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The subject site Is situated on the southern alignment of Grand Avenue, which_is enveloped 

between Colquhoun Street to the west and Durham Street to the east. The.site extends to 

an area of approximately 62,030 square metres (6.203 ha), is generally regular in shape, 

with a level topography. The site is mostly unimproved and provides disparaged concrete 

hardstand together with a grassed and lightly wooded area at the north western alignment 

Water treatment infrastructure is concentrated towards the eastern elevations and as at 

the date of valualion, ·we are unable to determine the e · -on the land if any. We further 

note a substation easement mid way along the Grand [.i_flary. 
1:/ 

The site sits adjacent lo Rosehill racecourse, whilst CleanaW(ly art'' aei:>, 
plants are directly opposite. The remaining surrounding lo2aji}9;-1,s 

by a combination of medium to larger size, industrial officelwirebous ··~ 

with vacant land allotments scattered th'.oug~o~t. The broaderYOCil~t4d;J;t1y to the vi€st/ . 

of the site comprises established, low density residential dwellin~{of Rosehill. 
. / ~ . \ ~ 

Rosehill enjoys a central wes)ern Sydney location and is well positioned in terms of access 

to both the M4 Motorway ·;nd. Victoria Road. At this location th~~r~perty is localed 

approximately 4 kilometres east. oi the Parrainatta Comme,rciai Busi~~s~District (CBD) 
. . . . . . · . . ~ 

and approximately 22 kilometres n·ortti wes(cif_.the Sydney CBD. 

The nearesj rai,~~:s)~uale~·,j.j;~,~- ~osehlll which Is located approximately 1 

kilometre;.:of.\tOkst of the' aJt?'M.r;~t. Co
0

mP.rehensive retail and CBD facilities are also 

provid,e,dc~,(n Parramatta situafe"d,£peroximately 4: kilometres to the west. 
\ :.,.~"' ' . '\.i\'.,.,\ . .. . 

The subJ~iB:~erty is currently zone~/~,R Heavy industrial in accordance 1Mth Parramalla 

Local Env1ro·nifteqtal Plan 2011 . Notwfth_standlng, some market participants view lhe 

immediate a;;;,;.·.ai~_eal for major gen ' · · n in the medium term, for high density mixed 

use purposes, a~~~ch, ·there is inci;, _. ency in prices achieved at this location, v.tien 
"''ii?.,: ~ / ,':i,1 

compared to tradrtionatlndustrial lancf, uses. Strong anecdotal evidence suggests that 

developers are taking ~~erv$ 6i iiive" view as to a higher and better use, notwithstanding 
',)~•· ./ 

current legislation as to pef(jllssible uses, and are applying pricing methodologies 

consistent with a higher and belier use, regardless of current constraints. 

In accordance with our instructions, we are lo assess the subject site having regard to the 

Land Acquisition (Just Terms Compensation) Act, 1991, on the following bases: 

On an "As Is" basis, in accordance with existing Zoning: and 

On a Redevelopment Potential Basis, utilising our opinion of the likely perceived 

future development potential, in an open market situation. 

Our valuation assessment is at 19 May 2016, as per the date of resumption. 
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Site Area 

Zoning 

62,030 square metres 

IN3 Heavy Industrial 

Planning Scheme 

FSR 

Parramatta Local Environmental Plan 2011 

1:1 

Key Assumptions and Important Comments 

In the preparation of this valuation report we have made a variety of key aa1umptlons and Important comments. In this regard we advise 
that this entire report, Including appendices, must be read and understood by the nominated parties to whom reliance Is extended In 
order that the various assumptions and comments are understood In the context of the adopted valuation. Should the parties to this 
report have any concerns or queries regarding the contents or key assumptions made In the preparation of this valuation, thoae Issues 

:~::df:~:::.ptly directed to the nominated Valuer for comment and review. A selection o~:zitsumptlons and Important Comment& 

(I) We assume all information provided by the Instructing Party is correct and current , •• : ,1;~ 
(Ii) 

(Ill) 

(v) 

(vi) 

(vii) 

,~ t, ,!. 
We assume there are no other encumbrances or notations except those shown ; :Till ' · 
We assume the property Is not flood liable or v.ithln a landslip designated ~relw 

v.ithln this valuation report, 

.}t, 
:.{:..; ""<' 

We have made various assumptions detailed throughout this report v.hlch aim to reconcile de · 
lnfonnauon supplied. Should fonnal Information be provided which• present material dlscrepa 
reserve the right to review this valuation and make any necessary subsequent amendments. 

, ·; ~{ 

We note we have searched the EPA contaminated Land Register _and the subject site has been identifi '~e EPA register as being 
under EnVirorrnental Assessment having 5 current and 7 fonner notices. The principal contaminants cl concern Include Carbon 
Tetrachlolide, Chloroform and Hexavalent Chromium. Therefore polet)tial grounp contamination could be an Issue that should not be 
ignored. Nolv.ithstanding this we are unaware of the complete history of the site and we strongly recommend a ruu suite of Due DIiigence. 
We have not been provided with a cost to rectl~ -~ny~tenllal contamiriauon:., and for the purposes of oix assessment, and in accordance 
with our Instructions, we have disregarded the Jf~m1.-'if~oy exlstlng site contamination. The value assessed herein may change should e 
cost to rectl become evident. ·,.,·\~-tt'f1 , 
In accordance v.ith the Australian Property lnstltut;~ u. e~'ct ~YJ.-~.· s valuatlon Is cum111t as at the date ot valuation only. The 
values assessed herein may change significantly a"M{• ,,, .,~ ~l~ sliort period of time (Including as a result of general 
market movements or factors ~IC to the particular,~ o not ~~ity for losses 811slng from such subsequent changes 

:::~:·limiting the general~y of the ab~e.·we do not as~~~y responslbli ty or accept any liability In circumstances 'Ml ere this valuation 

Is reled upon after the e,xpiration of 90 days from the date i~~llon, or such earU81' date If you become aware of any factors that have 
any effect on valuatlQn.. . ·. ,~ 

However, In the context~ the above the APIV reiterates , .-t It ahould be recognised that the 90 day reliance period doea not 
guarantee value for that period, It always remains a valuation at the date of valuation only. 

f~ ,ffiiayed '(Bfious levels of volatiUty doong the early stages of 2016 v.ith geopolitical events such as China's opaque 
· ca, comln~'f.'~ · &lumps and the United Klngdom's recent referendum and ultimate exit from the European Union Is raising 

s amongst In · BA officials appear unperturbed, choosing to perpetuate their current stance on monetary policy, hoping 
low Interest ra ' · ntinue \0 facllilate the economic rotation 11/NaY from mining. 

terest rates and YOlati~ty, the stability of secured cash nows on offer from the property market makes 
uring 2015, Investment returns for good quality es sets \\1th secure cash nows have generally stabilised, 

with preSS1on now t across the majority of asset classes. There is also now evidence of yield compression spreadng up 
the risk .; - . a&&ets tra~Jt~ y considered secondary (such as those asse1s located In counlly/reglonal locaUons), particularly for 
those with s @f!.ll iup)l\ertl:I repositioning potential. 

We reserve the l~\ ,Jli~~nd In appropriate circumstances revise oix valuation report should any of the above key assumptions and 
Important comments·~ft In matters that will have a material Impact on valuallon 
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Valuation - 'As Is Basis' 

Direct Comparison Approach Area 

SlteArea 62,030 

Indicative Value 

Adopted Value 

Rate/ m• (Sito Area) 

$400 
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Capital Value 

$24,812,000 

$24,812,000 

$25,000,000 

Current Market Value and items of compensation determined under the provisions or the Land Acquisition (Just Terms compensation) 
Act, 1991 ls: 

Assessment for Compensation under Land Acquisition (Just Terms Compensation) Act, 1991 

Section 55(a) - Market Value: 

Section 55(b) -Special Velue: 

Section 55(c) - Severance: 

Section 55(d) • Disturbance: 

Section 55(e) • Solatlum: 

Section 55(f) - Increase or Decrease In Value: 

Compensation Valuation - "As Is" Basis 

$25,000,000 - GST Exclusive 

(TWENTY FIVE MILLION DOLLARS) 

$25,000,000 

NII 

NII 

As per lnstrucUons • to be assessed separately by TfNSW 

NII 

NII 

In accordanco with our specific lnstrucd,911. , '~ · • ult of the perceived redevelopment pottntlal 'or tho subject site end the surrounding precinct, and our 
opinion of how the 1lte would be accej>~:!Jj;(lie In a sale 1ltuat!9n, we provide the following summary of our fkldlng1 on thl• basis. We advlH that 
such ,re based on our opinion of the'JlUl211ey p a market pa,tfclpant would adopt In p~clng the subject site In an open market sltuaUon, and note 
that such are not baaed on Gantt,:1; ,. ··meters a g Leglsl• tlon. As such, th• below asussmtnt 11 highly sublectlye. 

'A~, :;.:, 
·~~~;:s~ 

: ·· .. · . , ,!,,.:'.°~-A·.:: 

.;_--&!6'11 
_., . ~ :.ii 
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Redevelopment Potential - Assessment of Value Range 
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Direct Comparison - Site Area 

Adopted Ratelm' Range 

Direct Comparison - Potential GFA 

Value Range (rounded) 

Adopted Outcome 

Reflective Rate/m' 

Direct Comparison - Rate per Potential Unit Site 

Potential Units (based on adopted FSR range) 

Adopted Rate/Unit 

Adopted Range {rounded) 

$700 to $900 Adopted FSR Range 1.0:1 -1.25:1 

$43,500,000 to $55,500,000 Potential GFA Range 62,030 m2 - 77,538m2 

$52,000,000 Adopted Rate $750 

$838 Value Range (rounded) $46,500,000 to $58,000,000 

703 - 879 units 

$70,000 

$49,000,000 to $61,500,000 

Adopted Outcome $52,000,000 

Redevelopment Potential - Adopted Value 

Adopted Valuation 

Direct Comparison Rate {$ Rate/m' Site Area) 

Direct Comparison Rate Range ($ Rate/m' Potential GFA) 

Direct Comparison Rate($ Rate/Potentlal Unit Site) 

CIVAS (NSW) Ply Limited 

Anthony Mylott I National Director 

FAPI MRICS, Certified Practising Valuer 

24 October 2016 (Date of Signing Report) 

$52,000,000 (GST Exclusive) 

$838 perm' of Site Area 

$671 - $838 perm' GFA 

$59,158 - $73,969 per unit 

Catherine Allotta I Assistant Valuer 

PMAPI 

24 October 2016 (Date of Signing Report) 

This report has been verified by: Dwight HIiiier FAPI MRICS, Managing Director 

NOTE: This Executive Summary must be read in conjunction with the attached report and the details contained therein. 
"'7 ~''\. ·. 

'• "'--, ~ \-!~ . 

'{{?),_ • . . \t;·~· ·,. . . V?-~"· ~i~ 
~t ;<(:.. A~ 

<'.•, j ,, 
~\<- ... ,,:;·· •. .,,, ~-.._, A/1/ ..• ;,::{I{·· ,::;,··· 
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Noted by: 

Issued by: 

Transport 
forNSW 

Alex Wendler 

A/ Deputy Secretary, Infrastructure & Place 

Brooke McGuiggan 
N Director;Audit & Risk 

Attachment A 

Date: 21 November 2019 

Date: 27/11/11 

FOR OFFICIAL USE ONLY- Th;s roport has beon prepared solely for tile use for TfNSW. No responsibility to any third p;;irty is accepted, 
as our report has riot been prepared, ·and.sheli not be intended for any other purpose. This report provides management with 
fnformaC/on about the condition or risks and internal controls al a point in time in the review. Future changes in environmental and 
project factors and actions by personnel may slgnifican/Jy and adversely impact these risks and controls In ways that this repor! did 
not and cannot anticipate. Internal_ audit perform work to Identify and test controls that m<1y milfgalo against tho risk of frauri, tosling 
was not designed to perform a detailed fraud risk assessment or assessment of the reliavility of fraud controls. 
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1 INTRODUCTION 

1.1 INSTRUCTIONS 

We have received written instructions from Mr Timothy Poole, Property Director, Transport for NSW, dated 15 

June 2016, to determine the Current Market Value 'As Is' of 4 Grand Avenue, Camelia, NSW for compulsory 

acquisition purposes pursuant to the Land Acquisition (Just Terms Compensation) Act, 1991 as at 19 May 
2016 (being the date of resumption). 

