the Minister for Lands. Registered 24/9/2021. 

 

Copies of the Certificate of Crown Land Title and Management Order O883916 are appended to this report. 

 

4.6 Date of Last Transaction 

 

The parent landholding has not transacted within the past 5 years. 
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5.0 LOCATION 

 

The subject landholding is located approximately 31kms south-east of the Perth City Centre within the outer 

metropolitan locality of Byford. 

 

More specifically, the subject landholding is located to the immediate north of the Byford Village Shopping 

Centre which is anchored by a Coles supermarket. 

 

The subject landholding is bounded to its immediate east by an existing rail line. Upon completion, the subject 

landholding will eventually be situated in close proximity to the proposed Byford Train Station. 

 

At the date of rental valuation, Byford was considered to be a rapidly expanding residential suburb that has 

seen increased numbers of residents move to the area over the past 10 years. 

 

The location of the subject landholding is best illustrated by reference to the following Location Plan and Aerial 

Photographs: 
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6.0 ACCESS 

 

Our rental valuation in both scenarios has assumed that the subject landholding will be accessed directly from 

Bushman Glade. 
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7.0 SITE DESCRIPTION 

 

7.1 Dimensions 

 

Although we have been instructed to assume that the subject landholding has a land area of 3,000m², we have 

not been privy to a Plan that indicates its specific shape and dimensions. 

 

At the date of rental valuation the subject landholding formed part of a larger 7,000m² parent lot. 

 

The shape and dimensions of the parent lot are as delineated on the following excerpt of Deposited Plan 

414923: 

 

 
 

The land area of the parent lot is also described in the following excerpt from Landgate mapping: 
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7.2 Topography 

 

In Scenario 1, we have assumed that the subject landholding is generally level with its Bushman Glade street 

frontage and can accommodate further built-form development. 

 

In Scenario 2, the subject landholding comprises an unserviced englobo parcel of land that will require 

significant civil works to accommodate further built-form development. 

 

On an ‘as is’ basis, the subject landholding in Scenario 2 appears to have poor draining soils. 

 

8.0 PLANNING AND DEVELOPMENT 

 

8.1 Town Planning Scheme 

 

The subject landholding is currently zoned “Urban Development” in accordance with the Shire of Serpentine-

Jarrahdale’s Town Planning Scheme No. 2 (TPS2). 

 

The zoning is as depicted on the following TPS Zoning Map: 
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8.2 Metropolitan Region Scheme 

 

The zoning of the land under the Metropolitan Region Scheme is “Urban”, as depicted on the following MRS 

Zoning Map: 

 

 
 

8.3 Byford Town Centre Local Structure Plan 

 

In accordance with the Byford Town Centre Local Structure Plan, the subject landholding is zoned “Community 

Purposes”. 

 

The zoning of the land is as depicted on the following LSP Map excerpt: 
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9.0 ENVIRONMENTAL, HERITAGE AND CULTURAL ISSUES 

 

9.1 Soil Contamination 

 

As a consequence of the Contaminated Sites Act 2003, a Public Register is now kept in Western Australia of 

land that has been classified as being either contaminated – remediation required; contaminated – restricted 

use or remediated for restricted use. 

 

In making our assessment of the value of the property, we have carried out a basic search of the Register at 

10.30am on 4 June 2022 and this discloses that the land is not classified. 

 

We do not accept any responsibility or liability whatsoever for the accuracy of the information indicated by the 

search of the Register. 

 

Further, we do not accept any responsibility or liability for any loss or damage or for consequential loss or 

damage of any kind arising from our negligence or otherwise to you or any person in relation to the valuation 

of the property. 

 

This includes any loss or damage arising from our failure or omission to consider any factors which would affect 

the value of the land including but not limited to any possible environmental site contamination, or any failure 

to comply with environmental legislation. 

 

Although the subject property is not recorded on the Contaminated Sites Register, we recommend a search of 

the Reported Sites Register that reports properties which are in the process of being classified. 

 

The Reported Sites Register can be searched by written application to the Department of Water and 

Environmental Regulation (DWER). 

 

As it will take time for the Register to be fully established, together with the fact many owners may be unaware 

that their property is contaminated, we believe the carrying out of an independent Environmental Survey by 

an appropriate expert is the best way to ascertain whether a property is contaminated or otherwise. 

 

Subject to the above caveats, this valuation is made on the assumption there is no contamination of the land. 

 

9.2 Asbestos 

 

The subject property is a vacant parcel and accordingly the presence of asbestos fibre is not apparent. 

 

We must point out however, that we are not experts in this area and therefore, in the absence of an 

environmental consultant’s report concerning the presence of any asbestos fibre within the subject property, 

this valuation is made on the assumption that there is no health risk from that source. 

 

9.3 Heritage Consideration 

 

The subject property is vacant and therefore of no historical interest. 

 

9.4 Aboriginal Sites 

 

The value and utility of land can be adversely affected by the presence of Aboriginal sacred sites. We have made 

no investigations in this regard, as Aboriginal requirements can only be determined by the appointment of an 

appropriate expert. 

 

Under these circumstances, we cannot warrant that there are no such sites on the land and if it is subsequently 

determined that the realty is so affected, we reserve the right to review this valuation. 
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9.5 Flooding 

 

At the date of inspection the subject landholding was extremely low lying and appeared to have poor draining 

soils. 

 

In Scenario 1, we have assumed that the subject landholding will be generally level to Bushman Glade that will 

be able to accommodate further built-form development. 

 

In Scenario 2, we have considered that the subject landholding has poor draining soils and will require 

significant fill to accommodate further built-form development. 

 

9.6 Climate Shift 

 

Although not conclusive, current thinking from a variety of scientific authorities around the world indicates that 

various issues are contributing to climate shift, whereby changing weather patterns have the potential to alter 

the traditionally understood cycles and ranges, including but not limited to ambient temperatures, rainfall, sea 

levels, and storm activity. 

 

Whilst the full implications of this theory are not fully quantifiable, we consider it appropriate to highlight that 

over a protracted period a variety of peripheral environmental factors have the potential to impact upon the 

development potential and/or market value of the subject property at a future date. 

 

In light of these potential environmentally based externalities, we recommend the valuation advice contained 

herein be reviewed if and when these factors become evident or more definite. 

 

9.7 Bushfire Risk 

 

Designated Bushfire Prone Areas (BPAs) have been identified by the Fire and Emergency Services Commissioner 

as being subject, or likely to be subject, to bushfire attack. 

 

A BPA is identified by the presence of and proximity to bushfire prone vegetation, and includes both the area 

containing the bushfire prone vegetation and a 100m buffer zone immediately surrounding it. Where a BPA 

cuts across a portion of a parcel of land, the entire parcel is treated as a BPA.  

 

The Department of Fire and Emergency Services (DFES) have released a mapping system identifying land which 

falls within, or partially within, a bushfire prone area of Western Australia as designated by the Fire and 

Emergency Services Commissioner. 

 

The mapping system can be accessed via the DFES website. 

 

Additional planning and building requirements may apply to developments within designated BPA’s in 

accordance with Schedule 2 Part 10A of the Planning and Development (Local Planning Schemes) Regulations 

2015, State Planning Policy 3.7 Planning in Bushfire Prone Areas, the supporting Guidelines for Planning in 

Bushfire Prone Areas and the Building Code of Australia.  

 

We confirm having conducted a search of the DFES mapping system at 10.30am on 4 June 2022 which shows 

the landholding is identified as a Bushfire Prone Area.  

 

We do not accept any responsibility or liability whatsoever for the accuracy of the information indicated by the 

search of the mapping system. In the possible event the information contained within the mapping system is 

incorrect, we reserve the right to review our assessment accordingly.  

 

An excerpt of the map showing the subject landholding is provided below: 
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As the subject landholding is contained within a designated BPA, we strongly urge the addressee to seek further 

information as to the level of impact by way of a property-specific Bushfire Attack Level (BAL) assessment by 

an accredited Bushfire Planning Practitioner prior to placing reliance on this report.  

 

The Building Commission division of the Department of Commerce recommends assessment of bushfire risk is 

undertaken by a person accredited at the appropriate level to undertake such work. 

 

A properly compiled BAL assessment will identify the degree of impact and fire rating(s) of the site, any likely 

constraints on development, together with providing details surrounding the measures necessary to gain 

development approval.   

 

The inclusion of the subject landholding within a BPA has the potential to have a negative impact on value by 

way of increased development/construction costs in the future, a reduction in developable area, restrictions 

on land use, difficulties and higher costs associated with obtaining insurance, and a general negative perception 

in the market place. 

 

Without the benefit of property-specific planning advice in this instance, we consider there is a higher than 

usual element of subjectivity in this assessment.  

 

For the reasons detailed above, we reserve the right to review our assessment following receipt of a BAL 

assessment. Until such time, it is virtually impossible to provide specific comments regarding the degree of 

impact on the value of the subject landholding.   
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10.0 SERVICES 

 

At the date of rental valuation, the subject landholding represented an unserviced vacant parcel of land. 

 

In Scenario 1, we have assumed that the subject landholding is fully serviced and connected to essential 

infrastructure including scheme water, electricity, deep sewer, and telecommunication services. 

 

In Scenario 2, we have assumed that the subject landholding represents an unserviced vacant parcel of land. 

 

Although the subject landholding represents an unserviced vacant parcel of land at the date of valuation, we 

do acknowledge that the site is located in close proximity to scheme water and deep sewer. 

