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1.0 Executive Summary 

1.1 Instructions 

Instructing Party Myles Mitchell, Shire of Broome 

Client / Authorised Party Shire of Broome 

Client Reference PO 81867 

Valuation Purpose Ground Lease purposes - Please note, this report does not meet Practice Standards for 

valuations for mortgage/finance purposes and is specifically unsuitable for this purpose.  

 

1.2 Property Details 

Property Address Lot 302 Fairway Drive, Bil ingurr, Western Australia 6725 

Property Description The subject comprises a 4.154 hectare bush covered lot situated approximately 5 

kilometres northwest of the main Broome townsite. 

Title Reference Lot 302 Deposited Plan 43435 Volume LR3134 Folio 498 

Tenure Type Crown Land - Leasehold 

Primary Interest Holder John Geappen 

Total Site Area 4.154 ha 

Encumbrances 1. I943138 Taking Order. The designated purpose of camel lease. Registered 5/7/2004. 

2. J513741 Lease. Subject to the terms and conditions as set out in the lease. Registered 

17/11/2005. 

Zoning Rural Residential  

 

1.3 Property Profile 

Market 

Stock Levels There are comparatively few sites available for lease appropriate for the current use. 

Leasing Volumes There are comparatively few lease transactions of comparable sites. 

Leasing Demand Leasing demand for the subject site is soft, with few potential tenants. 

 

Assumptions & Recommendations: 

Verifiable Assumptions The instructions and information supplied contain a full  disclosure of all  information 

that is relevant. 
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1.4 Valuation 

Market Rent 

Market Net Rent: $24,000 pa 

Market Net Rental Rate: $5,778/ha 

This valuation is exclusive of GST & outgoings 

 

Date of Inspection 21 September 2017 

Date of Valuation 21 September 2017 

Date Issued 22 September 2017 

Currency of Valuation 90 days from the date of valuation, or such earlier date if you become aware of any 

factors that have any effect on the valuation. 

Pecuniary Interest We confirm that the valuer does not have any pecuniary interest that would conflict 

with the proper valuation of the property. 

Signatories 

 
Fraser McPhail  

AAPI CPV 

API No: 74873  WA Lic No: 44668 

Inspecting Valuer 

 

 

Important This Executive Summary must be read in conjunction with the remainder of this report. The Executive Summary 

is only a synopsis designed to provide a brief overview and must not be acted upon in isolation to the contents 

of the valuation report. 

Third Party Disclaimer This report has been prepared for the private and confidential use of our client, Shire of Broome for the 

specified purpose. It should not be reproduced in whole or part without the express written authority of 

Opteon (North West WA) or relied upon by any other party for any purpose and the valuer shall not have any 

liability to any party who does so. Our warning is registered here, that any party, other than those specifically 

named in this paragraph should obtain their own valuation before acting in any way in respect of the subject 

property. 

Digital Copies of Reports Where a report has been provided in digital copy and has not been received directly via our firm, the report 

contents, especially the valuations and critical assumptions, should be verified by contacting the issuing office 

to ensure the contents are bona fide. In particular if the reader of this report has suspicions that the report 

appears to be tampered or altered then we recommend the reader contact the issuing office. 

Reliance on Whole Report This valuation should be read in its entirety, inclusive of any summary and annexures. The valuer and valuation 

firm does not accept any responsibility where part of this report has been relied upon without reference to the 

full context of the valuation report. 
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2.0 Instructions 
Instructions have been received to undertake a valuation of the property as per the details below.  

Instructing Party Myles Mitchell , Shire of Broome 

Property Address Lot 302 Fairway Drive, Bil ingurr, Western Australia 6725 

Date of Instructions 21 September 2017 

Client / Authorised Party Shire of Broome 

Valuation Purpose Ground Lease purposes 

Specific Instructions Assessment of the Market Rental of the property as at the Date of Valuation. 

