
P
ri
n
t 

Po
st

 A
p
p
ro

ve
d
 P

P
2
4
6
7
6
4
/0

0
0
0
6

A
.R

.B
.N

. 0
0
7
 5

0
5
 8

6
6
 A

B
N

 4
9
0
0
7
 5

0
5
 8

6
6
 I
SS

N
 1

8
3
6
-6

6
3
5
 P

IN
Z

 I
SN

 1
0
0
 1

3
3
0

AUSTRALIA and NEW ZEALAND

JOURNAL
September 2010  Vol 2 / No. 7

THE OFFICIAL JOURNAL OF  THE AUSTRALIAN PROPERTY INSTITUTE  

AND THE PROPERTY INSTITUTE OF NEW ZEALAND

 
 

 

 

 

 



fl

 

NEW
ValuePRO Ribbon for Microsoft Office

Go mobile with iPhone, 
iPad, Windows Mobile & 
Windows Tablet

ValuePRO EMPOWERING YOUR PROPERTY VALUATION BUSINESS

Find out how to get more out of every day.
Call 1300 88 60 35 for a demonstration or visit www.valuepro.com.au



Contents
The Impact of Political Risk on Australian House Prices 413 

David Higgins and Wejendra Reddy

Six years in a leaky boat  423 

Stephen Rutherford and Lindsay Ng

Project management during pre-construction phases 430 

Theo Manifavas

Bridging the affordable rental housing gap 442 

Michael Kerans

Real Time: Risks and rewards of child care valuations 457 

Darren Trivett

Book review : Law of compulsory land acquisition 466 

Matthew Townsend

AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL   SEPTEMBER 2010   409



410   SEPTEMBER 2010    AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL

PUBLISHERS

Australian Property Institute

6 Campion Street, Deakin, ACT 2600

Property Institute of New Zealand

Level 5, 181 Willis Street, Wellington, New Zealand

EDITOR

Aaron Hall  editor@api.org.au

EDITORIAL COMMITTEE

Brett McAuliffe, Michelle Leong Glastris, Prof. Chris Eves, Sean Ventris, Ian Mitchell, John Darroch, David Clark.

MANAGERS

Phil Turner

National Communications Manager, API

Jacklyn Hensch

Marketing and Communications, PINZ

CONTACTS

EDITORIAL – Australia and New Zealand

editor@api.org.au

Ph: +61 2 6282 2411

ADVERTISING – Australia and New Zealand

Tremain Media 

jonathon@tremedia.com.au 

Phone: +61 2 9499 4599 

Suite 9, 694 Pacific Hwy, Killara, NSW 2071

SUBSCRIPTIONS

journal@api.org.au

Ph: +61 2 6282 2411

DESIGN & PRODUCTION

Alec Ellis

API National Graphic Designer

CIRCULATION

Barbara Jones

PRINTING & DISTRIBUTION

Paragon Printers, Australasia 

Canberra, ACT

PINZ National President  Ian Campbell 

PINZ Vice-President Phil Hinton 

PINZ Immediate Past President  Chris Stanley

PINZ National Board 

I Campbell, G Barton, G Munroe, B Hancock,  

P Hinton, I Mitchell, M Dow, P Merfield (Independent)

Chief Executive Officer  David Clark

API National President  Nick McDonald Crowley 

API Senior Vice-President  Philip Western 

API Junior Vice-President  Chris Plant 

API Immediate Past President  David Moore

API National Council 

N McDonald Crowley (ACT), J Eager (NSW), C Plant (VIC), 

C Harris (QLD), J Pledge (SA), P Western (NSW),  

J Forsyth (VIC), A Cubbin (TAS), D Moore (WA)

National Director  Grant Warner

slander, unfair competition, trade practices and any violation 

of the rights of privacy.

Authors, contributors and advertisers warrant that the 

material supplied complies with all laws and regulations and 

that publication of the supplied material will not give right to 

claims of liability or are being capable of being misleading or 

deceptive or in breech of respective laws in all States and 

Territories of Australia and New Zealand.

At times, the Australia and New Zealand Property Journal 

publishes technical material to assist professional practice as 

supplied by authors and 3rd party sources. The Editor accepts 

no responsibility for the expressions, opinions, outcomes or 

effectiveness of formulas or calculations contained in those 

articles.  Readers should seek independent, specialist advice 

on matters concerning business practice, financial outcomes 

and legal implications.

The Australia and New Zealand Property Journal is published 

by the Australian Property Institute (API) and the Property 

Institute of New Zealand (PINZ) for the members.

The Publishers invite authors to submit articles of interest 

that further professional practice in the property industry. 

Articles of 500 to 5,000 words will be considered.  Guidelines 

for authors are available from the publishers.

The Publishers reserve the right to alter or omit any article or 

advertisement submitted.  Authors and advertisers indemnify 

the Publishers and publishers’ agents against damages and 

liabilities that may arise from the published material.

Advertisers, advertiser agents and representatives lodging 

material with the Publishers indemnify the Publishers, 

its servants, staff and agents against all claims of liability 

or proceedings in relation to defamation, trademark 

infringement, breeches of copyright, licenses and royalty, 

Australia and New Zealand Property Journal

ISSN 1836-6635 PINZ ISN 100 1330 
API ABN 49 007 505 866 

CONSULTING EDITOR

Dr Richard Reed

CAB Membership Application Approved, February 2009

Cover picture supplied by kind 

permission of the Australian 

Electoral Commission.



The critical importance of members 

participating in continuing professional 

development (CPD) programs and further 

education is being magnified by the current 

climate.  I urge all members to actively 

pursue the Division’s CPD programs and 

events to help keep property experts at the 

leading edge of their profession. 

The International Valuation Standards 

Committee (IVSC) has published an 

Exposure Draft of proposed new 

International Valuation Standards. This follows 

global and national regulators calling for 

the standards of international practice to 

be raised.  The Institute has a responsibility 

to review the global recommendation 

but it does not mean it is either relevant 

or necessary considering the high level of 

regard our members have in all sectors 

of the industry.  The Institute, through the 

National Professional Board, will review the 

Exposure Draft with the expressed purpose 

of making sure the highest level of standards 

continue to be adopted in this country and 

effectively presented to our members.

Since my last report, the Institute has 

presented three submissions to the 

Australian Government. These are:

1. Submission to the Business Tax Division 

of the Australian Government Treasury 

on its consultation paper “Native Title, 

Indigenous Economic Development and 

Tax”.

2.  Joint submission (with Spatial Industries 

Business Association Australia) to 

the Productivity Commission on 

“Performance Benchmarking of 

Australian Business Regulation: Planning, 

Zoning and Development Assessments”.

3. Submission to the Department of 

Climate Change and Energy Efficiency 

on its public discussion paper, “National 

Building Energy Standard-Setting, 

Assessments and Ratings Framework".

Separately the Institute has provided a 

submission to the ACCC on the Valex/

RPData merger.  The National Director 

and I, along with a selection of NSW 

State representatives, also met with the 

Australian Prudential Regulation Authority 

to discuss the role of Property Professionals 

and Valuers in the current economic 

environment.

The increase in members involved with 

valuation determinations is also noted by 

the Institute.  Members will be aware of 

the proposal for an API Capped Liability 

Scheme. Whilst this has the support 

of Professional Standards Australia, it 

is not possible at this stage to run the 

program nationally.  The Institute is seeking 

endorsement in those states in which we 

can run the policy and I am pleased to 

announce that the roll out will continue.  A 

new entity, the Australian Property Institute 

Valuers Limited, has been established to 

operate and manage the Capped Liability 

Scheme for members – a requirement of 

the Professional Standards Council.  It is 

worthwhile noting that the scheme will 

be mandatory for Institute members who 

undertake the valuation of Real Property.  

These are positive moves for the Institute 

and are a direct result of National Council’s 

commitment to embracing change. But the 

Institute is not just actively addressing market 

influences and liability issues.  Internally, the 

challenge has been to move to an improved 

administrative operation under the new 

Content Management System (CMS). As I 

noted to you in my last Journal column the 

roll out has not been without its problems.  

The technical advances and resulting 

challenges are confronting, particularly for 

our staff, and I continue to be appreciative of 

their efforts in this regard. Emerging issues, 

now being assessed, were impossible to 

quantify at the time of commissioning the 

CMS and these issues are having a snow-ball 

effect on some service deliverables, like the 

website.  The priority for National Council is 

the financial reporting capability and I must 

thank the tireless efforts of the CMS Task 

Force, lead by Tony Gorman (WA), who are 

channelling resources to support Divisions 

for this statutory requirement.

Nick McDonald Crowley

President 

Australian Property Institute

Notwithstanding the ongoing credit squeeze 

around the globe it is puzzling to fathom 

lenders' treatment of their clients and 

consultants following the Global Financial 

Crisis (GFC).  Lending Institutions need to 

be responsible corporate citizens and work 

with existing and potential clients when the 

going gets tough – that is highlighted by 

Government's intervention in assisting some 

participants in the lending sector.  Lenders 

also need to look at their own internal 

practices when losses are actually crystalised 

rather than “who can we go-for to recover 

our loss”. 

I applaud the members of the Institute who 

are upholding the Professional Practice 

Standards and principles of the profession 

with valuations and advice on property 

in today’s climate.  It is not easy with such 

external pressure.  The principles of the 

valuation process have stood the test of 

time in circumstances of cyclical change.  

The GFC and other market downturns do 

not mean that the profession’s valuation 

principles and practice standards need 

to change, on the contrary. Stability and 

sustainability with the Institute’s Valuation 

Standards are one of the foundations for 

economic recovery and future development 

and this approach is just as relevant today 

as it was pre-GFC – perhaps even more 

so. And when it comes to "blaming the 

valuation", as suggested in the financial media 

recently, then have consideration for the 

deals brokered by lenders who were actively 

engaged in aggressive lending policies.  

The fact remains that the valuations done 

by members of the Australian Property 

Institute pre-GFC used exactly the same 

Valuation Standards as applied post-GFC,  

and I urge all members to regularly review 

and revise these important documents. 

API NATIONAL PRESIDENT’S REPORT

Nick  

McDonald 

Crowley

API National President
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The Valuers Super Summit held in 

Auckland in June was well supported 

with more than 330 delegates treated to 

a broad and relevant selection of topics 

for today’s professional.  The day event 

included the annual general meetings for 

both the Property Institute and New 

Zealand Institute of Valuers (NZIV). I 

am very pleased to acknowledge the 

election of Nicola Bilbrough as NZIV’s new 

president, replacing Blue Hancock after his 

solid term in office. Thank you to those 

members who attended the AGMs and the 

VRB risk management seminar. The Summit 

provided the opportunity to launch the 

Property Institute’s new logo and the 

evening comprised a centennial dinner 

that recognised more than 100 years of 

valuation in New Zealand, our annual 

awards, a presentation on New Zealand’s 

first valuation and concluded with some 

light entertainment. 

Our Property Institute awards provide an 

opportunity to recognise the outstanding 

achievements of individuals or companies 

within the property industry. This year 

we continued the tradition of awarding 

some high achievers within our ranks and 

industry. We were pleased to award  

Dr Sandy Bond of Lincoln University with 

this year’s academic award recognising 

her continued support to academia; 

Rachaelanne Oswald of Darroch Limited 

as this year’s young property professional; 

Jazial Crossley, property reporter at the 

NBR, for this year’s media award; and Jones 

Lang LaSalle (represented by John Church) 

for this year’s innovation award. This year 

the JM Harcourt Memorial Award (first 

awarded in 1975) was awarded to Prof. 

Bob Hargreaves of Massey University 

PINZ PRESIDENT’S REPORT

Ian Campbell

PINZ President

for his outstanding contribution. The 

Institute elevated seven senior members 

to fellowship status. Once again, our warm 

congratulations are offered to all recipients 

of this year’s awards and fellowship 

advancements in recognition of their 

support of the Institute and the property 

industry.

Since launching this year’s valuation 

celebrations and recognising the first 

formation of the Auckland Real Estate 

Valuers Association in 1910, branches 

around New Zealand have initiated their 

own functions including the Otago Branch, 

who held a centennial luncheon in July. This 

was the perfect opportunity to recognise 

and acknowledge both past and present 

valuer members who service the Otago 

region. Their celebration was specially 

showcased in the local media. Pleasingly 

we have been fortunate to capture on 

video some of our retired senior valuers 

from around the provinces to record 

their stories. Video interviews can be seen 

by members on the Institute’s YouTube 

website – http://goo.gl/sXO9

As we are more than halfway through 

the current year, I am able to report that 

the Institute finances are tracking well 

and to budget. Our combined Institute 

membership now holds at more than 

2,600 members and there are a number 

of initiatives for 2011 including proposed 

changes to Valuation standards, as 

proposed by the IVSC. Also, the Institute 

has been busy mustering support to 

address regulatory issues presented 

through the Commerce Commission 

concerning licensing of Property Advisors 

under the Financial Advisers Act and 

the potential for licensing of Property 

Managers under the Real Estate Agents 

Act. These matters were still to be resolved 

by the regulators at the time of writing.

On a general note, commentators 

continue to report that the New Zealand 

economy is gradually improving, albeit 

weakly. Members may be aware of these 

trends. In the media we continue to read 

about offshore investor interest into New 

Zealand’s productive rural sector, an early 

indication perhaps of the demand for our 

products and the value that these products 

have in other countries. 

By contrast it is problematic that within 

New Zealand, it continues to be difficult to 

fund projects or raise capital for projects. 

On this basis it is likely that we may well 

see a fresh wave of the traditional NZX 

listed offerings, including property listings, 

to attract domestic capital. Given that the 

Reserve Bank base lending rate is currently 

3.0 per cent but tracking slightly higher, 

and with a future cut in company tax rates 

from 30 per cent to 28 per cent to apply, 

I believe the stage is set to support an 

increase in economic activity leading into 

2011 and next year’s general election. 

Throughout the year the Property 

Institute has continued to engage with its 

members, sponsors, the public, report in 

the media, lobby central government and 

the property industry generally. One of our 

primary goals has been to reinforce our 

position as New Zealand’s leading Institute 

for property professionals. 

As reported by the Ministry of Economic 

Development, New Zealand may not be a 

nation of small shop keepers, but with 90 

per cent of enterprises having five or fewer 

employees, it is certainly a place of small 

and medium enterprises.

I know that for the Institute’s part, nearly all 

of our members contribute in some way 

to the economy, ensuring that enterprises 

whatever their size are offered qualified 

professional advice. There is never any 

shortage of the need for professional 

advice. 

Ian Campbell 

President

Property Institute  

of New Zealand
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Over the last four decades, Melbourne 

quarterly real house prices increased 

by 1.24% (annualised 5.05%). One year 

before an election, on average, the 

quarterly real house price increased 

by 1.21% federal and 2.33% state. This 

compared to one year post election of 

0.84% federal and 0.60% state. At state 

government election time, depending 

on the political parties, there is a 

divergence on house price movement. 

As this research clearly identifies major 

variations in house price performance 

around election time, residential property 

decisions should make reference to the 

political cycle.

Introduction

Clearly housing is more than a unique 

and valuable investment asset class. It is 

a key component of societal wellbeing 

in providing shelter and as a source 

of economic activity. As housing is an 

important component of a country’s 

prosperity, controlling the various aspects 

of housing is clearly a core long-term 

government mandate.

In acknowledging government’s 

responsibilities for housing, the type and 

timing of policies across various levels 

of government can have far reaching 

effects on house prices. The extent of the 

By David M. Higgins and  

Wejendra Reddy  

of RMIT University

Abstract

In several countries, high house prices have emerged as a significant 

social and economic issue. This exploratory study examines if house 

prices can be linked to the political cycle, specifically at election time, as 

governments realise home owners represent a large voter base and house 

price movements will influence their voting intentions. To examine this 

relationship, the research utilises 40 years of quarterly Melbourne house 

price data to examine the relationship between the movement in real house 

prices one year before and after local (state government) and national 

(federal government) elections. 

The Impact of Political Risk on  
Australian House Prices

This article has been peer reviewed
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government policies can be illustrated by 

examining the structure of the property 

market, with reference to Figure 1 

showing the established three-market 

model which shows the relationship of 

the property, space and capital markets. 

Figure 1 illustrates governments’ 

influences across the property, space 

and capital markets. Government policy 

examples which can impact on house 

prices are as follows:

i. Space market (Demand)

- Population policies (quotas on 

overseas migration)

- Incentives for first-time home 

buyers

- Opportunities for overseas owners 

to purchase residential properties

ii. Capital market (Finance)

- Monetary policies (money supply, 

government bonds)

- Changes in property taxes (negative 

gearing, transaction tax – stamp 

duty) 

- Regulations that impact on 

alternative asset classes

- Changes in superannuation policies 

(in an indirect way)

iii. Property market (Property market 

conditions and supply)

- Release/rezoning of new residential 

land

- Changes in planning policies 

(housing density) 

- Building regulations (sustainability 

agenda).

In detailing government housing policies, 

policy timing and implementation can be 

used to manage and stimulate the housing 

market. The impact of these policies 

on house prices could be gradual or 

immediate. As home owners represent a 

large percentage of the voter base those 

policies implemented close to an election 

may influence their voting intention. If a 

link can be established, future research on 

house-price movement may relate less 

to traditional property cycle features and 

more to the political cycle.

The purpose of this research is to 

study the behaviour of house prices 

under various national and local political 

environments. This can be achieved by 

examining real house-price performance 

over time for a specific residential 

property market. For this research 

Melbourne house prices was used as a 

representative case study. In grouping 

house-price movement before and after 

elections, the impact of the political cycle 

can be compared to long-term real 

residential property returns. 

It should be noted that this research 

is not intended to endorse particular 

political parties, but rather to illustrate an 

approach for evaluating the impact of the 

political cycle on house prices. Similarly, 

it is outside the scope of this research to 

examine specific political factors which 

have impacted house prices.

Following this introduction, Section two 

provides a literature review on housing 

and political cycles. Section three details 

the selected residential property market 

data with national (federal) and local 

(state) political elections and the research 

methodology. Section four provides the 

empirical findings and the implications. 

The last section provides the concluding 

comments.  

Literature Review   

Economic theory has evolved, with major 

milestones providing new ways of thinking 

about the nature and theory of managing 

economic markets. Work by Marx (1867), 

Keynes (1936) and Friedman (1962) 

Supply

Financial
factors

Market
conditions

Demand

Capital
market

Space
market

Property
market

Economic
influences

Property 
markets

performance

Government — Central, regional and local

Figure 1:  Property Market Structure

Adapted: Archer and Ling 2007
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have introduced new concepts that have 

shaped economic strategies.

Importantly, Keynes (1936) acknowledged 

the role of governments to use all 

powers at their disposal to influence 

aggregated demand. Governments have 

available fiscal measures including changes 

in tax rate and spending alongside 

monetary measures associated with the 

management and supply of money.

In providing the tools to manage the 

economy, government actions may be 

politically motivated to assist in their 

re-election. Nordhuas (1975) presented 

the “Political Business Cycle” whereby 

suggesting government policies can 

manipulate the economy for electoral 

gain. These have been identified in three 

key areas:

i. Macroeconomic outcomes: economic 

growth, lower inflation and lower 

unemployment etc 

ii. Beneficial rewards: voter tax breaks etc

iii. Monetary policy: money supply and 

interest rates (in some countries 

interest rates are set independently by 

an appointed organisation, for example: 

Bank of England, Reserve Bank of 

Australia). 

Source: Ladewig (2008)

In detailing government strategies that 

can affect the political business cycle, 

there is criticism that the literature is 

often theoretically and empirically weak 

surrounding these key areas (Drazen 

2000, Keech 1995 and Suzuki 1991). 

Contrary to the debatable links to the 

economy, research, particularly in the US, 

has coupled the political business cycle to 

investment asset classes. The relationship 

to equity and bond markets is centred 

on the performance of the asset classes, 

with reference to the political parties that 

were in power. The research provides 

conflicting evidence as to which political 

party provided overall better returns 

(Powell et al 2007, Ramchander et al 

2009, Santa Clara and Valkanov 2003).

For Australia and New Zealand, 

Anderson et al (2008), extended the 

political cycle literature by considering 

the links between governments and the 

equities, bonds, and property markets. 

The findings suggest that all asset markets 

are affected by the inflationary effects of 

government policies. These differential 

inflationary patterns have consequences 

for investment markets, with property 

offering a natural hedge to inflation. The 

study did note that the differences in 

nominal returns, real returns and market 

risk premiums for the property market 

were insignificant across the Australian 

federal government parties.

Alternatively, Abelson et al (2004), looked 

to explain real house-price movement 

over the long term (1970-2003). 

Significantly, the research discovered 

a broad range of real house-price 

determinants (inflation, unemployment, 

mortgage rates and the supply of 

housing) all which are affected to a 

greater or lesser degree by government 

policies.  

Berry and Dalton (2004) likewise 

commented on the security of a 

“bricks-and-mortar” investment being 
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supported in the past and continued to 

be influenced by government housing 

and social policies. The persistence of 

government policy interventions can 

change housing market outcomes with a 

range of effects, some being unintended 

and some contradictory.  

In summary, many house-price drivers are 

linked to government macroeconomic 

policies, which are made within a 

political framework. Consequently, in this 

environment, housing outcomes, although 

difficult to validate, can be an important 

election vote winner as home owners 

represent a large voter base.

Data and Methodology

Data

Across Australia, determinants of the 

residential property markets can vary 

with local influences. For example in 

spring 2009, both the Perth and Brisbane 

residential property markets were 

performing above other state capitals, 

as these cities were associated with the 

booming resource sector (ANZ 2009). 

In looking at a specific housing market, 

state and federal political cycles can 

be compared to residential property 

market movement. In Melbourne, the 

Real Estate Institute of Victoria collects 

and publishes established median house 

prices. Combined with an extended 

database from BIS Shrapnel, a quarterly 

1970 to 2009 Melbourne median house 

data series was created. Figure 2 details 

the Melbourne median house price over 

the last 40 years.

Figure 2 illustrates the movement 

in Melbourne median house prices. 

The quarterly house-price movement 

represents 2.65% (annualised 11.05%). 

The level of movement varies over time 

with substantial growth occurring during 

the past decade, particularly over the last 

12 months. 

In detailing Melbourne median house 

price movement, annualised Melbourne 

inflation ranged from -0.4% to 17.7% over 

this time period. The changes in inflation 

would impact on comparison of different 

time periods. Therefore the research 

examined real house-price movement 

with inflation removed. This approach 

best reflects the movement in house 

prices separate from external factors.

The democratic political system in 

Australia comprises three tiers of 

government. Key political decisions are 

at federal and state levels, with local 

government generally being responsible 

for community services. The elections 

for federal and most state governments 

are held on a three-yearly basis with 

compulsory voting for those over 18 

years of age.

A breakdown of the Australian 

political system and the government 

responsibilities is shown in Table 1. 

The Australian political system is 

dominated by two parties, Liberal 

(conservatives) and Labor (democrats). 