 

The position of scheme water (delineated in blue) and reticulated sewer (delineated in red) is identified in the 

following Servicing Map obtained from Water Corporation’s ‘My Water’ mapping platform: 

 

 
 

At the date of rental valuation, the Byford Town Centre was largely serviced by regular bus services. 

 

As mentioned previously in our report, we are aware that the extension of the rail line from Armadale to Byford 

and the construction of the Byford Train Station will form part of the Metronet Project. 

 

At the date of rental valuation, the timing of when the Byford Train Station will be operational was unknown. 

 

The location of the subject landholding to the proposed Byford Train Station is best shown in the following map 

which was sourced from the Metronet website: 
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11.0 IMPROVEMENTS 

 

At the date of rental valuation, the subject property represents an unserviced vacant parcel of land. 

 

12.0 SITE SURVEY 

 

The land has been valued in accordance with Deposited Plan 414923. 

 

13.0 LEASE DETAILS 

 

Our rental valuation is subject to the subject landholding being unencumbered by any Lease Agreement. 
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14.0 GENERAL COMMENTS 

 

The subject landholding comprises a development site earmarked for community purposes which benefits from 

its close proximity to the proposed Byford Train Station and the Byford Town Centre retail precinct which is 

largely dominated by the Byford Village Shopping Centre and associated surrounding retail development. 

 

We believe a potential purchaser would pay a slight premium to lease the subject land as it is located within 

the Byford Town Centre and will benefit from close proximity to the proposed Byford Train Station upon its 

eventual completion. 

 

At the date of rental valuation, the subject landholding appeared to require significant civil works to 

accommodate further built-form development. 

 

After considering the above we believe our Scenario 1 rental valuation would attract a significantly higher rental 

value in comparison to Scenario 2. 

 

Although we acknowledge that the subject landholding is zoned “Community Purposes” in accordance with the 

Byford Town Centre Local Structure Plan, we are aware that the site is likely to achieve a rental rate slightly 

below what a commercial zoned site would achieve within the local area. 

 

15.0 MARKET COMMENTARY 

 

15.1 General Market 

 

As at the date of this advice, the emergence of the coronavirus (COVID-19) was continuing to have a significant 

impact on the local and global economies. It is difficult at this point in time to ascertain its true long-term impact 

on the Western Australian property market, given there is still much to play out with the pandemic’s influence 

on virtually all sectors of the economy.    

 

The initial anticipated retraction in property values have so far failed to materialise; rather, the pandemic and 

associated fiscal and monetary policy strategies have actually had the opposite (positive) effect on a vast 

majority of property sectors both locally and interstate.  

 

Both domestic and international share markets have exhibited volatility over 2020 to 2022, with share prices 

dropping significantly in the early stages of the pandemic, followed by a complete about-face and total recovery 

since. Many stocks remain volatile depending on the day-to-day news cycle and commodity prices.  

 

Through 2020 to early-2022, the spread of COVID-19 had led to many countries implementing significant travel 

restrictions, and a number of major domestic and international events were cancelled.  

 

Virtually all countries (including Australia) have now done-away with their lockdown and border control 

strategies, however interstate and overseas travel has yet to return to normal pre-pandemic levels.  

 

The Western Australian border was officially opened on 3 March 2022 and there is now far more certainty as 

to how the State will navigate through the next phase of the pandemic when compared with only weeks ago. 

 

Mask, close contact and capacity restrictions were significantly wound-back on 29 April 2022, with the 

government hoping that confidence will return to various sectors and at the same time case numbers and 

hospitalisations can remain under control.  

 

As noted earlier, in general the WA property market has achieved significant growth since the beginning of the 

pandemic, however uncertainty over the longevity of the growth phase remains. 

 

With the aim of stimulating the economy, in March 2020, the RBA decided to reduce the official cash rate by 

25 basis points to the new record low of 0.50%, and following an emergency out-of-cycle meeting of the RBA 

held 19 March 2020 (the first out-of-cycle rate cut since 1997) the official cash rate was further reduced to 

0.25% to help stimulate the economy and soften the financial blow as the COVID-19 pandemic grew.  

 

At its November 2020 meeting, with the aim of continuing to support job creation and the recovery of the 

Australian economy from the COVID-19 pandemic, the RBA reduced the cash rate by another 0.10%. 
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In its May 2022 meeting, the RBA decided to increase the official cash rate by 0.25%, being the first increase in 

the cash rate in over 11 years. In its decision notes, the RBA noted that they felt the time was right to begin 

withdrawing some of the extraordinary monetary support that was put in place to help the Australian economy 

during the pandemic. 

 

On 7 June 2022 the RBA again increased the official cash rate, this time by 0.50% bringing the cash rate to 

0.85%. 

 

Inflation has emerged as a significant flash-point of the stimulus measures and historically low cash-rate setting. 

In its April 2022 publication, the ABS recorded a 2.1% rise in national CPI in the first quarter of 2022 alone. The 

Perth CPI increased by a more significant 3.3% over the same period.  

 

In annual terms, Perth CPI was up a significant 7.6%. 

 

Cost of living concerns has now emerged as a major issue in the eyes of many Australians, and was very much 

a key election issue in the Federal election recently won by the Labor government.  

 

In fact, Jim Chalmers stated in his first public interview as national treasurer that “Inflation is almost out of 

control, real wages are the worst they’ve been for 22 years, and our ability to deal with these issues is tempered 

by the fact that we’d be inheriting a poor quality budget” 

 

With this comes an expectation of further cash rate increases which will potentially have ramifications on how 

many Australians are able to service their levels of debt.  

 

We again highlight the high level of uncertainty in the marketplace remains, and ultimately the performance of 

property as an asset class will hinge largely on the timing of future interest rate increases, together with the 

ramifications on COVID-19 on the hospital system and public health overall. 

 

15.2 Suburban Commercial Land Market 

 

The Perth suburban commercial land market plateaued in 2014 after a period of moderate growth, with the 

subdued market conditions having continued from 2015 to 2020. 

 

The Perth suburban commercial land market in the current low interest rate and COVID-19 environment 

improved in the second half of 2020 and into 2022. 

 

The Perth suburban commercial land market has been significantly impacted by the weak office and retail rental 

markets which have rendered various sites across the metropolitan area as unfeasible for commercial 

development. 

 

Nevertheless, highly exposed sites in strategic locations mixed use sites continue to attract good interest. 

 

At the date of rental valuation there appeared to be a limited supply of commercial / industrial zoned land 

within the Byford Town Centre. 

 

We would argue that there has been capital appreciation in Byford commercial / industrial land values over the 

past 2 years. 
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16.0 MARKET RENTAL EVIDENCE 

 

In undertaking our rental valuation of the subject landholding under the two scenarios, we have utilised the 

following ground rental evidence, unserviced englobo sales evidence, fully serviced commercial/industrial 

englobo sales evidence, and rates of return evidence. 

 

16.1 Ground Rental Evidence 

 

Address: Portion of 305 Dundas Road, High Wycombe 

  

Tenant Undisclosed. 

  

Area: 4,750m²  
 

Annual Rent: $118,750 net per annum. 

  

Rental Rate: $25.00/m² 

  

Date Set: March 2022. 

  

Outgoings: $4.20/m² 

  

Comments: Circa 4,750m² portion of land forming part of a broader 2.9503 hectare parent lot 

in the High Wycombe / Forrestfield Industrial Area. 

 

The leased area comprises newly laid bitumen plus fencing, gate and underground 

tanks for the purpose of washing vehicles. 

  

 We understand an Offer to Lease was signed on 29 January 2022 with a 4 year 

term due to commence on 1 March 2022 for $118,750 pa net plus outgoings plus 

GST ($25.00/m²). Outgoings are approximately $20,000 plus GST ($4.21/sqm). 

 

There is a further option term of 3 years thereafter. Rent reviews are annually to 

CPI, with the greater of 4% or market at the option. No incentives were provided.  

  

Comparability: A larger landholding situated in a superior location. 

 

Address: 38 Austin Avenue, Kenwick 

  

Tenant Undisclosed. 

  

Area: 4,916m²  
 

Annual Rent: $70,000 gross per annum. 

  

Rental Rate: $14.00/m² gross per annum. 

  

Date Set: March 2021. 

  

Outgoings: $4.00/m² 

  

Comments: A site of 4,916m² backing onto Bickley Brook within the Kenwick Industrial Area. 

Austin Avenue carries considerable through traffic within the Kenwick Industrial 

Area given it connects with Albany Highway and the Kenwick Link. 

  

 The site is improved with a circa early 1990s constructed, 4 bedroom, 2 bathroom 

brick and tile roof home with ducted evaporative air conditioning and a double 

carport, as well as a circa late 1970s constructed metal clad shed of approximately 

200m² and awning plus a circa late 1980s metal clad shed of approximately 

120m². 
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 The remainder of the lot is utilised for hardstand, having a loose bitumen road-

base. 

 

We understand the property was leased on a 2 + 2 year term, commencing on 

9 March 2021 for $70,000 pa gross plus GST ($14.00/m²). Rent reviews are fixed 

to 5% increases, with market at the option. 

  

 We understand the outgoings included within the rent were approximately 

$20,000 pa plus GST ($4.00/m²), indicating an estimated net rental rate of 

$10.00/m² pa net plus outgoings plus GST. 

 

The tenant was provided with a 1 month net rent free incentive, indicating an 

effective net rent of $9.75/m² pa net. 

 

We understand the dwelling and sheds were in a below average condition and 

included in the annual rental (i.e. not apportioned separately). 

  

Comparability: A larger landholding situated in a superior location. 

 

Address: Portion of 307 Kenwick Road, Maddington 

  

Tenant Undisclosed. 