Subsequent to our original instructions, due to the immediate precinct un,d~tg significant planning for future 

revitalisation for a higher and better use, with market participants coghistnt of same, we are to provide our 

opinion of value based on a likely "Mixed Use" scenario utilising ag/4:~p~BpAhle assumption as to development 

density. We advise that this scenario is not based on Gazetted Pl~'fri'nihg Leg~l~®Dz notwithstanding developer 

interest in the area, and ad,ise caution on this basis. . · ~~ 

The valuation detailed herein has been prepared for, and may be relied upon by, the·~ wing party for the 
purpose as specified: · 

Purpose of Valuation Reliant PartY.0-. 

Compulsory Acquisition Transport 1~} ,f,J't~__::~ 
~~--:~\ -.~~ ::;:~"~ 
\ <,\ ~¾---

Our valuation has been prepared in accordan~~\fith)b~$J~!~~Qtroperty Institute (API) and the Property 
Institute of New Zealand (PINZ) Australia and Na.w,J:ealahd Valliati9'n and Property Standards (January 2012, 

7th Edition) and the provisions of th~ Land AcqUisit!~(rJust Terms Compensation) Act, 1991. 

We have assumed that the instructions and subsej e~-.information supplied contain a full and frank disclosure 
. \ . 

of all information that is relevant. Furthermore, we have,prepared our valuation in accordance with our standard 

Terms o/2{:"':~:~viously provided to you and as appended at Appendix A. 

The a~f~titicity of~,r#.),-~ and valuation contained herein may be confirmed by telephoning the signatory 
or thi'%,aluation Director af th'e issuing office. '\z'•· >-- , '\ . 

~ 1):\_ \ :~\ 
A copy oft, ~,tr of lnstruyr r is attached at Appendix 8. 

1.2 INFo~rv.0Jt~1lsbuRcEs 
~•:Y, 

Our valuation conclusions have been reached after reviewing information provided by Transport for NSW and 

our own research. The information reviewed and supplied includes, although is not limited to, the following:-

Deposited Plan 843591; 

Certificate of Title; 

• Various Dealings; 

• Council and Legislation Websites; and 

other relevant information. 

Transport for NSW 
4 Grand Avonue, Camella, NSW 
19 May2016 
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1.3 BASIS OF VALUATION 

The valuation has been completed under the provisions of Sections 55 & 56 of the Land Acquisition (Just 

Terms Compensation) Act, 1991. Clause 56 of this Act defines Market Value as: 

Market Value ' ... the amount that would have been paid for the land if it had been sold at that time by a willing but not anxious 

seller to a willing but not anxious buyer, disregarding (for the purpose of determining the amount that would have 

been paid): 

(a) any increase or decrease in the value of land caused by the carrying out of, or the proposal to carrying out, 

the ~ublic pur~ose for which the land was acquired; a~d 4/> . 
(b) any increase m the value of land caused by the carrying out,by;the authonty of the State, before the land 

/ ;e· y 
is acquired, of the improvements for the public purposy.1,o~\r/-hich the land is to be acquired; and 

--------~c)_ .!!.i:!Y..!IJ_qrease in the value of land caused bY. its uJ:;g?i~_?~~-py rpose contrary to Jaw.· 

In particular we have had regard to the compensation payagle under the Act h-(;~spect to Section 55 which 

itemises the points of compensation. These include: · · • · 

(a) market value of the land at its date of acquisit,ion; 

(b) any special value of the land to the owner at its date of acquisition; 

(c) any loss attributable to severance; 

(d) any loss attributable to disturbance; . . 

(e) solatium; .40:'>, , 1XJ f}'. , , . , , , . 
(f) any increase or decrease in the va)u~of arw~other land owned by the owner at the date of 

acquisition, which adjoins or is sev~f~~_;;;-h,.:fh~cquired iand by reason of the carrying out of, or \ ,\ ""'-J. /,•:,':'-..... ' 
the proposal to carry out, the public Pl!rp(?Se fo~ Wbich~tl'.!~-~?nd was acquired. 

-::·,-, ' :f' \ /v.' ~ > 
While the concept of mar~~it'/i;;Jrther de)q~}t~: the International Valuations Standard Council (IVSC) 

and endorsed by the)~Jf~an Prop~rt~ Institute.,(~~-!), we have predominantly had regard to the provisions 

of the Act as identified~\$:'e. ,/4. -~:;,, l ,.;:..,,,., \ \ 
<:'·"~Ai,?~:::~~-· "\;J:i>/ 

This valuation report is provided'oy CIVAS (NSW,): Pty Limited and not by any other company in the Colliers .. . . '-, . ·,< 
International Group. Th!! valuat10.n report has been prepared for the party and purpose as detailed in 
Section' 1.1 ·above, ~nd 'should i1bl ~{elied upon for any other purpose or by any person. 

. "< " °'\ 
CIVAS (NSW) Pty Limited accepts no 'r{sponsibility for any statements in this report other than for the stated 

purpose. This report is issued on the basis that no liability attaches to the companies in the Colliers 

International Group other than CIVAS (NSW) Pty Limited in relation to any statements contained in the 

valuation report.' 

1.4 PECUNIARY INTEREST - ------ ------

We advise that the primary Valuer nominated within this report is authorised under the relevant laws of NSW 
to practise as a Valuer and has had in excess of 5 years continuous experience in the valuation of similar 

properties to the subject 

Further, we confirm that the nominated Valuers do not have a pecuniary interest that could conflict with the 

proper valuation of the property, and we advise that this position will be maintained until the purpose for which 

this valuation is being obtained is completed. 

Transport for NSW 
4 Grand Avenue, Camella, NSW 
19 May 2016 
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1.5 DATE OF VALUATION 

19 May 2016 being the advised day of resumption based upon our inspection of 8 July 2016. Due to possible 

changes in market forces and circumstances in relation to the subject property the report can only be regarded 

as representing our opinion of the value of the property as at the date of valuation. We have assumed the 

condition for the subject property during our inspection to be the same as at the Valuation Date. 

1.6 MARKET MOVEMENT 

In accordance with the Australian Property Institute Valuers Limited (APIV),, this valuation is current as at 
the date of valuation only. The value assessed herein may change significantly and unexpectedly 
over a relatively short period of time (including as a result of g~neral market movements or factors 
specific to the particular property). We do not accept liability for losses arising from such subsequent 
changes in value. 

Without limiting the generality of the above, we doU.ssume any responsibility or accept any 
liability in circumstances where this valuation is r:efie'd-~pon after the expiration of 90 days from the 

:::,;~~~luation, or such earlier date If you b(~,y factors that have any effect on 

However, in the context of the above the APIV reiterates t~ ::.J:~: uld be recognised that the 90 day reliance 

period does not guarantee the value for that period, it alway~re"~ a(ns a valuation at the date of valuation 

only. ~ 

1.7 PREVAILING MARKET'•CONDITIONS- CHANGING TIMES 

Global markets have d~~;;~;~;~levels of volatility during the early stages of 2016 with geopolitical 

events such as Chi{a~s, opaque policyystance, commodity price slumps and the United Kingdom's recent 

referendum and ultim~te ~it fromiheli.ifupean~Union is raising concerns amongst investors. RBA officials 

appear unperturbed, cho~ing'<o'_perpehi~e-thei}.,g'";;frent stance on monetary policy, hoping that record low ' . . , 
interes~ rates_will continue to f~~ the economic rotation away from mining. 

In a market characterised by low inte~~rates and volatility, the stability of secured cash flows on offer from 

the property market makes for a convi~ ing investment case. During 2015, investment returns for good quality 

assets with secure cash flows have generally stabilised, with yield compression now evident across all asset 

classes. There is also now evidence of yield compression spreading up the risk curve to assets traditionally 

considered secondary (such as those assets located in country/regional locations), particularly for those with 

short to medium term repositioning potential. 

We further comment that demand and enquiry from investors looking for high quality assets with long 

weighted average lease durations is expected to remain strong throughout 2016. Whilst the weight of capital 

chasing quality assets is currently anticipated to remain stable and strong throughout 2016, considerable 
uncertainty continues to undermine the broader Australian economy. 

We draw your attention to the fact that the market value adopted herein is subject to the issues 
outlined above, and should be closely monitored in light of future events. Furthermore, it is our strong 
recommendation that regular valuation updates be initiated and instructed by the party wishing to 
rely upon this valuation. 

Transport for NSW 
4 Gran~ Avenue, Camelia, NSW 
19 May 2016 Pago3 
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Current market activity is showing significant buyer demand across all major market segments, particularly for 
those assets with secure cash flow profiles, repositioning potential and/or future potential for a higher and 

better use, including that of a speculative nature. This has been evidenced by both rising capital values and 
yield compression in the investment markets, albeit in some sectors of the market the total quantum of sales 

has reduced. However, this is largely due to a lack of supply as opposed to a lack of demand. 

Investment yields are now at the bottom of the historical range which could indicate that we are approaching 

the bottom of the yield curve. An alternative view is that returns on various types of property investments 

remain attractive in the current environment relative to alternative investment options (i.e. government bonds, 

offshore property, cash, equities, etc.) and that geared returns remain acceptable due to historically low debt 

pricing. Either way, ~sset p~ices a:e a_t historical highs and i~ alternativ?i/vss~ent markets_were to shift and 
become more attractive, or 1f lending interest rates were to increase/ property investment yields would most 

likely begin to decompress having a direct impact on property value'i-;~} ;;.~ 
~/ ~,,~ 

Similarly, but to a greater extent, assets without an income profile (such as the s· b~qt) are exposed to a higher 

degree of price volatility during negative market shifts. ~ ~ 
~:~ 

Accordingly, whilst the positive market sentiment and associated momentum is now evide'nt, we are unable to 

provide any indication to its longevity. Accordingly, we cautio)'1 the reliant party that market dynamics can shift 
quickly and can adjust in a negative manner accordingly. It is therefore our very strong recommendation 

that this valuation advice be updated at rGQlar·il:,tervals. It is the obligation of the reliant party to initiate and 

formally instruct interim valuation update a'tj~te-at{tile,appropriate time(s). 
·\' \. ·,.._:;:: •:--. .. ~ 
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2 LOCATION 

The locational attributes of the subject property are summarised as follows:-

Position The subject site is situated on the southern alignment of Grand Avenue, an established industrial precinct of central 
western Sydney. 

Surrounding Development The site sits adjacent to Rosehili Racecourse, whilst Cleanaway and Suez waste recycling plants are directly 

opposite, the remaining surrounding locality is generally characterised by a combination of medium to larger size, 

industrial office/warehouse facilities together with vacant land allotments scattered throughout. The broader locality, 

directly to the west of the site comprises established, low density residential dwellings of Rosehill. 

Transport Infrastructure 

Distance from CBD 

Transport for NSW 

The subject site is well located to transport routes including the M4 Motorway, which is a major arterial road linking 

the M7 motorway to the north and the M5 motorway to the south, both of which complete a road network that provides 

access to all parts of the Sydney metropolitan area. 

Significant upgrades are currently underway as part of the WestConnex Infrastructure Upgrade, and the subject 
precinct. 

The nearest railway station is situated within Rosehill which is located approximately 1 kilometre south west of the 

allotment. Comprehensive retail facilities are also provided within Parramatta Westfield situated approximately 4 

kilometres to the west. 

At this location the property is located approximately 4 kilometres east of the Parramatta Commercial Business 

District (CBD) and approximately 22 kilometres north west of the Sydney CBD. 

- -.Qhi,1/ nil 

Source City Streets V7 

4 Grand Avenue, Camella, NSW 
19 May 2016 
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3 TITLE PARTICULARS 

3.1 TITLE REFERENCE 

The relevant current legal description is outlined as follows: -

Title Details 

Search Date 

Local Government Area 

Parish 

County 

14 July 2016 

Parramatta 

St John 

Cumberland -----------------------------------------------··------
Legal Description Computer Folio Reference Registered Proprietor 

Lot 3 in Deposited Plan 843591 3/843591 Transport for NSW 

3.2 ENCUMBRANCES 8/ ., 
The Second Schedule of the Computer Folio Refer~~:s)eir:,dic~ e property is subject to the following 

notifications: -

Notation 

1. 

2. 

3. 

4. 

5, 

6. 

7. 

~~,;K . 
Descriptio·n 

'• , 

Reservations and Condrtions in the Crown Grant(s) 
.. ..... ....,... 

/ r· :: ·j,.;;~ All Titles in New South Wales ·were originally Crown Grants and most were made subject 

.. t/t._;! '~ ;;,,~ to reservations of some or all minerals. Therefore the Registered Proprietor obtains a .,{, ."'./' }I) freehold Titte, to the land although does not enjoy Title to minerals found in it 

G~0~!3,~8 ././f?.--.,~ ~enant affecting the part shown so burdened in the title diagram. 

