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efficiencies on a national scale never before 

seen.  In addition, the research will assist the 

Institute and the API Divisions to ensure it 

remains the premier property professional 

organisation into the future. All members 

will have the opportunity to contribute.  

We want to know what your expectations 

are and how best we can deliver the 

services you need. 

The research is timely as the Institute is 

in the process of engaging an Integrated 

Business Management System that 

incorporates contact management, content 

management, front-end solutions (website 

portal), interactive content, increased 

member services, additional support to 

service delivery and material to assist 

members in their professional work.  The 

fully functional and interactive system will 

provide a national platform that will reduce 

administrative costs and enable the Institute 

to provide a greater range of services to 

all members – including those in rural and 

remote locations.

To help members with the costs of 

Professional Indemnity, the Institute has 

commenced work on the establishment of 

a Capped Liability Scheme for members 

undertaking valuations.  The scheme will 

be piloted in NSW in late 2009 and 

then rolled out across other States and 

Territories.  The Professional Indemnity Sub-

Committee is working with the Professional 

Standards Council to establish the scheme.

The Future Property Professionals (FPP) 

program will be implemented in January 

2010.  Extensive development is being 

carried out this year and a number of 

modules will be piloted in Adelaide later 

in 2009.  The FPP program is designed 

to assist recent graduates and applicants 

for membership, attain the requisite 

professional training to make them 

more effective property professionals.  

Completion of the FPP will be compulsory 

for all members and applicants seeking 

Provisional Membership (with RPV) and 

Associate Membership (with or without 

CPV).  “Face-to face” modules are being 

designed and, to assist transition to the 

Institute’s new website portal, modules 

will also be available on-line as part of 

the Institute’s new Integrated Business 

Management System.

The third edition of the Institute’s Risk 

Management Module (RMM) will be 

launched in May 2009 with new and 

updated information on issues that have 

impacted the profession over the last 

3 years. In association with Phillips Fox, 

the module presentations will include 

issues arising from Client Selection, 

Internal Communications, Site Meetings, 

Investigations, Analysis and Reporting, 

Management and Insurance.

The Risk Management Module is 

compulsory for those members 

undertaking valuations and new members 

who undertakes valuations must complete 

the RMM within their first 12 months.

The Institute is reviewing the PropertyPro 

software making the application 

compliant with the Lending Industry XML 

Initiative (LIXI) which has established an 

e-Commerce standard to remove barriers 

to electronic data exchange within the 

Australian lending industry. The review of 

Property Pro incorporates new features to 

assist valuers.  The new system focuses on 

broader applications, reductions in member 

business costs and will be compatible with 

all software and hardware configurations.

My term as National President will expire 

in May 2009, so this is my last report to 

members. Since my appointment last year, 

my fellow Councillors, the state Divisions 

and the multitude of members have 

worked tirelessly to progress “change” for 

the Institute.  The National Office, under 

the leadership of the National Director, 

Grant Warner, needs special recognition. 

Grant has brought together a small team of 

highly skilled professionals and practitioners 

who are behind many new and innovative 

concepts for the Institute and it has been 

a privilege to have worked alongside the 

National Office to bring many of these 

concepts to fruition.

James Pledge

President 

Australian Property Institute

Australia currently seems besieged with 

natural disasters. The devastating fires in 

Victoria and the floods in northern New 

South Wales and Queensland, the personal 

loss and tragedy is unfathomable. 

The scale of the destruction and loss of 

life in Victoria has brought the Institute 

together in providing assistance to those 

affected.  In this regard the Institute has 

contributed $30,000 to the Red Cross 

Bushfire appeal through National and 

Divisional donations. In addition, the 

Victorian Division is participating in the 

Built Environment Bushfire Support 

Roundtable, which aims to provide 

assistance through members volunteering 

their professional time to those directly 

affected by the bush fires.  In these times of 

economic crisis I thank all members who 

provide assistance to those affected during 

this time of need.

Members will start to see the Certified 

Practising Valuer (CPV) marketing campaign 

in April.  The approach will inform the 

wider industry of the benefits when 

engaging a Certified Practising Valuer and 

offer a facility that supports Certified 

Practicing Valuers with a member website, 

locator and newsletter.  There will also be a 

marketing kit available for CPVs supported 

with merchandise and point of sale material. 

As the Institute enters a critical phase in 

the organisation’s growth, I am pleased to 

announce that API will be conducting a 

National Research Study in the next few 

months.  The research will be state specific 

and will provide insights to the benefits 

members can obtain from a wider access 

to Institute services.  It’s about meeting the 

expectations of members and setting a 

benchmark for API to monitor performance 

as the Institute builds a national structure 

on new cutting edge systems that will drive 

API NATIONAL PRESIDENT’S REPORT

James Pledge

API National President

AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL   MARCH 2009   3



The start of 2009 has seen a continuation 

of the volatility in New Zealand and 

worldwide financial markets.  The central 

banks of the major economies have moved 

to increase liquidity and governments have 

announced major initiatives to stimulate 

the internal economy.  Many of these 

impact on the property sector.

In New Zealand the government has made 

a number of moves to insure liquidity in 

the finance sector and announced that a 

number of infrastructural projects which 

will be fast tracked.  

Notwithstanding all these measures both 

locally and internationally, finance markets 

are still very unstable with significant 

changes on a daily basis in exchange rates 

and equity markets.  We have seen major 

fluctuations in our export commodity 

prices on the world market.  New Zealand 

is in a recession with the likelihood of 

limited real growth in the short term.  

Unemployment is rising, receiverships and 

liquidations have increased dramatically as 

have the number of mortgagee sales.

The property market is not immune to 

the changes in the New Zealand and 

world economies.  We have seen falling 

residential property values throughout the 

country, an increase in the yields required 

for investment property and a reduction in 

sales volumes in the rural sector.

This is a rather depressing situation for 

the New Zealand economy, however a 

number of positive changes have occurred 

as a result of the government initiatives.

Home owners coming off fixed rate 

mortgages will happily accept the flow on 

from the reduction in the OCR resulting in 

a substantial reduction in mortgage interest 

rates with fixed rates available below 6.0%.  

PINZ PRESIDENT’S REPORT

Chris Stanley

PINZ President

Home affordability has improved. The first 

round of tax cuts took effect late in 2008 

and the second round will soon follow.  

The reduction in mortgage servicing costs 

and the two tax cuts should flow through 

to the business community and hopefully 

reduce redundancies.  

Commercial debt funding costs are far 

lower than twelve months ago giving 

owners of investment property the 

opportunity to be in a positive cashflow 

situation. At prudent debt/equity levels 

investors can achieve excellent returns on 

their equity.

Our listed property companies and trusts 

are showing very good dividend yields 

and a number of market commentators 

are recommending investment in these 

vehicles as deposit rates fall.

As with finance markets the Property 

Institute has undergone a major structural 

change.  At the Special General Meeting in 

Wellington in December 2008, members 

voted overwhelmingly to move to 

Professional Communities.  The new Rules 

to implement and facilitate Professional 

Communities were passed and new 

structure came into effect from 1 January 

2009.

This is a very positive outcome for the 

Institute giving us the opportunity to 

expand the base of professionals within the 

Institute. It also gives us greater flexibility 

to provide targeted services and education 

to meet the ongoing needs of our diverse 

membership.  

Over the next three months the Institute 

will be focusing on the bylaws as well 

as the operational issues that will be 

faced by each professional community.  

The composition of the national 

committees will be reviewed to ensure 

full representation by the professional 

communities and better delivery of 

services.  

For many of our members it will be 

“business as usual” however this 

restructure gives members the opportunity 

to play an increased role in the Property 

Institute to ensure we remain relevant in a 

changing business environment.  

We have a very busy education 

programme developed for 2009 with a 

major focus on the AGM and conference 

in Auckland in June.  We will also be 

continuing our popular audio conferences 

as well as further development of 

targeted education modules for our online 

education programme.

One of the highlights for the Institute 

was the naming of Graeme Horsley as a 

Member of the New Zealand Order of 

Merit in the New Years Honours list.

Graeme has made a major contribution 

to the property profession over many 

years.  He is highly regarded, not only 

within the property industry but also in the 

wider business community.  His skills are 

recognised internationally.

This is a great honour for Graeme and we 

all congratulate him on this award.  

During 2009 your PINZ Board will 

continue to increase the level of services 

we provide to you, to assist you in these 

demanding economic times.  It is our aim 

to provide you with a wide range of “tools” 

to assist you in your professional life.  

I believe our greatest challenge is be, 

and to remain to be, relevant to our 

clients.  We need to be proactive rather 

than reactive.  We must aim to provide 

property solutions for our clients and be 

seen to be adding value rather being a 

compliance cost. The Institute, with your 

input, can assist you and your clients to 

achieve this goal.

I wish you well for 2009 and look forward 

to both strengthening and increasing the 

services that Property Institute can offer 

you.

Chris Stanley

President

Property Institute of New Zealand
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Introduction

In February 2009, the Commonwealth 

Bank of Australia headlined some of 

the characteristics of the current global 

financial crisis which is recognised 

as being the worst since the Great 

Depression of the 1930s: 

economy has begun to thaw;

stimulus, with the BoE & RBA 

cutting rates;

highlight the necessity of both 

monetary and fiscal stimulus.

(Commonwealth Bank 2009)

From a valuation perspective, the 

particular set of skills of valuers to deal 

with the relatively unfamiliar environment 

of managing negative economic growth 

– which for some have lain dormant 

since previous financial downturns and 

for others are only now being developed 

– will be challenged as the market seeks 

to adjust to an inexorable decline in 

activity and consequential contractions 

in value. Whilst this crisis will affect the 

Only when the added response of 

“important” was added did any reference 

to environmental consideration receive 

mention: then it appeared at number 35 – 

ranked equally with “point in the business 

cycle” by more than 55% of respondents. 

The purpose of this observation is 

not to suggest valuers did not give 

sufficient consideration to environmental 

aspects but to highlight the way we as a 

community have more recently shifted 

our view of our relationship with the 

environment. Since it falls to valuers to 

take responsibility for interpreting such 

sentiments by converting them to dollar 

values, it may require valuers to adapt and 

extend existing skill sets to reflect such 

new environmental considerations as they 

affect property value. 

In every sense, sustainability is an idea 

whose time has come. What we are 

now witnessing globally is the adoption 

and internalisation process which Senge 

(1994) characterises as being the phase 

economic health of the vast majority of 

the Australian population, another, less 

visible but equally challenging, set of long-

term indicators cannot be sidelined: those 

relating to global environmental health. It 

is perhaps sobering to recall the words of 

the economist Herman Daly (1991) that 

“the economy is wholly-owned subsidiary of 

the environment”.

In 1997, a survey (Armitage 2001) of 

1800 valuer members of the Australian 

Property Institute – then AIVLE – 

asked respondents to rank the relative 

importance of some 80 nominated 

characteristic factors of the property 

market which they considered “very 

important” when valuing investment 

grade property. Unsurprisingly, the top 

five factors were:

1. Comparable transactions 75%

2. Lease terms and conditions 71%

3. Location 69%

4. Tenure 59%

5. Contamination 54%

Valuers have long been sensitive to changes within the markets they 

are working within and from time to time fundamental shifts occur 

which affect the entire market to some degree. Most recently the global 

financial crisis comes to mind but possibly of greater long-term impact 

is the awareness of climate change resulting from rapidly increasing 

levels of carbon dioxide in the atmosphere. This paper identifies, by 

reference to a range of published sources, the context and some of the 

terms associated with sustainability issues in the property sphere and 

considers some approaches which valuers may wish to reflect upon in 

order to better equip themselves to working within a carbon-sensitive 

market. More specifically it considers what is meant by sustainability, 

what is being done by others and what valuers can do in response. 
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where we move from a shared vision 

which is powered by common caring to 

a sense of ownership which in turn calls 

forth an active response and commitment 

or, more simply, perhaps by a recognition 

of self interest and a diminishing range of 

alternative options.

Whilst an undercurrent of concern for 

our treatment of the environment has 

been compounding for a generation, 

though often politically marginalised, most 

recently our quantitative appetite has 

been fed by the release of the Garnaut 

Review in Australia (2007) and by the 

Stern Review (2006) in the UK on the 

economics of climate change. Stern 

unequivocally states: 

overwhelming: climate change presents 

very serious global risks, and demands 

an urgent global response; and

impacts of climate change if strong 

collective action starts now.
Stern 2006

The fundamental concept we, as a 

profession, are addressing is one we know 

to be at the core of our professional 

motivation: that of managing our 

relationship with our environment, more 

specifically in the context of economic 

use and exchange, tempered by concepts 

of corporate social responsibility and 

triple bottom line. But there is a long 

way to go before we can operationalise 

this aspiration beyond the limits of our 

familiar comfort zone.

For the valuation profession to 

reconceptualise its view of property to 

incorporate considerations of sustainable 

practices within the property market, 

it is necessary to investigate the way 

we currently view such activity and 

consciously recognise the impacts of such 

initiatives on property value. To develop 

our understanding of the relationship, 

this paper considers the context of 

sustainable practice and theory in the 

area of the built environment in Australia, 

and discusses a number of mainly recent 

and predominantly international studies 

from governments, professional property 

organisations, academia and professional 

firms which have been investigated and 

reviewed. 

These findings are structured under three 

principal sections:

1. What is sustainability? 

2. Where are we now? What is being 

done by others?

3. What do we need to do now?

1.  What is sustainability?

In 1987, the Brundtland report (Our 

Common Future – UNEP World 

Commission on Environment and 

Development 1987) was released by the 

United Nations. It is considered a seminal 

work highlighting the environmental 

problems facing the planet and stressing a 

growing awareness of the need for global 

environmental action formulated through 

realistic proposals of environmentally 

sustainable development (ESD). Tangible 

outcomes, consequential upon the report, 

include such subsequent international 

agreements as the Montreal and Kyoto 

Protocols and Agenda 21 – which 

further enshrined ESD as an operational 

framework for policy and practice in the 

business and broader community.

It recognised the synergies between 

economic, social and environmental 

issues and argued that, for the benefit 

of human well-being, there was a need 

for the integration of these elements 

into policies which promoted sustainable 

development. The Commission defined 

sustainable development as: “development 

that meets the needs of the present 

generation without compromising the ability 

of future generations to meet their own 

needs.” (Brundtland 1987)

It identified the requirements for 

sustainable development under seven 

themes:

citizen participation in decision making. 

to generate surpluses and technical 

knowledge on a self-reliant and 

sustained basis. 

solutions for the tensions arising from 

disharmonious development. 

the ecological base for development. 

continuously for new solutions. 

sustainable patterns of trade and 

finance. 

flexible and has the capacity for self-

correction.

(Brundtland 1987) 

As discussed in a draft review of the 

Brundtland report, progress in the area 

of economic development (UNEP 2007), 

over the past 20 years has been variable. 

There have been many international 

agreements signed since the Rio 

Convention on Biological Diversity in 

1992 and the Kyoto Protocol on Climate 

Change in 1997 and the September 

2007 Sydney APEC “Affirmation” was 

the Australian precursor to the current 

Rudd Government’s more proactive 

approach. Many now represent a much 

broader range of stakeholders involved 

in international decision-making and, as 

a consequence, positive social change is 

occurring in many parts of the world such 

as, for example, enrolments in education 

having risen internationally. Yet resource 

consumption continues to increase, 
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inequality continues unabated and the 

sustainable development agenda still lacks 

clear objectives or effective champions.

Economic perspective

Focusing on the first three themes 

identified above by Brundtland – political, 

economic and social – and concentrating 

on the realms of property and the 

built environment, there is a growing 

recognition and acceptance that the 

capitalist economic focus on the resource 

factors of capital, labour and land as 

represented by studies of traditional 

economics, and also of labour and welfare 

economics, needs to be more equally 

complemented by that of environmental 

economics as Pearce and Turner (1970) 

discussed. Considering the environment 

as an economic good, protecting it from 

unpaid use is problematic as, in large part, 

the environment is a shared resource 

and this “non-excludability” makes its use 

and regulation difficult to identify, monitor 

and regulate. Concurrently owners/

guardians of such shared resources have 

little benefit from seeking to provide the 

stewardship to counteract the depletion 

and degradation of the resource. In 

contrast to corporate production, the 

scale and indivisibility of environmental 

resources generates resource use and 

management issues with which we are 

now being confronted where the closure 

of the unprofitable activity – on a global 

scale, as opposed to at the level of the 

firm – is an option we as a species are 

keen to avoid. 

The public management of environmental 

resources has the virtue of a longer term 

perspective which values the need for 

the stock of resources to be conserved in 

quantities sufficient for future generations 

and a range of pricing techniques exist 

(See Appendix 1) by which the value 

of natural resources can be assessed, 

with taxation being one of these means 

of shifting the burden of the negative 

environmental effects (Pigovian taxes) and 

which may also achieve a shift in resource 

allocation, thereby reducing demand.

Political and social perspectives

From the political and social perspective, 

there is an emerging recognition 

that markets will not function well 

without clear and protected property 

rights. Such property rights need to 

be secure, indefinite, enforceable and 

legally transferable (Panayotou 1992) 

and acknowledge the status of the 

present and future generations. The 

usual contemporary approach is the 

intra-generational view, as recognised 

for example in the provisions of the 

Kyoto protocol, which distributes 

property rights enshrining the principle of 

occupation. In the context of emissions 

this favours rich nations as eco-taxes 

accrue eventually to the owners of 

emission rights (the polluting nations) 

themselves. A different approach, which 

would more likely favour the poor, would 

be to allocate an equal share of permits 

to everyone regardless of their level of 

emissions. (Keyzer and van Veen 1997) 

In the case of climate where no state or 

individual has yet seized sovereign rights 

over the regulation of ecosystem services 

this might be possible. The relatively low 

spending on energy intensive goods by 

... the sustainable 

development agenda still 

lacks clear objectives or 

effective champions.
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the poorer countries would strengthen 

the link between environmental policy 

and poverty alleviation. 

However, as Pezzey (1992) recognises, 

the needs and rights of future generations 

deserve to be treated equally with 

those of the living generation – a feature 

which many traditional societies can 

be considered to value more highly 

than many more economically dynamic 

societies. A system which recognises only 

the rights of the current generation is 

unlikely to consider the impact of the 

persistence of its own environmental 

degradation. Gerlagh and Keyzer (2001) 

assert that to alleviate this problem a 

trust fund could be established entitling 

all members of present and future 

generations to an equal monetary claim 

over the use of natural resources. Such 

a trust fund would act as a transfer 

mechanism to redistribute income across 

the generations, arguably as did feudalism 

in some societies, but with questionable 

community benefit.

This redistribution is an example of 

the principle that it is the polluter who 

should pay for the negative impact 

by internalising its cost as part of its 

production cost. Thus a generation which 

uses more resources than it is entitled 

to will compensate future generations 

for the degraded environment. Such a 

trust fund approach can only succeed if 

the current generation recognises and 

accepts responsibility for its activities and 

the compromises this entails. It must be 

recognised that it is political will which 

has the power to operationalise such a 

response rather than technical feasibility 

and the introduction of carbon trading 

and the associated management of 

carbon emissions are steps to internalise 

such resource misallocation.

2.  Where are we now? 
What is being done by 
others?

From the property perspective, there is 

a strong recognition and acceptance of 

a shift towards intervention to promote 

the culture of sustainability from property 

investors, occupiers, developers and the 

professions but it is the practical aspects 

of these issues which will need to be 

understood before they are able to effect 

real change. 

Whilst the terms sustainability, sustainable 

development (SD) and corporate social 

responsibility (CSR) are widely used 

there is, not surprisingly, some confusion 

for the majority of people who are not 

experts in these areas and the Brundtland 

review’s widely recognised definition of 

sustainability has been presented already. 

Property professionals are well used to 

accepting the genuine boundaries of their 

professional roles and responsibilities 

and professional indemnity ensures this 

focus is not blurred. In Australia, there 

has been increasing public awareness of 

broad environmental issues after a very 

slow start, compared for example to the 

lead from the European Community and 

the United States. In September 2007, the 

APEC summit provided a pre-election 

focus, in the media if not in the broader 

community, as an international driver 

for government and industry to address 

issues associated with climate change 

but this emphasis needs to be expanded 

to the triple bottom line perspective 

of balancing environmental and social 

issues with economic ones. The election 

in November 2007 of a new federal 

government is providing the framework 

for more sensitive environmental policies 

to be developed across the country 

with legislation for the management of 

carbon emissions management and an 

associated trading scheme scheduled to 

be introduced in federal Parliament in 

mid- to late-2009.

Sustainable development and the 
cycle of property

Sustainable development can be thought 

of as:

 “a process for growth that understands, 

invests in and maintains not just financial 

resources, but human, social and 

environmental resources, all at the same 

time.”
 (Heywood et al 2007) 

To achieve this, the damaging 

consequences of merely trading one 

aspect off against the other must be 

avoided and the need for compromise 

must be recognised – which only a 

cultural shift in people’s perceptions of 

what is acceptable can resolve. At the 

level of the individual as well as that of 

the community or nation, it is necessary 

to deliberately seek to balance economic, 

environmental and social benefits and 

costs when faced with options.

Triple bottom line is often represented 

using either of two commonly accepted 

models (O’Riordon et al 2001): the 

three pillars model or the Russian doll 

model as illustrated in Figure 1. The three 

pillars model views sustainability as the 
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merging of social wellbeing, economic 

enterprise and environmental integrity 

whereas the Russian doll model places 

economic capital at the core as the 

basis of wealth creation which drives 

the engine of development and both 

are constrained by environmental and 

social considerations. In each case, these 

three dimensions are often expanded to 

include a fourth – government and other 

institutional frameworks – which are 

required to make sustainability work.

In March 2005, a sustainable development 

strategy paper (United Kingdom 2005) 

was presented to Parliament as a 

framework for a long-term agenda. It 

enshrined four priorities:

consumption and production.

change and energy.

our natural resources and enhancing 

the environment.

sustainable communities and a fairer 

world.

It specified a number of guiding principles 

with TBL credentials – including living 

within environmental limits, achieving a 

sustainable economy, promoting good 

governance) and, in respect of the 

government approach to corporate social 

responsibility, envisaging:

 “businesses taking account of their 

economic, social and environmental 

impacts, and acting to address the key 

sustainable development challenges 

based on their core competencies 

wherever they operate – locally, regionally 

and internationally.”

UK Government 2005:56

Applying these principles to property 

through adopting the lens of the property 

lifecycle, some impacts of sustainability 

were identified (Heywood 2007) for each 

stage as shown in Appendix 2: Impacts 

of sustainability on the property lifecycle. 

Here, a range of property professions 

were discussed in relation to the way in 

which their workday practices translate 

these principles in to their operational 

reality at the various stages of the 

property lifecycle with which they have 

involvement and which is just what many 

of  the present ranking tools also do. For 

example, under the “property” grouping 

– which includes inter alia valuation, 

facilities management, asset management, 

commercial management – the three 

main areas of influence were considered 

to be concept/asset initiation, planning 

and procurement, and occupation and 

use including refurbishment. 

Turning specifically to the valuation 

field, valuers are duty bound to comply 

with International Valuation Standards as 

adopted in Australia by the Australian 

Property Institute (API) and hence to 

reflect the market’s interpretation of the 

impact of sustainability on price or value. 

When a professional opinion is given, 

it is devoid of any personal prejudice 

regarding the significance of sustainability, 

as is the case with any other aspects of 

the market. However, in order to perceive 

the emerging reality of the market’s 

awareness of the impact of sustainability 

on worth, price and value, valuers must 

upskill and gain understanding of the 

principles of sustainability.

Figure 1 : Representations of triple bottom Line Source: Heywood et al 2007

Economic

EnvironmentalSocial

Economic

Social

Environmental

Three pillar model Russian doll model
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 Earn higher rents and prices;

 Attract tenants and buyers more 

quickly;

 Cut tenant turnover;

 Cost less to operate and maintain;

 Benefit occupiers; and

 Improve productivity.

From a European perspective, King Sturge 

(2007) takes a strong, almost coercive, 

approach to the need for all participants 

in the property market to prepare for 

the coming changes likely to ensue from 

climate change. It identifies four targets 

for property investors, developers, 

financiers, occupiers and policy makers:

increased weather uncertainty and 

extremes.

litigation, maintenance and energy 

costs.

lead changes in the property market at 

an increasing pace.

as a reality and conformity is no 

longer optional e.g. requiring carbon 

footprinting for buildings as a 

benchmark.

The King Sturge report provides a 

comprehensive coverage of relevant 

European Union directives in areas of 

energy performance of buildings for 

both existing and new buildings; waste, 

electrical and electronic equipment 

directives; and environmental liability 

directives and discusses sustainability 

policies and initiatives for 24 countries 

across the EU, country by country, 

and details a comprehensive range of 

sustainability assessment tools for building 

sustainability including checklists for 

the public and private sector, for asset 

managers, designers and developers: 

overall a very comprehensive resource, 

though not unique.

Jones Lang LaSalle (2007), for example, 

asserts that sustainability is “becoming 

a mainstream requirement for most 

property owners and tenants in 

Australia’s CBDs” and discusses current 

legislative requirements and where this 

is likely to lead. It considers sustainability 

as “not yet being a significant factor” 

in valuation models (Jones Lang 

LaSalle 2007:2) from the perspective 

of most owners, investors or valuers 

but anticipates “it will be reflected in 

purchase yields, net returns to owners 

and in property valuation … in the near 

future.” It recognises the leading role of 

all tiers of government in Australia which 

specify industry leading accommodation 

standards, controlled emission standards 

and other performance requirements 

often framed within a legislative or 

preferred supplier context. 

It is understood (Armitage, personal 

communication 2008) that there is 

currently research being undertaken by 

the South Australian Government to 

review the activities of state governments 

across the country which is likely to 

confirm the widely held view of the 

exemplary role government exhibits 

across a range of sustainability metrics.

Whilst there may be extensive 

incorporation of triple bottom line 

assessment in many government and 

corporate policies, this approach is 

not yet embedded in the property 

investment market overall as revealed in 

a number of surveys of investor attitudes 

to green buildings over the past decade. 

(Sayce, Ellison and Parnell 2007:641) 

The option of measures to promote the 

adoption of more sustainable practices is 

mooted through the introduction of fiscal 

incentives. Currently the business case 

for investment in sustainable property 

Valuers will be required to broaden 

the range and depth of their existing 

expertise into some currently unfamiliar 

and, possibly, uncomfortable territory to 

interpret the valuation implications of 

an increasing range of triple bottom line 

issues and to recognise the synergies and 

interrelated nature of aspects previously 

viewed in isolation. For example, this 

might include the emerging influence 

of low-carbon buildings which offer 

reduced operating costs (financial aspect), 

improved working conditions (social) and 

valuable carbon credits (environmental) 

whose traded worth is still in flux. In the 

context of development and investment 

strategies, advice which members of the 

“property group” are likely to be called 

upon to supply will extend to many 

of the issues identified in Appendix 3: 

Widening valuers’ TBL horizons.

By  2006, practitioners’ perceptions 

of sustainability had shown some 

improvement compared with the 1997 

survey (Armitage 2001) discussed above. 

An international online survey of  47,000 

property practitioners (Dixon et al 2007) 

addressed many of these concerns in 

the context of the professions related to 

property and the built environment and 

10% of the sample chose to respond.  

The survey sought to assess the extent of 

respondents’ use of information relating 

to sustainable development, to identify 

and prioritise action to access relevant 

information regarding this development, 

and to provide such as an online 

resource.

Property firms and industry associations 

are also researching the impact of 

sustainability on property with “green” 

being seen as “good for business”. (Corps 

2005) This Canadian study  showed a 

clear link “between the market value 

of real estate and its environmental 

friendliness”. It found that greener 

buildings can:
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rests on reducing risk as opposed to 

enhancing return. The opportunity to 

reward sustainable practices in property 

investment and management is an option 

worthy of further investigation. 

Whilst much of the available literature 

deals with commercial investment 

property, a major study of industrial 

property (Jayne, Mackmin and Syms 

2007:374) reported recently a survey 

which highlighted imperfections in the 

nature of the property market preventing 

valuers from being able to identify how 

factors, such as compliance with controls 

over environmental contamination, 

affect or do not affect market value. 

Value theory (Turvey 1957, cited in 

Jayne et al) suggests “rental value can be 

ascertained residually” and that whilst 

legislative compliance has the potential 

to increase costs of occupying industrial 

property, the ability to pass on or absorb 

this impact will tend to vary with the 

strength of the individual property or the 

state of the market. One of the paper’s 

conclusions was to confirm the widely 

held view that “improved management 

practices would suggest that better 

environmental management may result 

in better rents and values” (Joyce et al 

2007:376), an opinion reasserted at the 

API’s Queensland Property Conference 

in November 2008 (Goddard 2008) 

who stated property managers’ oversight 

of energy use in a building would both 

reduce energy use/outgoings and ensure 

compliance with green credentials to 

promote value enhancement. 