Scope of Work The scope of work undertaken by the valuer in completing the valuation has included: 

 Collation of information from relevant parties regarding the subject property; 

 Undertaking our own research regarding the subject property; 

 An inspection of the property and measurement of buildings where required; 

 Undertaking market research of similar properties; 

 Preparation of valuation calculations; and 

 Preparation of this report. 

Compliance Our valuation has been prepared with reference to the Australian Property Institute 

Practice Standards and Guidance Notes. 

 

A copy of our instructions is attached to this report. 

 

3.0 Basis of Valuation & Definitions 
This valuation has been prepared in accordance with definitions and Valuation Applications of the International 

Valuation Standards Council (IVSC) and endorsed by the Australian Property Institute. 

Market Rent The estimated amount for which an interest in real property should be leased on the 

valuation date between a will ing lessor and a will ing lessee on appropriate lease terms 

in an arm’s length transaction, after proper marketing and where the parties had each 

acted knowledgeably, prudently and without compulsion. 

Face Rent “The rent shown on a lease document which may include incentives.” 

Effective Rent “The actual liability for rent after adjustments for any incentives and costs to the face 

rent are taken into account.” 

 

4.0 Date of Valuation 

Valuation Date 21 September 2017 

Date of Inspection 21 September 2017 

Currency of Valuation 90 days from the date of valuation, or such earlier date if you become aware of any 

factors that have any effect on the valuation. 
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5.0 Location 

Location The property is located in the north west town of Broome, approximately 2,200 kms 

from Perth. Broome has a shire population in the order of 16,222 people (Census 2016). 

Main industries supporting the town include pearling, tourism, mining/oil & gas, 

government agencies and agriculture. The town has a wide range of amenities including 

shopping centres, schools, secondary education facilities, hospital, deep water shipping 

port and an international airport. The actual town population, as at 2016 Census was 

13,984 which swells considerably over the winter months as visitor numbers/short stay 

residents converge on Broome during the dry season. 

Neighbourhood More specifically the subject is positioned within the North Cable Beach special rural 

precinct, being approximately 5 kilometres northwest of the main Broome townsite. 

This is a somewhat upmarket rural/residential area with surrounding properties 

comprising a mixture of older style homes to recently constructed substantial 

residences on mainly 1 and 2 hectare land parcels. 

Access Access is provided via an unsealed portion of Fairway Drive. 

 

Location Map 

 

Sourced from Google Maps - www.google.com 
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Specific Location Map 

 

Sourced from Google Maps - www.google.com 

 

6.0 Tenure 

6.1 Title Particulars: 

Title Reference Tenure Primary Interest Holder Title Area 

Lot 302 Deposited Plan 43435 Volume 

LR3134 Folio 498 

Crown Land - 

Leasehold 

John Geappen 4.154 ha 

Total Site Area   4.154 ha 

 

7.0 Planning 

Local Government Area Shire of Broome 

Planning Scheme Local Planning Scheme No. 6 

Current Zoning Rural Residential  

Permitted Uses The subject is encumbered with a restricted use covenant which overrides the 

permitted uses under for the Rural Residential zoning under the Local Planning Scheme 

No.6. The covenant l imits the useability of the site for the purpose of keeping camels, 

wildl ife centre and aboriginal cultural uses only. 
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8.0 Site 

8.1 Site Details 

Site Description Comprises a rectangular shaped lot which is generally level throughout. 

Site Area 4.154 ha  

Source of Site Area Deposited Plan 

Identification The property has been identified by reference to the Deposited Plan and our on site 

inspection. 

 

9.0 Photography  
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10.0 Occupancy and Lease Details 

Occupancy Status Leased (holding over) 

Lessee John Geappen 

Commencement Date 01/10/2005 

Expiry 30/09/2015. The previous term has expired and it appears the lease has continued on a 

periodic basis under the same conditions. 

Passing Rent $20,000 per annum (plus outgoings). 