  

Area: 4,000m²  
 

Annual Rent: $60,000 net per annum. 

  

Rental Rate: $15.00/m² 

  

Date Set: August 2021. 

  

Outgoings: $3.00/m² 

  

Comments: An approximate 4,000m² predominantly level portion of land, forming part of a 

broader 2.0118 hectare lot on the corner of Kelvin Road and Kenwick Road within 

the developing Maddington Kenwick Strategic Employment Area / Maddington 

Industrial Area. 

  

 The leased area is improved with a blue-metal road base for hardstand use. 

 

We understand the site was leased for a 1 year term which commenced on 

1 August 2021 for $60,000 pa net plus outgoings plus GST ($15.00/m²). 

 

Outgoings were $11,850 plus GST ($3.00/m²). No incentives were provided. 

  

Comparability: A larger landholding situated in a superior location. 
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Address: Portion of 1448 Rockingham Road, Hope Valley 

  

Tenant Undisclosed. 

  

Area: 10,036m²  
 

Annual Rent: $150,540 net per annum. 

  

Rental Rate: $15.00/m² 

  

Date Set: July 2021. 

  

Term: 5 years. 

  

Options: Nil. 

  

Rent Reviews: Annual fixed at 3.0%. 

  

Comments: The site comprises a bitumen hardstand area which is fully fenced and is accessed 

via an automatic security gate fronting Anketell Road. 

  

 Prior to the July 2021 negotiation, the lessee had leased the property for 4 years 

prior and were paying a passing rent of $164,499.12 per annum. 

  

Comparability: A larger landholding situated in a superior location. 

 

Address: 461 Victoria Road, Malaga 

  

Tenant Undisclosed. 

  

Area: 13,895m²  
 

Annual Rent: $222,320 net per annum. 

  

Rental Rate: $16.00/m² 

  

Date Set: August 2021. 

  

Outgoings: $7.73/m² 

  

Comments: A level 1.3895 hectare green title lot with dual street frontages, situated within 

the Malaga Industrial Area. The lot has a 100.60m frontage to Victoria Road in the 

south with a 56.6m frontage to Mulgul Road in the north. 

 

The property is improved with bitumen paving across the whole of the lot and 

also features a circa 1950s/1960s brick and tile roof home converted to offices, a 

circa 2007 built, metal clad open-sided shed, a circa 2008 constructed 

transportable office and a circa 2008 built metal clad storage shed with a low truss 

height of circa 3m. 

 

We understand the buildings have a total area of 692m². 

 

The property leased on a 2 + 1 year term, commencing on 23 August 2021 for 

$222,320 pa net plus outgoings plus GST ($16.00/m²). 

 

Outgoings are $107,463 pa plus GST ($7.73/m²). Rent reviews are to the greater 

of CPI or market annually. No incentives were provided. 

  

Comparability: A larger landholding situated in a superior location. 
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Address: 38 Windsor Road, Wangara 

  

Tenant Undisclosed. 

  

Area: 16,539m²  
 

Annual Rent: $239,662 net per annum. 

  

Rental Rate: $14.49/m² 

  

Date Set: April 2020. 

  

Term: 2 years with a 2 year option. 

  

Rent Reviews: Annual to CPI with a Market review upon exercising of Option. 

  

Comments: A fully fenced bitumen hardstand area located within the heart of the Wangara 

industrial Area. The property also included an older style office of approximately 

575m². 

  

Comparability: A larger landholding situated in a superior location. 

 

Address: 56 Windsor Road, Wangara 

  

Tenant Undisclosed. 

  

Area: 10,000m²  
 

Annual Rent: $202,928 net per annum. 

  

Rental Rate: $20.29/m² 

  

Date Set: May 2019. 

  

Term: 5 years with a 5 year option. 

  

Rent Reviews: Annual to CPI with a Market review upon exercising of Option. 

  

Comments: A fully fenced bitumen hardstand area located within the heart of the Wangara 

Industrial Area. 

  

Comparability: A larger landholding situated in a superior location. 

 

Fremantle Port: 

 

Comments: Ground leases within Fremantle Port generally achieve between $19.50/m2 and 

$30.00/m2 for fully serviced sites ranging in land area between approximately 

1.0ha to 5.7ha. 

  

 Fremantle Port or the Rous Head Industrial Precinct within the suburb of 

Fremantle is situated approximately 15km south-west of the Perth CBD and 2km 

north-west of the Fremantle City Centre. 

  

 The Port of Fremantle is the largest general cargo port in Western Australia with 

container handling facilities making it Western Australia’s principal national and 

international sea gateway for container and general cargo trades.  

  

 Due to Australia’s isolated geographical location from other countries, the Port 

of Fremantle is an important strategic gateway for trade to and from Asia, the 

Middle East, Africa and Europe and is well positioned to be the first or last 

Australian port for trades travelling between those locations and Australia. 
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 The Port of Fremantle is crucial to the State of Western Australia’s connection 

with global markets.  

  

Comparability: A significantly larger landholding situated in a superior more strategic location. 

  

Australian Marine Complex, Henderson: 

  

Comments: Ground rents within the Australian Marine Complex (AMC) generally range 

between $10.50/m2 and $19.00/m2 for fully serviced vacant industrial ground 

lease sites ranging in area approximately between 1.0ha to 10.0ha. 

  

 The AMC is situated approximately 23km south-west of Perth within the coastal 

industrial suburb of Henderson. 

 

Forming part of the AMC’s Jervoise Bay/Cockburn Sound Shipyards is the 

Common User Facility (CUF) which incorporates boat lifting infrastructure and 

having a reported nominal lifting capacity of 8,065 tonnes. 

  

 This facility also offers docking for a wide range of commercial vessels and can 

accommodate ships of up to 140m in length with a maximum beam of 23m. 

  

Comparability: A significantly larger landholding situated in a superior more strategic location. 

 

KSIA Kwinana Beach / East Rockingham: 

  

Comments: Industrial ground leases ranging in land area between 2.0ha to 70ha within the 

KSIA generally range between $6.25/m2 to $16.75/m2. 

  

 More specifically, ground lease sites generally ranging between 2.0ha to 10.0ha 

attract rental rates between $11.00/m2 to $16.75/m2. 

 

The KSIA is situated approximately 34km south-west of Perth within the Kwinana 

Beach Industrial Area. 

  

 The combined Kwinana Beach and Naval Base Industrial Area comprises both 

heavy industrial and general industrial uses, with a focus on heavy industry to the 

western side of Rockingham Road dominated by Alcoa’s alumina refinery/mill 

and a desalination plant, in addition to cooling water canals, power station 

facilities, and chimney stacks. 

  

 Other major users include an oil refinery for BP, an LPG extraction plant for 

Kleenheat Gas, a gas processing plant for BOC Gas, and the Wesfarmers CSBP 

fertiliser factory. Land to the east of Rockingham Road encompasses general 

industrial uses with a focus on engineering and service industry. 

  

 The locality is bolstered by the presence of a rail line which runs south through 

Kwinana Beach to the deep water port facilities which incorporates the Fremantle 

Ports controlled and operated KBT. 

  

 The KBT located to the north of the BP Kwinana Refinery can facilitate ships 

loading and unloading bulk products with adjacent laydown areas for stockpiling. 

 

The Kwinana Bulk Jetty (KBJ) is 498m in length with a berth length of 268m. The 

berth has two unloaders. 

  

 The Port of Fremantle operates through two harbours being the Inner Harbour at 

Fremantle and the Outer Harbour which is located to the south at Kwinana. 

  

Comparability: A significantly larger landholding situated in a superior more strategic location. 
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16.2 Unserviced Englobo Sales Evidence 

 

Address: 65 (Lot 312) Allen Road, Forrestdale 

  

Sale Price: $3,720,000 (GST free) in November 2021. 

  

Land Area: 3.8761 hectares. 

  

Zoning: The property is located within the confines of the Forrestdale Business Park West 

Structure Plan Area and is zoned “Industry – Service” and “Industry – Light”. 

  

Improvements: The property is improved with a 1990 built three bedroom one bathroom 

Colorbond residence with sheds and horse paddocks which added minimal to no 

value. 

  

Analysis: The sale price reflected a land rate of approximately $96.00/m² exclusive of GST. 

  

Comments: A rectangular shaped englobo industrial development site situated on the north-

western corner on the intersection of Allen Road and Keane Road. 

  

 The landholding adjoined the roundabout near the intersection of Keane Road 

and Allen Road and is located directly opposite the Tonkin West Industrial Park. 

  

 The property was purchased by DevelopmentWA and was based upon 

independent valuation advice. 

 

At the date of acquisition, the site was of strategic importance to 

DevelopmentWA who had also contracted 87 (Lot 15) Allen Road, Forrestdale 

which is situated to its immediate north. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

 

Address: 350 (Lot 10) Keane Road, Forrestdale  

  

Sale Price: $3,050,000 exclusive of GST in May 2020. 

  

Land Area: 3.6457 hectares. 

  

Zoning: 1.8759ha of the lot was zoned within Forrestdale Business Park West and was part 

zoned “Industry – Service” and part zoned “Road” in accordance with the 

Forrestdale Business Park West Structure Plan. 

 

The eastern portion of Lot 10 zoned “Industry Service” has been identified as a 

site for a landmark building. 

  

 1.7698ha of the lot was zoned “Urban Development DA51” in accordance with the 

City of Armadale’s TPS4 and “Urban” under the MRS. 

  

Improvements: The property is improved with a single level 1991 built 4 bedroom, 2 bathroom 

residence with associated sheds and stables which add minimal to no value. 