Similar sentiments were expressed by 

Borger (2007), Director of Leighton 

Properties Australia, speaking at an API 

professional development seminar event 

discussing the impact of developing 

A-grade office towers with a green-star 

rating of five in respect of the liability for 

outgoings. He commented that there 

appears to be a growing practice of 

leases to be structured gross of outgoings 

to ensure the benefit of the efficiencies in 

outgoings reverts to the building owner/

investor and as such contributes to the 

reduction in outgoings overall. Possibly 

this is reflected by the market in a 

strengthening of the capitalisation rate.

3.  What do we need to 
do now?

It is simple and self evident – in theory: 

All we need to do is shift our mental 

models and move to a shared vision. This 

is easier said than done but recognition 

is one of the first steps along this path. 

Senge (1994) recognises the need for a 

cultural shift: “shared vision is – must be – 

compelling, or it’s not likely to be either 

shared or possess any of the other 

characteristics needed.” 

Senge propounds that shared visions: 

enterprise – it’s no longer “theirs”, but 

ours. This allows those people who 

previously had mistrust to begin to 

work together. 

purpose and set of operating values. 

of thinking and acting. Establish 

overarching goals. Foster risk-taking 

and experimentation.

Senge 1994

These factors may speak to the great 

power of an idea whose time has come. 

But Maslow once observed that shared 

purpose and vision were the most 

striking common characteristics of high 

performing teams. In the absence of a 

great dream, pettiness prevails and a 

shared vision is not just “an idea”, but “a 

force in people’s hearts”. (Senge 1994)

Looking forward in the international 

property arena, an “agreement to address 

the interrelationship of sustainability 

and value” was launched and its intent 

captured in a memorandum entitled 

the Vancouver Valuation Accord (2007). 

This Canadian initiative brought together 

valuation, appraisal and related industry 

leaders in property as signatories to 

a formal expression and commitment 

to advance understanding, knowledge, 

education and practices about valuation 

and sustainability. Recognising the 

increasing need and demand for the 

business case for sustainability to be 

established where valuation plays a 

crucial role and embracing the initiative 

that valuers no longer wish to ignore 

sustainability, the accord is a commitment 

to:

the practice and standards of valuation. 

to promote awareness of and 

competency in the appropriate 

methods of addressing sustainability in 

valuations and worth appraisals. 

the valuation professions worldwide, to 

educate and inform about sustainability 

and its relationship to value and worth. 

progress via an agreed secretariat set 

up for that purpose, and targeting a 

full report on progress at the GLOBE 

2010 Conference in Vancouver, 

Canada.

Source: Vancouver Valuation Accord 2007

... better 
environmental 
management may 
result in better 
rents and values.
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In Australia, we are not quite so 

advanced along the sustainability 

highway, perhaps waiting to review 

the impact of international initiatives 

before committing to action. We are 

not short of experts, nor are we short 

of ideas, but we do need leadership. 

Government at the federal and state 

levels and educational institutions are all 

well placed to seize this opportunity to 

take the thought leadership to promote 

such positive outcomes. The Australian 

Federal Government released its major 

policy initiative – the Garnaut Report 

– in September 2008 and substantial 

economic impacts are likely as a 

consequence of carbon market trading 

which is expected to follow over the next 

few years. Whilst the impact of these 

innovations cannot yet be foreseen in 

detail, they are certain to require new 

models of thinking to be successful in 

effecting change and will be recognised in 

the market by price adjustment.  

Appendix 3 “Widening valuers’ triple 

bottom line horizons” provides some 

areas which may represent the broader 

view needed to develop a greater 

awareness of the incidence of sustainable 

practices.

Professional bodies can support increased 

professional awareness and targeted 

professional development; governments 

are in the process (however long it may 

take) of legislating for changing practices 

via performance standard upgrades etc.; 

universities are replete with degrees 

offering a full range of “green” credentials 

through virtually every faculty; industry 

associations can promote a green agenda 

through lobbying and each individual 

can become more knowledgeable of 

sustainability issues and commit to acting 

in their own and in the community’s 

best triple bottom line interest and do it, 

sooner – not later.

Conclusion

For valuers, the response to upskilling 

for effective practice in the greener 

environment will draw upon the full 

range of highly developed existing 

skills, attitudes and knowledge and, 

with a measured response, incorporate 

the incidence of change as they have 

previously when the then novel 

considerations of contamination, heritage 

or even – albeit a very long time ago – of 

planning control added to the range of 

essential characteristics of the market to 

be collected, synthesised and reviewed 

as a part of normal property market 

analysis which is distilled into the single 

dollar figure reported and defended 

as their opinion of value. Unlike some 

critics – e.g. Goddard 2008a who states 

in a generally supportive article that 'one 

part of the industry which has been slow 

to adopt the change they need to make 

are valuers'– I have every confidence 

that the profession is no laggard and that 

the prospect and incidence of climate 

change, increasing extreme weather 

events and rising sea levels and the like 

will be met with the same gravitas as are 

changes to other, possibly more familiar, 

market variables. Such is the hallmark 

of the profession where every valuation 

reflects upon the factors affecting value 

of that particular legal interest at the 

particular time the value is being assessed. 

Since I would assert that the valuation 

process is sound, the incorporation of 

new content based on a market which 

values sustainable practices more highly 

is but a matter of continuing professional 

development.



14   MARCH 2009    AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL

Appendix 1: 

Approaches to the valuation of natural 

resources

1. Use value:

In circumstances where the end use of the 

natural resource is clear, as in the case of 

drinking water, timber or tourism generated by 

a forest, and each has a functioning market, the 

valuation of the resource can be imputed from 

the prevailing market prices of these uses. 

This includes both the production function 

approach and the defensive expenditure 

approach as detailed below.

production function method 

identifies the marginal contribution of the 

natural resource to the production of the 

commodity being marketed. For example: 

the benefit of water to crop production 

(Freeman 2003, Archaya and Barbier 2002). 

defensive expenditure method assigns 

a price to a natural resource which is 

equivalent to the cost of maintaining its 

productivity by fixing the damage from 

the emission of pollutants and resource 

degradation (Tiezzi 2002). 

2. Surrogate markets:

Where there is no functioning market for 

the end-use, a surrogate market may be 

generated.

Hedonic pricing is the method 

which values the presence of natural 

resources by, for example, comparing 

the prices of houses with otherwise 

similar characteristics under different 

environmental conditions (Taylor and Smith 

2000) to assess the impact of that change 

in circumstance. 

travel cost method measures the value 

of a recreational site by surveying travellers 

on the economic costs they incur when 

visiting the site from some distance away 

(Pendleton and Mendelsohn 2000) though 

issues of cost versus value may impinge.

3. Stated preferences:

Another approach is to identify stakeholder 

preferences to elicit additional information 

with these techniques including the contingent 

valuation and conjoint stated preference 

methods.

contingent valuation method seeks 

information on willingness to pay from 

survey questionnaires and interviews 

(Kolstad 2000, Mitchell and Carson 1989). 

conjoint stated preference methods 

use experiments which involve contingent, 

dependent ranking, or contingent choice, 

among alternatives that provide different 

levels of non-market goods (Roe and 

others 1996) 

Source: derived from UNEP 2007 GEO-4 

Chapter 1 ‘Environment for Development’ Draft 

1, September 2007

Property stage Social Environmental Economic

Concept/asset 

initiation

A safe, secure integrated 

development, rural regeneration, 

public access

Maintain and enhance natural amenity 

and biodiversity.

Improved land and asset values, 

simulate local investment, intrinsic 

value and non-tangible assets of open 

space amenity

Planning and 

procurement

Provision of local labour, development 

of local skills through training 

initiatives; quality urban design and 

public realm; planning sustainable 

communities; community involvement 

at the design stage

Minimise energy demand through 

renewable energy supply; minimise 

environmental impact; increase use 

of recycled materials; use ethically 

sourced products and services; provide 

for enhanced public transport and 

“walkability”

Local economic regeneration; 

responsible and profitable growth; 

attracting investment and building 

local capital 

Construction Better design; respect for people; 

minimisation of disruption, noise, dust, 

light; considerate contractors scheme

Carbon amelioration; waste minimisation; 

maximise recycling; develop Construction 

Environmental Management plans

Use of local suppliers and labour; 

quality of design and materials as an 

agency tool or selling feature

Occupation and 

use (including 

refurbishment)

A better quality of life; built to last’; 

clean, working and friendly

Energy efficient operation; effective 

maintenance; occupier recycling schemes; 

use of greywater etc.

Use of local suppliers and contractors; 

increase in occupier productivity 

through sustainable facilities 

management/ workplace management

Demolition and 

remediation 

Minimisation of disruption: noise, dust, 

light; considerate contractors’ scheme; 

improved amenity

Maximise recycling; minimise waste to 

landfill. Onsite remediation; creative use 

of demolition waste

Improved spatial use; improved land 

value and economic uplift from 

urban uplift; presumption in favour 

of development on brownfield sites 

promoting shorter planning period

Appendix 2: Impacts of sustainability on property across its lifecycle

Derived from: Heywood 2007:8
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Appendix 4:  Garnaut 
Review Terms of 
Reference 2007

To report to the Governments of the eight 

States and Territories of Australia, and if invited 

to do so, to the Prime Minister of Australia, on:

1. The likely effect of human induced climate 

change on Australia’s economy, environment, 

and water resources in the absence of 

effective national and international efforts to

substantially cut greenhouse gas emissions;

2. The possible ameliorating effects of 

international policy reform on climate 

change, and the costs and benefits of 

various international and Australian policy 

interventions on Australian economic activity;

3. The role that Australia can play in the 

development and implementation of effective 

international policies on climate change; and

4. In the light of 1 to 3, recommend medium 

to long-term policy options for Australia, and 

the time path for their implementation which, 

taking the costs and benefits of domestic 

and international policies on climate change 

into account, will produce the best possible 

outcomes for Australia.

In making these recommendations, the Review 

will consider policies that: mitigate climate 

change, reduce the costs of adjustment 

to climate change (including through the 

acceleration of technological change in supply 

and use of energy), and reduce any adverse 

effects of climate change and mitigating policy 

Development or investment issue Potential focus of advice

natural environment

Recognition of local, regional and global benefits of effective environmental management strategies 

and their potential to impact on the economic performance of a property or portfolio

A more broad-ranging understanding of techniques and materials available to improve resource 

efficiency for constructing, operating and regenerating buildings

responsible disposal of waste

Understanding on-site waste management systems and alternatives as an operational outgoing

Assessing the triple bottom line impacts of low energy consumption of building materials, services 

and fuels; impact of same on total occupancy cost, tenant attraction and retention

planning and management

Reflect the benefits and costs of location and accessibility regarding its proximity to cycle paths, 

walking tracks and public transport for occupiers, visitors and service providers

life costing

Recognise and measure the long term benefits of sustainable design on building operation and 

occupier satisfaction 

inclusion

The “contextual fit” of a property in its local and broader community will need to be recognised as 

an emerging market factor 

Appendix 3:  Widening valuers’ TBL horizons

responses on Australian incomes.

This Review should take into account the 

following core factors:

- The regional, sectoral and distributional 

implications of climate change and policies to 

mitigate climate change;

- The economic and strategic opportunities 

for Australia from playing a leading role in 

our region’s shift to a more carbon-efficient 

economy, including the potential for Australia 

to become a regional hub for the technologies 

and industries associated with global 

movement to low carbon emissions; and

- The costs and benefits of Australia taking 

significant action to mitigate climate change 

ahead of competitor nations; and

- The weight of scientific opinion that 

developed countries need to reduce their 

greenhouse gas emissions by 60 per cent 

by 2050 against 2000 emission levels, if 

global greenhouse gas concentrations in the 

atmosphere are to be stabilised to between 

450 and 550 ppm by mid century.

Consult with key stakeholders to understand 

views and inform analysis. A draft Report is 

to be distributed for comment by June 30 

2008. The final Report is to be completed 

and published by September 30 2008. Interim 

draft reports on particular issues may be 

released before that time for public discussion. 

The Report will embody the independent 

judgments of its author.

Derived from Heywood 2007:19
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Valuing Small to Medium 
Enterprises (SMEs) in 
Australia

Given the current economic climate, 

reliance on sound advice is even 

more critical for business owners 

and operators.  This is a student 

paper which examines the role of 

the valuer in undertaking business 

valuations including a review of the 

methodologies adopted, inspection 

and research procedures and reporting 

requirements.  The author prepared 

the paper as part of the final stage of 

a master’s degree being undertaken 

at Bond University. It puts forward an 

interesting perspective on determining 

appropriate capitalisation rates. Please 

note that as a student paper the views 

remain that of the author only.

Brett McAuliffe

Adjunct Professor of Urban Development, 

Bond University, Gold Coast

Introduction

It remains that many business valuations 

are undertaken by accountants acting for 

a business and also by business brokers. 

Arguably, the best person for this job 

however, is a specialist business valuer, as 

professionally trained valuers possess a 

skill-set ideally suited to the task.

In the case of accountants, many practices 

are becoming more specialised in what 

they wish to, or can, offer their clients, 

as an increasing demand for business 

regulatory and taxation compliance work 

means that accountants often do not 

have the capacity, the expertise, or the 

desire to conduct business valuations. 

Valuations provided by business brokers 

are better described as appraisals, and 

the vast majority of business brokers 

base their appraisals on historical financial 

performance as opposed to the generally 

accepted valuation principles using Future 

Maintainable Earnings. Further, if the 

business brokerage has, or is likely to, list 

the business for sale, at the point of listing 

the business broker becomes an agent 

for the seller and any valuation cannot 

be therefore deemed to be independent. 

Professional advisers such as accountants 

and solicitors appreciate the distinction 

between an appraisal and a valuation, 

and are therefore increasingly suggesting 

to their clients that the services of a 

specialist business valuer should be sought 

to undertake business valuations.

The situations that precipitate the need 

for a business valuation include:

business;

business;

undertaken by a buyer or buyer’s 

accountant;

Historically, lenders rarely rely upon 

a business valuation of a business for 

mortgage security purposes as they 

instead assume a charge over the 

assets held by the business, as well as 

Many business valuations are undertaken by accountants acting for a 

business and also by business brokers. Arguably, the best person for this 

job however, is a specialist business valuer, as professionally trained valuers 

possess a skill-set ideally suited to the task.

Business valuers commonly employ three approaches to determining value, 

and if possible, reconcile the indications derived from two or more of these 

approaches and associated methods. The three main methods are a Market 

Approach, Asset-based Approach and Income Approach.

So long as a few basic rules are followed, the research, valuation and 

reporting of a business is well within the skills of real property valuers, and 

the onus is on valuers to put up their hand and take on this work.
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usually obtaining a personal guarantee 

from the borrower. However, some 

financiers will lend money against a going 

concern and its associated cash flow. 

Notwithstanding the current turmoil in 

the financial markets, finance brokers are 

also increasingly being used by business 

owners to seek out a better money 

deal. It remains to be seen if this trend 

continues, and if it does, whether or not 

financiers will seek a business valuation 

to assess the risk profile of the business 

and borrower. If they do, it could lead 

to considerably more work for specialist 

business valuers.

Can valuers of real property also value 

businesses? The answer is “yes”, so long 

as the real property valuer understands 

the nuances and methodology in valuing 

businesses, and is comfortable analysing 

profit and loss statements and balance 

sheets. This paper will discuss the 

constituent parts of a business valuation 

process.   

Valuing Businesses 
versus Valuing Real 
Property

When a buyer purchases land or buildings 

there is both a guarantee of tenure and a 

physical asset, however when purchasing 

a business a buyer often may receive no 

physical assets and the tenure will only be 

as strong as the current lease, if in fact a 

lease is being made available.

Even if the purchase does include physical 

assets (such as plant, machinery, fixtures, 

fittings and stock) and/or intangible assets 

(such as patents, logos, brands, contracts, 

websites and special telephone numbers) 

the rationale for buying a business is 

rarely to access assets, but to access its 

future income. 

A business entity is merely a vehicle that 

can produce future income, and the value 

of a business entity is directly related to 

the risk of being able to produce that 

income on a maintainable basis.

Therefore, in order to establish the 

value of a business, it is fundamental 

that a business valuer understands how 

to accurately quantify future income, 

or more correctly, Future Maintainable 

Earnings (FME), and then to quantify the 

risk to maintaining the FME.

This concept is fundamentally different 

from the valuation of real property 

where a direct comparison to recent 

sales or a comparison to income yields 

are valuation tools that are often used. In 

fact, the very nature of the competitive 

(even secretive) business environment 

means that it is only rarely possible to 

compare a business to like businesses 

in a comparable locality, and so business 

valuers must use other accurate, objective 

and consistent methodologies.  

Valuation Methods

As we all know, market value is defined 

as the amount for which an asset 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 they had acted 

knowledgeably, prudently and without 

compulsion. 

Market value, when valuing businesses, 

is accepted as being equivalent to “fair 

value” as ascribed in the Australian 

Accounting Standards Board Accounting 

Standard AASB 116. 

Underlying the definition “market value” 

is the presumption that the entity is a 

going concern without any intention or 

need to liquidate, to curtail materially the 

scale of its operations or to undertake a 

transaction on adverse terms. It is further 

assumed that the asset is exchanged 

after an adequate period of marketing to 

obtain its most advantageous price. 

Business valuers commonly employ three 

approaches to determining value, and if 

possible, reconcile the indications derived 

from two or more of these approaches 

and associated methods.

1 A Market Approach to value compares 

the subject business to similar 

businesses, business ownership 

interests, or securities that have 

been sold in the open market. The 

comparable businesses are in the 

same industry as the subject business. 

Examples include the valuation of 

service stations, retirement homes, 

hotels, and clubs, and businesses where 

shares are traded on an open market.

2 An Asset-based Approach to value 

examines a balance sheet for a 

business that reports all assets, tangible 

and intangible, and all liabilities at 

market value. The asset approach to 

value is based on the theory that the 

current value of all assets (tangible and 

intangible) less the current value of 

the liabilities should equal the current 

value of the entity. 

3 An Income Approach to value calculates 

the anticipated value of present 

income or benefits in view of their 

expected growth and to which a risk 

rate is applied. Income is therefore 

converted into an indication of value 

So long as a few 

basic rules are 

followed, the 

research, valuation 

and reporting of a 

business is well within 

the skills of real 

property valuers...
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either by means of direct capitalisation 

of a representative income level, or 

using a discounted cash flow analysis 

method.

Choosing a Valuation 
Method
Some businesses have specific valuation 

methodologies; for example, under the 

International Valuation Standards (IVS) 

there are Guidance Notes for the 

valuation of Extractive Industries. This 

uses the Income Approach method and 

analyses discounted future cash flows as 

its basis of valuation.

Businesses that are listed on a stock 

exchange are valued by the marketplace 

and their current value is known in real 

time; that is all risks and opportunities 

affecting the business have been factored 

into its share price and therefore a 

total entity value can be determined by 

multiplying the share price by the total 

number of shares issued. This is a form of 

the Market Approach method.

Unlisted businesses such as service 

stations, retirement homes, hotels, 

clubs, management rights, restaurants, 

newsagencies, pharmacies, motels and 

professional practices are commonly 

bought and sold and the valuation 

methodology falls to understanding what 

the market is currently paying and how 

that value is derived. This again, is a Market 

Approach method, although in many cases 

the approach may incorporate income 

approach methodology as well.  

If the business is not profitable, or in 

some cases is a start-up business, the 

methodology usually used is an Asset-

based Approach.  

The bulk of Australian businesses 

however, are unlisted, privately owned, 

micro or small-to-medium enterprises. 

If profitable, their value is most often 

determined by an Income Approach. 

Valuation Methodologies 
Examined 

Market Approach 

A Market Approach to value compares 

the subject business to similar businesses, 

business ownership interests, or securities 

that have been sold in the open market. 

The comparable businesses are in the 

same industry as the subject business 

and responsive to the same economic 

variables. It is appropriate to use the 

market approach methods when: 

comparable companies or market 

transactions;

subject business and the comparable 

companies; and

earnings stream.

Examples include the following indicative 

market ratios (extracted from my 

Queensland database of sales over the 

past three years) and which do change 

over time due to the forces of supply and 

demand.

Other businesses with market rates 

include accounting practices, real estate 

agencies, rent rolls, medical practices, 

pharmacies and sometimes couriers and 

transport businesses.  

As can be seen from the above table, 

the more risky a business sector is 

considered to be, the higher the 

effective capitalisation rate. Sales data 

can be gathered from various sources to 

determine the capitalisation rate range 

that business sales might be trading 

in; however it is a trap to choose a 

capitalisation rate that is the mid-point 

of all businesses within the subject 

industry, even if that industry has a 

narrow opening range. For example, the 

“going rate” for newsagencies is in the 

range “3-4 times net”, which equates to 

a capitalisation rate range of 25-33%. 

The mid-point in this range is 29%, and 

indeed the majority of newsagencies 

probably sell for around 28-29% of FME, 

but nonetheless there are some that 

will sell for 25% (or lower) and others 

that will sell for 33% (or higher), and it 

requires professional research and an 

appreciation of the risks that apply to 

individual businesses to determine the 

appropriate rate to apply to an individual 

business otherwise a valuer runs the risk 

of over-valuing or under-valuing a subject 

business.

In most businesses, in most industries, 

it comes down to establishing a 

capitalisation rate range, researching the 

risk and applying the knowledge gained 

from a thorough investigation of the 

characteristics of a specific business.

Asset-based Approach

An Asset-based Approach to value 

examines a balance sheet for a business 

that reports all assets, tangible and 

intangible, and all liabilities at market 

value or an appropriate carrying amount. 

Food &Beverage 

outlets (cafes, 

restaurants, etc)

Around 23 x 

weekly turnover 

(approx. 44% cap 

rate)

Newsagencies Around 3.5 x 

annual net income 

(approx. 29% cap 

rate)

Convenience 

stores

Around 13 x 

weekly turnover 

(approx. 25% cap 

rate)

Management 

Rights

Around 8 x 

annual net income 

(approx. 12.5% 

cap rate)
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As per International Accounting Standards 

16, an item of property, plant and 

equipment shall be carried at its cost 

less any accumulated depreciation and 

any accumulated impairment losses, 

thus business valuers can adopt values 

for assets as shown on balance sheets 

(allowing for any deterioration in time or 

condition).

The asset approach to value is based on 

the theory that the current value of all 

assets (tangible and intangible) less the 

current value of the liabilities should equal 

the current value of the entity.

These methods are generally not 

appropriate where assets are employed 

productively and earning more than the 

cost of the capital represented by the 

assets, as the value of the business would 

be in excess of the calculation of the 

value of its net assets. Thus, the net asset 

method is used primarily for businesses 

that are making a low economic rate of 

return, or are at the start-up stage of 

business operation.

Accordingly, the orderly realisation of net 

assets is not an appropriate valuation 

basis in the circumstance where the 

business is a going concern. However, the 

net assets are often taken as a base figure 

and as a benchmark for comparison 

purposes.

The following are situations where it may 

be appropriate to value a business using 

this method: 

add little to the value of the company;

Income Approach

An Income Approach to value calculates 

the anticipated value of present income 

or benefits in view of their expected 

growth, the associated risk, and the time 

value of money. Income is converted into 

an indication of value either by means of 

direct capitalisation of a representative 

income level, or a discounted cash flow 

analysis; with capitalisation being the most 

common approach in Australia.

Capitalisation of earnings 

This valuation method involves dividing an 

estimate of the business’s annual future 

maintainable earnings (FME) by a market 

capitalisation rate. This rate represents 

the return an investor would expect to 

earn from investing in the business which 

is commensurate with the individual risks 

associated with the business. Similarly, 

the capitalisation rate can also be viewed 

as the rate of return achievable from 

investing in an alternate asset of similar 

risk profile to the business in question.

The business value so derived is inclusive 

of all plant, equipment, fixtures and 

fittings, but exclusive of stock on hand 

(also known as “stock at valuation” or 

SAV), and work in progress (WIP).

(In the event of a sale to a third party, 

a business sale transaction normally 

provides for the vendor to collect its own 

debtors and pay off its own creditors. 

Inventory, or SAV, would normally be an 

added amount at the date of settlement; 

calculated on a pre-agreed basis and 

an offset allowed for any liabilities to 

be taken over by the purchaser, such as 

employee entitlements.)

For very small, or micro-businesses, 

where the proprietor is the principle 

beneficiary of the benefits (including Net 

Operating Profit), the FME is equivalent 

to “PEBITDA + anticipated growth” 

where PEBITDA = Proprietor’s Earnings 

Before Interest, Tax, Depreciation and 

Amortisation. Those “earnings” include 

not only the Net Operating Profit, but 

other benefits the proprietor might have 

gained such as the business paying for 

private, discretionary spending. 

In larger businesses, usually managed, FME 

is equivalent to “EBITDA + anticipated 

growth” where EBITDA = Earnings 

Before Interest, Tax, Depreciation and 

Amortisation.

Capitalisation of FME is valid where: 

historic earnings (or they have been 

eliminated);

be consistent, that is, at a more or 
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less constant level of real earnings in 

perpetuity;

anticipated in future years;

and moderate enough for relationships 

to hold;

has undergone all the necessary 

major capital expenditure (apart from 

ongoing maintenance); and

requirements so that ongoing 

capital expenditure requirements 

approximate annual depreciation and 

amortisation charges. 

Financial analysis

Research into, and then adjustment of, 

historical financial statements to estimate 

the economic abilities of, and prospects 

for, a business is necessary to gain an 

understanding of the future maintainable 

earnings of a business. FME represents 

the expected level of profits for a 

business that is expected to be generated 

consistently for at least a further two 

to five years, and theoretically into 

perpetuity.

Financial analysis of a business requires 

a valuer to examine all relevant financial 

information available for the business, 

and to gain an insight into its current 

operational performance and its likely 

future financial performance. A business 

valuer must therefore be familiar with 

generally accepted accounting principles 

and the presentation of financial accounts. 

A typical financial analysis would involve 

researching each of the aspects listed 

below. 

Profit & Loss Statement and Balance  

Sheet), or Accounts for Purpose of 

Sale, Management accounts, Debtor’s 

report/s, Creditor’s report/s, Sales 

report/s, Payroll report/s.

diversity. 

revenue and/or cash flow?

the accountant’s P&L – check it.

market parameters. Check against 

industry benchmarks.

saleability, stock turn.

industry benchmarks.

industry benchmarks.

debts, predominant clients, contracts 

held.

and/or depreciation schedule, balance 

sheet, general age and condition, what 

needs to be replaced? 

industry benchmarks. Most SMEs 

spend 2-5% of revenue in marketing 

efforts (the older the business then 

generally the lower the expense).

tenure, lease terms and annual costs. 

Check against industry benchmarks.

Whenever possible, a business valuer 

should conduct both “horizontal analysis” 

(year to year, across the page) and 

“vertical analysis” (dissect a year) to gain 

an understanding of revenue trends, 

where the revenue comes from and what 

impacts most upon Gross Profit. 

After undertaking a financial analysis, 

and the inspection of the business, 

for those familiar with the processes, 

it is advisable the business valuer 

conducts both a SWOT (Strengths, 

Weaknesses, Opportunities and Threats) 

analysis as well as a PESTLE (Political, 

Economic, Social, Technological, Legal 

and Environment) analysis of the subject 

business. 

Once so analysed, a valuer will have as 

good an understanding of the business as 

he/she is practicably able to obtain.

Net Operating Profit and FME

There is a direct relationship between 

Net Operating Profit (NOP) and FME. 

The NOP shown on profit and loss 

statements includes expenses such 

as deprecation, discretionary and 

extraordinary expenses and therefore 

adjustments must be made to determine 

underlying FME. 

In order to determine FME, firstly NOP 

must be adjusted to account for :  

against earnings (is it reasonable?); 

on expenses by the proprietor/s;

requirements;

extraordinary income and any 

extraordinary expenses;

invested in working capital to fund the 

growth of the business; 

invested to maintain the level of real 

productive capacity; and

In order to produce a FME projection 

that is representative of a business’s 

ongoing maintainable earnings capacity, 

the period of review must be long 

enough to cover any cyclical fluctuations, 

however the exercise can be subjective 

in nature and its preparation requires 
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considerable judgement. Analysis of at 

least three years of financial statements is 

good practice.

When determining FME, interest bearing 

liabilities are not generally included as 

part of the assets and liabilities being 

valued because under new ownership the 

nature of these assets and liabilities may 

change. It is also customary to add actual 

remuneration of working owner/s, and 

then deduct an amount commensurate 

with the salary of employees fit to 

assume the role of the owner/s to ensure 

real market conditions apply. Thus, most 

discretionary financial decisions made 

by a proprietor can be normalised out 

of a profit and loss statement and FME 

determined.