Ha~st} . ,{ ✓-::'~ .:~i~~~~t'fcir:drainage appurtenant to the part(s) of the land above described shown so 

~ ~~:>' ben~'ecl'iil-tte title diagram affecting the land shown in DP207651. 

S376703 ~\ Easement for drainage appurtenant to the part(s) of the land above described shown so 

\_,.,'-.., benefited in the title diagram affecting the part of lot A in DP1706 shown in DP615817. 

S376704 

DP637154 

DP6371.54 

~)> Easement for drainage appurtenant to the part(s) of the land above described shown so 

benefited in the title diagram affecting the parts of lot 1 in DP207651 shown in DP615817. 

Easement to drain effluent appurtenant to the part(s) of the land above described shown 

so benefited in the title diagram. 

Easement to drain ernuent affecting the part(s) shown so burdened in the title diagram. 

_ _____ _ ___ B_. ______ _ _ _ 2_3_3_1_1_2s ____ ____ P_o_s_iti_ve_ covenant as ~9.!l!:.~J:>art designated "Area A" i_11.pla1J_with_2;l_3j_126 ________ _ 

9. 2331127 Restriction(s) on the use of land as regards part designated "Area A" in plan with 2331126. 

Unregistered Dealings Nil. 

We have assumed that there are no other encumbrances or notations except those shown on the Title or noted 

in this valuation report. 

Transport for NSW 
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We have reviewed the above noted Covenant, and advise that such relates to dated, early 1900's building 

foundation and fencing Covenants and Restrictions. All things considered, we are of the opinion that they do 

not have a detrimental impact on the value of the asset, although recommend the instructing party's Legal 
Advisors opine accordingly as to their effect, if any. 

We further note the Easement for Water treatment and are of the opinion that such has a non-detrimental 

impact on the value of the site. Said easement runs perpendicular from the eastern boundary mid way along 

the site. 

Notwithstanding, the current location of the aforementioned onsite wate~A(ec!tment infrastructure could be 
restrictive in a redevelopment scenario. Regardless, should full scale re,d~v~l~pment occur in the future, we 

are o~ the o~inio~ that the ~ubje~t is of~ s~fficient scale ~o price-in a):E!lf~t~n ~f this infrastru~ture (~ss~ming 
such Is required m perpetuity) without significantly affecting develop ruen1-~~f~l_n· s. The below image indicates 
the location of the water treatment infrastructure. / . <o/' · ~-~ 

, ><!:""' ~, .. ~·' ===,,,.,- /\,··· ,: ·-.:..,~ 
~ . .,~~ , ._; 1ei-;:f;~J~ 

A full copy of the Title Search is attached at Appendix C. 
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4 SITE PARTICULARS 

4.1 SITE DETAILS 

Frontage 187.78 metres 

Area 62,030 square metres (6.203 ha) 

Topography 

Drainage 

Flooding 

Landslip 

Access 

Exposure 

Utilltles 

The site is largely unimproved and provides disparaged concrete hardstand together Vvith a grassed and 

wooded area at the north western alignment. 

Our inquiries with Parramatta City Council were unable t5i,ca~m if flooding is an issue with the subject 

property Without formal written application. For the pur~i ~s~ this valuation, we have assumed that the 

subject property is not flood liable. ~r(!\_ 
Our inquiries with Parramatta City Council were unable to confirm if landslip is an issue with the subject 

property Without formal written application. For the purposes of this valuation, we have assumed that the 

subject property is not within a landslip designated area. 

Access to the site is provide via a double concrete cross over driveway located along the north eastern 

alignment (Grand Avenue Boundary) of the site. 

Grand Avenue is a bitumen sealed, dual directional carriageway incorporating concrete kerb and guttering 

to either side. We note that a continuous concrete landscaped median strip confines access and egress 

to the subject property for vehicles travelling in an east west direction. 

Derby Street is a local access route and thus receives low traffic now throughout the day. 

Connected to all major utility services Including electrtclty, water, telephone, sewer and drainage. We are 

unsure if there is a gas connection. 
·,.e,..,,,,,~ . ,· . 
.. yl.:,.~~~ ~;,~, . . 
✓ , .. n, 

4.2 SITE IDE(~:F,ATION)i~) .. 

The site has been identifi~~Y re~~rirclto·th~,~osited Plan and extends from Grand Avenue as delineated 

on the Plan, an excerptat,w~; liicJyi~,,illu"stfated:.o~Q,, f: 

Transport for NSW 
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We have physically identified~r6e-·bC?,undaries of the property and . whilst there do not appear to be any 

~ncr~~ch'.11ents, we a·.r_e n6t•,<itfaj;r;e, _S~n,eyors and no warranty can be given w;tho,t the provision of an 

1dent1f1cat1on survey. ,,:/ 7 ) ~) .. 
A copy of the Depos~d~Pla_n attac~~~ ~rAi'J>~!JQlX D .. 

,, ·,v ~,\ . - ~ !k · -·~"::? . . -.. :~;~,-~;~> . -~t, 
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5 PLANNING CONTROLS 

5.1 CURRENT PLANNING CONTROLS 

An overview of the main planning related controls over the subject property are outlined as follows:-

Local Government Area 

Planning Scheme 

Gazetta I Date 

Zoning 

Objectives 

Floor Space Ratio 

Heritage Listing 

Parramatta City Council 

Parramatta Local Environmental Plan 2011 

7 October 2011 

IN3 Heavy Industrial 

Objectives of zone 

To provide suitable areas for those industries that need lo be separated from other land uses. 

To encourage employment opportunities. 

To minimise any adverse effect of heavy industry on other land uses. 

To support and protect industrial land for industrial uses. 

To allow a wide range of industrial and heavy ·industrial uses serving the Greater Metropolitan Area of 

Sydney and beyond. 

To ensure that opportunities are not lost for reallsing potential foreshore access on land that is 

contaminated and currently not suitable for public access. 

Penmitted without consent 

Nil 

Penmltted with consent 

Agricultural produce industries; Building identification signs; Business identification signs; Depots; Freight 

transport facilities; General industries; Hardware and building supplies; Hazardous storage 

establishments; Heavy industries; Horticulture; Kiosks; Medical centres; Offensive storage 

establishments; Pubs; Roads; Rural supplies; Sawmill or log processing works; Take away food and drink 

premises; Timber yards; Warehouse or distribution centres; Water storage facilities; Any other 

development not specified in item 2 or 4 

Prohibited 

Agriculture; Air transport facilities; Airstrips; Amusement centres; Boat launching ramps; Boat sheds; 

Camping grounds; Caravan parks; Cemeteries; Charter and tourism boating facilities; Child care centres; 

Commercial premises; Community facilities; Eco-tourist facilities; Educational establishments; 

Entertainment facilities; Exhibition homes; Exhibition villages; Farm buildings; Forestry; Function centres; 

Health services facilities; Helipads; Highway service centres; Home-based child care; Home businesses; 

Home industries; Home occupations; Home occupations (sex services); Industrial retail outlets; 

Information and education facilities; Jetties; Marinas; Mooring pens; Moorings; Open cut mining; Port 

facilities; Registered clubs; Research stations; Residential accommodation; Respite day care centres; 

Rural industries; Signage; Tourist and visitor accommodation; Water recreation structures; Water supply 

systems; Wharf or boating facilities; Wholesale supplies 

1 :1 

12 metres 

Our research indicates the subject is not heritage listed 

We confirm we have obtained the zoning information from the official website of Parramatta City Council. 
Verification of the planning aspects can be confirmed by application to the Council for the issue of a Section 

149(2) Certificate under the Environmental Planning and Assessment Act 1979. 

Transport for NSW 
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5.2 REDEVELOPMENT POTENTIAL 

As aforementioned previously in this report, and in accordance with our specific instructions, as a result of the 
perceived redevelopment potential of the subject site and surrounding precinct, and our opinion of how the site 

would be accepted by the market in a sale situation, we advise that market participants at this location are 

currently pricing in significant upside in the medium term, notwithstanding some degree of uncertainty in this 
regard as it relates to Legislation. 

As per our instructions, we are to notionally assess this scenario on the basis of current market perception for 
a higher and better use. All things considered, the key variable tor market participants is the application of an 

achievable Floor Space Ratio ("FSR"), which dictates the bulk and scale of allowable development. 

Without the benefit of a Gazetted FSR control, we have been requested to apply current market sentiment in 

this regard, as to how participants would view this in an open marke.tsituation. In order for a potential purchaser 

to be competitive, such must reflect reasonable parameters(all ·things considered, however be somewhat 

conservative, acknowledging the risks associated with ,,ti( e purchasing. 

Acknowledging obvious market sentiment within th( pre'cinct, notwi~~standing the lack of Legislation for a 

higher and better use (mixed use/residential), we have~)~ rega~p:~iur opinion of the likely redevelopment 
potential (bulk and scale) that market participants are utfli~ir-,(,hen making speculative purchases of this 

nature. ~ "i!!;,,._···• . 
l }~>-. 
, - :',F""' 

As such, we have deemed that an adopted potential FSR of 1:>~fyje!:n 1.0:1 and 1.25:1 is supportable 

(reflecting a potential GFA range in the order of 62,030 square m~'fres and 77,538 square metres), whilst 

reflects an appropriate degree,qJ:con~ervatism to reflect the speculative nature of this pricing methodology. 
,.(-~J~.s·.'· , ~ . . 

In determining an ap~pj;re:~;~ t~'1 we have assessed such on the basis of adopting an 85% building 

efficiency (common ~~~llowance}(c'~P ~"!.e have adopted an average unit_ siz~ from comparable ap_proved 
developments of approximately 75/square met~es. As such, the proposed site yields between approximately 

703 and 879 units, utilis~g':~r.1ls6m-;;d(r{al8)i;]fe) FSR range of between 1.0:1 and 1.25:1. 

~{ 
Notwit!'lst;nding, confirming fu~'ir~)~~ rights is beyond the skillset of a Valuer, and as such, our opinions in 

this regard are to be treated· as a n6ti6'!,,al assessment only. As planning momentum becomes evident, we 
~ .... ,> 

advise expert advice is sought to confirm same. 

5.3 PLANNING APPROVAL 

For avoidance of doubt, we have not sighted any planning approval or building approval in relation to the site, 
and existing improvements thereon. However, we assume that appropriate permission has been granted by 

the relevant statutory authority in relation to the existing improvements on site. 

Trans port for NSW 
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6 ENVIRONMENTAL ISSUES 

6.1 KEY ISSUES 

We note the following key issues and assumptions with regards to site contamination, hazardous building 

materials, and environmental performance ratings applicable to the subject:-

Site Contamination The subject site is a vacant allotment 

We note we have searched the EPA contaminated Land Register and the subject site has been identified 

on the EPA register as being under Environmental Assessment having 5 current and 7 former notices. 

The principal contaminants of concern include Carbon Tetrachloride, Chloroform and Hexavalent 

Chromium. Therefore potential ground contamination could be an issue that should not be ignored. 

Notwithstanding this we are unaware of the complete history of the site and we strongly recommend a full 

suite of Due Diligence. We have not been provided with a cost to rectify any potential contamination so 

for the purpose 6f our assessment we have disregarded any stte contamination. The value assessed 

herein may change should a cost to rectify become evident. 

1l1?7 
6.2 ENVIRONMENTAL CONCLUSION <t~ ,,f~ , · 
Whilst the above comments suggest environmental matters_p,,~n immediate issue, the recipient of this 
report is advised that the Valuer is not qualif!~d to detect suc~ sobst~nces or forecast potential environmentally 
based future externalities, nor quantify the impact on values wi!Reut:~ comprehensive environmental report. 

We have assumed for the purpose of this valuation thl3 property i~ 6ntaminated in any way or subject to 
environmentally based extern~lffj~that may impact upon value. If this assumption is found to be incorrect, or 
if the party on whose inst(~di~l 1t T;~aluation is provided wishes our valuation to be based on a different 

/. ' ,,/ Ji,,-!) 
assumption, then thi~i!Jation shoulf.~f referred ba_ck to the Val~er fo_r comment and in _appropriate cases, 

amendment. We have~~;;r;.~~;:operty com plies with all relevant environmental law. 