  

Analysis: The sale price reflects a land rate of $84.00/m² exclusive of GST. 

  

Comments: A triangular shaped parcel of land with dual industrial and residential englobo 

development potential that is situated on the north-western corner of the 

intersection of Armadale Road and Keane Road. 

  

 The property was purchased by DevelopmentWA and was based upon 

independent valuation advice. 
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 A slightly discounted purchase price was negotiated after DevelopmentWA were 

required to remove some uncontrolled fill from the site. 

  

 The impact to remove uncontrolled fill from the site discounted the sale price by 

approximately $10.00/m2. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 25 (Lot 1016) Brigade Road, Forrestdale 

  

Sale Price: $2,800,000 exclusive of GST in October 2020. 

  

Land Area: 1.7311 hectares. 

  

Zoning: The property is located within the confines of the Forrestdale Business Park East 

Structure Plan and is zoned “Service Commercial – Bulky Goods and Service 

Industry”. 

  

Improvements: Vacant land. 

  

Analysis: The sale price reflects a land rate of $162.00/m² exclusive of GST. 

  

Comments: A highly exposed industrial englobo parcel of land which is situated on the north-

western corner of the intersection of Armadale Road and Celsius Road. The 

property also enjoys direct street frontage to Brigade Road. 

  

 The property previously comprised two smaller individual titles which were 

subsequently amalgamated to accommodate the sale. 

  

 The industrial englobo site benefits from its corner location, exposure to 

Armadale Road and being located directly west of Bunnings Forrestdale. 

  

 To accommodate further industrial development the site needs additional fill and 

will require a purchaser to pay scheme contributions over and above the lot’s 

purchase price. 

 

The property was fully marketed and sold by an independent selling agent. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

 

Address: 99 (Lot 51) Victoria Road, Kenwick 

  

Sale Price: $2,650,000 GST free in October 2021. 

  

Land Area: 2.0219 hectares. 

  

Zoning: “Business Development” in accordance with the City of Gosnells TPS6 and 

“Industrial” in the MRS. 

  

 More specifically the property is located within Precinct 1 of the MKSEA Project 

Area. 

  

Improvements: The property is improved with a 1985 built 4 bedroom, 2 bathroom residence 

which adds minimal to no value. 

  

Analysis: The sale price reflects an improved land rate of $131.00/m² exclusive of GST. 
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Comments: A narrow industrial englobo parcel of land located within Precinct 1 of the MKSEA 

Project Area. 

  

 The property had been fully marketed and sold by an independent selling agent. 

 

The property directly adjoins established industrial development located within 

Precinct 1 of the MKSEA. 

  

Comparability A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 55 (Lot 14) Victoria Road, Kenwick 

  

Sale Price: $1,750,000 GST free in July 2021. 

  

Land Area: 2.0216 hectares. 

  

Zoning: “Business Development” in accordance with the City of Gosnells TPS6 and 

“Industrial” in the MRS. 

  

 More specifically the property is located within Precinct 1 of the MKSEA Project 

Area. 

  

Improvements: The property is improved with a 1954 built 5 bedroom, 2 bathroom residence with 

a main building area of 172m² which adds minimal to no value. 

  

Analysis: The sale price reflects an improved land rate of $87.00/m² exclusive of GST. 

  

Comments: A narrow industrial englobo parcel of land located within Precinct 1 of the MKSEA 

Project Area. 

  

 The property sold in an off-market transaction. 

 

The property is situated approximately 250m from the industrial development 

front. 

  

Comparability A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 45 (Lot 73) Victoria Road, Kenwick 

  

Sale Price: $2,000,000 GST free in March 2021. 

  

Land Area: 1.9757 hectares. 

  

Zoning: “Business Development” in accordance with the City of Gosnells TPS6 and 

“Industrial” in the MRS. 

  

 More specifically the property is located within Precinct 1 of the MKSEA Project 

Area. 

  

Improvements: The property is improved with a 1990s built single level residence with a main 

building area of 140m² and associated sheds which add minimal to no value. 

  

Analysis: The sale price reflects an improved land rate of $101.00/m² exclusive of GST. 

  

Comments: A narrow industrial englobo parcel of land located within Precinct 1 of the MKSEA 

Project Area. 
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 The property sold in an off-market transaction. 

 

The property is situated approximately 250m from the industrial development 

front. 

  

Comparability A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 28-32 (Lots 22 & 21) Coldwell Road, Wattle Grove 

  

Sale Price: $4,515,300 (GST free) in January 2022. 

  

Land Area: 2.0068 hectares (two lots). 

  

Zoning: “General Industry” under the City of Kalamunda’s LPS3 and “Industrial” in the 

MRS. 

  

Improvements: Lot 22 is improved with a 1983 built 3 bedroom, 1 bathroom residence whilst Lot 

21 is improved with a 1980 built 4 bedroom 2 bathroom residence. Both dwellings 

add minimal to no value. 

  

Analysis: The sale price reflects a land area rate of $225.00/m² exclusive of GST. 

  

Comments: The adjoining industrial englobo sites are located within Precinct 3A of the MKSEA 

Project Area. 

 

The development sites are situated in close proximity to the industrial 

development front and is situated approximately 150m east of the Roe Highway 

Logistics Park. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 30 (Lot 10) Courtney Place, Wattle Grove 

  

Sale Price: $2,559,435 (GST free) in December 2021. 

  

Land Area: 1.0037 hectares. 

  

Zoning: “Light Industry” under the City of Kalamunda’s LPS3 and “Industrial” in the MRS. 

  

Improvements: The property is improved with a 1988 built residence which adds minimal to no 

value. 

  

Analysis: The sale price reflects a land rate of $255.00/m² exclusive of GST. 

  

Comments: A regular shaped industrial englobo parcel of land located within Precinct 3A of 

the MKSEA Project Area. The industrial englobo site which is bounded to its 

immediate west by the Roe Highway Logistics Park adjoins the industrial 

development front and essential services. 

  

 The property enjoys dual street frontage to both Courtney Place and Welshpool 

Road East, and is considered to be highly exposed to passing traffic as Welshpool 

Road East is seen as a major thoroughfare. 

  

 The property was fully marketed and contracted by an independent selling agent. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 
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Address: 24 (Lot 12) Courtney Place, Wattle Grove 

  

Sale Price: $2,482,305 (GST free) in November 2021. 

  

Land Area: 1.006 hectares. 

  

Zoning: “Light Industry” under the City of Kalamunda’s LPS3 and “Industrial” in the MRS. 

  

Improvements: The property is improved with a four bedroom, two bathroom residence which 

adds minimal to no value. 

  

Analysis: The sale price reflects a land rate of $247.00/m² exclusive of GST. 

  

Comments: The industrial englobo site is located within Precinct 3A of the MKSEA Project 

Area. The industrial englobo site which enjoys dual street frontage to Courtney 

Place and Welshpool Road is located in close proximity to the industrial 

development front. 

  

 The Roe Highway Logistics Park is situated approximately 110m to its west. The 

lot is highly exposed to passing traffic as Welshpool Road East is considered to be 

a major thoroughfare. 

  

 The property was fully marketed and sold by an independent selling agent. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 23 (Lot 4) Courtney Place, Wattle Grove 

  

Sale Price: $2,797,875 (GST unknown) in July 2021. 

  

Land Area: 1.2437 hectares. 

  

Zoning: “General Industry” under the City of Kalamunda’s LPS3 and “Industrial” in the 

MRS. 

  

Improvements: Vacant land. 

  

Analysis: The sale price reflects a land rate of $225.00/m² exclusive of GST. 

  

Comments: The property comprises an industrial englobo site located within Precinct 3A of 

the MKSEA Project Area.  

  

 The industrial englobo site is situated in close proximity to the industrial 

development front and is located approximately 100m east of the Roe Highway 

Logistics Park. 

  

 The property previously sold for $1,725,000 GST free or $139.00/m2 in February 

2018. 

  

 The property was sold in an off-market transaction. 

  

Comparability: A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 
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Address: 655 (Lot 36) Welshpool Road East, Wattle Grove  

  

Sale Price: $7,000,000 exclusive of GST in July 2021. 

  

Land Area: 3.4718 hectares. 

  

Zoning: Part reserved “Primary Regional Roads” and part zoned “Industrial Development” 

in accordance with the City of Kalamunda’s LPS3, part reserved “Primary Regional 

Roads” and part zoned “Urban” in the MRS, and zoned “General Industrial / 

Business Uses” in accordance with the MKSEA Indicative Local Structure Plan. 

  

Improvements: Vacant land. 

  

Analysis: The sale price reflects a land rate of $202.00/m² exclusive of GST. 

  

Comments: A regular shaped industrial englobo parcel of land situated on the south-eastern 

corner of the intersection of Welshpool Road East and Brook Road, near the 

north-eastern fringes of the MKSEA Project Area. 

  

 The industrial englobo parcel of land which is located approximately 1km east of 

the Roe Highway Logistics Park is highly exposed to passing traffic along 

Welshpool Road East 

 

The slightly isolated industrial englobo site will require fill to accommodate 

further more intensive industrial development. 

  

 The property was fully marketed and sold by an independent selling agent and 

had been on and off the market since August 2015. 

  

Comparability A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 

  

Address: 31 (Lot 810) Brook Road, Wattle Grove 

  

Sale Price: $1,000,000 exclusive of GST in December 2020. 

  

Land Area: 7,868m² 

  

Zoning: “Industrial Development” in accordance with the City of Kalamunda’s LPS3 and 

“Urban” in the MRS. 