Reviews The most recent review was in May 2014. 

Outgoings Outgoings are paid by the tenant. 

 

11.0 General Comments 
The subject comprises a 4.154 hectare allotment situated within the North Cable Beach special rural precinct, 

approximately 5 kilometres northwest of the main Broome townsite. The site is largely covered with native vegetation 

with portions of cleared land.  

 

12.0 Market Commentary 
In providing our valuation advice we have taken into consideration sales activity for industrial/commercial properties 

from within the Broome locality. There have been a number of sales of industrial/commercial prop erties within 

Broome in more recent times, however at well below historical levels. Recent factors affecting the soft market 

conditions which currently prevail include the tightening in lender finance due to an increase in risk assessment by 

financiers making it more difficult to borrow capital and a downturn within both the local and state economy. On the 

positive side borrowing rates are at historically low levels. 

 

Over the past decade the town’s economy has expanded and diversified in particular with regard to the resources 

industry. The proposed development of the Browse Basin (oil  and gas fields) and the associated land based industrial 

hub 60 km north of Broome was seen as a major new project which would support the main established industries of 

tourism, pearling, agriculture and government services.  

 

The market has softened since April  2013 when Woodside shelved its major onshore oil  and gas processing plant in 

favour of floating LNG processing technology. It was hoped an announcement by Woodside to  proceed with a 

proposed floating LNG project off the Kimberley coast would give the local economy a much needed boost, however 

as of March 2016 Woodside has shelved plans for such development given the global market place for oil  and gas.  

 

The above announcements in conjunction with similar announcements from smaller companies in the oil  and gas 

industry has impacted significantly upon local industry with not only decreases in mining and gas employment but also 

significantly in the logistics services and building industry with a number of organisations laying off staff in recent 

times.  

 

In addition, the slow retail  and tourist industries over the last 5 years has seen a lowering in overall  occupancy rates 

for tourist complexes within Broome, which as a res ult has impacted on the retail  sector. This is mainly due to factors 

such as the strong Australian dollar (however this has dropped over the last year or so) and cheap overseas holiday 
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packages, particularly to Bali  and other South East Asian destinations. The tourist market within Broome is seasonal 

with high season months June, July and August remaining strong however tourist visitors and hence occupancy rates 

have been decreasing over the shoulder months April, May, September and October. This is detrimental to overall  

yearly profitability because the low season/wet season months November through to March are expected to have low 

occupancy. The recent fall  in the Australian Dollar has seen a slight rebound in the tourism sector, with some tourist 

operations reporting 2016 being slightly up on 2015 figures. However, recent conversations with a number of 

operators indicate that 2017 is proving to be mixed between operators. 

 

13.0 Market Evidence 

13.1 Rental Evidence 

Market Rents: 

In forming our opinion of the Market Rental Value of the subject property, we have had regard to various lease 

transactions, a selection of which are detailed below:  

Property Lot 231 Research Station Road, Kununurra, WA 

Lease Rental $25,300 pa 

 
Date Rent Set July 2017 

Tenancy Area 27 ha 

Lease Term & Options 10 years with a 2 year option 

Rent Review Method Annually at CPI (capped between 0% and 5%). Market review at option. 

Rental Analysis Reflects $937 per hectare 

Comments This comprises a regular shaped parcel of furrow irrigated black clay soil. Area is 

approximately 27ha. Entered into with a 17ML/pa water entitlement. Internal allotment 

accessed via dry weather farm tracks. 

Comparability  This is a much larger site situated in an inferior location. A higher rate will  apply to the 

subject site. 
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Property Lot 501 Lullfitz Drive, Bilingurr, WA 

Lease Rental $22,000 pa 

 
Date Rent Set January 2014 

Tenancy Area 4.79 ha 

Lease Term & Options Unknown/not provided 

Rent Review Frequency We have been informed annual reviews were originally agreed to but have not been 

implemented. 

