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Executive Summary

10 Queens Road, Example Suburb

Instructions

Instructing Party Client Name 

Reliant Parties Client Name and other parties 
Interest of Valuation Fee Simple Freehold 

Basis of Valuation ‘As Is’ Market Value 

Purpose of Valuation Stamp Duty 

Property Particulars

Legal Address Lot X in Deposited Plan YYYYYYY 

Street Address 10 Queens Road, Example Suburb  
Registered Proprietor Registered Proprietor Details 

Land Area 600m2 

Internal Floor Area 600m2 
Zoning  

Description The site comprises an internal, irregularly shaped allotment to a site area of 600m2 (as per 

Deposited Plan). Pedestrian and vehicular access is primarily from Queens Road, with a 

secondary frontage to Outback Street, located within the southwestern suburb of Example 

Suburb.  

Example Suburb is located approximately 35 radial kilometres northwest of the  CBD. The 

subject property is situated within close proximity to Croydon Road, which is a major arterial 

road that provides access to the M7 Westlink Motorway and more generally the inner 

southwestern  suburbs. 

Improved on the site is freestanding, single-level detached residential dwelling comprising four 

bedrooms, two bathrooms, attached double garage, open concept living and dining area, stone 

kitchen, internal laundry linen storage closet and an entry foyer. Externally, there is an entry 

porch, rear outdoor entertainment area and landscaped gardens. 

Valuation Particulars

Valuation Methodology Direct Comparison Approach 

Date of Inspection 31 December 2026 

Date of Valuation 31 December 2026 

Market Value ‘As Is’ $1,000,000 

One Million Dollars 

Valuers

Primary-Signatory 
  Date of Report Issuance: 31 December 2026 
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Special Conditions, Important Comments and Qualifications

Special Conditions

• This valuation has been prepared on the condition that all information provided to us is complete, accurate and to date. 

• Our Valuation has been completed on the basis that there is a clear Title (‘As Is’) and the property is free of encumbrances, restrictions, caveats or other 

impediments of an onerous nature which could affect value. We note that there are several Caveats listed upon the Certificate of Title. Our report is 

conditional upon all Caveats being removed from Title. 

• Land dimensions and site areas have been derived from the Valuer General. No independent survey has been undertaken by us. Physical verification 

of site dimensions has not been carried out where impractical due to terrain, proximity of adjoining improvements, or inaccessible Title boundaries. 

Vanguard Valuations accepts no responsibility for any discrepancies should the dimensions or areas shown on Title or plans prove to be incorrect. 

• In assessing the availability of services, reliance has been placed on information provided by the owner, occupier, manager, or service authorities, 

including verbal advice where applicable. Unless expressly stated otherwise, no formal searches or confirmations have been undertaken to verify the 

availability or connection of services to the subject property. 

• In forming our opinion of Market Value, we have relied upon a range of external market data sources. While original source documentation has not been 

available in all instances, the information has been relied upon in good faith and is considered reasonable for valuation purposes. 

• Our Valuation is based on the assumption that there are no actual or potential contamination issues affecting the value or marketing of the property, or 

the site itself. 
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General Qualifications, Disclaimers and Conditions

Reliance

1. This report has been prepared solely for the private and confidential use of the reliance party or parties identified in Section 

1.1 of this report, and only for the purpose expressly stated in that section. No other party may rely upon, use, distribute, 

publish, reproduce, or otherwise refer to this report, in whole or in part, without the prior written consent of the Valuer. No 

responsibility is accepted by the Valuer or Vanguard Valuations for any reliance placed upon this report by any person or entity 

other than the named reliance party or parties, or where the report is used for any purpose other than that for which it was 

prepared. Any unauthorised reliance, use, distribution, publication, or representation of the contents of this report is 

undertaken entirely at the user’s own risk. 