· ··•ill\~, --: 
4;.,::~g 

'-~,.;, 
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As at the date of valuation the following statutory land valuation was being utilised for the levying of Council 
Rates and Land Tax:-

Legal Description Land Value• (2015 Assesment} 

Lot 3 in Deposited Plan 843591 $ 12,300,000 

• Search date April 2016 

/'.~ /.~:!::.:v 
Some of the metrics upon which the calculation of land tax is based ar?fuy,.marised as follows: 

• The tax free threshold is $482,000; ~ - .; :'.~~ 

• Land values under the threshold (on a single holding basis) ar,e~ d;4~ 
• Land values between $482,000 and $2,947,000 are t~_xed at 1.6% (abov~ tQ_~~s.hold); and 

Land values above $2,947,000 are taxed at the premium marginal rate of2.0o/~ 

The current adopted Land Tax assessment on a Single Holding Basi;._is as follows:- ·,q 

Average Taxable Land Value £:;-....._. $12,300,000 or $198 per square metre of Total Site Area 

Land Tax Payable -2016 Land Tax Year \ t:~-- -,~ - $226,600 . 
. , ' .... ·.• , :, 
\ , \ ""<.,;..; .. h 

It should be noted that the statutory land value\ asses~ ·~rtj$',j'ar~ rating and taxation purposes only, and 
accordingly are not necessarily representative bf)ti,e·'&Jrrfuit ~tH[rJiarket value of the underlying land. 

All things considered, the ~urr~nt assessment fo~;t~ g purposes is not reflective of current market value. 
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8 IMPROVEMENTS 

8.1 GENERAL DESCRIPTION 

The subject site is situated on the southern alignment of Grand Avenue, which is enveloped between 
Colquhoun Street to the west and Durham Street to the east. The site extends to an area of approximately 

62,030 square metres (6.203 ha), is generally regular in shape and predominantly level. 

The site is mostly unimproved and provides disparaged concrete hardstand together with a grassed and 

wooded area at the sites north western alignment. Water treatment infrastructure is positioned towards the 

eastern elevation and as at the date of valuation we are unable to det~rmiri_e the effect on the land if any. We 

further note a substation easement mid way along the Grand Avenu_e·boundary. 

The site is depicted as follows: 

-------- -----Wooded-Area---North·Western·Alignmerit 

Transport for NSW 
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Northern Alignment (Towards Grand Avenue Frontage) 

South Western Alignment 



South Western Elevation 
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Western Elevation (general topography) 

Sub Station Easement 



9 MARKET COMMENTARY 

Economic Commentary relevant to our instructed date of valuation is as follows: 

9.1 ECONOMIC OVERVIEW 

Cash Rate 

The RBA Board cut the official cash rate by 25bp at RBA Officlal cash Rate 

its May meeting to a record low of 1. 75%. It appears 
that the 1Q16 CPI print proved to be a game 

changer for Reserve Bank officials, with falling 

prices outweighing the economic tailwinds of in 

improving labour market and stronger than expected 

GDP growth. The accompanying statement said the 

cut follows information that showing inflationary 

pressures are lower than expected, and that there is 
a lower outlook for inflationary pressures than 

previously expected. The RBA also appears 

2.0 . . 

$~ur;:&: Ra.A.:s;cf.'.t;t~ Ef:r, 
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• ,:,1:,;.,(l, ~-

ri~'h ! ~ . ;y,Qlllef-~ . 
t •.1N1'ERNATIONAI.: 
.. ,,,· . . 

cognisant of the recent strength in domestic currency, sta_ting that an appreciating exchange rate could 

complicate things. /.[;';~ , , 

CPI 'ztt.:;·:\~ '>· . 
~ •1\ .,. ~, 

The 1Q16 CPI release came in much low~F)han -~-;j;~~·Pl• %ChangeYoY 
\ .\ ,,{' 

expected, and ultimately proved tobe the catalyiJJor ' J,..,. .... .... ..... .. . ... . ... --- .. .. ... . . 
!he ~BA ~oard decisi~n . in early May. He:dl!.~~r ~ 
1nflat1on printed at ~.o.i_voq/q (conse~. SUS 0.21/oq/qlr \ ,.,. ···········1····························7"1··'······················ 
while annual inflation is now at 1,3o/oy/y_. _With th~) /v 
~~a~ ;~r=i;,;~;3;;~e~=~ti~:yd::it ::~:::a~;~~ _'J, .. ··············v··················•···•······ ~· 

for the RBI\ to:·sh1:away. from further cuts. Inflation ,,.,. -_-_- _ - ~- N --N - ~ --------­

has s~~
1
t ·lbelow the'Ba)~s 2-3% target range for ! ~ } l ~ ~ l g ~ ~ ~ ] b i ~ ~ j ~ ii i 1 

sonfe;:tile now, and th~·~i~pe for further easing" Soo,ce:ASS /CoTTimE<; • 

line h~~~rz growi~g old. ~~~{e is now a fairly clear indication from the data that this disinflationary trend is in 

fact a tren~,a.nd. n.ot JUSt no1s .. e' .. 

7
~,., 

' ""'it'~ ~ -c-,' \ ::~f~~-A .. hi,; 

Currency mo ,~i in~~ts ,,;; Jf;' 
The AUD sufferedit~ s~c6~d consecutive month of AUD, USO Exchange Rate 

depreciation against t'tfe U S_Q_, ..$.liRp.iDg_a_f.urthe[ _-__ :::. ---~- · ·-:·· - ··· :- .-~ -·~~--~:~:::: · -~:~: · ::~· : ::· .- · __ _::_ ____ __,__ ___ _ 
4.9%. The AUD actually depreciated against most 

trading partners (CNY -3.4%, EUR -2.1 %, JPY -
1.1%). The depreciation coincided with renewed 

discussion of rate increases in the USA. The Federal 
Reserve kept rates on hold in May although the 

meeting minutes made repeated reference to the 

possibility of raising rates at the next FOMC meeting 

in mid-June. 
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GDP 

Australia's GDP growth firmed further in 1Q16, at 
+1 .1 ¾q/q (expectations (+0.8%q/q) and +3.12%y/y 
(up from 3.0%y/y in 4Q15. The main source of 

acceleration came from exports, but aside from 
trade, the data was as expected, maintalning the 
healthier tone in consumption that has become 
evident over the last year. Household consumption 
is growing at 3.2%y/y which is consistent with the 

CAM.501.002.6306 

Gross Domestic Product Seasonal!;• Adjusted y/y (%) 
• ~'$ ·- ·•- "-- •---- -- .. --·· · · .. ·-·- ·- ··-- ··----···· . _ ,, ... .... ·• ·- --·- - · _,, _____ __ ,., __ 

3.~,. ····--··--·· - ·•;-- . ··•--· ---·- -- ----•--•-----·· ·····• . 

::: _···--·--······ ···- ··· ···•········· - ········· . ·_. ~ 

?:.~ - ------- - -----·-•·-·-- ·· - - .. ·~· ---.../---- . .. . . . . 

1.t--.. --- ••-• - •--••• • • • - •h •••rn••----
N N n ~ ft " • ~ ~ ~ ~ ~ W n ~ 

stronger labour market outcomes. Activity has been fr. ~ i P, j ~ J l j ! i g i ~ } ! ~ 
building since the middle of last year, with the .,,.,. ,-OS ,e~_,..,,,, 
business surveys and labour market perking up, and 
domestic demand pivoting toward services, even as mining capex keeps falling. The 3% handle on growth 

might prove hard to maintain as we get some payback in tra9e arid government spending through the year, 
and with dwelling investment's contribution due to wane. B_dti§r'i{wth in the upper 2s qould be sustainable. 

/ ;/ 
Household Saving Ratio 4

1
/ .4': . : 

Within the 1016 national accounts data, labou~ Household SavlngRaHo 

income has troughed as the effects of falling 
unemployment are more pronounced than those of , . 

the softer wage figures. With household income 

picking up a little further, the solid outcomes on 
consumption did not erode household balance sheet 

13JJ ......... ---····- •-·--·-····-··---• ·- ···· ·-·· ·•····- - - -------·----···· 

70 - - - - -·---- ·--·---··-----------

positions, with the saving rat7pi_i;:,~ing_ up slightly to a ,. . .. . - ....... _. .. ··-· . --··- · -···· __ .. . ...........•... .. 

still elevated 8.1 %. ,,</~~)\ ••,.~,-.. ---·;;.,;-···--;;;,;;,· --····;;;~-----;;;;;· --···;;;;~ --··--;,;;;----··;;;;;· ·--·;;;;,·--·--·,;,. </[ f ;.~ · ~»•• M)SJ<~m (,'}• 

Labour Market ~~ £Ji f ---;-..._, · 
Australia's April labour ~tr~ sotjg-;;s{i~lftij "National Labour Market 

expectations·, · but with sl~ Rtl0fsotter underly~ •s · '"" 
,.. • . '.::: r :"- &.:\ •·····- .. ---· -- ··- ··---- -- --·-- ··· ·- --- ··· ·· .. ·····-·- -· - r .. ~a 

details .. Employment grew by 10,8.~ ~~ sitions while • ., ··---·---· - --· --· ....... ··- ·····-- · ......... .. _ . .,. 

the unemployment rate held steactf~~•~l¾ as the "' \,, -''-·, • ~-··· , - ···---· ·--·· . , :_ ... , 
consensus._economistforecasts had pl'eel icted. The :'. ·-·····-·•;-.'';, ,<]\7 ~\ ,,·· __ - - --- ··· ··- ·•'- ···L'·'.·- ·: : 
mix of employment was tilte·d more to part-time .. - ···-- '~,-- · · -· ·-·, ··-··--- -: -: • . '·· ••• 
(+20.2K) at the expense of full-time (-9.3K). Even \ ·:/>/ ''\/ ': .. .. · ···· - •H 

.c.o ·············--·-·-··"' ... - ---.. ,-,.- -....... _., ____ ____ ,. .,.,. ........... _ ~- ········---.. , ......... ....... 6-1 •• 

so, many leading indicators· suggest the labour ,., ,,11 

market will do reasonaoly Well, leading to a slightly 41 o,u 

downward bias to the' unemployment rate. Given i ~ ~ ~ j ~ ~ ~ i ~ 8 j ! ~ ~ ~ i ~ ~ l ~ 
that demand conditions remain quite firm in absolute Soor<>: A6$1Co!~,.eda:""""''' '"""'"~ -- • Pold"""' " "' f.«IO) 

terms, the RBA Board may lack the urgency for a 
follow up rate cut in June. However the momentum in the labour market is unlikely to be sufficient to lift core 

inflation any time soon. 
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9.2 MARKET OVERVIEW 

Overview 

The Sydney industrial market has witnessed yield compression across all of its markets, underpinned by limited 
land supply and growing institutional demand from both local and foreign investment which is further catapulted 

by record low interest rates and a tightening investor risk premia. This weight of capital chasing is expected to 

drive further compression in prime assets with long WAL Es and good quality tenants, as many of the investors, 

particularly those offshore, continue to be attracted to a secure cash flow. 

Given the reduction in global earnings growth, organisations have prioritised multi-asset purchases in efforts 

to reduce the acquisition costs and gain operating efficiencies. In May, ~apan Post successfully completed the 
$6.5 billion takeover of Toll logistics and, more recently, the afore~entioned $1.073 billion GIC-Frasers 

Industrial Portfolio was sold to Ascendas. In 2015, over $1.33: billion Industrial portfolio sales occurred 

nationally, comprising of 43 properties. Of these, the Sy.,dne,Y, market accounted for $567 million of sales, 
approximately 44 per cent of national sales by value. A.w ·. / -~,, . 

March 2015 to September 2015 was a period of e/c~ptional sales,,conditions, continuing the momentum 

emerging in late 2014 and surpassing previous sal~~~.\~mes. }~Je>were $1.66 billion of investment and 
vacant possession sales recorded in Sydney industrial ma·li<~!,llmit'd only by the availability of stock, sales 

"-:•·>,i.v / 
volumes exceeded the $1.3 billion occurr(r,1g between Octob~f_Q_14 and March 2015. Offshore buyers have 
becoming increasingly active, representing over $867 milliori,;of acquisitions. The GIC-Frasers Industrial "- -..... 
Portfolio purchased by Singapore's Asceridas included 12 assets{rom, Sydney valued at $482.7 million. In 
June, a new benchmark was set for Australian industrial property vafue~ by the Singapore based Mapletree 

. V 

Logistics Trust acquisition of Coles _Distribution Centre. This deal, the largest of the year, at Eastern Creek 
was a 55,000sqm cold stora·ge facility with a 19.5 year weighted average lease expiry (WALE) to Coles. It 

transacted for $253 minion at a passing yield of 5:6 per cent. This offshore demand is expected to persist in 

line with the decline ofthe·Australian dollar and the comparatively higher return yielded by Australian industrial 

assets. 