Table 2 and Table 3 show the respective 

federal and state governments and the 

election dates. To coincide with the 

quarterly property data, the election 

dates are shown on a quarterly basis. 
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Source: REIV 2010, BIS Shrapnel 2009
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Level of government Economic Infrastructure Social Welfare

Commonwealth government - Aviation

- Telecommunication and post 

- National highways

- Tertiary education

- Public housing (shared)

- Health facilities (shared)

State government - Roads (rural, urban, local)

- Railways

- Ports

- Electricity supply

- Dams, water, sewerage

- Public transport (train, bus)

- Education institutions

- Child-care facilities 

- Community health facilities

- Public housing (shared)

- Sport and recreational facilities 

- Cultural facilities 

- Libraries 

- Public order and safety

Local government - Roads (rural, urban, local)

- Sewage treatment 

- Water supply and drainage

- Electricity supply

- Child-care centres

- Libraries

- Community centres

- Nursing homes 

- Recreational facilities 

- Open spaces

Table 1:  Australian Government Responsibilities for the Economy

Source: Higgins et al, 2007

* Coalition government  ** Outside the period of this data set, Kevin Rudd was replaced by Julia Gillard in June, 2010.

Prime Minister Party in government Election Quarter Assumed Office Retired from Office Period of service (Quarters)

John Gorton Liberal Party* Dec-68 Mar-71 13

Sep-69 Sep-69 Mar-71 5

William McMahon Liberal Party* Mar-71 Dec-72 7

Gough Whitlam Labor Party Dec-72 Dec-75 12

Dec-72

Jun-74

Dec-72

Jun-74

Jun-74

Dec-75

6

6

Malcolm Fraser Liberal Party* Dec-75 Mar-83 29

Dec-75

Dec-77

Sep-80

Dec-75

Dec-77

Sep-80

Dec-77

Sep-80

Mar-83

8

11

10

Bob Hawke Labor Party Mar-83 Dec-91 35

Mar-83

Dec-84

Jun-87

Mar-90

Mar-83

Dec-84

Jun-87

Mar-90

Dec-84

Jun-87

Mar-90

Dec-91

7

10

11

7

Paul Keating Labor Party Dec-91 Mar-96 17

Mar-93

Dec-91

Mar-93

Mar-93

Mar-96

5

12

John Howard Liberal Party* Mar-96 Dec-07 47

Mar-96

Sep-98

Dec-01

Sep-04

Mar-96

Sep-98

Dec-01

Sep-04

Sep-98

Dec-01

Sep-04

Dec-07

10

13

11

13

Kevin Rudd Labor Party Dec-07 - ** 8

Table 2:  Federal Government and Election Details
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Table 2 details the elected Australian 

prime ministers for the 40 years up 

until the end of 2009. The three-yearly 

electoral cycle produced 16 elections 

over the period leading to seven changes 

of government. The shortest period of 

government was the William McMahon  

government (20 months). The longest was 

the John Howard government of more 

than 10 years, having been re-elected 

three times.

The Victorian state government and 

election dates are shown in Table 3. 

Table 3 shows that for the 40 years, there 

were 16 Victorian state elections with 

eight premiers. The shortest period of 

government was the Lindsay Thompson 

government of nine months, whilst 

Robert Hamer was in power for more 

than nine years and re-elected four times. 

Methodology  

To examine the relationship between the 

political cycle and house-price movement, 

the data was initially examined using 

descriptive analysis over each decade of 

the 40 years. In addition, the performance 

during each elected federal and state 

political party was examined over the 

time period.

In analysing the performance of the 

political parties, the political cycle can 

be examined using the performance of 

Melbourne house prices one year before 

and one year post election. An important 

consideration while interpreting the 

results is that the data only accounts for 

governments that have served for more 

than an 18-month post election period. 

Premier Party in government Election Quarter Assumed Office Retired from Office Period of service (Quarters)

Henry Bolte Liberal Party* Jun-55 Sep-72 69

Jun-55

Jun-58

Jun-61

Jun-64

Mar-67

Jun-70

Mar-67

Jun-70

Jun-70

Sep-72

13

12

Rupert Hamer Liberal Party Sep-72 Jun-81 35

Jun-73

Jun-76

Jun-79

Sep-72

Jun-73

Jun-76

Jun-79

Jun-73

Jun-76

Jun-79

Jun-81

3

12

12

8

Lindsay Thompson Liberal Party Jun-81 Mar-82 3

John Cain Labor Party Mar-82 Sep-90 32

Mar-82

Mar-85

Sep-88

Mar-82

Mar-85

Sep-88

Mar-85

Sep-88

Sep-90

12

12

8

Joan Kirner Labor Party Sep-90 Sep-92 9

Jeff Kennett Liberal Party* Sep-92 Sep-99 28

Sep-92

Mar-96

Sep-92

Mar-96

Mar-96

Sep-99

14

14

Steve Bracks Labor Party Sep-99 Jun-07 31

Sep-99

Dec-02

Dec-06

Sep-99

Dec-02

Dec-06

Dec-02

Dec-06

Jun-07

13

16

2

John Brumby Labor Party Jun-07 - 10

Table 3:  Victorian State Government and Election Details

* Coalition government
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In testing the robustness of the results, 

the analysis compared different 

performance periods over the dataset. 

Statistical significance tests provided 

inconclusive evidence that the means 

of the two groups were statistically 

different. It is possible that any house-

price movement and the political cycle 

relationship are simply due to co-

movements with external factors, for 

example, global financial crisis and natural 

disasters.

Results

The first step was to review the 

descriptive statistics for the Melbourne 

residential property market over 10-year 

intervals. This is shown in Table 4.

Table 4 shows that over the last 

four decades, the average quarterly 

percentage change in Melbourne real 

house price ranged from 0.89% to 1.54%. 

The 1980s provided strong returns, being 

30% above the long-term trend. House 

price movement over the last decade was 

very close to the long term average. 

Apart from examining the mean and 

the variation to the mean (standard 

deviation), the shape of the data can 

provide valuable information. The 

skewness shows the symmetry of the 

data around the mean (low figure 

preferred) and the kurtosis illustrates the 

“peakedness” of the data. A high kurtosis 

reading means the data is grouped close 

to the mean.

In each decade, the low skewness and 

low kurtosis readings demonstrate a flat 

bell curve as illustrated by high standard 

deviation readings above 5%, with a 

wide data range of between -10% and 

10%. This shows that the movement 

in residential property market can be 

substantial and unrelated to movement in 

inflation.

The descriptive statistics for Melbourne 

house price performance under different 

federal and state political parties is shown 

in Table 5.

Table 5 details a relatively narrow 

quarterly house price range, 1.07% 

to 1.40%, for the federal and state 

political parties. This represents a relative 

 1970s 1980s 1990s 2000s Total

Mean 0.89% 1.54% 1.13% 1.28% 1.24%

Median 0.32% 1.41% 1.00% 1.63% 0.84%

Standard Deviation 6.41% 9.22% 5.91% 5.83% 6.91%

Kurtosis - 0.03 0.41 -  0.87 - 0.31 0.57

Skewness 0.49 0.01 -  0.21 0.13 0.11

Range 26.20% 42.44% 21.40% 24.12% 42.44%

Minimum -10.10% -18.99% -10.40% -10.15% -18.99%

Maximum 16.10% 23.45% 11.00% 13.98% 23.45%

Table 4:  Melbourne Real House Prices Descriptive Statistics  

Quarterly Data: Jan 70 - Dec 09

Table 5:  Melbourne House Prices Descriptive Statistics – Federal and State Political Parties 

Quarterly Data: Jan 70 - Dec 09

 Federal Labor Federal Liberal State Labor State Liberal Overall

Mean 1.31% 1.18% 1.40% 1.07% 1.24%

Median 1.69% 0.69% 1.74% 0.52% 0.84%

Standard Deviation 7.51% 6.43% 7.32% 6.49% 6.91%

Kurtosis 0.58 0.48 0.87 0.07 0.57

Skewness 0.12 0.07 0.06 0.15 0.11

Range 42.44% 34.48% 42.44% 33.35% 42.44%

Minimum -18.99% -16.74% -18.99% -15.62% -18.99%

Maximum 23.45% 17.74% 23.45% 17.74% 23.45%

Count 72 89 83 78 160
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difference of ±16% from the long term 

average of 1.24%. The difference in 

median values and to a lesser extent the 

standard deviation would suggest that 

Liberal federal and state governments 

have consistently less volatile returns 

to that of Labor federal and state 

governments. Although across the federal 

and state political parties, similarities 

appear to be evident with low skewness 

and low kurtosis readings. This data tends 

to illustrate no significant variation / 

differences in the Melbourne house-price 

performance either under the Labor 

Party or Liberal Party rule at both federal 

and state government levels.   

Table 6 compares the Melbourne house-

price performance during the first year of 

government by the Labor Party and the 

Liberal Party after each election at both 

federal and Victoria state government 

level. 

Table 6 illustrates nominal differences 

in Melbourne house-price performance 

during the first year of Federal Labor 

and Liberal governments. The average 

quarter-on-quarter percentage change 

in Melbourne house price during the 

first term of Labor governments was 

0.77%, slightly lower than 0.89% recorded 

by Liberal governments. However, at 

Victorian state government level, there 

is a notable difference, with Melbourne 

house prices recording a mean of 1.25% 

during the first year of Labor government, 

which is significantly higher than -0.04% 

recorded under the first year of Liberal 

rule. The major difference in performance 

at state government level may related 

to expenditure policies as Anderson 

et al (2008) argued that left-of-centre 

governments are more concerned with 

controlling unemployment than right-of-

centre governments.

The Melbourne house-price performance 

one year before an election at both 

federal and Victorian state government 

level is shown in Table 7. 

Table 7 shows similarities in Melbourne 

house-price performance at federal and 

state Labor and Liberal governments 

one year before an election. At the 

federal government level, the average 

quarter percentage change in Melbourne 

house price during the last year of a 

Labor government was 1.23%, slightly 

higher than 1.19% recorded by Liberal. 

At Victorian state government level, 

the Melbourne house price recorded 

a mean of 3.21% during the last year 

of Labor government, being close to 

double the 1.59% recorded under the 

Table 6:  Federal and State Governments First Year Election Performance  

Melbourne House Prices: Quarterly Data

First Year Federal Labor Federal Liberal Federal Total State Labor State Liberal State Total

Quarters 24 32 56 24 24 48

Mean  0.77% 0.89% 0.84% 1.25% -0.04% 0.60%

Std. Dev 9.27% 6.01% 7.50% 7.56% 6.14% 6.85%

Table 7:  Federal and State Governments Last Year Election Performance  

Melbourne House Prices: Quarterly Data

Last Year Federal Labor Federal Liberal Federal Total State Labor State Liberal State Total

Quarters 20 32 52 20 24 44

Mean  1.23% 1.19% 1.21% 3.21% 1.59% 2.33%

Std. Dev 6.23% 7.25% 6.81% 7.45% 7.46% 7.46%
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last year of Liberal rule. These figures are 

well above the long-term 1.24% average 

for quarterly Melbourne house price 

performance. 

For the entire data set, the quarterly 

performance of Melbourne house prices 

can be compared by examining the first 

and last year of the elected governments. 

This is exhibited in Table 8.

Table 8 illustrates how Melbourne house 

prices perform much better in the year 

before an election, compared to the first 

year after an election. For the federal 

government, there appears to be nominal 

difference between the parties. The 

overall performance  of Melbourne house 

prices was close to 50% better in the last 

year of government compared to the 

year after the election.

In analysing the results, there appears to 

be a strong case that political parties see 

house prices as a key consideration prior 

to an election. This is evident in both 

federal and state governments. These 

pre-emptive policies by governments 

to support /stabilise house prices on 

the short-term could at a latter stage 

inflate house prices. The long-term effect 

on economic growth could be acutely 

suppressed by affordability issues across 

the residential property markets.

Conclusion 

This study represents a systematic 

empirical examination of the political 

cycle’s influence on Australian house 

prices. By examining the real long-term 

performance of Melbourne established 

house prices in relation to federal and 

state government elections, the impact 

and timing of their policies can be 

reviewed.  

Over the last four decades, quarterly 

Melbourne house prices increased by 

1.24% (annualised return of 5.05%). 

There appears to be nominal variance 

in Melbourne house-price movement 

between the elected federal and state 

Labor and Liberal parties. The key 

variation in house-price movement 

appears to be one year before and after 

federal and state elections. Melbourne 

house-price performance is significantly 

better the year before an election 

compared to one year post election. 

This is evident at both federal and state 

government level, to varying degrees.

In recognising policy makers’ active 

management of house prices for political 

gain, the short-term benefits of appealing 

to a large number of voters may 

conceal underlying long-term flaws in 

the residential property market. Leaving 

these issues unaddressed could be more 

complex than often perceived.

These findings identify an array of 

potential areas of study. By placing political 

cycles as part of the residential property 

research agenda, those that are linked to 

the residential property markets should 

include the political framework as part of 

the decision-making process.

Mean Federal Labor Federal Liberal State Labor State Liberal

First Year  0.77% 0.89% 1.25% -0.04%

Last Year  1.23% 1.19% 3.21% 1.59%

Overall  1.08% 1.18% 1.20% 1.07%

Table 8:  Federal and State Governments First and Last Year Performance  

Melbourne House Prices: Quarterly Data

The key variation in house-

price movement appears to 

be one year before and after 

federal and state elections.
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Six yeaSix years in a leaky boat

Stephen Rutherford  

Lindsay Ng

Stephen Rutherford and Lindsay Ng are 

members of the New Zealand Institute 

of Chartered Accountants’ tax division. 

This article first appeared in the Chartered 

Accountants Journal, published by the 

NZICA, and has been republished with 

permission. The issue of leaky buildings 

has become particularly prominent in 

New Zealand in recent years and the 

underlying principles discussed here 

may also have potential ramifications 

for Australia. API thanks the NZICA for 

allowing re-publication of this article. 

In many, if not most cases, the owner of 

a leaky home will be using the premises 

for private purposes. Accordingly, the 

expenditure incurred by the owner of a 

leaky home will not be deductible, as it 

is expenditure of a private or domestic 

nature. 

In the absence of any special legislation, 

this article concentrates on owners who 

will incur remediation expenditure in 

respect of deriving assessable or excluded 

income, or when the remediation 

expenditure is incurred in the course of 

carrying on a business. That is, owners 

who used the affected property in the 

course of deriving income. 

Repair or renewal?

The treatment of expenditure incurred 

or compensation received in respect 

of remediation work is a classic 

capital versus revenue issue. Does the 

expenditure amount to a “renewal” 

(capital) or “repair” (revenue) of the 

asset?

It is not always clear where exactly 

the dividing line between “repair” and 

“renewal” lies, especially when it comes to 

fixing a leaky building. 

Any leaky building expenditure that is 

a “renewal” will be of a capital nature 

and will not be deductible. Generally 

a “renewal” occurs if the whole or 

substantially the whole of the building 

is replaced or reconstructed. Similarly 

there will have been a “renewal” if the 

work carried out improves or materially 

changes the function or character of the 

building. 

If none of these results occur the 

expenditure is a “repair” even if there has 

been replacement of some parts. It is all 

a matter of degree, the final answer will 

therefore be determined on a case-by-

case basis.

Because the specific circumstances 

of each case determine the capital/

revenue boundary, it is not possible to lay 

down any specific test. Indeed the NZ 

courts have not, and will not do so, on 

the grounds that such a test would be 

unhelpful and in some cases misleading. 

However the generally accepted 

approach in repair/renewal cases is to:2

of repair or replacement has been 

applied.

carried out, e.g. what is the cost of the 

work relative to the replacement cost 

or book value of the asset? Was there 

a replacement of defective parts or 

substantially the whole of the asset?

out improves or materially changes the 

character or function of the asset, e.g. 

has the useful life of the asset been 

extended or is the asset otherwise 

When what has become known as the leaky building syndrome 

first developed in New Zealand there were calls for all owners to 

be allowed a tax deduction for the remediation cost. There were 

also calls for the Government to allow GST refunds to all owners of 

leaky buildings for costs associated with the repairs and associated 

expenditure.1
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improved or has the asset been 

returned to its original condition?

In the context of a leaky building, it is 

likely that the relevant object to which 

the test of repair or replacement is 

applied will be the whole building, rather 

than a particular part of a building (e.g. a 

wall or ceiling). This is based on the NZ 

Inland Revenue Department’s view that 

an asset is a distinct physical unit that can 

function on its own.3

Example 1

An owner of a rental property has had to 

remove and replace the southern wall of 

her house due to water ingress. This has 

resulted in the removal and replacement 

of the bottom plate, studs and external 

cladding on that face of the house, 

together with the addition of flashings 

around the window. Internally the house 

remains the same, with the walls on 

the southern face being gibbed inside, 

together with painting and paperhanging 

in those rooms. Can the owner claim a 

tax deduction for this expenditure?

In our view, even though this is a 

substantial amount of work, the owner 

would be able to claim the expenditure 

as a repair because of the following.

would be the house. 

substantial, compared to the original 

cost of the building and the book 

value of the house – however that is 

a function of this being a repair and 

perhaps the costs when the building 

was constructed compared with the 

present. The character of the building is 

still the same as it was previously.

way? Although the building has not 

been altered, the flashings around the 

window would arguably represent an 

improvement. In these circumstances, 

it can be argued that the addition of 

flashings do not change the character 

of the building, they merely prevent 

water ingress (or at least they channel 

the water out again). Accordingly, the 

building is just the same, without the 

inherent defects that existed previously. 

In the Privy Council’s decision in 

Auckland Gas Case (2000) 19 NZTC 

15,702, Lord Nicholls noted that 

improvements in technology resulting 

in a replacement part that is better 

than the original and which will last 

longer or function better does not, 

of itself, change the character of the 

building.

Example 2

Veronica owns a rental property. The wall 

around the balcony (which is wooden 

framework covered by a texture coating 

system (i.e. polystyrene and two coats of 

acrylic plaster) has turned into mush, and 

the house has a musty odour. Her tenants 

have become sick and wish to terminate 

their lease. She calls in a remediation 

advisor, who undertakes moisture meter 

tests. The external membrane of the 

house is also covered in the same texture 

coating system, and Veronica is worried 

that the wooden framing of the rest of 

the house will be similarly affected.

The building has a Mediterranean look 

with recessed windows and no flashings. 

The remediation advisor recommends 

that she reclads and re-roofs the building, 

and installs head flashings above the 

windows. Veronica is worried that 

the house will lose its “X Factor”, but 

definitely does not want this problem to 

occur again.

Another option is reclad the house in 

concrete block, which would be sealed 

with concrete plaster. This would enable 

the building to retain its Mediterranean 

look, which Veronica wanted. This would 

involve a far higher remediation cost, 

and would allow Veronica to alter the 

layout of the rooms in the house, which 

would make it a more desirable rental 

property. With the concrete block 

external membrane, the house will have a 

longer usable life, and this alternative will 

produce a higher rental.

that:

- The cost involved in recladding 

the house in concrete block is 

substantially more than other forms 

of cladding. 

-  The concrete block has a longer 

useful life than the texture coating 

system.

- The decision to change some of 

the rooms in the house has also 

resulted in additional expenditure. 

these circumstances, as:

- The building will have a longer life 

(see Colonial Motor Company Ltd 

v C of IR (1994) 16 NZTC 11,361).

- The character of the building is 

changed because of the alteration 

to the layout of the rooms and the 

improved rental this will bring to 

Veronica.

As can be seen from this, each case is 

very fact specific. The Privy Council in 

Auckland Gas Case (idem) issued the 

following caution:

 “Authority on the question of repair or 

replacement is of limited assistance. 

The physical objects to which the test 

of repair has to be applied vary widely. 

So does the nature of the work done. 

Judicial dicta applicable to one set of 

circumstances may be unhelpful or 

misleading when applied in different 

circumstances. This is true even of the 
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celebrated observation of Buckley LJ in 

Lurcott v Wakely & Wheeler [1911] 1 

KB 905 at p 924: 

 ‘Repair is restoration by renewal or 

replacement of subsidiary parts of 

a whole. Renewal, as distinguished 

from repair, is reconstruction of the 

entirety, meaning by the entirety not 

necessarily the whole but substantially 

the whole subject-matter under 

discussion.’ 

 As shown by the above example of the 

demolition and reconstruction of the 

derelict wing of a house, sometimes 

repair may not be the appropriate 

description of work even though it falls 

far short of being a replacement of 

substantially the whole of the relevant 

subject-matter. The effect of the work 

on the character of the object is also an 

important consideration.”

So each fact situation needs to be 

carefully considered in terms of the three 

criteria set out above. 

Multi-user dwelling

What is the position, if the owner of a flat 

is required to contribute to remediation 

repairs by the body corporate? 

The position may depend on the rules of 

the body corporate, but generally cases 

such as Taupo Ika Nui Body Corporate 

v CIR (1997) 18 NZTC 13,147 seem 

to indicate that body corporate is an 

agent of the owners. Accordingly, the 

deductibility of the owner’s contribution 

will be determined in accordance with 

the tests discussed above.

However, we stress that the tests will 

need to be applied in the context of 

the rules of the body corporate and 

any other agreement or arrangement 

made between the owner and the other 

members of the body corporate.

Depreciation

Broadly if a leaky building is used or is 

available for use in deriving assessable 

income or in carrying on a business, the 

owner will be entitled to a depreciation 

deduction on that building (assuming no 

election has been made under section 

EE 8 of the Income Tax Act 2007 (ITA07) 

not to claim depreciation).

Under the tax depreciation rules, the 

leaky building is treated as being available 

for use while subject temporarily to 

repair or inspection if it was used or 

available for use immediately before the 

repair or inspection commenced (section 

EE10 of ITA07).

Note the references to “repair”. If the 

leaky building expenses are not “repairs” 

then no depreciation can be claimed on 

the building in the period the remediation 

work is undertaken.

If the expenses incurred on the leaky 

building amount to an improvement (and 

therefore must be capitalised) the owner 

will be entitled to a separate depreciation 

deduction on those costs provided 

the improvements are used by you or 

available for your use in the income year 

(section EE 30 ITA07).

On completion, the owner can choose 

to treat the improvement either as a 

separate item of depreciable property or 

as part of the building that was improved. 

If the owner chooses to do the latter, 

in the first income year following the 

income year in which the improvement 

was made and in which the property is 

used or the improvement is available for 

use, then the owner:

must add the adjusted tax value of 

the improvement at the start of the 

income year to the adjusted tax value 

of the building at the start of the 

income year ; or

the above and also add the cost of 

the improvement to the cost of the 

building.

Irreparable damage

A deduction may be claimed for the 

adjusted tax value at the start of an 

income year of a leaky building that is no 

longer used if:

damaged and rendered useless for the 

purpose of deriving income;

income year or a later income year ;

the owner’s actions or a failure to act 

or an agent’s or associated person’s 

action or failure to act;

deriving assessable income or carrying 

on a business for the purpose of 

deriving assessable income;

associated with the owner intends to 

use the building in deriving assessable 

income or carrying on a business for 

the purpose of deriving assessable 

income;

would be more than any consideration 

the owner could derive from disposing 

of it.