2. A party not specifically named in this report as a reliance party may place reliance upon this report, including the valuation, 

only where that party has entered a written Reliance Letter with Vanguard Valuations, duly executed by both the additional 

reliance party and an authorised director of Vanguard Valuations. In accordance with applicable professional standards, 

industry practice, and professional indemnity insurance requirements, Vanguard Valuations does not assign or extend reliance 

upon this valuation more than 90 days after the valuation date. Any extension or assignment of reliance within this 90-day 

period must be confirmed in writing and must include a statement acknowledging that the Valuer has not re-inspected the 

subject property nor undertaken any further investigations, enquiries, or analysis in respect of any changes occurring since the 

valuation date. Vanguard Valuations and the Valuer accept no responsibility or liability for reliance placed upon this report, or 

the valuation contained herein, other than as a valuation of the subject property as at the original valuation date. 

3. To the maximum extent permitted by applicable law, Vanguard Valuations, including its directors, employees, contractors, and 

the Valuer, does not accept responsibility for, and expressly disclaims, all liability (whether direct, indirect, consequential, or 

otherwise) to the reliance party or parties for any loss, damage, cost, or expense suffered or incurred as a result of, or arising 

from, reliance upon this report for any purpose other than that stated in Section 1.1 of this report. Further, to the maximum extent 

permitted by applicable law, Vanguard Valuations accepts no responsibility for, and expressly disclaims, all liability to any other 

person or entity for any loss, damage, cost, or expense suffered or incurred as a result of, or arising from, reliance upon, or 

purported reliance upon, this report for any purpose whatsoever. 

4. This valuation must only be relied upon for litigation purposes by those parties expressly identified within Section 1.1 of this 

report, or where prior written consent or formal assignment has been provided by Vanguard Valuations. No responsibility or 

liability is accepted for any reliance placed upon this valuation for stamp duty purposes by any other party or for any other form 

of security interest. 

5. Reliance upon this report must only be placed on an original, complete, and unaltered copy of the report issued directly by 

Vanguard Valuations to the reliance party. The report must be duly executed by an authorised director of Vanguard Valuations. 

No responsibility or liability is accepted for any reliance placed upon copies, extracts, summaries, reproductions, or versions of 

this report that have been altered, incomplete, or obtained from any source other than those expressly stated above. 
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Market Movement

1. This valuation is current only as at the valuation date stated in this report. Market conditions are subject to change, and the 

timing, direction, and extent of market movements cannot be reliably predicted. Accordingly, the assessed value may change, 

potentially materially and without notice, over a short period of time due to general market conditions or factors specific to the 

subject property. To the maximum extent permitted by applicable law, Vanguard Valuations, including its directors, employees, 

and contractors, accepts no responsibility for, and expressly disclaims all liability (whether direct, indirect, or consequential), to 

any person or entity (including the instructing party, reliance parties, and any additional reliance parties) for any loss, damage, 

cost, or expense suffered or incurred as a result of, or arising from, any change in the value of the subject property occurring 

after the valuation date. 

2. This valuation is conditional upon no event occurring and no change in circumstances arising between the date of inspection, 

the valuation date, and the date of issue of this report (where these dates differ) that would materially affect the value of the 

subject property. This includes, without limitation, changes resulting from general market movements or factors specific to the 

subject property. Should any such event or change in circumstances occur, or become known to the user of this report, the user 

must promptly notify the Valuer and refer the valuation back to the Valuer for consideration, review, comment, and, where 

appropriate, reassessment prior to placing any reliance whatsoever upon this valuation. 

Valuation Currency Expiration

1. This valuation should not be relied upon more than 90 days after the valuation date, or after the reliance party becomes aware 

of any event, circumstance, or information that may reasonably be expected to affect the valuation. Beyond this period, or upon 

the occurrence of such events, the Valuer accepts no responsibility or liability for any reliance placed upon the reported value. 

Furthermore, we highlight that the APIV reiterates that it is critical to recognise that the 90-day reliance period does not imply or 

warrant that the assessed value will remain current for that duration. Rather, this report produces a valuation that is valid as at 

the date of valuation only. 

Information

1. In undertaking this valuation of the subject property, we have relied upon financial data, property details, and other information 

provided by the instructing party and other parties, together with information obtained from a range of external specialist data 

providers and relevant government authorities at Commonwealth, State, Territory, and local levels. 

