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VALUATION SUMMARY

CLIENT:
City of Joondalup

INSTRUCTIONS:
Thank you for vour instructions to provide a market value for the six lots as detailed on the
proposed plan of subdivision as shown on page of this report.

DATE OF VALUATION:
The subject property was inspected on the 13" uly 2006.

BRIEF DESCRIPTION:

The property is situated one street back from West Coast Highway in the suburb of Marmion.
The total Lot 61 is bounded by Troy Avenue 1o the south, Leach Street to the west, Ozone
Road 1o the north and Cliff Street to the east. See site plan at page 14 of this report.The
property is surrounded by a mixture of new and older houses. The lot is very elevated and
provides good views to the ocean. The property is walking distance to the beach. The property
is an irregular shaped lot, having a total area of 2.1892 hectares. The property is the former
CSIRO site. The buildings on the site are in the process of being demolished.

The six lots to be valued are assumed created and provided with all the necessary services.
These lots are situated on the southern part of the lot on Troy Avenue with two lots on Leach
St and 1 on ClLiff Street. These lots are elevated and slope up from the road from south to
north. The land containing the six lots being valued is light bushland and the soils are sandy.
The six lots according to the plan provided vary in size between 560 m2 and 660m?2.

REPORT SUMMARY:
After due consideration of the findings of this report. a value has been determined for the six
lots as follows:

Address Most Probhable
Value $Rate M2

Lot 1 Troy Avenue (645m2) $1,550,000 $2,403
Lot 2 Troy Avenue (581m2) 1,510,000 $2.599
Lot 3 Troy Avenue (660m2) 51,800,000 $2,727
Lot 4 Troy Avenue (635m2) $2.100,000 $3,307
Lot 5 Leach Street (560m2) $1,750,000 $3,125
Lot 6 Leach Street (560m2) $1,700,000 $3,035
TOTAL VALUE $10,410,000

These values are provided lor subject properties, as at the date of inspection and on the
assumption each lot is subdivided, fully serviced and has an unencumbered Certificate
of Title issued.

“icensed Valuer No 553
14" July 2006
Nb This summary should be read in conjunction with the full report
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VALUATION REPORT

LOCATION:
The property is bounded by Troy Avenue, Leach St, Ozone Road and CIiff Street in the
suburb of Marmion amongst residential properties of varying ages. size and design. See
site plan at page 14 of this report.
The property is located:

e Approximately 16kms north of the City of Perth

= Approximately 11kms south of the City of Joondalup

° Approximalely 10kms south west of the City of Wanneroo.,
o Walking Distance to beach and public transport.
e Walking distance to parks.

Within reasonable distance to shops and medical services.

SITE DESCRIPTION:

Topography

The land is irregular in shape and slope up from Troy Avenue from south to north. The
soils of the land are sandy.

Koads and Access
The roads are of standard size and are bitumen sealed.
Vehicular access to the property is available from four street frontages.

Services
It is assumed that on subdivision all the normal services of electricity, scheme water. sewer
and telephone will be provided.

AREA 2.1878 ha

TITLE PARTICULARS
The property is referred to as Lot 61 on deposited plan 205288 and being all the Jand in
Certificate of Title Volume 1468 Folio 300). See page 11 of this report.

REGISTERED PROPRIETOR
Marmion Estate Pty Lid.

ENCUMBRANCES
Mortgage 1713931 to National Australia Bank Ltd registered on 2/12/2003.

TOWN PLANNING

The land is zoned “Urban Development-R20°" under the City of Joondalup Town Planning
Scheme and urban under the Metropolitan Region Scheme. This zoning allows the
development of a single residential property. Development of one unit per 300 square
metres would be allowed with sewer.

Waluation Assessments-Part of -Lot 07 (six [01s] Troy Avenwe, Marmion for City of Joondalup
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Council has a proposed structure plan over the property as shown on the subdivision plan
at page of this report. The intent of the structure plan is to guide the future subdivision and
development of the land to create 35 single residential lots ranging from 441m2 to 700 m2
and 2191m2 of public open space.

IMPROVEMENTS:
Being demolished.

MARKET COMMENTARY:
Analysis ol sales of lots fronting West Coast Highway or with good views of the ocean
have been carried out which indicates values between $2.200 and $3.200 per square meltre.