What to do with depreciation

The capital expenditure (CAPEX) 

requirements of the business must also 

be considered. A business valuer needs to 

understand the minimum level of annual 

capital expenditure required to maintain 

the trading performance of the business. 

In practicality, CAPEX is often considered 

to be commensurate with the annual 

depreciation expense. Therefore, when 

FME is considered, usually one will cancel 

the other (i.e. depreciation = capital 

expenditure), and therefore it is not 

adjusted out of the earnings.

Working capital needs

Business requires working capital to fund 

the difference between what is paid into 

the business by debtors and what needs 

to be paid out to creditors. Growing 

businesses require even more working 

capital to meet costs of new staff, new 

stock etc, so a business valuer must allow 

for future needs if required, by factoring 

in costs for extra capital required to 

underpin growth. Note that the balance 

sheet can provide some indication as to 

working capital needs.

Growth

Fundamental to the principle of business 

valuation is the recognition a business is 

an entity that can produce future income, 

and the value of a business entity is 

directly related to the risk of being able to 

produce that income on a maintainable 

basis.

An analysis of financial records will 

provide an insight in to how past income 

has been derived, but it is the SWOT 

and PESTLE analysis that are most useful 

in assisting a business valuer in assessing 

likely future income, or FME.

At the end of the day, a business buyer 

is seeking access to future income and 

will pay a fair market value to do so, and 

while historical financial statements are 

extremely useful in providing an insight to 

the financial performance of a business, 

they cannot be relied upon to provide 

the sole means of assessing growth 

prospects. There are seven recognised 

stages in the life-cycle of a business, being:

1. Seed – initial ideas, planning and 

forecasting;

2. Start-up – set-up, create market 

presence, attract customer base;

3. Growth – revenues, customers and 

profits increase annually. Competition 

becomes stiffer ;

4. Established – growth slows and 

business becomes routine with a loyal 

set of stakeholders;

5. Expansion – new period of growth 

into new markets and new distribution 

channels;

6. Decline – Changes in the economy, 

society, or market conditions can 

decrease sales and profits;

7. Exit – the opportunity to cash out by 

selling, or it can mean shutting down 

the business.

In each of these stages, growth within 

a business differs. Sometimes growth is 

high, sometimes it is static and sometimes 

it can be negative. Careful analysis of 

a business can indicate to a valuer just 

where in the business lifecycle a subject 

business is, and the likely growth the 

business can expect. Coupled with the 

evidence of immediate past performance, 

and forecasts for the future, growth can 

therefore be quantified, albeit subjectively, 

and as it remains in most cases an 

imperfect science it is prudent to be 

conservative.

There are two major considerations 

when applying a growth rate to a 

business. Firstly, to what is the growth rate 

applied? Revenue? Gross Profit? NOP? 

Analysis of the financial statements and 

results of a SWOT and PESTLE analysis 

will indicate the part of the business to 

which the growth rate should be applied, 

and its ultimate effect on FME.

Secondly, is the business in a position to 

capitalise on growth potential? Analysis 

of the financial statements, along with a 

discussion with the proprietor/manager 

may indicate the business is unable to 

fund its growth, or an inspection might 

indicate that the premises from which 

the business operates cannot handle 

further growth, so allowances will need 

to be made to recognise these material 

constraints.

Business inspection

As with the valuation of real and specialist 

properties, a business valuer must 

physically inspect a business before a full 

valuation report can be issued. From a 

practicable point of view, the inspection 

often takes place after analysis of financial 

statements, as the valuer will be able to 

inspect, prepared with some underlying 

knowledge of the business. It is good 

practice to complete an inspection sheet 

when inspecting the business, to ensure 

all relevant aspects of the inspection 

are covered. Present at the inspection, 
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should be the business owner or a 

knowledgeable manager.

A business inspection sheet would 

typically include the following headings: 

supplied;

motor vehicle); 

etc;

benefits;

and suppliers (creditors);

condition;

condition; 

condition;

equipment is encumbered;

showroom, warehouse etc;

was derived);

Inspections sometimes take place after 

staff have left or before they have arrived 

at work, and can take several hours. 

Photographs should also be taken.

Choosing a 
Capitalisation Rate 

The combination of undertaking a 

financial analysis, SWOT and PESTLE 

analysis, and a business inspection, 

provides a valuer with a good 

understanding of the operating and 

competitive environments in which 

the business operates, and thus an 

understanding of the risks associated with 

the business. This understanding is used to 

determine an appropriate Capitalisation 

Rate or Risk Rate to apply. As mentioned 

previously, this rate represents the 

return an investor would expect to earn 

from investing in the business which is 

commensurate with the individual risks 

associated with the business. 

Business valuers adopt various methods 

to assess the risk profile of a business. 

The author of this report has created a 

methodology that requires 27 individual 

aspects of the business to be assessed, 

and a positive or negative risk rating 

applied. The ratings allow for ‘0’ for neutral 

risk, and ‘1’ or ‘2’ for positive risk and 

‘-1’ and ‘-2’ for negative risk.  The values 

are totalled, and then applied to a risk 

rate range that has been derived from 

an analysis of industry sector sales and 

experience. A formula is then applied and 

a final capitalisation rate determined. The 

formula is:

r = ((R2-A) + (R1+B))/2 

where 

r  = capitalisation rate

R1 = the low limit of the risk rate range

R2 = the high limit of the risk rate range 

A = the total rating of ‘positive’ 

attributes to risk 

B = the total rating of ‘negative’ 

attributes to risk.

An Excel spreadsheet can be created 

to allow the risk assessment rating 

to be quickly performed and a final 

capitalisation rate determined.

During the risk assessment, analysis of 

the competitive environment might also 

support the notion that a competitor 

might be willing to offer more than 

the market rate if the purchase of the 

subject business resulted in a significantly 

strengthened market position (strategic 

value), and so investigations must be wide 

ranging and thorough to allow for this 

possibility.

See Figure 1 (next page) – an example 

of the Excel risk assessment spreadsheet 

template.

Presentation of a 
Business Valuation

Compliance 

As with any valuation report, standards 

adhered to, assumptions used, and any 

relevant disclaimers must be clearly 

stated. In addition to a statement 

summarising the business valuer’s 

experience/expertise, a typical 

compliance schedule within the report 

would state the following:

accordance with ethical code and 

performance standards of the 

Australian Property Institute (API).

in this report are correct to the best 

of the valuer’s knowledge. Although 

the valuer believes the information 

used for this report was adequate, 

complete and appropriate for assessing 

the market value of the business, the 

... a competitor might be 
willing to offer more than 

the market rate if the 
purchase of the subject 

business resulted in a 
significantly strengthened 

market position...
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valuer has not audited or otherwise 

confirmed this information and 

makes no representations, expressed 

or implied, as to its accuracy or 

completeness of the conclusions to be 

drawn and shall not be responsible for 

the content, accuracy and truthfulness 

of such information.

acknowledges that it is the 

responsibility of any purchaser to 

perform a due diligence review prior 

to any acquisition of the whole or any 

part of the business.

the report are limited only by the 

reported assumptions and conditions.

financial interest or otherwise in the 

business as described in this report.

any aspect of this report.

valuation of businesses similar to the 

business valued in this report.

inspection of the business valued 

in this report and has relied upon 

financial information, including Profit & 

Loss Statements and Balance Sheets, 

provided by the owner or accountants 

acting for this business.

may be specified in this report, has 

provided professional assistance in the 

preparation of this report.

Presentation

Generally speaking, business valuation 

reports should be fully speaking reports. 

Whereas a physical inspection of real 

property can provide a layperson 

with some idea of the strengths 

and weaknesses associated with a 

property and its improvements, a 

physical inspection of a business rarely 

uncovers the fundamental strengths and 

weaknesses of the entity.

Therefore a fully speaking report should 

address the following issues: control systems;

Low =

High =

(R1)

(R2)

%

Ability to finance

Barriers to entry

Benchmarking analysis

Business longevity

Client Dependence

Competitive advantage/s

Condition of assets

Employee dependence

Growth prospects

Increase in competition

Impact of substitution

Impact of technology

IP contribution

Management dependence

Obvious opportunities

Operating hours

Operator dependent

Opportunity cost

Popularity of product/service

Reputation

Security of tenure

Special licences required

Specialist skills required

Stock investment

Strategic value

Terms of trade

Working capital needs

Other:

Rate positive or
negative

Lysnar’s Conjecture

Step 1 Step 2
Complete Risk Analysis Input Capitalisation Rate

Range

Rate

Positive

Rate

Negative

1 or 2 1 or 2Enter as

(Neutral = 0)

Where:  r=((R2-A) + (R1+B))/2

Therefore: r=

Automatic Capitalisation Calculation

0 0Totals:

(A) (B)

Figure 1 - an example of the Excel risk assessment spreadsheet template.
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or capitalisation rate; and

Below is an example of the presentation 

of a business value that has been 

determined using the income approach.

Example Business Pty Ltd: 

Estimated Future   $360,000 

Maintainable Earnings

Capitalised at 51.0%  $705,882

For Practical Purposes, adopt a 

Market Value of $705,000

(Excluding GST, and Plus Stock At 

Valuation and Work In Progress, if any).

Annexures should contain a copy of 

the letter of instruction and extracts of 

financial information provided. It is up to 

individual valuers to decide whether or 

not they wish to include their financial 

and risk analysis worksheets.

Conclusion

It remains that many business valuations 

are undertaken by accountants acting for 

a business and also by business brokers. 

Arguably, the best person for this job 

however, is a specialist business valuer, as 

professionally trained valuers possess a 

skill-set ideally suited to the task.

When a buyer purchases land or buildings 

there is both a guarantee of tenure and a 

physical asset, however when purchasing 

a business a buyer often may receive no 

physical assets and the tenure will only be 

as strong as the current lease, however 

the rationale for buying a business is 

rarely to access assets, but to access its 

future income. 

A business entity is merely a vehicle that 

can produce future income, and the value 

of a business entity is directly related to 

the risk of being able to produce that 

income on a maintainable basis.

Valuers of real property can also value 

businesses so long as they understand 

the nuances and methodology in valuing 

businesses, and are comfortable in 

analysing financial statements.

Business valuers commonly employ three 

approaches to determining value, and if 

possible, reconcile the indications derived 

from two or more of these approaches 

and associated methods. The three main 

methods are a Market Approach, Asset-

based Approach and Income Approach.

The bulk of Australian businesses are 

unlisted, privately owned, micro or small-

to-medium enterprises. If profitable, 

their value is most often determined 

by an Income Approach, which, for most 

businesses, in most industries, comes 

down to investigating the characteristics 

of a specific business, determining 

its Future Maintainable Earnings, and 

establishing a capitalisation rate to apply 

to those earnings.

Valuers are familiar with research and 

investigation of a real property, and in 

valuation reporting. It follows therefore 

that so long as a few basic rules are 

followed, the research, valuation and 

reporting of a business is well within the 

skills of real property valuers, so the onus 

is on valuers to put up their hand and 

take on this work or risk losing it to other 

professional groups.

References - A full list of references is 

available from the Editor on request.
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The publication in 1995 of Property Valuation and Analysis by 

Professor Tom Whipple was a landmark event in the writing on 

land valuations. In producing a text dealing with the fundamentals 

of land valuation, Whipple moved away from producing 

another basic and comprehensive book that attempts to cover 

everything a valuer might need to know, including specialist 

areas, and thereby is able to move beyond the earlier works by 

Dr Murray (1949-1969), Rost & Collins and the multi-authored 

Valuation Principles and Practice text (1998+) and the recent 

adaption of the US Appraisal Institute’s basic text by Professor 

Reed. Rather, this is a treatise that brings together for the first 

time the advances in valuation concepts and techniques of 

recent decades which enables objective valuation outcomes and, 

therefore, better client outcomes. 

In providing for the future, there is no abandonment of what 

we know and value from the past. Rather this is a genuine and 

serious attempt to re-evaluate where we have come from and 

where we should now be heading. The book provides a re-

statement of the fundamentals – the why – before moving to 

objective practices – the how.  Whipple deals with the core of 

the valuation – its heart – price prediction. 

The second edition comes after 10 years of reflection by the 

author.  Whipple has taken this opportunity to move further 

forward in the development and adoption of logical and 

positive approaches both in theory and importantly in practical 

techniques. In doing so he makes a substantial contribution 

to moving the profession along the spectrum from valuations 

being an “art” by adopting and adaptation of relevant, objective, 

scientific methods.

Dr Murray, in 1949, was at pains to make quite clear that much 

of the material a valuer has to obtain is factual and can be 

determined with absolute precision. In that era he referred 

mainly to descriptive data. Whipple now takes advantage of 

the giant strides taken over the past 60 years in intellectual 

and technological developments and their understanding and 

application by the valuer, and can make the same claim with the 

use of objective concepts, such as Most Probable Price, statistical 

and financial techniques such as correlation analysis, DCF 

Book Review

Property Valuation and Analysis  
2ND EDITION 2006

Lawbook Co.  

ISBN 0 455 22394.7.  

598 pages.  

Available at: www.lawbooks.com.au/store  

Price: $114.36 (Jan 2009). 
‘Prelude to Valuations in the 
21st Century’
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opportunities in market analysis and price 

prediction methodology, all aided by the 

ubiquitous computer.

The second edition contains the same 

13 chapters. The first two set the scene 

by dealing with the critical issues of 

property characteristics, the all-important 

physical, financial, location and linkage 

relationships, and then real estate markets. 

The remaining 11 chapters set out in 

detail the approaches and techniques the 

contemporary valuer needs to consider 

and how to use them, with generous 

examples.

Chapter 3 describes, in six basic steps, 

the valuation process. No unthinking 

assumptions are to be made. Rather 

a logical sequence prevails, and any 

assumptions are to be explicitly stated 

together with justification. The next 

six chapters describe in detail the 

issues, considerations, and the analytical 

requirements of the six steps.

Chapter 4 deals with Problem and 

Value definition. This chapter provides 

a detailed review of the “Spencer” case 

which deals with a “normative” definition 

of fair market value and similar, and then 

examines the case for the greater use of 

positive concepts of market value and 

their application in 10 different situations.

Chapter 5 deals with real estate 

productivity and characteristics which 

then allows Chapter 6 to cover the 

identification of the most Probable Use 

and Buyer statements. 

Chapters 7 and 8 take a side step and 

deal firstly with introductory and then 

advanced financial analysis concepts. In 

each case there is careful explanation, 

minimal but desirable algebraic equations 

plus understandable numeric examples.

Chapter 9 sets out objective techniques 

for use in the translation of sales data 

to the subject property. The chapter 

sets out simple and effective methods 

for objectively exploring relations 

within the sales and subject data set, 

the examination and selection of Units 

of Comparison, a detailed review of 

the Adjustment Grid Sales process, the 

Quality Points technique and Regression 

uses. 

Chapter 10, over 125 pages, deals in 

great depth with Cash Flow Approaches 

to Price Estimation, having six parts, 

covering: 

I.  Direct Capitalisation; 

II. Income Property Analysis;

III. The Modified Discounted Cash 

Flow Method;

IV. Discounted Cash Flow Analysis 

of Income Earning Buildings;

V.  After-Tax Cash Flow Analysis;

VI. Development Projects.

Again, this is a chapter which provides 

comprehensive description with abundant 

examples, applications and comparisons 

within each part.

Chapter 11 discusses the uses of the 

Cost (sometimes called Summation) 

approach to price estimation, while 

Chapter 12 sits back and considers 

valuation objects, applications, mortgage 

concerns, the valuation/accounting 

interface and the like. Chapter 13 sets 

out a detailed structure of a valuation 

report, drawing heavily on the Professor 

James A. Graaskamp-produced, The 

Appraisal of 25 North Pinckney.

The book 
provides a 

re-statement 
of the 

fundamentals 
– the why – 

before moving 
to objective 
practices –  

the how. 

Finally, the two-part appendix contains 

firstly Appendix A, an amalgam of three 

papers by Professor Richard U. Ratcliff, 

A Rationalisation of Real Estate Valuation 

which sets out his basic thesis leading to 

many of the concepts and techniques 

covered by this book. Appendix B is the 

full judgment of the Spencer case.

It is the reviewer’s strong opinion that 

this is the pre-eminent book for serious 

practicing valuers operating in a “Western 

economy”.

 This is a required book for the senior 

valuation student to study and for the 

practising valuer to advance.

Maurice Squirrell 

Associate Professor (Ret’d) 

LFAPI
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Overview

Property asset management has been a 

focus for government and local authority 

attention outside the UK for nearly 20 

years. In these guidelines we have focused 

on other English-speaking nations whose 

governmental systems are similar to 

the UK and where significant progress 

has been made in property asset 

management recently; namely Australia, 

New Zealand and the USA.

In Australia and New Zealand radical 

public sector reform resulted in significant 

changes in accounting conventions, 

reporting practice and ownership 

flexibility, with a loosening of the hitherto 

tight controls over the way the public 

sector managed assets and capital. The 

reforms changed the control parameters 

for the cost of capital, ownership of 

property and management standards, 

resulting in a “market” approach to 

the way public sector operations were 

managed.

Centralised departments charged with 

creating and managing all public sector 

property have largely disappeared in 

these countries and have been replaced 

by smaller, commercially focused 

procurement organisations managing 

capital, costs and organising the purchase 

or leasing of accommodation from private 

sectors providers.

The introduction of commercial-style 

performance measurement for public 

sector operations drove down a similar 

approach to asset management, focusing 

on: 

improvement;

and increased outsourcing of services 

based largely on cost reduction;

service delivery;

fewer checks and balances.

Other drivers of asset management 

reform include international accounting 

reforms and the entry of private sector 

real estate professionals into public sector 

management roles.

In the USA, years of under-investment 

and poor management led the 

administration to mandate departments 

to produce asset strategies, plans and 

regularly updated asset registers.

This article contains a synopsis of public sector asset management 

practice in Australia, New Zealand and the USA. It describes the 

context, the main features of the government structures from which 

the processes have developed and highlights the benefits which have 

accrued.

Reprinted with permission from the RICS Public 

Sector Asset Management Guidelines: A guide 

to best practice (Eds: Jones & White) and the 

author.



Asset management  
in Australia

The Australian approach to asset 

management has been driven more 

by the introduction of regulatory 

requirements and accounting standards, 

for example (IAM 2002): 

The Australian governmental system has 

close similarities with that of the UK. The 

Australian National Audit Office (ANAO) 

performs a similar function to the NAO 

in the UK. The consensus from a number 

of their reports confirms that there has 

been a much stronger drive towards 

improved asset management, including 

property asset management, at state level 

compared to central government, where 

property has been treated as a “free good” 

rather than as a valuable business enabler.

The ANAO first examined asset 

management in the general government 

sector in 1995 (ANAO 1995), excluding 

the Department of Defence. The 

ANAO found significant scope for 

improvement in most organisations. They 

reported a lack of a strategic approach 

to asset management, noting that this 

required decisions about current and 

future asset holdings to be made as an 

integral part of the corporate planning 

processes. Six recommendations were 

made and the ANAO also published an 

Asset Management Handbook, including 

strategic asset management principles and 

approaches.

By 1997-98 the ANAO was 

examining the extent to which its 

earlier recommendations had been 

implemented. The subsequent report 

noted that effective strategic asset 

management remained a challenge for 

many government organisations. It added 

that the gap had closed between what 

Figure 1: New South Wales Government Total Asset Management Framework
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had been achieved and best practice 

during the intervening two years. Noting 

the linkages with corporate governance 

concerns, the ANAO report highlighted 

that many organisations had yet to:

managing assets, involving integrating 

asset planning into corporate and 

resource planning frameworks;

whole-life cost impacts of major 

asset acquisition, operational use or 

divestment decisions;

performance standards for key assets, 

including monitoring outcomes against 

these standards;

asset management systems to facilitate 

the routine capture and reporting 

of performance information for 

management purposes;

overall planning framework to monitor 

the outcome of disposal processes.

The audit also confirmed the limited 

nature of central policy advice and 

guidance compared with that in a 

number of state governments. The 

federal government in 1996 embarked 

on a major reform of the commercial 

property portfolio, outsourcing in three 

major contracts all asset management 

functions. All owned property was subject 

to a 15 per cent return on investment 

hurdle, rates which resulted in virtually all 

assets failing this ownership test and the 

government entering a major divestment 

campaign, with the space being leased 

back as required. These major changes in 

property ownership occurred during a 

period of high vacancy in the commercial 

sector and resulted in property sales 

which did not recoup the government’s 

initial investment.

The ANAO has continued to audit 

central government departments and 

agencies in the asset management and 

property management areas. The Auditor-

General, in an Occasional Paper setting 

out his views on Commonwealth assets 

and property management, noted that a 

further ANAO audit conducted in 2003 

had still found difficulties experienced by 

a number of agencies in relation to:

acquisition and disposal;

register ;

financial systems.

The property divestment and outsourcing 

program of the mid- to late-1990s also 

passed the day-to-day management of 

commercial property assets back to the 

relevant departments away from a central 

coordinating asset management body. 

These changes have further reduced the 

government’s control over the strategic 

direction of the property it occupies and 

reduced the transparency of acquisitions.

The state governments within 

Australia have adopted a range of 

asset management methodologies 

over the few years ranging from major 

outsourcing and divestment similar to 

the federal government approach in 

the case of Victoria, through to a largely 

in-house ownership model followed 

by Queensland. Three examples of the 

range of state government approaches 

to asset management and property 

asset management are presented in the 

following sections.

State government of  
New South Wales (NSW)

The NSW state government’s reform 

program for the management of assets 

and office accommodation, initiated 

in 1996, established in 1998 a high-

level body – the Government Asset 

Management Committee (GAMC) – with 

a whole-of-government focus to drive its 

programme of reforms. The structure is 

shown in Figure 1.

The GAMC was established to ensure 

the effective management of investment 

in assets and office accommodation. 

The Committee is chaired by the 

Director-General of the NSW Premier’s 

Department and members include the 

chief executive officers of The NSW 

Treasury, Department of Commerce, 

Attorney-General’s Department, Roads 

and Traffic Authority, Department of 

Infrastructure, Planning and Natural 

Resources and Forests NSW.  The 

Committee meets quarterly with terms 

of reference to provide advice to the 

Budget Sub-Committee of Cabinet on: 

accommodation resources with 

government’s service delivery 

priorities;

management strategies;

issues involving more than one agency;

metropolitan and regional areas;

acquisition, major refurbishments, lease 

pre-commitments, leasehold, and asset 

and property disposals;

standards for asset and property 

portfolios.

Policy, budgetary frameworks  
and planning

As part of the policy reforms, a series of 

Total Asset Management (TAM) guideline 

papers were introduced to achieve better 

planning and management of NSW’s 

existing and newly acquired physical 

assets. In this instance, these are defined 
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broadly as land, buildings, IT, infrastructure, 

collections, equipment or fleet owned or 

controlled by an agency resulting from 

past transactions or events, providing 

future economic benefits and having a 

definite business function or supporting 

the delivery of services. The TAM 

guidelines have recently been improved 

and aligned with the Results and Services 

Plan (RSP) and the budget process 

overall. Changes include:

development of an asset strategy, with 

greater emphasis on risk management 

and asset performance measurement 

and better alignment with the RSP;

preparation and assessment of the 

asset strategy and supporting TAM 

strategic plans;

guideline, to reflect the requirements 

of the government’s procurement 

policy reforms for major capital works 

projects;

includes detailed guidelines together 

with supporting assessment and 

decision-making tools, to the NSW 

Treasury website (www.treasury.nsw.

gov.au/tam/tam-guide.htm).

By 31 August each year, agencies are 

required to submit to NSW Treasury 

an integrated set of TAM plans which 

comprise an asset strategy driving four 

plans: a capital investment strategic 

plan, a maintenance strategic plan, an 

asset disposal strategic plan, and an 

office accommodation strategic plan. An 

agency’s RSP is considered incomplete 

unless it is supported by the asset 

Figure 2: State Government of Western Australia Strategic Asset Management Framework
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strategy and all supporting plans which effectively link executive 

performance with asset-related budgets.

State government of Western Australia

In June 1994 the Premier of Western Australia introduced a 

strategic asset management framework for the state government 

that recognised the need for a more rigorous approach to the 

management of Western Australia’s portfolio of public assets. 

Subsequently, a Functional Review Taskforce was set up which 

recommended the further development and implementation 

of appropriate strategies to strengthen asset management 

policies and practices. This followed recommendations in a 

report published by PricewaterhouseCoopers in 2002 on 

the governance and management of Western Australian 

public sector assets. The principal Taskforce concerns and 

recommended actions were:

The revised strategic asset management framework now 

includes several significant changes, notably: 

submitted to the Treasurer as part of the annual budget 

process;

maintenance expenditure within the strategic asset 

plan, consisting of a summary of the agency’s proposed 

maintenance expenditure over the Budget, and forward 

estimates, identifying the sources of funding, such as the split 

between recurrent and capital funding, and the prevailing level 

of deferred maintenance, as well as any strategies to manage 

deferred maintenance.

The objectives and outcomes of the process are as follows:  

The state government structure incorporating the strategic asset 

management framework is shown in Figure 2.

As shown above, the Department of Treasury and Finance 

retains regulatory responsibility, approving funding and working 

in collaboration with the Department of Housing and Works 

which provides the technical expertise. The framework 

promotes linkages between the agencies’ management of their 

asset portfolios with asset planning and corporate planning 

processes. It outlines the processes to manage assets through 

the lifecycle from planning to disposal, including an increased 

emphasis on maintaining existing assets. The results of this work 

are included in the new strategic asset management framework 

which comprises four key components: asset planning, capital 

investment, maintenance, and asset disposal.

Taskforce concerns Action

Increase rigour in the 

capital investment 

process

Improve the quality of 

information provided 

by agencies for decision 

making

Give greater attention 

to maintaining existing 

assets

Deliver the benefits 

that were initially 

projected

Institute greater 

coordination of asset 

management across the 

state public sector

Planned disposal of 

significant assets

Planning objectives Desired outcomes

Strategic planning for 

management of assets

Management of 

property asset 

portfolios as a 

corporate resource

Ensure that facilities 

meet current and future 

requirements

Accountability for 

strategic management 

of all real estate assets

Benchmarking 

and performance 

management to 

competency and 

consistency standards

Optimise each asset 

lifecycle

Rationalisation 

supported by specific 

business case reviews

Identify surplus assets Divestment of high-cost 

and under-utilised assets

Matching space needs 

with staff requirements

Achieving efficiencies 

through collocation of 

like functions

Minimising ‘all in’ costs 

of owning, leasing, 

occupying and using 

space

Maximising flexibility in 

space use and tenure  

Conforming real estate 

strategies

Key reporting and tax 

requirements

Improvement of 

the asset data 

and management 

information systems 

and transparency
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The Government Office Accommodation 

Working Group (GOAWG) exists 

to ensure a whole-of-government 

perspective in managing the office 

accommodation portfolio. The GOAWG 

comprises senior representatives from 

the Department of Treasury and Finance, 

Department of the Premier and Cabinet 

plus Department of Housing and 

Works (DHW). The GOAWG evaluates 

office space proposals (new leases, 

refurbishments, etc.) exceeding $1 million, 

referred to it by DHW and GOAWG 

makes recommendations to the Minister 

for Works who signs off on commitments.

State government of Queensland

Asset management in Queensland is 

centralised under the Department of 

Public Works and Housing with divisions 

of Queensland Property Management 

(QPM), Qbuild and Project Services. Each 

of these divisions provides services to 

government departments on a fee-for-

service basis. The structure provides 

for administrative separation of the 

construction and maintenance aspects 

of property provision from the strategic 

review processes and the ongoing 

maintenance and leasing management 

functions. This is illustrated in Figure 3.

Commercial office procurement is 

governed by a number of guidance 

documents and administrative 

procedures. The office accommodation 

management framework (OAMF) sets 

the basis on which property procurement 

is administered. It outlines the 

authority, scope, principles and working 

environment under which it operates and 

establishes clear roles and responsibilities 

for the department and other agencies 

utilising its services.

The OAMF is guided by the broader 

objectives of government and the 

strategic direction developed for the 

department. The wider governance issues 

include the Treasury’s State Purchasing 

Policy. So, in implementing property 

procurement objectives, the policy 

provides clear guidance on the process to 

ensure state objectives are achieved. The 

Treasury also provides agencies with a 

framework for developing strategic asset 

plans within a “sustainable total resource 

management framework”. The guidance 

seeks to encourage strategic management 

of outcomes through the alignment of 

assets, resources and agency services to 

meet government priorities.

Figure 3: State Government of Queensland Strategic Asset Management Framework
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Queensland differs significantly from 

other states in that it recognises the need 

for a balanced portfolio of owned and 

leased property and seeks to maintain an 

approximately equally balanced portfolio 

of the two. There is also recognition that 

government has the ability to manage 

in-house the processes of property 

management to achieve the best fit with 

a whole-of-government approach to 

the provision of supporting property 

infrastructure.