Further, under the depreciation rules the 

irreparable damage of a leaky building is 

treated as a disposal of the building if:

damaged and rendered useless for the 

purpose of deriving income;

a later income year ;

the owner’s action or failure to act 

or the owner’s agent or associated 

person’s action or failure to act.
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If the above criteria are met, a tax 

depreciation recovery or loss must be 

accounted for in the income year the 

irreparable damage occurs. In determining 

whether a tax depreciation loss has 

been made, any insurance, indemnity 

or compensation received (exclusive of 

GST) for the irreparable damage must 

also be taken into account.

The term “irreparably damaged and 

rendered useless” is not legislatively 

defined. However the Inland Revenue 

Department considers this to mean the 

building has no continuing economic 

value to the owner. In addition, a building 

can be “irreparably damaged and 

rendered useless” even if it is still standing 

and needs to be disposed of, whether or 

not the owner chooses to dispose of it.

Demolition

It is possible that an owner of a leaky 

building may decide to demolish the 

whole building rather than attempt or 

continue to repair it. In this case the cost 

of demolition would not be deductible 

because it is capital in nature. 

Similarly, if the demolition costs are 

incurred as part of a plan to rebuild from 

scratch. Under that scenario, it would 

be incorrect to treat the demolition 

costs as part of the costs of the rebuilt 

building and depreciate it as part of the 

cost of the new building. The demolition 

costs would be “black hole” expenditure 

(i.e. it will be non-deductible and non-

depreciable). 

Compensation 

An owner may receive a sum in 

relation to expenditure or loss on the 

leaky building through an insurance 

policy, indemnity “or otherwise” (such 

as recovery of costs awarded by the 

Weathertight Homes Resolution Service 

or through an out-of-court settlement). 

If the expenditure or loss recovered was 

for an amount that was an allowable 

deduction, the amount recovered will be 

taxable to the extent of the deduction. 

This income will be taxable in the income 

year. The amount is recovered under 

section CG 4 of the ITA07.

To decide whether the receipt is taxable, 

we consider the tests discussed at the 

beginning of this article. This also means 

that the recovery of any capital or private 

expenditure will not be assessable. 

The owner may receive compensation 

for other matters associated with a 

leaky building. If so, the owner will 

need to consider whether or not the 

compensation is subject to tax. This is 

another capital/revenue issue.

The nature of the compensation will 

ultimately determine the tax treatment; 

for example, compensation received 

for the loss of rental income will be a 

revenue receipt and therefore taxable.

In many leaky building cases, awards 

for interest have been made by the 

Weathertight Homes Resolution Tribunal. 

The purpose of this type of award is to 

reimburse or compensate a claimant 

for losses incurred as a result of either 

borrowing money to effect repairs, or for 

the loss of opportunity from the claimant 

having to use their own funds for repairs. 

In our view, the tax treatment of the 

interest may take its nature from the 

tax treatment of the damages payment. 

Most likely, a court would consider the 

“true nature of the payment in the hands 

of the recipient” to determine whether 

the interest was taxable (see Riches v 

Westminster Bank Ltd [1947] 1 All ER 

469).

Another common award made in relation 

to leaky buildings is compensation 

for stress, anxiety, inconvenience and 

such like. This type of compensation 

is commonly awarded only to leaky 

building owners who personally occupy 

or live in the leaky building. It is likely 

that this would not be taxable as it 

arises in relation to damages that are 

not assessable, as the expenses are of a 

private or domestic nature. 

Under the tax depreciation rules, if an 

owner receives an insurance, indemnity, 

or compensation payment for a leaky 

building, not being a payment for its loss 

or irreparable damage, the owner must 

make a deduction from the building’s 

adjusted tax value (see section EE 52 of 

the ITA07). The amount of the deduction 

is the excess of the compensation 

received over the capital expenditure 

incurred. If this deduction results in a 

negative adjusted tax value, the negative 

amount is taxable as depreciation 

recovery income in the relevant income 

year.

Unliquidated damages

Where an owner has settled a leaky 

building claim for an unliquidated amount, 

an issue will arise as to whether this 

payment is subject to tax. An example 

of this is where the settlement payment 

is made “in full and final settlement of all 

and any claims arising out of the plaintiff ’s 

purchase of Number 2 Leafy Way”.

It is not always clear 

where exactly the 

dividing line between 

“repair” and “renewal” 

lies, especially when  

it comes to fixing a  

leaky building.
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Generally payments of unliquidated 

damages are considered to be capital in 

nature. This is because they are received 

in relation to the dispute and not the 

income earning process.

GST

If an owner is registered for GST and the 

leaky building is used by the owner for a 

taxable activity, the owner will be entitled 

to claim an input tax credit for the GST 

paid on the expenses incurred on the 

remediation of the leaky building.

An insurance payment received for a loss 

incurred in the course or furtherance of 

the owner’s taxable activity is a deemed 

supply for GST purposes. This means that 

an insurance payment received for a loss 

incurred in relation to a leaky commercial 

building will be subject to GST. 

If the owner is registered for GST 

and receives compensation for loss of 

rental income (not under any contract 

of insurance) this compensation will 

be subject to GST. This is because the 

payment is in respect of the owner’s 

taxable activity of commercial rentals.

No GST would normally be payable on 

other types of compensation received. 

This is because compensation is not 

“consideration for a supply”. In other 

words there is an insufficient connection 

between the compensation payment and 

a supply.

For the payment to be subject to GST 

it must be “in respect of, in response to, 

or for the inducement of, the supply of 

any goods and services”. Broadly, it is 

accepted that compensation does not 

satisfy these criteria because it is paid to 

make good a loss or in recognition of a 

wrongful act. The payment does not give 

rise to enforceable reciprocal obligations 

between the parties. This reasoning 

also applies in respect to a receipt of 

unliquidated damages. 



Final thoughts

For income tax purposes, whether costs 

incurred are deductible depends on the 

extent and nature of the work carried 

out. Similarly whether any compensation 

received (including insurance payments) 

for leaky building remediation is taxable, 

depends on what the compensation is for. 

Further any insurance or compensation 

received may have an impact on 

the future value of the building for 

depreciation purposes. 

If the owner is registered for GST, the 

owner will need to consider the GST 

consequences, if any, of any insurance or 

compensation received in relation to the 

leaky building.

Unfortunately there is no “magic formula” 

that can be applied. The answer in 

each case will depend on its specific 

facts. In carrying out this analysis, it 

will be important to consider carefully 

all the documentation in relation to 

the costs incurred and any settlement 

arrangements made between the owner 

and other parties.

Note: Because the specific circumstances of each case determine the capital/

revenue boundary, it is not possible to lay down any specific test. Under the tax 

depreciation rules, the leaky building is treated as being available for use while 

subject temporarily to repair or inspection if it was used or available for use 

immediately before the repair or inspection commenced
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Abstract

This research analyses the pre-

construction phases of the property 

development process and examines how 

project management (and in particular, 

project planning) is applicable and taken 

into account by those in the development 

industry. The pre-construction phases are 

considered to be the most important to 

the success of a development. Project 

planning is considered fundamental 

and can increase the chance of project 

success. Therefore, the pre-construction 

phases and project planning share a 

common relationship. The study is 

based on a review of the property 

development and project management 

literature. Exploratory interviews were 

also undertaken with a small sample 

of management with experience in 

development. The findings suggest that 

there is a need for project planning within 

the pre-construction phases. This is driven 

by an environment of uncertainty and 

risk where decisions (which can affect the 

final outcome of development) need to 

be made. The discussion and application 

Project man
pre-construProject management during  

pre-construction phases

Theo Manifavas

of project planning within the industry is 

minimal however. There is also confusion 

as to what project planning involves. 

This suggests that project planning (as 

advocated within the emergent project 

management profession), is not widely 

applied within the property development 

industry. The application of project 

planning will have an influence on project 

success.

Key Words: Property development 

process, project planning, project 

management

Introduction

There is no doubt that property 

development is a long and complex 

process and there are many aspects 

that need to be considered. Some of 

these are specific to the site and its 

characteristics, others are in relation to 

stakeholders and external forces. In any 

instance, the property development 

process involves decision-making in an 

environment of uncertainty and risk 

where information is needed. Most of the 

decisions to be made are within the pre-
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construction phases of the development 

process and these are considered to 

be the most important phases to the 

profitability of a development (Birrell & 

Bin, 1997). Planning must be undertaken 

in these early stages to ensure that a 

development has considered all the 

necessary issues. Project management, 

and project planning in particular, is 

considered to be fundamental in making 

informed decisions which may influence 

the success of a project. In the pre-

construction phases, pre-project planning 

allows owners to develop strategic 

information to be able to address risk, 

allocate resources and ensure that the 

project has the best possible chance of 

success (Gibson et al. 1994, cited in Sherif 

& Price, 1999). It is therefore important 

that adequate project planning is applied 

in the pre-construction phases. Indeed, 

project planning is directly applicable to 

these pre-construction phases and well 

suited to the property development 

environment.

The aim of this research is to investigate 

how current project management (and in 

particular project planning) are applicable 

to the pre-construction phases of the 

property development process and how 

these practices are taken into account 

within the development industry. In order 

to achieve this aim, the research will seek 

to:

lifecycle and the standard property 

development process;

and project planning within the 

property development literature;

practices are currently undertaken 

within the development industry in the 

pre-construction phases;

planning from a sample within the 

development industry; and

and techniques that are applicable to 

the pre-construction phases of the 

property development process.

It is envisaged that future research could 

draw on a larger sample of participants to 

further investigate perceptions of project 

planning and the type of project planning 

adopted in the pre-construction phases. 

The success of a property development 

project could also be defined and 

measured when project planning has 

been adopted against one without 

project planning. These factors were seen 

as limitations to the current research and 

provide the basis for any future research.

Literature review

The property development and 

project management literature was 

searched broadly in this study. The 

property development process, its 

Table 1:  The pre-construction phases of the property development process (as listed in the literature)

Authors Pre-construction phases of the property development process

Cadman & 

Topping (1996)

1.  

Initiation

2.  

Evaluation

3.  

Acquisition

4.  

Design & Costing

5.  

Permissions

6.  

Commitment

Birrell & Bin 

(1997)

1. 

Opportunity/Site 

Identification

2.  

Market Analysis

3.  

Site Investigation

4.  

Feasibility Study

5.  

Professional  

Appointments

6.  

Financing

7.  

Planning 

Application

8.  

Site Assembly / 

Purchase

9.  

Design

10.  

Tendering / Contracting

Miles et al. 

(2000)

1.  

Inception of an 

Idea

2.  

Refinement of 

the Idea

3.  

Feasibility

4.  

Contract 

Negotiation

5.  

Formal Commitment

Forlee  

(2007)

1.  

Inception

2.  

Preliminary 

Assessment

3.  

Acquisition

4.  

Planning, cost 

estimates, approvals

5.  

Commitment 

and Marketing

6.  

Technical



characteristics and the importance of 

the pre-construction phases were a key 

focus. Within the project management 

literature, the pre-construction phases 

are looked at from a project lifecycle 

perspective. Project planning as identified 

in the literature is also reviewed. 

The search then focuses on project 

management and project planning as a 

topic within the property development 

literature.

The property development 
process (pre-construction)

The property development process is 

well covered throughout the literature 

and – although there is slight variation 

to wording and varying amount of detail 

into the specific components of the 

process –  the overall stages which lead 

to construction (or any form of physical 

land development) tend to be similar. 

Examples of these similarities and how 

they are classified in the literature are 

shown below.

Each of the approaches is quite similar. 

For example, initiation is also listed as 

inception, evaluation could be taken as 

preliminary assessment, the process of 

design & costing would form part of 

a feasibility study and so on. Although 

some of the phases are not listed 

in the same sequence and different 

wording is used, as Miles et al. (2000: 

5) comments: “the essence of the steps 

does not vary significantly.” In general, 

a development will follow the same 

process. Some of the authors refrain 

from listing the process as a modelled 

sequence, however, and due to the many 

activities involved (which do not always 

follow the same sequence), choose to 

only provide a detailed overview of the 

whole development process (Collier et al. 

2002; Harvard, 2002). Indeed, it is widely 

accepted that the property development 

process is not always linear and activities, 

or even phases, can occur at different 

times. The example is given of letting 

(usually associated with the final stage 

of a speculative development) being 

undertaken as one of the first activities, 

or the site being purchased “at the outset 

or not at all” (Fisher & Collins, 1999: 

226). This association of development 

not always following a predetermined 

path is also acknowledged by Miles et 

al. (2000: 5) who comment that the 

process is “hardly straightforward or 

linear” and the process model they put 

forward is to “guide an understanding 

of development”. In recognition of 

these characteristics, Fisher & Collins 

(1999) look at the process from a four-

dimensional view and conclude that: 

the structure (economic-social-political-

government-legal forces, technology and 

environment); the actors (stakeholders 

to the development); the events (related 

to the development process stages); and 

the site (location and characteristics of 

the land) are all important aspects which 

need to be considered when undertaking 

a development. This school of thought is 

not new however and Graaskamp (1992) 

depicts the real estate process (the 

events) as a site and improvements (the 

site) functioning within a political, social 

and enterprise system (the structure) 

influenced by three major groups: space 

consumers, space producers and the 

public infrastructure group (the actors).

Complexity, uncertainty 
and risk

There are many components which 

form part of the process and may 

influence a development and its 

... the property development 

process involves decision-making in 

an environment of uncertainty and 

risk where information is needed. 
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success. Many of these components 

also interact with one another and this 

adds a further level of complexity to the 

development process. Fisher (2005: 158) 

acknowledges this in commenting that 

property development is “a complex 

process that involves multiple drivers, 

stakeholders and contributions from 

many academic disciplines”. Further to 

this, Harvard (2002: xxi) comments that 

property development brings together 

“many strands of skills, knowledge 

and resources”. Stemming from this 

complexity is risk (which can be directly 

associated with uncertainty). Throughout 

the literature, there is much covered on 

market analysis, design, feasibility study etc. 

These activities are undertaken for their 

specific purpose (as their name suggests). 

However, undertaking them also assesses 

the risk and uncertainty of development 

(Birrell & Bin, 1997). Indeed, “uncertainty 

lies at the root of the process of property 

development” (Byrne, 1996: 1) and is 

the reason why much time and effort is 

spent in pre-construction phases with 

preliminary and investigative work. Byrne 

(1996: 4) comments that “at the start of 

the process developers have maximum 

uncertainty and manoeuvrability, at the 

end they know all but can do nothing 

to change their product”. This implies 

that although uncertainty will always 

be part of the development process, 

developers are able to work freely and 

make decisions at the start of the process 

(manoeuvrability), whilst at the end, 

although uncertainties would have been 

realised, the final product is not easily 

changed if need be.

The importance of the 
pre-construction phases

The significance and importance of the 

pre-construction phases is highlighted by 

Birrell & Bin (1997) where in an interview 

sample of 100 property development 

experts it was found that the five most 

important phases to the profitability 

of a property development were: (1) 

letting (which may occur in the pre-

construction phase), (2) market analysis, 

(3) the feasibility study, (4) design and 

(5) opportunity/site identification. The 

planning application phase also rated as 

one of the most important when the 

question was put solely to the developer 

group of the research sample. Without 

stating the obvious (in that without 

government planning permission a 

development cannot go ahead) Birrell 

& Bin (1997) attribute the importance 

of the planning application process to 

the opportunity costs of being able to 

meet market demand on time while also 

foregoing any extra repayments in finance 

costs. Further to this they conclude that 

the price of the site, as well as the value 

of the end product, will be determined 

“by the nature of the planning permission 

allowed” (Birrell & Bin, 1997: 5). 

Waterhouse (1991: 26) associates delays 

in the planning and approvals process 

with “extra design, engineering, and 

legal costs” where planning authorities 

can impose further requirements on 

a development and thus add to the 

time and cost of a project. Therefore 

the planning application and approvals 

phase can affect the profitability of a 

development. Just as important in relation 

to profitability, is the feasibility study 

which in its simplest form, is “undertaken 

to ensure that the cost of the 

development is realistic and to establish 

the potential profit in relation to the risk” 

(Forlee, 2007: 53). Graaskamp (1972: 67) 

gives a deeper definition where “feasible” 

is defined as the “likelihood of satisfying 

explicit objectives when a selected course 

of action is tested for fit to a context of 

specific constraints and limited resources”. 

Therefore, the feasibility study can also 

be thought to include much more than 

a financial analysis but in either instance, 

profitability and finance are likely to 

fall within the explicit objectives and 

specific constraints of the project. The 

importance of the feasibility study is not 

underestimated in the literature and many 

authors dedicate significant portions and 

chapters to its content, requirements and 

preparation (Collier et al. 2002; Burke, 

2006; Forlee, 2007). Miles et al. (2000) 

propose that the feasibility of the project 

be analysed at the conclusion of each 

phase prior to the formal feasibility (refer 

to Table 1) with the latter to include 

market analysis, preliminary design and 

cost estimates to name a few. Forlee 

(2007) also takes a similar approach 

where the feasibility study is split into 

“pre-purchase” and “detailed”. In either 

instance, determining the feasibility can 

involve many activities and for a large 

development, the feasibility process can 

become “a complex and intensive project 

in its own right” (Walker & Rowlinson, 

2008: 56). PRINCE2 (2002: 11) recognises 

this in recommending that “the optimum 

approach would be handle the study as 

a separate and distinct project” in itself 

and Burke (2006: 44) comments that the 

“feasibility study should be managed as a 

mini project” using planning and control 

techniques (as outlined in his text).

... the feasibility study can 

also be thought to include 

much more than a financial 

analysis but in either 

instance, profitability and 

finance are likely to fall 

within the explicit objectives 

and specific constraints of 

the project. 
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Project management 
& the pre-construction 
phases

From the property development 

literature, the search then focused on the 

project management literature and the 

discussion of project planning within the 

pre-construction phase of the property 

development process.

PMBOK (2004: 5) defines a project as 

a “temporary endeavour undertaken 

to create a unique product or service” 

whilst PRINCE2 (2002: 2) also takes a 

similar view where a project is defined 

as “a finite process with a definite start 

and end”. “Projects always need to be 

managed to be successful” (ibid.2002: 

2) where the appropriate knowledge, 

skills, tools and techniques need to be 

applied to project activities to meet 

project requirements (PMBOK, 2004: 

8). Meeting the needs and expectations 

of stakeholders is also a fundamental 

requirement of project management 

and an emerging practice is taking a 

relationship approach to managing 

projects (refer to Burke, 2006 and 

Pryke and Smyth, 2006). This involves 

managing relationships which can lead 

to improved project performance and 

stakeholder satisfaction (Pryke and 

Smyth, 2006). Nickson & Siddons (1997: 

3) relate project management with 

uncertainty stating that most importantly, 

“projects need to be managed because 

they exist in a changing world”. Project 

management is therefore seen as a key 

function in meeting project objectives, 

managing stakeholders and managing 

the uncertainties that arise in a project. 

Most authors of the project management 

literature also divide a project into phases 

under the common term of the project 

lifecycle in order “to provide better 

management control” (PMBOK, 2004: 

19). The phases of a project are termed 

similarly throughout the literature and 

most authors also include the feasibility 

study as part of the activities within the 

pre-construction phases of the project 

lifecycle (PRINCE2, 2002; PMBOK, 2004; 

Burke, 2006). Indeed, Schwalbe (2004, 

cited by Carroll, 2008) defines the pre-

construction phases of “concept” and 

“development” under the heading of 

“project feasibility”. It is interesting to 

note that the pre-construction project 

lifecycle phases are not only similar 

Concept

Project

Design

Initiation

Feasability

Development

Feasability - Detailed

Initiation / Site

Identification

Evaluation Acquisition Design, Costing, 

Planning 

Approval

Feasability - Pre purchase

Standard property development process Project lifecycle phases

Figure 1:  Conceptualisation based on project lifecycle phases and the relationship to the standard property development process
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amongst the literature, but also relate and 

are similar to the pre-construction phases 

of the property development process. 

This is shown graphically in figure 1.

As can be seen, “Concept & Initiation” 

relates to “Initiation/Site Identification”, 

“Project Feasibility” encompasses both 

the “Pre-purchase” and “Detailed” 

feasibility phases and the “Design & 

Development” phase is similarly related 

to the “Acquisition” and “Design, Costing 

& Planning Approval” stage of the 

property development process.

Project planning

At the core of modern project 

management is project planning (Dvir 

et al. 2002) which in its most basic form 

“establishes how and what work will be 

carried out, in what order and when and 

with what resources” (Carmichael, 2006: 

8). In relation to the project lifecycle, 

planning is also mentioned as a separate 

stage by Jaafari (2004) and Nickson & 

Siddons (1997) also list planning as one 

of two phases in the pre-construction 

phase of their project lifecycle. In any 

project, some sort of planning is carried 

out whether realised or unrealised by 

the project participants. Carmichael 

(2006: 7) compares this with planning 

being undertaken in a structured way 

as opposed to ad hoc planning. In either 

instance, all the project management and 

specific project planning literature agree 

that planning is a fundamental task which 

may influence project success. Planning 

can also be broken down into pre-project 

planning which encompasses all the tasks 

between project initiation and detailed 

design (Gibson and Wang, 2001: 2). More 

specifically, pre-project planning is defined 

by Gibson et al. (1994, cited in Sherif 

and Price, 1999: 437) as “the process of 

developing sufficient strategic information 

for owners to address risk and decide 

to commit resources to maximise the 

chance for a successful project”. It is 

therefore recognised that project planning 

can be further defined and split into a 

pre-project planning phase that deals 

with gathering information and assessing 

risk in the pre-construction phases of a 

project. Many authors point out that the 

level of time and effort spent on pre-

project planning, or the front-end phases, 

will directly influence the performance 

and success of a project (Sullivan et al 

1997, cited in Sherif and Price, 1999; 

Burke, 2006). These authors (and others) 

describe many of the practices, tools 

and techniques involved in pre-project 

planning as shown in Table 2.

There are many similarities between the 

practices and techniques as given in the 

literature and the authors are generally 

aligned as to what pre project planning 

should involve. Gibson & Wang (2001) 

provide evidence that proper pre-

project planning practices such as those 

described can enhance the predictability 

of project outcomes and improve project 

success from a cost, time and user (or 

owner) requirements perspective. Indeed, 

this view is also held by Dvir et al. (2002) 

and Sherif and Price (1999) who discuss 

how pre-project planning can reduce 

uncertainties, influence project cost and 

schedule performance and increase the 

likelihood of project success.

Project management and 
project planning in the 
property development 
literature

Within the property development 

literature, a common finding is that the 

discussion of project management and 

project planning principles is limited. 

