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VALUATION SUMMARY 

Total Passing Income:         $0 

Less Over Market Rentals For Separate Capitalisation     $0 

Plus Vacant Area Rentals         $0 

Estimated Fully Let  Income:         $0 

Less Outgoings:       $0.00 $0 

Plus Recoveries:       5.00% $0 

Less Non Recoverable Outgoings (R&M) each yr     -$25,000 -$25,000 

Less Vacancy Allowance:       2.50% $0 

Estimated Net Fully Leased Income:       -$25,000 

Capitalisation Rate:         0.00% 

Capitalised Value:         #DIV/0! 

Plus Capitalised Over Market Rents:       $0 

Plus Capitalised And Deferred Rental Reversions:       $0 

Less Immediate Capital Expenditure Allowance: Estimated GBA: 0.00 $500 $0 

Less Letting Up Allowance Vacant Areas (B/F):       $0 

Less Leasing Agents Fees:       12.50% $0 

Less Reletting Marketing Allowance:       -$100,000 

Less Incentives:         $0 

Current Open Market Value:         #DIV/0! 

But Say Round To:         #DIV/0! 

Shows PM2 NLA:         $0 

Shows Initial Yield:         #DIV/0! 
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Preston Rowe Paterson is one of Australia’s most 

experienced and well-regarded property services 

companies with expertise across the full spectrum 

of property classes. 

 

Specialising in valuation, advisory and property 

management, we provide value added and risk 

adverse solutions to a wide range of property 

decision makers including; owners, investors and 

tenants. 

 
Above all else we believe that our people are our 

most important asset. Our team prides itself on its 

integrity, honesty and transparency. 

 
Our services include: 

 
 Real Estate investment valuation 

 Real Estate development valuation 

 Property consultancy & advisory 

 Transaction advisory 

 Property & asset management 

 Listed fund, property trust advisors 

 Super fund and syndicate advisors 

 Plant and machinery valuation 

 General insurance valuation 

 Property market research 

 
Preston Rowe Paterson is a growing and 

sustainable national business that harnesses the 

energy of local ownership that ensures expert 

local knowledge in all the areas we operate in. 
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Phone: 61 3 5221 9511 
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Executive Summary 

This executive summary must be read in context of and in conjunction with the full valuation report of 

which this executive summary forms part. All comments, terms and conditions contained in the full 

valuation report relate directly to this Executive Summary 

 

 
 

Property Address: 72-80 Buckley Grove, Moolap, Vic 3224 

Instructing Party/Client: Phil Cunningham of Webster Dolilta Finance Ltd 

Instructions: To determine the Market Value of the subject 

property 

Purpose of Valuation: First Mortgage purposes and no other purposes 

Date of Inspection:  24th  May, 2016 

Date of Valuation:  24th  May, 2016 

Property Type: Industrial Factory 
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Brief Description:  The subject property comprises a large metal deck 

factory, constructed from 3 interconnecting 

industrial sheds of different ages.  The shed on the 

southern side of the property is originally a large 

clear span engineering workshop (with high 

clearance), estimated construction circa 1975. 

The middle section is a circa 1950’s saw tooth 

designed factory with partial asbestos cladding, 

timber and steel framing and columns/ piers.  

The third section of the factory comprises a circa 

1980’s metal clad shed with steel portal frame 

structure. Suspended mercury vapour lighting is 

dotted throughout the factory to provide internal 

lighting. 

Additionally a detached concrete block office with 

staff amenities is located at the front of the property, 

along with a weigh bridge. 

The factory, previously owned my MHM Alreco, was 

used in the processing of ‘White Dross’’ or better 

known as Aluminium Saltcake.  The saltcake was 

transported to the subject property from where it 

was crushed and three products are manufactured 

including; (1) Aluminium scraps (2) Brine 

(3)Aluminium slag or (NMP) ALOX. 

We explicitly highlight there are serval tonnes of 

‘Alox02’ product located in mounds at the rear of 

the sheds and the dust from the Alox02 product is 

spread over the whole site. 

Further, as a result of working with salt products such 

as the brine, much of the structure of the sheds has 

been corroded by rust. In the opinion of the Valuer 

the rust corrosion is severe and drastically reduces 

the useful life of the sheds. 

Lastly we note that there is a large amount of plant 

and equipment that has been transferred with the 

property and some of this equipment, although 

specialised has recently been sold on. 

In considering the valuation of this site we have 

considered the severe corrosion of the shedding 

and buildings, there low functionality to future 

alternative uses and the existence of the Alox02 

material.  We have considered the property as land 

value only, minus the cost to demolish and remove 

the existing structures and to remove/ cleanup the 

remaining Alox02 material.  We note that although 

the sheds and Alox02 material have some value in a 

specialised market, we have not considered there 

value herein. 

Tenancy Particulars: Vacant 

Land Area: 21,830m2 

Building Area: 3,540m2 
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Registered Proprietor: Estate Fee Simple  

Sole Proprietor; Alreco Pty Ltd of Level 1 20 Kings Park 

Road, West Perth WA 6005 via reference AH188481V 

29/04/2010. 

Zoning: Industrial 1 Zone administered by the City of Greater 

Geelong Planning Scheme 

Assessed Interest: 100% of the freehold interest subject to critical 

assumptions as noted in the report. 

Basis of Valuation: Current market value on the basis of vacant 

possession. 

Valuation Approach: Direct Comparison Approach & Capitalisation 

Approach 

Market Value: 

 

($960,000) Nine Hundred and Sixty Thousand dollars 

exclusive of GST  

Critical Assumptions:  

 We assume Alox02 is a non-hazardous material 

and can be disposed in a local land fill; 

 

 We assume the asbestos roof can be repaired/ 

replaced for a sum not exceeding that 

allowed for herein; 

 

 We assume the costs of demolition/ removal of 

corroded buildings do not exceed the amount 

allowed for herein; 

 

 We confirm we have undertaken this valuation 

on a land value only, assuming the 

improvements are now obsolete. 

  

Signature of Valuer:  

 
 

 Signature of Valuer/Director: on behalf of 

 Preston Rowe Paterson Geelong Pty Ltd 

 Gareth Kent, AAPI CPV #63378 
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1 Introduction 

PRP File Reference:  631573 

Client Reference: Valuation of 72-80 Buckley Grove, Moolap 3224 

Client Name:  Phil Cunningham 

Client Company:  Webster Dolilta Finance Ltd 

Client Address: PO Box 31, Ballarat, VIC 3353 

Client Telephone:  5337 0088 

Client Email:  kara@wdfinance.com.au 

Mortgagor/Borrower:  JLNOG Pty Ltd 

2 Instructions 

Date of Instruction: 13th May, 2016 

Property Address:   72-80 Buckley Grove, Moolap, Vic 3224 

Interest to be Valued: Freehold 

Basis of this Valuation: Market Value 

Purpose of Valuation: Market Valuation, Mortgage Valuation 

Special Instructions: Nil 

3 Date of Valuation 

Date of Valuation: 24th  May, 2016 

Date of Inspection:   24th  May, 2016 
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4 Risk Profile 

 

Market Low 
Low-

Medium 
Medium 

Medium-

High 
High 

 

Marketability; Moderate, given state of buildings. 

Market Activity; The market in Moolap industrial and commercial is active with 

a good amount of sales in recent times. 