The strategic direction of property asset 

provision and management is set by the 

Government Office Accommodation 

Committee (GOAC) which has 

responsibility for setting the strategic 

direction and approach to ownership 

and management of government office 

accommodation. It also reviews all 

acquisitions, both freehold and leasehold, 

and disposals of buildings greater than 

5,000m2. The committee is the final 

arbiter in any property-related dispute 

between an agency and the Department 

of Public Works (DOPW).

At all levels of asset provision a regime 

of internal contracting and fee for 

service exists to promote performance 

evaluation and to prevent waste. All 

agencies pay a market-based rent to 

Building Services for the accommodation 

they occupy. In turn, the Building Division 

engages and pays QBuild to undertake 

maintenance on the owned estate 

through contracts at market-based rates 

for the services undertaken. Thus, a 

commercialised property system exists, 

with a high-level strategic management 

group taking government priorities 

and interpreting them, in terms of 

asset outcomes, via GOAC, which is 

documented and disseminated both 

within DOPW and to other agencies. At 

the same time, agencies will develop their 

own strategic planning outcomes, based 

on government priorities, and, through 

representation on GOAC, communicate 

their strategic direction and needs for 

supporting property resources.

Asset management in 
New Zealand

The New Zealand public sector 

is structured on the principle that 

each public entity is held individually 

responsible for delivery of services as 

required by government.

Each department has autonomy and 

there is no central body managing assets. 

The structure is illustrated in Figure 4.

Most public sector organisations 

report performance on an accrual 

accounting basis in a similar fashion to 

Figure 4: New Zealand Government: Where Asset Management Fits
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private corporations. A capital charge is 

applied to capital utilised in an agency’s 

operations, effectively creating a proxy for 

borrowing capital from Treasury.

This has changed the asset mix over time 

as agencies have been encouraged to 

reduce capital assets.

The most comprehensive work in asset 

management has been undertaken 

by local authorities. Legislation – Local 

Government Act 2002 – introduced an 

expectation that all assets held by a local 

authority would be identified, managed 

well and would be considered in every 

part of the planning process for all 

activities of the authority. This required 

local authorities to generate clear asset 

management plans. These are generally 

developed from the bottom-up, starting 

with an asset register entry for each asset 

and working on from there.

The National Asset Management Steering 

Group (NAMS) Group, established by 

the Association of Local Government 

Engineering New Zealand, has developed 

a range of manuals that are now widely in 

use throughout the local authorities.

The NAMS manuals and guidelines are 

distributed worldwide and include the 

following:

The International Infrastructure 

Management Manual (2006) is 

positioned as the Group’s core 

document in asset management 

theory and practice. The manual is 

prescriptive in style, and sets out clear 

requirements to achieve a practical 

and effective asset management 

function. Although it covers a wide 

range of asset types, it focuses on 

infrastructure assets.

Optimised Decision Making Guidelines 

provide economic analysis for decision 

making on the maintenance, renewal 

and replacement of infrastructure 

assets and includes over 30 actual case 

studies.

Depreciation and Valuation Guidelines 

are a practical guide into the 

assessment of value, economic 

life and depreciation methods for 

infrastructure assets.

Developing levels of service and 

performance measures guidelines 

2007 demonstrate how to establish 

levels of service and performance 

measurement for assets based on 

client requirements.

Asset management in 
the USA

The US Government has 3.3 billion 

square feet (307 million square 

meters) of office space and 655 million 

acres (270 million hectares) of land. 

The General Services Agency (GSA) 

controls some 11.7 per cent of the real 

property space inventory. In January 

2003 the Government Accountability 

Office (GAO) identified real estate and 

its management as a high-risk federal 

program due to under-investment. In that 

same year the GAO testified that federal 

property was deteriorating badly and 

decision makers lacked reliable data.

As a result, in February 2004, Executive 

Order (EO) 13327 was signed by 

president Bush, adding improved real 

property asset management to the 

president’s management agenda. The 

EO defined real property as any real 

property owned, leased or otherwise 

managed by the federal government 

domestically and internationally and 

includes improvements to federal lands.

The EO established the Federal Real 

Property Council (FRPC), under 

the administration of the Office of 

Management and Budget (OMB), to serve 

as a centre of best practice and assist the 

efforts of Senior Real Property Officers 

(SRPOs), a role described further below.

The structure of the FRPC is set out in 

Figure 5.

The Council comprises the SRPOs, the 

Controller, and, Deputy Director of Office 

of Management and Budget (as Chair), 

the Administrator of the GSA and any 

other officials or employees deemed 

necessary by the Chair. The Council is 

seen as a mechanism to assist SRPOs 

develop and implement agency property 

asset management plans. The Council, in 

conjunction with the Administrator of the 

GSA, works out appropriate performance 

measures for real property. As part of 

its remit, the FRPC has also produced a 

template for property asset management 

plans to be rolled out across agencies. 

These plans are reviewed by the OMB 

as part of the normal budgetary review 

process and in achieving government-

wide property management priorities.

The SRPO is required to submit an initial 

asset management plan to the OMB 

which:

The US 

Government has 

3.3 billion square 

feet (307 million 

square meters) of 

office space and 

655 million acres 

(270 million 

hectares) of land.
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property owned, leased or managed 

by the agency within and outside the 

USA;

improve the operational and financial 

management of the agency’s real 

estate;

actions;

address the priorities established;

appropriate deadlines, consistent with 

the asset management plans, measuring 

progress. Incorporates planning and 

management requirements established 

under earlier EOs for heritage 

property and for environmental 

management;

assets under the control of the agency.

Every agency must determine what it 

owns, what it needs and what it costs 

to manage its real properties. It must 

develop and implement property asset 

management plans and performance 

measures. Surplus properties are to be 

sold.

The role of the GSA has been expanded 

to include establishing and maintaining a 

government-wide real property inventory 

database and reporting performance 

measures.

So in the USA, under-investment 

triggered the development of a 

mandatory property asset management 

process. A national body oversees the 

development and dissemination of 

best practice and a series of KPIs have 

been established for measuring the 

performance of property assets over 

time.

Summary

While the US and Australian models 

of property asset management have 

developed from different drivers, 

there are a number of similarities and 

differences that could inform a UK model 

of excellence:

both recognise the need for a central 

coordination committee to develop 

and disseminate best practice in 

property asset management; for 

example, the FRPC in the US and the 

GAMC in the NSW state government.

by Presidential Executive Order.

property asset management planning 

process into budgetary cycles.

practice guidance centrally; state 

governments in Australia have also 

developed their own approach and 

a review of three of these (NSW, 

WA and Queensland) indicates 

close similarities and consistency 

of approaches and some marked 

differences.

requirement that a named individual 

at strategic level in all major agencies 

should be held responsible for 

property asset management.

of formal audits of the embedding of 

asset management and property asset 

management in central government 

departments and agencies.

Appendices

Appendix 1 sets out in tabular format 

comparisons of the asset management 

structures in Australia, New Zealand and 

the USA.  Appendix 2 shows, again in 

tabular form, comparisons between asset 

management arrangements for the states 

of Western Australia, Queensland and 

New South Wales.

Figure 5: The Structure of the US Federal Real Property Council
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Australia New Zealand USA

Regulatory  

framework

Regulation/accounting 

requirements 

(e.g. IAM 2002):

departments) 

Centralised control to legislation

Accounting reform and asset management reform

The degree of separation of ownership from 

management and info systems

State-Owned Enterprises Act 1986

State Sector Act 1988

Public Finance Act 1989

Fiscal Responsibility Act 1994

Presidential Order: 

Executive Order (EO) 13327 

(Improved Asset 

Management)

Governance Australian National Audit 

Office (federal government)

Public Works Committee in 

respect of major works

Different organisations: Government  

Accountability Office

Extent of  

devolution

State level government 

responsibility and regulation

The above organisations set the regulations and 

standards, whilst many departments, Crown Entities  

and Crown-owned Enterprises, State-owned  

Enterprises contract out the property  

management functions

Publications Asset Management  

Handbook

No central government guidance, although some 

research being undertaken by the Treasury.  

The National Asset Management (NAMs) group  

publish manuals and guidelines for best practice

Property asset management 

plan. General Services 

Administration Department 

issued material on 

procedures and progress

Key features Asset management should 

be viewed as a business 

enabler. Agencies: 

 

accrual accounting and 

capital charging

property assets

Autonomy for state entities allows innovation and 

advancement. A capital charge regime focuses entities  

to reduce capital – virtually all state departmental 

offices are leased from private sector. Could be 

seen as a world leader – for example road network 

management Transit NZ.

separated

properly recognised

accountability and effectiveness

focus on standards of asset management

resulting from years of 

under-investment

deteriorating badly

reliable data

Appendix 1:  Asset management policy comparisons
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New South Wales Queensland Western Australia

Responsible 

ministry

Commerce and Fair Trade Public Works, Housing and Racing Housing and Works, 

Treasury and Finance

Framework for 

asset planning

Total Asset Management 

(1992)

Strategic Asset Management Framework (2002) Strategic Asset 

Management Framework 

(1994)

Governance NSW Treasury and Office of 

the State Property Authority 

(SPA) and Government 

Asset Management 

Committee (GAMC), a 

functional department within 

the SPA

Auditor-General 

Minister for Public Works

Auditor-General (WA)

Prescribed 

reporting

Annual strategic asset 

management plans from 

each agency to GAMC

Annual strategic asset plans for the portfolio and 

individual assets

Annual strategic asset 

plans (from each agency 

to ministers)

Key 

components  developments

management

Objectives International best practice 

and standards 

Whole of government approach to asset planning Rigorous approach to 

public asset management

Implementation 

authority

SPA

GAMC as part of SPA

Department of Public Works Functional Review 

Taskforce

Approach Treasury strategy and 

uniformity implemented 

through the SPA

SPA powers to implement 

Total Asset Management 

policy

Clear asset management policy, centralised 

management and reporting of asset strategies

Whole lifecycle approach to procurement

Market performance benchmarking

Stronger policy and 

practices

Linkages between agencies

Connect asset planning 

with corporate planning 

processes

Asset lifecycle program  

– disposal plan

Portfolio size 

(approx)

1,081,000m2 844,000m2 477,000m2

Percentage 

leasehold

72.5% 47% 39%

Appendix 2:  Asset management comparisons – Australian states
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Scale of the self-storage 
industry 

The self-storage industry was established 

in Australia in the early 1980s after 

Mr Jim Miller and Mr Neville Kennard 

had observed the operations of the 

industry in the US and replicated the 

concept in Australia. Early operators in 

the industry established the Self Storage 

Association of Australasia (SSAA) with 

the aim of establishing standardised 

industry practices and equitable storage 

agreement structures. This early action 

has allowed the self-storage industry to 

develop in a self-regulated environment 

and current-day operators are not 

subject to any industry-specific legislation 

or regulation. 

Rapid expansion in the number of 

facilities occurred in the 1990s. The 

continued growth of the self-storage 

industry has seen the establishment of 

major national brands operating across 

several states. These include Kennards 

Self Storage, Storage King and National 

Storage. Other multi-site operators have 

focused operations in one metropolitan 

area. These include Fort Knox 

(Melbourne), Rent-a-Space (Sydney), 

Storage Choice (Brisbane) and U-Store-it 

Self Storage (Adelaide). Acquisitions and 

expanded branding arrangements have 

led to a consolidation of ownership and 

operating entities in the industry from 

2004 to 2008. Kennards Self Storage 

now operates in excess of 50% of the 

self-storage stock in Sydney. However 

there remains a substantial level of single-

operator facilities, particularly in Brisbane 

Melbourne, Perth and Adelaide providing 

further opportunity for consolidations 

of the industry within established major 

operator groups. 

Research conducted by Blackwell 

Consulting has recorded 427 facilities in 

Brisbane* Sydney* Melbourne* Perth* Gold Coast*

Population 1,676,389 3,641,422 3,371,888 1,256,035 454,436

No of 

Facilities
100 110 116 48 53

Sq Metres 

Space
306,352 490,153 389,157 152,547 131,993

No of Units 30,640 54,241 46,043 16,126 11,975

Number of 

people per 

unit 

54.7 67.1 73.2 77.9 37.9

Sq Metres 

of space per 

person

0.18 0.13 0.12 0.12 0.29

*Population statistics are Census Data 2006 Urban Centre/Locality for each city.

Source - Blackwell Consulting Research December 2008

Table 1 
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the major metropolitan areas of Brisbane, 

Sydney, Melbourne, Perth and the Gold 

Coast. A break up of facility numbers 

and level of supply in each of these cities 

is shown in Table 1 on the previous 

page. The Self Storage Association of 

Australasia (SSAA) estimates that there 

are approximately 1,200 significant 

operating self-storage facilities throughout 

Australia.

Storage facilities range from very small-

scale operations of between 40 to 60 

units to large-scale sites accommodating 

in excess of 1,000 storage units. Mature 

facilities in Sydney, Melbourne and 

Brisbane typically comprise of between 

400 to 500 storage units. 

Owners of self-storage facilities derive 

income from the net operating income 

of the facility. While there are a limited 

number of self-storage facilities that 

operate under leasehold interests, this 

discussion relates to freehold interests of 

going concern, self-storage properties.

The majority of small-scale facilities 

of fewer than 100 operate off-site 

management arrangements, often with 

local real estate agents. Discussions in this 

paper focus on medium to larger scale 

facilities providing a full suite of on-site 

services including on-site management.

Storage agreements and 
storage revenues

Each storage customer enters into a 

storage agreement before occupying 

a storage unit. In effect the storage 

agreement is a licence to occupy a 

designated storage space. A standard 

form of rental agreement, clearly 

establishing the rights and obligations of 

both facility operators and customers, is 

promoted by the SSAA. Most operators 

use this agreement or have developed 

storage agreements that closely align with 

the fundamental structure of the SSAA 

agreement. 

The fundamental principle underlying 

the agreement is that the storage 

customer controls access to the unit by 

simply placing their own lock on the unit. 

The storage facility operator does not 

exercise care, custody or control over 

the stored goods. As such the operator 

does not, at law, have responsibility for 

the stored goods and it is the storage 

customer’s responsibility to insure the 

stored goods if this level of protection is 

required.

Self-storage operators typically apply a 

monthly storage fee. Storage fees vary 

depending on the size and location of 

the storage unit occupied. Because the 

licence agreement typically operates on 

a month-to-month basis, the operator 

may review the storage licence fee at 

any time. The frequency and amount of 

storage fee increases will depend on the 

management strategy of the operator. 

In practice storage fee increases are 

rarely applied more frequently than at 

Storage facilities range 

from very small-scale 

operations of between  

40 to 60 units to 

large-scale sites 

accommodating in excess 

of 1,000 storage units.

U-STOW IT, Fyshwick, ACT
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six-monthly intervals. However, storage 

fee pricing strategies are becoming 

increasingly sophisticated. More 

experienced operators and managers 

are applying dynamic pricing strategies 

including fee revisions triggered by target 

occupancy level on individual unit sizes, 

fee increases based on level of enquiry 

and price increases triggered by an 

individual customers’ length of stay.  

Under a standard form storage 

agreement, the facility operator is 

authorised to effect the sale of goods 

contained within the storage area in the 

event of any breach of the term, including 

non-payment of storage fees. The 

manager is entitled to deduct amounts 

owing from the proceeds of the sale of 

these goods.

In addition to direct storage fees, 

income is derived from late fee 

charges, merchandise sales (boxes, 

packaging etc), and customer goods 

insurance sales. Industry standards 

show these “other income” items to 

be typically between 4% and 8% of 

total revenue. However there are a 

number of examples where operators 

have achieved higher proportions of 

revenues from these “other income” 

areas. This most commonly occurs in high 

exposure locations where high standard 

merchandise display areas have been 

installed in the development.

Performance 
measurement and 
revenue maximisation

Occupancy levels and average storage fee 

revenue are the two basic performance 

measures for storage facilities. Both have a 

direct impact on total revenue.

Occupancy is measure on several bases: 

units as a % of total units occupied; 

area as a percentage of total rentable 

storage area; or 

fees achieved as a percentage of 

the amount that would apply if full 

schedule storage fee rates were 

applied to all available units. 

Occupancy will vary from facility to facility 

in mature facilities. In practice storage 

facilities never reach 100% occupancy by 

area. Most commonly, successful, mature 

major facilities operate at between 85% 

and 90% although there are a number of 

facilities that have sustained occupancies 

above this level. It is generally accepted 

that once a facility consistently achieves 

occupancy level in excess of 90% there 

is an immediate opportunity to increase 

storage fee rates until there is fee 

level resistance and occupancy levels 

are constrained. This general dynamic 

demands that good operators constantly 

review and adjust storage fee pricing. 

The second primary performance 

measure is the Average Storage Fee Rate. 

This is calculated by dividing the actual 

accrued storage fee revenue by the actual 

area of storage unit space occupied. 

This shows as a monthly rate per square 

metre. By convention this is adjusted to 

an annual rate. 

There is commonly a differential between 

the schedule storage fee rate and the 

actual or achieved average storage fee 



rate. The schedule fee rate is the rate 

that would apply if full listed or asking fee 

rates were applied. In practice various 

forms of discounting apply or there are 

lags in adjusting existing customer fee 

rates to schedule rates. 

Average store fee rates vary considerably. 

For example rates in the Sydney 

metropolitan area may vary between 

$200 per square metre p.a. ex GST and 

$370 per square metre p.a. ex GST of 

occupied storage space. Average storage 

fee rates are influenced by a range of 

factors including the location of the facility, 

the level of competition in the customer 

catchment area of the facility, the storage 

unit mix in the facility and the quality of 

management applied in the operation of 

the facility.  

SSAA research shows the average unit 

size for facilities in NSW, Queensland 

and Victoria at between 9 and 10 square 

metres. However, it is traditional for inner 

city facilities to have a high proportion 

of smaller units (units less than 6 square 

metres) which in turn delivers an average 

unit size of between 6 and 8 square 

metres over the whole facility.  

Smaller units will produce substantially 

higher overall income for a defined 

total rentable area. However there 

is sometimes a tendency for new 

developments to construct larger unit 

sizes and generate occupancy by area 

and earlier cash flow than if a higher 

number of smaller units were constructed 

and made available. In practice, fit-out 

is done on a staged basis. This allows 

modifications to unit mix based on direct 

experience of initial rent up.

Whether conducting initial feasibility or 

reviewing existing operations, analysis of 

unit mix and revenue utilising a matrix 

similar to that shown in Table 2 above will 

provide insight into the performance of 

a storage facility. This analysis tool allows 

examination of storage unit demand by 

unit size and the relative level of incomes 

produced. Results will indicate how unit 

mix may be modified to maximise rental 

income or areas of weakness in the 

existing unit configuration.

Unit Area
Number  

of Units

Total  

Sq M

Number 

Occupied

Area  

Occupied

Occupancy  

by Area

Current Monthly 

Rent Ex GST

Storage Units

0 - 5 205 746 176 640 85.81% $20,091

5.1 - 10 166 1,263 160 1,221 96.70% $26,086

10.1 - 15 65 811 61 757 93.34% $13,892

15.1 - 20 28 490 25 442 90.20% $7,605

20 - 50 16 463 14 418 90.33% $6,007

50+ 0 0 0 0 0.00% $0

Total 480 3773 436 3479 92.20% $73,681

Average Storage Fee Rate per sq m $21.18 p.c.m. $254.16 p.a.

Total Current Monthly Storage Fee Revenue at current occupancy ex GST $73,681

Table 2 

End of month 

Statistics

May-07 

1

Jun-07 

2

Jul-07 

3

Aug-07 

4

Sep-07 

5

Oct-07 

6

Nov-07 

7

Dec-07 

8

Jan-08 

9

Feb-08 

10

Mar-08 

11

Apr-08 

12

Monthly Revenue $62,636 $62,960 $66,487 $67,673 $66,810 $67,020 $68,654 $69,985 $72,465 $72,205 $70,028 $70,962

Area occupied 

inc open storage
3291 3321 3325 3354 3366 3388 3291 3477 3624 3600 3379 3311

Total Area 3796 3797 3797 3800 3800 3800 3800 3800 3800 3800 3800 3800

Occupancy  

% by area
86.7% 87.5% 87.6% 88.3% 88.6% 89.2% 86.6% 91.5% 95.4% 94.7% 88.9% 87.1%

Table 3 
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Because of the dynamic nature of 

self-storage revenues, consideration of 

month-to-month performance over 

a period of time is necessary. This will 

allow the identification of occupancy 

and revenue trends in a valuation or 

investment conclusion. A sample of this 

form of analysis is shown in Table 3 and 

Figure1.

Operating costs 

Each facility will incur direct site operating 

expenses. The most significant of these 

costs are attributable to: 

costs, 

These items typically represent the major 

portion of direct site operating costs. 

There is, however, a range of other costs 

that are incurred in the normal operation 

of a storage facility. These include bank 

charges, telephone charges, printing and 

stationery charges, management software 

licences, repairs and maintenance, energy 

charges and cost or merchandise for 

resale. 

Operating costs as a percentage of gross 

revenue can vary significantly from facility 

to facility but typically are between 25% 

and 35% for mature facilities. Percentages 

will be materially higher for facilities 

not operating at mature occupancy 

levels or which do not represent a 

full development of the site on which 

they are located. Lager facilities tend to 

achieve some economies of scale and will 

typically show a lower operating cost to 

revenue percentage. Operating costs are 

direct facility costs and exclude off-site 

management or corporate management 

costs. 

An amount for off-site or corporate 

management charge should be included 

in valuation calculations or other 

financial return analysis. This charge is in 

addition to direct site operating costs. 

Whilst storage facility operators apply 

marginally different fee structures, off-

site management fees are most usually 

calculated as a percentage of gross 

revenue for mature storage facilities. Most 

commonly, off-site management fees 

are calculated as 7% of gross revenue. 

However this may vary for portfolio 

management arrangements or where the 

facilities are in occupancy build-up phase 

and initial revenues are limited. 

An off-site management charge may not 

be incurred as a direct expense where 

a facility is self managed. However a 

management fee would be incurred if the 

facility was to be purchased and operated 

on an investment basis.

Development and 
barriers to entry 

Development of self-storage facilities 

faces the same fundamental issues of 

project feasibility as other commercial 

real estate investments. In recent 

years, the costs of the development 

inputs of land and building costs have 

outstripped increases in storage fee 

rates and end values to a point where 

new development is viable in only a very 

limited number of circumstances.

It is also evident that in many locations 

the existing supply of self storage has 

reached market saturation. The analysis 

of new self-storage development has 

become one of the more complex 

and demanding areas of valuation and 

consulting practice. Any consideration 

of new development must address the 

level of competing storage facilities 

within the customer catchment area 

and the performance levels achieved in 

competing facilities. New project feasibility 

analysis should include consideration 

of demographic detail of the customer 

catchment. Research (Self Storage Demand 

Occupancy History - Area Occupied and Monthly Revenue
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Study 2008, Self Storage Association of 

Australasia and Blackwell Consulting, 

2008) shows that approximately 75% of 

storage customers are drawn from within 

a 20-minute travel time from a storage 

facility). Accordingly competitor analysis 

and examination of the demographics 

of a potential customer base should 

focus on the area generally defined by a 

20-minute travel time. The definition of 

a primary catchment will be affected by 

transport corridors, urban congestion 

and natural barriers such as waterways or 

reserves.

Building costs have also shown strong 

increases. This has been particularly 

evident in the period between 2006 and 

2008. A very high component of typical 

self-storage building and internal unit fit-

out is steel construction and increase in 

steel fabrication costs contributed to the 

greater proportion of self-storage building 

cost increases in recent years. 

In addition to the usual barriers limiting 

general real estate development, barriers 

to development of new self-storage 

facilities includes:

1. The extended period required 

to develop reasonable levels of 

occupancy within a facility. It is usual 

for a new facility to take two to 

three years to develop occupancy 

levels in excess of 85%. Hence, the 

development of new facilities requires 

investors to be able to sustain the 

business with relatively low levels of 

income, withstanding operating losses 

in the initial trading period.

2. The requirement for specialised and 

experienced management. Efficient 

self-storage facility management 

requires:

storage customers; 

good level of extended occupancy; 

configuration and pricing structures 

to ensure maximisation of revenue; 

and 

and practices to ensure rental 

delinquency is kept to a minimum 

and debt recovery is maximised.

Valuation and 
investment parameters

Both Capitalisation of Net Operating 

Income Methodology and Discounted 

Cash Flow (DCF) Analysis methodologies 

are applicable to valuation of self-storage 

facilities. The market places greater 

weight on initial yield in negotiation of 

transaction prices. However, informed 

purchasers are aware of the variations in 

income levels that occur with variations 

in occupancy and storage fee pricing 

policy. These and other variables are best 

displayed in DCF analysis. Accordingly 

the results of both methodologies 

are considered as appropriate in the 

assessment of the going concern value 

or other forms of financial analysis of self 

storage facilities. 

Valuation of facilities at the 

commencement of operation or 

at lower occupancy levels presents 

significantly more complex considerations 

as occupancy build-up and mature 

revenue levels remain unproven. These 

areas stand as a major element of risk. 

In these circumstances DCF analysis is 

likely to provide the most transparent 

basis of assessment and the best means 

of demonstrating net cash flows over 

the early stages of the operation of the 

storage facility.

Transaction analysis provides evidence 

of a general strengthening in yields for 

quality self-storage properties to mid 

2007. Yields for mature occupancy 

facilities showed a yield range of 8.0% 

to 11.0%. The yield at the upper end 

of this range reflects earlier (older) 

sales evidence. This is consistent with 

general trend in other commercial real 

estate markets which also experienced 

significant yield compression up to mid 

2007. Self-storage investment yields 

remained significantly above the yields 

achieved in more traditional forms of 

commercial and industrial use real estate 

investments.

Tightening of credit conditions and 

economic uncertainty has acted to 

constrain the market, softening yields and 

increasing IRR expectations. While there is 

a body of self-storage investors remaining 

in the market, it is evident that purchasers 

are taking a more restrained approach 

to acquisition negotiations. There is 

emerging evidence that recent conditions 

have resulted in a softening in yields in 

the range of 0.75% to 1.0% above the 

lower yield range shown in transactions 

occurring in 2007.

... the 
development of 

new facilities 
requires investors 

to be able to 
sustain the 

business with 
relatively low 

levels of income, 
withstanding 

operating losses in 
the initial trading 

period.
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Valuation of Self Storage Facilities  
(Exposure Draft) 1 March 2009

Exposure Draft

Valuation of Self Storage 
Facilities

As a result of discussions with the 

Self Storage Association of Australasia 

together with support by major 

institutional investors, the Institute 

established a working group to 

prepare a draft for consideration by 

the Australian Valuation and Property 

Standards Board and the National 

Professional Board.

The resultant document is now 

issued as an Exposure Draft and is 

also available on the API National 

website www.api.org.au in the News/

Information section.

The API would appreciate your 

feedback regarding the Exposure 

Draft.  Please forward any comments 

to the API Professional Standards 

Manager, Tony McNamara via email 

tmcnamara@api.org.au by close of 

business 1 June 2009.

“Warning. Draft Practice Standards (PS), Guidance Notes (GN) and 

Information Papers (IP) do not have any formal standing until such 

time as they are adopted by the National Council of the API as 

being suitable for use by members. They must not be relied upon, 

reproduced or used by any member or any other party for any reason 

whatsoever. Reliance should be given to currently adopted/approved/

sanctioned Practice Standards, Guidance notes and Information 

Papers only. Members and the general public are warned that Draft 

Practice Standards, Guidance Notes and Information Papers may be 

at various stages of the rigorous development and review process 

discussed within this Guide and that they may change or be amended 

during this development process. Therefore only current PS, GN and 

IP contained within the Australia and New Zealand Valuation and 

Property Standards manual should be used.”

1 Introduction

1.1 Purpose

The purpose of this Guidance Note is 

to set out matters to be addressed in 

the valuation of operating self storage 

facilities. The items addressed in these 

notes are in addition to those required 

by ANZVGN2 Valuations for Mortgage 

and Loan Security Purposes and 

IVGN12 Valuation of Specialised Trading 

Properties.

1.2 International Valuation 
Standards

This Guidance Note recognises the 

International Valuation Standards 1 and 2, 

and International Valuation Application 2, 

prepared by the International Valuation 

Standards Committee. This Guidance 

Note is also intended to be consistent 

with the concepts and definitions 

contained in those standards, however, 

there may be departures from IVSC 

Standards to reflect Australian and New 

Zealand law and practice.

2 General Explanation 
of Self Storage 
Operations 

Self storage operations involve the 

licensing of storage areas to private and 

business users for the storage of goods. 

Storage users may select from a range 

of storage unit sizes provided within the 

property. 