  

 Although the property is located within the MKSEA Project Area, it is not located 

within a precinct. 

  

Improvements: Vacant land. 

  

Analysis: The sale price reflects a land rate of $127.00/m² exclusive of GST. 

  

Comments: A triangular shaped lot located to the north-eastern fringes of the MKSEA which 

adjoins the Kenwick Wetlands and the Abruzzo Molise Sporting Club. 

  

 The property that was fully marketed and sold by an independent selling agent 

was originally listed for sale on a ‘price on application’ basis in July 2020. 

  

Comparability A significantly larger unserviced englobo parcel of land that is situated in a 

superior location. 
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16.3 Fully Serviced Commercial / Industrial Englobo Sales Evidence 

 

Address: 60 (Lot 501) Nettleton Road, Byford 

  

Sale Price: $540,000 GST unknown in January 2022. 

  

Land Area: 2,001m² 

  

Zoning: “Urban Development”. 

  

Improvements: The property is improved with a 1998 built low truss shed with a main building 

area of 225m². 

 

The improvements add value at a highly depreciated rate. 

  

Analysis: The sale price reflects an improved land rate of $270.00/m². 

  

Comments: An under-developed improved property located within the Byford Light Industrial 

Area. 

  

 The property sold with vacant possession and was fully marketed by an 

independent selling agent. 

  

Comparability The improvements add value at a highly depreciated rate. 

 

A slightly smaller industrial lot that is situated in a slightly inferior location. 

 

Address: Stage 3D and 4A Crossroads Industrial Estate, Forrestdale 

  

Comments: We have been advised by DevelopmentWA that six (6) lots ranging in land area 

between 2,061m2 and 7,131m2 were placed under contract within Stages 3D and 

4A of the Crossroads Industrial Estate at land rates ranging between $270.00/m2 

to $310.00/m2 exclusive of GST in March 2022. 

  

 The six (6) lots which comprise a combination of both regular shaped or corner 

lots achieved land rates that were higher than historical land rates that were 

achieved within the Crossroads Industrial Estate. 

  

Comparability: A fully serviced industrial landholding that is situated in a superior location. 

  

Address: Lot 269 cnr Allen Road and Anstey Road, Forrestdale 

  

Under Contract: $2,780,000 exclusive of GST negotiated in April 2021 

  

Land Area: 1.1344 hectares. 

  

Zoning: “Industry – Service”. 

  

Improvements: Vacant land. 

  

Analysis: The contract price reflects a land rate of $245.00/m² exclusive of GST. 

  

Comments: A large vacant parcel of land located within Stage 3 of the Crossroads Industrial 

Estate. 

 

The vacant lot is unconditional pending settlement in 2022. 

  

Comparability: A significantly larger landholding that is situated in a superior location. 
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Address: Lot 271 cnr Allen Road and Roos Avenue, Forrestdale 

  

Under Offer: $1,667,000 exclusive of GST negotiated in July 2021. 

  

Land Area: 6,520m² 

  

Zoning: “Industry – Service”. 

  

Improvements: Vacant land. 

  

Analysis: The contract price reflects a land rate of $256.00/m² exclusive of GST. 

  

Comments: A vacant parcel of land to the corner of Allen Road and Ruse Avenue located 

within Stage 3 of the Crossroads Industrial Estate. 

 

The vacant lot is unconditional pending settlement in 2022. 

  

Comparability: A significantly larger landholding that is situated in a superior location. 

  

Address: Tonkin West Industrial Park, Forrestdale 

  

Comments: In November 2021, we were advised by the selling agent of the Tonkin West 

Industrial Park that three (3) lots were recently placed under contract in the 

second half of 2021. 

  

 The vacant lots zoned “General Industrial” ranged in land area from 7,043m² up 

to 3.0473 hectares. 

  

 The asking prices on the respective lots ranged between $255.00/m² and 

$280.00/m² exclusive of GST. 

  

 We were verbally advised by the selling agent that the contract prices were 

relatively close to the three (3) respective lots’ asking prices. 

  

 Due to confidentiality issues, we were not given specific details in relation to the 

respective contract prices. 

  

Comparability: A significantly larger landholding that is situated in a superior location. 

 

Address: 27-31 (Lots 333, 334 & 335) Alex Wood Drive, Forrestdale 

  

Sale Price: $3,418,000 exclusive of GST in July 2021. 

  

Land Area: 1.3672ha combined (3 lots). 

  

Zoning: “General Industrial”. 

  

Improvements: Vacant land. 

  

Analysis: The sale price reflects a vacant land rate of $250.00/m² exclusive of GST. 

  

Comments: Three (3) adjoining lots which were sold to the one purchaser that are located on 

the corner of Alex Wood Drive and Da Vinci Way within Forrestdale Business Park 

East. 

  

Comparability: A significantly larger landholding that is situated in a superior location. 
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16.4 Rates of Return Evidence 

 

Address: 17 (Lot 333) Jacquard Way, Port Kennedy 

  

Comments: A regular shaped 3,038m² site within the Port Kennedy Business Enterprise Zone 

sold for $850,000 net of GST in March 2022, although sale details are still shown 

as pending on RP Data.  

 

The site was sold subject to a 10 year lease to Rockingham Montessori School, 

with Lot 333 forming a recently developed playground, noting the school have 

reportedly also taken similar long-term leases in two other nearby properties, 

with all three properties ultimately to comprise a single campus. 

 

To clarify, Lot 333 forms only a playground without any significant structural 

improvements. 

 

The rent at the time of sale was advised as $45,000 pa net, with a 10 year term 

and two x 5 year options. Rent reviews are fixed 3.0% increases with Market 

reviews at option commencement dates. 

 

The sale price discloses a yield of 5.29%.  

 

Address: 58 Botany Parade, Hammond Park 

  

Sale Price: $4,525,000 net of GST (going concern) in September 2021 

  

Site Area: 1,883m² 

  

Improvements: The property is improved with a modern purpose built Child Care Facility with a 

main building area of 470m2. 

  

Passing Rent: $225,500 net per annum. 

  

Passing Yield: 4.98% 

  

Analysis: The sale price reflects an improved land area rate of $2,403/m2 net of GST. 

  

Lease Details: The property was sold with a brand new 15 year Lease to Buttercups Child Care 

and Early Learning with two 10 year options and fixed 3% annual rent increases. 

  

Comments: The property comprises a purpose built Child Care Facility situated on the corner 

of Macquarie Boulevard and Botany Parade directly opposite a large public open 

space area.  

  

 The purpose built Child Care Facility which is situated 23km south of the Perth CBD 

is licensed to accommodate 81 children.  

  

 The property was fully marketed and sold by Burgess Rawson via a nationwide 

investment portfolio auction. 
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Address: 12 (Lot 100) Pamment Street, North Fremantle 

  

Sale Price: $3,110,000 net of GST (going concern) in June 2021. 

  

Site Area: 1,076m² 

  

Improvements: The property is improved with an older style 1960s built industrial warehouse 

complex with a main building area of 729m² that is divided into 4 separate units. 

  

Passing Rent: $145,932 net per annum exclusive of GST. 

  

Passing Yield: 4.69% 

  

Analysis: The sale price reflects an improved land rate of $2,890/m2 net of GST. 

  

Lease Details: Units 1 and 3 are leased until April 2023 with a 5 year option. 

  

 Unit 2 is leased until August 2022 with a 3 year option. 

  

 Unit 4 is monthly tenant. 

  

Comments: An improved redevelopment site situated on the corner of Thomson Road and 

Pamment Street within the heart of the North Fremantle residential area. 

  

 The redevelopment site with holding income is located directly opposite an 

attractive open space area and is in close proximity to the Swan River. 

  

 The property is zoned “Mixed Use/R25” in accordance with the City of Fremantle’s 

LPS4. 

  

 The property was fully marketed and sold by an independent selling agent. 

 

Address: Port Kennedy Drive cnr Warnbro Sound Avenue, Port Kennedy 

  

Sale Price: $4,800,000 net of GST (going concern) in May 2021. 

  

Site Area: 3,435m2 

  

Improvements: The property is improved with a modern Hungry Jacks fast food restaurant with a 

main building area of 252m2. 

  

Passing Rent: $200,000 net per annum exclusive of GST. 

  

Passing Yield: 4.17% 

  

Analysis: The sale price reflects an improved land rate of $1,397/m2 net of GST. 

  

Lease Details: The property was sold with a brand new 10 year net lease to Hungry Jacks Pty Ltd 

plus options to 2041 with fixed annual 2% increases. 

  

Comments: The property comprises a specialised fast food restaurant which is situated in a 

highly exposed location with integration to an adjoining Caltex service station. 

 

The yield achieved on the property was largely underpinned by the property’s long 

term lease to a national fast food chain. 

  

 The property was fully marketed and sold by Burgess Rawson via a nationwide 

investment portfolio auction which was held at Crown Casino Melbourne on 

12 May 2021. 

 

  

10.5.2 - Attachment 2

Ordinary Council Meeting - 15 August 2022



 

 
3 (Part Lot 103) Bushman Glade, Byford   Page 32 

 

Address: 31 Amelia Street, Balcatta 

  

Sale Price: $4,325,000 GST free (as a going concern) in May 2021. 

  

Site Area: 1,673m2 

  

Improvements: The property comprises a 546m2 purpose built Education and Child Care facility 

that is licensed for 72 children. 

  

Passing Rent: $216,000 net per annum exclusive of GST. 

  

Passing Yield: 4.99% 

  

Analysis: The sale price reflects an improved land rate of $2,585/m2 net of GST. 