Many of the authors confine project 

Authors Pre-project planning practices & techniques

Nickson & Siddons (1997)

Formulation of agreed goals and objectives, risk identification, contingency planning, external 

dependency analysis, costing and cash flow, work breakdown structures, resource identification and 

analysis, task scheduling, assigning roles and responsibilities.

Sherif & Price (1999) Scope definition, objective setting, risk analysis, quality control techniques.

Gibson & Wang (2001) Scope definition, objective setting, alignment and requirements determination.

Dvir et al. (2002) Milestone planning, definition of project goals and requirements.

Carmichael (2006)
Establish objectives and constraints, scope establishment, work breakdown, activity interaction/

sequencing, scheduling, resource planning.

Table 2:  Pre-project planning practices & techniques (as described in the literature)
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management to the construction 

phases with discussion of the possible 

appointment of a project manager to 

coordinate and monitor the performance 

of the building process (Cadman, 1996; 

Miles et al. 2000). Planning as a general 

requirement in the pre-construction 

phases is acknowledged however, with 

some of the authors either mentioning 

or hinting at its need to various degree. 

At a general level, Forlee (2007: 29) 

comments that a development will 

not happen unless there is “careful and 

thorough planning” with the objective 

being to minimise assumptions at 

each stage and base decisions on “the 

most accurate information” (ibid: 51). 

This view, and the notion of planning 

to minimise assumptions, is also held 

by Byrne (1996: 7) who discusses 

the importance of having adequate 

information to confront the problem 

of measuring uncertainty and thus 

being able to make informed decisions. 

Indeed Harvard (2002: xviii) directly 

associates the development process 

with decision making and also comments 

that “wider skills and knowledge” are 

needed from contemporary members 

of a development team in order “to 

successfully complete their tasks”. At a 

specific level, Waterhouse (1991: 25) 

comments that although there may 

not be “much of a paper trail” showing 

the planning process undertaken by 

developers, even the most intuitive 

developers (referring to those who 

make successful decisions based on “gut 

feel”) go through a “checklist of critical 

variables”. Further to this, Waterhouse 

(1991) discusses the planning process as 

the development of a business plan to 

establish: project goals and development 

philosophies, the market analysis, the 

planning and engineering analysis, the 

financial analysis, and the implementation 

plan. The notion of developers making 

“intuitive” or “gut feel” decisions (as 

mentioned by Waterhouse, 1991) 

without careful planning is also given 

weight by Fisher and Collins (1999: 

219) who comment that in commercial 

development, “decisions are often taken 

in private, based more on experience and 

instinct than on good information and 

research”. For this reason, they conclude 

that “rational project planning is not 

well advanced” and development would 

benefit from decision support software 

that reduces uncertainty and increases 

confidence and objectivity in decision 

making (Fisher and Collins, 1999: 219, 

229). The same authors also point out 

that it is impossible to prescribe a set 

sequence of events to the development 

process, as opposed to construction, 

hence the reason why project planning 

software is not used. Interestingly, project 

planning is often related to software 

packages that work on precedence 

network techniques to produce a bar 

chart of activity sequence (i.e. Microsoft 

Project). PRINCE2 (2002: 210) points 

out that “when asked to describe a plan, 

many people think only of some sort 

of bar chart showing timescales” and 

Carmichael (2006) also notes that some 

project management texts and project 

managers themselves view scheduling as 

project management (and thus project 

planning); the common thought being 

“if you have a computer package that 

does scheduling, then you have all that 

is needed to manage a project” (ibid: 

7). It is therefore apparent, in both the 

property development and project 

management field, that there exists a lack 

of understanding and knowledge as to 

what fully constitutes project planning.

Summary

In conclusion, most of the literature has 

been concerned with the characteristics 

and importance of the pre-construction 
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phases of the property development 

process, as well as project management 

and project planning and its discussion 

within the literature. It is acknowledged 

that the property development process 

is complex and many variables can affect 

the final outcome. These variables also 

add to the complexity of the process 

which in turn creates uncertainty 

and risk in a development. Much of 

the project management literature 

acknowledges the feasibility study as 

being a key component of any project 

and advocates that it be considered a 

project in its own right (PRINCE2, 2002; 

Burke, 2006), especially for large and/or 

complex projects. Within the property 

development literature it was found 

that the feasibility study is one of the 

most important undertakings as well as 

many other activities which can also be 

considered to form part of the feasibility. 

In either instance, the activities which are 

considered to be the most important 

to the success of a development all fall 

within the pre-construction phases. It was 

observed within the project management 

literature that the pre-construction 

phases of a project’s lifecycle were 

directly similar to the pre-construction 

phases of the property development 

process. The authors of the project 

management literature also consider 

planning, to be a key requirement of 

the pre-construction phases to reduce 

uncertainty and influence the success of 

a project (Sherif & Price, 1999; Gibson 

& Wang, 2001; Dvir et al. 2002). Most of 

the authors who discuss project planning 

also showed alignment as to the type 

of planning practices and techniques 

that should be adopted and utilised. 

In relation to these, as well as project 

planning in general, it was found that 

there is confusion and misunderstanding 

as to what constitutes project planning 

as based on the discussion within the 

literature. Indeed, this was found in both 

the property development and project 

management literature with the former 

containing minimal discussion on project 

management and project planning.

Research method

From the literature review, the following 

statements were generated which 

specifically relate to the issues identified:

1.  Complexity, uncertainty and risk are all 

inherent to the property development 

process.

2.  The pre-construction phases of a 

project (or property development) are 

considered to be the most influential 

on project success.

3.  Project planning is considered to be 

a fundamental requirement of the 

pre-construction phases of the project 

lifecycle.

4.  There is a common misconception as 

to what project planning is.

In order to investigate these issues, 

unstructured interviews were carried 

out which Saunders et al. (2000: 244) 

describes as informal interviews which 

allow the researcher to explore the areas 

of interest in-depth, and “the interviewee 

is given the opportunity to talk freely 

about events, behaviour and beliefs in 

relation to the topic area”. This method 

suited the exploratory nature of the 

research as it would allow the issues to 

be discussed and would reveal whether 

the participant supported or opposed 

what had been revealed in the literature. 

A set of predetermined questions were 

also asked to guide the discussion and 

to gather specific data to explore the 

research outcomes. It must be noted 

these interviews were carried out as 

pilot study to ascertain the validity of the 

questions and the reliability of the data 

collected (Saunders et al. 2000). As such, 

the interview approach, as well as the 

resultant data, will establish the grounding 

for any possible future research.

The sample of interviewees (four) was 

selected based on managerial experience 

(all held upper management positions). 

The area in which the interviewees 

worked also had to be within (or have 

included) the pre-construction phases 

of the development process. In general, 

although the participants were specifically 

sought from the property development 

industry, their background and expertise 

was diverse, as shown in Table 3.

Having this diverse sample of participants 

who held different positions, worked in 

different areas yet still worked within 

the pre-construction phases of the 

development process enriched the 

sample of data collected.

Prior to the interview process each of 

the identified issues was considered 

in order to establish statements and 

questions that would be put to the 

participants to guide the discussion. It 

must be noted that although questions 

PARTICIPANT BACKGROUND / EXPERTISE

A Development Manager (energy sector)

B Development Planning (Government sector)

C
Various management positions within the property 

development field

D Project Management and Property Development

Table 3: Interview participants and their background/expertise



AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL   SEPTEMBER 2010   439

and statements were put forward 

throughout the interview, these were in 

no predetermined order and all of the 

interviews followed no set sequence. 

This was expected with an exploratory 

approach and much of the data collected 

was from general discussion which 

followed on from the introduction of 

the research and what is was seeking to 

answer. To analyse the data, categories 

relevant to the research question and 

objectives were then devised from 

common key words that came from 

both the interviews and the literature. 

Key phrases/sentences from the notes 

taken during the interviews were then 

added where relevant to the appropriate 

category. Saunders et al. (2000) describes 

this as a selective process where relevant 

data is highlighted and put into a more 

manageable and comprehendible form. 

From here, relationships between the 

data and the literature could be derived 

and conclusions drawn.

Results

The information gathered from the 

interview discussions showed that various 

techniques are employed to plan for 

and manage the projects undertaken 

within the pre-construction phases. 

These include budgeting, cost tracking, 

planning what resources are needed 

and assigning them to tasks, and setting 

target milestone dates for the completion 

of activities/phases. It was noted in the 

interviews that the participants also 

mentioned the importance of other 

project planning techniques such as 

setting project goals and objectives, and 

risk analysis, however only Participant 

D indicated that these practices/

techniques were formally adopted as 

part of the planning process. The same 

participant also indicated that formal 

project planning (documented in the 

form of a project plan) was beneficial as: 

information (including risks) was there 

for team members to see, everyone 

knew what needed to be done and who 

was responsible and informed decisions 

could then be made. The latter point was 

mentioned as one of the benefits of a 

project plan and the comment was made 

that “planning forces you to think about 

things”. Indeed, Participant A indicated 

that the process of getting information 

such as goals, objectives and resources on 

paper would be a “useful exercise”.

A common finding from the interview 

process was that stakeholders, 

relationships and their management were 

mentioned as an important point from 

all the participants. This came down to 

the fact that within the pre-construction 

phases, all of the participants indicated 

that they had to deal with third parties 

such as landowners, contractors and 

government agencies and this added 

risk and uncertainty to what they 

were trying to achieve. Further to this, 
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a common finding was that having 

to deal with third parties added a 

timeframe risk (in terms of delay) to 

their projects. Participant C commented 

that the timeframe was uncertain until 

the planning permit was obtained and 

further added that “it is only then [when 

the permit is obtained] that traditional 

project management techniques can be 

applied”. In terms of managing third-party 

relationships, Participant A commented 

that “relationship management is key to 

project management which developers 

should focus on more”. How this 

should be undertaken (relationship 

management) was not specifically 

mentioned by any of the participants, 

however Participant D indicated that 

communication with stakeholders was 

important and stakeholder management 

was an important part of project planning.

In general, discussion of project planning 

as a specific project management 

technique was generally confined to the 

Participant D (who also had a project 

management background) and more 

generalised information surrounding 

project planning was recorded from 

the other participants. Indeed, prior to 

any discussion taking place surrounding 

project planning, those participants 

related project planning to project 

scheduling (and Microsoft Project). During 

the discussion, Participant C felt that 

project management techniques were 

limited in the pre-construction phases 

(referring to uncertainty and not being 

able to know exactly when things would 

happen) and Participant A made the 

comment that “you can’t apply project 

planning [in the pre-construction phases] 

like if you were building a house”. It was 

also indicated from Participant C that 

experience will dictate how project 

planning is undertaken and unlike project 

scheduling, experience can’t be taught.

Discussion and conclusion

The information obtained from the 

interviews suggests that project planning 

practices within the pre-construction 

phases of the development process are 

present to some degree. However, these 

planning activities are, at their best, the 

minimum that one would expect of upper 

management in any project environment. 

It would also seem that they are 

undertaken as more of a natural planning 

requirement (to see a project proceed), 

rather than as a genuine attempt to 

formally plan for a project in a structured 

way; thereby increasing its chances of 

success. Indeed, all of the project planning 

authors agree that proper pre-project 

planning (as they discuss) will influence 

the success of a project. There is also 

general agreement from these authors 

as to what planning practices and 

techniques should be adopted; all of 

which are much more than what was 

mentioned by the interview participants. 

It was only Participant D (who had both 

a development and project management 

background) who adopted more project 

planning practices as part of his work 

practice in the pre-construction phases. 

This tends to indicate that outside of the 

project management profession, there is 

a limited view and knowledge as to what 

project planning entails. All of the other 

interview participants mainly associated 

project planning with scheduling and the 

sequencing of events. This was highlighted 

as an issue by PRINCE2 (2002) and 

Carmichael (2006) where even some of 

those within the project management 

profession do not see project planning for 

what it really is. Project scheduling is not 

mentioned by many of the authors in the 

pre-project planning literature (Sherif & 

Price, 1999; Gibson & Wang, 2001; Dvir et 

al. 2002). This clearly indicates that within 

the pre-construction phases, activity 

scheduling is not only what planning is 

about. The authors here (and the project 

planning authors in general) focus on 

planning as more of a project definition 

and information exercise where project 

goals, objectives and requirements are set. 

Risk is also identified and analysed against 

what the project is trying to achieve.

Some of the interview participants did 

acknowledge that setting project goals, 

objectives, and defining the project’s 

requirements were important. All of 

them acknowledged that uncertainty and 

risk were a large part of their projects 

(from a reliance on third parties and a 

timeframe perspective). It was only the 

Participant D however, who indicated that 

project goals, objectives and requirements 

are defined, and uncertainty and risk 

are analysed as part of a project plan. 

This was the exception and indeed, 

within the property development 

literature, there are only a few examples 

of authors acknowledging the need for 

project planning and decision making 

tools in the pre-construction phases 

(Waterhouse, 1991; Fisher & Collins, 

1999). This tends to indicate that 

the majority of those involved in the 

development process are unaware and/

or misguided as to what constitutes 

Many authors point 

out that the level 

of time and effort 

spent on pre-project 

planning, or the 

front-end phases, will 

directly influence the 

performance and 

success of a project ...



project planning as advocated within the 

project management body of knowledge. 

Indeed, there is even confusion amongst 

those in the project management field 

as to what project planning is all about. 

This could be a case of older project 

management practitioners still preaching 

the implementation approach to project 

management which is heavily focused 

on the construction phases of a project 

(and where project scheduling is more 

applicable). 

In recent times, the focus has shifted 

to managing the front-end of a project 

(Burke, 2006) and with this it can be 

argued that some project-management 

practitioners have not acknowledged 

or are unaware of the wider approach 

to project planning which has emerged. 

Thus, the same can quite easily be said of 

those within the development industry 

where the wider application of project 

planning has not developed. In relation 

to managing the front end of a project, 

a relationship approach to project 

management is also an emerging trend 

which seeks to add value to a project 

through stakeholder relationships. This of 

course involves some sort of planning. 

Relationships with stakeholders was 

emphasised by all the interviewees as 

being important to minimising the risks 

and uncertainties of dealing with third 

parties in a project. However stakeholder 

management was not undertaken by any 

of the participants as a formal project 

planning exercise (Participant D did 

acknowledge that it should form part of 

a project plan though). This suggests once 

again that there may be a limited view 

as to the project planning techniques 

that may be adopted within the pre-

construction phases. It could also suggest 

that developers are more inclined to 

base their decisions on experience rather 

than on information and research. Indeed, 

one of the participants did comment 

that experience is what counts for the 

most in property development, and 

further emphasised that unlike scheduling, 

experience can’t be taught. Of course, 

experience is something which planning 

on its own cannot provide, experience 

can only come with time. However 

project planning is much more than 

project scheduling as the findings suggest.

In conclusion, this research has identified 

that within the pre-construction phases 

of the property development process, 

project planning is not well advanced. 

Based on the emergent project 

management profession, there is a lack 

of knowledge within the development 

industry as to what project planning 

involves. Project planning is not only 

concerned with project scheduling. In the 

pre-construction phases of a project, the 

application of project planning practices 

and techniques are many and scheduling 

is not one of these. The pre-construction 

phases of a project’s lifecycle are quite 

similar to that of the pre-construction 

phases of the property development 

process. Hence, there is no reason why 

project planning techniques cannot be 

applied in the pre-construction phases 

of the property development process. If 

anything, the complexity, uncertainty and 

risk inherent to property development 

calls out for proper project planning to be 

undertaken. Such planning may improve 

relationships with external stakeholders, 

reduce uncertainty and risk, and provide 

information for informed decisions to be 

made; all of which increase the chance of 

project success.
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Abstract

The OECD states Australia’s housing is by 

far the most over-valued in the Western 

World. More than one million Australian 

households have housing costs which 

are unaffordable which reduces money 

available for other essentials such as 

food, health care and education. Without 

intervention the number of affected 

households is forecast to double by 2020. 

Government strategies increasingly focus 

on rental subsidy to assist low income 

households. This strategy has proved to 

be inadequate to meet the continuing 

growth in demand for affordable housing.

A new form of supply-led assistance is 

necessary.  Government funding is limited 

and so the focus is on the private sector, 

specifically institutional investors to offer 

a viable solution. An issue for institutional 

investment is the gap between the 

perceived risk-adjusted return from 

affordable rental housing and that of 

alternate low risk asset classes. This gap 

is known as the rental or finance gap. To 

bridge this gap a viable funding model 

needs to provide: an efficient structure 

to minimise the rental gap and lower 

the associated investment risk; whilst 

complying with current government 

policies.

This research compares and contrasts 

the five leading affordable rental housing 

funding models that are currently 

prominent in Australia. These funding 

models are:

 To assist in identifying a viable funding 

model interviews were completed 

of key stakeholders of the affordable 

housing sector, including institutional 

investors, representatives of local and 

state governments, developers and 

not-for-profit housing groups. QSR’s 

Nvivo software was used to analyse the 

stakeholders’ views using a qualitative 

grounded theory approach with the 

findings considered against existing 

housing affordability literature.

The research showed that investment 

in the housing affordability sector was 

primarily dependent on the current 

political environment. The “best” funding 

model was a secondary consideration. 

In the current economic and political 

climate, the “tax credit model” met the key 

requirements. This was later confirmed 
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subsequent to the research with the 

introduction of the National Rental 

Affordability Scheme.

A secondary finding of the research 

included that as institutional investors 

focus on both the return and associated 

risk, both real and perceived, improved 

information on the sector would result in 

a reduced perception of risk and raise the 

potential of achieving an attractive risk 

adjusted return. 

Background to the 
research

Housing affordability in Australia is 

currently at crisis levels. National Shelter 

(2007) stated that there are about  

15 per cent of Australian households in 

housing stress, representing approximately 

1.1 million households. One million of 

these households are classified as having 

a low to moderate income. Housing 

stress occurs when a household’s 

accommodation costs are unaffordable 

which reduces the money available for 

other essential expenditure such as food, 

health care, transport and education to 

an unacceptable level. Of the people 

suffering housing stress the highest 

proportion were occupants of private 

rental accommodation.

Privately owned rental housing represents 

85 per cent of the two million tenanted 

properties in Australia (Australian Bureau 

of Statistics 2006). However supply is 

weighted towards higher value inner 

suburban accommodation with the 

number of lower value dwellings declining 

as low cost housing is redeveloped, largely 

as a result of inner city gentrification 

(Cooper 2006; Kothari 2007). The 

inadequate supply of affordable rental 

housing has therefore been the result of 

market forces. 

Regardless of higher rentals, the private 

rental sector continues to accommodate 

a large portion of tenants due to an 

inadequate supply of public housing. The 

Australian Institute of Health and Welfare 

(2009) noted only 23,731 households 

were allocated public housing for the year 

to June 2008. Despite these placements 

a total of 177,652 households remained 

on public housing waiting lists. Some 

households have waited for 10 years 

to be allocated public housing (Kothari 

2007). 

The inadequate supply of public housing 

is a function of a shift in public housing 

assistance towards an increasing reliance 

on rent-based subsidies for eligible private 

tenants (Baxter & McDonald 2005). 

The result has been a reduction in the 

public housing stock of 30,000 dwellings 

between 1996 and 2004. (This situation 

is noted to have altered positively since 

the completion of the research was 

completed following the introduction 

of the Nation Building Stimulus Package 

which includes the construction of 20,000 

new social housing units (AIHW 2009).)

Wilkinson (2005) reports that since 
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Figure 1:  Australian Residential Rent and Disposable Income Movements: 1984 to 2005

Source: Housing Institute of Australia (2006)
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the 1980s, Australian governments had 

adopted a non-interventionist housing 

policy even when house prices were 

escalating faster than incomes.  The trend 

of declining affordability therefore appears 

likely to continue at its current pace. 

The combination of low vacancies and 

high demand has produced a period of 

strong rent growth and reduced rental 

affordability. Figure 1 compares the rate 

of Australian rental growth compared to 

disposable income for the period from 

December 1984 to December 2005.  

Figure 1 shows the extent that rent 

growth has exceeded disposable income 

growth. For the period December 2001 

to September 2005 rents grew by an 

average of 17 per cent per annum while 

disposable incomes only increased by  

4 per cent per annum for the same period. 

This period of low affordability is caused 

by the shortage of low-cost housing 

with some arguing the situation is not 

cyclical but structural (HIA 2007). Market 

intervention is therefore required to 

improve supply. 

Various funding models have been 

devised in order to improve the supply 

of affordable rental housing through 

attracting private investment. However 

there are numerous hurdles to attracting 

private investment into the sector, mainly 

the relatively low return.  The lower than 

market rental return results in a “Rental 

gap” (Yates 1994) or “Financing gap” as 

there is a gap between the rent return 

required by investors and that obtainable 

from affordable housing. Figure 2 

illustrates the “gap” theory for the Sydney 

property market. 

The market rental noted in Figure 2 

is the rate which is required to be 

paid on the open market to obtain 

adequate accommodation to meet the 

requirements of a specific household. 

Figure 2 also reveals the weekly rent from 

an affordable house in inner Sydney has a 

rent gap of $274 per week. The affordable 

rent is broadly determined as being  

30 per cent of a household’s gross income 

of $1,154 per week being the 2006 

Census median family income for Sydney. 

The rent gap is the difference between 

the affordable rental and the investors 

required rental. The rental rate required 

to encourage an investor is assumed to 

be 6 per cent of the market value of the 

property. An investors’ required rental 

is $125 per week above the current 

market rental which in turn is $149 a 

week above an affordable rental for a 
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The combination of low 
vacancies and high demand 

has produced a period of 
strong rent growth and 

reduced rental affordability.
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family on a given income. This rental gap 

needs to be “closed” before investors 

will agree to fund affordable housing. 

Many of the funding models analysed 

require a government subsidy to close 

this rental gap. At the time of the research 

no affordable rental housing funding 

model has been successful in attracting 

sustainable and significant institutional 

investment by meeting investors' income 

return requirements. 

There are further requirements for 

the successful implementation of 

an affordable housing model. These 

requirements are depicted in the Figure 3. 

Figure 3 indicates the range of 

requirements for a successful affordable 

housing investment scheme. Additionally 

it details the activities and interaction of 

the main stakeholders in the affordable 

housing sector. As there is ongoing debate 

over the most appropriate 

means to facilitate this scheme 

many of the above activities are 

not being fulfilled and therefore 

the sector remains in crisis.

A qualitative research method 

was used for the task of 

assessing the viability of the 

funding models. This method 

is a new approach for this 

area of study. The principles of 

grounded theory were adopted 

for the analysis of interviews 

of key industry stakeholders 

due to its potential to generate 

new theory grounded in 

experts’ views. The application 

of grounded theory to this 

area of study represents a 

contribution to the current body 

of knowledge. 

Key Features of the 
Affordable Housing 
Funding Models

Berry (2002) provides a broad method 

for distinguishing the funding models. 

Each of the funding models requires a 

means of financing. This financing means 

falls into two categories: debt and equity. 