Self Storage Operators typically apply a 

standard storage licence agreement and 

apply a monthly storage fee. Storage fees 

vary depending on the size and location 

of the storage unit occupied. Because the 

licence agreement typically operates on 

a month-to-month basis the operator 

may review the storage licence fee at 

any time. The frequency and amount of 

storage fee increases will depend on the 

management strategy of the operator, 

the level of competition and storage fees 

applied in competing facilities. 

It is a fundamental element of operation 

of a self storage facility that the operator 

does not take care, custody or control of 
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the goods stored. In a limited number of 

cases operators receive and hold goods 

on behalf of customers. This requires a 

specific, modified storage agreement.

In addition to direct storage fees, self 

storage facilities may also derive revenue 

from late payment charges, cleaning 

charges when storage units are vacated, 

sale of storage related merchandise, and 

sale of insurance for customer goods in 

storage.

3 Instructions and Basis 
of Valuation 

3.1 The Role of the Valuer

The Valuer needs to demonstrate in a 

report an understanding of the operation 

of the subject property, the operator’s 

management arrangements, the self 

storage market place, surrounding 

competition and any specialised features 

of the facility. 

It is important that the Valuer obtains 

sufficient detail in relation to the current 

storage unit configuration, storage unit 

occupancy, current revenues, operating 

expenses and arrears status of occupied 

storage units. It is incumbent upon the 

party instructing the Valuer to ensure 

that the Valuer has access to records and 

information from which the above detail 

may be extracted.

3.2 Going Concern

The valuation should clearly state that it 

has been undertaken as a ‘going concern’ 

self storage facility on a ‘walk-in walk-out’ 

basis inclusive of all plant, equipment, 

furniture, fittings and merchandise stock 

as appropriate.

Going concern valuations are based 

on the net income associated with the 

operation of the whole of the self storage 

activities on the property.

3.3 Facilities Subject to Lease to 
an Operator

Some self storage facilities are subject 

to leasehold interests. Valuation of a self 

storage facility subject to a long term 

leasehold interest of land and buildings is 

not a going concern valuation. Valuation of 

self storage facilities subject to leasehold 

interests should reflect the net cash flow 

associated with the lease and the specific 

terms of the lease.

3.4 Accepting an Instruction

Prior to accepting an instruction, a 

valuer must be confident of having 

the necessary expertise and sufficient 

information to undertake the valuation. 

For example, if the valuer does not 

have complete or appropriate access to 

comparable sales and trading data for 

the subject self storage facility, then the 

valuation instruction should be declined, 

or undertaken in conjunction with a 

valuer who has the expertise and access 

to such information.

4  Operational Detail

Operational arrangements may vary 

from facility to facility and there are 

variations in management and operation 

arrangements in various regions. 

Accordingly the valuation should identify 

and describe the operation arrangements 

applied in the facility being valued. This 

would include a description of the 

following items:

utilised;

arrangements;

of merchandise;

5 Building 
Improvements

5.1 Building Construction and 
Services

The valuer should consider the design 

characteristics and form of construction 

of the property, including specialised 

features that may impact upon the ability 

to attract self storage customers, viability 

of operation, and marketability.

The construction, design and general 

condition of improvements need to 

be considered in the context of their 

specialised use, with the following being 

examples of relevant factors:

materials used including consideration 

of the buildings’ ability to provide 

adequate ventilation, insulation against 

temperature extremes and protection 

against water penetration; 

accessibility of storage units including 

vehicular access, corridor layout and 

width and lift or hoist systems where 

multi-level storage is utilised; 

reception and merchandise display 

areas;

accommodation; 

arrangements;

controls and arrangement for after 

hours access; and 

including perimeter access control, unit 

alarms and video monitoring.

5.2 Repair and Condition

The valuation should comment on the 

state of repair of the improvements of 
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the property, including any outstanding 

works to be completed and any 

modification or maintenance work 

required. Any item that may affect the 

continuing efficient operation of the self 

storage facility should be identified 

An annual repair and maintenance 

expense allowance is a normal item of 

operating expense and the valuation 

should include a provision for repair 

and maintenance as part of normal 

operating expenses. However it may also 

be necessary to apply an initial capital 

expense amount in valuation calculations 

where building defects present an 

immediate impediment to continued 

efficient and competitive operation of a 

self storage facility

6 Valuation Calculation 

6.1 Valuation Methodology 

Capitalisation of net operating income 

is the most commonly applied method 

in valuation of self storage facilities. 

Discounted Cash Flow (DCF) analysis is 

also a very effective and complementary 

methodology, particularly for substantial 

self storage facilities. The net operating 

income should be calculated before 

depreciation, amortisation, interest, tax 

and capital expenditure deductions. Such 

calculations being on a GST exclusive 

basis.

Experience suggests that the market 

initially places greater weight on 

capitalisation (yield) calculations in 

negotiation of transaction prices. 

However, informed purchasers and 

vendors are clearly aware of the 

variations in net income levels that occur 

with variations in occupancy. This and 

other variables are often best displayed in 

DCF analysis. 

The results of both methodologies 

should be applied in the valuation 

of larger facilities particularly where 

occupancy levels may not have reached 

a full, mature level. Because of the static 

nature of capitalisation calculations, this 

methodology develops complexities 

and anomalies when applied to 

facilities operating at a less than mature 

occupancy level. 

Calculations should demonstrate a 

transparent connection between actual 

calculations and current performance 

levels of the facility. If calculations apply 

revenue or expense details that vary from 

actual current amounts there should be a 

clear explanation and rationale provided 

for the variations. 

An extensive range of operating expenses 

typically applies in the good management 

of operating self storage facilities. It is 

necessary to ensure that compete and 

realistic expenses are applied in the 

valuation calculations. 

Calculations should display all critical 

assumptions and inputs, including the 

capitalisation rate applied. In DCF analysis 

there is a need to provide a disclosure 

of other valuation elements including 

escalation rates, discount rate applied to 

future revenues and value calculations 

applied at the end of the assumed 

investment period.
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6.2 Revenue and Trading 
Performance

The Valuer should clearly establish the 

current, actual revenue of the facility 

at the date of valuation. This should be 

supported by disclosure of elements 

supporting the actual revenue. This will 

involve:

the total net rentable storage area 

available.

areas that are occupied and accruing 

storage fees. 

rates achieved and accrued (excluding 

incentives or other distorting factors) 

for occupied storage areas.

including such items as late fees, 

sale of goods in custody insurance, 

merchandise sales or other areas of 

incidental revenue.

customer delinquency and delinquency 

write-offs.

occupancy level and associated 

accrued storage fees over time. A 

12-month trading history is generally 

sufficient to identify any correlation 

between occupancy and revenue 

trends. 

Accrued storage fee revenue is typically 

equated to a rate per square metre 

of occupied space per annum (rate 

per square metre per month X 12) 

for analysis and comparison purposes. 

Analysis of variations in the achieved 

storage fee rate per square metre will 

illustrate pricing performance over time. 

It should also be noted that storage fee 

revenue rates may be influenced by 

additions or modifications to the number 

of storage units or the mix of storage unit 

sizes.

Where a valuation applies a revenue 

or occupancy level that differs from the 

current level being achieved, this should 

be clearly stated. In these circumstances 

the Valuer should also state the basis 

upon which variation in revenue or 

occupancy will occur including the period 

over which the Valuer considers these 

variations will occur.

6.3 Operating Expenses/
Outgoings

The valuation should establish the 

operating expenses applied in the 

calculations. 

Detail of full-year operating expenses 

associated with the normal operation 

of the facility should be included in 

the valuation. This should be provided 

on an itemised basis and include, but 

not be limited to, advertising costs, site 

management wages, insurance costs, 

rates and taxes, bank charges, power 

costs, telephone charges, merchandise 

purchases and maintenance costs. 

An amount for head management 

fees should be included in valuation 

calculations. This amount is in addition to 

the direct site operating expenses. While 

this amount is not always incurred as a 

direct site expense, a management fee 

would be incurred if the facility were to 

be purchased and operated on a true 

investment basis.

The Valuer should critically review 

operating costs provided, and where 

it is evident that costs are out of line 

with industry standard management 

practices or where significant items have 

been omitted, the Valuer should make 

appropriate adjustments to bring costs 

in-line with industry standards. These 

adjustments should be clearly disclosed 

and explained in the valuation report.

6.4 Existing Licence and 
Management Agreements

It is not uncommon for facilities to 

operate under management or general 

branding agreement. The valuation should 

provide detail of these agreements 

where applicable including detail of 

fees and charges applicable under such 

arrangements. The valuation should 

clearly state if the assessment is subject 

to continuation of the Licence or 

Management Agreement.

6.5 Surplus Land/Additional 
Capacity

It is often the case that self storage 

facilities have not fully utilised the whole 

of the site or the whole of the building 

within which they operate. It is not 

unreasonable to attribute a value to 

undeveloped areas within a facility which 

are not currently income producing or 

at full income potential. However the 

value attributed to these areas should be 

realistically assessed and clearly described 

in the valuation. Application of revenues 

based on hypothetical potential does not 

typically provide a reliable assessment of 

the current market value. Values based 

on immediately achievable use are more 

reliable.

7 Competition

The performance of a self storage facility 

is impacted by the level of competition 

from other self facilities. The Valuer should 

be conscious of current and proposed 

competition within the customer 

catchment area of the self storage facility 

being valued and where possible discuss 

the performance of the competing 

facilities. 

Customer catchment areas may vary 

and are influenced by the position and 

number of other self storage facilities 

in the area, transport corridors, natural 

barriers such as waterways and the 
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demographics and population density of 

immediately surrounding suburbs. 

8 Sales Evidence 

8.1 Sales Analysis

It is not always possible to obtain 

sufficient information to fully analyse 

every sale. However, the valuer still needs 

an appropriate level of sales that have 

been adequately analysed in order to 

arrive at an opinion of value. 

It is not uncommon for self storage 

facilities to be combined with other 

uses such as more traditional industrial 

premises or vacant land. Sales analysis and 

examination of property yields should 

identify these varying property uses and 

make specific adjustments to reflect the 

component elements. 

The sale of ‘going concern’ self storage 

facilities typically involves the concurrent 

and interdependent sale of real property 

and a sale of a business. Accordingly 

reliance upon a reported property 

transfer amount that may be shown 

in general property data base material 

can be misleading as it is often only the 

property component of the transfer 

that is recorded. In analysis of sale of 

going concern transactions, it is essential 

for the Valuer to determine the total 

consideration paid including both 

property and business transfer amounts.

8.2 Initial Yield vs. Equivalent Yield

The simplest yield analysis is the 

calculation of the passing net income 

(gross revenue less operating expenses) 

as a percentage of the Purchase Price. 

This is referred to as the Initial or Passing 

Yield. 

It is however, quite common for self 

storage facilities to be purchased at 

occupancy levels that are below a 

mature occupancy level. This will result 

in the initial yield being at a relatively 

low level. In practice, purchasers may 

pay amounts reflecting the expectation 

that occupancy levels will increase and 

there will be a corresponding increase in 

storage fee revenues and net income. The 

yield calculated on the basis of expected 

increased occupancies and associated net 

income is referred to as an Equivalent 

Yield.1 In effect, this is the rate that the 

Valuer should compare to the adopted 

capitalisation rate. 

9 General Issues

9.1 Leasehold Tenure

In cases of self storage held upon 

leasehold title, the impact of the ground 

rent on returns/incomes should be fully 

considered and reflected in the valuation 

calculations.

9.2 GST Caution

The valuer should consider the manner in 

which similar properties are bought and 

sold from a GST perspective and adopt 

the most appropriate treatment of GST 

accordingly. Properties transacted on a 

‘going concern’ basis may be exempt from 

GST.

(1) Australian Property Institute, 2007, Glossary of Property Terms, Deakin ACT.
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In the Sanpine Case, the High Court 

clarified the circumstances where an 

innocent party to a contract has the right 

to terminate the contract at common law 

even though the terms breached were 

non-essential.

The Joint Venture and the 
Agreement

On 14 July 1997 Koompahtoo Local 

Aboriginal Land Council and Sanpine 

Pty Ltd entered into a joint venture 

agreement for the development and sale 

of land near Morisset, north of Sydney. 

Koompahtoo contributed the land 

while Sanpine contributed its expertise 

in project management. Each party 

had a 50% interest in the joint venture. 

Sanpine was also entitled to receive a 

management fee equal to 25% of the 

total project costs.

The joint venture imposed several 

obligations on Sanpine which included the 

maintaining of proper books of account 

and financial records and to provide 

information on the financial position of 

the joint venture. 

Despite incurring the costs of $2 million 

on the security of mortgages over the 

land, the joint venture failed to obtain 

approval to have the land rezoned for 

commercial use. This project involved 

sensitive environmental issues and was 

unattractive to financiers.  Therefore, 

it was difficult for the joint venture to 

secure external funding to finance the 

project. In April 2002, a caveat was 

placed on the title of the land which 

impeded the prospects of further 

funding. In April 2003, the mortgagee 

went into possession of the land and 

an administrator of Koompahtoo was 

appointed in order to find out the 

financial position of the joint venture 

from Sanpine. By then, the administrator 

found out that Sanpine had failed to 

maintain proper books of account and 

financial records and was not able to 

deliver the information of the financial 

position of the joint venture as requested. 

In December 2003, as Sanpine had 

breached its obligations under the 

agreement, the administrator wrote to 

Sanpine to terminate the joint venture 

agreement.

Sanpine commenced proceedings in the 

Supreme Court of NSW alleging the 

agreement had been invalidly terminated 

by Koompahtoo.  It also claimed 

damages from Koompahtoo for unlawful 

termination. Koompahtoo responded 

claiming Sanpine had breached its 

obligations which constituted essential 

terms of the joint venture agreement.

The High Court Findings

The High Court overturned the NSW 

Court of Appeal’s decision and held that 

the joint venture agreement was validly 

terminated. The High Court considered 

there had been a sufficiently serious 

breach of a non-essential term under 

the agreement by Sanpine which entitled 
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Koompahtoo, an innocent party, to terminate the agreement at 

common law, noting (at para. 58):  

 “This is a question of construction of the contract to be 

decided in the light of its commercial purpose and the business 

relationship it established ... Sanpine’s obligations as to dealing 

with joint venture funds (which were borrowed on the security of 

Koompahtoo’s land) and maintaining proper books and accounts 

were of importance, not only to working out the ultimate result 

of the joint venture when the land had been developed and 

sold, but also to enabling the parties (and a person such as the 

administrator) to know material facts, and to make decisions and 

judgments informed by that knowledge. The inability of Sanpine 

to inform the administrator, or even the trial judge, of the true 

financial position of the joint venture, and to produce informative 

joint venture accounts, exemplifies the point. It was not within the 

contemplation of the contract that it should have been necessary 

for Koompahtoo, at any time, to have engaged in extensive legal 

process in order to find out what had become of the money 

borrowed on the security of its land, or to assess the financial 

state of the joint venture.”

The High Court emphasised that “the focus of attention should be 

the contract and the nature and the seriousness of the breaches” 

(at para. 68) and confirmed that the primary judge’s approach in 

this case was correct. The High Court held that even though the 

breaches by Sanpine of its obligations under the agreement were 

non-essential, Sanpine’s breaches were gross and had serious 

consequences. The breaches went to the root of the contract.   

As a matter of construction of the contract, the breaches 

deprived Koompahtoo of a substantial part of the benefit for 

which it contracted and those breaches justified termination.

At para. 71 the Court observed: “Even if one were to accept 

that all of the contractual obligations with which Sanpine failed 

to comply were inessential in that, on the true construction of the 

contract, not every breach would justify termination and that the 

obligations were intermediate terms in the sense earlier discussed, 

nevertheless, as Campbell J and Bryson JA held, the breaches of 

Sanpine were in a number of respects gross, and their consequences 

were serious. Once again, the experience of the administrator 

following his appointment, and the unsuccessful attempts at the 

hearing before Campbell J to explain the use of all the funds 

borrowed on the security of Koompahtoo’s land, demonstrate that 

the breaches found by Campbell J, and in particular the breaches of 

cl. 16.5, went to the root of the contract. As a matter of construction 

of the contract, it ought to be accepted that breaches of that order 

deprived Koompahtoo of a substantial part of the benefit for which 

it contracted. Such breaches justified termination. On that ground, we 

would uphold the decision of the primary judge.”

The lesson in this case is that in order to avoid unnecessary legal 

costs and lengthy legal disputes on the validity of termination of 

contracts, both parties should, prior to entering into a contract, 

clearly identify within the contract those provisions which give 

rise to an entitlement to terminate the contract for breach 

thereof. The parties may also specify that certain breaches 

may only give rise to a right to damage claims rather than a 

right to terminate. The High Court also revisited the principles 

enunciated by Jordan CJ in Tramways Advertising Pty Ltd v Luna 

Park (1938) SR (NSW) 632 at 641-642 and this discussion was 

most instructive.

The decision of the Court of Appeal Supreme Court of 

Western Australia in the Lighting By Design case highlights the 

importance for a new owner to re-examine the status of the 

lease with an existing tenant. The WA Court of Appeal upheld 

the tenant’s claim that a new lease had been created based 

upon the doctrine of part performance. 

The Facts

In May 2004,  Lighting By Design as tenant entered into a written 

lease with Parkworld Holdings Pty Ltd to lease commercial 

premises in Cannington, for a term of seven years with an option 

to renew for a further five years. Lighting By Design did not 

register the Lease nor lodge a caveat in respect of the lease.

In July 2006, Cannington Nominees purchased the premises 

from Parkworld. Cannington Nominees did not enter into a 

new written lease agreement with the existing tenant, Lighting 

By Design. Cannington Nominees retained Parkworld’s agent 

and intended to relet the premises at a higher rent but did 

not communicate such an intention to the existing tenant. 

Meanwhile, the agent continued to deal with Lighting By Design 

in precisely the same way as the agent had dealt with the lessee 

under the Parkworld lease.  

Cannington Nominees had received legal advice prior to the 

purchase of the premises that they were not bound by the 

lease and they proceeded to find a new tenant to relet the 

premises at the prevailing market rent after the purchase. In 

~ COURT OF APPEAL SUPREME COURT OF 
WESTERN AUSTRALIA ~

Terms of Lease Agreement Inferred  
from the Conduct of Parties

Lighting By Design (Aust) Pty Ltd v Cannington Nominees Pty Ltd 

[2008] WASCA 23 (8 February 2008)
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February 2007, after finding a new tenant, 

Cannington Nominees wrote to Lighting 

By Design confirming that Cannington 

had received an offer from a third party 

to lease the premises at a higher rent 

and that Lighting By Design had seven 

days to accept a lease on the terms and 

conditions offered by the third party. If 

Lighting By Design did not accept the 

offer, Cannington would serve notice of 

termination of the tenant’s occupation of 

the premises. Lighting By Design did not 

accept the offer and did not vacate the 

premises.  Instead, the tenant commenced 

court proceedings claiming that there 

was a new lease between itself and 

Cannington Nominees because it had 

sufficiently part performed the lease and 

the new lease was on the same terms as 

the previous lease.

The Issues

It was left to the Court to determine 

whether the various acts of the tenant 

constituted sufficient part performance 

of a lease and whether the terms of 

the lease should be inferred from the 

conduct of the parties. The tenant 

claimed that the dealings between itself 

and the owner gave rise to a new lease 

which should be on the same terms as 

the previous lease.  

Sufficient Acts of Part 
Performance

The Court noted (at para. 155) that “the 

doctrine of part performance requires that 

the acts of part performance, of themselves, 

without reference to evidence of an oral 

contract, demonstrate the existence of the 

contract. It is first necessary to exclude from 

consideration the evidence of any alleged 

oral contract between the parties and look 

at the acts relied upon in the light of the 

surrounding circumstances as revealed by 

the rest of the evidence.” 
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The Court, citing previous authorities, 

noted that the correct approach in this 

case is “whether the relevant acts of the 

appellant are sufficient part performance 

of an agreement of the kind alleged by 

the appellant and then consider whether 

or not an agreement for lease in the 

terms asserted by the appellant should be 

inferred from the conduct of the parties.” (at 

para.160)

Elements of Part Performance

The Court stated that the acts of part 

performance must be unequivocally 

referable to the agreement as alleged, 

and the Court needed to look at all the 

relevant circumstances to determine 

whether the agreement had been partly 

performed. In this respect the Court 

noted (at para. 169): “The acts of part 

performance that a plaintiff is required to 

establish must be his own acts, and not 

those of the defendant. However, acts of 

the defendant, whilst not amounting to part 

performance, may nonetheless be relevant. 

The referability of acts of part performance 

must be determined in all the relevant 

circumstances, and there is no reason in 

principle why from those circumstances 

there should be excluded or omitted those 

that consist in or result from the acts of the 

defendant: see Spry, I C F The Principles of 

Equitable Remedies: Specific Performance, 

Injunctions, Rectification and Equitable 

Damages (7th ed, 2007) 272.”  

(at para. 168-169)

In the present case, the Court found that 

there had been sufficient acts of part 

performance by the tenant so as to give 

rise to a new lease on the same terms of 

the previous lease between the tenant 

and the new owner. The various acts of 

part performance included:

(a) the tenant continued in possession 

of the premises after the new owner 

became the registered proprietor 

coupled with the payment of rent at 

an increase rate subsequent to a rent 

review;

(b) the tenant continued to pay water 

rates, council rates and land tax; 

(c) the tenant delivered insurance 

certificates to the agent as requested.

The owner bound by the terms 
of the previous lease

The Court agreed that the previous 

unregistered lease did not bind the new 

owner.  However, as there had been part 

performance of a lease between the 

tenant and the owner, a lease did exist. 

As to what terms governed the lease, the 

Court needed to consider the conduct of 

each of the parties and examine what the 

parties appeared to have intended.

In this case, the Court found that 

the conduct of the owner “would be 

understood by a reasonable person in the 

position of the appellant to establish or 

assume an agreement to lease between the 

appellant and the respondent on terms the 

same as the terms of the Parkworld Lease 

with any necessary modifications.”  

(at para. 209)

The Court found that based on the 

conduct of the owner (as stated below) 

the owner had continued to deal with the 

existing tenant as if the parties were still 

bound under the previous lease.

(a) delivery of the invoice/statement of  

1 August 2006 which was consistent with 

the owner permitting the tenant to remain 

in occupation of the premises on payment 

of one month’s rent at the rate of the rent 

payable under the previous lease;

(b) letter of 30 August 2006 to the tenant 

with invoice/statement  permitting the 

tenant to remain in occupation of the 

premises on the payment of rent and 

outgoings payable under the previous lease;

(c) letter of 19 September 2006 requesting 

a copy of currency of insurance and stated 

that it was required under the terms and 

conditions of “your lease”;

(d) letter of 19 October 2006 to the tenant 

stating that the rent was in arrears and 

asserted that “under the terms of your lease 

all the rental and other payments are  due 

on the first of each month”.

In addition, there were a number of 

letters in evidence related to rent review, 

payment of water rates, council rates and 

land tax that referred to “the amounts 

payable under the terms and conditions 

of your lease”.   

The Court found that based on the 

above conduct of the owner, a reasonable 

person in the position of the tenant 

would understand that the owner had 

agreed to lease the premises on the same 

terms as those contained in the previous 

lease.

 “Objectively viewed the appellant and 

the respondent conducted themselves 

as if there was an agreement between 

them for the respondent to lease 

the Premises to the appellant on the 

same terms as those contained in the 

Parkworld Lease, including the term 

of the Parkworld Lease that is for a 

term expiring on the Termination Date 

prescribed in the Parkworld Lease.” (at 

para. 222)

The Court allowed the appeal having 

found that there was a lease which had 

been sufficiently part performed by the 

tenant and that the lease was on the 

same terms as the previous lease with 

such variations as had been agreed by the 

parties. 

... the owner had 

continued to deal with the 

existing tenant as if the 

parties were still bound 

under the previous lease.
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million for disturbance and $13.37 million 

for the decrease in value of other land 

due to injurious affection. Transport 

argued that there would be a substantial 

betterment to the land in dispute as a 

result of the public purpose behind the 

project and thus no compensation should 

be paid.

The Land Acquisition (Just Terms 
Compensation) Act 1991

The Issues

(i) The question of betterment of  

$15 million.

(ii) The failure to apply s.54.

(iii) The market value of the acquisition.

(iv) The identification of the public 

purpose.

The Decision

The Betterment of $15 million

The Court was satisfied that on any 

reasonable assessment regardless of 

particular expert opinion a shopping 

centre with the potential for a railway 

station next to it would be considered 

more valuable by a hypothetical 

purchaser than a shopping centre without 

that potential, as a railway station will 

bring greater patronage to the centre.

The Court also decided that it was likely 

that there would be a 5% increase in 

the value of the Macquarie Centre as a 

result of the PRL project based upon an 

expert valuer’s evidence. The figure for 

betterment was estimated at $15 million 

which was the amount of value a prudent 

hypothetical purchaser was likely to pay in 

the circumstances.

The Court had to consider an expert 

valuer’s evidence in order to determine 

the increase or decrease of the value of 

land in acquisition pursuant to s.55(f) of 

the Act.  

The Court noted (at para. 41-42):

 “s.55(f) requires the court to have 

regard to any increase or decrease in the 

value of land by reason of the carrying 

out of or the proposal to carry out the 

public purpose; and if there is some 

material capable of rationally supporting 

a decision as to such an increase or 

decrease in value, the court has to do 

its best to determine that increase or 

decrease: cf Hornsby Shire Council v 

Roads and Traffic Authority of New South 

Wales (1998) 100 LGERA 105 at 108-

9, per Stein JA (Priestley JA and Sheppard 

AJA agreeing). 

 In this case, there plainly was some such 

material. There was Mr Hack’s (Land 

Economist and Planner) evidence as to 

increased patronage, and Mr Wood’s 

(Valuer for Transport) evidence that this 

meant increased value in the order of 

5 to 10% ... Mr Wood was an expert 

valuer, and in my opinion his opinion 

was admissible; and although the weight 

of the evidence may be considered 

slight because of the lack of reasons, it 

was nevertheless material capable of 

rationally supporting a conclusion.”

Application of s.54

It was argued by AMP (at para. 58):

 “in circumstances where AMP was 

compelled to spend over $5.7 million 

in constructing ramps, it could not be 

considered as justly compensating AMP 

that it receive nothing, because of an 

extremely uncertain benefit which it 

might receive sometime in the future. 

Also, because of s.3(1)(a) and s.10(1)(a) 

of the Just Terms Act, the market value of 

the acquired land must be seen as the 

bare minimum that AMP should receive.”

AMP further submitted that the primary 

judge had failed to address the above 

considerations and that s.54(1) had not 

been applied.

~ NEW SOUTH WALES  
COURT OF APPEAL ~

Compulsory Acquisition 
with No Compensation if 
Betterment Value Exceeds 
Market Value

AMP Capital Investors Limited v  

Transport Infrastructure Development 

Corporation [2008] NSWCA 325  (27 

November 2008)

This is a compulsory acquisition case 

decided by the New South Wales Court 

of Appeal under the Land Acquisition 

(Just Terms) Compensation Act 1991. The 

Court found (in dismissing the appeal) 

that the betterment figure for acquiring 

the subject land exceeded the sum of 

the market value and disturbance figures, 

and no compensation was payable to the 

landowner.

The Facts

After the approval of the Parramatta 

Rail Link (PRL) project by the NSW 

State Government in 2002, the 

Transport Infrastructure Development 

Corporation (“Transport”) decided to 

acquire leasehold interests in part of 

AMP’s premises, the Macquarie Shopping 

Centre (“the Centre”) for the purpose 

of construction of a railway station next 

to the Centre. In April 2003, Transport 

acquired a leasehold interest in two lots 

of land which formed part of the centre. 

In May 2003, Transport served a Notice 

of Determination of Compensation on 

AMP providing a sum of $683,150 in 

compensation for acquiring those two 

lots of land. AMP disputed the amount 

of compensation and commenced court 

proceedings claiming $21.46 million 

under the Land Acquisition (Just Terms 

Compensation) Act 1991 which made 

up of $2.34 million market value, $5.74 
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Section 54 Entitlement to just 
compensation 

(1) The amount of compensation to 

which a person is entitled under this Part 

is such amount as, having regard to all 

relevant matters under this Part, will justly 

compensate the person for the acquisition 

of the land. 

However, the Court noted that (at para. 

62-63): “One object of the Just Terms Act 

is to guarantee that compensation be not 

less than the market value of the acquired 

land (unaffected by the proposal), that is, 

the element of compensation provided 

by s.55(a). Section 10(1)(a) authorises 

the giving of a notice, stating that the Just 

Terms Act does guarantee this. Although 

this notice is not given in connection with 

actual negotiations for compensation or 

proceedings in which compensation is 

assessed, and although it cannot give rise to 

a civil cause of action (s.10(3)), it is plainly 

intended that the notice be truthful and not 

misleading. In my opinion, these provisions 

disclose a clear legislative intention that 

compensation be no less than that provided 

by s.55(a), even if there is “betterment” 

under s.55(f) that exceeds the other 

elements in s.55. 