The limitat[q~ip}~\?~?.k. compounded by the low cost of capital has resulted in the downward movement in 

yields_:Ji~ ,ds~ppr:~b~g ~ev~l~ .. similar to ~hose ~~fore the GFC, however, ec~nomic conditions b~tween 
these twot enods are vastly\d1sparate: There Is posIt1ve spread between the all in cost of debt and income 

~ielcf'6'~),Joperty. Unlike 2o,~t1~on~ b_etween 2006-2011, wher~ th~ s~read ~as neg~~ive, current property 
incomes'c~;_counterbalance\tqse In interest rates or any deterioration in leasing condItIons. 

~ "- r·,1 
Furthermore, . si;~~gthening~~~inomic conditions in NSW are expected to provide a platform for net effective 

growth. Vanilla ~~~)<?.,~fir{g size, location, strong covenant and long WALE remain in high demand. Prime 
yield have compresse'r;!_,,i.ip to 75 basis points since March 2015, and now average between 6.00 to 7.00 per 
Gent,-Moreover- the-scarcity-of-stock-has-now·pushed-inve·stors- op-th·e- risKCOrve.""'lnvestoi's- fiave snown a 

tolerance for vacancies, shorter WALEs and properties requiring capital expenditure. From March 2015 to 

September 2015, the average yield for secondary industrial properties in Sydney market compressed 50 basis 

points to finish at 8.00 per cent. 
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Development Supply 

Construction activity continues to rise in western and outer western Sydney on the back of robust enquiry 

where many potential tenants seek to consolidate existing operations for efficiencies, and/or require 'immediate 
space requirements'. Western Sydney's major development supply pipeline (including speculative 
developments) is detailed within the table below: 

Address Suburb GLA (m2) Development Status Est. Completion 

Site 3A 1 & 2, Milner Avenue, Eastern Creek 20,775 Under Construction Q3-2016 

3B, Milner Avenue Eastern Creek 16,000 Under Construction Q3-2016 

/ "''7 ,:.;, , 

Calibre, Whole Spec, 60 Wallgrove Road Eastern Creek 18,935 Under Construction Q3-2016 

At "/ };~~ 
89 Quarry Road Erskine Park 11,690 Unt :cot5str~ Q2-2016 

Spec E2 & E3, 4AQ 
Greystanes 18,180 'm1er Construt :-6fl'.~ Q2-2016 

Dolerite Close 
, ... 

SpecE4, Greystanes 5,345 Under Construction . --~ 02-2016 

Dolerite Close :: j\. 
~;( 

1 Litton Close, Greystanes 20,489 Under Construction 01-2016 

17 Long Street Smithfield 8,608 Under Construction 01-2016 

Horsley Drive Business Park Wetherill p(r(::':-;--.., 8,440 Under Construction 01-2016 

\ ~;\"-.,.·:1;, ~ 
\ 1.~~ ~ '.;;~ ki'.i\. "'--;:~ •'f •,~-" 

~:n:ve witnessed increased levels of demaJ;i~l''i,;;;;::~~:~/the lack of pre-commitment opportunities 

available in selected areas of Sydney. Recent ~~qujsitions include a 32 hectare industrial site at Yennora, 
which was bought by Partners Group and Logos\Pi-'operty Group who plan to sub divide the property into 

smaller industrial lots r1?nging in size fro'm 2,000 - 6~~O)sqm. The balance of the site will offer buildings from 
5,000 - 15,000sqm. The property was sold with part vacant possession. 

Recent p~ 'S~~~:in the rriarket illustrate the continued interest in industrial space which is likely to put 

upwa<t•ure on la';;i,,~ in th_e. short to medium term. 

Englo~6~ it~s are witnessin~ ~h·increase in value, Stockland has acquired an 8.3 hectare un-serviced englobo 
site at Eaitir0, .. Qreek for $1~! ~ mion. The property is located in the heart of the Western Sydney industrial 
precinct and 0ithi~,one kilorriefre of the Light Horse Interchange. The site offers good exposure along the M7 

Motorway and i;als~' locfued{ lose to the future Badgerys Creek Airport. 

~ 
Another notable land sale involved Fife Capital, acquiring a 16.59 hectare industrial site located within Yennora 

in July 2015, we understand the transaction is subject to the vendor completing remediation required and 
delivering a site audit statement to confirm the site is suitable for commercial / industrial use. Settlement is 
anticipated May 2016. The site is well located and benefits from three street frontages, offering predominately 

IN1 industrial zoning the site can be re-developed or sub divided. 
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In addition to the above noted sales, it has been reported that 8 Abcott Road, Seven Hills which extends to a 

total site are of 76,940 square metre has been well received by the market, achieving rates at approximately 
$550 per square metre. The fully serviced, vacant land site has been sub divided into 17 lots which range from 

2,456 square metres up to 9,728 square metres. The site benefits from two street frontages and is well located 
to major arterial roads including the M7 Motorway. The site is zoned IN1 General Industrial. 

Developers have also seen a rise in sales and leasing demand for stock currently under construction and have 

moved to secure sites, or existing properties, for future projects. Demand for land has also risen with owner 

occupiers and developers now actively seeking sites for greenfield or strata development. With competition for 
sites high, unconditional offers are being made in some cases. Low borro~_ng costs have also had a positive 

effect for owner occupiers with some looking to purchase land in order.to' develop a purpose built facility for 

their business with financing costs now making it economical to do s9. · . . · 

Rising demand for land sites, of all sizes, is expected the see land values cqntinue to increase over the next 

12 months. A shortage of suitable sub 2,000 square metr,e~) ssets for sale or lease, combined with low 

borrowing costs, has seen owner occupiers begin to purch~~~1{nd in order to develop suitable accommodation 
/·-:--1!' ·:✓ 

for their business. A selection of recent serviced and; JS?'rt,serviced' sales are provided within the table below: \ ' < / \ 
location 

26 Memorial Avenue, lngleburn 

402 Haxton Park Road, Prestons 

290 Kurrajong Road, Prestons 

Transport for NSW 
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Purchaser 

Undisclosed 

Charter Hai! . 

Charter Hall 

9,042 

22,646 

35,634 

Sale Date $Im' 

S ep2015 $308 

Aug 2015 $311 

Jun 2015 $260 

Jun 2015 $235 

June 2015 $225 

Apr2015 $158 

Feb 2015 $595 

--- - - ----
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Infrastructure Update 

In the Western precinct the government has put out to tender work on Old Wallgrove Road upgrade, connecting 

with the new Erskine Park Link Road in the West and Wallgrove Road in the east. This will join existing and 
future employment areas in Western Sydney. The project is forecast for completion in 2017. 

Another key infrastructure project benefitting Western Sydney's industrial market is WestConnex, a 33 

kilometre project which brings together a number of important road projects which together form a vital link in 

Sydney's Orbital Network. They include a widening of the M4 east of Parramatta, a duplication of the M5 East 

and new sections of motorway to provide a connection between the two key corridors. Stage 1 of WestConnex 

has commenced to provide a widened M4, from Church Street, Parramatta to near Concord Road and an 

extension of the M4 via a tunnel under the Parramatta Road corridor to Parramatta Road and City West Link, 

Haberfield. Stage 2 commenced in 2016 and will provide increased capacity along the M5 East corridor and 
extend the motorway to St Peters. It will also include a new access.link to the Sydney Airport area. Stage 3 of 

WestConnex will deliver a motorway tunnel with three lan.7e. s !\each direction between stages 1 and 2 and 

construction is forecast to be underway by late 2018. /W · 
The Federal Government confirmed Badgerys Cree4s~{e site for tpepew Western Sydney Airport. Initially 

the airport will comprise just one runway with futur~exp~,Q_sion pl,ns/to develop into a full scale airport as 

demand increases. Construction is anticipated to begin i~20Jp-~~,/ompletion expected mid 2020. To support 
the airport the Government has committed,to. future infras~ ctur~ projects including the upgrade of Bringelly 

Road widening from 2 lanes to 4. (. )~~--... "\.:·• .. 
\ ,..,,_\ ~~ >'.~~-""' . "\"" 

The Moorebank lntermodal Terminal will s~pdrt d~-~'an1J~light indll$tfial land in the surrounding area and 

facilitate the continued expansion of Port relati a) a,~iti,s'PTh~pf~ ct will include facilities which allow freight 

transfer between interstate rail and' road to n{ov~, a/wide range of goods; including agricultural produce, 
. '. \ ., .. ,,, 

groceries, consumer goods and manufactured materials. The interstate container market is dominated by road 

transport, the advantage of the interr:nodal rail is e~~\~g busy congested roads with the intention to shift road 

transport operations away from Port ~otany. .. \) 

With the devefopment, 9f Westconnex, Northconnex and the North West Rail Link proceeding, businesses 

already4~t~oli;h~ln{q~e,onsideririg the Sydney West will be confident making investment and expansion 
/ (, ~ / V ,h:~ . 

decisi_?.rtin this regard. ~~t?onnex in particular will provide a catalyst for the industrial market with a jostling 

for p&s~o_~ among tenants an~~andowners along the route expected. Westconnex will drive industrial demand 
both direi tiy)through the co~.~truction process itself and indirectly by increasing the desirability of locating in 

" '' '\.. )·~ j 
Sydney Westt;'.i~ ,;. {) 

Transport for NSW 
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Outlook 

Looking ahead, institutional investment will be the market leading indicator for the Sydney industrial market for 
the remainder of 2016. The industrial property market across Sydney is forecast to strengthen over the next 

few years. Growth will largely be driven by high volumes in imports which are expected over the short term. 
Economic indicators point to rising demand from service based sectors such as transport, warehousing and 

construction overtaking manufacturing. The scarcity of quality prime assets will be met in the short term by a 
rising development pipeline in the west to service this growth, however limited land supply will drive tighter 

vacancy levels in prime and secondary markets in the medium term. 

Demand for industrial assets for sale across all grades, price ranges and1 ~ions are expected to remain 

strong. The RSA holding cash rates in recent times is not anticipated t~,e~a significant affectation on market 

activity. The leasing market is forecast to benefit from the low interest,rate e~vironment with rising house prices 

and household wealth having a positive effect on retail spending/ rhis/s'houl~in turn drive further the need for 

additional warehouse accommodation. Ultimately the ever sharp-/n'ing yields ~d rising capital values may 

assist the leasing market. On the one hand these will continue to entice land a~{toP,erty owners to sell their 

assets in order to release the capital value, forcing tenants into the market. On the otQ#·hand tenants wishing 
to acquire sites for owner occupation will find sales prices expensive and may be terilpt~ by the incentives 

on offer to re-enter the leasing market. v 

Demand by tenants for prime space sho~lq,;:ilso continue to provide for modest rental growth and a slight 

tightening of incentives in this sector. Ho~f v~~ h~lJ~h of specl,llative space currently under construction or 

about to commence may see rental growth_ i~ 20-1_6 ·a~~,~ 17 being fairly modest until this new supply is 
absorbed. Sustainability of current demand\s~ av~de·per'19eot on the economic outlook, both in terms of 

global influences and domestic senument, but''t~•1 01'ilnuf&B.ieast at long term Mstoric averages. 

The outlook for secondary stock is mixed andj'ttermined by quality of location, size and flexibility of 

improvements. We envisage investors (particularly\t~ose with private equity) being forced to consider the 

higher yields on offer fron1 -such assets·, an·d some wii!j\ovide for relatively secure returns as many overseas 

based business tenants in particul~r will tend to roll over current leases rather than explore the market. Many 

investors will:alsd'cnase 'value add' opportunities: a~d therefore we anticipate more secondary industrial sales 
/. J. ,,.'J ~ - ... ,:;. ..... ,~ :;- , ..... ~ . ' . 

throughout'2016 coupled.with a lack of available prime stock. 
1/:~ . ,] '~;;~~ . 

<o··( Y ~} 
~ > \.':} ' , .. , ,, 

. ~: .. , . ~1,••~ 
-<ti:- ) :' 

~<.:;• <7,-7,;: '•<~; .· ' ~·- ,;:,,·-. ~/;~~y . 
------- ----------------------------- --------- ---- - -
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9.3 MARKET SALES EVIDENCE 'AS IS BASIS' 

In assessing the market value of the subject property, we have considered a number of sales transactions 
including the evidence outlined below. In arriving at our opinion of appropriate capital value market parameters 

for the subject property, we have considered the following transactions which have occurred in the broader 
western Sydney area. 

The subject property is one of the larger landholdings remaining within the central western Sydney region. 

There is a dearth of recently transacted sites with attributes similar to the subject. Therefore the usual sales 
parameters have been expanded to include sites within surrounding localities, those within different zonings 

and those of similar value quantum. 