A third category exists when there is 
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Figure 3:  The role of stakeholders in the Affordable Rental Housing Sector

Funding Model Financing Means Source of Finance

Consortium or Bonds Debt Sole Government involvement and liability

Public Private Partnership Debt / Equity

Debt is sourced from the private sector and equity is split between the 

government and the private partner through the public company structure, 

with private investor equity in the company

Not for Profit Housing Company Debt / Equity
Equity is provided by the government which allows for limited raising of 

debt from the private sector

Pooled or Listed Property Trust Equity
Equity is provided by private investors with government holding an equity 

interest

Tax Credit Equity Equity is solely from the private sector

Table 1:  Comparison of the Affordable Housing Funding Models Means of Financing
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a combination of both debt and equity. 

Considering each model’s means of 

financing identifies various features which 

are shown in Table 1.

Consideration of Table 1 identifies 

the Consortium or Bonds model as 

the only model with sole government 

involvement and therefore all the 

liability of the scheme rests with the 

government. At the other end of the 

financing spectrum, the Tax Credits model 

is the only model where the private 

sector is the sole source of finance and 

therefore accepts all of the risk with the 

provision of housing. The other models 

result in a sharing of the liability between 

government and the private sector.

Looking more closely at the detail of each 

model the Allen Group (2004) suggested 

a number of measures for categorising 

the funding models. These measures are 

grouped as follows:

- Risk allocations, borrowing costs, 

transaction costs and the base case 

which is representative of a broad 

spectrum of investors.

impact

- Taxation revenue clawbacks1 and 

displacement effects2

the economy and the housing market.

The above measures provide a thorough 

means for quantitatively assessing the 

models cost and benefits, however they 

do not consider the qualitative aspects 

of the schemes and the proposed 

stakeholders. Such qualitative aspects 

includes the attitude for acceptance of 

risk, either by the government or private 

investors, how the models fit with the 

government’s philosophy nor the risk 

associated with each model, such as 

the market it operates in. The Allen 

Group (2004) have not mentioned the 

aspects which impact upon the viability 

of the funding models. These aspects 

relate to their structure, risk sharing and 

stakeholders involved. Stakeholders are 

an important element as some of the 

partnerships may not be considered 

compatible. For example, the partnering 

of the state government and the private 

sector for the delivery of affordable 

housing are referred to as “an uneasy 

pairing” due to the apparent conflict 

of interests involved (Phillips 2006). 

An alternate means of categorising the 

main features for each of the models 

considered are included in Table 2

Considering the features for each model 

in Table 2 reveals the models which have 

acceptable features from a government’s 

perspective. In respect to the form of 

subsidy, only the Not for Profit and the 

Tax Credit models have limited liability 

which is highly desirable by governments 

however the Not for Profit model has 

a limited capacity to improve supply. 

On an efficiency basis, the Bonds model 

exceeds all other models on a cost to 

government of capital basis except it lacks 

the potential for private sector innovation 

to drive improved systems and housing 

standards delivery. On a funding source 

basis, the Bonds and the Tax Credits 

model are the only models which do 

not involve the government for funding. 

As for partnering, the Not for Profit 

model has the least potential for conflict 

as there is only one level of government 

involved, while the Pooled Fund model 

involves a listed vehicle with a not for 

profit manager which is considered to 

be incompatible. Most models use the 

private sector for housing provision and 

should benefit accordingly with only the 

Bonds model using a public authority 

whose reputation is marred by past public 

housing experiences and little experience 

beyond that sphere. 

On the grounds of the political 

philosophy most models, except for the 

Pooled Fund and Tax Credits models 

are discounted as they involve the 

government intervening in the markets 

operation by providing the housing assets. 

Figure: 4:  Consortium or Bonds Model



AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL   SEPTEMBER 2010   449

Features/Models Consortium or 

Bonds

Public Private 

Partnership

Pooled Fund Not-for-Profit 

Housing Company

Tax Credits

Subsidy form State Government 

issued debt 

with Federal 

guarantee and 

tax free interest. 

Unrestricted liability 

to government

Government 

guaranteed subsidy 

of rental return and 

Federal government 

accepts capital risk. 

Unrestricted liability 

government

Government 

subsidy to boost 

income return. 

Unrestricted liability 

to government

Initial State 

Government grant 

plus developer 

contributions and 

private funding. 

Limited liability to 

government

Tax concession. 

Limited liability to 

government.

Efficiency Lowest cost of 

capital due to high 

credit rating of 

government raises 

efficiency

Government 

involvement 

improves credit 

rating and lowers 

the cost of capital 

with strong private 

sector innovation 

potential 

High rate of return 

required due to 

listed environment 

raises costs. High 

private sector 

innovation potential

Lower costs from 

tax free status and 

low risk. Limited 

gearing and 

innovation potential

Use of housing 

authorities not 

for profit status 

raises efficiency 

with private sector 

innovation potential

Funding source Bond investors Publicly listed 

company 

investment, initially 

by government and 

private partner at 

high cost, then from 

equity investors

Publicly listed 

property trust 

investment with 

partial government 

investment

State government 

grants, private 

debt funding and 

developer levies for 

planning bonuses

Purchasers of 

dwellings with 

approved tax 

credits via private 

financiers

Partnering involved Federal and State 

Governments

Federal, State 

governments and 

private company 

or not for profit 

housing manager

Federal /State 

government with 

listed trust manager 

and not for profit 

housing manager

State with not 

for profit housing 

company 

Federal, and State 

governments with 

not for profit 

housing manager

Housing provider State authority Private company Private listed trust Not-for-Profit 

company

Private developers

Political philosophy 

consideration

Provision of assets 

is contrary to policy. 

Known model for 

infrastructure

Provision of assets 

is contrary to policy. 

Known model for 

infrastructure

Assistance of 

market supplied 

asset is appropriate. 

Known model for 

property.

Provision of assets 

is contrary to policy. 

Used by State 

government

Assistance of 

market supplied 

asset is appropriate. 

Model used 

overseas

Scale potential High as investor 

interest is strong

Moderate as 

project based 

model and not 

applicable to large 

scale roll out

High as easy to 

replicate and 

known model

Limited due to 

restricted funding 

sources and low 

private sector 

involvement

Moderate as 

complexity and 

compliance may 

restrict participation

Table 2:  Affordable Housing Funding Models: Key Features
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Some of the practical assumptions 

common to the models reviewed include; 

management by recognised affordable 

housing associations. These will be 

responsible for tenant selection.

associations would specify tenancy and 

maintenance standards plus incentives 

for excellence.

will be low as the lower rental will 

attract a higher demand. This will have 

an impact upon the rental revenue

(Allen Group 2004). 

Estimates of cost-effectiveness

According to the Allen Group (2004) 

the Bonds model was the lowest cost 

option followed by the Tax Credits 

model and the Partnerships model. It 

is expected the Pooled Fund and the 

Not-for-Profit models represent reduced 

cost effectiveness, although these models 

were not assessed by the Allen Group. 

This lower cost effectiveness is thought 

to arise from the high rate of return 

required to operate in a listed property 

trust environment for the Pooled Fund 

model necessitating a higher subsidy 

(Berry et al. 2004). The Not-for Profit 

Housing company model involves 

large upfront costs to the government 

and limited private debt funding. The 

Not-for-Profit companies also depend 

heavily upon Government annual grants 

to compliment their rent revenue 

(Milligan et al. 2004). The Not-for-Profit 

model nevertheless benefits from a 

tax free status which improves its cost 

effectiveness (Cartwright et al. 2006).  

The Bonds model has the lowest 

financing gap, followed by the Tax Credits 

model and the Partnership model. 

All three models have a net financing 

gap range between 3% and 4% as a 

percentage of the property value (Allen 

Group 2004). The financing gap is the 

difference between the derived return 

from the property when provided by the 

relevant fund model and the required 

rate of return of investors. Overcoming 

this financing gap is likely to be a key 

aspect of any funding model adopted in 

Australia. 

On a net subsidy cost in dollars per 

household assisted per annum, the same 

Figure 5:  Public Private Partnership Model

Figure 6:  Pooled Fund or Listed Property Trust Model
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order of effectiveness of the models 

applies as above; the Bonds model, 

followed by the Tax Credit model and 

the Partnerships model. The amount of 

net subsidy per household required for 

each of these three models ranges from 

$5,000 to $8,000 per annum. This cost to 

government is reduced due to taxation 

revenues from the investment of around 

$1,300 per annum for the Bonds model 

(Allen Group 2004). 

As the cost effectiveness of the Pooled 

and Not-for-Profit models are lower 

the financing gap and net subsidy per 

household per annum is expected to be 

higher than the other models assessed by 

the Allen Group. The comparison shows 

that none of the reviewed models satisfy 

all criteria. This produces the necessity of 

identifying which facets of the models are 

predominant to stakeholders. 

As all models produce a sufficient return, 

attention must focus on which risk or 

other stakeholder requirements are vital 

in determining a model’s viability. 

Summary of Funding 
Model Research

All of the funding models were noted 

to require a government subsidy with 

variation occurring as to how it was 

treated, the determinants which gave 

Figure 7:  State Government Not-for-Profit Housing Company Model

Figure 8:  Tax Credits Model

rise to the need for and the quantum 

of the subsidy. The variation arose from 

the differing structures and participants 

involved in the funding and housing 

provision process. The treatment of risk 

was a key determinant for the amount of 

the subsidy required. 

For all the models reviewed the provision 

of a relevant subsidy is sufficient to 

produce an attractive return to 

institutional investors. Berry and Hall 

(2002) states that institutional investors 

need a suitable investment or asset class 

to provide the opportunity for large scale 

investment and that the Bonds, PPP and 

Not-for-Profit Housing company models 

achieve this goal. The Tax Credits and 

Pooled Fund models also achieve this 

end (Allen Group 2004). The models do 

not vary on this critical point, although 

the Not-for-Profit model has a reduced 

return. It is the means of achieving the 

acceptable return and the potential for 

providing for a volume of finance which 

varies between models. Each model has 

attractive elements, such as government 

bond security (Bonds), or a model which 
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has been implemented successfully 

overseas (Tax Credits), or a model which 

is well known to domestic markets 

and readily adopted (Pooled Funds) 

and appeals to different sections of the 

investment community and government. 

While Berry and Hall (2002) refers to 

the Bond, PPP and Not-for-Profit models 

as all being viable, it is this similarity of 

the models which causes the dilemma of 

which model is most viable.

The ‘best’ model as determined from 

a financial assessment was the Bonds 

model, followed by the Partnership, 

Tax Credit, Pooled Fund and Not-for-

Profit models. This determination was 

based upon the cost effectiveness and 

the ability of being able to address the 

need of providing a significant amount of 

affordable housing. Basing the feasibility 

and viability of a model solely on the level 

of cost effectiveness was seen to lack 

account of other important factors, such 

as the political appropriateness of the 

schemes. It is suggested that viability goes 

beyond what could ‘work’ to consider 

which model provides the best fit to 

the current circumstances and the main 

determinants which government’ and 

investment communities’ decisions hinge 

on. 

These other factors are considered 

crucial in terms of providing a clearer 

understanding of what is the most 

viable funding model for affordable 

rental housing in the current Australian 

marketplace. The need for identification 

of the predominant requirements 

of stakeholders, apart from return, 

for a model to be viable is therefore 

considered essential.

Conclusions 

Affordable Housing Funding 
Models

The prime finding of this research was 

identifying the criteria which indicate 

the funding model that would be viable 

in this current political and economic 

environment. Beer, Kearin and Pieters 

(2007, p. 13) provided a useful guide to 

undertaking this task:

 “The implementation of policies relating 

to housing affordability in Australia must 

be examined with reference to the 

impact of neoliberalism, the history of 

housing policy and the welfare state in 

Australia, and the relationship between 

the three tiers of government.”

The factors mentioned by above were 

considered with the results showing that 

the funding models all have positive and 

negative attributes when considering 

their qualification as a viable funding 

option. However the Tax Credit model 

is the only model which satisfies all key 

criteria.  Dodson (2006) argues that 

neoliberalism, to which current Australian 

political parties adhere, seeks to produce 

an environment where the individual 

takes responsibility for their own well 

being. Therefore the funding model which 

assists individuals to supply affordable 

housing is favoured. Only the Tax Credit 

model, based on the US model, achieves 

that end, as the other models include the 

supply of housing by institutions. 

The Tax Credit model is known to work 

well in the US which gives the Australian 

government comfort regarding the 

policy. Beer, Kearin and Pieters (2007) 

notes that borrowing international 

policies is a hallmark of neo liberalism. 

Inclusionary zoning which was used in 

the UK prior its adoption by the NSW 

State government is an example. This 

characteristic of borrowing policies points 

to either the use of the Not-for-Profit 

housing company model used in the UK 

or the Low Income Housing Tax Credit 

(LIHTC) model used in the US. The PPP 

funding model also has the advantage of 
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being a proven method due to it having 

been used extensively in Australia for 

infrastructure provision. Notwithstanding 

Susilawati and Armitage (2004) state that 

“many (affordable housing) stakeholders 

hold doubts about the specious 

attractions of such (PPP) models.” 

Berry and Hall (2002) supports the 

consideration of past governments’ 

housing policy to identify the preferred 

funding option (Beer, Kearins & Pieters 

2007), stating:

 “Options that cut across or contradict 

well-established policy directions are 

unlikely to be introduced in the short to 

medium term.”

The long-term shift away from housing 

provision is clear with the focus of 

Federal Government rental housing 

policy on Rental Assistance to encourage 

private housing provision. Therefore 

regardless of the Bonds model being 

highly rated in a number of areas as 

shown in Table 2, particularly the efficient 

provision of housing, other means of 

assistance will dominate the government’s 

decision which does not involve direct 

government housing provision. Such 

means include tax concessions rather 

than direct expenditure, as they offer 

the government lower risk alternatives 

(Wilson & Turnbull 2000).  From a tax 

concession basis, of the readily scalable 

models, which excludes the Not for Profit 

Housing Company model, only the Tax 

Credit model satisfies this criteria. 

The research identifies the need to 

consider the risk which the model adds 

to the process and how the model 

treats the existing risks. One local 

government respondent identified the 

counterproductive activity of the state 

government toward affordable housing. 

Another local government respondent 

provided evidence of where the state 

government had repeatedly reneged on 

policies regarding affordable housing and 

planning policies in general. Berry (2000) 

refers to the conflicts between the state 

and federal governments, while Flood 

(2003) identifies government bureaucracy 

as difficult to operate with and doubts 

whether it could act efficiently or in a 

co-ordinated manner. Randolph (2000) 

confirms these inefficiency was evidenced 

by the lengthy time taken to reach the 

contract stage for the redevelopment 

of the Bonnyrigg housing estate.  These 

elements present as significant risk 

factors for a funding model which is 

required to operate efficiently. Examining 

the relationships between the tiers of 

government, any model which relies 

upon the acceptance of risk by the state 

government and an efficient partnership 

between federal and state governments 

or state and local governments will be 

viewed as difficult to operate. Risk is seen 

as a strong deterrent to government 

which one respondent referred broadly 

to as the “risk-averse world” in which 

local government operated in. A state 

government respondent noted the 

reason why the NSW State Government 

did not like the Bond model was that it 

required them accepting the risk. Such 

government risk aversion benefits the 

PPP, Pooled Fund and Tax Credits model 

as the risk is not passed to the state 

governments. 

A final financial consideration of 

governments’ aversion is the risk of 

budget blow-outs, which leaves the Tax 

Credit model as the most favoured. 

The Allen Group (2004) state there 

are two means of lowering investor risk 

which come at a cost to government; 

subsidising the yield or a capital 

guarantee. Both costs present as a 

disincentive to government however 

a capital guarantee is the greater. The 

liability or risk responsibility varies across 

the models as shown in Table 1. Only the 

Tax Credit model involves no exposure 

to government, aside from the subsidy 

funding, as equity or ownership of the 

scheme is entirely with the private sector. 

Ranking the models in terms of cost 

to the government, the Bonds model 

followed by the Tax Credits model and 

then the PPP model have the lowest cost. 

The Not for Profit housing company 

model has large initial upfront costs and 

the Pooled Fund operating environment 

requires a higher subsidy to match the 

yields of the listed property trust market. 

The Bonds model has the lowest rental 

or financing gap followed again by the 

Tax Credits and PPP models, all with 

a gap of about 3 to 4 percent  of the 

value of the property (Allen Group 

2004). Ranking the models according to 

the net subsidy cost has the same result 

with the Bonds model having the lowest 

cost (Allen Group 2004). In summary, 

the Tax Credit model has the benefit of 

meeting government requirements at an 

acceptable cost.

The inadequacy of 

the governments’ 

financial commitment 

to the affordable 

housing sector on all 

jurisdictional levels is 

the key reason that 

none of these funding 

models studied had 

been adopted at the 

time of the research.
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Research Summary

This research was expected to locate 

weaknesses in the models which 

rendered them unworkable and hence 

did not evoke support from government. 

The reasons which made the models 

unworkable were expected to be the 

inability to address the requirements of 

the investment community. However 

what was found was the models could 

all be successfully implemented if 

government provided an appropriate 

subsidy. The benefits of providing 

a subsidy were obvious, substantial 

and meaningful. The extent of these 

benefits raised questions regarding 

the government’s motivations despite 

their rhetoric which proclaimed they 

were interested in assisting, and had 

a clear mandate, to provide for the 

people’s housing needs, especially 

the less fortunate. Such statements 

were supported by the existence of 

government departments, both state and 

federal, set up to assist affordable housing, 

yet supply was slow and inconsequential 

compared to the need.  Investors and 

government alike focused solely on the 

rental gap pointing to the shortfall in 

the investment return as the reason for 

the lack of investment. A more critical 

consideration was that the investment 

return failed to provide sufficient 

compensation for institutional investors 

relative to the perceived risks involved. 

As a result, supply remained limited. The 

inadequacy of the governments’ financial 

commitment to the affordable housing 

sector on all jurisdictional levels is the key 

reason that none of these funding models 

studied had been adopted at the time of 

the research. 

The existence of numerous feasible 

funding models supports the idea that the 

problem is one of devising a model which 

generates a return from an inherently low 

yielding asset in order to attract private 

investment. The true reason for this 

lack of investment activity is suspected 

to involve a consideration of what 

government prefers. 

The normative theory of social choice 

includes the idea that the result of the 

operation of the social process is the 

socially most preferred option (Asher 

& Midwest Political Science Association 

(U.S.) 1984). On this premise it could 

be thought that the current affordable 

rental housing problem has occurred 

either as a result of society’s intent to not 

be involved in a solution or because of 

society’s lack of knowledge of the sector’s 

need.

The research showed that the reason 

why none of these funding models had 

not been adopted was not because of 

their failure to provide a suitable vehicle 

which was acceptable to government 

but for other reasons. One of the main 

reasons was there has been no political 

will to significantly intervene in this 

sector to try and address the problem. 

The recent National Rental Affordability 

Scheme may yet prove there is now 

some political will. However as this 

scheme is yet to generate significant 

institutional investment into the sector, 

the degree of government will is still open 

for speculation.

In the interim and to avoid the associated 

risks which accompany government 

involvement, it is suggested that a solution 

which involves working within the current 

political and economic environment be 

developed to encourage and support 

private investment in the affordable rental 

housing sector. 
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REALTREALT
General overview

The valuation of a child care centre is a 

complex one that should be undertaken 

only by those experienced in the industry. 

Like most specialised valuations, market 

knowledge and evidence is critical and 

it should not be underestimated how 

difficult it can be to secure suitable 

market sales and leasing evidence.

The child care industry within Australia 

has experienced an interesting 10 to 15 

years. Most recently with the demise of 

the ABC empire but with a potentially 

larger influence being the involvement 

of the various Government structures 

and the support they provide to centre 

owners and operators and the families 

that have children within recognised care.

Various studies, both domestically 

and internationally have identified 

the experiences in the first five years 

of a child’s life as being critical in the 

development throughout its school 

life and into adulthood. What makes 

this even more interesting is that the 

majority of carers within the industry are 

generally under the age of 24 who are 

charged with the highest level of care for 

young children. In recent years increasing 

pressures from parents, and as a by-

product the legal industry in the form of 

Apprehended Violence Orders, have seen 

a great deal of responsibility put on young 

shoulders.

The next two to four years are likely 

to be interesting ones for the industry, 

particularly in light of the sale of 698 

former ABC child care centres to a non-

profit group. This group will now be in 

control of nearly 700 leasehold centres 

in Australia or approximately 62% of the 

former 1186 former ABC controlled 

centres throughout Australia including 

both leasehold and freehold facilities. 

When considering just leasehold facilities 

then this ratio will obviously increase. 

The question will then be how will a 

non-profit group, which by their own 

estimates will receive approximately  

$21 million per year in payroll tax 

exemptions, impact on established, 

private facilities that may not receive the 

same level of tax exemption. Personally I 

struggle to see how this new group will 

be any less dominating within the child 

care centre industry than was ABC – they 

certainly will have a total holding that is 

far greater than any other provider or 

group within the country with a stated 

view of expansion.

I will qualify this statement to a degree 

by saying that it may not be a bad 

thing for the industry as it will provide 

some form of stability after two years 

of great instability while this new group 

has guaranteed existing employee 

entitlements. 

The industry will be an interesting one 

to follow in the following years with 

many operators reporting that they are 

experiencing falling occupancy levels. 

This was, in part, generated by a range of 

issues but largely driven by a perception 

of great profits (maybe perpetuated 

by the expansion of ABC which would 

seem to have been achieved, in part, by 

massive debt), banks appearing to be 

willing to lend on just about any form 

of development, media and government 

reporting of a dramatic shortage of 

spaces within the sector and developers 

keen to develop as theirs was a general 

belief that ABC was the end buyer of any 

product.

REAL TIMEREAL TIME

By Darren Trivett (AAPI/CPV)By Darren Trivett (AAPI/CPV)
Articles published in the Real Time section aim to generate debate within the 

property professions. The views expressed are those of the author. Additional 

contributions to the debate (articles, Letters to the Editor etc) are welcome.
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As history has shown us there are a wide 

range of factors that influence the success 

or otherwise of a child care centre which 

can make the valuation process extremely 

difficult, particularly as traditional 

“benchmarking” is hard to quantify.

The appeal of the industry over the 

course of the last 10 years and into the 

foreseeable future has been the level of 

Government financial support and this 

is likely to see the industry remaining 

popular with a range of operators and 

investors. It is one that will come under 

continued pressure from wage increases, 

occupancy levels, fee structures and now 

the presence of a massive new non-profit 

competitor.

The underlying strength of the industry 

is the support the Federal Government 

has provided over the course of the 

past 10 years which would appear set to 

continue for the coming years. On the 

other hand, recent announcements from 

both the federal and state governments, 

which include increased staff numbers in 

the rooms and qualification requirements, 

is likely to place substantial financial 

pressures on centres as they are 

implemented from 2012.