I see this as consistent with and supported 

by s.54(1). Where land is compulsorily 

acquired, it seems to me just that the 

acquiring authority pay at least the market 

value of that land (unaffected by the 

proposal), even if the person from whom 

the land is acquired owns adjoining land 

which is increased in value by the proposal, 

and even if this increase is greater than 

the market value of the acquired land. 

Other persons owning land in the area may 

benefit equally or more from the proposal; 

so it seems to me unjust that the acquiring 

authority should get the acquired land for 

nothing, and that the person whose land 

is acquired should get nothing for it, just 

because of a benefit that may be shared 

by others. Thus a lower limit of the market 

value (unaffected by the proposal) seems 

just; and this is what s.3(a) and s.10 

indicate is to be guaranteed.”

The Court (at para. 73) rejected AMP’s 

argument that there should be wider 

discretion to hold that “the compensation 

to AMP should be at least the market 

value of $5.7 million; because AMP had 

been compelled to pay out that amount; 

and because that amount should not be 

reduced by reason of a highly uncertain 

benefit that may come about some time 

in the future.”
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Market Value of the acquisition

The Court affirmed the primary judge’s 

approach in the valuation of the market 

price of the acquired land and noted 

(at para. 87-88): “what is acquired is 

an interest in land such that there is no 

reasonable possibility that there would 

be available for comparison sales of 

interests that are truly comparable; so 

that, as a matter of valuation technique, 

an acceptable method is to look for some 

different interest in respect of which there 

are comparable sales, and to extrapolate 

from those sales. 

In this case, if a judgment is correctly made 

that the highest and best use of the land 

is as part of a regional shopping centre 

site, it would be reasonable to conclude 

that the most realistic comparisons would 

be of acquisitions for amalgamation with 

such sites; and it is unlikely in the extreme 

that there would be acquisitions of that 

kind which would be acquisitions of a 

leasehold interest for six years. If one limits 

the comparable sales to sales of leasehold 

interests, one would not be dealing with 

comparable sales in respect of which the 

highest and best use of the land is given 

effect to.” 

Identification of Public Purposes

The Court found that the judgment 

made by the primary judge, that 

planning changes, to which the PRL was 

a contributing factor, but which also 

involved discretionary decisions by other 

authorities, should be disregarded for the 

purposes of s.55(f), was correct.

The Court noted:

 “Section 55(f) refers to “... by reason of 

the carrying out of ... the public purpose 

for which the land was acquired”. The 

land was acquired by the State Rail 

Authority (now TIDC) under the Transport 

Administration Act. I consider that given 

those specific words in the section there 

is a short answer to TIDC’s submission 

that the public purpose for which the 

land was acquired includes the planning 

changes mooted for Macquarie Park in 

the EIS for the PRL. TIDC, the acquiring 

authority, is not responsible for, and 

indeed has no power to effect, rezoning 

of land. The proposed planning changes 

referred to in the EIS relied on by TIDC 

simply cannot therefore be within the 

public purpose contemplated by TIDC in 

undertaking this compulsory acquisition.” 

(at para. 92)

ERRATUM

Legal Notebook at page 685

In referring to the case of Minister 

Administering the Crown Lands Act v 

NSW Aboriginal Land Council [2008] 

HCA 48 (2 October 2008), the 

summary in the first paragraph in 

column two of page 685 is correct 

where it says:

“On the basis that there had been no 

actual or practical use of the crown 

land by the government at the time 

of the claim, the majority found that 

the claim to Land Rights should not 

have been refused by the Minister, and 

upheld the NSW Court of Appeal 

decision.”

However, an error was made in column 

three on the same page in respect of 

the last paragraph where it said:

“The appeal by the Minister of Lands 

against the Land Rights claim was 

successful. The Wagga Aboriginal 

Land Council’s claim was unanimously 

dismissed by the High Court of 

Australia.”

It should have read:

“The appeal by the Minister 

Administering the Crown Lands 

Act against the land rights claim was 

unsuccessful. The High Court agreed 

with the NSW Court of Appeal 

decision that the land claimed by the 

Aboriginal Land Council was claimable 

Crown land.”

The December 2008 Issue of the Australian 
and New Zealand Property Journal
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Adoption of AIFRS may have 

been expected to provide 

increased transparency in 

financial statements. However, 

the failure by corporates 

to adopt the flexibility and 

transparency offered by AIFRS 

for reporting owner-occupied 

property potentially creates 

landmines and goldmines, 

rendering financial statements 

less useful to recipients and 

raising risk management issues 

for shareholders, analysts and 

other interested parties.1,2

Since their introduction for annual 

reporting periods beginning on or 

after 1 January 2005, the Australian 

adaptation of the International Financial 

Reporting Standards (referred to as 

AIFRS) has attracted sustained criticism 

in the Australian financial press. Regular 

sources of complaint have included a 

lack of flexibility and a “one-size-fits-all” 

approach, resulting in claims of reduced 

transparency in financial statements and 

diminished usefulness to recipients.

While the requirements of accounting for 

owner-occupied property under AIFRS 

may be considered extensive, arguably, 

they also offer flexibility to suit the varied 

uses of property by different corporates. 

Such flexibility may encourage increased 

transparency in financial statements, 

leading to potentially enhanced usefulness 

to recipients. However, it is unclear as 

to what extent corporates are availing 

themselves of the flexibility offered in 

accounting for owner-occupied property 

and whether there is any resulting 

increase in transparency rendering 

financial statements more useful to 

recipients.

Owner-occupied vs 
investment property

In examining the implications for AIFRS 

of owner-occupied property, it is relevant 

to focus on property which is owned by 

a corporate principally for occupation 

and use by that corporate. This may be 

distinguished from property which is 

owned principally for the purpose of 

investment, such as the property held by 

a real estate investment trust or listed 

property trust.

Under AIFRS, accounting for owner-

occupied property is considered in 

AASB 116 (AASB, 2006) and investment 

property is considered in AASB 140 

(AASB, 2006). Both AASB 116 and  

AASB 140 are based on the premise 

that the corporate is a going concern, 

requiring the entity to intend to retain 

the asset in continuous use (otherwise 

classifying such an asset as surplus) and 

also that the asset meets the test of 

adequate potential profitability in relation 

to the whole of the entity’s assets.

Owner-occupied property is addressed 

in paragraph 6 of AASB 116, superseding 

the previous relevant Standard, AASB 

1041 Revaluation of Non-Current Assets.

As will be considered further below, 

under AIFRS, corporates essentially have a 

choice between two alternative methods 
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to account for owner-occupied property 

in financial statements – either the cost 

model or the value model.

Prior to the introduction of AIFRS, 

Leo et al (2001) noted that, while the 

value model provides more relevant 

information than the cost model, it is also 

more expensive to adopt due to valuers’ 

fees, management review time and record 

keeping costs. 

A survey of corporate Australia’s 

adoption of AASB 1041 (Revaluation 

of Non-Current Assets) (Ernst & 

Young, 2002) provided some interesting 

insights into the attitude of corporates 

towards the cost model and the value 

model. The survey analysed the impact 

of the adoption of AASB1041 by 129 

corporates, finding that 30% of entities 

previously adopting the value model 

continued to do so following the 

introduction of the Standard.

Significantly, however, 40% of 

entities chose to change the basis of 

measurement from the value model to 

the cost model, with none choosing to 

adopt the value model instead of the cost 

model. Further, 60% of the changes to 

the basis of measurement were found to 

occur in the “Land and Buildings” class. 

The authors concluded that cost 

effectiveness and flexibility were two key 

factors affecting management’s decision 

in choosing the measurement basis, 

citing references in the notes to financial 

statements that the costs of complying 

with the value model (being the potential 

requirement for regular independent 

valuations) exceeded the benefits (being 

improved relevance and reliability of 

financial information) that would be 

gained.

A clear undercurrent of comfort with 

the cost model is evident in some 

accounting texts, with references such as 

“the valuation treadmill” (Deegan, 2004) 

indicative of a negative view of the value 

model. 

It may be contended that the level of cost 

incurred in managing a valuation program 

for an owner-occupied property portfolio 

would not be significant relative to the 

total value of the portfolio. Similarly, 

with the increasing use of web-based 

reporting and decreasing use of printed 

financial statements, the costs incurred in 

reporting the greater level of data arising 

with the use of the value model would 

also appear to be insignificant.

The general lack of interest in and 

attention to the value model in financial 

statements is echoed in legal texts. 

Interestingly, Baxt (2005) notes case law 

concerning a failure by directors to value 

property purchased by the company, 

which was considered careless behaviour 

but was excused as the inadequate 

valuation of assets was not critical.

Accordingly, in the pre-AIFRS 

environment, a propensity to adopt 

the cost model to account for owner-

occupied property in financial statements 

may have prevailed. To determine if this 

propensity continues in the post-AIFRS 

environment, a small cross-sectional 

study was undertaken, with the results 

being detailed below, following a brief 

consideration of the differences between 

the cost model and the value model 

under AIFRS.

Cost model vs value 
model

Paragraph 15 of AASB 116 requires 

owner-occupied property, plant and 

equipment to be measured at cost on 

recognition. However, after recognition, 

an entity may choose to adopt either 

the cost model or the value model for 

application to an entire class of property, 

plant and equipment but, if the cost 

model is applied to land, this is not 

subject to depreciation.

The cost model requires determination 

of cost less accumulated depreciation and 

accumulated impairment losses, being the 

amount by which the carrying amount 

exceeds the recoverable amount. The 

recoverable amount is the higher of the 

fair value of an asset less the cost of sale 

or the value in use of an asset, which is 

an entity specific assessment. Accordingly, 

if the cost model is adopted, the 

recoverable amount for an asset should 

also be determined at balance date, 

requiring data from both the cost model 

and the value model for comparison.

For a large, complex, business-specific 

property, such as a manufacturing 

plant, the cost model may be more 

appropriate. Such property may be 

designed and constructed to suit the 

specific requirements of the business 

and is assumed to have an ongoing use 

within a going concern. Accordingly, cost 

less depreciation is a logical method of 

determining fair value for the purposes of 

financial statements. 
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However, determination of the 

recoverable amount is potentially 

contentious. If the value model is adopted 

to determine fair value as the recoverable 

amount, a variety of challenges may 

arise. The alternative uses potentially 

permissible by a planning authority for the 

site may be unclear, the extent of costs 

associated with site remediation may be 

uncertain and so forth. Similarly, an entity-

specific assessment of value in use may 

be far from straightforward to determine.

Unless the determination of the 

recoverable amount is comprehensively 

undertaken, there is the potential for 

such aspects as site remediation to 

be understated and the value to be 

overstated, potentially creating a landmine 

in the financial statements.

Conversely, for smaller, less complex 

generic property such as warehouses 

or offices, contentious issues such as 

allowable uses under planning regulations 

and costs of remediation are potentially 

far less significant. However, escalating 

underlying land value or increases in 

market value levels for warehouse and 

office investments may produce a result 

using the value model that is far in 

excess of cost less depreciation. Where 

such a recoverable amount is higher, 

the corporate may elect not to realise 

this until disposal, potentially creating a 

goldmine in the financial statements.

The challenge for the recipient of the 

financial statements is then to determine 

which are the appropriately assessed 

assets, the landmines and the goldmines 

and the relative size of each in order 

to understand the net impact on the 

financial position of the corporate.

When using the cost model, AASB 116 

notes that users of financial statements 

may find the gross carrying amount of 

any fully depreciated property, plant 

and equipment that is still in use to be 

“relevant to their needs”. This prevents 

the building element of owner-occupied 

property from falling off the radar simply 

because it has been fully depreciated 

though it may still be of value and 

capable of sale or require expenditure for 

remediation. It does, however, question 

the validity of the cost model where the 

depreciation rate adopted would appear 

greater than the rate of depreciation 

occurring, effectively leading to mis-

depreciation.

After recognition, a corporate may select 

the value model which requires fair value 

to be measured on a regular basis, to 

ensure that it does not differ materially 

from the carrying amount. The fair value 

of land and buildings is usually determined 

as their market value by appraisal from 

market-based evidence undertaken by a 

professionally qualified valuer (paragraph 

32, AASB 116). While AASB 116 is not 

as detailed in its guidance on property 

valuation as its predecessor, AASB 1041, 

many of the relevant concepts for 

property valuers are addressed through 

the requirements of International 

Valuation Standards (IVSC, 2005).

A required frequency of valuation is 

not specified, but encouraged to be 

frequent for assets with “volatile changes 

in fair value”. This is, however, qualified 

by a requirement that the entire class 

of property to which the asset belongs 

should then be revalued.

With more than 100 commercial, retail 

and industrial property sub-markets in 

Australia, it is challenging for a corporate 

to monitor the relative volatility of each 

to determine the frequency of valuation. 

It may, therefore, be anticipated that 

corporates determine manageable classes 

of property and establish and maintain 

a rolling program of revaluations for the 

respective classes of property.

AASB 116 also requires the disclosure 

of whether an independent valuer was 

involved, the valuation method(s) adopted 

and, significantly, the carrying amount that 

would have been recognised had the 

assets been carried under the cost model 

for each class. For completeness, use of 

the cost model under AASB 116 also 

encourages disclosure of the amount that 

would result under the value model. 

Adoption of a range of classes of 

owner-occupied property and provision 

of the above information for each, in 

accordance with AIFRS, may be expected 

to provide a high level of transparency in 

financial statements leading to potentially 

enhanced usefulness to recipients and a 

reduction in the likelihood of landmines 

or goldmines in such financial statements. 

Approaches adopted by 
corporates: a case study

As noted above, previous research found 

that a propensity to adopt the cost 

model in financial statements prevailed in 

the pre-AIFRS environment. To determine 

if this propensity has continued into the 

post-AIFRS environment, a small cross-

sectional case study was undertaken with 

the results detailed below.

The cross-sectional study comprised an 

analysis by web search of the most recent 

annual reports and financial statements 

for the 20 largest corporates by market 

capitalisation listed on the ASX at close 

of trading on 25 January 2008. While this 

... cost effectiveness 

and flexibility were two 

key factors affecting 

management’s decision 

in choosing the 

measurement basis...
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approach to sampling captures Australia’s 

largest corporates, it also provides a 

sample that is skewed towards the 

financial services and mining sectors.

The 20 largest corporates analysed had 

total balance sheet assets of  

$2,464,903 million of which property, 

plant and equipment comprised  

$125,161 million or 5.1% of total assets. 

Within property, plant and equipment, 

property represented only $16,025 mil-

lion or 0.7% of total assets. Therefore, 

although the total property portfolio 

of Australia’s 20 largest corporates is 

of substantial value, it only comprises 

less than 1% of total assets, which may 

influence the level of attention focused 

on its measurement by corporates.

Findings of case study

While AASB 116 favours the use of 

the value model, 80% of corporates 

by number have adopted a cost-based 

measure with only 20% by number 

adopting a value-based measure. For the 

five mining or energy companies, the use 

of the cost model may be justified by 

the absence of market based evidence 

or the specialised nature of their assets, 

but there is no such justification for the 

balance of 11 companies.

Although a corporate could create 

a range of classes of property for 

transparent reporting using a sectoral 

(warehouse, office, residential, etc.), 

geographic (NSW, Queensland, Victoria, 

etc.) or operational (administration, 

manufacturing, storage, distribution, etc.) 

basis, 80% of corporates by number 

adopted three categories or less with 

land, buildings or leaseholds most 

common.

Within the 80% of corporates adopting 

the cost model, 50% explicitly addressed 

the issue of impairment losses thereby 

indicating that such corporates had 

actively considered the issue. Exactly 

how they had then addressed this in 

the preparation of financial statements 

was unclear, as was how the remainder 

had considered impairment losses. Only 

one corporate adopting the cost model 

disclosed an amount for fully depreciated 

property, plant and equipment on the 

balance sheet.

Within the 20% (four) of corporates 

adopting the value model:

frequency of revaluation;

valuation, with one specifying the day/

month/year and the other specifying 

the year ;

independent valuation practice used, 

despite the additional confidence that 

the use of a specified valuer known for 

his/her expertise in a particular type 

of asset may provide to readers of 

financial statements; and 

method(s) adopted.

Although three corporates adopted an 

annual valuation frequency cycle, the 

approach of the minority was unclear.

Of the 20% (four) corporates adopting 

the value model, three stated the amount 

that would apply under the cost model, 

whereas, of the 80% or 16 corporates 

adopting the cost model, only two 

referred to the value model and none 

quantified the relevant amount under the 

value model. Effectively, 85% by number 

either were unaware or did not report 

the corresponding model.

Although AIFRS provides corporates with 

considerable scope to report a range 

of matters in financial statements that 

would assist with transparency, the overall 

reporting of such matters is surprisingly 

limited. It is particularly disappointing that 
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the information which may be of most 

assistance to users of financial statements 

in determining the possible existence 

of landmines or goldmines, being the 

corresponding valuations under the cost 

model and the value model, was not 

reported by 85% by number of those 

corporates analysed, indicating a potential 

risk management problem.

Conclusion

It is ironic that AIFRS has been criticised 

for a lack of flexibility and a “one-size-

fits-all” approach, resulting in claims 

of reduced transparency in financial 

statements and diminished usefulness to 

recipients. In the context of reporting 

owner-occupied property in financial 

statements, the reverse would appear to 

be the case.

Through continued reliance on the use of 

the cost model, with limited supporting 

information, corporates are generally 

failing to avail themselves of the flexibility 

offered under AIFRS in accounting for 

owner-occupied property. 

While adoption of the cost model is, in 

itself, less transparent than adoption of 

the value model, the unwillingness of 

corporates to then disclose all that AIFRS 

encourages to be disclosed under the 

cost model is particularly disappointing. 

The failure by corporates to adopt the 

flexibility and transparency offered by 

AIFRS for reporting owner-occupied 

property potentially renders the resulting 

financial statements less useful to 

recipients.

The reluctance by corporates to adopt 

the value model is perplexing. While 

corporates may claim that the value 

model is disproportionately expensive 

and time consuming, with owner-

occupied property comprising less 

than 1% of total assets this would not 

appear likely to be a significant impost, 

particularly as owner-occupied property 

represents around $16,025 million of 

shareholder funds, which deserves a 

greater level of transparency. 

Further, in periods of high levels of stock 

market volatility, it may be argued that 

information concerning the value of an 

owner-occupied property portfolio (even 

if only disclosed in the notes to financial 

statements) may be of considerably 

greater use to recipients than information 

concerning cost, which seriously questions 

the relevance of the cost model for 

financial statements.

The provision of details of fair value 

under the value model, the valuer and 

the approach adopted to determine 

fair value, together with the amount 

that would have been recognised under 

the cost model, potentially provide a 

high level of transparency in financial 

statements. 

Regular revaluations and their grounding 

in current open market transactions limit 

the potential for goldmines to become 

hidden in financial statements, thereby 

optimising shareholder value. Similarly, the 

investigation of alternative uses potentially 

permissible by a planning authority, and 

the potential costs of remediation etc. 

within the revaluation process limit 

the potential for landmines to become 

hidden in financial statements, providing 

there is an effective additional source of 

risk management.

AIFRS provides a framework within which 

accounting for owner-occupied property 

in financial statements could be both very 

transparent and very useful to recipients. 

Regrettably, corporates currently choose 

not to fully avail themselves of the 

flexibility and transparency available 

under AIFRS, which limits the usefulness 

of such financial statements to recipients. 

This choice effectively renders it almost 

impossible for shareholders, analysts and 

other interested parties to ascertain 

whether a corporate’s owner-occupied 

property portfolio includes any potential 

goldmines or landmines despite the 

consequent impact on shareholder value.

Endnotes
1The author acknowledges the assistance 

of Mark Shying (CPA Australia), Ruth Picker 

(Ernst & Young) and Wayne Lonergan 

(Lonergan Edwards) in the preparation of 

this paper.

2 This paper has previously been published 

in the Financial Services Institute of 

Australasia’s JASSA (quarterly Journal of 

Applied Finance).
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 Ph: +61 2 9552 6633 Fax: +61 2 9552 6433

Real Estate Valuers * Property Consultants * Real Estate Asset Managers
W K Wotton and Partners

Propell  National  Valuers
Offices Australia Wide

Resident ia l   Commerc ia l   Retai l   Industr ia l   Rural

property   in te l l igence  for   today  and  tomorrow

1300 VALUER
1300 825 837

www.propellvaluers.com

Daniel C. Hogg, AAPI, Director

E: daniel.hogg@prpvaluers.com   

W: www.prpaustralia.com.au

PO Box 7144,  

ALBURY NSW 2640

T: 02 6041 1362  F: 02 6100 2745

Albury Wodonga

Ken Rayner FAPI - CERTIFIED PRACTISING VALUER

Managing Director

Level 9, 36 Carrington St, Sydney NSW 2000

GPO Box 1761, Sydney NSW 2001

T: 02 9262 1250  F: 02 9252 3080

E: info@rhvaluations.com.auwww.rhvaluations.com.au

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support 

Ian Blackall FAPI        Steve Eccleston FAPI

Paul McBurnie FAPI   Richard Montague AAPI

Level 4, 12 Mount Street, North Sydney
Po Box 1741, North Sydney NSW 2059
Ph: 02 8920 3044   Fax: 02 8920 3055
Email: admin@bemproperty.com.au
www.bemproperty.com.au
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NEW SOUTH WALES

NORTHERN TERRITORY

QUEENSLAND

www.taylorbyrne.com.auTAYLOR BYRNE
Valuers

Residential    Commercial    Rural    Industrial    Retail    Litigation    Acquisition

* GOLD COAST * SUNSHINE COAST * TOOWOOMBA * ROMA * WIDE BAY *
* EMERALD * MACKAY * TOWNSVILLE * CAIRNS * ROCKHAMPTON *

Directors: C Caleo T Rabbitt R Brown L Hamilton J Lyons P Lyons 

 G Duffield D Duffield R Hewitt T Bartholomew C Lando J Clune

 P Turner R Newborn

Valuers: A Bagent A Bourne A Hamilton T Cavanagh A Smith B Stoddard 
 B Duncan B Thiel B Walsh B Makepeace M Craig D Hosking 
 D Matson G King G Shaw I Clarkson N McMahon J Aboud 
 P O’Callaghan W Coates N Ruchti R Cervetto P Fitzgerald M Bultreys 
 M McManus J Pezard K Walsh B Beitey C Cowan R McCouaig 
 A Innes S Murrell J Martin

Associate 
Directors:

Anthony Hickey, AAPI, Director

E: mailroom@prpcch.com.au

W: www.prpaustralia.com.au

Suite 4, Level 1, 119 Mann Street 

GOSFORD NSW 2250

T: 02 4324 0355  F: 02 4324 0356 

Central Coast

Bill Linkson FAPI Maris Semets AAPI

Mark Harris AAPI Peter Teagle AAPI

Rob Hancock GAPI

Ground Floor, 82 Woods Street

GPO Box 3701, Darwin NT 0801

Ph 08 8942 0733  Fax 08 8942 0755

Email admin@ivsdwn.com

Ross Copland FAPI Lic Valuer (WA) (QLD)

Dan Ackroyd AAPI

Unit 2, 78 Hartley Street

PO Box 1153, Alice Springs NT 0871

Ph 08 8952 0744  Fax 08 8952 0755

Email admin@ivsasp.com

Certified Practising Valuers

Commercial/Residential/Hotels & Leisure/Pastoral

www.ivsdwn.com

Propell  National  Valuers
Offices Australia Wide

Resident ia l   Commerc ia l   Retai l   Industr ia l   Rural

property   in te l l igence  for   today  and  tomorrow

1300 VALUER
1300 825 837

www.propellvaluers.com

GEOFF EALES FAPI
ALEX DICKINSON AAPI
PETER BARTELS AAPI
MARK BAXTER AAPI
STEVE LAGERROTH AAPI

Certified Practising Valuers

COLLINS & EALES
VALUERS & PROPERTY CONSULTANTS

LEVEL 1, 69 EYRE STREET
NORTH WARD, QLD 4810

EMAIL acvalce@bigpond.com
ACVAL OFFICES THROUGHOUT QUEENSLAND

•

Brisbane 2B/96 Lytton Road
East Brisbane QLD 4169
Ph: 1300 737 687  Fax: 1300 737 688
Email: mvs.qld@mvsvaluers.biz
www.mvsvaluers.biz

Robert Pearson AAPI

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support CB Richard Ellis (C) Pty Ltd   

Level 33, Waterfront Place, 
1 Eagle Street, Brisbane 
Qld 4000

T: 61 7 3833 9833
F: 61 7 3833 9830

www.cbre.com.au

Property Valuations
Tom Irving AAPI
Dennis Morgan AAPI
Mel Evans FAPI
David Kernke AAPI
Michael Gannon AAPI
James Lister AAPI
Pia Pirhonen AAPI
David Long AAPI
Steven Frawley AAPI
Craig Guinane AAPI
Virginia Vasta AAPI
Andrew Sutton AAPI
Lauren Loors AAPI
Stephen Kenny AAPI
Jesse Channer AAPI
Angela Buckley AAPI
Baden Mulcahy AAPI MRICS Hotels
Jacqueline Reiser AAPI Hotels
Collin Hannah FAPI MRICS Plant & Machinery

Valuation & Advisory Services

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION
Level 2, Deloitte Centre, 62 Cavanagh Street, Darwin  NT  0800
Tel: 08 8941 0055 Fax: 08 8941 7924
Tony West FAPI Director
Poasa Raqiyawa AAPI Valuer
Ili Raqiyawa AAPI Valuer
Troy Scott AAPI Valuer
Samantha Knight AAPI Valuer
Tim Selby GAPI Valuer
Ben Badenoch GAPI Valuer

Certified Practising Valuers www.colliers.com

ISO 9001 LIC 6350
SAI Global

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION

Level 20, Central Plaza One
345 Queen Street, Brisbane  QLD  4000
Tel: 07 3229 1233 Fax: 07 3229 1100

Robert Tye AAPI Director
Craig Clayworth AAPI Associate Director
Stephen McDonald AAPI Manager

Level 2, Circle on Cavill
3184 Surfers Paradise Boulevard, Surfers Paradise  QLD  4217
Tel: 07 5588 0088 Fax: 07 5592 1632

Warren Galea AAPI Associate Director

Corner Smith and Walan Streets, Mooloolaba  QLD  4557
Tel: 07 5478 3788 Fax: 07 5444 6489

Stephen Boyd AAPI Associate Director

Certified Practising Valuers www.colliers.com

ISO 9001 LIC 6350
SAI Global
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QUEENSLAND

Knight Frank Valuations Queensland
Level 11, AMP Place, 10 Eagle Street, Brisbane 4000

T: 07 3246 8888   F: 07 3229 5436 

Philip Willington, FAPI
Paul Kwan, AAPI
Timothy Uhr, AAPI
Justin Bond, AAPI

Gordon Price, AAPI
Peter Zischke, AAPI
Richard Nash, AAPI
Samantha McInnes, AAPI

Ian Gregory, AAPI
Riwa Kwan, AAPI
Tim O’Sullivan, AAPI
Michael Vanarey, GAPI

www.knightfrank.com.au

Certified Practising Valuers

GREG CLARKE LFAPI JOHN KENDALL FAPI 

STUART CAMERON AAPI SCOTT CAMPBELL AAPI          

DANIEL WATERS AAPI TRAVIS PINDER AAPI
Level 2 - 145 Eagle Street
Brisbane 4000  Queensland

T 07  3831 2711
F 07  3831 2312
E brisbane@mcgees.com.au

www.mcgees.com.au

Adelaide  Brisbane  Darwin  Perth  Sydney  Victor Harbour

Troy Chaplin, AAPI, Director

E: mailroom@prpqueensland.com.au  

W: www.prpaustralia.com.au

Suite 3, Level 1, 156 Boundary Street 

WEST END QLD 4101

T: 07 3846 2822  F: 07 3846 2833

Brisbane

MATTHEW GOULD AAPI

JAMES CASSIDY AAPI

LEVEL 4, 26 DUPORTH AV, MAROOCHYDORE
TEL (07) 5443 5088   
FAX (07) 5313 7537 
www.savills.com.au
SYDNEY  BRISBANE  MELBOURNE  PERTH  ADELAIDE

QUEENSLAND

Propell  National  Valuers
Offices Australia Wide

Resident ia l   Commerc ia l   Retai l   Industr ia l   Rural

property   in te l l igence  for   today  and  tomorrow

1300 VALUER
1300 825 837

www.propellvaluers.com

MATTHEW BUCKLEY AAPI LEIGH ATKINSON AAPI
PAUL ROBBINS AAPI SIMON JARDEN AAPI
JASON LYNCH AAPI NEIL MURPHY AAPI
BRETT SCHULTZ AAPI LISA SPILLANE AAPI
LAWRENCE DEVINE AAPI