Recent Market Direction; Steady; 

Market Volatility; Market volatility in this precinct is dependent on the wider 

economic conditions due to the type of business in the 

precinct; 

Stock Levels; Low; 

Selling Periods; Medium- Long. 

Likely Buyer Profile; Owner occupiers; 

Last Known Sale; We understand the property is under offer, we are unaware of 

the contract details. 

 

Asset Low Low-

Medium 

Medium Medium-

High 

High 

 

Highest and Best Use Re-development- current use obsolete. 

 

Occupancy/Cash Flow Low 
Low-

Medium 
Medium 

Medium-

High 
High 

 

Occupancy Status Vacant; 

Leasing Demand Medium; 

Letting Period Not tenantable; 

Cash Flow We do not believe the property to be tenantable in its current 

state. 

 

Asset Management 
Low 

Low-

Medium 
Medium 

Medium-

High 
High 

 

Asset Complexity The property is specialised industrial property and requires 

specialised management; 

Current Management We understand the MHM is mothballing the facility; 

Quality of Management The property is current vacant, we are unaware of a 

management plan; 

Physical Obsolescence The existing improvements are obsolete and corroded; 

Function Obsolescence  The function of the existing buildings is obsolete, due to the 

closure of Alcoa; 
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SWOT Analysis: 
 

Set out below is our analysis of the strengths, weaknesses, opportunities and threats (SWOT 

Analysis) for the subject property:- 

 

Strengths: 

 Well located within an established Industrial area; 

 Further development potential;  

 Large amount of plant and equipment has been left by the 

proprietor to the new purchaser, some specialised equipment is 

considered to be worth in the (hundreds of thousands). 

 Large allotment. 

 

Weaknesses: 

 Improvements are considerably corroded and in disrepair 

 Existence of large amounts of non-hazardous, material known as 

Alox02, we are unaware of its properties, however has been 

advised that it is not a hazardous material and can be used as 

clean land fill. 

 Previous uses are now obsolete due to the withdrawal of Alcoa. 

 Existence of Asbestos in a small portion of the roof and a section of 

this roof has collapsed. 

 

Opportunities:  Removal of Alox02, to allow a clean site. 

 Remediation/ demolition of the corroded and obsolete factories, to 

provide a new clean development site. 

 Redevelopment in line with new industrial uses. 

 

Threats  The Alox02, is not a well-known substance, we understand it is 

currently graded as non-hazardous. Should this change, this site 

becomes a highly contaminated site, with excessive clean-up. We 

recommend the lender make their own enquiries in this regard. 

 The current use is deemed obsolete, we have valued as land value 

only; 

 Global economic conditions, including the rise and fall of the 

Australian dollar have a sever impact on the viability of 

manufacturing and this has an impact on properties located in 

industrial/ manufacturing regions. 
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5 Brief Description 

The subject property comprises an “Industrial 1” zoned allotment of 2.183 hectares, located within 

a heavy industrial precinct of Moolap, nearby the ALCOA refinery and cheetham salt lakes.  The 

property was previously an industrial facility owned and operated by MHM Alreco, a 

multinational company associated with the secondary aluminium smeltering industry. 

 

The subject property comprises a large metal deck factory, constructed from 3 interconnecting 

industrial sheds of differing ages.  The shed on the southern side of the property is originally a large 

clear span engineering workshop with high clearance, estimated construction circa 1975. 

The middle section is a circa 1950’s saw tooth design factory with partial asbestos cladding, 

timber and steel framing and columns/ piers.   The third section of the factory is a circa 1980’s 

metal clad shed with a steel portal frame structure. Additionally a detached concrete block 

office building with staff amenities is located at the front of the property, along with a weigh 

bridge. 

 

The subject property was a plant utilised to process ‘White Dross’ or better known as Aluminium 

Saltcake.  The material was shipped from Alcoa Yenorra. Alcoa Yenorra dealt with Secondary 

Aluminium smelting where car engines, primary dross, aluminium trimmings, cans etc are 

smelted.  The process utilises SALT to reduce oxidation in the furnaces, the skimmings from the 

process is referred to as WHITE DROSS or better known as ALUMINIUM SALTCAKE. 

 

The Saltcake was transported to the subject property in Moolap, where the Salt Cake was 

crushed. 

Three products are manufactured. 

1. Aluminium Scraps 

2. Brine (Salt in water) after washing and separation 

3. Aluminium Slag, Non Metallic Product (NMP) and classed into Alox products. 

 

As a direct result in processing salt products a large amount of the exposed steel frame and 

building structures have been excessively corroded.  We also note that a large section of the 

asbestos roof has collapsed and broken asbestos pieces are found on site. 

 

Lastly, we note that there are large mounds of products, estimated at several thousand tonnes, 

at the rear of the property. 

 

We have requested further information as to identifying this compound and note that we have 

been advised by the applicant it is the Aluminium slag by product, known as Alox02.  

 

We have no experience with this product and cannot conclusively comment as to its 

Environmental significance or uses.  We have been advised by the applicant that Alox02 is a 

product utilised in Steel Manufacturing as an oxidise, Ceramic, Refractory and Road stabilisation 

as it has Pozolanic (Cementicious) properties.  Further, the material has an intended home after 

the site has been purchased. Alox02 can be used as a sand replacement in concrete, fire proof 

filler for doors and walls, pool stabiliser and also falls under our R & D claim.  We refer to the Alox02 

specifications attached within the appendices of this report. 

 

We also note that the subject property has a large amount of plant and equipment left by MHM 

Alreco, the equipment left on site is as follows; 

 

1. Diemme Filter press with capacity of 9 dry tons per press; 

2. 3 x Feeder bins that hold approximately 4m3 of material each; 

3. Trommel (for screening) that runs at 12tph; 

4. 2 x Impact (hammer) mills that runs at 12tph; 

5. Scalper (effectively a vibrating screen with 100mm screens) that runs at 12tph; 

6. 2 x Autogenous mills that runs at 12 tph (only one currently in service); 

7. Vibrating screen that runs at 12tph; 

8. 60m3 agitating tank; 

9. Rotating thermal 10GJ (gas) dryer that runs at 12tph; 

10. Cooling screw (water jacket). 
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11. Small rotating thermal (gas) dryer that runs at 1tph 

12. Triple deck screen that runs at 10 tph 

13. Impact mill (hammer) runs at 10 tph (this unit is run down) 

14. Barmac that runs at around 10tph 

15. Sieving plant (sieves material at 250um) that runs at about 1tph  

16. Clarifier with capacity of approximately 35m3 capacity 

17. 4 x Dewatering screws that run at 6tph 

18. Holding hopper with 35m3 holding capacity 

19. Weighbridge for standard and B-double trucks 

 

We have been advised by the applicant that arrangements to sell a large number of the above 

equipment has been made, however we are not plant and equipment valuers, therefore have 

not considered the value of the above equipment within this assessment. 

 

For the purpose of this assessment, noting that the its previous use is now considered obsolete, we 

have considered the value of the land only and made appropriate adjustments to allow for the 

demolition and removal of all buildings.  Further, we have made allowance for the removal of the 

mounds of Alox02, estimated at approximately 10,000 tones, as landfill only. 

 

Lastly, we have made an allowance for the removal and disposal of the asbestos roof, a 

hazardous material space and a site scrap to remediate the site to a land only allotment.  