2. Where reasonably possible and within the scope of our retainer and expertise as valuers, we have reviewed such Third-Party 

Information for general consistency with industry standards and made such enquiries as we consider appropriate for valuation 

purposes. Based on this review, we have no reason to believe that the Third-Party Information relied upon is unfair or 

unreasonable, or that material facts have been deliberately withheld. However, our review is necessarily limited by the nature 

of our role as valuers, and we do not warrant that we have independently verified, audited, or fully validated all Third-Party 

Information or Specialist Data & Property Information, nor that we have undertaken any form of comprehensive due diligence, 

forensic investigation, or exhaustive examination that might otherwise identify undisclosed matters affecting the subject property. 

3. Any objective information, data, or calculations contained within this document have been prepared to a standard of accuracy 

reasonably expected of a suitably qualified valuer acting with due skill, care, and diligence. That said, this Report has been 

prepared based on, and is conditional upon, the completeness and accuracy of the Third-Party Information and Specialist Data 

& Property Information relied upon when producing our opinion of value for the subject property. Should any error, omission, or 

deficiency in such information be identified, whether before or after the date of this report, the valuation conclusions may be 

affected and should be referred to the Valuer for review prior to reliance. 

4. Any reliance placed upon this valuation is undertaken on the basis that, to the maximum extent permitted by law, Vanguard 

Valuations, including its executives, employees, and contractors, does not accept responsibility for, nor assume liability for, any 

loss, damage, cost, or expense (whether direct or indirect) suffered or incurred by any party, including the instructing party, 

reliance parties, or any additional reliance parties, where such loss arises from inaccuracies, omissions, or deficiencies in 
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information obtained from third parties or external data sources. This includes, without limitation, information relating to property 

attributes, financial data, specialist reports, statutory matters, or any other material incorporated into or relied upon in this report 

that has been supplied by others. Liability is only excluded to the extent that any such inaccuracies, omissions, or deficiencies 

were not caused by Vanguard Valuations acting negligently or in bad faith. 

5. This valuation and any matters arising in connection with it are governed by the laws of the Australian State or Territory in which 

the subject property is situated. Unless otherwise expressly agreed in writing by Vanguard Valuations, all parties to whom this 

report is addressed or who are permitted to rely upon it irrevocably submit to the exclusive jurisdiction of the courts of that State 

or Territory. 

Asset Standard and Specific Disclaimers

1. This valuation report must be read and considered as a whole and in conjunction with all stated assumptions, qualifications, 

conditions, and disclaimers which are highlighted throughout the body of the report. Regard should be had to property-specific 

matters including, without limitation, title and tenure, encumbrances, planning and statutory controls, environmental 

considerations, building compliance, financial information, and tenancy arrangements, as referenced throughout the report. 

The International Valuation Standards identify relevant asset-specific standards to be applied in conjunction with the general 

valuation and reporting standards. The asset standards governing IVS reporting compliance provide additional guidance 

specific to the nature, characteristics, and risks of the asset being valued and are intended to inform valuation conduct, 

methodology, and reporting. Unless otherwise expressly agreed, this Report is IVS compliant as at the valuation date, subject 

to the assumptions, qualifications, and limitations contained herein. 

Nature of Opinions and Forward-Looking Information

1. The opinions, estimates, assessments, surveys, forecasts (including any financial forecasts, projections, or budgets), 

conclusions, professional judgements, statements, recommendations, and assumptions expressed in this report (collectively, 

the Report Material) represent the professional opinion of Vanguard Valuations formed honestly and reasonably, based on the 

information available at the valuation date. The Report Material reflects circumstances and conditions existing at that time only 

and considers matters that were foreseeable as at the valuation date. Events, circumstances, or information arising after that 

date may materially affect the opinions expressed and cannot be anticipated with certainty. Any forward-looking statements, 

including forecasts, projections, estimates, or budgets, are inherently uncertain and subject to change due to factors beyond 

the control of the Valuer. The realisation of such outcomes is dependent upon future market conditions and decisions or 

actions of third parties over which Vanguard Valuations has no influence. Thus, Vanguard Valuations does not undertake, and 

is under no obligation, to revise, update, or amend this report or the valuation conclusions to reflect information, events, or 

circumstances arising after the valuation date. 
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1 Introduction

1.1 Instructions and Authorisation

Instructing Party Client Name 

Reliant Parties Client Name and others 
Interest of Valuation Fee Simple Freehold 

Basis of Valuation ‘As Is’ Market Value 

Purpose of Valuation Stamp Duty 

 

1.2 Definitions

This valuation has been completed in accordance with the following definition of Market Value as defined by the International Valuation 

Standards Council (IVCS) and endorsed by the AVI. 