Rental Analysis Reflects $4,593 per hectare 

Comments This is a 4.79 ha bush lot situated within the North Cable Beach special rural precinct, 

approximately 5 kilometres northwest of the main Broome townsite. The lot is accessed 

via an easement driveway. The property is heavily restricted in its permitted uses and is 

util ised as a camel reserve.  

Comparability  This is a larger site adjoining the subject, with inferior access via an easement driveway. A 

higher rate will  apply to the subject. 

 

Property Lot 500 Lullfitz Drive, Bilingurr, WA 

Lease Rental $24,000 pa 

 

Date Rent Set August 2017 

Tenancy Area 5.081 ha 

Lease Term & Options The lease has not yet been finalised and is yet to commence, however we have been 

informed both parties have agreed to the rental rate in principle.   

Rent Review Method Unknown 

Rental Analysis Reflects $4,723 per hectare 

Comments This is a 5.081 ha bush lot situated within the North Cable Beach special rural precinct, 

approximately 5 kilometres northwest of the main Broome townsite. The property is 

heavily restricted in its permitted uses and is util ised as a camel reserve. 

Comparability  This is a larger however inferior shaped lot adjoining the subject. A higher rate will  apply 

to the subject. 
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Property Lot 303 Fairway Drive, Bilingurr, WA 

Lease Rental $24,000 pa 

 
Date Rent Set July 2016 

Tenancy Area 4.09 ha 

Lease Term & Options Unknown/not provided 

Rent Review Frequency We have been informed annual reviews were originally agreed to but have not been 

implemented. 

Rental Analysis Reflects $5,868 per hectare 

Comments This is a 4.09 ha bush lot situated within the North Cable Beach special rural precinct, 

approximately 5 kilometres northwest of the main Broome townsite. The property is 

heavily restricted in its permitted uses and is util ised as a camel reserve. 

Comparability  This is a highly comparable site adjoining the subject. A similar rate will  apply to the 

subject. 

 

Property Lot 302 Fairway Drive, Bilingurr, WA (Subject Site) 

Lease Rental $20,000 pa 

 Date Rent Set May 2014 

Tenancy Area 4.154 ha 

Rental Analysis Reflects $4,815 per hectare 

Comments This is a 4.154 hectare allotment situated within the North Cable Beach special rural 

precinct, approximately 5 kilometres northwest of the main Broome townsite. The site is 

largely covered with native vegetation with portions of cleared land. The property is 

heavily restricted in its permitted uses and is util ised as a camel reserve. 

Comparability  This is the subject lot. More recent evidence suggests a higher rate will  apply. 

 

Market Rent Conclusions: 

It is important to note that whilst we have analysed a variety of rental evidence ranging in size, location and land use, 

the evidence which provides the greatest insight into the rental value of the subject is Lot 303 Fairway Drive. This site 

is similar in size, the land use is the same and it is situated adjacent to the subject. 

 

From our analysis of the market evidence and giving consideration to current market conditions, we consider the 

subject property has a current market net rental rate of between $5,500 - $6,000 per hectare, per annum. Based on 

the site area of 4.154 ha, this equates to a net market rental range of $22,847 - $24,924 pa. We have adopted market 

rent towards the middle of this range at $24,000 pa. 
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14.0 Valuation Methodology 

14.1 Adopted Valuation Method 

The most appropriate method of valuation for a property of this nature is by market comparison whereby the subject 

property is compared with rentals of comparable properties and adjustments made for points of difference.  

 

14.2 Conclusion 

Having regard to the above calculations, and after taking into account both the positive and negative attributes of the 

property, from an objective and unbiased, yet balanced point of view, we are of the opinion that the Market Net 

Rental of the subject is $24,000 per annum. This equates to a rate of $5,778 per hectare. 

 

15.0 Goods & Services Tax 

Treatment of GST All amounts and values expressed in this report are exclusive of GST unless otherwise 

specified.  