SALES EVIDENCE:
Detailed below is the analysis of vacant land sales or for sale, in Marmion and adjoining
coastal suburbs as at 13/7/2006,

Address

Suburh Mo  Area Sale 5 Sale Comments
Lot Mz Price PerM2  Date
Rona 5t Morth Beach  No 12 506 S1A00000 520964 Jun-06  Improvements add Litle 1o value of land,

Property bas pood views but a fow stregsis from beach,

Mermibeld 5t M llalon Mo LT 440 SL30000 52555 Jun-06  Good location on western side af road, heach right
in front. Yiews al secand level, Sold betore auction
May have obiained more at anction,

Memitield St Mullzlog Nool9 441 51,330,000 53,006 lun-06  Gond locution on wesiern side of road, beach righ
in frant, Yiews a5 second level Sold belote auction.
May hove obiained more al auction.

Wesl Coast Hwy Trige No9 qin §3,800,000 54170 Jun-U6  Elevated ot with views of ocean and park,

Duplex Lol Agents believe offer made and accepied,
SupCriar propery.

Woest Cmist Hwy Morth Beach  No 1432 690 2275000 53297 Jun-06  Twosworey breck and ule improvements add $200.000
Land value 3,007 per sguarc metre. Allowing for
increases over 3 months rate more like 53,225 m2.

Wl Coust Hwy Morth Heach Lt B4 SZUS0000 53512 Jun-06  Single level houwse with added value of 300,000
land value equisies 1w 53,154 per sguare metre,

Wesl Coust [Twy Narth Beach 10z BO0 SE LMK %3483 Jun-0f Two storey brick and metal roofed dwelling needing
renovation improvements estimated g1 2400000,
Land equates 1o 83,053 per square metre.

Diritkes Walk SOFTEnto 462 E1L050.000  $2273  Asking  Twao small lots for sale with Peter Peard Realty,
487 1090000 %2238 Asking  According to agent fair amount of interest, The

development of the sevice suntion sile in frenl of the
propertics, will result in foss of some of the views,
It & tower is butlt then apgain there will be an impag
o vilees, Agent has received interest a1 STmill

or 82,164 per m,

Waluation Assessmemts-'an of -Lot b1 {5ix los) Troy Avenue, Marmion Tor City of Joondalup fr




VALUATION METHOD:

Comparison with Sales Evidence

Valuation Assessments

In assessing a value for each of the six lots it has been necessary to consider the evidence and
then take into consideration the shape, size, frontage, aspect and slope of each allotment and
then determine a value range for each lot. The most probable value has been adopted as set out
in this spreadsheet below:

Lot | Street Area | Value Probable | Comments
M2 | Range (Millions)| Value

| N {Millions) |
[ 1 Troy Ave | 645 | 51510 516 §1.55 Corner Lot with potential views at two storey close to park

2 _"];1:'63; Ave | 581 | $1.45t0 8157 %1.51 =_ Internal lot with views south to valley helow with potential ocean views
3 Troy Ave | 660 | 51.70to 51.95 | 518 [ Tnternal lot with views south to valley below with potential ocean views.

Bigger lot better views

4 Troy Ave | 635 | S2.05t0 $2.2 511 r Corner lot with views down road and to the south west. Won't be built nﬁ-:‘_'?
| | |
I 5 Leach St | 5600 | 51.70 to 51.82 5175 Will be affected by development on Lot 4 but will still have views at |

| second level. Elevated lat I

|
| ] Leach 5t | 5600 | 51.65t0 51.75 | 51.70 Will be affected by development on Lot 4 and 3 but will still have viewsat |

second level, Elevated lot

Comments on Assessment

The value range is based on the current dynamic market which is increasing on a monthly
basis. The values take into consideration the elevated nature of the sites, the existing slope and
aspect and proximity to services and does not take into consideration any earthworks proposed
by the developer. The sites as have been valued as they were when inspected. All the lots will
have good views of the valley to the south and ocean views to the west..