Market Value “Market Value is the estimated amount for which an asset or liability should exchange on the valuation date 

between a willing buyer and a willing seller in an arm’s-length transaction, after proper marketing, and 

where both parties acted knowledgeably, prudently and without compulsion.” 

‘As Is’ This valuation has been undertaken on a Market Value “As Is” basis, reflecting the subject property in its 

current condition and state of repair, together with its existing improvements, services, permitted use, and 

occupancy status, as at the valuation date. 

Highest and Best Use “The use that maximises its potential and would produce the highest value and must be physically possible, 

legally permissible and financially feasible”. 

 

2 Legal Description

2.1 Title Details

Folio Identifier Lot X in Deposited Plan YYYYYYY. 

Local Authority , Parish of XXXX, County of XXXXXX 

Registered Proprietor Registered Proprietor Details 

Tenure Freehold 

Easements, Encumbrances & 

Interests 

Other than Reservations and Conditions in the Crown Grant(s), notations under the Second 

Schedule of Title include: 

• DPXXXXXXX easement for public access variable width referred to and numbered (1) 

in the S.88b instrument affecting the part(s) shown so burdened in the title diagram 

• DPYYYYYYY Restriction(s) on the use of land 

• AUXXXXX Mortgage to XXXXXX 

• AUYYYYY Caveat by XXXXXXX; AUZZZZ Caveat by XXXXXXXX 

This valuation assumes the property title is free of any encumbrances impacting value and is 

conditional upon the resolution of any noted encumbrances, restrictions, or easements such 

that they have no material impact on value, marketability, or development potential. We further 

note that there is no record of unregistered dealings on title that can be identified. 

 

A copy of the Certificate of Title is attached at Appendix A. 
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3 Land Particulars

3.1 Site Details

Site Area 600m2 in accordance with Deposited Plan XXXXXXX. 

Site Boundaries Queens Road Frontage:  15.074 metres 

Outback Street Frontage:  15.074 metres 

Eastern Boundary:  15.074 metres 

Western Boundary:  15.074 metres 

Physical Description and 

Topography 

The subject property is generally level with a gentle slope downwards toward the southern 

boundary. 

Location Description The subject site comprises an irregular shaped allotment, positioned on the northern alignment 

of Queens Road within the suburb of Example Suburb. The subject benefits from dual street 

frontages to Queens Road and Outback Street. Example Suburb is a suburb located in The 

Hills Shire, approximately 32 kilometres (by direct line) southwest of  CBD. 

Surrounding development is complimentary in nature. Immediately surrounding development 

includes low density residential housing, neighbourhood retail strips, schools, greenspaces 

and public recreation. Further afield, key municipal amenities include the Example Suburb 

Town Centre, Example Suburb Parklands, and the nearby St George Private Hospital. 
Roadway Description Formed bitumen roadway with formed kerb and grassed verge. 

Services Servicing the property were mains water supply, electricity, gas, sewer and telephone. 

 

4 Planning Particulars

4.1 Zoning Details

Planning Instrument State Environmental Planning Policy (Precincts – Central River City) 2021 

Current Version 8 March 2024 

Zoning  

 

4.2 Summary of Planning Controls

Explicit Development Controls • Floor Space Ratio: 1.0:1 

• Height Limit: 12 metres 

• Minimum lot size: 400m2 

Environmental Overlays Bushfire / Heritage / Flood Controls 

The subject property is not located within a Bushfire Prone Area, however we note that the 

land adjacent Highgate Road is considered to be within a Bushfire Prone Area. The property 

is not registered within any heritage registers or impact land reserves, nor is the property 

situated within flood prone land. 