Recommendation If there is any uncertainty as to the treatment of GST then we recommend you seek 

advice from a qualified accountant regarding the nature of any potential transaction or 

services supplied, the GST status of the parties involved, and confirmation of any 

potential GST liability. 
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16.0 Rental Value 

16.1 Market Rental Value - Vacant Possession 

We are of the opinion that the Market Net Rental Value of the property with vacant possession, as at 21
st

 September 

2017 subject to the comments in this report, is: 

 

$24,000 pa 

 

Date of Inspection 21 September 2017 

Date of Valuation 21 September 2017 

Date Issued 22 September 2017 

Currency of Valuation 90 days from the date of valuation, or such earlier date if you become aware of any 

factors that have any effect on the valuation. 

Signatories 

 

Fraser McPhail  

AAPI CPV 

API No: 74873  WA Lic No: 44668 

Inspecting Valuer 

 

 

Important This valuation is subject to the definitions, qualifications and disclaimers and other comments contained within 

this report. 
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17.0 Assumptions, Conditions & Limitations 

Area Disclaimer In the event actual surveyed areas of the property are different to the areas adopted in this valuation the 

survey should be referred to the valuer for comment on any valuation implications. We reserve the right to 

amend our valuation in the event that a formal survey of areas differs from those detailed in this report.  

Asbestos Disclaimer We are not experts in the identification of Asbestos and therefore, in the absence of an environmental 

consultant’s report concerning the presence of any asbestos fibre within the subject property, this valuation is 

made on the assumption that there is no: asbestos material present; health risk from asbestos within the 

property; or there is any material expense relating to the repair, management or replacement of asbestos 

materials in the foreseeable future. Should an expert’s report establish that there is an asbestos related health 

risk or a requirement to undertake asbestos remediation works then we reserve the right to review this 

valuation. 

Environmental Disclaimer This report is not an environmental audit and no advice is given in any way relating to environmental or 

pollution matters. Any comments given as to environmental or pollution factors in relation to the property are 

not given in the capacity as an expert. This assessment of value is on basis that the property is free of 

contamination or environmental issues affecting the property not made known to the valuer.  In the event the 

property is found to contain contamination the matter should be referred to this office for comment. Given 

contamination issues can have an impact on the Market Value of the property, we reserve the right to review 

and if necessary vary our valuation if any contamination or other environmental hazard is found to exist. 

Full Disclosure Disclaimer Whilst we have attempted to confirm the veracity of information supplied, the scope of work did not extend to 

verification of all information supplied or due diligence. Our valuation and report has been prepared on the 

assumption the instructions and information supplied has been provided in good faith, is not in any way 

misleading or deceptive, contains a full disclosure of all information that is relevant, there are no undisclosed 

agreements in place that affect the property and the sale price includes GST. The valuer and valuation firm 

does not accept any responsibility or liability whatsoever in the event the valuer has been provided with 

insufficient, false or misleading information. 

Geotechnical We have not sighted a geotechnical engineers’ survey of the property. We are not experts in the field of civil or 

geotechnical engineering and we are therefore unable to comment as to the geotechnical integrity of the 

ground and soil conditions. It is specifically assumed that there are no adverse geotechnical conditions that 

compromise the utility of the property for the current or highest and best use. In the event there is found to be 

adverse ground conditions we recommend the matter be referred to this Company for comment. 

Identification The property has been identified as per details provided within this report. The identification comments are not 

provided in the capacity of an expert, and a surveyor (not a valuer) would be able to confirm the identification 

of the property and/or any encroachments by way of undertaking a site survey. 

Leases and Rents This valuation is based on the lease terms and conditions summarised within this report sourced from a review 

of the available lease documentation and tenancy schedules made available. This valuation is made on the 

basis that the tenants are paying rent in accordance with the lease agreements and there are no undisclosed 

rental subsidies, rent free periods or other incentives that have been provided by the lessor. Our valuation 

assumes there are no material breaches of the essential terms of existing Leases by the existing Lessees and no 

material rental arrears at the date of Valuation. 