 

We note that we have not been provided with costs to demolish, remediate or dispose of any of 

the building materials or alox material, and have relied upon the costing provided within the 

‘Australian Construction Handbook’ edition 34 (Rawlinsons), to arrive at these costs, estimates 

where appropriate we have taken a conservative approach to applying these costs. 

 

As to the large amount of plant and equipment, we have assumed these have some further 

value as either scrap metal or alternative uses, and hence have not made any deductions for 

their removal. 

 

In our opinion, as a large industrial 1 zoned site, offered as land value only, the property would be 

highly marketable to a wide market place. 

 

 

Photographs 

  
Front Side 
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Factory Factory  

  
Factory Factory  

  
Factory Factory  
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 Factory 

  
Factory Side of Factory 

  
Storage  Lunch Room 



 

 

Commercial Report 

 

 
PRP Ref:  631573               

72-80 Buckley Grove, Moolap, Vic 3224 

 8 
 

  
Reception  Male Amenities  

  
Rear Office  Hardstand area 

  
Office  Canopy  
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Waste  Waste 

  
Factory Factory  

  
Factory Rear view  
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6 Location 

Physical Location: 

 

The subject property is located on the eastern side of Buckley Grove within the Industrial prescient 

of Moolap. The nearest cross street is Point Henry Road. The subject property is located 

approximately 7 kilometres to the east of the Geelong Central Business District. 

 

 
                   Sourced: http://www.melway.com.au/online-maps 

 

Surrounding Development: 

 

Surrounding development is generally industrial in nature comprising a mixture of industrial 

improved properties for businesses such as bulky goods warehousing, transport depots and 

distribution warehouses.    We note that the previous Alcoa refinery is located only 3 kilometres to 

the North, within the same industrial precinct. 

 

Proximity to Amenities and Services: 

 

The property has access to the following amenities:  

 

Public transport: There is a regular bus service operating on Geelong -Portarlington Road 

providing public bus transport to the Geelong Central Business District 

and surrounding Geelong suburbs. 

 

Shops: Local shopping facilities can be found at Newcombe Central Shopping 

Centre located approximately 3 kilometres to the south-west of the 

subject with further shopping facilities found within the Geelong CBD.  

 

Major transport routes: The subject property is located within close proximity to Geelong -

Portarlington Road, providing vehicular connection to the Princes 

Highway and other major transport linkages. 
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7 Land Description 

Land Dimensions: 

 

A more precise understanding of the land’s dimensions and areas can be obtained from the Title 

Plan which is replicated below:- 
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The land is briefly described as follows:- 

 

Parcel Frontage 

(metres) 

Depth 

(metres) 

Rear 

(metres) 

Area of Parcel 

(sqm) 

Shape 

1 82.60 264.71 100.58 21,830 Irregular  

 

Topography: 

 

The subject site is generally level in surface contour and appears to be adequately drained of 

storm and surface water.  

 

Roads:  

 

Buckley Grove, Moolap is a fully constructed, bitumen sealed road, with graded earthen 

channels. 

 

Access: 

 

Access to the property is via two concrete crossovers from Buckley Grove. 

 

Services:   

 

The usual utility services are available and connected to the subject property including: -  

electricity, natural gas, tank water, sewerage, telephone and town water. 

 

We note that a large high transmission easement dissects the rear of the subject property. 

 

Contamination; 

 

We reiterate our previous comments and note that the site has approximately 10,000 tonnes of a 

product known as Alox02, which is a by-product of the previous use of the site.   

Further the valuer has sighted large amounts of broken asbestos in an area where the roof has 

collapsed inside the factories. 

 

We have no experience with the substance Alox02 and cannot verify if the substance is 

considered hazardous or not, we recommend the lender make their own investigations in this 

regard and as a Valuer, we can only report its presence. 

 

We note however, that Asbestos is considered a hazardous substance; we have made 

allowance for the removal and disposal of this hazardous material herein. 

 

Lastly, a large amount of the steel structures of the buildings are excessively corroded, we are not 

structural engineers, and however in our opinion the corrosion is severe enough to consider the 

buildings obsolete. We have also made allowances for demolition and removal of these 

structures. 

 

 

Historical use:  The property was previously used in the processes of 

aluminium ‘White Dross’, owned and operated by MHM 

Alreco. 

 

Location to Noxious Industry: The site is within 3 kilometres of the previous Alcoa refinery, 

200 metres of the Geelong Waste Transfer station and is 

within an industrial precinct known for noxious industries. We 

note that a large high transmission easement dissects the 

rear of the subject property. 
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Underground tanks or  

evidence of soil contamination: We did not site any underground chemical or fuel storage 

tanks. We note that the processes involved in the previous 

uses, to our knowledge, did not involve large amounts of 

liquid chemicals. 

 

Hazardous materials: Alox02 – there is approximate 10 tonnes of this product on 

the site, however we have been advised it is not hazardous, 

not being experts in this field we cannot verify if it is or is not 

hazardous and recommend the lender make their own 

inquiries.  

  

 We highlight that part of the roof of the industrial sheds are 

made from Asbestos, and note that a large section of this 

rood has caved in, leaving a large amount of broken 

asbestos. We recommend clean-up of this broken asbestos 

as an urgent OH&S issue. 

 

EPA Register: The site is not listed on the Environmental Protection 

Authority (EPA) Priority Sites Register. 

 

 

Site Identification:   

 

We have positively identified the subject property from our physical inspection with reference to 

the Plan of Subdivision.  

 

Site Description - Environmental Risks  

 

You acknowledge that We have endeavoured to comment on all areas of Environmental 

concern based on Our superficial inspection of the property.  An actual environmental audit may 

reveal matters that affect Our valuation herein that were not readily discernible at the time of 

inspection.  In such an event, We reserve the right to reconsider our Valuation figure herein;  

 

You acknowledge and recognise that We are not expert in identifying environmental hazards 

and compliance requirements affecting properties.  We have, however, endeavoured to 

superficially identify all matters of environmental concern and the effect they might have on the 

value of the property.  However, We will not be held liable nor responsible for any failure to 

identify all such matters of environmental concern and the impact, which any environmental 

related issue has on the property and its value including loss arising from site contamination; or the 

non-compliance with any environmental laws; or costs associated with the clean up of a property 

in which an environmental hazard has been recognised, including action by the relevant 

Environmental Protection Authority to recover clean up costs pursuant to the relevant 

Environmental Protection Act.  
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8 Title Details 

Title details are summarised as follows:- 

 

DESCRIPTION LOT PLAN VOLUME 

BOOK 

FOLIO 

Freehold 1 581001R 09153 184 

 

Registered Proprietor: Estate Fee Simple Sole Proprietor; Alreco Pty Ltd of Level 1 20 

Kings Park Road, West Perth WA 6005 via reference 

AH188481V 29/04/2010  

Encumbrances: Mortgage to Alcoa of Australia Ltd via reference AH600196C 

dated 08/11/2010. 

Easement 2- There is a power supply easement running 

adjacent to the properties northern boundary alignment 

with a width of 92.90 metres.  

Any encumbrances created by Section 98 Transfer of Land 

Act 1958 or Section plan se out under Diagram Location 

below. 

Title Search: We have relied upon Certificate of Title dated 17/05/2016 

Assumptions We have relied on a copy of title, which we have searched 

on (17/05/2016) should any notations have been placed on 

title since the date of search which defect the Valuation or 

Valuation Services We reserve the right to reconsider our 

valuation findings herein.  