ABC – The rise and fall

This was, in a word, stunning. Stunning 

in the way the company grew from a 

modest beginning in 1988 (the first 

centre was an old church) to an equally 

stunning downfall in 2007. 

The obvious question is: was ABC 

“broken”? 

I don’t believe so, however I will qualify 

this by saying I am referring to the child 

care centre business of ABC only and not 

the corporate management or governance 

of the company. 

It is reasonable to assume that is was 

a solid business if comments from the 

chairman of the new purchaser are a 

guide, when he stated at the time the 

deal for the purchase of 698 former 

leasehold ABC child care centres that 

the group was nearly at break-even. A 

solid position if you consider that in the 

first months of receivership it was widely 

reported that centres would close, and 

the obvious concern this would have 

raised in the minds of parents.

Having regard to the level of debt the 

company was reported to be carrying, a 

large number of the centres would have 

been valued. Accordingly it is reasonable 

to assume that they were a reasonable 

business which was reflected in lenders 

extending facilities to ABC.

It seems obvious, based on comments 

from different sources, that a number 

of issues are likely to have contributed 

to the downfall of the ABC empire, but 

I am yet to be convinced that a major 

influence was how the individual centres 

were established or operated by the 

centre directors and staff. Issues which I 

believe in part, include:

the words of the new chairman of 

GoodStart, “We have no shareholders 

to feed – that’s a great start.”;

companies need to show an increasing 

bottom line to ensure that their 

shareholders see value in their 

investment;
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to have generated significant funds 

which may have seen the company 

grow at a rate that it may not have 

been able to achieve if it remained in 

private ownership;

was carrying an enormous level of 

debt which must have placed pressure 

on the viability of the company;

ABC expanded in part by acquiring 

competitors, both domestically and 

internationally. As such, it is reasonable 

to assume that as a by-product of 

these acquisitions they acquired 

centres that did not fit their corporate 

profile or were in locations that were 

already well serviced by centres 

including existing ABC centres; and

of centres have been developed over 

the last 10 years following the support 

by the Federal Government which 

allowed many to enter the industry or 

expand their footprint. 

A snapshot of ABC

child care facilities with more than 2200 centres worldwide and more than 1100 

in Australia;

known as the “National Institute of Early Childhood Education”;

centres and move the child care payments from the centres directly to the 

families;

increased to 192 centres;

Australia which effectively doubled the number of centres under the control of 

ABC;

Learning Centre Group which operated more than 460 centres through the 

USA. At the end of this year they also acquired Children’s Courtyard which 

provided a further 74 centres to their portfolio;

adding another 46 centres;

acquired Hutchison’s Childcare Services while they expanded their holding in 

the UK by purchasing the Leapfrog Nursery group which added a further 88 

centres to the group and made them the largest provider of child care services 

within the UK;

gave the company a further 50 centres within the US.

This timeline shows the staggering expansion of a Company that in 1988 started 

life by operating a single centre within an old church to becoming the world’s 

largest provider of child care. 
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What makes a good 
child care centre?

Ten years ago the old adage “Position, 

Position, Position” was the driver for what 

was to be considered a good centre. 

Now it is all about “Staff, Staff, Staff ”. If 

parents had a concern about  the quality 

of care for their most important asset 

then the obvious outcome would be to 

seek alternative care in another centre.

Staff are expected to be carers, educators 

and disciplinarians and it is critical to 

establish, firstly a director with a solid 

knowledge of the industry and the ability 

to manage a team that comprises often 

young staff who are dealing with highly 

stressful issues. Think for a moment if you 

had to deal with some of the following:

towards each other or speaking in 

a completely inappropriate manner 

towards staff – the language a five-

year-old can use towards an adult is 

truly amazing;

employment and telling you they are 

unhappy with the way you are dealing 

with their child;

Violence Order turning up at your 

office demanding to see one of your 

staff, often acting in a violent and 

threatening manner;

serious allergy and a food to which 

they are allergic is brought into the 

centre;

as swine flu and how this should be 

managed; and

regulations.

These are only some of the unusual and 

varying issues that staff have to deal with 

on a daily basis.

Room layout and licence numbers are 

other variables that require careful 

management.

If you speak to a room of child care 

operators they will all have different 

opinions on what makes a good child 

care centre.

Some will swear that you need a 

nursery while others will be equally 

determined that they are a loss maker 

and unnecessary. 

As an example, take a 12-week-old 

baby in care for five days a week for 48 

weeks a year (full time working parents) 

@ $68 per day = $16,320 per annum. 

Keep in mind that this is a net amount 

with a parent having to earn an excess 

of $20,000 in gross wages to pay for this 

one baby. It is important to remember 

that this is before any subsidies a parent 

may be able to claim through the various 

government rebates.

The difficulty for an operator is that a 

nursery generally caters for eight babies 

under a single licence and the staff ratio 

is 1:4. In comparison, take the older 

preschool room where room capacity is 

around 24 children with a staffing ratio 

of 1:12. 

In general, centres operate on a single 

licence capacity but can operate as 

double centres depending on a range of 

issues. The most common licence is 75 

places while room configuration can be 

on the following basis:

to school age

months to school age

Ultimately, the dynamics of a successful 

child care centre has changed. Staff 

will largely determine the success or 

otherwise of a centre. Parents talk at 

sporting carnivals, school concerts, 

tuckshop, etc and you can guarantee they 

will be quick to discuss issues that are 

damaging to a centre before they will tell 

you how good their experiences have 

been.

Overall, passion, professionalism and 

leadership will determine whether a 

centre is successful. The challenge for the 

valuer is to try to decipher the hints that 

will allow them to determine if the centre 

is a long term viable business. A profit 

and loss statement will tell you part of 

the story but the site inspection and the 

questions asked will tell you much more.

GoodStart

A group of non-profit organisations, 

including Mission Australia, has acquired 

698 leasehold centres through the “ABC 

1” offering. In total, Mission Australia 

will have involvement in more than 700 

leasehold centres throughout Australia 

with non-profit centres now reported to 

control approximately 40% of the child 

care centres within Australia.

I will reserve my judgement on whether 

this will be good for the industry, however 

it is a little difficult to see how it is much 

different from some of the criticism 

levelled at ABC which was that one 

group had too much control within a 

single industry.

The deal however guarantees the 

entitlements of the existing staff, a 

significant positive for an industry that is 

generally regarded as being at the lower 

end of the pay scale. This will no doubt 

give a great deal of confidence to what is 

obviously a loyal staff base together with 

giving the parents of children attending 

those centres peace of mind knowing 

that those they trust with the care of 

their children will continue to do so.

Little information is available and I think 

the balance of 2010 will be a bit of a wait 

and see situation. 





Nonetheless, the feedback I have received 

to date from owners and centre directors 

is one of general concern, not only that 

there is a feeling that they now have 

another large player replacing a former 

large player, but concern in how the 

$21 million in tax exemptions will be 

distributed back into the business.

I remain hopeful that this new group 

will be respectful of those already in the 

marketplace and the hard work that 

these “private” centres have undertaken 

already. I remain confident that all will 

work for the betterment of the industry 

with a clear understanding that the 

welfare of children is the ultimate goal.

The business  
of child care

In general, most people would recognise 

a child care centre as providing daily 

care for children from birth to school 

age in what is referred to as a Long Day 

Care facility. The most recognisable of 

these have been the ABC Centres with a 

distinctive street presence and an equally 

distinctive owner. 

One of the main issues to recognise is 

that care for these young lives is generally 

undertaken by women under the age 

of 24 in an industry which is generally 

considered to be at the lower end of the 

pay scale. My experience over the course 

of the past 10 to 15 years has been that 

those carers within the industry are there 

not for money but for a genuine care for 

the wellbeing of the children.

What has appeared over the last 10 

years, in my view, has been that the 

behaviour of some children is at times 

challenging for their carers and it is clear, 

not all children are little angels. Over 

the course of recent years the attitude 

has changed from “what is wrong with 

this child?” to “what can I do to help this 

child”? 

This has been a major change in attitude 

of the carers and industry participants 

and recognition of the importance of the 

first five years of a child’s life. The industry, 

together with government, has worked 

hard to establish business practices to 

enhance the quality of care received by all 

children under supervision.

Quite obviously, all participants within 

the industry have a duty of care to the 

wellbeing of children within a child care 

facility however none more so than 

those charged with the daily care of the 

children. A failure of this care, no matter 

how minor, could have dire consequences. 

Some of the issues that these young 

carers have had to deal with in recent 

years have included:

have become more prominent in 

recent years;

potential cases;

the difficulty in staying on top of what 

is a constantly changing playing field;

seen parents become particularly 

demanding over the most minor of 

issues and they will gladly take it out 

on those caring for their children; 

be in the form of just generally bad 

behaviour, violence towards other 

children or even the carers and 

exceptionally poor language;

domestic violence. It has become 

more common for Apprehended 

Violence Orders to be on the back 

of say a storeroom door. These young 

carers are expected to deal with these 

potentially volatile issues together with 

the pressures of a “normal” day.

As a general observation, a child care 

centre will be licenced for 75 children 

in say a five-room configuration. Ideally 

a freehold going concern centre would 

need to be operating at an occupancy 

of say at least 75% and more preferably 
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80%+. The obvious concern with a low 

occupancy is the potential for an erosion 

of the care that can be offered.

As an overview, child care is unlike any 

other industry in Australia. The income 

and underlying profit is generated solely 

from the care of young children, generally 

administered by young adults. It is an 

industry that is supported heavily by 

government, however is also burdened by 

increasing legislative requirements.

As can be seen from the experience of 

ABC and the subsequent receivership, 

it is one that can be influenced by 

public comment and perception which 

ultimately can see the occupancy levels 

decrease dramatically and quickly.

Issues for valuers

The first issue should be “do you have 

the necessary experience to accept the 

instructions to undertake the valuation”. 

Very little evidence will be sourced from 

the normal data providers that a valuer 

may use. Sales evidence is generally tightly 

held by the selling agent and property 

owner and if you do not have a solid and 

respected relationship with the agents 

within the industry then it is almost 

impossible to undertake the valuation.

It is then necessary to determine what 

you are valuing. 

Last year we declined instructions on 

at least five centres after discussing our 

initial brief with the clients. In one instance 

I had one client telling me in great detail 

of what they wanted, which seemed to 

be a going concern valuation (still not 

sure though after 20 minutes). Ultimately 

my decision was made when they advised 

“surely you just add the land and buildings 

together and that is the value of the 

business”. Unfortunately they are not all 

that easy to identify.

The instructions are accepted so what 

are you valuing?

When I first started valuing centres in the 

1990s you wanted to see a centre on a 

main road, next to the primary school 

and enjoying a high level of exposure. 

Now it is not so clear cut. My belief is 

now it is all about the staff. I have recently 

valued 20 centres for the one group and 

the staff appeared to be outstanding. 

The way they interacted and spoke to 

the children seemed to be of the highest 

order. The children were settled and 

when the need to speak to a child arose 

I watched as the carer took the time 

to speak quietly and at eye level with 

the child and the responses were very 

positive. 

Over the past 10 years I have come to 

appreciate that the valuation of a child 

care centre starts with your perception 

or feel of how the centre is operated. 

Obviously any change in the staffing 

dynamics can dramatically alter the 

performance of a centre, however how 

the centre feels at the time of inspection 

remains an important factor and that only 

comes with experience.

I am certain that most operators would 

say word of mouth and reputation 

generates most of their business. 

Remember, we are dealing with parents 

who are at the tuckshop, school plays, 

school sporting carnivals, weekend sport, 

birthday parties, etc and they will be 

quick with a negative comment. 

Room configuration is a term often used 

and refers to the number of activity 

rooms in which the children are cared for, 

while there will be ancillary areas such as 

reception, toilets, kitchens, etc. The most 

common room configuration under a 

single 74/75 place licence is either four or 

five rooms. A centre can operate under a 

“double” licence and there is no standard 

for this. We have seen double centres 

offering 2 x 75 place licences while 

another has been based on 2 x 58 places.

Once you have completed the inspection 

you will need to “drill” into the Profit & 

Loss Statements. Like any going concern 

valuation you would like to have at least 

three years of trading performance, 

something that continues to be difficult to 

obtain within the industry. 

Many industries use “benchmarking” when 

considering the expenses a business 

incurs, however this can be extremely 

difficult in child care centres as so many 

factors can impact on the profitability or 

otherwise.

Generally we like to see wages sit at a 

certain level, and if it is a leasehold centre 

we have an idea where we like the rent 

to sit and then ultimately we like to see 

the Net Operating Profit to reflect a 

certain percentage range. In between 

there is a wide and varied list of expense 

items a centre may incur and it your 

responsibility to determine whether these 

are justifiable. 

Very little evidence will be 

sourced from the normal 

data providers that a valuer 

may use. Sales evidence is 

generally tightly held by the 

selling agent and property 

owner and if you do not 

have a solid and respected 

relationship with the agents 

within the industry then 

it is almost impossible to 

undertake the valuation.
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Outside of Gross Income, wages are 

likely to be the most critical component 

in the viability of a child care centre. 

Wages can make up anywhere between 

40% and 60% of the total expenses 

for an operational centre on a going 

concern basis. We have been presented 

with financial statements for a centre 

showing a wages component of 42% 

which we thought should have been 

at least at 50%. Once we dug a little 

deeper it became evident that a number 

of the owner’s relatives were working 

in the business but not shown in the 

figures provided. 

Occupancy rates are another issue to 

be considered. You will need to run an 

income check to see if the Gross Income 

represented in the financial statements 

as provided is one that is achievable 

based on the occupancy and room rates 

provided. While not completely accurate 

it provides a good start in determining 

the initial position of the business.

The implementation of Prep Year in state 

government schools, which is free, has 

further clouded the occupancy position 

of a centre. 

Child care is an industry where a valuer 

must be able to not only read a Profit 

and Loss Statement but also the business 

at the time of inspection. Understand 

how the centre feels, do the children 

look settled and entertained, how do the 

staff interact, where and what is the level 

of competition. These are only some 

of the issues, and as can be evidenced 

over the course of the past two years 

(ABC and government regulations) the 

valuation of a child care centre can be 

fraught with danger.

There are a number of scenarios to 

consider when valuing a child care 

centre, however most will centre on the 

assessment of a yield against the Net 

Operating Profit.

Like most going concern valuations it will 

often be necessary to make adjustments 

or consider expense items as “add-

backs” before determining the final 

trading position of any particular centre. 

Like the bulk of the non-residential 

property market in Australia, yields have 

generally been softening over the course 

of the past two years.

Like all “investment” property the yield 

achieved can be heavily influenced 

by the land content together with 

the rental component in the case of 

leasehold centres. Newly developing 

regions obviously see an increased level 

of development in centres, driven by 

an expanding population base and a 

perceived low buy-in price for the land 

component. The difficulty in those areas 

closer to established, major business 

precincts is that often these areas are 

developed with higher density residential 

holdings and land availability, particularly 

say 2000 square metres required for a 

modest child care centre, one is rare and 

two is expensive.

While the market will look at a return 

on income, lenders can also put 

considerable weight on a dollar rate 

per licenced place. This is a widely 

varying number and one that can only 

be considered on an individual basis 

and then must also be considered in 

conjunction with the overall real estate 

holding.

In recent times we have seen more and 

more sales of freehold going concern 

operations being sold with two contracts 

of sale. Generally a price is agreed for 

the overall operation and then the 

contracts will be prepared, one for the 

leasehold interest in the business and the 

other for the real estate holdings.
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Industry strengths and 
weaknesses

The most obvious strength, and some 

would say weakness as well, is the level of 

government financial support provided 

to the industry. In general, many centres 

would show approximately 50% of their 

income being from government rebates 

and obviously, if the government was to 

withdraw or reduce its support then it is 

reasonable to assume that the occupancy 

levels and profitability of a centre may 

also reduce.

This being said, it is considered unlikely 

that the government would seek to 

diminish the level of support it provides 

to the industry, particularly in light of the 

recently announced changes to staffing 

ratios that will start to take effect in the 

coming years.

The demise of ABC gave the government 

and the market the perfect opportunity 

to see more diversification within the 

ownership structures of child care centres 

throughout Australia.

The sale of former leasehold ABC centres 

has seen one group reportedly in control 

of in excess of 700 leasehold centres 

throughout Australia. Many within the 

industry will have some reservations in 

relation to this level of ownership on the 

back of ABC, however the guaranteeing 

of staff entitlements was obviously a 

major consideration for the government 

and receivers. 

The increasing awareness of parents 

of the quality of care that should be 

expected from a child care centre and 

thus creating a more “educated” staff has 

also enhanced the overall operational 

position of centres. 

The industry has also acknowledged the 

importance of providing a nutritional 

menu in those centres offering daily 

meals. We have seen the old meat pies 

and sausage rolls replaced by fresh fruit 

and more rounded meals. 

The industry has matured over the years 

but it has certainly gotten far harder as 

well. Parents seem more difficult and 

challenging, children can tend to be more 

demanding, staff remuneration remains at 

the lower end of expectations, continued 

development of centres has created an 

over-supply in certain areas. Increased 

legislative requirements will also continue 

to place pressure on centre owners while 

wages growth will see fees increase in the 

coming years.

Conclusion

Overall, the next two to five years are 

likely to be increasingly difficult for the 

industry and will include among other 

things:

who receives significant payroll tax 

exemptions;

which will need to be passed on to the 

parents, in at least the privately owned 

centres;

us, no matter what, someone will build 

a new centre in an area with little 

capacity for further places;

as swine flu outbreaks and the 

enforcement of AVOs.

The demise of ABC is obviously the issue 

that has had the greatest impact on the 

industry over the course of the past two 

years. I am of the belief that the business 

model was sound, which would seem 

to have been confirmed by statements 

from the new chairman of the GoodStart 

group, however I am less confident in 

the corporate model and the expansion 

phases of the company. As will be seen in 

the time line within this article, ABC grew 

dramatically on the back of significant 

acquisitions, both locally and offshore. 

Based on reports this was achieved with 

massive borrowings which would appear 

to have been a major factor, together 

with the GFC, in the overall downfall of 

this group.

Hence my belief that ABC as a model 

seemed to be working quite well, but 

debt levels and the general decline in 

the world economy would seem to have 

been the triggers for the demise. Indeed, 

the level of interest in both offerings, 

ABC 1 and 2, would seem to indicate 

that there was strong demand for those 

leasehold centres when offered to the 

market.

Overall the child care industry is one that 

will continue to fluctuate and our job 

as valuers is to be able to identify these 

peaks and troughs, the reason behind 

them and then to determine the impact, 

if any, they will have on the value and 

viability of a centre.

I have found the valuation of child 

care centres highly rewarding, with the 

industry comprising a dedicated and hard 

working staff that seemed focused on the 

safe and productive care and education of 

young children. The inspections are varied 

and almost never follow a normal routine. 

Kids are inquisitive and your inspection 

will no doubt be one that will generally 

require significant levels of concentration 

as the distractions are wide and varied. 

But don’t be misled, these inspections 

and subsequent investigations can be 

extremely difficult and I would caution 

those wanting to enter the valuation of 

child care centre centres without the 

necessary experience to do so with 

trepidation.
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The yardstick against which Jacobs’ book 

is to be judged is Alan Hyam’s The Law 

Affecting Valuation of Land in Australia 

(Federation Press, 2009). Hyam, now in 

its fourth edition, has been the valuations 

lawyer’s court companion for some time.

Jacobs work is described as 

“encyclopaedic” in the Hon Michael 

Kirby’s foreword. At just under 1000 

pages, it is certainly comprehensive. 

However, it presents more as a book of 

cases and materials on valuations law and 

some cases are cited at length with little 

or no analysis. This is not to say that the 

case references are irrelevant, but the 

brevity of some introductory paragraphs 

can mean that scanning the text for a 

citation on a point can take slightly longer.

One of the book’s strengths is its regular 

Book 
review
BookLaw of compulsory land acquisition

Marcus Jacobs, Lawbook Co, Thomson 

Reuters, 2010. 947 pages, $219.95 (soft-cover)

Book review

Reviewed by Matthew Townsend

comparison of relevant 

legislation. That is, many 

chapters commence with 

sections of commonwealth, 

state and territorial laws to 

allow a reader to quickly assess 

the merit in searching another 

jurisdiction’s authorities.

There might be said to be 

some NSW bias to what 

aims to be an Australian text, 

but given Jacobs’ domicile 

and the vibrancy of the 

NSW valuations jurisdiction 

this is understandable, if not 

unavoidable.

Jacobs frequently cites 

Canadian and American 

authorities. This is both interesting and 

helpful, given that many valuations 

principles apply across common and 

civil law jurisdictions, and such cases may 

otherwise not be readily discovered 

through the use of local search engines. 

Jacobs warns in his introduction, however, 

that some of those references have not 

updated since the first edition of this 

book in 1998.

Jacobs is perhaps more comprehensive 

in its discussion of valuations procedure 

than Hyam, however, 80 pages of the text 

are dedicated to forms. This collection 

might be interest to administrators, but 

it would be a brave (if not inefficient) 

practitioner that relied upon a form from 

a text rather than downloading the most 

recent version from a tribunal’s website.

When taking into account Hyam’s slightly 

superior accessibility, hard cover and 

slimmer profile, Jacobs’ text is unlikely to 

become a valuations lawyer’s preferred 

court companion, but given its greater 

depth on many topics, Jacobs’ book 

deserves its own place in any valuations 

library.

Matthew Townsend is a member of the Victorian bar 

and practises in planning and environmental law and 

the compulsory acquisition of land.