Market Change 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 or factors that the Valuer could not have reasonably become aware as at the 

date of the Report). 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 any 

liability where this valuation is relied upon after the expiration of 90 days from the date of valuation, or such 

earlier date if you become aware of any factors that have any effect on the valuation. We recommend the 

valuation be reviewed at regular intervals. 
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Market Evidence Information 

Availability 

In preparing this valuation we have undertaken those investigations reasonably expected of a professional 

valuer having regard to normal industry practice so as to obtain the most relevant, available, comparable 

market evidence. Whilst we believe the market evidence information and any other information provided to be 

accurate, not all details can and have been formally verified. Due to privacy laws, confidentiality agreements 

and other circumstances beyond our control, the valuer may not have had access to:  

 Personal details of parties involved in transactions (including the relationship of the parties);  

 Information on recent transactions that are yet to become public knowledge; and  

 Copies of leases or contracts to confirm rents or prices and to ascertain whether or not rents or prices are 

inclusive or exclusive of GST. 

Planning Disclaimer Town planning and zoning information was informally obtained from the relevant local and State Government 

authorities and is assumed to be correct. Should the addressee require formal confirmation of planning issues 

then we recommend formal application be made to the relevant authorities to confirm planning details.  

Publication of Report The publication of the valuation or report in whole or any part, or any reference thereto, or the names and 

professional affiliations of the valuers is prohibited without the prior written approval of the valuer as to the 

form and context in which it is to appear. 

Site Survey Disclaimer This report is not a site survey and no advice is given in any way relating to survey matters. Any comments 

given in relation to the property are not given in the capacity as an expert, however, are based on our 

inspection of the property and review of the Certificate of Title plans. Should the addressee require absolute 

certainty in relation to the site area, dimensions or possible encroachments we recommend that a surveyor be 

engaged to provide appropriate advice and a survey of the property if considered necessary. In the event there 

are any fundamental inconsistencies between any site survey undertaken and site detail adopted in this 

valuation, the survey should be referred to the valuer for comment on any valuation implications (including 

amendment of our valuation if considered necessary). 

Structural Disclaimer This report is not a structural survey and no advice is given in any way relating to structural matters. Any 

opinion given as to the condition of the improvements on the property is not given in the capacity as an expert. 

A structural report on the building and/or its plant and equipment has not been sighted, and nor have we 

inspected unexposed or inaccessible portions of the premises. Therefore we cannot comment on the structural 

integrity, any defects, rot or pest infestation (or damage from pest infestation) of the improvements, any use 

of asbestos or other materials now considered hazardous or areas of non-compliance with the Building Code of 

Australia, other than matters which are obvious and which are noted within this report. This valuation assumes 

the building is structurally sound; that building services are adequate and appropriately maintained; the 

building complies with applicable Council, building, health, safety and fire regulations, laws, bylaws, rules, 

licences, permits and directives; and is free of asbestos or other defects, unless specified otherwise. Should an 

expert’s report establish that there is any damage of the varieties noted above then we reserve the right to 

review this valuation. 

Third Party Disclaimer This report has been prepared for the private and confidential use of our client, Shire of Broome for the 

specified purpose. It should not be reproduced in whole or part without the express written authority of 

Opteon (North West WA) or relied upon by any other party for any purpose and the valuer shall not have any 

liability to any party who does so. Our warning is registered here, that any party, other than those specifically 

named in this paragraph should obtain their own valuation before acting in any way in respect of the subject 

property. 

 

Appendices 
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4. Taking Order 

5. Lease 
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CERTIFICATE OF TITLE 
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Lot Number    Part    Register Number      Section                       Lot Number    Part    Register Number      Section 

300 LR 3134/496 301 LR 3134/497  
302 LR 3134/498 303 LR 3134/499  
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