  

Lease Details: The property was sold with a 15 year net lease to Nido Early Learning which will 

expire in 2035 and has three (3) further 10 year options. 

  

Rent Reviews: Fixed at 3% per annum. 

  

Comments: A specialised improved child care facility which is situated within an established 

infill residential suburb. The property’s value was largely underpinned by a long 

term lease to a national tenant. 

  

 The property was fully marketed and sold by Burgess Rawson via a nationwide 

investment portfolio auction which was held at Crown Casino Melbourne on 

12 May 2021. 

  

Address: 60 (Lot 150) Hale Road, Forrestfield 

  

Sale Price: $2,150,000 net of GST (going concern) in November 2020. 

  

Site Area: 1,729m2 

  

Improvements: The property is improved with a purpose built 418m2  Red Rooster Fast Food 

restaurant.  

  

Passing Rent: $122,090 net per annum exclusive of GST. 

  

Passing Yield: 5.68% 

  

Analysis: The sale price reflects an improved land rate of $1,245/m2 exclusive of GST. 

  

Lease Details: The property was leased to Red Rooster for an undisclosed long term lease. 

  

Comments: A highly exposed fast food restaurant that is improved with a modern fast food 

restaurant. 

  

 The property was fully marketed and sold by an independent selling agent. 

  

 

  

10.5.2 - Attachment 2

Ordinary Council Meeting - 15 August 2022



 

 
3 (Part Lot 103) Bushman Glade, Byford   Page 33 

 

Address: Part Lots 77, 78 and 85 Bannister Road, Canning Vale 

  

Comments: A ground lease area of 11.3167ha owned in freehold by the City of Canning and 

currently occupied under a Ground Lease by the South Metropolitan Regional 

Council (SMRC).   

 

The site is leased for a 30 year term which commenced 12 May 2000, plus four x 

5 year options. The Rent is reviewed every 5 years via a specific formula involving 

the application of a market-based Unimproved Land Value and Rate of Return.  

 

For the purposes of a 12 May 2020 Market Rent Review, Landgate were instructed 

to assess the Market Rate of Return to apply to the Unimproved Value of the site.  

 

The Unimproved Value had previously been assessed by two valuers engaged by 

each of the parties (McGees were engaged on behalf of the City of Canning). 

Landgate assessed the Market Rate of Return as at 12 May 2020 at 6.0%.  

 

The Lease then allowed for a 1.0% discount to this rate, however the recognised 

Market Rate was 6.0%.   

 

Address: 1441 (Lot 1) Albany Highway, Cannington 

  

Comments: The property comprises a 2,223m² site recently leased to Krispy Kreme under a 

ground lease for a 15-year term plus two 10-year options, commencing from 

development approval. 

 

Lease terms were reportedly agreed and executed in July 2019 with the lease 

eventually having commenced 24 April 2020. The commencing ground rent was in 

the amount of $140,000 net pa plus GST and outgoings, reflecting $62.98/m² on 

site area. 

 

Rent reviews are yearly to 3.5% increases, with market reviews at each option 

commencement date.  

 

The property was sold subject to the agreed lease to an investor for the amount 

of $2,388,888 net of GST in February 2020.  

  

 The sale therefore reflected a rate of return of 5.86% net per annum.  

 

Address: 55 Salvado Road, Subiaco 

  

Comments: A 3.3650 hectare site zoned “Commercial Residential” in accordance with the City 

of Subiaco’s LPS4 and “Urban” in the MRS. 

  

 The triangular shaped site which enjoys three street frontages is currently 

improved with the Homebase showroom / retail complex. 

  

 We are aware that the 1 January 2018 rent review was determined at a set Rate 

of Return of 5.0% of land value. 

  

 The determining Valuer’s adopted Rate of Return was not based on highest and 

best use principles but took into consideration Homebase’s current use as a retail 

/ showroom / exhibition centre / office complex. 
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Address Kwinana Beach Industrial Area 

  

Comments: Various industrial long term ground leasing deals have been struck in recent years 

at rates of return of between 6.0% and 7.0%, and even higher in some 

circumstances.  

 

Premium rental rates are being achieved relative to land values due to the 

strategic and unique nature of the location. 

 

Specific details are retained on file.  

  

Address Fremantle Port Confines 

  

Comments: Various industrial long term ground leasing deals have been struck in recent years 

at rates of return of between 6.0% and 7.0%, and even higher in some 

circumstances.  

 

Premium rental rates are being achieved relative to land values due to the 

strategic and unique nature of the location. 

 

Specific details are retained on file but cannot be divulged due to confidentiality 

constraints. 

  

Address Cnr Albany Highway and Station Street, Cannington 

  

Comments: For a 30 + 10 + 10 + 10 year term commencing August 2015, Bunnings leased a 

29,800m² site at a rental of $740,000 net pa. 

 

The agreed rent was premised on a rate of return of 5.50% being applied to an 

assessed unimproved land value of $464.00/m², however we are advised the 

commencing rent was eventually discounted slightly due to delays with the lease 

commencement date. 

  

 The land is zoned “City Centre” and was leased to Bunnings for the purpose of 

development of a Bunnings Hardware Store.  

 

The fact the land was leased to arguably one of the most highly sought “Blue Chip” 

tenants in Australia has likely had a downwards influence on the rate of return. 

  

Address: 1441 (Lot 1) Albany Highway, Cannington 

  

Comments: The property comprises a 2,223m² site recently leased to Krispy Kreme under a 

ground lease for a 15-year term plus two 10-year options, commencing from 

development approval. 

 

Lease terms were reportedly agreed and executed in July 2019 with the lease 

eventually having commenced 24 April 2020.   

 

The commencing ground rent was in the amount of $140,000 net pa plus GST and 

outgoings, reflecting $62.98/m² on site area. 

 

Rent reviews are yearly to 3.5% increases, with market reviews at each option 

commencement date.  

 

The property was sold subject to the agreed lease to an investor for the amount 

of $2,388,888 net of GST in February 2020.  

  

 The sale therefore reflected a rate of return of 5.86% net per annum.  
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Address: 55 Salvado Road, Subiaco 

  

Comments: A 3.3650 hectare site zoned “Commercial Residential” in accordance with the City 

of Subiaco’s LPS4 and “Urban” in the MRS. 

  

 The triangular shaped site which enjoys three street frontages is currently 

improved with the Homebase showroom / retail complex. 

  

 We are aware that the 1 January 2018 rent review was determined at a set Rate 

of Return of 5.0% of land value. 

  

 The determining Valuer’s adopted Rate of Return was not based on highest and 

best use principles but took into consideration Homebase’s current use as a retail 

/ showroom / exhibition centre / office complex. 

  

Address: 343 (Lot 639) Canning Highway, Palmyra 

  

Comments: The property comprises a 1,477m² corner site leased to Impeccable Hand Car 

Wash on a ground rental basis for a 10 year term with a 5 year option which 

commenced in October 2017 following completion of Lessee Improvements. 

 

The commencing ground rent was in the amount of $120,000 net pa plus GST and 

outgoings. Rent reviews are annually to fixed 3.0% increases with a market review 

at option.  

 

Based on our market investigations, well exposed sites of this nature fronting 

Canning Highway generally command land rates in the vicinity of $1,000/m² to 

$1,200/m². 

  

 Adopting the midpoint, we estimate the underlying land value to be in the order 

of $1,624,700. Based on the above, the agreed ground rent has been analysed to 

reflect a rate of return in the order of 7.39%. 

 

Address: Bishop Street Ground Lease Areas 

  

Comments: Various small industrial sites are leased by the City of Subiaco along Bishop Street. 

 

We are advised rates of return are generally set at between 5.50% and 6.25% on 

unimproved capital value.  

 

The sites range in size between 490m² up to 2,419m² and are generally developed 

for commercial and industrial purposes. 

 

17.0 MARKET RENTAL VALUATION METHODOLOGY – SCENARIO 1 

 

It is normal practice, when assessing a ground rent for a site such as the subject, to consider both the Direct 

Comparison and Rate of Return methods of rental valuation. 

 

In adopting a market rent on the subject landholding, we have utilised both the Direct Comparison approach 

as our primary method of rental valuation with the Rate of Return approach utilised as a secondary (check) 

method. 

 

17.1 Direct Comparison Approach 

 

In utilising the Direct Comparison approach, we have analysed directly comparable ground leases on a rate per 

square metre basis. 

 

Our adopted ground rental rate has taken into consideration the subject land’s size, zoning, physical 

characteristics, locational characteristics and market factors. 
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In Scenario 1 we have assumed that the subject comprises a fully serviced 3,000m² vacant lot which is generally 

level to its Bushman Glade street frontage. 

 

Our adopted ground rental rate has taken into consideration that the subject landholding which is zoned 

“Community Purposes” in accordance with the Byford Town Centre Local Structure Plan benefits from adjoining 

the Byford Village Shopping Centre which is anchored by Coles supermarket and the proposed Byford Train 

Station. 

 

Although the date of when the proposed Byford Train Station will be completed was unknown at the date of 

rental valuation, we are aware that this public work forms part of the Metronet Project. Upon eventual 

completion of the proposed Byford Train Station, we anticipate the subject landholding will occupy a strategic 

location within the Byford Town Centre. 

 

Despite the above, our adopted ground rental rate has taken into consideration that the Byford Town Centre 

is still in its early stages of development. 

 

In adopting a ground rent on the subject landholding, we have investigated commercial and industrial ground 

rents throughout the Perth metropolitan area. The ground rental evidence we have relied upon is detailed in 

Section 16.1 of this report. 