This valuation has been prepared on the understanding that 

no notations encumbrances, easements, rights of way or 

encroachments exist by or on the subject property other 

than those set out in title details or detailed herein. 
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9 Statutory Assessment 

Land Value: $ 780,000 

Improved Value $ 1,920,000 

Net Annual Rental $ 173,300 

Base Date: 01/01/2014 

10 Planning 

Town Planning details, which we have obtained from online source, are summarised as follows:- 

 

Local Government Area: City of Greater Geelong  

Zoning: 

“Industrial 1 Zone” Confirmed by Online reference to local planning 

scheme the main purpose of this overlay is to;  

 To implement the State Planning Policy Framework and the 

Local Planning Policy Framework, including the Municipal 

Strategic Statement and local planning policies.  

 To provide for manufacturing industry, the storage and 

distribution of goods and associated uses in a manner which 

does not affect the safety and amenity of local 

communities. 

Planning Scheme: 
Planning scheme administered by the City of Greater Geelong 

Planning Scheme 

Planning Overlays: 

“Design and Development Overlay” (DDO)the main purpose of this 

overlay is to;  

 To implement the State Planning Policy Framework and the 

Local Planning Policy Framework, including the Municipal 

Strategic Statement and local planning policies. 

  To identify areas which are affected by specific 

requirements relating to the design and built form of new 

development. 

Permissible Land Uses: Industrial Uses 

Land Use Conformity: Conforms with the zoning 

Development Consents: 

We have not been provided with a copy of any planning permits for 

the subject property; however we have assumed that all necessary 

permits have been obtained. 

Heritage Notations: Is not listed on any Heritage Registers 

Assumptions  

 You acknowledge that information has been obtained verbally 

from representatives of the City of Greater Geelong LGA or the 

Council’s web site and this valuation is issued on the understanding 

that such information is correct. The Town Planning information 

should be checked by You by the obtaining of the relevant 

certificate from the Planning Consent Authority. We will not assume 

any liability or negligence for our reliance on the Local Authority's 

verbal advice or information obtained from its web site.  
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11 Improvements 

General Description: 

 

The main sheds on the subject property have been constructed in three stages.  The largest and 

tallest shed is located on the southern side of the property and appears to have been 

constructed originally as an engineering factory.  This building has portal and truss framing, metal 

cladding and concrete pier foundations.  We note that this building is severely corroded around 

the piers and bolts. 

 

The second shed and oldest is located in the middle, and is interconnected to both the southern 

and northern sheds.  A circa 1950’s saw tooth design with asbestos roof metal cladding with steel 

piers and truss framing and concrete pier foundations. 

 

The third shed is located towards the northern side of the property and is interconnected with the 

older, middle shed.  A circa 1980’s construction it has a steel portal frame, metal cladding and 

clear strip lighting. This shed is also corroded, although not as badly as the southern shed.  

Attached to the northern side of this factory is a fourth, smaller metal clad shed utilised as a 

workshop, this has a lockable sliding door, metal cladding and steel frame. 

 

Additionally a metal deck canopy is attached to the rear providing coverage for loading the 

Alox02.  A concrete block office and admin building is situated at the front of the property 

providing offices, showers, toilets, tea room and  office appear to be in good condition. Lastly, 

and as a more recent addition a weigh bridge is located on the northern ingress of the site. The 

weigh bridge is substantial and has electronic measuring system. 

 

Floor Area:  

 

The approximate Gross Lettable Area in accordance with the Property Council of Australia’s 

method of Measurement is as follows: - 

 

DESCRIPTION GROSS LETTABLE AREA M2 (APPROX.) 

Industrial Factory 3,518 m2 

Workshop 202 m2 

Admin/ Offices 185 m2 

 

Design: 

 

The design of the subject property includes a functional layout for its indented purpose.  

 

Construction: 

 

CONSTRUCTION TYPE CONSTRUCTION MATERIAL 

Foundation Concrete piers 

Floor Reinforced concrete slab 

External Walls Metal Deck 

Roofing Metal Deck/ asbestos 

Windows Steel frame 
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Accommodation: 

 

Factory: three open factories, interconnected to provide a large plant. 

 

Office Component: entry, reception, (3) individual offices, toilet amenities, change room, shower 

room, lunch room, kitchenette and laboratory.  

 

Admin area: Three (3) offices. 

  

Finishes: 

 

Exposed concrete floors throughout.  

 

 

Plant and Equipment: 

 

EQUIPMENT TYPE EQUIPMENT DETAILS 

Air Condition Reverse cycle air-conditioning  

Fire Services Fire extinguisher 

Security System Nil 

Emergency Lighting Illuminated Exit Signs 

 

We note that the site also includes the following plant and equipment, however note it not been 

considered in this valuation; 

 

1. Diemme Filter press with capacity of 9 dry tons per press 

2. 3 x Feeder bins that hold approximately 4m3 of material each 

3. Trommel (for screening) that runs at 12tph 

4. 2 x Impact (hammer) mills that runs at 12tph 

5. Scalper (effectively a vibrating screen with 100mm screens) that runs at 12tph 

6. 2 x Autogenous mills that runs at 12 tph (only one currently in service) 

7. Vibrating screen that runs at 12tph 

8. 60m3 agitating tank 

9. Rotating thermal 10GJ (gas) dryer that runs at 12tph  

10. Cooling screw (water jacket) 

11. Small rotating thermal (gas) dryer that runs at 1tph 

12. Triple deck screen that runs at 10 tph 

13. Impact mill (hammer) runs at 10 tph (this unit is run down) 

14. Barmac that runs at around 10tph 

15. Sieving plant (sieves material at 250um) that runs at about 1tph  

16. Clarifier with capacity of approximately 35m3 capacity 

17. 4 x Dewatering screws that run at 6tph 

18. Holding hopper with 35m3 holding capacity 

19. Weighbridge for standard and B-double trucks 

 

Other Buildings and Improvements: 

 

Other improvements include: Cyclone mesh boundary fencing, concrete hard stand area and 

concrete driveway. 

 

NABERS Rating: 

 

The property has not been NABERS rated 
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12 Age and State of Repair 

Age of Improvements: 65 years 

State of Repair of Improvements: Poor 

Recommended Repairs: 

See comments; due to the large amount of corrosion 

within the existing structures we have valued the property 

as land only, minus demolition and removal of the 

existing structures, for first mortgage security purposes. 

Estimated Cost of Repairs: N/A 

13 Overview of Leases 

General Lease Terms and Conditions:  

 

The subject property was vacant at the time of inspection with no lease covenant held over the 

property. 

 

14 Sales and Rental Evidence 

Sale History – The Subject Property: 

 

We have not been provided a copy of the current sales contract, we note that from verbal 

discussions the contract is still being negotiated and is not considered arms length. 

  

Sales Evidence: 

 

Sales evidence, which we have considered, is summarised below:- 

 

Sale Date Address Sale Price Land Area 

(m²)/  

Rate per 

m²  

Gross 

Lettable 

Area/ 

Rate per m²  

Yield (%) 

April 2015 401 Portarlington 

Road, Moolap 

$1,700,000 10,000m2 

$170/m2 

3,000m2 

$567/m2 

Vacant 

Possession 

Comments: Comprises an industrial, steel portal framed, metal deck clad warehouse, hardstand 

loading dock and canopy and an office component of 145m2. Additionally the property 

comprises full amenities, ample power, seven roller doors at 4 and 2.5 metre clearances, double 

street frontages, drive through access, roof clearance of 7 metres at apex and 5 metres at the 

wall. The allotment is zoned “Industrial 1”.  The property comprises 3,000m2 of floor area on a 1.00ha 

allotment. 