One of the book’s strengths 

is its regular comparison of 

relevant legislation. That is, 

many chapters commence with 

sections of commonwealth, 

state and territorial laws to 

allow a reader to quickly assess 

the merit in searching another 

jurisdiction’s authorities.
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02 6282 2411 or

Email: journal@api.org.au
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AUSTRALIAN PROFESSIONAL CARDS

NEW SOUTH WALES

Knight Frank Newcastle

Suite 2, Ground Floor, 400 Hunter St, Newcastle NSW 2300
Phone (02) 4920 5700   Fax (02) 4927 1755

Sean Fox, AAPI

John Harrington, AAPI

Ross Cooper, AAPI

www.knightfrank.com.au

Knight Frank Valuations

Level 18, 123 Pitt Street, Sydney   Phone (02) 9036 6772   Fax (02) 9036 6770
Level 9, 2 Elizabeth Plaza, North Sydney   Phone (02) 9028 1134   Fax (02) 9028 1198
Level 3, 3 Horwood Place, Parramatta   Phone (02) 9761 1871   Fax (02) 9761 1870

Keith L GODDARD, David M CASTLES, FAPI

Tom M PHELAN, FAPI  Anthony W ALFORD, FAPI

www.knightfrank.com.au

ANDREW COLLIER
Advisor, Advocate & Agent

14 View Street
Woollahra NSW 2025
Mobile: 0414 775 243
Fax: (02) 9389 0448
Email: acmail@bigpond.net.au

Valuers | Advisors | Advocates & Agents

DAVID COLLIER

0414 251 280
ANDREW COLLIER AAPI

0414 775 243

14 View Street, Woollahra NSW 2025

Fax: (02) 9389 0448   Email: dcollier@bigpond.net.au

67 Grey Street • South Brisbane QLD 4101
GPO Box 1776 • Brisbane QLD 4001
www.taylorbyrne.com.au

Directors:

VA L U E R S  &  P RO P E R T Y  C O N S U LTA N T S

Offices in: 

QUEENSLAND

Brisbane • Cairns • Emerald • Gold Coast •  
Hervey Bay • Kingaroy • Mackay • Rockhampton •  
Roma • Sunshine Coast • Toowoomba • Townsville

NEW SOUTH WALES

Ballina • Coffs Harbour • Grafton • Lismore •  
Port Macquarie

C Caleo
L Hamilton
R Brown
R Hewitt
D Burley
A Hoolihan
T Rabbitt
S Herbert
T Bartholomew
B Guest
J Clune
C Lando
D Duffield
J Lyons
G Duffield
P Lyons

R E S I D E N T I A L  • C O M M E R C I A L  • R U R A L  • I N D U S T R I A L   

R E T A I L  • L I T I G A T I O N  • FA M I LY  L A W  • A C Q U I S I T I O N

Wayne Casey, FAPI, Director

Preston Rowe Paterson Illawarra Pty Ltd  
71 Market Street, Wollongong NSW 2500 
PO BOX 737 Wollongong NSW 2520 E illawarra@prpvaluers.com 
T (02) 4229 5117 F (02) 4229 5227  www.prpaustralia.com.au

M J DAVIS VALUATIONS
Pty Limited

MJ DAVIS VALUATIONS
Consulting Valuers

 Colin Sorrenson Anthony Looby
 FAPI FAPI

293 Macquarie Street, Liverpool, NSW 2170

Phone: (02) 9601 2500   Email: admin@mjd.net.au

NEW SOUTH WALES

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

 
82 BALO STREET, MOREE  
Northern NSW – Southern QLD Area 
Phone:  (02) 6751 1100   Fax:  (02) 6751 1766 
Email: cabrownassoc@northnet.com.au 
Paul D. Kelly AAPI   -  0428 281 482 
Clifford A. Brown FAPI -  0428 669 173 

C. A. 
BROWN 
ASSOCIATES 

Member of the 
Network Property Group 

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
John Moutsos  AAPI

Terry Large  FAPI

Geoff McGuirk  AAPI

Paul Chaloner  AAPI

Kris Criker  AAPI

Adelaide  Canberra  Melbourne  Per th  Sydney  Auckland

EGAN NATIONAL VALUERS (NSW)
Level 2, 5-13 Rosebery Avenue,  

Rosebery NSW 2018

t 02 9662 3700  f 02 9662 3304

w www.eganvaluers.com.au

Daniel Hogg, AAPI, Director
Michael Redfern, AAPI, Associate Director

Preston Rowe Paterson Albury Wodonga Pty Ltd  
Level 1, Suite 4, 520 Swift Street, Albury NSW 2640  
PO BOX 7144, Albury NSW 2640 E awmailroom@prpvaluers.com 
T (02) 6041 1362 F (02) 6100 2745  www.prpaustralia.com.au

ANDREW JOHNSTON AAPI SCOTT YOUNG FAPI

ANDREW PANNIFEX FAPI STEVEN KEARNEY AAPI

MARTIN FIDDEN AAPI

LEVEL 7, 50 BRIDGE STREET, SYDNEY
TEL (02) 8215 8888  FAX (02) 8215 8859  
www.savills.com.au

SYDNEY  BRISBANE  MELBOURNE  PERTH  ADELAIDE

EMPOWERING YOUR   ValuePRO
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  PROPERTY VALUATION BUSINESS
Call 1300 88 60 35 or visit WWW.VALUEPRO.COM.AU

NORTHERN TERRITORY

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
Ben Badenoch AAPI Valuer
Tim Selby GAPI Valuer
Alex Maher GAPI Valuer

Certified Practising Valuers www.colliers.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
Matthew Singleton  AAPILevel 12, Grosvenor Place

225 George Street, Sydney  NSW  2000
Ph: 02 9257 0222 Fax: 02 9347 0794

William Doherty AAPI Managing Director
Dwight Hillier AAPI National Director - CBD Commercial
Michael Thomson AAPI National Director - Hotels and Leisure
Edward Watts FAPI Director
Heath Crampton AAPI Director - Retail

Level 42, Northpoint
100 Miller Street, North Sydney  NSW  2060
Ph: 02 9957 6611 Fax: 02 9957 2990

Michael Pisano AAPI Director

Level 5, Airport Central Tower
241 O’Riordan Street, Mascot  NSW  2020
Tel: 02 9317 4888 Fax: 02 9317 4974

James Bellew AAPI National Director
Peter Blakeley FAPI National Director - Industrial

Level 8, 20 Smith Street, Parramatta  NSW  2150
Tel: 02 9840 0222 Fax: 02 9635 8916

Russell McKinnon AAPI National Director
Paul Moschione AAPI National Director - Healthcare and Retirement Living

Suite 3, Nautilos
265 Wharf Road, Newcastle  NSW  2300
Tel: 02 4926 4888 Fax: 02 4926 4555

Peter Macadam AAPI Director

Level 1, 331 High Street, Penrith  NSW  2750
Tel: 02 4702 0100 Fax: 02 4731 1779

Russell Briggs FAPI Director
John Corbin FAPI Consultant - Extractive Industries and Waste Management

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION

Certified Practising Valuers www.colliers.com

NEW SOUTH WALES

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

Shilo Brown GAPI

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

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

25 Donkin Street, South Brisbane QLD 4101
Ph: (07) 3846 1777  Fax: (07) 3846 1899   
Email: brq2000@bigpond.com

BURGESS RAWSON (QLD) PTY LTD
Licensed Real Estate Agents & Property Consultants

Certified Practising Valuers
Pat J Kelly  FAPI 

Ian Skelsey  AAPI 

Michael Galvin  AAPI, BBus LLB 

QUEENSLAND

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
Tristan Gasiewski AAPI MRICS
Dennis Morgan AAPI
Mel Evans FAPI
Michael Gannon AAPI
James Lister AAPI
Steven Frawley AAPI
Pia Pirhonen AAPI
David Long AAPI
Craig Guinane AAPI
Virginia Carlson AAPI
Andrew Sutton AAPI
Lauren Loors AAPI
Nariman Lindsay AAPI
Angela Buckley AAPI
Jesse Channer AAPI
Jared Armstrong AAPI
David Higgins AAPI
Baden Mulcahy AAPI MRICS Hotels
Jacqueline Reiser AAPI Hotels
Glen McGarry AAPI Plant & Machinery

Valuation & Advisory Services

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION

Level 20, Central Plaza One
345 Queen Street, Brisbane  QLD  4000
Tel: 07 3229 1233 Fax: 07 3229 1100
Troy Linnane AAPI Director
Robert Tye AAPI Director
Craig Clayworth AAPI Associate Director
Warren Galea AAPI Associate Director

Level 2, Circle on Cavill
3184 Surfers Paradise Boulevard, Surfers Paradise  QLD  4217
Tel: 07 5588 0088 Fax: 07 5592 1632
Robert Tye AAPI Director
Brett McCracken AAPI Associate Director 
Craig Butler AAPI Associate Director

Corner Smith and Walan Streets, Mooloolaba  QLD  4557
Tel: 07 5478 3788 Fax: 07 5444 6489
Steven Boyd AAPI Associate Director

Certified Practising Valuers www.colliers.com

Robert Dupont, FAPI, Director
David Rich, AAPI, Director
Joshua Smith, AAPI, Director

Preston Rowe Paterson Newcastle and Central Coast Pty Ltd  
(Previously Duponts Valuers, Property Research)
98 Hannell Street, Wickham NSW 2293   
PO Box 1740, Newcastle NSW 2300  E mail@prpncle.com.au   
T (02) 4922 0600  F (02) 4922 0688  www.prpaustralia.com.au  

NORTHERN TERRITORY
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QUEENSLAND

Troy Chaplin, AAPI, Director

Preston Rowe Paterson Queensland Pty Ltd   
Suite 3, Level 1, 156 Boundary Street West End QLD 4101   
E mailroom@prpqueensland.com.au  T (07) 3846 2822   
F (07) 3846 2833  www.prpaustralia.com.au

Chris Kogler, AAPI, Director
Ray Allsop, AAPI, Director
Michael Cook, AAPI, Director

PRP Valuers and Consultants Gold Coast Pty Ltd  
PO BOX 9280, Gold Coast Mail Centre QLD 9726
E mailroom@prpgc.com.au T (07) 5574 2599 
F (07) 5574 2533  www.prpaustralia.com.au

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
Robert Veivers  AAPI

QLD Offices in:

STATE DIRECTOR  -  JONATHON BLOXSOM  AAPI
+ 14 other CPV’s

P A R T N E R S

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

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

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

Incorporating the practices of:

STATE DIRECTOR  - MARK CHRISTIE  FAPI
+ 6 other CPV’s

QUEENSLAND

67 Grey Street • South Brisbane QLD 4101
GPO Box 1776 • Brisbane QLD 4001
www.taylorbyrne.com.au

Directors:

VA L U E R S  &  P RO P E R T Y  C O N S U LTA N T S

Offices in: 

QUEENSLAND

Brisbane • Cairns • Emerald • Gold Coast •  
Hervey Bay • Kingaroy • Mackay • Rockhampton •  
Roma • Sunshine Coast • Toowoomba • Townsville

NEW SOUTH WALES

Ballina • Coffs Harbour • Grafton • Lismore •  
Port Macquarie

C Caleo
L Hamilton
R Brown
R Hewitt
D Burley
A Hoolihan
T Rabbitt
S Herbert
T Bartholomew
B Guest
J Clune
C Lando
D Duffield
J Lyons
G Duffield
P Lyons

R E S I D E N T I A L  • C O M M E R C I A L  • R U R A L  • I N D U S T R I A L   

R E T A I L  • L I T I G A T I O N  • FA M I LY  L A W  • A C Q U I S I T I O N

SOUTH AUSTRALIA

PAUL ROBBINS AAPI LAWRENCE DEVINE AAPI

JASON LYNCH AAPI LEIGH ATKINSON AAPI

BRETT SCHULTZ AAPI SIMON JARDEN AAPI

NEIL MURPHY AAPI COEN LADEWIG AAPI

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

CONNECTING YOUR    ValuePRO

Certified Practising Valuers

GREG CLARKE LFAPI JOHN KENDALL FAPI 

STUART CAMERON AAPI SCOTT CAMPBELL AAPI          

DANIEL WATERS AAPI TRAVIS PINDER AAPI

SARAH-JANE BRYSON AAPI

Level 2 - 145 Eagle Street
Brisbane 4000  Queensland

T 07  3231 9777
F 07  3831 2312
E brisbane@mcgees.com.au

www.mcgees.com.au

Adelaide  Brisbane  Darwin  Perth  Sydney  Victor Harbor



AUSTRALIAN PROFESSIONAL CARDS

AUSTRALIA AND NEW ZEALAND PROPERTY JOURNAL   SEPTEMBER 2010   471

  BUSINESS TO VALEX AND VMS
Call 1300 88 60 35 or visit WWW.VALUEPRO.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

TASMANIA

15 George Street Launceston, 
TAS, 7250.   Ph. 03 6331 1511
11 King Edward Street, Ulverstone, 
TAS, 7315,   Ph. 03 6425 4611 
(valuation office)

Rob Dixon
AAPI, B.Bus (L.Econ)

Doug Marshall
AAPI, B.Bus (Prop. Studies)

Richard Edwards
AAPI, B.Com (L.Econ)

David Johnston
AAPI, Assoc. Dip. Val.

leasingcommercial sales

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
Bronwyn Johnson  AAPI

STATE DIRECTOR  -  SCOTT NEWTON  FAPI
+ 28 other CPV’s

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
Matthew Singleton  AAPI

Knight Frank Valuations

Level 25 Westpac House

91 King William Street

ADELAIDE  SA  5000

T: 08 8233 5222

F: 08 8231 0122

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
Derek Royans AAPI
David Coventry AAPI
Lucy Graham AAPI
Cassie Thomas AAPI
Paul Scrivener AAPI
Chris Hill PMAPI
James Wardle GAPI
Tom Walker PMAPI
Samuel Tucker GAPI
Will Stone GAPI
Andrew Danson GAPI

www.knightfrank.com.au

BOB BROOKE FAPI AMANDA LAMBERT AAPI

MICHAEL HARRINGTON FAPI NGARIE OSTER AAPI  

SIMON LAMBERT AAPI PAUL McKAY AAPI

ALISTAIR McFARLANE AAPI PETER BURNETT AAPI

VINCENT FUSCO AAPI NATHAN ROBINS GAPI

Certified Practising Valuers

Level 9 - 60 Waymouth Street
Adelaide 5000  South Australia

T 08  8414 7800
F 08  8231 1143
E adelaide@mcgees.com.au

www.mcgees.com.au

Adelaide  Brisbane  Darwin  Perth  Sydney  Victor Harbor

Rob Simmons, AAPI, Director

Preston Rowe Paterson Adelaide Pty Ltd  
Suite 4, 2A Daws Road, Ascot Park SA 5043 
E adelaide@prpvaluers.com T (08) 8277 0500  
F (08) 8277 0533  www.prpaustralia.com.au

Southwick Goodyear Pty Ltd
Valuers and Property Consultants

Glen Goodyear FAPI

Peter Lornie AAPI

Daniel Sander AAPI

Richard Wood AAPI

Joanne Gaetjens AAPI

AMA House, Unit 7, 161 Ward Street,  

North Adelaide SA 5006

Tel: (08) 8267 2112 Fax: (08) 8267 3160  
Email: sg@southwickgoodyear.com.au

 Adelaide Whyalla Mount Gambier

TIM TRNOVSKY AAPI ADRIAN ROWSE AAPI

RON ASCHBERGER FAPI HEATH DOWLING AAPI

ROB TAYLOR AAPI ALASTAIR JOHNSTON AAPI

SCOTT MCGLONE GAPI 

LEVEL 2, 50 HINDMARSH SQUARE
ADELAIDE SA 5000
TEL (08) 8237 5000  FAX (08) 8237 5099  www.savills.com.au
SYDNEY  BRISBANE  MELBOURNE  PERTH  ADELAIDE

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

Kym Dreyer FAPI

Jeff Cottle AAPI

Neil Bradford AAPI

Adrian Burg AAPI

Susan Visser FAPI

EGAN NATIONAL VALUERS (SA)
Level 6, 76 Waymouth Street, Adelaide SA 5000

t 08 8212 1755  f 08 8231 0286

e adelaide@eganvaluers-sa.com.au

w www.eganvaluers.com.au

Adelaide  Brisbane  Canberra  Melbourne  Perth  Sydney  Auckland

SOUTH AUSTRALIA
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GO MOBILE with iPhone,  ValuePRO

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

Knight Frank Valuations

5 Victoria Street, Hobart TAS 7000
T: 03 6234 5866  F:03 6224 3218,  matthew.page@au.knightfrank.com

Matthew Page, AAPI

Ian Wells, FAPI

Steve Yannarakis, AAPI
www.knightfrank.com.au

Incorporating
D. Saunders & Co.
Established 1905

SAUNDERS & PITT
David Saunders B.Ec. Dip.Val. FAPI Andrew Pitt Dip.Val. AAPI, AREI

Russell Cripps B.Bus Dip.Val. FAPI, AREI 
Certified Practising Valuers
14-16 Victoria Street, Hobart
Phone: (03) 6231 3288  Fax: (03) 6231 3688
Email: saunderspitt@bigpond.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

Damian Kininmonth, FAPI, Director
Neal Ellis, AAPI, Director

Preston Rowe Paterson (Melbourne) Pty Ltd
Level 3, 482 Bourke Street, Melbourne VIC 3000
E melbourne@prpvaluers.com T (03) 9602 1333 
F (03) 9602 1337  www.prpaustralia.com.au

The Valuation Expert for
Hospitality, Tourism and Leisure
Telephone 61 3 9884 7336
Bob Butterworth FAPI 

www.butterworth.com.au

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

Nicholas Bond AAPI

Trevor Crittle AAPI

Andrew Kollmorgen AAPI

Nicholas Tassell AAPI

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

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 Quinn  AAPI

VICTORIA

Gareth Kent, AAPI, Director

Preston Rowe Paterson Geelong Pty Ltd  
5c Little Ryrie Street, Geelong VIC 3220 
E geelong@prpvaluers.com T (03) 5221 9511  
F (03) 5221 2265  www.prpaustralia.com.au

Damian Kininmonth, FAPI, Director
Neal Ellis, AAPI, Director

Preston Rowe Paterson (Melbourne) Pty Ltd
Factory 17, 1140 Nepean Highway, Mornington VIC 3931
E mornington@prpvaluers.com T (03) 5975 0480 
F (03) 5975 0427  www.prpaustralia.com.au

Ben Driller AAPI

Michael Hosking FAPI

Jane Saffin AAPI

Malcolm Ashby AAPI

EGAN NATIONAL VALUERS (VIC)
Suite 4, Level 1, 400 High Street  Kew VIC 3101

PO Box 233  Kew VIC 3101

t 03 9853 3300  f 03 9853 3341

w www.eganvaluers.com.au

Adelaide  Canberra  Melbourne  Perth  Sydney  Auckland

TASMANIA

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 MRICS AAPI
Michael Schuh AAPI
Samuel Murphy MRICS AAPI  F Fin
Samantha Freeman AAPI
David Keenan AAPI
Charles Parsons AAPI
Chris Safstrom AAPI
Michael Duque AAPI  F Fin
Anastasia Jens AAPI
David Minton AAPI
Callum Donald AAPI
Yong-Fu Lim AAPI

www.knightfrank.com.au
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  iPad, Windows Mobile and Tablet software
Call 1300 88 60 35 or visit WWW.VALUEPRO.COM.AU

VICTORIA

COLLIERS INTERNATIONAL CONSULTANCY AND VALUATION

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

Stephen Andrew FAPI National Director - Retail
John Conrick AAPI Director - Healthcare and Retirement Living
Jim Macey AAPI Associate Director
Jason Stevens AAPI Manager
Brent Lister AAPI Manager 
Ben McCallum AAPI Manager

Certified Practising Valuers www.colliers.com

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

Chris Dupen AAPI Associate Director

Darren Evans, AAPI, Director

Preston Rowe Paterson Ballarat Pty Ltd  
27 Doveton Street North, Ballarat VIC 3350
E darren.evans@prpvaluers.com T (03) 5334 4441  
F (03) 5334 4501  www.prpaustralia.com.au

Gavin Chapman AAPI

Blake Smith AAPI

Gordon Jeanes FAPI

Tim Anderson FAPI

Paul Rogers AAPI

Richard Hagon AAPI
Adelaide  Brisbane  Canberra  Melbourne  Per th  Sydney  Auckland

EGAN NATIONAL VALUERS (WA)
22 Hardy Street, South Perth, WA 6151

t 08 9474 1299  f 08 9474 1599

e egan@eganvaluers-wa.com.au

w www.eganvaluers.com.au

Valuation Advice throughout the Whole of the Gippsland Region

Offi ces:  Bairnsdale  Cowes  Leongatha  Sale  Traralgon  Warragul  Yarram

Head Offi ce: Ph (03) 5171 1000  Fax (03) 5171 1050

Specialist, Agribusiness and Compensation Advice throughout Australia

Melbourne Division: Ph (03) 9822 6700  Fax (03) 9822 1300

www.cjaleeproperty.com.au cjalee@cjalee.com.au

Sam Paton  FRICS FAPI Ag.Econ MAARES 
Ben Rose  B.AgSc

Sam Paton & Associates
(In Strategic Alliance with Performance Viticulture Plus 

and CJA Lee Property Pty Ltd)

Australia’s Leading Independent Dedicated 
Agribusiness Valuations Consultancy

Providing Agribusiness, Property Compensation  
and Specialist Property/Viticultural/Wine Sector advice 

throughout Australia

Email: sampat@sampaton.com.au    Web: www.sampaton.com.au
Ph: (03) 9822 1333     Fax: (03) 9822 1444

VICTORIA

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 ROSS SMILLIE AAPI
RAY BERRYMAN AAPI PAT DE MARIA AAPI
ELLA ROSVOLL AAPI BEN KOOPS AAPI
EMILY BULL AAPI JOSHUA JOHNSTON AAPI
JOE PHEGAN AAPI KELLY WOODING AAPI 
 

www.charterkc.com.au

  
      

   Valuation Services:

   Advisory Services:  

ADVERTISE HERE

Contact the API on  

02 6282 2411 or

Email: journal@api.org.au
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REDUCING YOUR  ValuePRO

Tim Barlow, AAPI, Director
Alex Ellis, AAPI, Director

Preston Rowe Paterson Gippsland Pty Ltd  
Suite 3, Powlett Arcade, 33 McBride Avenue, Wonthaggi VIC 3995
E gippsland@prpvaluers.com T (03) 5672 4422  
F (03) 5672 3388  www.prpaustralia.com.au

           visit www.wbpproperty.comom

VIC             NSW             QLD             WA             SA             TAS

Greville Pabst FAPI FRICS - CEO & Director     Patrick Brady AAPI MRICS - Director

Property Valuations
Residential and Commercial

Real Estate Advisory

Commercial Sales & Leasing

Commercial Property Management

Home Sustainability Assessments

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

Incorporating the practices of:

STATE DIRECTOR - ANDREW NOSEDA  AAPI
+ 104 other CPV’s

Stuart Paterson, AAPI, Director

Preston Rowe Paterson WA Pty Ltd
Level 1, 46 Hill Street, East Perth WA 6004
PO BOX 6090, East Perth WA 6892 E valuations@prpwa.com.au 
T (08) 9221 1188 F (08) 9221 1711  www.prpaustralia.com.au

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
Travis Coleman  AAPI

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

Incorporating the practices of:

   Services-Opteon

STATE DIRECTOR  -  MARK CHRISTIE  FAPI
+ 62 other CPV’s

WESTERN AUSTRALIA

John K Dowling FAPI FREI

Valuations and Expert Evidence prepared for:
• Litigation
• Compensation
• Rental Determination
• Mediation & Arbitration
• Sale, purchase & loan security
• Insurance & general purposes

Second Floor, 415 Bourke Street, Melbourne 3000
Tel: 03 9600 0422 Fax: 03 9600 1402 Email: johndowling@kldowling.net.au

K L Dowling & Co Specialist Valuers
Estate Agents & Property Managers

MARK FOSTER-KEY AAPI MRICS PAUL BRADSTREET AAPI

BRAD ROSS AAPI CHRIS WALKER AAPI

LEVEL 11, ALLENDALE SQUARE
77 ST GEORGES TERRACE, PERTH WA 6000

TEL (08) 9488 4111  FAX (08) 9488 4112  www.savills.com.au
SYDNEY  BRISBANE  MELBOURNE  PERTH  ADELAIDE

VICTORIA WESTERN AUSTRALIA

ADVERTISE HERE

Contact the API on  

02 6282 2411 or

Email: journal@api.org.au

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
David Lang AAPI www.knightfrank.com.au
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 PAPER USE, COSTS AND TURNAROUND TIMES
Call 1300 88 60 35 or visit WWW.VALUEPRO.COM.AU 

NEW ZEALAND PROFESSIONAL CARDS

AUCKLAND

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

COLLIERS INTERNATIONAL  
NEW ZEALAND LIMITED 
REGISTERED VALUERS, CONSULTANTS & PROPERTY ADVISORY 

Level 27, 151 Queen Street, Auckland. 