We note the sales detailed over the following pages are based on Coiliers lnternational's understanding of the 

transaction and whilst we understand the facts to be generally reliable, we -are unable to guarantee their 

accuracy. As such, the results of our analysis may change sl)puld new information come to light. 
/ i~:;/ 

A h- .Y . . 

4 Grand Avenue, Camellia - Subject Property/ ./ 
'· ; / •. 

Sale Particulars 

Sale Date 

Sale Amount 

Comments 

" ',, /. ' / 
A slightly.irregular shaped allotment situated on the southern alignment of Grand 

Avenue, l;ca~ed>i11-tli~~ ~fubhshed industrial precinct of Camellia within central 

western Sydney~/( 

The allotment extends to a total site area of approximately 62,030 square metres 
is unimproved providi/j6';:d1$araged concrete hardstand together with a grassed 

" • > 
and wo.oded area at the stte\1orth western alignment. The site is registered as 
being under EnvironmentalXs_sissment having 5 current and 7 former notices. 
The principal contaminants of concern include Carbon Tetrachloride, Chloroform 
and Hexavalent Chromium. A further water treatment plant is concentrated 
tbwards the eastern elevation whilst we note a substation easement mid way 
along the Grand Avenue boundary. 

As at the date of sale the site was zoned IN3 Heavy Industrial in accordance 
,,'--;~,With Parramatta Local Environmental Plan 201 1. 

"'-~~t ~ ie is located approximately 5 kilometres north of the M4 the motorway. 
---'Y 

November 2015 

$38,150,000 

Agent advice indicates the purchaser paid above market parameters to secure 
the site with reason of a proposed change of use from IN3 Heavy Industrial to 
R4 residential rezoning. All things considered we believe this is optimistic in the 
short to medium term, and consider a more appropriate potentlal zoning for this 

precinct (albeit speculative) to be B4 Mixed Use, with a potential FSR of between 
1.0:1 and 1.25:1. 

Site Area 

Site Value 

62,030 square metres 

$615 per square metre 

Prior transaction of subject property, which we consider reflects opportunistic parameters. Notwithstanding, sentiment for this immediate precinct 
has increased considerably since transaction, regardless of planning controls. 
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37 A Grand Avenue, Camellia 

Sale Particulars 

Sale Date 

Sale Amount 

Comments 

September 2015 

$14,600,000 

CAM.501.002.6313 

An irregular shaped allotment situated on the northern alignment of Grand 

Avenue, located in the established industrial precinct of Camellia within central 

western Sydney. 

The allotment extends to a total site area of approximately 36,589 square metres 

and is relatively level in contour. We note the vacant site is affected by Riparian 

Lands and Watercourse along the north eastern boundary and chromium soil 

contamination throughout. 

As at the date of sale the site was zoned IN3 Heavy Industrial in accordance with 

Parramatta Local Environmental Plan 2011. 

The site is located approximately 5 kilo.metres north of the M4 the motorway. 

Agent advice indicates the purc_haser has paid above market parameters to 

secure the site with reason of proposed change of use from IN3 Heavy Industrial 

to R4 residential rezoning. All things considered we believe this is optimistic in 
the short to medium term: ·. · 

s'iteArea 

Site Value . 

36,589 square metres 

$399 per square metre 

A smaller site, within the immediate industrial precinct. All things considered, indicative on an 'As Is" basis. 

8 Colquhoun Street, Rosehill 

Sale Date '¼.z:;~~-, fi;,t/ April 2015 

SaleAmount f .:J ·7 $1,000,000 

Comments ~- ~,it;f/ / 

\ ·.,Y~~\ J) d:'.·':. /<,:.._ .... \.,•,,} ~ 
v:;f ~m~r(~Elfa regulat;,sh~ed allotment situated on the eastern alignment of 
\ Cb!1yhotin Street, toe~~ in the established industrial precinct of Rosehill within 

~ r'.l\rlwestern Sydney. 
Vx.\ 

The,vacant allotment extends to a total site area of approximately 2,125 square 

metfi\~'}nd is relatively level in contour. The site was purchased by an adjoining 
"' i \ 

owner' ~d we understand was serviced at time of purchase. 

Curreni zoning of the site is IN3 Heavy Industrial in accordance with Parramatta 

Local Environmenlal Plan 2011. 

The site is located approximately 1.5 kilometres north east of the M4 the 

motorway. 

Site Area 

SiteVatue 

2,125 square metres 

$471 per square metre 

Comparable location, although~6onsidered a superior site on a rate per square metre basis. Considerably differing economies of scale. -----=-=-=-=-=.:::===============:::::::==============·=·- -··--•.•··---------
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297 Kurrajong Road, Prestons 

Sale Particulars 

Sale Date 

Sale Amount 

Comments 

August 2015 

$38,992,200 

An inferior industrial allotment in an inferior precinct. 

2 Hume Highway, Chullora 

CAM.501.002.6314 

1;i -~.,.; ·ti .. _ . 

~®:dlliets=· 
,' INfERt,IJ\TIO.N'A:l 
' . ·; : 
:-! .11?f..$l •.:."J ,,..,t~~ -~; # ~ l 

This property comprises a regular shaped site of 14 .997 Hectares, situated on 

Kurrajong Road and has vehicle access to both Yato Road and Kurrajong Road. 

The property is located 800 metres to the M7 Motorway. The property was sold 

unserviced and is zoned 'IN1 General Industrial' and 'IN3 Heavy Industrial'. 

Ly·• Site Area1'-_·:~· 
~ " 

Site Value 

~ '---~ 149,970 square metres 

'\, \:.$?_60 per square metre 

' ' '--.. . '--.. 

Ll'-, An irregular shaped allotment extending to a total site area of approximately 

\?~~28 hectares (102,800 square metres), situated on the north eastern 

\j,\, allgn/n~ ;of_The Hu_ me 1-jighway and Worth Street, located in the established 

\ -.\ industrfa1fiedhc~of Chullora within south western Sydney. 
\ '\ / " ;11''. "---

Sate Particular~::c:-:--~ 

August 2015 

$45,000,000 

\ "J l:le allotment was. 'sotd:significantly improved, albeit with vacant possession. 

\Tli'e·fur~er<t improv~fi'it extend to a total gross lettable area of approximately 

37,629.70 square metres and provide office and warehouse accommodation. 
\ ' 

we: h~e been advised the site will be re-developed on a pre lease agreement. 
\ '-

As at,th~fate of sale the site was zoned tN1 General Industrial in accordance 

with Bankstown Local Environmental Plan 2015. 
\,' 

Site Area 

Site Value 

102,800 square metres 

$438 per square metre 

A superi; ( ~l~.1311 things considered\ :/fth~ugh purc.ha~ed for traditional industrial redevelopment, as opposed to a potential higher better use. 

'< "' \•,;,:; 
' ):' ',j . "' ! 

-"'- _ /~;Y "v ;0- . -1 
,~-.'·_\-.v ___ , .. _> ", • ·, -..:;--..!} . 

. ?'./ 
·-._;;··.:.' 
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8 Williamson Road, lngleburn 

Sale Particulars 

Comprises a regular shaped industrial allotment extending to an area of approximately 

6.636 hectares or 66,360 square metres. 

We understand the site currently fonms part of a larger industrial allotment known as Lot 

2 DP1002378 which comprises a large industrial facility and surplus land. The sale was 

conditional upon the subdivision of Lot 2 to provide a site area of 66,360 square metres. 

At the date of sale the site was currently zoned 4(a) General Industry in accordance with 

Campbelltown (Urban Area) LEP 2002, however has since been reclassified to ' IN1 

Industrial' in accordance with theCampbelltown LEP 2015-Aconsistent classification, 

all things considered. 

The site is situated on the south eastern alignment of Williamson Road within lngleburn, 

an established industrial locality of South Western Sydney. 