Analysis; 

Improvements 3,000sqm @ $ 250 $750,000 

Land Value 10,000 sqm @ $95 $950,000 

Total  $1,700,000 
 

Comparison: Superior lettable area, similar sized allotment, similar location, slightly superior quality 

improvements, access and exposure. Considered overall superior.  
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Sale Date Address Sale Price Land Area 

(m²)/  

Rate per 

m²  

Gross 

Lettable 

Area/ 

Rate per m²  

Yield (%) 

Sept 2014 30 Buckley Grove, 

Moolap 

$1,050,000 20,020m2/ 

$52/m2 

3,533m2/ 

$297/m2 

Vacant 

Possession 

Comments: Comprises three (3) industrial sheds. Shed 1 comprises a large, metal clad, steel 

framed industrial factory built circa 1975 with several offices and bathroom and kitchen amenities, 

shed 2 comprises a corrugated galvanised iron clad shed with canopy and adjoining brick veneer 

office and kitchen and bathroom amenities, shed 3 comprises a corrugated galvanised iron clad 

shed with canopy.  This property was previously used as storage for Alcoa and is in poor condition.   

Analysis; 

Improvements 3,533 sqm @ $ 0 $0 

Land Value 20,020 sqm @ $52 $1,050,000 

Total (rounded)  $1,050,000 
 

Comparison: Larger allotment with inferior quality improvements. Overall inferior.  

Feb 2015 42-50 Buckley Grove, 

Moolap 

$1,000,000 20,238m2 

$49/m2 

1,043m2 

$958/m2 

5.5% 

Comments: The subject property comprises an industrial parcel of 2.02 hectares located within an 

Industrial 1 zone, in an area known as Moolap. The property is improved by an industrial 

warehouse and associated office/amenities, currently leased to Syntell Pty Ltd.  The warehouse 

comprises a timber framed, clear span warehouse with 4.9 metre clearance. The subject property 

was sold subject to an approved two lot subdivision in accordance with the endorsed plans, 

permit number 190/2012.  In the proposed subdivision the existing improvements will be situated on 

proposed lot 1 comprising 5,455m2 with 50 metre frontage to Buckley Grove, Moolap.  Proposed lot 

2 will comprise 1.478ha of vacant industrial 1 zoned land with 50.58 metre frontage to Buckley 

Grove, Moolap.  We explicitly highlight that high tension, electricity easement dissects the rear 

boundary of the property.  It appears this has been in existence for many years and has not 

adversely affected the use of the property as industrial warehousing.  Sold with a lease in place, 

passing rental of $55,000 pa plus GST. 

Analyisis; 

Improvements 1,043 sqm @ $ 0 $0 

Land Value 20,238 sqm @ $49 $1,000,000 

Total (rounded)  $1,000,000 
 

Comparison:  Overall comparable, and site, buildings were an encumbrance on this site and 

detracted from the value. 

April 2015 61-65 Buckley Grove, 

Moolap 

$670,000 6,070m2/ 

$110/m2 

285 m2/ 

$2,350/m2 

Vacant 

Possession 

Comments: Comprises a regular, 1.5 acre parcel (6,070 sqm), located on the western side of 

Buckley Grove within the industrial 1 precinct of Moolap.  The property has a single storey metal 

clad shed circa 1975 with internal double storey office, gravel onsite parking and cyclone mesh 

fencing to boundary alignments. The factory/ shed is low clearance with manual slide door to the 

north and pedestrian entrance to the east side, being approximately 285 sqm in size. Sold vacant 

possession.  

Analysis; 

Improvements 285sqm @ $ 250 $71,250 

Land Value 6,070 sqm @ $98 $666,110 

Total (rounded)  $670,000 
 

Comparison: Overall smaller facility, smaller land, similar location. Should represent a higher rate 

due to ratios of size. 
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Sale Date Address Sale Price Land Area 

(m²)/  

Rate per 

m²  

Gross 

Lettable 

Area/ 

Rate per m²  

Yield (%) 

Sept 2015 32-40 Buckley Grove, 

Moolap 

$1,300,000 20,234m2 

$64/m2 

2,266 m2 

$574/m2 

Vacant 

Possession 

Comments: Comprises an industrial parcel of 20,234 metres located within an established Industrial 

area of Moolap. The property is improved by two (2) industrial steel framed high clearance metal 

clad warehouses circa 1995 & 2005, one of which has associated office/amenities.  The property 

upon the date of sale was vacant.  The valuer highlights that the combined area of the 

warehousing only covers a third of the overall site, therefore we note that due to the large portion 

of underutilised land present the subject property has further development potential. Lastly we 

note the property is subject to a high tension power easement over the rear boundary. 

Analysis; 

Improvements 2,266sqm @ $ 145 $328,570 

Land Value 20,234 sqm @ $47 $950,998 

Total (rounded)  $1,300,000 
 

Comparison: Overall comparable, as a vacant site, before adjustments. 

April 2015 361-363 Geelong- 

Portarlington Road, 

Moolap 

$1,410,000 28,100m2 

$50/m2 

N/A Vacant 

Possession 

Comments:  A vacant battle axe parcel of industrial 1 zoned land, having frontage to Geelong- 

Portarlington Road. 

Comparison: Overall Inferior due to access and lack of frontage. 

Nov 2015 18-30 Point Henry 

Road, Moolap 

$1,201,500 13,193m2 

$91/m2 

707m2 

$1,699/m2 

Vacant 

Possession 

Comments:  The subject property comprises a 1.39 hectare industrial parcel, being utilised as a depot and 

head office for two companies, the first being ‘Go Traffic management’’ and the second being ‘Bellerine Tree 

Services’.   The property is improved by a three storey brick office, attached to a corrugated iron shed, with the 

majority of the land utilised for vehicle parking. The south west corner of the allotment is utilised for the storage 

of wood chips.  Owner occupied sold on vacant possession. 

Analysis; 

Improvements 707sqm @ $500  $353,500 

Land Value 13,193 sqm @ $64 $844,352 

Total (rounded)  $1,201,500 
 

Comparison: Overall smaller site, smaller factory. Similar location. 
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Following is a graphical interpretation of our sales evidence:- 

 

 

 

 

 

Our analysed sales evidence indicates a value range of $47-$98 psm of unimproved land value. 

We note that the sales are all from within the same Industrial precinct as the subject and 

considered highly comparable with regard to location characteristics, however the higher end of 

the range includes those properties with exposure to Geelong-Portarlington Road, which is a 

premium location.  The majority of the sales indicate a land value of between $47-$64 psm. For 

the purpose of this assessment we have adopted $65 psm over the subject parcel, as 

if unimproved. 
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15 Valuation Approach 

Introduction: 

 

To consider the valuation of the subject property we have adopted the Direct Comparison 

Approach to establish the Highest and Best Use Market Value.  The Valuation approach involves 

comparing the subject property to comparable sales on a rate per square metre basis and 

making appropriate deductions for the demolition and removal of the buildings, the Alox02 

material and disposal of the asbestos along with hazardous material. 