VALUATION CERTIFICATE
After due consideration of the findings of this report, a value has been determined for the six lots
as follows:
Address Most Probable

Value SRate M2

Lot I Troy Avenue (645m2) 51,550,000 52,403
Lot 2 Troy Avenue (581m2) 51,510,000 52,600
Lot 3 Trov Avenue (660m2) $1,800,000 52,727
Lot 4 Troy Avenue (635m2) 52,100,000 53,307
Lot 5 Leach Street (560m2) $1,750,000 83,125
Lot 6 Leach Street (560m2) 1,700,000 83,035
TOTAL VALUE 510,410,000

These values are provided for subject properties, as at the date of inspection and assuming
each lot is subdivided fully serviced and has an unencumbered Certificate of Title issued.




ASSUMPTIONS AND LIMITATIONS:

e No attempt has been made to determine whether the subject site has any Aboriginal
significance. Should verification be required, then a report from a qualified person
in these matters should be obtained.

e The portion of subject property being valued showed no obvious signs of
contamination, when inspected. Therefore, the valuation is based on (he
assumption that the subject lots valued are not contaminated. However. should this
need o be verified, then it would be necessary lo obtain a contamination survey
report from a specialist in this arca.

* Every effort has been made to determine the accuracy of the sales evidence.
Properties as advised by agents as sold have not yet settled,

* This is to certify that Ferguson Fforde have no pecuniary interest in the property
other than in respect Lo their valuation fee.

DISCLAIMER

Finally, in accordance with my standard practice 1 must state that this report is for the
use of the party to whom it is addressed and no responsibility is accepted to any third
party for the whole or part of its content.

This valuation is current as at the date of valuation only. The value assessed herein
may change significantly and unexpectedly over a relatively short period (including as
a result of general market movements or factors specific to the particular property).
We do not accept liability for losses arising from such subsequent changes in value.
Without limiting the generality of the above comment we do not assume any
responsibility or accept liability where this valuation is relied upon after the expiration
of three months from the date of valuation.

d Valuer No 553
13" July 2006
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PHOTOGRAPHS OF SUBJECT LOTS

Views from lot 1 over valley and ocean

s

Views from Lotd

Views from Lot 5 and 6

Waliption Assessments-Part of -Lot 61 (six ot} Troy Avenve, Masmion for City of Joondalup




B3-JAMN-1998 @6:28 FROM

10 @93311e27 p.E2
_.dagu_,./ e F_ mtlmuqb;mw'm; i >
/‘ L% BRADEN
17 APR 1311317
——
1 A
[ { | _ OZOKE S ROADY 1\ | 429

\
£ld
)
1
4
o &7
PROPOSED SUBDIVISION
LOT 61 LEACH STREET, MARMION
[ CITY OF JOONDALUP

TOTRL P.B2



31573

WEOSTER NUMBER

61/DP205288

1
TFLICATT, VATE DUPLICA TH {55080 |
|

T
1 912/2003

WESTERN Iy AUSTRALIA

RECORD OF CERTIFICATE OF TITLE “la68 300
UNDEER THE TEANSFER OF LAND ACT (803

e persan desembed in the first schedule s the regsteresd proprictor of 4 cslnte in fee simple i the land describeed below subject (o the
resckvaliong, comdilons and depih Bmil contuined ooibo vriginal grant {7 a grand sesucd) oo so 1l Diitetions, intenests, ericwnbrces and

nolifications shown i the sccond schedule
ARl

g-< RC}E}QPL-S ‘@"'

B
REGISTRAR OF TITLES s

i

iy

LAND DESCRIPTION:
LOT 61 ON DEPOSITED PLAN 205288

REGISTERED PROPRIETOR;
(FIRET SCHEDILN.E)
MARMION ESTATE I"I'Y LTD OF 18 BOWMAN STREET, SGUTH PERTH
{TT713930 ) REGISTERED 2 DECEMBER 2iM13

LIMITATIONS. INTERESTS, ENCUMBRANCES AND NOTIFICATIONS:
(SECOND SCHEDULE)

I. 171393 MORTGAGE TO NATIONAL AUSTRALIA BANKILTD REGISTERED 2,172.2003.

Warming: A curment seareh of the skeich ol the fd shoubd be ohtmined whens detml of pasifion, dimcmeens or aes of the bt is reguinzl,
* Any eniries preceded byon astesisk may nal appear on the coment edition of the duplicaze centificate af mile.
Lot as deserited i the land deseription may be & lot or focatipn.