 

4.3 Existing Use / Highest and Best Use

The present use of the land being an improved residential site conforms to the provisions of the Planning Scheme. 

The subject property is currently achieving its Highest and Best Use as an improved residential allotment. 
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5 Improvement Particulars

5.1 Overview

Accommodation 

Description 

Improved on the land is a freestanding, two-level detached brick dwelling, comprising four (4) bedrooms, 

two (2) bathrooms, attached double garage, open concept living and dining area, stone kitchen, internal 

laundry, linen storage closet and an entry foyer. 
Ancillary 

Improvements 

Minimally inclined driveway with brush finish (approximately 7 – 12 degrees), travertine tile to entry porch, 

rear outdoor entertainment area with built-in gas BBQ and combustion rangehood, Colorbond fencing with 

sandstone perimeter retaining walls. 
Construction Structure  Finishes  

Roofing Concrete Slab Ceiling Painted Plasterboard 

External Walls Face Brick Internal Walls Plastered Stud & Tile Overlay 

Foundation Concrete Slab Flooring Polished Blackbutt Timber & Carpeted 

Windows Terracotta Tile   

Building Areas Internal Floor Area 140m2   

 Garage 36m2   

 Balcony 10m2   

 Alfresco 16m2   

 Total Floor Area 220m2   

5.3 Inspection Photos

 

Front Façade 

 

Rear Façade 

 

Street Scape 

   

 

Living Room 

 

Dining Room 

 

Kitchen 

 

5.4 Condition and Repairments

Condition of Improvements This valuation report is not a site or structural survey, and no such survey was undertaken. It 

is assumed that no material defects or service inadequacies exist that would require significant 

capital expenditure. 
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Defects Identified at Inspection Nil. 

Asbestos, Pests and Vermin Our inspection revealed no obvious evidence of asbestos or pest or vermin infestation. As we 

are not qualified to confirm such matters, the valuation assumes no material impact from these 

issues and may be revised should this assumption be deemed incorrect. 

6 Market Commentary

6.1 Economic Overview

The board for the Reserve Bank of Australia, lowered the cash rate at its August meeting from 3.85% to 3.60% after maintaining the 

cash rate at the July 2025 meeting and lowering the cash rate in May 2025 by 0.25 basis points to 3.85%. 

Underlying inflation is easing and has falling within the Reserve Banks percentile range of 2.0% to 3.0%, reflecting signs of a slowing 

economy, but has dropped significantly from its peak in December 2022 at 7.8% over a steady decline. In the December quarter, 

underlying inflation was 3.2 percent, signalling that inflationary pressures are subsiding faster than anticipated. Private demand growth 

remains muted, and wage pressures have also diminished. These developments boost the Board's confidence that inflation is gradually 

heading toward the 2–3 percent target range. That said, upside risks persist. Recent labour market data has been stronger than 

expected, indicating that the labour market may be tighter than previously thought. As a result, the central inflation forecast, based on 

the cash rate path suggested by financial markets, has been slightly adjusted upward for 2026. While the current policy decision 

reflects positive progress on inflation, the Board is maintaining caution regarding the potential for further policy easing. 

Levels of economic volatility remain due to geopolitical changes imposed tariffs from the Trump administration impacting on Australian 

exports, but subsequently a falling Australian Dollar will provide some reprieve for exports to the US, whilst China being one of 

Australia’s largest trading partners has incurred lower economic growth over the past year and resulted in reduced demand for 

Australian iron ore and resources, which have historically being main contributors to Australia’s growth in GDP. The fall in the Australian 

Dollar will be at the expense of imports incurring a higher cost and can consequently result in imported inflation adding to the consumer 

price index and higher expenses for household goods and petrol, whilst simultaneously reducing the capacity of the Reserve Bank of 

Australia to lower the cash rate. 