 

Direct Comparison Approach: 

 

Our analysed sales evidence indicates a value range of $47-$98 psm of unimproved land value. 

We note that the sales are all from within the same precinct as the subject and considered highly 

comparable in location characteristics, however the higher end of the range includes those 

properties with exposure to Geelong-Portarlington Road, which is a premium location.  The 

majority of the sales indicate a land value of between $47-$64 psm. For the purpose of this 

assessment we have adopted $65 psm over the subject parcel, as if unimproved. 

 

We have then made the appropriate deductions as follows; 

 

1- Demolition and removal of the existing corroded buildings 

2- Removal and disposal as land fill, the 10,000 tonnes of Alox02 material 

3- Removal and disposal of Asbestos roof 

4- Profit and Risk 

 

Our Calculations are as follows; 

 

Direct Comparison Approach   

Land Area – 21,830 Value rate psm @ $65 $1,418,950 

Demolition and removal of debris  Build area – 3,540 Cost rate @ $44.50 ($157,530) 

Removal and disposal of asbestos 

Portion of roof asbestos – 785 sqm 

Cost rate @ $40 psm ($31,400) 

Removal and Disposal of Alox02  10,000T @ $10 / tonne ($100,000) 

Profit and Risk 15% ($169,503) 

Subtotal Value  $960,517 

Adopt for practical purposes  $960,000 

 

Insurance Replacement Cost: 

 

To consider our estimate of Insurance Replacement Cost we have: - 

 

 Estimated the appropriate replacement cost of the existing improvements based on 

reliable current building cost guides; 

 Included a contingency allowance, an estimate for professional fees and cost loadings 

where applicable; 

 Included an allowance for demolition costs and removal of debris. 

The sum of the above amounts represents the insurance replacement cost estimate for the 

subject property which is in the sum of $4,300,000 exclusive of GST. 

 

We specifically note that our assessment excludes building cost escalation during the policy 

period and any planning/approval and building period. It also excluded any loss of 

rental. 
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16 Goods and Services Tax Approach 

We have adopted the following approach to valuation apropos Goods and Services Tax: - 

 

Irrespective of whether or not the Lessee is required to pay Goods and Services Tax over and 

above rental and outgoings payments under their lease we have assumed, for valuation 

purposes, that the Lessor would charge Goods and Services Tax over and above rental and 

outgoings for the Taxable Supply and that the Lessee, would obligingly pay the GST and recover 

an appropriate Input Tax Credit; and 

 

With regard to the sale implied in our valuation herein we have assumed that : - 

 

That GST would payable over and above our valuation amount herein. (In this case we have also 

assumed that the implied purchaser would be registered for GST, happily pay the GST over and 

above the purchase price and claim an appropriate Input Tax Credit). 

17 General and Market Commentaries 

Local Property Climate for This Class of Property: 

 

The subject property is located in a precinct, previously associated with the now closed Alcoa 

facility on Point Henry.  Many of the surrounding buildings were used in supportive industries such 

as the subject properties previous uses.  On average the land allotments in this precinct are much 

larger than other traditional industrial areas.  We note that as Alcoa slowed down and shed staff, 

many of these supportive industries closed or left Geelong, and many have been vacant 

industrial facilities for some time.   However; we have seen in recent times, a surge to buy and 

utilise these large sites for alternative uses, with the predominant use being allied to the treatment 

of waste and the creation of fertilisers.  This is creating a new market for this precinct, and 

providing a new lease of life to the old, obsolete industrial facilities.  We note that nearly every site 

in Buckley Grove has transacted within the last 4 years, all being purchased for these 

environmental industries. 

 

We note that the climate for this property type is still very soft and although there is a new industry 

taking place of old, they are doing so, due to the low values associated with these obsolete sites.   

 

Potential Marketability and Market Timing: 

 

We are of the opinion that a fair and reasonable selling period would lie in the order of 18-24 

months assuming an aggressive marketing campaign and satisfactory advertising budget. 

18 Definitions 

MARKET VALUE is defined as the estimated amount for which a property should exchange on the 

date of valuation between a willing buyer and a willing seller in an arm’s length transaction after 

proper marketing wherein the parties had each acted knowledgeably, prudently and without 

compulsion.1 

  

                                                           
1 As defined by the API in the Information Paper IPE 3, issued on 12 December 1993 - Section 1 Market Value. 
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19 Terms and Conditions 

Explanation  

 

1. The following terms and conditions are the standard terms and conditions that apply to all 

Valuations or the Valuation Services or consultancy services and Services provided by 

Preston Rowe Paterson Geelong Pty Ltd  

 

2. These terms and conditions form part of the appointment of Preston Rowe Paterson 

Geelong Pty Ltd by the Client to provide the Services.  

 

3. Preston Rowe Paterson Geelong Pty Ltd and its valuers are members of a Limited Liability 

Scheme in the meaning of the Professional Standards Act 1994.   

 

4. The Valuation and all Valuation Services are provided by Preston Rowe Paterson Geelong 

Pty Ltd subject to these Terms and Conditions;  

 

Definitions  

 

5. The following definitions apply to these Terms and Conditions and the provision of our 

Valuations, Valuation Services and Services:-  

 

“Client" shall mean Webster Dolilta Finance Ltd  

 

‘Confidential information’ means information that:  

 

(a)  Is by its nature confidential;  

 

(b)  Is designated by Us as confidential;  

 

(c)  You know or ought to know is confidential; and  

 

(d)  Includes, without limitation:  

 

(i)  Information comprised in or relating to any of Our intellectual property in the Services or 

any reports or certificates provided as part of the Services; and  

 

(ii) The Quotation which We have provided to You.  

 

‘Date Of Valuation’ means, in relation to any Valuation, Valuation Services, Services or 

consultancy services or advice, the date of preparation of our report or the specific date 

as at which our opinions are stated to apply (the Relevant Date).  

 

‘Director’ means a Director noted on the Australian Securities and Investment Companies 

(ASIC’s) records for Preston Rowe Paterson Geelong Pty Ltd  

 

‘Fee’ means the amount agreed to be paid for the Services by You as set out in the 

Quotation.  

 

‘Limited Liability Scheme’ means a scheme pursuant to the Professional Standards 

Legislation in the State of Victoria  

 

‘Parties’ means You and/or Us as the context dictates.  

 

‘Quotation’ means the written quote provided by Us in relation to the Services.  

 

‘Relevant Date’ means the specific date that our opinion is stated to apply where we are 

instructed to value at a specific date other than the date of inspection.   

 

‘Services’ means the Valuation, Valuation Services, asset management, 
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property management, facilities management or consultancy services or advice  

provided by Us pursuant to these Terms and Conditions and the Quotation.  