LEVEL 9, 175 EAGLE STREET, BRISBANE
TEL (07) 3221 8355  FAX (07) 3221 8771  
www.savills.com.au
SYDNEY  BRISBANE  MELBOURNE  PERTH  ADELAIDE

Chris Kogler, AAPI, Director

Ray Allsop, AAPI, Director

Michael Cook, AAPI, Director

E: mailroom@prpgoldcoast.com.au 

W: www.prpaustralia.com.au

Level 2, 105 Upton Street, BUNDALL QLD 4217

T: 07 5574 2599  F: 07 5574 2533 

Gold Coast

SOUTH AUSTRALIA

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support 

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support 

ADVERTISE HERE

Contact Tremain Media  

on 02 9499 4599 or

Email: jonathon@tremedia.com.au

T | 1300 733 693
F | 1300 730 288
www.opteonpropertygroup.com.au

Incorporating the practices of:

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION

Level 10, Statewide House
99 Gawler Place, Adelaide  SA  5000
Tel: 08 8305 8888 Fax: 08 8231 7712

Jennifer Robertson AAPI Director – Healthcare and Retirement Living
Tracy Gornall AAPI Associate Director
Alex Thamm AAPI National Director – Rural and Agribusiness

Certified Practising Valuers www.colliers.com

ISO 9001 LIC 6350
SAI Global
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SOUTH AUSTRALIA

Propell  National  Valuers
Offices Australia Wide

Resident ia l   Commerc ia l   Retai l   Industr ia l   Rural

property   in te l l igence  for   today  and  tomorrow

1300 VALUER
1300 825 837

www.propellvaluers.com

Knight Frank Valuations

Level 25 Westpac House

91 King William Street

ADELAIDE  SA  5000

T: 08 8233 5222

F: 08 8231 0443

E: admin@sa.knightfrankval.com.au

Alex Smithson FAPI
James Pledge FAPI
Nick Bell AAPI
Jason Oster AAPI
Zac Vartuli AAPI
Simon Pascoe AAPI
Craig Barlow AAPI
Mark Robins AAPI
Mike O’Leary AAPI
Derek Royans AAPI
David Coventry AAPI
Lucy Graham PMAPI
Peter Burnett PMAPI
Chris Hill PMAPI
Paul Scrivener GAPI
Tony Ferrier GAPI
James Wardle GAPI

www.knightfrank.com.au

Rob Simmons, AAPI, Director

E: rob.simmons@prpvaluers.com   

W: www.prpaustralia.com.au

Suite 4A,  

Daws Road,  

ASCOT PARK SA 5043

T: 08 8277 0500  F: 08 8277 0533

Adelaide

TASMANIA

TASMANIA

Directors - Charles Brothers; Andrew Cubbins; Scott Newton; William Reynolds 

Hobart - Timothy Beck; Richard Carhart; David Hanlon; Richard Macqueen; Greg McNamara; 

Lou Rae; Carrie Rooke; Frank Sablowski; Richard Steedman; Stuart Wigston; Paul Wilson

Launceston - Gavin Lipplegoes; Neil Mayne; Brian Mantach; Nick Wordsworth;  

Mark Youngman; Annita McCarthy; Shayne Amos

Devonport - Sam Astell; Brian Chandler ; Geoff Taylor ; Garry Hearps

 Launceston Office Hobart Office Devonport Office

 Level 1, 53 Brisbane St 7 Castray Esplanade 49 Best Street

 ph: (03) 6333 0420 ph: (03) 6224 2343 ph:(03) 6424 3440

email: info@independentvaluers.com.au

website: www.independentvaluers.com.au

Covering the NW Coast of Tasmania

Beau Jones A.A.P.I. C.P.V.
42 Oldaker Street  Devonport 7310

Telephone: (03) 6423 4677
Facsimile: (03) 6423 4755
Email: bj@ccv.com.au

5 Audley Street

North Hobart TAS 7000

Phone 03 6231 6688

Fax 03 62316788

Email valuations@tpcvaluers.com.au

Our Certifi ed Practising Valuers 
provide professional specialist 
service to the Mortgage Industry.
www.tpcvaluers.com.au

Damien Taplin AAPI CPV C.P.M. Tas

Managing Director

Mobile 0418 513 003

T | 1300 733 693
F | 1300 730 288
www.opteonpropertygroup.com.au

Incorporating the practice of:
Brothers & Newton- Opteon

Servicing the whole of 
Tasmania with offices in:

Valuation of all property types

VICTORIA

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support 

T | 1300 733 693
F | 1300 730 288
www.opteonpropertygroup.com.au

Incorporating the practices of:
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Nicholas Bond AAPI

Trevor Crittle AAPI

Andrew Kollmorgen AAPI

Kellie Heathcote AAPI

Carmella Powell AAPI
Level  1/501 Church Street  Richmond  VIC 3121
T 03 9428 7676 www.avaproperty.com.au

VICTORIA

CB Richard Ellis (V) Pty Ltd  Level 32, Rialto North Tower, 525 Collins Street, Melbourne VIC 3000
T: 61 3 8621 3333  F: 61 3 8621 3330  www.cbre.com.au

Property Valuations
Valuation & Advisory Services

Melbourne
 Peter Fay  AAPI Peter Dickinson  AAPI Andrew Lett  AAPI Stephen Thomas  AAPI
 Amy Tilden  AAPI Shannon Huang  AAPI Katie Ward  AAPI Chris O’Brien  AAPI

Hotels & Leisure

 Peter Grieve  AAPI Kire Georgievski  AAPI

Plant & Machinery

Nicholas Munn  AAPI

Mulgrave
 Bruce Kerr  AAPI Ryan Pritchard  AAPI Stuart Hooper  AAPI Nathan McNabb  AAPI

South Yarra
 Trent Hobart  AAPI Amy McGrath  AAPI 

Tim Barlow, AAPI, Director 

Alex Ellis, AAPI, Director

E: gippsland@prpvaluers.com

W: www.prpaustralia.com.au

Suite 3, Powlett Arcade, McBridge Avenue 

WONTHAGGI VIC 3995

T: 03 5672 4422  F: 03 5672 3388 

Gippsland

Neal Ellis, AAPI, Director

E: mornington@prpvaluers.com

W: www.prpaustralia.com.au

Factory 17, 1140 Nepean Highway 

MORNINGTON VIC 3931

T: 03 5975 0480  F: 03 5975 0427 

Mornington

VICTORIA

Knight Frank Valuations

Level 31

360 Collins Street

Melbourne  VIC  3000

T: 03 9604 4600

F: 03 9604 4773

E: jperillo@vic.knightfrankval.com.au

Joseph Perillo FAPI
David Way AAPI
Bernard Smith FAPI
Michael Schuh AAPI
Samuel Murphy AAPI  F Fin
Samantha Freeman AAPI
David Keenan AAPI
Charles Parsons AAPI
Leigh Morris AAPI
Karen Prendergast AAPI
Chris Safstrom AAPI
Jenny Shellard AAPI
Michael Duque AAPI  F Fin

www.knightfrank.com.au

valuer@marketline.com.au
www.marketline.com.au

Head office
1 Hartnett Drive
Seaford Vic 3198
1300 727 949

CBD office
222A / 757 Bourke Street
Docklands VIC  3008
1300 727 949

Robert Fellows AAPI
Mark Holland FAPI
Wayne Walden AAPI
Gary Cocks  FAPI
Colin Hodson  AAPI
Chris Knight  AAPI
Stuart Biggs  AAPI

Darren Evans, AAPI, Director

E: ballarat@prpvaluers.com  

W: www.prpaustralia.com.au

27 Doveton Street,  

NORTH BALLARAT VIC 3350

T: 03 5334 4441  F: 03 5334 4501

Ballarat

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support 

BARTROP REAL ESTATE BALLARAT
REAL ESTATE AUCTIONEERS & VALUERS

BRUCE E. BARTROP, FAPI, FREI, ACIS
Certified Practising Valuer

50–54 LYDIARD ST STH, BALLARAT 3350
“A Real Estate Office Since 1876”

Phone: (03) 5331 1011    F ax: (03) 5333 3098
Email: realestate@bartrop.com.au

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION

Level 32, Optus Centre
367 Collins Street, Melbourne  VIC  3000
Tel: 03 9629 8888 Fax: 03 9629 8549

David Jessup AAPI National Director

Stephen Andrew FAPI National Director - Retail

John Conrick AAPI Director - Healthcare and Retirement Living

Jim Macey AAPI Manager

Damian Dalton AAPI National Director - Corporate Valuations

Level 3, Building 3
195 Wellington Road, Clayton North  VIC  3168
Tel: 03 8562 1111 Fax: 03 8562 1122

Chris Dupen AAPI Manager

Certified Practising Valuers www.colliers.com

ISO 9001 LIC 6350
SAI Global
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Greville A. Pabst FAPI, FRICS

CEO & Director

Patrick J. Brady AAPI, MRICS

Director

T: 1300 302 581

F: 1300 886 545

E: info@wbpproperty.com

W: www.wbpproperty.com

Melbourne | Sydney | Adelaide | Brisbane | Hobart

Frankston | Geelong | Macedon Ranges | Melbourne East | Ballarat

Valuations  |  Professional Services  |  Corporate  |  Research

Neal Ellis, AAPI, Director

Damian Kininmonth, FAPI, Director

E: melbourne@prpvaluers.com

W: www.prpaustralia.com.au

Level 3, 482 Bourke Street 

MELBOURNE VIC 3000

T: 03 9602 1333  F: 03 9602 1337 

Melbourne

LEVEL 25, 140 WILLIAM ST
MELBOURNE  VIC 3000
TEL (03) 8686 8000  FAX (03) 8686 8088  www.savills.com.au

SYDNEY  BRISBANE  MELBOURNE  PERTH  ADELAIDE

STUART FOX AAPI SIAN GUNSON AAPI
ROBERT CUNINGHAM AAPI LEIGH MELBOURNE AAPI
RAY BERRYMAN AAPI ROSS SMILLIE AAPI
ELLA ROSVOLL AAPI PAT DE MARIA AAPI
EMILY BULL AAPI BEN KOOPS AAPI
 JOSHUA JOHNSTON AAPI

Propell  National  Valuers
Offices Australia Wide

Resident ia l   Commerc ia l   Retai l   Industr ia l   Rural

property   in te l l igence  for   today  and  tomorrow

1300 VALUER
1300 825 837

www.propellvaluers.com

ALISTAIR W. MALE
- DipAgSc, FAPI -

CERTIFIED PRACTISING VALUER & PROPERTY CONSULTANT
Victoria & New South Wales

32 Rowan Street, Wangaratta VIC 3677
Phone: (03) 5722 3144  Fax: (03) 5721 7746

ALSO AT BRIGHT ,  MT.  BEAUTY  AND MT.  HOTHAM

WESTERN AUSTRALIA

Australian Valuation Partners, 
Professional Asset Valuers 

   Plant and Machinery

   Specialist Property

   Infrastructure

Professional Independant Valuers of:

Members of the Australian Property Institute and Royal Institution of Chartered Surveyors

26 Clive Street, West Perth WA 6005

T (61 8) 9486 1800 

F (61 8) 9486 1900

www.avpvaluers.com.au

Richard Blow AAPI (P&M) MRICS John Harvey FAPI (Val) (P&M) MRICS|

VICTORIA

WESTERN AUSTRALIA

Propell  National  Valuers
Offices Australia Wide

Resident ia l   Commerc ia l   Retai l   Industr ia l   Rural

property   in te l l igence  for   today  and  tomorrow

1300 VALUER
1300 825 837

www.propellvaluers.com

Knight Frank Valuations

Level 10, Exchange Plaza,  
2 The Esplanade Perth WA 6000 
T: 08 9325 2533

Marc Crowe AAPI DIRECTOR 
Geoff Wilkinson AAPI DIRECTOR 
Jon Nicol AAPI 
David Bolton AAPI
Sean Ray MRICS
Todd Schaffer AAPI
Brendan Barbour AAPI www.knightfrank.com.au

Adelaide  Brisbane  Darwin  Perth  Sydney  Victor Harbour

Certified Practising Valuers

BOB RICHMOND FAPI GRAHAM PACKER FAPI 

WAYNE SRHOY AAPI JOHNATHON FYSON AAPI 10 Kings Park Road
West Perth 6005  Western Australia

T 08  9321 4433
F 08  9321 9203
E perth@mcgees.com.au

www.mcgees.com.au

Stuart Paterson, AAPI, Director

E: valuations@prpwa.com.au  

W: www.prpaustralia.com.au

Level 1, 46 Hill Street 

EAST PERTH WA 6004

T: 08 9221 1188  F: 08 9221 1711

Perth

550 People 
55 Offices 

Every State  
& Territory

Commercial Retail Industrial Residential Rural

If you’re thinking of joining a quality 
organisation, visit htw.com.au or 
email employment@htw.com.au

Quality people 
Quality systems 

Quality clients 
Quality support 

T | 1300 733 693
F | 1300 730 288
www.opteonpropertygroup.com.au

Incorporating the practice 
of Quantia Pty Ltd

WA Offices in:

Valuation of all property types
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17 Hatea Drive, Whangarei. PO Box 1093, Whangarei. 

Phone (09) 438 9599  Facsimile (09) 438 6662 

www.telferyoung.com 

NORTHLAND AUCKLAND

SHELDON AND PARTNERS LTD

REGISTERED VALUERS & PROPERTY CONSULTANTS 

Vero Building, Ground Floor, 12-14 Northcroft Street, Takapuna, Auckland. 

PO Box 33 136, Takapuna, North Shore 0740. 

Phone (09) 303 4378 – Central     (09) 486 1661 – North Shore 

(09) 836 2851 – West Auckland    (09) 276 1593 – South Auckland 

(09) 426 2661 – Hibiscus Coast

Facsimile (09) 489 5610 

Email valuers@sheldons.co.nz         Website www.sheldons.co.nz 
Directors 

A S McEwan, DIP UV, FNZIV, FPINZ B R Stafford-Bush, BSC, DIP BIA, ANZIV, SPINZ 

G W Brunsdon, DIP VAL, ANZIV, SPINZ  P A Sherrock, BPROP, ANZIV, SPINZ

J Jiang, ANZIV, MPINZ

Consultants 
J B Rhodes, ANZIV, SPINZ  T McCabe, BPA, ANZIV, SPINZ 

A Pope, BBS, MPINZ A McDonald, ANZIV, SPINZ

G M Hardwick, DIP VAL, ANZIV, SPINZ J Clark, BPA, ANZIV, SPINZ

Valuers
J Williams, BCOM, BPROP M Hall, BPROP

P Wilson,  BA BPROP MPINZ M Zhao, BPROP, BCOM 

K Vulinovich, BPROP N Westerkamp, BPROP 

J Wong, BPROP

Research
L Evans

GRIBBLE CHURTON TAYLOR LIMITED

REGISTERED VALUERS, PROPERTY CONSULTANTS & ARBITRATORS

Level 7, 70 Shortland Street,

PO Box 894, Auckland

Phone (09) 373 4990 Facsimile (09) 303 3937

Email gct@gctvaluers.co.nz

Iain W Gribble, DIP URB VAL, DIP BUS STD (DISP RES), FNZIV (LIFE), AAMINZ, FPINZ (LIFE)

Matthew Taylor, BPA, ANZIV, SPINZ

Patrick Foote, BPA, ANZIV, SPINZ

Michael T. Sprague, DIP URB VAL , FNZIV, FPINZ

Richard Lawson, B PROP, MPINZ

Auana Hobson, B PROP BA

Auckland CBD Office
Level 9,  
PricewaterhouseCoopers Tower,  
188 Quay Street, Auckland
PO Box 2723, Auckland
Phone: +64 (09) 355 3333
Facsimile: +64 (09) 359 5430
Email:  
firstname.surname@cbre.co.nz

REGISTERED VALUERS, PROPERTY 
CONSULTANCY, RESEARCH, 
PROPERTY MANAGEMENT, LICENCED  
REAL ESTATE AGENTS

 
 
Valuation & Advisory Services
Stephen Dunlop, B.PROP, SPINZ, ANZIV

Campbell Stewart, B.PROP, MPINZ, ANZIV 

Tim Arnott, B.COM (VPM), MPINZ

David Woolley, BBS (VPM), MPINZ

Michael Jefferies, B.PROP, MPINZ

Nicole Roche, B.PROP, B.COM (HONS.), MPINZ, ANZIV

Caiti Morgan, B.COM (VPM), GC COM

Natalie Lowe, B.COM, B. PROP

Steven Harris, B.PROP

Craig McCormick, B.PROP

Will Valentine, B.PROP

Hotels & Leisure Valuation
See North Auckland Office
Retirement Housing & Healthcare Valuation
Michael Gunn, B.COM (VPM), MPINZ, ANZIV

Tom Stafford, B.COM, (VPM)

Glenn Nicol, B.PROP

Residential Valuation
Patrick Ryan, BBS, ANZIV, SPINZ

David Grubb, ANZIV, SPINZ

Plant & Machinery Valuation
John Freeman, FPINZ, TECHRICS, MACOSTE

Hans Pouw, FNZPI 

Mike Morales, SPINZ 

SIMPSON GRIERSON
LAWYERS 

Level 27, Lumley Centre, 88 Shortland Street, Auckland 1141
Ph: (09) 358 2222  Fax: (09) 307 0331
Website: www.simpsongrierson.com

Phillip Merfield  phillip.merfield@simpsongrierson.com 

Greg Towers  greg.towers@simpsongrierson.com

EXTENSOR ADVISORY LTD

REGISTERED VALUERS & PROPERTY CONSULTANTS
Level 4, Walker Wayland Centre, 53 Fort Street. 

PO Box 1877, Shortland Street, Auckland 1140

Phone (09) 366 9444  Fax (09) 366 1711
Gary Cheyne, FNZIV, FPINZ  gary.cheyne@extensor.co.nz

Brett Smithies, FNZIV, FPINZ  brett.smithies@extensor.co.nz

DOW GROUP
Independent Property Advisers
Tenant Representation | Negotiation | Property Strategy | Market Research  

Business Cases | Project Reviews | Project Directorship

www.dowproperty.co.nz 

Auckland 09 360 6933  | Wellington 04 471 1054

AUCKLAND
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Auckland Office: North Shore Office:

Level 8, 369 Queen Street, Auckland PO Box 33 1472, Takapuna 0740

PO Box 5533, Auckland 1141  Phone (09) 479 3746

Phone (09) 379 8956   Facsimilie (09) 479 5507 

Facsimile (09) 309 5443  

M PROP STUD (DISTN), DIP URB VAL, FNZIV (LIFE), LPINZ

DIP URB VAL, FNZIV, FPINZ FPINZ, FNZIV

DIP VAL, ANZIV, SPINZ B COM (VPM), SPINZ, ANZIV

VAL.PROF (URB), ANZIV, SPINZ  B COM (VPM) 

BPA, ANZIV, AAMINZ, SPINZ BBS (VPM) 

BPA, ANZIV, SPINZ B COM (VPM) 

ANZIV, AMINZ (ARB/MED), FPINZ B PROP  

34 Barry’s Point Road, PO Box 33 700, Takapuna, Auckland, NZ
0800 PRENDOS or 0800 773 636 
Phone (09) 970 7070  Facsimile (09) 970 7072 

Email prendos@prendos.co.nz  Web  www.prendos.co.nz

Directors
Greg O’Sullivan, FAMINZ (ARB) ADV, M.LEADR, MNZIBS, MNZIQS, MNZIOB, REGISTERED BUILDING SURVEYOR, 

QUANTITY SURVEYOR, ARBITRATOR, MEDIATOR, ADJUDICATOR

Trevor Prendergast

Gordon Edginton, B.COM, ANZIV, SPINZ, REGISTERED VALUER

Philip O’Sullivan, BE (HONS), MNZIBS, REGISTERED BUILDING SURVEYOR

Richard Maiden, B.SC, GRAD DIP BUS STUDS (DISPUTE RESOLUTION), MNZIBS, ANZIQS, AAMINZ, 

REGISTERED BUILDING SURVEYOR, REGISTERED QUANTITY SURVEYOR, ARBITRATOR, ADJUDICATOR

Mark Williams, BSC (BUILDING SCIENCE), MNZIBS, REGISTERED BUILDING SURVEYOR

Valuers Associates
Gavin Broadbent, BBS, MPINZ, REGISTERED VALUER

Tim G Higgins, VAL PROF URBAN (VPU), R.E.I.N.Z.A, REGISTERED VALUER

Tony Carlyle, AREINZ, PROPERTY VALUER            

Alan Kroes, DIP.PROP VAL, PROPERTY VALUER

April Lee, B.PROP, B.A., PROPERTY VALUER            

Ricky Zhong, BBS, PROPERTY VALUER

Building Consultant Associates
Sean O’Sullivan, MNZIBS, REGISTERED BUILDING SURVEYOR

Sean Marshall, B.SC. (BUILDING SCIENCE) HONS, MRICS, MNZIBS, CHARTERED BUILDING SURVEYOR, 

REGISTERED BUILDING SURVEYOR

Garrett Butt, M.SC. (TECH) HONS, PHD, MNZIBS, REGISTERED BUILDING SURVEYOR

Roger Charnock, B.SC. (HONS), MNZIBS, REGISTERED BUILDING SURVEYOR

Sean Cavan, NZCE (CIVIL) MNZIBS, REGISTERED BUILDING SURVEYOR

Martin Hill, B.SC. (HONS), MRICS, CHARTERED BUILDING SURVEYOR

Jake Woolgar, B.SC. (HONS), BUILDING SURVEYOR           

Kevin Chow, B.ENG. (CIVIL), BUILDING SURVEYOR

Ken Warin, NZCD (ARCH), BUILDING SURVEYING ASSISTANT

Gary Howard, B SC (QUANTITY SURVEYING) QUANTITY SURVEYOR & BUILDING SURVEYOR

EYLES McGOUGH LIMITED 

REGISTERED VALUERS & 

INDEPENDENT PROPERTY ADVISORS 

Level 5, 59-67 High Street, 

PO Box 5000, Auckland. 

Phone (09) 379 9591  Facsimile (09) 373 2367   

Email info@eylesmcgough.co.nz

Gerry Hilton, FNZIV, FPINZ

Robert Yarnton, ANZIV, SPINZ

Roger Ganley, ANZIV, SPINZ  

Bruce Cork, ANZIV, SPINZ 

Consultant Russell Eyles, FNZIV, FPINZ

BECA VALUATIONS LTD 

PROPERTY, PLANT AND INFRASTRUCTURE VALUATION SERVICES

www.beca.com/people/valuations

2/21 Pitt Street, Auckland. PO Box 6665, Wellesley Street, Auckland. 

Phone (09) 300 9100  Facsimile (09) 300 9191 

Email: marvin.clough@beca.com

Manager: Marvin Clough 

Level 3, PricewaterhouseCoopers Centre, 119 Armagh Street.

PO Box 13960, Christchurch

Phone (03) 366 3521  Facsimile (03) 366 3188

A member of the 2400 employee strong Beca consultancy group with offices in 
Australia, New Zealand, Asia, South America, the Middle East, UK and the USA.

 

North Auckland Office

Unit 12, 35 Apollo Drive

Mairangi Bay, North Shore City, 

PO Box 33-1080

Phone: +64 (09) 984 3333

Facsimile: +64 (09) 984 3330

Email:  

firstname.surname@cbre.co.nz
REGISTERED VALUERS, PROPERTY 
CONSULTANCY, RESEARCH, 
PROPERTY MANAGEMENT, LICENCED  
REAL ESTATE AGENTS

Valuation & Advisory Services
Michael Reay, B.PROP, B.COM

Hotel & Leisure Valuation
Stephen Doyle, BPROP, MPINZ, ANZIV

Shaun Jackson, BPA, SPINZ, ANZIV

Stephen Kidd, B.COM, (VPM), PG DIP COM

Plant & Machinery Valuation
John Freeman, FPINZ, TECHRICS, MACOSTE

Hans Pouw, FNZPI 

Mike Morales, SPINZ

Contact:  
Jason Sunderland 
Graham Barton

John Schellekens 
John Holmes
Angela Chaplin

Consultancy, valuation and transaction advisory

Realise your real estate potential Tel: +64 9 377 4790 
www.ey.com/nz

AUCKLAND AUCKLAND
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AUCKLAND AUCKLAND

THAMES/COROMANDEL

DTZ NEW ZEALAND LIMITED MREINZ

PROPERTY CONSULTANTS, REAL ESTATE  

AGENTS, PROPERTY SERVICES, RESEARCH, 

REGISTERED VALUERS, PLANT & MACHINERY

Level 16, Auckland Club Tower,  

34 Shortland Street, Auckland 1010

PO Box 3490, Shortland Street, Auckland 1140

Phone (09) 309 3040 Fax (09) 309 9020

Email: Auckland@dtz.co.nz  Web: www.dtz.com/nz

Offices also in Hamilton, Wellington, Christchurch and Dunedin

OUR TEAM OF VALUERS 
National Director Dave Wigmore BPA, ANZIV, SPINZ - dave.wigmore@ap.jll.com
National Director Arthur Harris BSc, BPA, Dip Man, Dip Bus (Fin) - arthur.harris@ap.jll.com
Associate Director Michael McLean B.Prop, ANZIV, MPINZ - michael.mclean@ap.jll.com
Manager Edward Bell B.Prop, ANZIV, MPINZ - edward.bell@ap.jll.com
Kate Tubberty B.Prop, MPINZ - kate.tubberty@ap.jll.com
William Hickey B.Prop, B.Com, MPINZ - william.hickey@ap.jll.com
Nicholas Steadman B.Bus.Man (RE & D), MPINZ - nick.steadman@ap.jll.com
Claire Gulliver BBS (VPM) MRICS ANZIV SPINZ - claire.gulliver@ap.jll.com
Karen Hawke B.Prop, MPINZ - karen.hawke@ap.jll.com 
Ben Johnson B.Prop, MPINZ - ben.johnson@ap.jll.com
Lisa Bryan BBS (VPM) - lisa.bryan@ap.jll.com
Nicholas Thacker BBS (VPM) - nick.thacker@ap.jll.com
Lewis Stradling BBS (VPM) - lewis.stradling@ap.jll.com
Carl Waalkens B.Prop - carl.waalkens@ap.jll.com

OTHER SPECIALIST JONES LANG LASALLE SERVICES
Research & Consulting - Manager - Chris Dibble BSocSc, PG Dip Mrkt & Prop, MPINZ - chris.dibble@ap.jll.com
Hotels - National Director - Dean Humphries MPA, FNZIV, FPINZ - dean.humphries@ap.jll.com

CONTACT DETAILS - AUCKLAND OFFICE
Level 16, PricewaterhouseCoopers Tower, 188 Quay Street, Auckland 1010
PO Box 165, Auckland 1134
Phone: +64 9 366 1666, Fax: +64 9 358 5088
www.joneslanglasalle.co.nz

Valuation & Advisory Services

Kylee Mace, EXECUTIVE ACCOUNT MANAGER

Level 4, 182 Broadway, Newmarket. PO Box 99080

P: +64 9 520 7768   E: kylee.mace@rwr.co.nz

‘New Zealand’s leading  
full service property  
recruitment specialist’

www.rwr.co.nz

CVS
John A. Churton

Churton Valuation Services Ltd

Level 9
3-13 Shortland Street,
PO Box 4394
Auckland, New Zealand
Tel: (09) 377 2164
Fax: (09) 377 2161
Mobile: 0274 454 650 
john@cvsvaluers.co.nz

ANZIV SPINZ 

SOUTH AUCKLAND

South Auckland Office

Level 1, 7a Pacific Rise  

Mt Wellington, Auckland

PO Box 11-2241, Penrose, 

Auckland

Phone: +64 (09) 573 3333

Facsimile: +64 (09) 573 3330

Email:  

firstname.surname@cbre.co.nz

REGISTERED VALUERS, PROPERTY 
CONSULTANCY, RESEARCH, 
PROPERTY MANAGEMENT, LICENCED  
REAL ESTATE AGENTS

Valuation & Advisory Services
Peter Schellekens, ANZIV, SPINZ

Wouter Robberts, NDPV, MPINZ, ANZIV

David Fraser, B.PROP, B.COM

Plant & Machinery Valuation
John Freeman, FPINZ, TECHRICS, MACOSTE

Hans Pouw, FNZPI 

Mike Morales, SPINZ

MARSH & IRWIN LIMITED

REGISTERED VALUERS AND PROPERTY CONSULTANTS

Pukekohe Office

13B Hall St, PO Box 89, Pukekohe 2340

Phone (09) 238 6276  Facsimile (09) 238 3828

Email admin@marshirwin.co.nz

Papakura Office

181 Great South Rd, Takanini

Phone (09) 298 3363 or (021) 683 363  Facsimile (09) 298 4163 

Email marshirwin@ihug.co.nz

Malcolm Irwin B AG COM, ANZIV, SPINZ         Andrew Hopping B COM (VPM), PG DIP COM, ANZIV, SPINZ

Peter Wright BBS (PROP VAL), ANZIV               Michael McDavitt BBS (VPM), MPINZ

Bridgette Ash B COM, GRAD DIP (VAL), MPINZ

JORDAN VALUERS LTD

 REGISTERED VALUERS & PROPERTY CONSULTANTS

Thames  516 Pollen Street, Thames, PO Box 500, Thames.