Sale Date August 2014 Site:Area / ~·> 
66,360 square metres 

$250 per square metre Sale Amount $16,590,000 / Sit~Value 

Comments /~?' ;:,/ 
Considered inferior in all aspects. ,J }?f ,, 
- ---- - --------"c--~ '-?-~·~-),;f-. -,,i-.1~-/ :~t}~?,=--------- --

~~~/ :\~.\Y 

183 Reservoir Road, Blacktown 

Sale Particulars 

Sale Date 

Sale Amount 

Comments 

Com~rises a slightly irregu~~~h~ped allotment extending to an area of approximately 

3.91 hecta;es or 39,100 square.rn? f; ?,, 

We understand t_he site, prtor t9 be~;6b divided formed part of the larger englobo site 

known as Lot 205 DP1179982 which extended to a total amalgamated site area of 

];'>\· approximately .135,365 square metres. The site was cleared, benched and levelled. 
, • Additionally a traffic light controlled, kerbed and guttered roadway known as Oatley 

\ ... :, \ Close was _executed to service the site and runs perpendicular to the eastern elevation . 

. · ) ~3/ At the date of sale the site was zoned IN2 Light Industrial in accordance with the State 

/,(.'~0.T.Ei)yironQ7ental Planning Policy (Western Sydney Employment Area) 2009. 

~-. ;~}7-~.:..c::._~i ~;j~ ;? ~ated on the southern alignment of Reservoir Road within Blacktown, an ~\1'. establis~ industrial locality of Western Sydney. 

JuW 014~ Site Area 
'Z' · :>, 

$12,200;000 Site Value 

39, 1 oo square metres 

$312 per square metre 

A traditional industrial development site in an inferior location. 

Transport for NSW 
4 Grand Avenue, Camella, NSW 
19 May2010 



Reconciliation Road, Prospect NSW 

Sale Particulars 

Sale Date 

Sale Amount 

Comments 

An inferior site in all regards, 

June 2014 

$50,500,000 

CAM.501.002.6316 
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The site is located on the western alignment of Reconciliation Road, Pemulwuy 
and extends to a total site area of approximately 25.64ha. 

As at the date of sale the site was partly zoned B7 Business Park and partly 
zoned IN2 Light Industrial. 

We have been advised, at the lime of sale the site was un-serviced and was not 
benched. While the property sold on standard terms we understand a separate 
contract was entered into for the delivery of services to the site and to have the 

site benched. Further, we understand that approximately 2ha was not 

developable. d;_) 
On a rate per square metre of total site' area the sale price reflects approximately 

/ v ,:/ 
$197 per square metre. On i3 rate p_er square metre of developable site area the 

sale price refiects appro~fua,tely~14, pe . . r square metre. 

<t/ "'"> ' 
' ' :~;:,~ 

Site Area '\'.2$6;4~0 square metres 
'\,., "·' Total Site Value 

Developable Site Value 

$197 per, square metre 

" " $214 per sq1,1are metre 

V 

/'>-.., _ 
,;(.-'_,, .. , . ....... 

18 Worth Street, Chullora 

:::: ~:~~ ) \

1

) ~~~~4:~::oo 

,,.~The site ;,~e,rts..,~sa-e_redomlnanlly level parcel of land situated on the northern 

~

\ "-,, ·:.,, ':--, 

::;alignment\ Of-'WOQh Sire'? located in the established industrial precinct of 

{ C~!~~f,,viihin we~i'n.Sydney. 

~ei,,irregular shaped parcel of land which extends to approximately 23,300 
sqtl;i2e\ metres, was an amalgamation of two adjoining lots for turnkey 
de->e1opment. v,. ~\ 
As at t{7date of sale, the property was zoned 4(a) General Industrial under the 
Bankstown local Environmental Plan 2001, however has since been reclassified 
to "IN1 Industrial" in accordance Vvith the Bankstown LEP 2015 -A consistent 

classification, all things considered. 

Site Area 23,300 square metres 

Site Value $450 per square metre 

Comme~:~" ~~ _gj1/ 
A vacant transaction, l\0~~~1f ~'le.~a_s_e_p_r-e--co-m_m_i_tm_e_n_t-fo_r_t-ra-d-it-io_n_a_l i-n-d-us-t-ria_V_lo-g-is_t_lc_p_u-rs-u-it-s.- A- d-at_e_d-tr_a_n-sa_ct_1o_n_, wi-.-lh- th_e_m_a_rk_e_t_h_a_v-,n-g 

improved since. "<. ~•· •/ 
V 

Transport for NSW 
4 Grand Avenue, Camelia, NSW 
19 May 2016 
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9.4 MARKET SALES EVIDENCE 'REDEVELOPMENT POTENTIAL BASIS' 

As aforementioned, we have had alternate regard to the current sentiment at the immediate location for a 

higher and better use. As such, we have sourced transaction data to assist in determining an appropriate bulk 

and scale for lands on a redevelopment basis (permissible FSR, resulting in a GFA output), in addition to 

determining an appropriate deduced rate per square metre of GFA. 

Whilst deduced rates vary considerably, the following analysed evidence was of assistance in determining our 

assessment on a redevelopment basis: 

-------------------------------~4>-----------------/ -.C:" ) 

1 River Road West, Parramatta ·' ---~/ 
' y /.: , Y 

/ ;c,;, ./ 

Sale Particulars 

Sale Date 

Sale Amount 

March 2016 

$39,200,000 

13,020 m2 

158 unit~-

<,· .. ,. ~ 
Irregular shaped allotment extending t'.;,af!btal ' s~e\!!rea of approximately 8,680 square metres 

configured to provide an industrial stra~~rl)pTex~ _;), 

At the date of sale the property was ioned·{;:;1 General fh~u;;irial in accordance with Parramatta local 

Environmental Plan 2011. Notwithstanding this, we note th~ $llbject site is located within the Draft 
Parramatta Employment Lands Strategy area whereby the 'site '&iuld benefit from a rezone to B4 

Mixed Use with a possible 'prescribed FSR of 1.5: 1. '"·( \__ 

The property Is situate'd on the south eastern alignment of the River RopliWest, enveloped between 

Arthur Street to the east and Tramway _Avenue to the south. The property is immediately surrounded 
by Industrial units, and a combination of high and low density residential dwellings. 

Parramatt,i is~ituated approximately 22 kilometres west of the CBD. 
( _. -..,,, 

\ ··y~,~J~-·~" 
8,680 m2 

$4,516 per m2 of Improved Site Area 

$3,011 per m2 of GFA 

$248, 1 o 1 per potential unit site 
Potential GFA 

Potential Unit Site 

Vendor 

Zoning 

The Owners Strata Plan 

IN1 General lnd_ustrial 

Undisclosed 

Comments .£15-Ji{~~ -·---------------------·· 
Settleme_ ' · isc'ant;cipated ea~£01). / . ~,/ , "i'\_ . 
We h'av1 b?en advised by the selling ~gent the property generated a strong interest. Further, the purchaser paid a considerable premium for the 

possib~ty ~!\ future rezone. \ tt\ · · 
The prop~~t~maller site area, h\~f\er is located in a superior location. Overall superior. 

Notwithstanding: '~1ari'ning momentum4'ilf.J higher and better use is considered more advanced in comparison to the subject. Further, we consider 

this site more suita61~)of ~~-h_er_dzf ... ; 1t..,' y'--)_"u_rs_u_its_,_a_n_d_a_s _su_c_h_, co_ n_si_de_r_th_e_s_u_bJ_·e_ct_s_ite_ wo_u_ld_ re_fl_ec_t_lo_w_e_r_FS_R_ in_c_o_m_p_a_ris_o_n_. ____ _ _ 

Transport for NSW 

'"' \t-.,/ ,i'Y ~<:.{:'., 
"\;1 

4 Grand Avenue, Camella, NSW 
19 May2016 



12 Hassall Street, Parramatta 

Sale Particulars 

Sale Date December 2015 

Sale Amount $31,000,000 

Potential GFA 20,450 m2 

Potential Unit Site 248 units 

Vendor Parra Rise Pty 

Zoning B4 Mixed Use 

Comments 

CAM.501.002.6318 

,i®.b:Ui~rs~ 
~:i~tER.~A;!9~At:. 
!,. • • "' 

~"~"'!)'/.;-~--~ --- ... •• ," 

Erected upon a regular shaped allotment comprises a two level commercial property which extends 

to a site area of approximately 2,045 square metres. 

As at the date of sale the property was zoned B4 Mixed Use in accordance with Parramatta City 

Centre Local Environmental Plan 2011 and prescribes an FSR of up to 10.0:1. 

The property was sold without development consent, however under current planning legislation the 

development can potentially facilitate a mixed use high density residential apartment building yielding 

approximately 248 residential apartments and commercial suites. 

The property is situated on the northern a lignment of Hassall Street and is located approximately 25 

metres east of Parramatta Railway Station and walking distance to shops and amenities. 

Parramatta is situated approximately 23 kilometres west of the CBD. 

Site Area 2,045 m2 

$15,159 per m2 of Improved Site Area 

$2,526 per m2 of GFA 

$125,000 per proposed unit site 

Undisclosed 

The property was sold via an Expression of Interest sales campaign without developmen((:6)\~~nt, however under current planning legislation the 
. V 

development can potentially facilitate a mixed use high density residential apartment building yielding approximately 248 residential apartments and 

commercial suites. ,4<:;1~ . · 
A far superior CBD fringe site, Withi9h~[c{e7~sifperior density potential. 

' - .·!7 \ • . . , 

Trans port for NSW 
4 Grand Avenue, Camelia, NSW 
19 May 2016 
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17-21 Macquarie Street, Parramatta 

Sale Particulars 

Sale Date 

Sale Amount 

Potential GFA 

Potential Unit Site 

Vendor 

Zoning 

September 2015 

$18,750,000 

9,720 m2 

115 units 

Caleven Pty ltd 

B4 Mixed Use 

Erected upon a mostly regular shaped allotment extending to a total site area of approximately 1,620 

square metres. Currently improved with a commerc!al office building configured to provide ground 

level retail With five levels of office accommodation. and a 2 level basement car park. 

At the date of sale the property was zoned B4 Mixed Use in accordance With Parramatta Local 

Environmental Plan 2011 and a prescribed FSR of 6:1 . 

The property was sold 75% leased and reflected a remaining weighted average lease duration of 2.3 

years (by area) and Without a Development Application or approval. 

The property is situated on the south western alignment of Macquarie Street and O'Connell Street 

Parramatta directly opposite Parramatta RSL and Parramatta Park. 

The property is immediately surrounded by existing~~miercial office buildings and mixed use I high 

density residential allotments. ,0:·f / 
Parramatta is situated approximately 23 kil6rnetres west of the CBD. 

/:'1/' ~ ".f ,,"-
"- ; ~- :-'' .,. -~:-.,~.,, 

Site Area 

<:;apital Value 

Purchaser 

~J~0;m2 
'\'''·~ 

$11,574,Pef :~ 2 of Improved Site Area 

$1,929 per,ni2?)f GFA "/ S 163,043 per proposed unit site 

PEJR Pty Ltd 

The property was sold via a regular sales campaign, Without 1\b~,elop,e~tlp~liciY~1lf,'?PProval. At the date of sale the property was 75% leased 

and reflected a remaining weighted ayerage lease duration of 2f yeats}by area). "'--J.Y 
A far superior CBD fringe site, With considerably s;iperior density'P,ote(ltial. 

Transport for NSW 
4 Grand Avenue, Camella, NSW 
19 May 2016 
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38-42 Wharf Road, Melrose Park 

Sale Particulars 

Sale Date 

Sale Amount 

Potential GFA 

Potential Unit Site 

August 2015 

$144,500,000 

174,780 m2 

2,122 units 

Regular shaped allotment extending to a total site area of approximately 87,390 square metres 

configured to provide a blend of industrial units and open space. 

At the date of sale the property was zoned IN1 General Industrial in accordance with Parramatta Local 

Environmental Plan 2011. Notwithstanding lhis, the site benefits from being located within an identified 

growth area known as the 'Urban Centre' wnich enhances development opportunities including a 

possible rezone to 84 Mixed Use, extending the FSR 2.0:1. 

The property is situated on the western alignment of Wharf Road and is immediately surrounded by 

Bartlett Park, which was acquired in August 2012 by Aqualand Projects, whereby the site was later 

rezoned to 84 Mixed Use in accordance with Parramatta City Council to accommodate a proposed 

residential development comprising 1,200 residential:ipartments. We have further been advised that 

as at the date of sale the industrial site located di~ctly'✓.;'djacent the eastern boundary, purchased in 

2015 by Payee Consolidated Ltd have . . h· a. d./. ~w~%~s·u·bmitted to council for the change of use to 
accommodate high density/ mixed use re,sif~ial~~-.•. 

Melrose Park is situated approximately~ )7 kilometres' ri6 west of the CBD. 
V "' .:-. 

' '\,_• .;.\_ 
"'(1' -~"' 

Site Area 

Capital Value 

87.~0,~~ 

$1,653 per'~of Improved Site Area 

$826 per m2 or GFA 

$68,096 per potential unit site 

Vendor Pfizer Pty Ltd ~~ Purchaser 

Zoning IN1 General Industrial '~ ~\
1
'~"';_. , 

Constant 21 Pty Ltd 

Comments \ . . " ~-- ;~ , \ '~A / ·i)··:.Y':· '(' . 'l,-.. 
. -;, \ /,~•~Jf/ , \,. ' :,v 

The property was marketed via an Expressions ·or Interest cani~1gl);·we,tiave been.ad~;ed by the selling agent the property generated a strong 

interest with the purchaser paying a premium for the possibility ~t_ai rfotfre rezone. 
. ' \ \ 

High degree of comparability,_.all things considered. Comparable eco,n_9~es of scale, and similar existing planning constraints at time of sale. Slightly 

inferior infill location, however a higher degree of planning momentu"(ri '., a higher and better use) is evident since transaction. 

lndicatiVe. '\.•';j 

_, 

Transport tor NSW 
4 Gran~ Avenue, Camella, NSW 
19 May 201G 
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139-143 Arthur Street, Parramatta 

Sale Particulars 

Sale Date 

Sale Amount 

Potential GFA 

Potential Unit Site 

Vendor 

Zoning 

July 2015 

$32,000,000 

11,798 m2 

143 units 

Irregular shaped allotment extending to a total site area of approximately 7,865 square metres 

configured to provide an industrial strata complex. 

At the date of sale the property was zoned IN1 General Industrial in accordance with Parramatta Local 

Environmental Plan 2011. Notwithstanding this, we note the subject site is located within the Draft 

Parramat1a Employment Lands Strategy area whereby the site could benefit from a rezone to 84 

Mixed Use with a possible prescribed FSRof 1.s:1. 

The property is situated on the south eastern corner of Arthur Street and the River Road West. The 

property is immediately surrounded by Industrial units, and a combination of high and low density 

residential dwellings. 

Parramatta is situated approximately 22 kilometres west or the CBD. 

7,865 m2 

$4,069 per m2 of Improved Site Area 

$2,712. per m2 of GFA 

$223,776 per potential unit site 

Keith Hills & Bruce Hills 

IN1 General Industrial 

Undisclosed 

The property was marketed via an Expressions of Interest campaign we ha_ve ~een ad~~ d-~Y;,,the selling agent the property generated a strong 