 

The ground rental evidence we have identified provides a wide range of rental rates from $6.25/m² up to 

$30.00/m². 

 

In adopting a rate of return we have considered the various pieces of rates of return evidence detailed in 

Section 16.4 of this report. 

 

The rates of return evidence indicates a wide rate of return range of between 4.15% to 7.39%. 

 

After taking into consideration the locational characteristics of the subject landholding we believe it would 

attract a rate of return at the lower end of the aforementioned range. 

 

Based on the above comments and the identified ground rental evidence, we have adopted the following 

ground rent: 

 

• Part Lot 103  3,000m²  @  $14.00/m²  =  $42,000 net per annum exclusive of GST 

 

17.2 Rate of Return Method 

 

The Rate of Return method of rental valuation requires the Valuer to assess the level of two valuation factors, 

these being firstly the unimproved value of the land and secondly, a fair rate of return.  

 

Our assessment of these factors is discussed as follows: 

 

Unimproved Land Value 

 

In adopting an unimproved land value on the subject site, we have utilised the Direct Comparison approach as 

our primary method of rental valuation. 

 

Our adopted land rate has taken into consideration the subject landholding’s size, zoning, locational 

characteristics, physical characteristics and market factors. 

 

Our rental valuation has assumed that the subject landholding comprises a 3,000m² fully serviced vacant lot 

which is generally to its Bushman Glade street frontage and can accommodate further built-form development. 

 

At the date of rental valuation we acknowledge that there is a dearth of fully serviced vacant land sales evidence 

that has occurred throughout the Byford Town Centre. 

 

As there is a dearth of directly comparable vacant land sales within the Byford Town Centre we have also 

investigated sales of fully serviced vacant commercial and industrial land sales within the nearby Forrestdale 

Business Park area. 

 

In our opinion, Forrestdale Business Park comprises a superior location to that of the subject. 
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The sales evidence and contract prices we have relied upon as detailed in Section 16.3 of this report, reflects a 

wide value range of between $245.00/m² to $310.00/m². 

 

Although we acknowledge the subject landholding’s slightly restrictive zoning, we believe it would attract a 

land rate in the upper half of the above range. 

 

Based on the above comments and the identified sales evidence, we have adopted the following unimproved 

land value: 

 

• Part Lot 103  3,000m²  @  $275.00/m²  =  $825,000 exclusive of GST 

 

Rate of Return: 

 

Adopting the factors concluded above, we have assessed the Scenario 1 annual market ground rental for the 

subject landholding as follows: 

 

Unimproved Land Value  Rate of Return  Annual Rental Value 

     

$825,000 x 5.0% = $41,000 net pa (rounded) 

 

The above rental is exclusive of GST and variable outgoings. 

 

17.3 Rental Value Conclusions – Scenario 1 

 

The annual rents arrived at through the various rental valuation methodologies are stated as follows: 

 

• Direct Comparison   $42,000 net pa exclusive of GST 

• Rate of Return    $41,000 net pa exclusive of GST 

 

As mentioned previously, we have utilised the Direct Comparison approach as our primary method of rental 

valuation and have therefore adopted a Market Rent for the subject landholding of $42,000 net pa exclusive of 

GST. 

 

18.0 MARKET RENTAL VALUATION METHODOLOGY – SCENARIO 2 

 

In adopting a market rent on the subject landholding in Scenario 2, we have utilised both the Direct Comparison 

approach as our primary method of rental valuation with the Rate of Return approach utilised as a secondary 

(check) method. 

 

18.1 Direct Comparison Approach 

 

In utilising the Direct Comparison approach, we have analysed directly comparable ground leases on a rate per 

square metre basis. 

 

Our adopted ground rental rate has taken into consideration the subject land’s size, zoning, physical 

characteristics, locational characteristics and market factors. 

 

In Scenario 2, we have assumed that the subject comprises an unserviced 3,000m² vacant lot. 

 

Our adopted ground rental rate has taken into consideration that the subject landholding has a slightly 

specialised “Community Purposes” zoning that benefits from being located in close proximity to retail 

development within the Byford Town Centre. 

 

Although the subject landholding benefits from being located within the Byford Town Centre, we would 

consider that Byford represents a slightly secondary suburban commercial location within the context of the 

Perth metropolitan area. 

 

In adopting a ground rent on the subject landholding, we have investigated commercial and industrial ground 

rents throughout the Perth metropolitan area. The ground rental evidence we have relied upon is detailed in 

Section 16.1 of this report. 
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The ground rental evidence we have identified provides a wide range of rental rates from $6.25/m² up to 

$30.00/m². 

 

After considering that the subject landholding will require significant fill and site works to accommodate further 

built-form development, we believe it would attract a significantly lower rental rate in comparison to our 

Scenario 1 rental valuation. 

 

As there is a dearth of directly comparable ground rental evidence with comparable topography, we 

acknowledge that the task of adopting a rental rate on the subject in this scenario is rather subjective. 

 

Despite the above we do believe that a potential lessee would request a discounted rental rate which would 

consider that they would be required to outlay significant expenditure when completing civil works that are 

associated with making the lot a fully serviced landholding. 

 

Based on the above comments and the identified ground rental evidence, we have adopted the following 

ground rent: 

 

• Part Lot 103  3,000m²  @  $9.00/m²  =  $27,000 net per annum exclusive of GST 

 

18.2 Rate of Return Method 

 

The Rate of Return method of rental valuation requires the Valuer to assess the level of two valuation factors, 

these being firstly the unimproved value of the land and secondly, a fair rate of return.  

 

Our assessment of these factors is discussed as follows: 

 

Unimproved Land Value 

 

In adopting an unimproved land value on the subject site, we have utilised the Direct Comparison approach as 

our primary method of rental valuation. 

 

Our adopted land rate has taken into consideration the subject landholding’s size, zoning, locational 

characteristics, physical characteristics and market factors. 

 

At the date of rental valuation, we acknowledge that there is a dearth of directly comparable sales evidence to 

that of the subject. 

 

Typically unserviced commercial and industrial englobo sites comprise significantly larger landholdings than 

3,000m². As a result we have been forced to consider both significantly larger unserviced commercial and 

industrial englobo sales evidence and similar sized fully serviced landholdings which require minimal civil works. 

 

The sales evidence we have relied upon is detailed in Section 16.2 and Section 16.3 of this report. 

 

The sales evidence identified in Section 16.1 indicates a wide value range of between $84.00/m² to $255.00/m². 

 

The sales evidence identified in Section 16.2 indicates a wide value range of between $245.00/m² to 

$310.00/m². 

 

Based on the above comments and the identified sales evidence, we have adopted the following unimproved 

land value: 

 

• Part Lot 103  3,000m²  @  $175.00/m²  =  $525,000 exclusive of GST 

 

Rate of Return: 

 

In adopting a Rate of Return in Scenario 2, we have also considered the Rate of Return evidence highlighted in 

Section 16.4 of our report. 

 

After considering the characteristics of the subject landholding in Scenario 2, we believe it would attract the 

same rate of return of 5.0%, as we adopted in our Scenario 1 rental valuation. 
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Adopting the factors concluded above, we have assessed the Scenario 2 annual market ground rental for the 

subject landholding as follows: 

 

Unimproved Land Value  Rate of Return  Annual Rental Value 

     

$525,000 x 5.0% = $26,000 net pa (rounded) 

 

The above rental is exclusive of GST and variable outgoings. 

 

18.3 Rental Value Conclusions – Scenario 2 

 

The annual rents arrived at through the various rental valuation methodologies are stated as follows: 

 

• Direct Comparison   $27,000 net pa exclusive of GST 

• Rate of Return    $26,000 net pa exclusive of GST 

 

As mentioned previously, we have utilised the Direct Comparison approach as our primary method of rental 

valuation and have therefore adopted a Market Rent for the subject landholding of $27,000 net pa exclusive of 

GST. 

 

19.0 MARKET RENTAL VALUATION 

 

After consideration of the factors outlined above and the analysis of relevant market evidence, we are of the 

opinion the market rental value of the subject landholding applying as at 3 June 2022, subject to an 

unencumbered fee simple title, can be stated as follows: 

 

Scenario 1: 

 

$42,000 net per annum exclusive of GST. 

 

The market rental value stated above is net of variable outgoings and assumes that the subject landholding 

represents a vacant fully serviced lot level to its Bushman Glade street frontage that will require minimal site 

works to accommodate built-form development. 

 

Scenario 2: 

 

$27,000 net per annum exclusive of GST. 

 

The market rental value stated above is net of variable outgoings and assumes that the subject landholding is 

a vacant unserviced lot that will require significant civil works to accommodate further built-form development. 

 

 

 
Wayne Srhoy AAPI, Masters (Property) 

Certified Practising Valuer 

Licensed Valuer No. 45093 

Western Australia 
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20.0 LIMITATIONS 

 

The market is being impacted by the uncertainty caused by the COVID-19 pandemic. As at the date of market 

rental valuation we consider that there is market uncertainty resulting in significant valuation uncertainty.  

 

This market rental valuation is therefore reported on the basis of ‘significant valuation uncertainty’. As a result, 

less certainty exists than normal and a higher degree of caution should be attached to our market rental 

valuation than normally would be the case. Given the unknown future impact that COVID-19 might have on 

markets, we recommend that the user(s) of this report review this market rental valuation periodically.  

 

This market rental valuation is current at the date of market rental valuation only. The market rental value 

assessed herein may change significantly and unexpectedly over a relatively short period of time (including as 

a result of factors that the valuer could not reasonably have been aware of as at the date of market rental 

valuation). We do not accept responsibility or liability for any losses arising from such subsequent changes in 

market rental value. 