R eeeemeee-END OF CERTIFICATE OF TITLE-eweeee-
STATEMENTS:

Thiz statemeniy 51 ool below are not intended to be nor should they be reled on a5 substilutes Tor mspection of the Lund
andl the relevant decumenls ur for local gevernment, legal, surveying or other professional sdvice,

SKETCH OF LAND: 1168-300,

PREVIOUS TITLE: 1413-506.

PROPERTY STREET ADDEESS: 14 LEACH ST, MARMION.
LOCAL GOVERNMENT AREA: CTTY OF JOONDALUP,

NOTE 1  AQ0DOODLA LAND PARCEL IDENTIFIER OF MARMION TOWN LOT/LOT 61 (OR THE PART
THEREQF) ON SUPERSEDED PAPER CERTIFICATE OF TITLE CHANGED TO LOT 61 ON
DEPOSITED PLAN 203288 ON 13.JUL-02 TD ENABLE ISSUE OF & DIGITAL
CERTIFICATE OF TITLE.

NOTE 2: THE ABOVE NOTE MAY NOT BE SHOWN ON THE SUPERSEDED PAPER CERTIFICATE
OF TITLE OR ON THE CUREEMNT EDITION OF DUPLICATE CERTIFICATE OF TITLE.

DLI CCPY OF ORIGINAL MOT T0 SCALE  Thu Jul 13 15:14:00 2006 JOB BES449
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ORIGINAL - NOT TQ BE REMOVED FROM OFFICE OF | €T 1468 0300 F

'ransfer B341852 VWESTERM AUSTRALIA

Volume 1413 Follo 506 1468 300
CERTIFICATE OF TITLE

UNDER THE “TRAMSFER OF LAND ACT, 1893" AS AMENDED

Only

L

0

| certify chat che perscn described in the First Schedule herato is <he reglstered proprietor of the undermentioned astare in
the undarmantioned land subject to the casements and encumbrances shown in the Second Schedule hereto,

A

DATED  24th May, 1977 REGISTRAR OF TITLES

3
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ESTATE AND LAMD REFEREED TO

Eatate in ree Simple in Marmion Lot 61, delineated and coloursed green on the map in the Thipd
Echedule herete, limited however to the nmatural surface and therefrom to a depth of 12.19
metres.

FIRST SCEEIULE (continued overleaf)

Commonwealch Sclentific and Industrial Researdh Organization of Dickscn,
Territory.

Australian Capital

SECOND SCHEDULE (continued overleaf)
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HEGISTRAR OF TITLES
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NOTE: RULING THROUGH AND SEALING WITH THE OFFICE SFAL INDICATES THAT AN EMTRYT MO LOMGER HAS EFFECT
ENTHRIES MOT RULED THROUGH MAY BE AFFECTED BY SUBRSEQUIENT EMNDOBRSEMENTS.

'mﬂ?_ﬂ-m—!.m
DLI COPY OF ORIGINAL NOT TO SCAIE Thu Jul 13 15:14:00 2006 JGB 665440

I

=



51573

008 894L
“ 104 FILIL40 ALYDIHILYID

Q3ITa07 ¥ s | ! "
RLE 13 REPEIG e HIFSEOM [ MO TIRINYD ||STYILMI YIS ﬂ EINH] | QINAL5I03Y _ SMVTINAILEYY _ Amt .__._.Zwr___.._.n_h_.“___.__ m
SLNAWISHOONE LHINGISANS L8 Q3133447 39 ._.{_:_ HONOYHL 337718 10N 314 LM3
L3443 SWH HIONOT OM AMLNT MY LYHL SILYDIONT 135 30640 FHL HLIM DHITYES Oy HINOHHL SNANY 310N n._mrv-__.__u:._uo_.._ AINAIHIS ANODAS

__ . — . c M _a?n?uﬂ,ﬂ mm_nm,. ¥ |
B pAlpy Lo 31 KW -' polATudy) 37

(sodzd 7 jo} 7 aly

10 2006 JOB 662448

af
=k

sla

=

Thy Jul 13 1

SCALE

- 10

TIGINAL NO

H

4]

CoPY Q

oL




-

Pagelofl

SITE PLAN
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