interest with the purchaser paying a premium for the possibility of a future rezon_e. "{? 

The property has a smaller site area, ho~;1s.located in a superior. location. 

A superior site in a city fringe locauorii it~i111"ef1~}density potential In addition to planning certainty. 

Transport for NSW 
4 Grand Avenue, Camella, NSW 
19 May 2016 
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11~13 Columbia Lane, Homebush 

Sale Particulars 

Sale Date July 2015 

$23,350,000 

10,940 m2 

133 units 

Erected upon a slightly irregular shaped allotment are two industrial warehouses which extend to a 

total site area of approximately 4,052 square metres. 

At the date of sale the property was zoned R4 High Density Residential in accordance with Strathfield 

Local Environmental Plan 2012 and further benefits from being identified as a ' Key Site Area' which 

enhances development opportunities extending the prescribed to FSR of 2.7:1. 

The property was sold without a Development Application. 

The property is situated on the western alignment of Columbia Lane a quiet street within walking 

distance to Parramatta Road amenities and transport r<octes. The property is immediately surrounded 

by existing industrial units and mixed use/ highje,~ jty/r/sidential allotments. 

Homebush is situated approximately 15 kilometres·%est of the CBD. 

/;(M~ 
Site Area '(~, .• <. ~bs2 m2 

"". J ' , ._i'.:::~ 
Capital Value $~7~t P~~ m2 of Improved Site Area 

-,- . ' 
$2, 134,pe~ mt GFA 

$175,56~e(P.roposed unit site 

Sale Amount 

Potential GFA 

Potential Unit Site 

Vendor Hai Phong Properties Ply Lid Purchaser JQZ Four Ply Ltd 

Zoning R4 High Density Residential U::-
''''RC':~ Commonts \';·?-- -<J'· ':,-,_ 

The property was sold without a development application.~ '1 \ -~<ti;"::-'::-,... 
\ \ ,?., . ' ·,p,>-.._ 

All things considered, a superior site in a slightly Inferior loci;it1oh,. curre(lt1f l.i11'delg_oing}'!X)DSiderable gentrification for a higher and better use. Far 

superior planning certainty in comparison. \ ,\/ "'</ 

Transport for NSW 
4 Grand Avenue, Camelia, NSW 
19 May 2016 
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10 VALUATION METHODOLOGY 

10.1 BASIS OF VALUATION - 'AS IS BASIS' 

In determining the current market value of the property on an 'As Is' basis we have examined the available 

market evidence and applied this to the direct comparison approach, analysed on a rate per square metre site 
area, having specific regard to existing Planning constraints. 

Under this approach, sales of similar sites are analysed on the basis of a rate per square metre of site area on 

an equivalent basis to assess the property's current market value. /P· 
The sales evidence detailed earlier in the report reflects rates ranging;fr.om···~214 per square metre to $615 per 

square metre, with each having varying degrees of comparability~6i~~dt~ted affectations. 
-~- ~ '.~ 

Having regard to the above, the following assessment of ~he market valu~~f :J~-.rp.ro.perty on a direct 

comparison basis is considered appropriate: . . ~ .it~ 
~>>> 

Direct Comparison Approach Area Rate I m' (Site Area) Capital Value 

Site Area 62,030 $400 $24,812,000 

Indicative Value $24,812,000 

Adopted Value $25,000,000 

\ . '\ .,,, ·, , ,'--,._~ ' 

We note that our assessment ~.p.pv_e, based1t})ro;"ry{ta'fd~~~~J Planning controls, is considerably less 
than the recent sale price a~fiie_v_e~oyember\ 2~J5;_{i,feviously n'oted within this Report at $38,150,000). All 

/ ,.r, / ' ....._.,._lt;..:~ \ ~1: / 

things considered, such ~i~h,lights thef-,~!(ent dem~_qp for sites that display a degree of inherent redevelopment 

upside, notwithstand)~t_ .• 1 ... ~.n .. ning un. ~~;1~in. t_y, an. d. t~e~y.,illingness of developers to speculate in this regard. 

~~ ) ,J,.:;r,•,--. .,._ \) 
Since this transaction, a~:1~$-~J~na11yLrete.,y_e:,,'t[rJ~bur Valuation Date of 19 May 2016, the market for 
development sites (both kno~l);~nd speculativeY-irnproved significantly, with a considerable pool of market 

particip~nts identified with the ihl~d~ate means to transact on a site of this size, and additionally accepting of 
the risks attached to the site fro~a.physical and Legislative perspective. Further, we are of the opinion that 

Planni~g momentum for the precinit~\ improved somewhat, albeit anecdotally, however is reflective of 

market sentiment for sites ofthis nature. As such, marketability for the subject site has improved on this basis. 

Transport for NSW 
4 Grand Avenue, Camella, NSW 
19 May 2016 
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10.2 BASIS OF VALUATION - 'REDEVELOPMENT POTENTIAL BASIS' 

We reiterate we have made assumptions based on potential zoning and allowable FSR, and as such, this 
assessment is highly subjective and may not be achievable in the short to medium term. Notwithstanding this, 

our assessment is conditional to legislative changes that may or may not eventuate, together with Council 
approval to rezone the site for a higher and better use, namely B4 Mixed Use. 

In addressing your instructions to provide an assessment based on market sentiment and potential 

redevelopment, we have adopted the Direct Comparison approach by analysing sales on a rate per square 

metre of site area, a rate per square metre of possible GFA and a rate per potential unit site. These methods 

of comparison acknowledge the potential development potential of the site, albeit in an anecdotal sense. 

With regards to the Direct Comparison approach analysed on a rate: per .unit site, we have assessed on the 

basis of adopting an 85% building efficiency (common area allowance) and we have adopted an average unit 

s!ze from comparable ~pproved developments ~f ap~~o~ima! eJYj5 square metres. As such, the proposed site 
yields between approximately 703 and 879 units, ut1llsmg-iurf assumed (reasonable) FSR range of between 

1.0:1 and 1.25:1. /r•~.-·· _, .···· . ,,,1 . /'·. " / . ', ·, ~} /.:t? / 
Direct Comparison - Rate per m2 of Site Area ~"(t~f/ 

Direct Comparison Approach 

Site Area 

Direct Comparison Approach 

Potential FSR 1.0:1 

Potential FSR 1.25:1 

Area 

62,030 mi 

GFA 

62,030 m• 

Rate I m' Improved Sito Area 

$700 

S800 

$900 

Rate Im> (GFA) 

$750 

$750 

Direct Comparison - Rate per Potential Unit 

Direct Comparison Approach 

Number of Potential Units 

Number of Potential Untts 

Units 

703 

879 

Rate l Unit 

$70,000 

$70,000 

Core Capital Value 

$43,421,000 

$49,624,000 

$55,827,000 

Core Capital Value 

$46,522,500 

$58,153,500 

Core Capital Value 

$49,210,000 

$61,530,000 

In consideration of the above, we adopt a notional value outcome of $52,000,000, excluding GST, on this 
basis, and advise that such is based on assumed permissible densities, not currently permissible from a 
Planning perspective. 

Transport for NSW 
4 Grand Avenue, Camelia, NSW 
19 May 2016 
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I 

10.3 GOODS AND SERVICES TAX (GST) 

We note that the property would not be considered a Going Concern under the Australian Taxation Office 
Ruling GSTR 2002/5, and as such would attract GST on the sale price. We advise that this valuation is a GST 
exclusive assessment. 

Transport for NSW 
4 Grand Avenue, Camelia, NSW 
19 May 2016 
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10.4 'AS IS' COMPENSATION ASSESSMENT PURSUANT TO LAND ACQUISITION 
(JUST TERMS COMPENSATION ACT, 1991) 

In determining the current market value of the property we have examined the available market evidence and 

applied this analysis to the subject property. In the initial instance we have adopted a Market Value for the 
property and allowed appropriate compensation issues under the provisions of Clause 55, in particular sub­

section (a). In addition, we have specifically been instructed to omit the compensation due pursuant to Section 
55(d) Disturbance. 

In this regard we are of the opinion that the compensation payable to acquire~he property known as 4 Grand 

Avenue, Camellia under the provisions of Section 55, is outlined below: :·(/' 

/ tt 
Section 55(a) ,.,/✓.\,~ 
The market value contained herein has been assessed based on·Mee simple'basis, having regard to existing 

Gazettal Planning Legislation and assuming the property is° fre¥' of encurilbr~ces, restrictions or other 

impediments of an onerous nature. . ~~-, 

. ~ ~ 
The market value of the property as at the date of Valuation: $25,000,00v0·GST Exclusive 

Section 55(b) 

There is no payment assessed for special value as there is no advantage, in addition to market value, which 

is incidental in the person's use of the land. Therefore a claim under this section is not applicable in this 
valuation. 

Special Value: -~-----:··-,..~ · NIL 

Section 55(c) /'::.17,.,..---,'\-:}) 
There is no loss attributable to sever~nc~ of land as the person's entire property is being acquired, which is 

not being severed fro~ot()er land'bfl tht(?,~11,a_gjoining or adjacent to the subject property. Therefore a 

claim under this section ii9i~~~ifable -;;tni?-v! iyftion. 

~(~~ " -~-; 
~~ .·,., .. ·tf: 

Severa.nee NIL 

Section_ 55(d) 

Disturbance refers to costs reasonably incurred as a direct and natural consequence of the acquisition well 

as the purchase of a replacement property. Such costs include but are not limited to Legal fees, Valuation, 
financial costs other than · Duties and Taxes, Stamp Duty and financial costs associated with Mortgage 

Discharges. We understand that TfNSW is responsible for the payment of all costs. 

Loss attributable to disturbance 

Transport for NSW 
4 Grand Avenue, Camella, NSW 
19 May201G 

To be assessed by TfNSW 
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Section 55(e) 

The principles of Solatium is not considered to arise in this instance therefore a claim under this section is 
not applicable in this valuation. 

Solatium: NIL 

Section 55(f} 

Any increase or decrease in value is not considered to arise in this instance as the whole property is to be 

acquired. Therefore a claim under this section is not applicable in this valuation. 

Increase or Decrease in Value: 

TOTAL COMPENSATION: 

Trans port for NSW 
4 Grand Avenue, Camelia, NSW 
19 May 2016 

NIL 

$25,000,000 GST Exclusive 
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11 VALUATION 

We assign the following value to the subject property as at 19 May 2016. Subject to the provisions of the Land 

Acquisition (Just Terms Compensation) Act, 1991 the market value in accordance with Section 56 and 

associated compensation payable under Section 55(a) and (d) of the Act, our assumptions and qualifications 

outlined earlier in this report, further assuming the property assuming the property is free of encumbrances, 
restrictions or other impediments of an onerous nature which would affect value: 

Current Market Value and items of compensation determined under the provisions of Section 55(a) and Section 
56 of the Land Acquisition (Just Terms Compensation) Act, 1991 on an 'AsjJ'aasis': 

A. / 
,_/ 
(_ 

Assessment for Compensation 'As Is Basis' under Land Acquisit(O~fl,µst Terms Compensation) Act, 

<'\!':)' -z '\. 
1991 : ;f • ~;_c .. '\_ 

✓ -,~_,, ~, 

Section 55(a) - Market Value: 

Section 55(b) - Special Value: 

Section 55(c) - Severance: 

$25,000,000 

$Nil 

$ Nil 

' 

Section 55(d) - Disturbance: To be assessed by TfNSW 

Section 55{e) - Solatium: ( ' ·-~, $ Nil 

Section 55{f) - Increase or Decrease in ~-~e: .. ~:~-l Nil 
\;;,-;\ 'x...] i'-,.;,"'":"'>,.-_ ,-.. ""---------------- -

Compensation Assessment.for the AcquisitJ~\~f,,J9ranci-~~e, Camelia 

$25,000,000 - GST Exclusiv~ · <,<7 
{TWENTY FIVE MILLIO~ DOLLARS) \ ~·\ 

. . . '\~ 
Assessment of Value 'Redevelopment Potential' 

/ ~ "~ , 
,,L,.- ~ --"'-' 

Redevelopment Potential~ Assessment of Value Range 
Direct Comparison - Site Area 

Adopted Ratelm2 Range 

Direct Comparison - Potential GFA 

Value Range (rounded) 

Adopted Outcome 

Reflective Rate/m' 

Direct Comparison - Rate per Potential Unit Site 

Potential Units (based on adopted FSR range) 

Adopted Rate/Unit 

Adopted Range (rounded) 
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$700 10 $900 Adopted FSR Range 1.0:1-1.25:1 

$43,500,000 to $55,500,000 Potential GFA Range 62,030 m2 - 77,538m2 

$52,000,000 Adopted Rate $750 

$838 Value Range (rounded) $46,500,000 to $58,000,000 

703 - 879 units 

$70,000 

$49,000,000 to $61,500,000 

Adopted Outcome $52,000,000 



Redevelopment Potential - Adopted Value 

Adopted Valuation 

Direct Comparison Rate($ Rate/m2 Site Area) 

Direct Comparison Rate Range($ Rate/m' Potential FSRJ 

Direct Comparison Rate ($ Rate/Potential Unit Site) 

$52,000,000 (GST Exclusive) 

$838 per m' of Site Area 

$671 - $838 perm' GFA 

$59,158 • $73,969 per unit 

CAM.501.002.6329 

Finally, and in accordance with our normal practice, we confirm that this report is confidential and provided by 
CIVAS (NSW) Pty Limited and not by any other company in the Colliers International Group. The valuation 

report has been prepared for the party and purpose as detailed in S;c~ri 1.1, and should not be relied 

upon for any other purpose or by any person. ~ ~// 

No responsibility is accepted to any third party and neither the Vv,~~; ;;'.~ report or any part or reference 
thereto may be published in any document, statement or circula~ttor in any'co~munication with third parties 
without our prior written approval of the form and context io;w'tiic~ it will appea~ '::,, 

CIVAS (NSW) Pty Limited accepts no responsibility ~~~tements in this rep~ t~ ~than for the stated 
purpose. This report is issued on the basis that )i'.0·' 1_iability ~1tf~~s to the compilfiies in the Colliers 
International Group other than CIVAS (NSW) Pty Li~iti:ii(:J9:@'lalion to any statements contained in the 

·,:· · · ·,/J~ 

valuation report. i,;_;;~~ -

''!('\. 
CIVAS (NSW) Ply Limited . > 

•. ,-r ~ 

/f~\L~- .. 
:· / '. " ' -.. /;:, . ' . 

rt·::-~ L.,_:_::_.·:;:_:;.,;-.;;,--:=. 
Anthony Mylott I National Director 

FAPI MRICS, Certified Practising Valuer 

24 October 2016 (Date of Signing Report) 
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v . 
' 

Catherine Allotta I Assistant Valuer 

PMAPI 

24 October 2016 (Date of Signing Report) 