The Australian economy grew by 0.6% for the September to December quarter, and 1.3% on an annual basis with fiscal policy being an 

influential factor through government spending being a main driver, but overall Gross Domestic Production experienced modest growth, 

but may experience a period of stagnation as a result recently imposed tariffs and a potential change of government with new fiscal 

policies. Consumer sentiment levels have reflected mixed results with consumer confidence rising to a three-year high, but business 

confidence declining indicating cautious optimism for the near future. There have been signs of some improvement with household loan 

commitments increasing with stronger performance within the investor markets, whilst seasonally adjusted ABS data reflects housing 

prices beginning to show signs of contracting, household debt remains elevated and savings ratios have continued to decline. Data 

from APRA and the RBA indicates banks non-performing loans have been increasing throughout 2024 and resulted in some signs of 

volatility within areas that are subject to high mortgage costs, whilst Inflationary pressures have also remained a burden on material 

costs within the construction sector resulting in lower levels of applications and development approvals for housing to reduce the issues 

surrounding affordability. (Source: RBA, ABS, APRA) 

 

6.2 Local Market Overview

Example Suburb is a suburb located approximately 48 kilometres southwest of  CBD and falls within Council local government 

authority. The subject property is situated within the western segment of the municipality, which has resulted in recent development 

activity as per the local authorities recent rezoning scheme coming into effect as of 1 December 2025. 

In accordance with the precinct plan, the R2 – Low Density Residential zoned land aligns with Queens Road on the northern side only, 

but does adjoin R3 – Medium Density Residential and E4 – General Industrial land on the southern side of Queens Road. The 

availability of improved residential sites with R2 – Low Density Residential zoning currently listed in the market is moderate, with 

demand exceeding current stock levels which has assisted in maintaining capital rates on a per square metre basis. 

The current market sees capital rates per square metre trending between $850 to $1,400 per m2 for sites within the 450m2 to 600m2 

range has been improving after experiencing a period of stagnation due to the burden of higher inflation that impacted on building 

material and labour costs, hindering the overall feasibility of developments, but has since begun to recover as inflationary pressures 

diminish and the availability to funding at lower costs transpires from the Reserve Bank of Australia lowering the cash rates. The 

preferred method of transaction for the residential development sites has been expression of interest campaigns and has incurred 

extended marketing periods as a result of overall feasibilities of future projects. 
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7 Market Evidence

7.1 Improved Land Sales

There has been a moderate transaction volume of comparable sales within the immediate vicinity and surrounding markets over the 

last three (3) to six (6) months which share identical zoning. In addition, we have examined comparable sales within the immediate 

area, accounting for medium density residentially zoned sites due to a paucity in low density residential zoned sites.  

In assessing the ‘As Is’ market value of the subject property, we have considered the following sample of sales transactions. 

Property Zoning Sale Date Sale Price Site Area (m2) Site Area Rate ($/m2) 

Comparable Property 1 R2 Jan 2025 $1,000,000 600m2 $2,000 

Description This detached single level brick veneer dwelling was erected in circa 1990, comprising 

four (4) bedrooms, two (2) bathrooms and a double garage. The property is situated 

on an irregular internal allotment with single street frontage. Internal floor area: 185m2. 

Comparability Similar location and land size. Superior quality of original finishes and car 

accommodation. Inferior frontage and ancillary improvements. Superior overall. 

Comparable Property 2 R2 Jan 2025 $1,000,000 600m2 $2,000 

Description This detached single level brick veneer dwelling was erected in circa 1990, comprising 

four (4) bedrooms, two (2) bathrooms and a double garage. The property is situated 

on an irregular internal allotment with single street frontage. Internal floor area: 185m2. 

Comparability Similar location and land size. Superior quality of original finishes and car 

accommodation. Inferior frontage and ancillary improvements. Superior overall. 

Comparable Property 3 R2 Jan 2025 $1,000,000 600m2 $2,000 

Description This detached single level brick veneer dwelling was erected in circa 1990, comprising 

four (4) bedrooms, two (2) bathrooms and a double garage. The property is situated 

on an irregular internal allotment with single street frontage. Internal floor area: 185m2. 

Comparability Similar location and land size. Superior quality of original finishes and car 

accommodation. Inferior frontage and ancillary improvements. Superior overall. 

Comparable Property 4 R2 Jan 2025 $1,000,000 600m2 $2,000 

Description This detached single level brick veneer dwelling was erected in circa 1990, comprising 

four (4) bedrooms, two (2) bathrooms and a double garage. The property is situated 

on an irregular internal allotment with single street frontage. Internal floor area: 185m2. 