 

"Valuation" shall include a Valuation, Valuation services, or feasibility study, made or given 

in relation to any real or personal property, freehold or leasehold property, asset, liability or 

item or items of plant and machinery, proposed development, infrastructure, carbon, 

water or native title property right, business, fixtures, fittings or other property;  

 

“Valuation Services", shall include any oral or written advice, opinion, recommendation or 

statement communicated to the Client by Us consequent upon or incidental to the 

request for a Valuation;  

 

“Valuer” means the individual valuer that has undertaken the valuation or valuation 

services;  

 

‘We’, ‘Us’, ‘Our (s)’ means Preston Rowe Paterson Geelong Pty Ltd , our employees, 

contractors, servants and agents;  

 

‘You’, ‘Your’ means the Client engaging Us to perform the Valuation, Services or Valuation 

Services;  

 

Quotation  

 

6. Prior to commencing work We will provide you with a Quotation that sets out who the 

report is for; the purpose for which the report is being prepared and the fee to be 

charged.  You agree that:  

 

(a)  you will not use any advice we provide for any purpose other than as stated in the 

Quotation;  

 

(b)  you will not pursue any claim against Us for any loss you suffer because you have used 

Our advice for any other purpose;  

 

(c)  you will keep this report confidential, unless otherwise agreed by Us in writing; and   

 

(d)  you will indemnify Us in relation to any loss suffered by a third party that relies on Our 

advice without first receiving our written consent to do so.   

 

Your Obligations  

 

7. You agree that:  

 

(a)You will not use any advice We provide for any purpose other than as stated in the 

Quotation;  

 

(b)You will not pursue any claim against Us for any loss You suffer because You have used 

Our advice for any other purpose;  

 

(c)You will keep this report confidential, unless otherwise agreed by Us in writing; and  

 

(d)You will indemnify Us in relation to any loss suffered by a third party that relies on our 

advice without first receiving Our written consent to do so.   

 

8. You warrant that the instructions and subsequent information supplied by You contain a 

full and frank disclosure of all information that is relevant to Our provision of the Valuation, 

Valuation Services or Services.  You also accept all risk and any loss that might occur 

should you withhold any relevant information from Us.  

 

9. You warrant that all third party expert or specialist reports provided to Us by You for the 

purpose of Us providing the Valuation, Valuation Services or Services are 
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provided with the authority of the authors of those reports.  

 

10. You authorise and licence Us to incorporate Your intellectual property within Our report(s).  

 

11. The Valuation and all Valuation Services are provided by Us solely for the use of the Client. 

You will not release any part of Our valuation or consultancy report or its substance to any 

third party without the written consent of one of Our Directors.  Such consent will be 

provided at Our absolute discretion and on such conditions as We may require including 

that a copy of these Terms and Conditions must be provided to such third party. This 

clause shall not apply to persons noted as recipients in Your prior instruction to Us or in the 

Quotation provided.  You are obligated to provide any such recipient with a copy of these 

Terms and Conditions.  

 

12. If You release any part of the valuation or consultancy advice or its substance with Our 

written consent, You agree: a) to inform the other person of the terms of our consent; and 

b) to compensate Us if You do not do so.  We have no responsibility to any other person 

even if that person suffers damage as a result of any other person receiving this Valuation, 

Valuation Services, Services or consultancy advice.  

 

13. You are agree that We do not and will not assume any responsibility to any person other 

than the Client for any reason whatsoever including, without limiting the generality of the 

foregoing, for breach of contract, negligence (including negligent mis-statement) or wilful 

act or default of itself or others by reason of or arising out of the provision of the Valuation, 

Valuation Services or Services and notwithstanding that any damages have been suffered 

or incurred by that person as a result of the provision of this Valuation or those Valuation 

Services to the Client or the use of either of them (or any part of either of them) by the 

Client for any purpose whatsoever;  

 

14. You must pay our Fees within 14 days of the date of a correctly rendered invoice, unless 

otherwise dealt with in the Quotation. Fees that remain unpaid for a period of 30 days or 

more will attract an administration charge of 2% of the total of the invoice calculated per 

month or part thereof.    

 

15. You agree that We reserve the right to reconsider or amend the Valuation, Valuation 

Services, Services or consultancy advice, or the Fee set out in Our Quotation to You, if we 

identify information or facts that were not provided to Us in the at the time of quoting that 

reveal that the task is much greater than we initially anticipated from the information you 

provided.  In such circumstances, once We have identified additional issues that 

necessitate additional work, we will advise you of the additional fees for additional time 

required to complete the task.  

 

16. You agree that neither the whole nor any part of Our Valuation or the substance of any of 

Our Valuation Services or Services may be communicated to any third party (whether by 

way of inclusion in a document, circular, statement, prospectus, Product Disclosure 

Statement (PDS), public offer document or otherwise) without first obtaining the written 

consent of one of Our Directors. Neither the whole nor any part of Our valuation report or 

Valuation Services report or any reference to it may be included in any published 

document, circular or statement, prospectus, Product Disclosure Statement (PDS), public 

offer document, nor published in any way, without written approval by one of Our 

Directors as to the form and context in which our Valuation or Valuation Services may 

appear. Notwithstanding the foregoing, the Client agrees that in the event that it does 

communicate to a third party the whole or any part of this Valuation or the Valuation 

Services it shall also communicate to that third party these Terms and Conditions.  

Furthermore You agree to indemnify Us in the event of any failure so to do;  

 

17. You agree that every right, immunity, exemption and limitation or liability in these terms 

and conditions shall continue to have its full force and effect in all circumstances 

notwithstanding any breach of contract or the Terms and Conditions hereof by Us or any 

person entitled to the benefit of these Terms and Conditions;  
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18. You agree that if any provision or any part of a provision hereof is unenforceable for any 

reason whatsoever, such unenforceability shall not affect any other part of such provision 

or any other provision of these Terms and Conditions;  

 

19. You will only use the valuation or valuation services for the specific purpose stated by us.  

You agree that you will not use the valuation or valuation services for any other purpose, 

unless you have our expert's written consent to do so.   

 

Intellectual Property  

 

20. All Our intellectual property contained within any advice We provide, remains Our 

property.  We only grant you licence to use Our intellectual property to carry out the 

purpose for which the advice was provided  

 

Valuation only for First Mortgage Security  

 

21. Where the Services are provided for mortgage purposes, You agree that You will not use 

the Valuation or Valuation Services report where the property:-  

 

a)  is used as security other than by first registered mortgage;  

 

b)  is used as part of a group of securities (except where the property forms part of a trust); 

or  

 

c)  is used as security for more than one loan.  

 

22. Any wavier of this requirement must be approved in writing by one Our Directors.   

 

23. We will not accept any liability or responsibility to second or subsequent mortgagees 

whom have not instructed Us;  

 

Length of Time Our Valuation or Valuation Services can be relied upon  

 

24. Our Valuation and or Valuation Services are current at the Date of Valuation only. The 

value assessed in Our Valuation or Valuation Services Report may change significantly and 

unexpectedly over a relatively short period of time (including as a result of general market 

movements or factors specific to the particular property). We do not accept liability for 

losses arising from such subsequent changes in value. Without limiting the generality of the 

above comment, We do not assume responsibility or accept any liability where the 

valuation is relied upon after the expiration of ninety (90) days from the date of the 

valuation, or such earlier date if you become aware of any factors that have any effect 

on the valuation. Notwithstanding the above You accept that our Valuation and or 

Valuation Services are current as at the Date of Valuation only and no representation or 

warranty is made as to the future value of the property.  

 

Obligation for Prudent Lending Practises – Lender Client  

 

25. This valuation is prepared on the assumption that the lender as referred to in the valuation 

report (and no other), may rely on the valuation for mortgage finance purposes and the 

lender has complied with its own lending guidelines as well as prudent finance industry 

lending practices, and has considered all prudent aspects of credit risks for any potential 

borrower, including the borrower’s ability to service and repay any mortgage loan. Further, 

the valuation is prepared on the assumption that any such lender is providing mortgage 

financing at a conservative and prudent loan to value ratio. This clause (Prudent Lends 

Clause) only applies if the lender is not a lender regulated by the Banking Act of 1959.   