 Phone (07) 868 8963 Facsimile (07) 868 8360

Whitianga Monk Street, Whitianga  Phone (07) 866 0929

 Email: jordanvaluers@xtra.co.nz Web: www.jordanvaluers.co.nz

John Jordan VAL PROF RURAL, VAL PROF URB, ANZIV, SPINZ

Bernard Kerebs DIP TCH, BPA VALUER, MPINZ

ADVERTISE HERE

Contact Tremain Media  

on 02 9499 4599 or

Email: jonathon@tremedia.com.au
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TOWNSHEND CULLEN ASSOCIATES

REGISTERED VALUERS & PROPERTY CONSULTANTS

Whangamata 604 Port Road (PO Box 86)

Ph: (07) 865 9298 Fax: (07) 865 9293

Whitianga 62 Albert Street

Ph: (07) 866 0387  Fax: (07) 866 4287

Paeroa 3 Princes Street (PO Box 80)

Ph & Fax: (07) 862 6625

Website: www.valuerstca.co.nz

John P Cullen SPINZ, ANZIV, AAPI, B COM AG (VFM)  Geoffrey Porter BAGSCI, SPINZ, ANZIV

Shane Rasmusen BBSVPM, MPINZ, REGISTERED VALUER Alison Young DIPVAL, MPINZ  

WAIKATO

ASHWORTH LOCKWOOD LTD

REGISTERED VALUERS, PROPERTY & AGRIBUSINESS CONSULTANTS

169 London Street, Hamilton. PO Box 9439, Hamilton.

Phone (07) 838 3248 Facsimile (07) 838 3390

Email: Info@ashworthlockwood.co.nz

www.ashworthlockwood.co.nz

R J Lockwood, DIP AG, DIP VFM, ANZIV, SPINZ

J R Ross, B AGR COM, ANZIV, MZNIPIM, AAMINZ, SPINZ

J L Sweeney, DIP AG, DIP VFM, ANZIV, SPINZ

L R Robertson, MZNIPIM, ANZIV, APINZ

I P Sutherland, BBS (VPM), SPINZ, ANZIV

BRIAN HAMILL & ASSOCIATES LTD

REGISTERED VALUERS, PROPERTY CONSULTANTS 

1010 Victoria Street, Hamilton. PO Box 9020, Hamilton. 

Phone (07) 838 3175  Facsimile (07) 838 3340 

Email info@hamillvaluers.co.nz  Website www.hamillvaluers.co.nz 

Brian F Hamill, VAL PROF, ANZIV, AREINZ, AAMINZ, SPINZ  Kevin F O’Keefe, DIP AG, DIP VFM, ANZIV, SPINZ

Ground Floor  

155 Te Rapa Road

PO Box 1330, Hamilton

Phone: (07) 850 3333

Facsimile: (07) 850 8330

Email: firstname.lastname@cbre.co.nz 

 

 
REGISTERED VALUERS, PROPERTY 
CONSULTANCY, RESEARCH,  
PROPERTY MANAGEMENT, LICENCED  
REAL ESTATE AGENTS

Valuation & Advisory Services
Matt Snelgrove, SPINZ, ANZIV

Gareth Munro, B.PROP

Plant & Machinery Valuation
John Freeman, FPINZ, TECHRICS, MACOSTE

Hans Pouw, FNZPI 

Mike Morales, SPINZ

DARRAGH VALUATIONS LTD

REGISTERED VALUERS, PROPERTY CONSULTANTS

Toll Free Phone 0800 300 151

John Darragh, DIP AG, DIP VFM, REG VALUER, ANZIV, SPINZ

James Cole, REG VALUER, ANZIV, AREINZ, SPINZ

Te Awamutu  

8 Teasdale Street  

Ph (07) 871 5169     

Fax (07) 871 5162

Cambridge  

32 Victoria Street  

Ph (07) 827 5089     

Fax (07) 827 8934

Otorohanga 

27 Manipoto Street  

Ph (07) 873 8705     

Fax (07) 871 5162

489 Anglesea St, Hamilton.

PO Box 616, Hamilton.

Phone (07) 839 2030

Facsimile (07) 839 2029

www.telferyoung.com

Doug J Saunders, FNZIV, FNZPI, B.COM (VPM) Roger B Gordon, BBS, ANZIV, SNZPI

Bill W Bailey, ANZIV, SNZPI, DIP. VPM Andrew Don, MPINZ, BBS (VPM), DIP BUS ADMIN

Liz Allan, MPINZ, BBS Rob Smithers, MPINZ , BBS (VPM )

Yoon-Jin Cha, MPINZ, BBS (VPM) Richard Graham, BBS (VPM) B.SOC.SC

Russel Flynn, MNZIV, MPINZ, B.AGR Jeff Alexander, MPINZ, B.PROP

ROTORUA/BAY OF PLENTY

PROPERTY SOLUTIONS (BOP) LIMITED

REGISTERED VALUERS, MANAGERS, PROPERTY ADVISORS 
TAURANGA Unit 1/30 Willow St, PO Box 14014, Tauranga 3143

Phone (07) 578 3749 Facsimile (07) 571 8342

MOUNT MAUNGANUI 43 Maranui Street, PO Box 10317, Mount Maunganui 3152

Phone (07) 572 3950 Facsimile (07) 572 3951

ROTORUA 173 Old Taupo Road, PO Box 285, Rotorua 3040

Phone (07) 343 9261 Facsimile (07) 343 9264

Email info@4propertysolutions.co.nz  www.4propertysolutions

Simon Harris, B AG COM, ANZIV, SPINZ Phil Pennycuick, BCOM (VPM), ANZIV, FPINZ

Harley Balsom, BBS (VPM), ANZIV, SPINZ Garth Laing, BCOM (VPM), ANZIV, SPINZ

Paul Smith, BBS (VPM), ANZIV, SPINZ Mark Grinlinton, BCOM (VFM) SPINZ

Adrienne Young, BCM, DIP BUS STUDIES, MPINZ Todd Davidson, BBS (VPM), SPINZ

THAMES/COROMANDEL

MIDDLETON VALUATION 

REGISTERED VALUERS URBAN & RURAL PROPERTY CONSULTANTS 
Level 2, Westpac Building, 2 Devonport Road, Tauranga. PO Box 455, Tauranga. 

Phone (07) 578 4675  Facsimile (07) 577 9606 

Email value@middleton.co.nz 

Jellicoe Street, Te Puke. 

Phone (07) 573 8220  Facsimile (07) 573 5617

John Middleton, B AG SC, FNZIV, FPINZ 
Alastair Pratt, FNZIV, FPINZ 

Paul Higson, BCOM (VPM), MPINZ

Mark Passey, BBS(VPM) MPINZ

Daniel Duncan, B APPL SC

WAIKATO
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ROTORUA/BAY OF PLENTY

GISBORNE

LEWIS WRIGHT VALUATION & CONSULTANCY LTD

REGISTERED VALUERS, PROPERTY CONSULTANTS AND FARM SUPERVISORS

139 Cobden Street, Gisborne.  PO Box 2038, Gisborne 4040

Phone (06) 867 9339  Facsimile (06) 868 6724  Email lw@lewiswright.co.nz

Tim Lewis, B AG SC, MNZIPIM  Peter Wright, DIP VFM, ANZIV, SPINZ

Trevor Lupton, B HORT SC, MNZSHS, C.P. AG  John Bowen, B AG, DIP AG SCI (VAL), APINZ

Peter McKenzie, DIP VFM, ANZIV, SPINZ Michael Blair, B COM, ANZIV, SPINZ

HAWKES BAY

25 Pandora Road, Napier. 

PO Box 572, Napier 4140.

Phone (06) 835 6179  

Facsimile (06) 835 6178 

www.telferyoung.com 

M C Plested, FNZIV, FPINZ  M I Penrose, VPU, DIP VPM, AAMINZ, FNZIV, FPINZ 

T W Kitchin, BCOM AG, ANZIV, SPINZ, MNZIPIMREG  

D J Devane, BCOM VPM, ANZIV, SPINZ A D White, BBS VPM, ANZIV, MPINZ 

A S Chambers, B AGR, ANZIV, SPINZ W H Peterson, ANZIV, SPINZ, AREINZ 

K Ho, BCA.GRAD.DIP M Apperley, BBS VPM

VALUATION & PROPERTY SERVICES 

BLACK, KELLY & TIETJEN–REGISTERED VALUERS & PROPERTY 
CONSULTANTS 

258 Childers Road, Gisborne. PO Box 1090, Gisborne. 
Phone (06) 868 8596 Facsimile (06) 868 8592 

Graeme Black, DIP AG, DIP VFM, ANZIV, SPINZ  Roger Kelly, VP (URB), ANZIV, SPINZ 

Graham Tietjen, DIP AG DIP VFM, ANZIV, SPINZ

TARANAKI

143 Powderham Street, New Plymouth.

PO Box 713, New Plymouth 4340

Phone (06) 757 5753

Facsimile (06) 758 9602

www.telferyoung.com

J P Larmer, FPINZ (LIFE), FNZIV (LIFE), FNZIPIM (REG), FAMINZ (ARB)

I D Baker, FNZIV, FPINZ

M A Myers, BBS (VPM), ANZIV, SPINZ

M R Drew, BBS (VPM), MPINZ

A G Boon, B PROP, MPINZ

F P McGlinchey, B APLIED SCI, MPINZ

PALMERSTON NORTH

MORGANS PROPERTY ADVISORS

REGISTERED VALUERS, PROPERTY ANALYSTS & MANAGERS

Level 2, 65 Rangitikei Street,

Palmerston North.

PO Box 281, Palmerston North.

Phone 0800 VALUER or (06) 952 3750

Facsimile (06) 350 3718

Email admin@morgans.co.nz

Paul van Velthooven, BA, BCom, FNZIV, FPINZ (Director) Mob 021 360 257

Andrew Walshaw, DIP AG, DIP F MGT, DIP VFM, SPINZ Mob 021 224 0210

Jason Humphrey, B AG (VAL), MPINZ Mob 029 497 7323

Bianca Dougherty, BBS (VPM & FINANCE) MPINZ Mob 029 453 6000

Tony Jones, B.Com, DipCom (Val), ANZIV, MPINZ Mob 027 353 7706

Mel Manley, B.APPL, SCI, B SC Mob 029 497 3486

WELLINGTON

AON NEW ZEALAND

INSURANCE BROKERS - PROFESSIONAL RISKS

P O Box 2517, Wellington 6140

Ph: (04) 819-4000   Fax: (04) 819-4106

Email: doug.morton@aon.co.nz

LINDSAY WEBB VALUATIONS LTD

HUTT VALLEY SPECIALISTS
131 Queens Drive, Lower Hutt

Phone (04) 569 2095   Facsimile (04) 569 9280

Email valuer@lindsaywebb.co.nz 

Alan Webb, ANZIV, SPINZ Bill Lindsay, ANZIV, SPINZ

First Floor, 27 Spring Street
P.O. Box 2034,Tauranga 3140
Phone: 07 578 3494
Fax: 07 578 6455
DDI: 07 928 1301
Email: denis@propertymgr.co.nz
Website: www.propertymgr.co.nz

Denis McMahon 
cert.buliding.ind,  dip.L.G.A,  mpinz
Managing Director
Mobile: 021 947 646

Commercial & Industrial 
Property Management

Commercial Investment
Property Advice

Consulting Advice
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WELLINGTON

BILBROUGH TILLER & CO LTD

REAL ESTATE CONSULTANTS & INDEPENDENT VALUERS

73 Sydney Street, Petone, Lower Hutt 

Private Bag 39805, Wellington Mail Centre, Wellington 5045

Phone (04) 471 1666   Facsimile (04) 472 2666 

Email valuer@btvaluations.co.nz  

Website www.bilbroughtiller.co.nz

Level 12, ASB Tower,  
2 Hunter Street, Wellington
PO Box 5053, Wellington
Phone: (04) 499 8899
Facsimile: (04) 499 8889
Email: paul.butchers@cbre.co.nz

REGISTERED VALUERS, PROPERTY 
CONSULTANCY, RESEARCH,  
PROPERTY MANAGEMENT, LICENCED  
REAL ESTATE AGENTS

Valuation & Advisory Services
Paul Butchers, BBS, FPINZ

Graeme Jarvis, DIP URB VAL, ANZIV, SPINZ

Kathryn O’Connor, BBS (VPM), MPINZ

Ellen Atkinson, BBS (VPM)

Gerrard Wilson, BPROP, BCOM

Clarke Vallance, B.COM (VPM)

Plant & Machinery Valuation
John Freeman, FPINZ, TECHRICS, MACOSTE

Hans Pouw, FNZPI 

Mike Morales, SPINZ

DOW GROUP
Independent Property Advisers
Tenant Representation | Negotiation | Property Strategy | Market Research  

Business Cases | Project Reviews | Project Directorship

www.dowproperty.co.nz 

Wellington 04 471 1054 | Auckland 09 360 6933

OUR TEAM OF REGISTERED VALUERS                 
Director Mark Spring BCom, DipBusStud, ANZIV, SPINZ - mark.spring@ap.jll.com
Alex Robson BBS (VPM) - alex.robson@ap.jll.com
Josh Frame BBS (VPM) - josh.frame@ap.jll.com

OTHER SPECIALIST JONES LANG LASALLE SERVICES
Research & Consulting - Manager - Chris Dibble BSocSc, PG Dip Mrkt & Prop, MPINZ - chris.dibble@ap.jll.com
Hotels - National Director - Dean Humphries MPA, FNZIV, FPINZ - dean.humphries@ap.jll.com

Valuation & Advisory Services

CONTACT DETAILS - WELLINGTON OFFICE
Level 10, Lumley House, 3-11 Hunter Street, PO Box 10343, Wellington 6011 
Phone: +64 4 499 1666, Fax: +64 4 473 3300 
www.joneslanglasalle.co.nz

Kylee Mace, EXECUTIVE ACCOUNT MANAGER

Level 3, 57 Courtenay Place, Wellington.

P: +64 9 520 7768   E: kylee.mace@rwr.co.nz

‘New Zealand’s leading  
full service property  
recruitment specialist’

www.rwr.co.nz

SIMPSON GRIERSON
LAWYERS 

Level 24, HSBC Tower, 195 Lambton Quay, Wellington 6140
Ph: (04) 499 4599  Fax: (04) 472 6986

Email: mike.scannell@simpsongrierson.com
Website: www.simpsongrierson.com

Mike Scannell  mike.scannell@simpsongrierson.com

THE PROPERTY GROUP LIMITED
NATIONWIDE CORPORATE PROPERTY ADVISORS & NEGOTIATORS SPECIALISING 

IN PUBLIC LAND & INFRASTRUCTURAL ASSETS 14 OFFICES NATIONWIDE

Level 10, Technology One House, 86-96 Victoria Street, PO Box 2874, Wellington.

Phone (04) 470 6105  Facsimile (04) 470 6101

Email enquiries@propertygroup.co.nz   Website www.propertygroup.co.nz 

TRUEBRIDGE & CO. LTD

ADVISORS AND VALUERS IN PROPERTY

44 Victoria Street, Wellington.  P O Box 22-227, Wellington 6441

Phone:  (04) 499 8442  Facsimilie:  (04) 499 8443

Email:  tim@trueproperty.co.nz 

Tim Truebridge B.Agr.(VAL), SNZPI, ANZIV, AREINZ

TSE VALUATIONS
REGISTERED VALUERS & PROPERTY CONSULTANTS

19-23 Taranaki Street, Wellington. PO Box 9447, Te Aro, Wellington

Phone (04) 385 0096  Facsimile (04) 384 5065

Richard S Arlidge, ANZIV, SPINZ Ken Tonks, ANZIV, SPINZ Dale Wall, ANZIV, SPINZ

Richard Papps, BBS MPINZ Michael Atkins, REG P&M VALUER, ANZIM SPINZ

WELLINGTON

85 The Terrace, Wellington.  

PO Box 2871, Wellington. DX SP 23523. 

Phone (04) 472 3683  Facsimile (04) 478 1635

www.telferyoung.com

ADVERTISE HERE

Contact Tremain Media  

on 02 9499 4599 or

Email: jonathon@tremedia.com.au
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WELLINGTON

NELSON/MARLBOROUGH

 
 
20 Market St. P O Box 768 Blenheim P.+64 3 5789776  F.+64 3 5782806  
E. valuations@alexhayward.co.nz  I. www.alexhayward.co.nz 
 
A C (Lex) Hayward FPINZ FNZIV AAMINZ David  J Stark FPINZ FNZIV 
J F (Jim) Sampson ANZIV SPINZ  Bridget Steele ANZIV SPINZ 
Andrew  J Trolove APINZ   Abraham Moore APINZ 
Dianna Schulz  APINZ 

42 Halifax Street, Nelson
P (03) 548 9104  
F (03) 546 8668
E admin@valuersnelson.co.nz
Motueka: P (03) 528 6123
Dick Bennison, DIP.AGR, B.AG.COM, MNZIPIM (REG) ANZIV, SPINZ     Rhonda Muir, B.B.S (VPM), ANZIV, SPINZ

Murray Lauchlan, FNZIV, FPINZ, AREINZ     Trudy Barnett, B.COM AG (AG MGMT & RURAL VAL)

Barry Rowe, B.COM (VPM), ANZIV, SPINZ  Ian Wallace, B SC (HONS), DIP BUS STUD, DIP AG SCI, MPINZ

HADLEY AND LYALL LTD 
REGISTERED VALUERS & PROPERTY CONSULTANTS URBAN & RURAL 

PROPERTY ADVISORS 

Appraisal House, 28 George Street, Blenheim. PO Box 65, Blenheim.

Phone (03) 578 0474  Facsimile (03) 578 2599 
J H Curry, DIP AG, DIP VFM, VPU, ANZIV, SPINZ  F W Oxenham, VPU, ANZIV, SPINZ

52 Halifax Street, Nelson. PO Box 621, Nelson.

Phone (03) 546 9600  Facsimile (03) 546 9186  www.telferyoung.com 

CANTERBURY/WESTLAND

Level 6, 
PricewaterhouseCoopers Centre  
119 Armagh Street, Christchurch
PO Box 13-643, Christchurch
Phone: +64 (03) 374 9889
Facsimile: +64 (03) 374 9884
Email: firstname.surname@cbre.co.nz
 
 

REGISTERED VALUERS, PROPERTY 
CONSULTANCY, RESEARCH, PROPERTY 
MANAGEMENT, LICENCED  
REAL ESTATE AGENTS

Valuation & Advisory Services
Chris Barraclough, B.COM, FPINZ, FNZIV

Marius Ogg, SPINZ, ANZIV

Scott Ansley, B.COM (VPM), MPINZ

Ben Rosewall, B.COM (VPM), MPINZ 

Plant & Machinery Valuation
John Freeman, FPINZ, TECHRICS, MACOSTE

Hans Pouw, FNZPI 

Mike Morales, SPINZ

PricewaterhouseCoopers Centre Office

Level 9, 119 Armagh Street

PO Box 13478, Christchurch 8141

Phone (03) 379 6280 Fax (03) 353 9228

Warren Glassey, FNZIV, AREINZ, FPINZ, MNZIM

Gary Sellars, FNZIV, FPINZ

Evan Harris, ANZIV, AREINZ, FPINZ (Life), CSMA

Martin Cummings, Dip Urb Val, FNZIV, SPINZ

David Harris, FNZIV, FPINZ

Richard Gibbons, ANZIV, SPINZ

Tony Roberts, Val Prof (Urban), ANZIV, SPINZ

Michael Tohill, B Com (VPM), ANZIV, SPINZ

Carl Graham, B Com (VPM), MPINZ

Ryan Teear, B Com (VPM), MPINZ

Paul Koster, B Com (VPM), MPINZ

Andrew Barclay, B Com (VPM), MPINZ

Greg Fifield, B Com (VPM)

EXPANDED 

PRACTICEEXPANDED 

PRACTICE

ADVERTISE HERE

Contact Tremain Media  

on 02 9499 4599 or

Email: jonathon@tremedia.com.au

SOUTH & MID CANTERBURY

CARTER VALUATIONS LTD
REGISTERED VALUERS

Ground Floor 24 George St, Timaru. PO Box 287, Timaru

Phone: (03) 684 6503  Facsimile: (03) 684 7567  Email: www.carterco.co.nz

Roger Carter DIP URB VAL, ANZIV, SPINZ, AREINZ 

Callum Taylor B COM, (AG), P.G DIP COMMERCE, SPINZ, ANZIV

NATHAN STOKES & ASSOCIATES

REGISTERED VALUERS, ARBITRATORS & PROPERTY CONSULTANTS

1st Floor, The Bakehouse, 6 Swan Lane, Te Aro. PO Box 6524, Te Aro.

Phone (04) 384 1316  Facsimile (04) 384 1315

Email steve@capitalvaluer.co.nz  Website www.capitalvaluer.co.nz

Stephen M Stokes ANZIV Frits Stigter FNZIV, FPINZ Tim Stokes BBS, MPINZ
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Level 4, Anthony Harper Building, 47 Cathedral Square, Christchurch.

PO Box 2532, Christchurch. 

Phone (03) 379 7960   Facsimile (03) 379 4325 

www.telferyoung.com 

Chris N Stanley, M PROP STUD DISTN FNZIV, FPINZ, AAMINZ

John A Ryan, ANZIV, AAPI, SPINZ  

Mark A Beatson, BCOM VPM, ANZIV, SPINZ 

Mark G Dunbar, BCOM VPM, ANZIV, AREINZ, SPINZ 

John C Tappenden, ANZIV, SPINZ

Victoria Murdoch, BCOM, VPM, ANZIV, SPINZ

Damian Kennedy, BCOM, VPM, MPINZ

CANTERBURY/WESTLAND

OTAGO

MACPHERSON VALUATION LIMITED 

REGISTERED VALUERS (URBAN AND RURAL), AND PROPERTY CONSULTANTS 

Burns House, Level 5, 10 George Street, Dunedin. PO Box 497, Dunedin. 

Phone (03) 477 5796  Facsimile (03) 477 2512  Email macval@mvl.co.nz 

Jeff Orchiston, FNZIV, MNZIAS, DIP (VFM) FPINZ Tim Dick, FNZIV, FPINZ 

Darren Bezett, BCOM (VPM), APINZ  Angela Cairns, BSC (HONS)

Blake Maeshall, B.AG.SCI, DIP VAL  Claire Robinson, BCOM (VPM)

CENTRAL OTAGO

CENTRAL OTAGO

Registered Valuers & Independent Property Consultants
1st Floor, Helard House, Cnr Helwick & Ardmore Streets, 

PO Box 362, Wanaka

Phone (03) 443 1433  Facsimile (03) 443 8931

Email info@centralproperty.co.nz 

www.centralproperty.co.nz

Jodi Hayward, BCOM (VPM), MPINZ   Wade Briscoe, FNZIV, FPINZ

Iain Weir, PG DIPCOM (VPM), AAPI, ANZIV, SPINZ  Sarah Jackson, MSc MRICS, MPINZ

COLLIERS INTERNATIONAL 

QUEENSTOWN

REGISTERED VALUERS, CONSULTANTS 

& PROPERTY ADVISORY

MAC Property Services Limited MREINZ

Level 1, Cnr Camp & Shotover Sts, PO Box 416, Queenstown.

Phone (03) 441 0790  Facsimile (03) 441 0791

Email: firstname.surname@colliers.com  Website: www.colliers.co.nz

Alastair W Wood, FNZIV, FPINZ, AREINZ John Scobie, BCOM BBS (VPM)

John A Fletcher, FNZIV, FPINZ, AREINZ Mark Simpson, BCOM (VPM) MPINZ

Andrew Hyndman, BCOM (VPM) Jason Steed, BCOM (VPM)

Rory J O’Donnell, BCOM (VPM) MPINZ Geoff McElrea, BBS (VPM) MPINZ

A Douglas Reid, BCOM (VPM), SPINZ, ANZIV, AREINZ Liz Nuttall, EXECUTIVE ASISTANT 

Angela Hill, PROPERTY MANAGEMENT

LAKES PROPERTY SERVICES LTD 
REGISTERED VALUERS & PROPERTY CONSULTANTS 

Level 1, 50 Stanley Street, PO Box 1586, Queenstown. 

Phone (03) 442 7133  Facsimile (03) 442 7863   

Email info@lakesproperty.co.nz

Lindsay J Borrie, ANZIV, SPINZ Andrew Crawford, MNZIV, AAPI Rose Burnard, BBS (VPM) DBA (FIN), MPINZ

Property Managers: Joanne Conroy, Susan Sawyer and Colette Farrer, BSC (HON)

MOORE & PERCY LTD

REGISTERED VALUERS & PRIMARY INDUSTRY MANAGEMENT CONSULTANTS

Alexandra Office

16 Brandon Street, PO Box 247, Alexandra

Phone (03) 440 2144 Facsimile (03) 448 9531

Email: malcolm@moorepercy.co.nz

Queenstown Office

Level 1, Bradleys Building, Cnr Beach Street and Cow Lane,  

PO Box 1634, Queenstown

Phone (03) 442 4414 Facsimile (03) 442 4424

Email: ed@moorepercy.co.nz

Wanaka Office

7 Sycamore Place, Wanaka

Phone (03) 443 2735 Facsimile (03) 443 2865

Email: ken@moorepercy.co.nz

 WEBSITE: www.moorepercy.co.nz

Malcolm F Moore, DIP AG, DIP VFM, VP URBAN, ANZIV, SPINZ, MNZIPI (REG)

Edward Percy, B.COMM VPM, MPINZ

Sarah Mitchell, B.COMM VPM, PG DIP COMM, MPINZ

Ken Goldfinch, DIP FARMING, DIP.BUS.STUDIES, SPINZ, ANZIV, AREINZ, MNZIPIM

Hamish Goldfinch, BCOMM, BSC, GRAD DIP VAL

Robin Bennett, BCOM AG, ANZIV

SOUTHLAND

CHADDERTON VALUATION

REGISTERED VALUERS AND PROPERTY CONSULTANTS

93 Don Street, Invercargill. PO Box 738, Invercargill

Phone (03) 218 9958  Facsimile (03) 218 9791  Email chadval@xtra.co.nz

Tony Chadderton DIP VAL, ANZIV, SPINZ, AREINZ Hunter Milne B.AGSC (VAL); ANZIV, SPINZ

LAND INFORMATION SERVICES
SUPPLIERS OF LANDONLINE TITLE & SPATIAL INFORMATION, LAND TITLE & 

STATUS INVESTIGATIONS, LINZ ACCREDITED SUPPLIERS 

69 Deveron Street, PO Box 516, Invercargill. Email info@landinformation.co.nz

Phone (03) 214 4307  Facsimile (03) 214 4308  

Tony McGowan, MPINZ

TREVOR THAYER VALUATIONS LTD

REGISTERED VALUERS AND PROPERTY ANALYSTS
First floor, 82 Don Street, PO Box 370, Invercargill.

Phone (03) 218 4299  Facsimile (03) 218 4121

Email trevor@ttval.co.nz   OR   robert@ttval.co.nz

Trevor G Thayer, BCOM VPM, FNZIV, FPINZ Robert G Todd, BCOM VPM, ANZIV, SPINZ, AREINZ



 

A division of the  
Retailworld Resourcing Group

www.rwr.co.nz

(+64) 9 520 7768

property@rwr.co.nz

RWR Executive is proud to promote careers and development in the 
Australasian property industry. From our sponsorship of the Property 
Institute of New Zealand’s CPD Programme through to being the 
first point of call for career and recruitment advice for both property 
professionals and those aspiring to work in the industry.
 
As a key player in the property industry we are proud to be trusted 
to recruit for many of New Zealand and Australia’s major property 
companies. Our substantial network sees us engaging the best 
network of companies with the best pool of talent all year round. We 
pride ourselves on delivering results driven by good practice and 
honest advice.
 
Our specialist property team knows how the property industry works 
inside and out, and makes it their business to know your business. 
We step beyond the sales based recruitment process of simply 
fielding resumes and placing adverts on the internet. From candidate 
screening through to offer and contractual negotiation our clients 
see from the moment of engagement that we are passionate about 
what we do best, leaving you with more time to focus on your core 
business activities.
 
Contact us today to discuss your businesses recruiting requirements 
or your next career move. Confidential, honest advice guaranteed.

Proud exclusive recruitment 
partner of the 

Property Institute of NZ