 

This market rental valuation is current as at the date of market rental valuation only. The market rental 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 rental value is excluded as is liability where the market 

rental valuation is relied upon after the expiration of 3 months from the date of market rental valuation or such 

earlier date if you become aware of any factors that have an effect on the market rental value. 

 

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.   

 

In accordance with the Code of Conduct laid down under the provisions of the Land Valuers Licensing Act 1978, 

we are required to hold this market rental valuation confidential unless directed by our client in writing or required 

by law to disclose the market rental valuation; and we are not permitted to allow the use of confidential 

information contained in the market rental valuation for the benefit of any party other than our client. Therefore, 

use of confidential information contained in this report by an unauthorised third party is not permitted unless 

express permission in writing is provided. 

 

This market rental 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 other party who may rely on the whole or any part of the content of this market 

rental valuation. 

 

Liability limited by a scheme approved under Professional Standards Legislation. 

 

Yours faithfully 

McGees Property 

 

 
Wayne Srhoy AAPI, Masters (Property) 

Certified Practising Valuer 

Licensed Valuer No. 45093 

Western Australia 
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PURCHASE ORDER
 

Shire of Serpentine Jarrahdale
6 Paterson Street
Mundijong WA 6123

08 9526 1111T:

98 924 720 841ABN:

E:

W: http://www.sjshire.wa.gov.au

creditors@sjshire.wa.gov.au

Mcgees Property
PO Box 1285
WEST PERTH   WA   6872 

Attention :       

Order Number:

PO Date:

Creditor No:

Due Date:

01/06/2022

03/06/2022
10386

PU007093

1 of 1Page:

OFFICIAL ORDER NUMBER MUST BE QUOTED
ON INVOICES/DELIVERY DOCKETS

Quote Reference:

Description Qty Unit 
Price

Excl Amt GST Incl AmtProduct 
Code

Property Valuation-Bushman Glade Byford  2,750.00 2,750.00  2,500.00  250.00 1.00

Property Valuation - Bushman Glade Byford

Please supply the above goods and/or services according to the terms and condtions located on
https://www.sjshire.wa.gov.au/Profiles/sj/Assets/ClientData/Shire_of_Serpentine_Jarrahdale_chase_Order_Terms__Conditions.pdf

Order Total :  2,750.00 2,500.00  250.00

All invoices to creditors@sjshire.wa.gov.au 

By accepting this Purchase Order you acknowledge you have read, understood and accept both the Terms and Conditions and the Shire's Statement of 
Business Ethics.

Kirsty Peddie,  
  +618 9526 1100
KPEDDIE@SJSHIRE.WA.GOV.AU

Deliver to: 

Delivery Requirements/Enquiries :

Requisitioner:

6 Paterson St
Mundijong WA 6123
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Justine Mitchell

From: Marcel Bridge <mbridge@sjshire.wa.gov.au>

Sent: 8 June, 2022 11:01 AM

To: Wayne Srhoy

Subject: RE: Property Valuation - Shire of Serpentine Jarrahdale - Request for Quote 

Hi Wayne, thanks again for the chat. 

 

As per our discussion the Shire would appreciate two options for obtaining rental valuation to assist in future lease 

negotiations with EMHS: 

 

- “As is” – un-serviced 

- The site is fully serviced and forward works have been undertaken (earthworks, level and service 

connections undertaken) 

 

Kind Regards, 

Marcel  

  

 

Marcel Bridge 
Strategic Project Specialist
  

 

+618 9526 1351
 

Shire of Serpentine Jarrahdale 

6 Paterson Street, Mundijong, WA, 6123
 

www.sjshire.wa.gov.au
 

  

 

 

  

From: Wayne Srhoy <WSrhoy@per.mcgees.com.au>  

Sent: Wednesday, 8 June 2022 7:28 AM 

To: Marcel Bridge <mbridge@sjshire.wa.gov.au> 

Subject: RE: Property Valuation - Shire of Serpentine Jarrahdale - Request for Quote  

 

Hi Marcel, 

 

I inspected the property last Friday. 

 

“As Is” the site is very low lying, un-serviced and Bushman Glade is not really constructed. 

 

In my opinion without civil costings it is really subjective in putting a “As Is” rent on it. 

 

With the rental valuation do you want me to assume the following; 

 

• The site has direct frontage to Bushman Glade. 
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• The site is level to its street frontage and it soils can accommodate built form development. 

• The site is fully serviced 

 

Also from my perspective I also have a lot more sales and rental evidence of sites that are fully serviced. 

 

Perhaps get back to me and let me know what you think. 

 

 

 
 

 

Wayne Srhoy    Senior Valuer 

D 08 9476 2057  F 08 9321 9203  M 0412 678 114  E wsrhoy@per.mcgees.com.au  

Level 2, 26 Clive Street, West Perth, WA 6005  W per.mcgees.com.au  

                  there is a difference…  Sales  Leasing  Property Management  Valuation  Advisory 
 

Liability limited by a scheme approved under Professional Standards Legislation 
 
This email and any attachments are confidential. If you received this email transmission in error please notify McGees Property by 
replying to wsrhoy@per.mcgees.com.au or advise us by telephone on (08) 9476 2000.  Your cooperation is appreciated. 

 

From: Marcel Bridge <mbridge@sjshire.wa.gov.au>  

Sent: Thursday, 2 June 2022 10:56 AM 

To: Wayne Srhoy <WSrhoy@per.mcgees.com.au> 

Cc: Justine Mitchell <JMitchell@per.mcgees.com.au> 

Subject: RE: Property Valuation - Shire of Serpentine Jarrahdale - Request for Quote  

 

Dear Wayne, 

 

I am pleased to confirm McGee’s Property as the preferred firm to undertake the rental valuation for the Shire. I 

note that the lease area for the Byford Health Hub has not been finalised however it is indicated that the will be 

approximately half of the site – Approx. 3000m2.  

 

Please see Purchase Order Number below: 

PO=7093 

 

Thanks again Wayne and we look forward to receiving this report.  

 

Please don’t hesitate to contact myself in the interim if you require any further information. 

 

Kind regards, 

Marcel  

 

 

Marcel Bridge 
Strategic Project Specialist
  

 

+618 9526 1351
 

Shire of Serpentine Jarrahdale 

6 Paterson Street, Mundijong, WA, 6123
 

www.sjshire.wa.gov.au
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From: Wayne Srhoy <WSrhoy@per.mcgees.com.au>  

Sent: Thursday, 19 May 2022 4:57 PM 

To: Marcel Bridge <mbridge@sjshire.wa.gov.au> 

Cc: Justine Mitchell <JMitchell@per.mcgees.com.au> 

Subject: RE: Property Valuation - Shire of Serpentine Jarrahdale - Request for Quote  

 

Hi Marcel, 

 

Our quote to do a rental valuation of below-mentioned lot is $2500+GST. 

 

We would require between 10 to 12 working days from instruction to complete the job. 

 

Please forward us a written instruction and PO number should you want our firm to go ahead with the work. 

 
 

 

Wayne Srhoy    Senior Valuer 

D 08 9476 2057  F 08 9321 9203  M 0412 678 114  E wsrhoy@per.mcgees.com.au  

Level 2, 26 Clive Street, West Perth, WA 6005  W per.mcgees.com.au  

                  there is a difference…  Sales  Leasing  Property Management  Valuation  Advisory 
 

Liability limited by a scheme approved under Professional Standards Legislation 
 
This email and any attachments are confidential. If you received this email transmission in error please notify McGees Property by 
replying to wsrhoy@per.mcgees.com.au or advise us by telephone on (08) 9476 2000.  Your cooperation is appreciated. 

 

From: Marcel Bridge <mbridge@sjshire.wa.gov.au>  

Sent: Thursday, 19 May 2022 2:40 PM 

To: Wayne Srhoy <WSrhoy@per.mcgees.com.au> 

Subject: Property Valuation - Shire of Serpentine Jarrahdale - Request for Quote  

 

Hi Wayne, hope you are keeping well, I just tried to contact you via mobile.  

 

The Shire is seeking a quote to obtain a Market Valuation for Lot 103 (#3) Bushman Glade, Byford “As Is” to assess 

the current market rate for (sub-lease) purposes.  

 

Please see lot details below: 

• 7000sqm 

• Site largely cleared and relatively flat with earthworks required 

• Site indicated for Community Purposes in the Byford Town Centre Local Structure Plan 

• Proprietor Name: State of Western Australia  

• Power to sub-lease for 21 years  
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Zoning: The lot has been set apart as Reserve 53923 for the purpose of “Public Recreation and Community 

Purposes” with a Management Order (formerly vesting Order) issued in favour of the Shire of Serpentine Jarrahdale. 
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Please additional information (attached) on location and Management Order issued to the Shire of Serpentine 

Jarrahdale. 

 

Could you please also advise of timing of when this might be able to be undertaken? 

 

Please let me know if you require any further information. 

 

Thanks again, 

Marcel  

 

Marcel Bridge 
Strategic Project Specialist
  

 

+618 9526 1351
 

Shire of Serpentine Jarrahdale 

6 Paterson Street, Mundijong, WA, 6123
 

www.sjshire.wa.gov.au
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Appendix 2: 

Certificate of Crown Land Title 
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Appendix 3: 

Management Order O883916 
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Appendix 4: 

Photographs 
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Lot 103 

 
 
 

 
Lot 103 
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Adjoining Coles Supermarket 
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