 

Assignment of Valuation or Valuation Services  

 

26. You acknowledge that We reserve the right, at Our absolute discretion, to determine 

whether or not to assign Our valuation to any third party.  Without limiting the 
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extent of Our discretion, We may decline a request for assignment where:  

 

a)  the proposed assignee is not a major recognised lending institution (such as a bank or 

other lender regulated by the Banking Act 1959);  

 

b)  the assignment is sought in excess of 3 months after the date of valuation;  

 

c)  we consider that there has been a change in conditions which may have a material 

impact on the value of the property;  

 

d)  the proposed  assignee seeks to use the valuation for an inappropriate purpose; or  

 

e)  Our Fee has not been paid in full.  

 

27. Where We decline to provide an assignment We may be prepared to provide an updated 

valuation on terms to be agreed at that time.  

 

28. In the event that You request us to assign Our valuation and We agree to do so, You 

authorise Us to provide to the assignee a copy of these Terms and Conditions, the original 

Quotation and any other document, including instructions provided by You, relevant to 

the scope of Our Valuation or Valuation Services.  

 

Property or Valuation Circumstance Specific Qualifications, Assumptions and Conditions 

Precedent within our reports  

 

29. We are providing You with our professional opinion as valuers.  Our opinion is usually 

provided by way of a valuation report.  That report will set out a number of important 

qualifications, assumptions and conditions precedent which We may need to make, in 

addition to these Terms and Conditions, relative to the circumstances of the particular 

property or properties (real or personal property) under consideration.  

 

30. You agree to read these qualifications, assumptions and conditions precedent carefully, 

and understand that if the assumptions that we have made or relied on are circumstances 

that do not prevail or eventuate, or are found later to be inaccurate, Our opinion as to 

value may be materially different.  You agree to solely bear the risk in relation to any loss 

you might suffer, should this occur.  

 

31. The qualifications, assumptions, and conditions precedent that We make will usually 

depend on the circumstances of the property being valued and are made in relation to 

matters that We do not have expertise to verify or We cannot verify information provided 

to Us within the time required to complete the valuation.  These will be set out in detail in 

the Valuation, Valuation Service report or Services report that We provide to You.  

 

32. These qualifications, assumptions and conditions precedent typically will relate to:-  

 

(a)Land contamination and environmental risk;(b)Town Planning Information;(c)Town 

Planning and Development Controls and Consents;(d)Title including Notifications on Title 

such as Easements, Caveats, Restrictions and other dealings;(e)Building Areas;(f)  Building 

Structural Integrity;(g)Building Compliance with the Building Code of Australia;(h) Pest 

Infestation;(i)  Leases, Licences and Tenancies;(j)  Strata Title Certificates;(k) Plant and 

Equipment within Buildings;(l)  The veracity of  and sources of Sales and Letting Information 

and Transaction Data;(m)   The nature of forecasting, future value assessment and 

discounted cash flow analysis; (n) The basis of Value where access to the property is 

restricted; and (o)Whether or not the property has been completed where a 

development.   

 

33. You agree that we will include property specific qualifications, assumptions and conditions 

precedent within Our reports as circumstances require.  Furthermore You agree that it is 

Your responsibility to carefully read and consider these qualifications, assumptions and 
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conditions precedent and discuss them with Us if they cause You any concern.  

 

Executive Summary   

 

34. Our executive summary in Our Valuation or Valuation Services Report must be read in 

context of and in conjunction with the full valuation report of which this executive 

summary forms part. All comments, terms and conditions contained in the full valuation 

report and Quotation relate directly to this Executive Summary.  

 

Expert Witness Services for litigation  

 

35. If you retain us to provide services as an expert for any litigation, whether that be for a 

court or tribunal, you will provide us with a copy of the relevant rules that apply to expert 

witness reports and testimony. Those rules will take precedence over these terms and 

conditions in the event of any inconsistency, noting that:  

 

a) Court rules usually oblige an expert witness to acknowledge that their duty is solely to 

assist the court in resolution of the dispute  

 

b) Any expert witness that is considered to be acting as an advocate (rather than an 

independent expert) can be held liable for contempt of court; and  

 

An expert acting pursuant to the rules of the court or tribunal is immune from any claim for 

damages, given that our sole duty is to the court and not the client that engages us.  

 

20 Specific Assumptions, Terms and Conditions 

The Client acknowledges:- 

 

That we are not experts in identifying hazardous material, and we have no expertise with the 

material Alox02, which is located on the site.  We refer to the appendices of this report and the 

provided documents of the chemical composition of this material.  We note that verbal discussion 

with Mr Adrian Marion, a chemical engineer, previous manager of the MHM facility and whom is 

also a partner in the proposed purchase of the subject property, has stated that the Alox02 

substance is not graded as hazardous and is being marketed as a road stabiliser, along with other 

uses.  Further; we understand that some trials are currently underway to further utilise the product 

and a company has already purchased 75 tonnes of the product.   In any respect, we have erred 

on the side of caution and allowed for the material to be taken and disposed of in landfill at a cost 

of $10 per tonne, assuming a local landfill within 30 minute’s drive can be located. 

 

However should this situation change and the substance require to be taken to an EPA approved 

landfill for hazardous material, this would increase the cost on the applicant to $58 per tonne, and 

there is approximately 10,000 tonnes located on the site.  

 

We recommend the lender make their own enquiries with regard to the above issues and 

statements, we have relied wholly on information provided by the applicant and have no way of 

verifying the information provided. 

 

We also note, that the previous process of extracting salt, has severely corroded the buildings and 

structures.  We have allowed for the demolition and removal of all buildings within our assessment 

herein.  In so doing we have relied wholly on the costing provided within the Australian 

Construction Handbook, (Rawlinsons).  Again, if further information is sought on these costs, we 

recommend the lender make their own enquiries with a qualified demolition expert. 
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21 Market Value 

We are of the opinion that the Market Value of 72-80 Buckley Grove, Moolap, Vic 3224 is in the 

sum of $960,000 (Nine Hundred and Sixty Thousand Dollars), as at the date hereof and subject 

to:- 

 

1. The assumption that the valuation figure herein is Exclusive of Goods and Services Tax; 

 

2. Good and marketable title, free from any encumbrances; 

 

3. The comments contained herein; and 

 

4. The terms and conditions contained herein. 

22 Valuer Signatories 

Reliance on this report should only be taken upon sighting the original document that has been 

signed by the Valuer and counter signed by a director of Preston Rowe Paterson Geelong Pty 

Ltd. The counter signatory verifies that this report is genuine, is issued and endorsed by Preston 

Rowe Paterson Geelong Pty Ltd. The opinion of value expressed in this report, however has been 

arrived at by the valuer whom has undertaken the valuation in accordance with the instructions 

given. 

 

 

Valuer who has undertaken this valuation: 

 

 

 
Gareth Kent 

Certified Practising Valuer 

AAPI #63378 

 

 

 

Co-Signature/ Check Valuer 

 

 

 
 

Georgia Hickey 

Certified Practising Valuer 

AAPI No 75918 
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Appendix A  Letter of Instruction 
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Appendix B  Certificate of Title 
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Appendix C  Alox02 Chemical Composition / product description 
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