Comparability Similar location and land size. Superior quality of original finishes and car 

accommodation. Inferior frontage and ancillary improvements. Superior overall. 

Comparable Property 5 R2 Jan 2025 $1,000,000 600m2 $2,000 

Description This detached single level brick veneer dwelling was erected in circa 1990, comprising 

four (4) bedrooms, two (2) bathrooms and a double garage. The property is situated 

on an irregular internal allotment with single street frontage. Internal floor area: 185m2. 

Comparability Similar location and land size. Superior quality of original finishes and car 

accommodation. Inferior frontage and ancillary improvements. Superior overall. 
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8 Valuation Analysis

8.1 ‘As Is’ Market Value

8.1.1 Considerations

Reasonable Selling Period We believe a reasonable selling period for the property ‘As Is’ would be in the order of six (6) 

months from the time a detailed marketing and due diligence package become available to the 

market. Settlement to occur within three (3) to six (6) months thereafter, indicating a total selling 

period between nine (9) and twelve (12) months from the time the sales documentation is 

prepared. 

Most Probable Purchaser In consideration of the current market, we anticipate the most probable purchaser for the ‘As 

Is’ residential lot to be an amalgamation of both owner occupiers and investors.   

Additional Comments Having regard to the sales evidence detailed above and taking into consideration the 

characteristics of the subject property such as; location, floor area, design, configuration, 

access, elevation, quality of finishes and market appeal, whilst being mindful of the prevailing 

market conditions, a summary of our valuation practice is as follows. 

 

8.1.2 Valuation Methodology

In arriving at our opinion of value we have considered relevant general and economic factors and in particular, have investigated recent 

sales transactions of comparable improved residential sites that have occurred within the Southwestern areas of the  region.  

When assessing the ‘As Is’ valuation of the improved residential site, we have utilised the ‘Direct Comparison’ approach on a whole site 

basis and on a rate per square metre of improved site area as appropriate metrics of comparison. 

 

8.1.3 Direct Comparison Approach

Sales noted within Section 7 reflect a broad range from $1,000,000 to $1,000,000 – which is indicative of a rate range from $2,000 to 

$2,000 per m2. After weighing our market evidence against the subject property, we further concentrate our value range to the higher 

end, reflecting a refined range from $1,000,000 to $1,000,000 – which is indicative of a rate range from $2,000 to $2,000 per m2. 

After consideration of all salient factors (shape, condition, quality, scale, and current market conditions), our adopted value and rate for 

the individual ‘As Is’ lot are shown below: 

Total Site Area (m2) Value Rate ($/m2) Value Rounded Value 

600m2 

$2,000 $1,000,000 $1,000,000 

$2,050 $1,000,000 $1,000,000 

$2,100 $1,000,000 $1,000,000 

Adopt a market value of say,  $1,000,000 

 

8.1.4 ‘As Is’ Valuation Summary

Valuation Basis Value 

Direct Comparison Approach $1,000,000 

Adopted ‘As Is’ Market Value $1,000,000 

$/m2 Site Area $2,000 

   

Based on the nominated valuation approaches, we have adopted an ‘As Is’ Market Value in the sum of $1,000,000. 
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9 Valuation

Having regard to the qualifications and disclaimers outlined within this report, we determine the Market Value of the Freehold Interest in 

the subject property known as 10 Queens Road, Example Suburb  as at 31 December 2026 to be: 

‘As Is’ Market Value $1,000,000

One Million Dollars

 

 

 

  

 

 

Report Issuance Date: 31 December 2026 

 

Qualification/Condition/Disclaimer: 

This valuation report is to be read in its entirety and in particular we draw your attention to the various 

‘Qualification/Condition/Disclaimer’ notifications set out in the body of the report and the ‘Special Conditions – Asset Specific’. 

We highlight the following sections in the ‘General Qualifications, Disclaimers and Conditions’: Reliance (paragraphs 1 through to 5), 

Information (paragraph 9 through to 13), and Nature of Opinions and Forward-Looking Information (paragraph 15). 
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