PO Box 1631, Auckland. 

Phone (09) 358 1888  Facsimile (09) 358 1999 

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

Ron Macdonald FRICS, FNZIV, FPINZ

Mark Parlane BBS ANZIV SPINZ

Michael Granberg BCOM, BPROP, MPINZ

Melaney Kuper B.ApplSc (RVM), DipUrbVal
Lianne Harrison BBS (VPM) 

Douglas Shorten BBS (VPM)

Nicky Watts BPROP

Amelia McKenzie BCOM, (VPM)

Darren Park BPROP

S Nigel Dean DipUrbVal, FNZIV, FPINZ, AREINZ

John W Charters FNZIV, FPINZ, AREINZ

Russell Clark BCOM (VPM) MPINZ

Anthony Long BPA, ANZIV, SPINZ

Andrew Jeffs BCOM BPROP

Melody Spaull BPROP

Rachel Smith BPROP

Anna Skelton BPROP

Jessica Nott BPROP

Andrew Stringer SPINZ, ANZIV  National Director, Valuation & Consultancy

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.

DAVIES BATLEY VALUERS LTD 
REGISTERED VALUERS & PROPERTY CONSULTANTS

29 William Pickering Drive.  PO Box 302-730, North Harbour, Auckland, 0751 

Phone (09) 414 7170  Facsimile (09) 414 7180

Email: enquiries@daviesbatley.com

Alan Davies, DIP. URB VAL, SPINZ  John Batley, DIP. URB VAL, MPINZ

Allen Keung, B.PROP, MPINZ

HOLLIS & SCHOLEFIELD LTD
REGISTERED VALUERS & PROPERTY CONSULTANTS 
52 Queen Street, Warkworth. PO Box 165, Warkworth.   

Phone (09) 425 8810       Facsimile (09) 425 7732       Email warkworth@hsl.net.nz                 

Wellsford  Dargaville Freephone 0800 222 628   
Ray Hollis, DIP VFM, FMZSFM, SNZIV, SPINZ Guy Scholefield, DIP VFM, FNZIV, FPINZ 

Steve Jack, BCOM VPM, ANZIV, SPINZ Paul Robinson, BBS (VPM)

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   Facsimile (09) 479 5507 

Facsimile (09) 309 5443  www.telferyoung.com

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

Lewis Esplin, DIP URB VAL, FNZIV, FPINZ R G (Bob) Hawkes, FNZIV, FAMINZ (ARB/MED), FPINZ

Trevor M Walker, DIP VAL, ANZIV, SPINZ  Weston W Kerr, FPINZ, FNZIV

Ian D Delbridge, VAL.PROF (URB), ANZIV, MPINZ Matt Straka, BBS (VPM)

David J Regal, BPA, ANZIV, AAMINZ, SPINZ Aimee Martin, B PROP

Phil White, BPA, ANZIV, SPINZ Mark Maginness, B PROP

Knight Frank Valuations

Stewart Littlejohn FPINZ
Manohar Gopal SPINZ
Elizabeth Newman BCOM (VPM)

Level 1, 401 Great South Road, Ellerslie
PO Box 12-324 Penrose, Auckland
T: 09 579 9234 F: 09 525 1457
E: stewart.littlejohn@nz.knightfrank.com

www.knightfrank.co.nz

AUCKLAND

NORTHLAND

17 Hatea Drive, Whangarei. PO Box 1093, Whangarei 0140. 
Phone (09) 438 9599  Facsimile (09) 438 6662 

www.telferyoung.com 
A C Nicholls, DIP AG, DIP VFM, FNZIV, FPINZ 

T S Baker, VP URBAN, FNZIV, FPINZ 

M J Nyssen, B COM. VPM URBAN, ANZIV, SPINZ

G S Algie, DIP URB VAL, FNZIV, FPINZ 

D J Rattray, B APP SC RURAL, DIP BS URBAN, DIP BUS ADMIN PROPERTY, ANZIV, SPINZ

N P Kenny, DIP SURV C E M, MPINZ, ANZIOB, MRICS

M Aslin, DIP URB VAL, PG DIP COM, ANZIV, SPINZ

C L Russell, BBS VPM, MPINZ

J F Hudson, VP URBAN, FNZIV, FPINZ 

A J Hunt, B.COM.AG VFM HONS, MPINZ  

M W Cottle, B APP SC RURAL, NZCD SURVEYING, MPINZ

D P Hawkins, BBS VPM

MOIR MCBAIN VALUATIONS
REGISTERED PUBLIC VALUERS, EST. 1974 

Phone (09) 407 8500  Facsimile (09) 407 7366

Email office@moirmcbainvaluations.co.nz

Website: www.moirmcbainvaluations.co.nz

Mal McBain, B COM (VPM), MPINZ, REG VALUER  Bob Mitchell, VPU, SPINZ, REG VALUER
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GARDNER VALUATIONS LTD
REGISTERED VALUERS & PROPERTY CONSULTANTS

Suite 5, Tudor Mall, 333 Remuera Road, Remuera, AUCKLAND

PO Box 128141, Remuera, Auckland  Phone: (09) 522 0022,   

Fax: (09) 522 0072  Email: gardnervaluation@xtra.co.nz

Principal:  AR Gardner FNZIV  FPINZ

AUCKLAND AUCKLAND

BAYLEYS PROPERTY SERVICES
CONSULTANTS, ANALYSTS, REGISTERED VALUERS & PROPERTY 

MANAGERS

Maritime Square,4 Viaduct Harbour Avenue, Auckland

PO Box 8320, Symonds Street, Auckland 1150

Phone (09) 375 6875  Facsimile (09) 358 3550

Website www.bayleys.co.nz  Email firstname.surname@bayleys.co.nz

General Manager – Commercial
Nicholas Piper B MKTG, POSTGRAD DIP PROP DEV & MGMT

Bayleys Property Services Ltd
Andrea Wong, BPROP, MPLANPRAC

Kane Goulden, BPROP, MPINZ

Ken Hardley, BCOM

Lucy Oliver MRICS

Paul O’Malley, IQP REGISTERED

William Li, BPROP, BCOM

Zane Smith

Bayleys Valuations Ltd
Allen D Beagley, B AG SC, MNZIPIM, ANZIV, AREINZ, SPINZ

James Pullin, BSC (HONS), MRICS, MPINZ

John Freeman   FPINZ, MRICS, MACostE

Paul Butchers   FPINZ, MRICS, MACostE

Bayleys Research
Gerald A Rundle, B COM, BPA, ANZIV, SPINZ

Ian Little, BSC (HONS), MRICS

Sarah Davidson BBS

MITCHELL KEELING & ASSOCIATES LTD
REGISTERED VALUERS & PROPERTY CONSULTANTS 

153 Lake Road, Takapuna, Auckland. PO Box 33676, Takapuna, Auckland. 

Phone (09) 445 6212  Facsimile (09) 445 2792  Email mithikee@xtra.co.nz

J B Mitchell, VAL PROF, ANZIV, SPINZ  C M Keeling, BPA, ANZIV, SPINZ

City – 

Level 8, 52 Swanson Street, Auckland 1010

Phone: (09) 309 2116              Facsimile: (09) 309 2471

Email: First name and surname initial (one word) @ seagars.co.nz

Manukau – Level 1, Cnr Te Irirangi Dr & Ormiston Rd, Botany Junction, Auckland

PO Box 258 032, Greenmount, Manukau 2141

Phone: (09) 271 3820              Facsimile: (09) 271 3821

Email: First name and surname initial (one word) @ seagarmanukau.co.nz

City Manukau
Chris Seagar, DIP URB VAL, FPINZ, FNZIV Mike Clark, DIP VAL, FPINZ, FNZIV

Ian McGowan, B COM (VPM), FPINZ, FNZIV Joseph Gillard, DIP URB VAL, FPINZ, FNZIV

Ian Colcord, B PROP ADMIN, SPINZ, ANZIV Richard Peters, BBS, DIP BUS STUD, SPINZ, ANZIV 

Reid Quinlan, B PROP ADMIN, DIP BUS (FIN), SPINZ, ANZIV  Warren Priest, B AGR COM, SPINZ, ANZIV

Stephen MacKisack, B AGR, SPINZ, ANZIV Ken Stevenson, QSM DIP VFM, VAL PROF URB, FPINZ, FNZIV

Andrew Buckley, B PROP ADMIN, SPINZ, ANZIV Malcolm Hardie, FPINZ, FNZIV 

Scott Keenan, BA, B PROP, MPINZ, ANZIV Mark Brebner, B PROP ADMIN, SPINZ, ANZIV

Jane Wright, BBS (VPM), MPINZ Ross Clark, DIP AG I, II, (VPM), SPINZ, ANZIV

Kelly Beckett, B PROP, B COM, MPINZ Jack Langstone, SPINZ

Glenn Paul, B SC, B PROP Carina Cheung, B PROP, DIP COM (FIN), MPINZ

Damon Buckley, B COM, B PROP Charlene Smith, B PROP, MPINZ

Jamie Ellis, B COM, B PROP Pamela Smith, B PROP

  Jared Shaw, B PROP

REGISTERED VALUERS  PROPERTY CONSULTANTS

S E A G A R  &
P A R T N E R S

JON GASKELL VALUERS LTD
REGISTERED VALUERS 

180 Vipond Road, Stanmore Bay. PO Box 75, Red Beach. 

Phone (09) 428 0608  Facsimile (09) 428 0609

Email jon@gaskell.co.nz Website www.gaskell.co.nz 

Jon Gaskell, DIP URB VAL, DIP VPM, ANZIV, SPINZ 

PROPERTYWORKS LIMITED
PROPERTY CONSULTANTS AND REGISTERED VALUERS

PO Box 112104, Penrose, Auckland

Phone 0800 800 812  Facsimile (09) 5796141

Email: admin@propertyworks.co.nz  Website: www.propertyworks.co.nz
Brad Clarke, BBS DIP FIN, ANZIV, SPINZ

Chris Loughlin, ANZIV, SPINZ, AREINZ

LAWYERS
Level 27, Lumley Centre,
88 Shortland Street,
Auckland 1141
Ph: +64 9 358 2222
Fax: +64 9 307 0331
www.simpsongrierson.com

Greg Towers - Partner
greg.towers@simpsongrierson.com

Phillip Merfield - Partner
phillip.merfield@simpsongrierson.com

INTEGRATING PROPERTY  ValuePRO

NEW ZEALAND PROFESSIONAL CARDS
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NEW ZEALAND PROFESSIONAL CARDS

SALES, LEASING & LISTING, DATA & ANALYSIS
Call 1300 88 60 35 or visit WWW.VALUEPRO.COM.AU 

PROJECT MANAGEMENT, BUILDING CONSULTANCY

PO Box 4327, Hamilton East. 

Phone (07) 856 6745

Email: pb.project.man@xtra.co.nz

WAIKATO

SOUTH AUCKLAND

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

PROPERTY VALUATIONS LTD
PROPERTY CONSULTANTS & REGISTERED VALUERS

PO Box 72 452, Papakura 2244

Papakura – Phone (09) 299 7406  Pukekohe – Phone (09) 239 0906

Email: pvloffice@xtra.co.nz  Web: www.propertyvaluationsltd.co.nz

Peter Hardy, DIP URB VAL, ANZIV, SPINZ Peter Bennett, DIP VPM, ANZIV

Russell Martin, B AGR, ANZIV  Shonelle Townsend, BPROP

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.lastname@cbre.co.nz

Valuation & Advisory Services
Directors

Stephen Dunlop, B.Prop, SPINZ, ANZIV

Campbell Stewart, B.Prop, SPINZ, ANZIV

Patrick Ryan, BBS, SPINZ, ANZIV

Tim Arnott, B.Com, (VPM), MPINZ

Michael Gunn, B.Com, (VPM) SPINZ, ANZIV

Associate Directors

David Woolley, BBS, (VPM), MPINZ

Nicole Roche, B.Prop, B.Com (HONS), MPINZ, 

ANZIV

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.lastname@cbre.co.nz

Hotels & Leisure Valuation  
& Advisory Services
Director

Stephen Doyle, B.Prop, MPINZ, ANZIV

Associate Director

Shaun Jackson, BPA, SPINZ, ANZIV

REGISTERED VALUERS,  

PROPERTY CONSULTANTS,  

RESEARCH, PROPERTY MANAGEMENT, 

LICENSED REAL ESTATE AGENTS

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.lastname@cbre.co.nz

Valuation & Advisory Services
Directors

Peter Schellekens, SPINZ, ANZIV

Wouter Robberts, NDPV, MPINZ, ANZIV

Plant & Machinery Valuation
Mike Morales, SPINZ

Hamilton Office
Ground Floor, 155 Te Rapa Road

PO Box 1330, Hamilton

Phone: (07) 850 3333

Facsimile: (07) 850 8330

Email: firstname.lastname@cbre.co.nz

Valuation & Advisory Services
Director

Matt Snelgrove, SPINZ, ANZIV

Wellington Office
Level 12, ASB Tower,

2 Hunter Street, Wellington

PO Box 5053, Wellington

Phone: (04) 499 8899

Facsimile: (04) 499 8889

Email: firstname.lastname@cbre.co.nz

Christchurch Office
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.lastname@cbre.co.nz

Valuation & Advisory Services
Directors

Chris Barraclough, B.Com, FPINZ, FNZIV

Marius Ogg, SPINZ, ANZIV

Head Office: 34 Barry’s Point Road, Takapuna, Auckland  

Postal Address: PO Box 33700, Takapuna, Auckland 0740, New Zealand  

Telephone: (09) 970 7070  Facsimile: (09) 970 7072 

Email: prendos@prendos.co.nz  Website: 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, MPINZ, Registered Valuer

Alan Kroes, DIP.Prop Val, Property Valuer

Tony Carlyle, AREIZ, Property Valuer      

April Lee, B.Prop, B.A., Property Valuer            

Ricky Zhong, BBS, Property Valuer

AUCKLAND

R W Laing, ANZIV, SPINZ, AREINZ 

M A Norton, DIP URB VAL (HONS), FNZIV, FPINZ 

P Amesbury, DIP URB VAL, ANZIV, SPINZ 

K P Thomas, DIP VAL, ANZIV, SPINZ 

R McG Swan, DIP URB VAL, ANZIV, SPINZ

BARRATT-BOYES, JEFFERIES LIMITED
REGISTERED VALUERS & PROPERTY CONSULTANTS 

The Old Deanery, 17 St Stephens Avenue, Parnell 

PO Box 6193,Wellesley Street, Auckland. 

Phone (09) 377 3045  Facsimile (09) 379 7782 

Email value@bbj.co.nz

AUCKLAND

ADVERTISE HERE

Contact the API on  

02 6282 2411 or

Email: journal@api.org.au
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CONSULTING SERVICES TO  ValuePRO

ROTORUA/BAY OF PLENTY

Registered Valuers & Property Advisors

Martyn Craven, ANZIV, SPINZ, MA (Cantab)

Kendall Russ, ANZIV, B.Com (VPM)

Hugh Reynolds, Dip AG, FNZIV, FPINZ - Consultant

Grant Utteridge, FNZIV, FPINZ, B.Com (VPM)

Sharon Hall, ANZIV, SPINZ, B.Com (VPM)

Mike James
Nick Birdsall

1231 Haupapa Street, PO Box 2121, Rotorua 3040, New Zealand  
P. +64 7 348 1059 F. +64 7 347 7769  info@ reidandreynolds.co.nz 

 www.reidandreynolds.co.nz

CURNOW TIZARD LIMITED 
VALUERS MANAGERS ANALYSTS (Incorporating Ford Snelgrove Sargeant)

Accredited Suppliers for Land Information NZ

42 Liverpool Street, Hamilton. PO Box 795, Hamilton. 

Phone (07) 838 3232  Facsimile (07) 839 5978 

Email admin@curnowtizard.co.nz

Web www.curnowtizard.co.nz

Geoff Tizard, B AG COM, AAMINZ (ARB), FNZIV, FPINZ 

Phillip Curnow, FNZIV, FAMINZ (ARB), FPINZ  Sara Rutherford, BCOM AG (VFM) 

David Smyth, DIP AG, DIP VFM, FNZIV, FPINZ Matt Silverton, BCOM (VPM)

Mike Beattie, ANZIV

Land Rights Analyst  Richard Barnaby

BAY VALUATION LTD
REGISTERED VALUERS AND PROPERTY CONSULTANTS 

30 Willow Street, Tauranga. PO Box 998, Tauranga. 
Phone (07) 578 6456 Fax (07) 578 6392 Email office@bayvaluation.co.nz

80 Main Road, Katikati. 
Bruce C Fisher, ANZIV, SPINZ  Derek P Vane, ANZIV, SPINZ 

Ron B Lander, ANZIV, SPINZ, FPIA Lana M Finlay, REGISTERED VALUER, MPINZ

PROJECT MANAGEMENT, BUILDING CONSULTANCY

PO Box 13179, Tauranga. 

Phone (07) 544 2057

Email: pb.project.man@xtra.co.nz

PD Barnett, SPINZ, PINZ REG PROPERTY MANAGER & REG PROPERTY 

CONSULTANT, CPCNZ, NZBSI, NZCB, REG COW, IQP

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

TAURANGA

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

Trevor Lupton, B HORT SC, MNZSHS, C.P. AG  Peter Wright, DIP VFM, ANZIV, SPINZ

Peter McKenzie, DIP VFM, ANZIV, SPINZ  John Bowen, B AG, DIP AG SCI (VAL), APINZ

Che Whitaker, BBS (VPM.M) Michael Blair, B COM, ANZIV, SPINZ

29 Heuheu Street, Taupo. PO Box 957, Taupo. Email info@vmvl.co.nz
Phone (07) 377 2900 or (07) 378 5533  Facsimile (07) 377 0080 

Bruce Morison, B E (CIVIL), MIPENZ, ANZIV, SPINZ  James Veitch, DIP VFM, VAL PROF URB, FNZIV, FPINZ
Geoffrey Banfield, B AGR SCI, ANZIV, SPINZ Richard Shrimpton, DIPVFM. ANZIV, MPINZ
Fraser Morison, BCOM, BSC, GRAD DIP BUS STUDS (UV)

WAIKATO

ROTORUA/BAY OF PLENTY

489 Anglesea Street, Hamilton. 

PO Box 616, Hamilton 3240. 

Phone (07) 839 2030  

Facsimile (07) 839 2029

www.telferyoung.com 

Doug Saunders, FNZIV, FPINZ, B.COM VPM Roger Gordon, BBS, ANZIV, SPINZ

Bill Bailey, ANZIV, SPINZ, DIP VPM Andrew Don, MPINZ, BBS VPM, DIP BUS ADMIN 

Rob Smithers, ANZIV, SPINZ, BBS VPM Russel Flynn, MNZIV, MPINZ, B.AGR

Richard Graham, BBS VPM B.SOC.SC Anna Krieger, MPINZ, B.AGR
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 HELP YOU GET THE MOST OUT OF YOUR SYSTEM
Call 1300 88 60 35 or visit WWW.VALUEPRO.COM.AU 

TARANAKI

HUTCHINS & DICK LIMITED
VALUATION & PROPERTY

“OneYoung” @ 3 Young Street  Offices also at:

P O Box 321, New Plymouth 121 Princes Street, Hawera,

Phone (06) 757 5080 and Broadway, Stratford.

Facsimile (06) 757 8420

Email info@hutchinsdick.co.nz

Website: www.hutchinsdick.co.nz

Frank Hutchins, Dip Urb Val, FNZIV, FPINZ 

Max Dick, Dip Agr, Dip VFM, FNZIV, FPINZ, MNZIPIM 

Merv Hunger, B.Appl.Sc (RVM), Dip Urb Val, MNZIPIM

Roger Lamplough, BBS (VPM)

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

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, FPINZ 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

Steve Newton, BBS (VPM), SPINZ Todd Davidson, BBS (VPM), SPINZ

HAWKES BAY

LOGAN STONE LTD 
REGISTERED VALUERS & PROPERTY SPECIALISTS 
507 Eastbourne Street West, Hastings.  PO Box 914, Hastings.
Phone (06) 870 9850  Email valuers@loganstone.co.nz
Facsimile (06) 876 3543  www.loganstone.co.nz

Frank Spencer, BBS (VAL PM), FPINZ, FNZIV, AREINZ

John Reid, M PROPERTY STUDIES, B COM, FNZIV, FPINZ

Philippa Pearse, BBS (VPM), MPINZ

Jay Sorensen, B APPL SC (RURAL VAL, AGBUS)

Boyd Gross, B AGR (VAL), DIP BUS STD, FNZIV, FPINZ

Robert Douglas, BBS (VAL PM), MPINZ

George Macmillan, B COM AGRI (RURAL VAL)

valuers@williamsharvey.co.nz    www.williamsharvey.co.nz

Hastings Office
213 Queen Street West
P O Box 232 Hastings 4146
Ph 06 871 0074 Fax 06 871 0084

Jim Harvey FNZIV FPINZ FREINZ
Bill Hawkins FNZIV FPINZ 
Paul Harvey BBS MPINZ ANZIV 
Kirsty Miller BBS MPINZ ANZIV
Chris Hope BCom (VPM) 

Napier Office
77 Raffles Street
P O Box 140 Napier 4140
Ph 06 834 0105 Fax 06 834 0106

Terry Rawcliffe FNZIV FPINZ 
Paul Bibby BCom (VPM) MPINZ 
Grant Aplin BCom (VPM) MPINZ

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

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

RAWCLIFFE AND CO
REGISTERED VALUERS AND PROPERTY ADVISORS 

77 Raffles Street, Napier. PO Box 140, Napier. 

Phone (06) 834 0105 Facsimile (06) 834 0106 

Email email@rawcliffe.co.nz 

Terry Rawcliffe, FNZIV  Grant Aplin, BCOM (VPM), APINZ Paul Bibby, BCOM (VPM), APINZ

TAURANGA HAWKES BAY

M I Penrose, VPU, DIP VPM, AAMINZ, FNZIV, FPINZ   T W Kitchin, BCOM (AG), ANZIV, SPINZ, MNZIPIM(REG)

M C Plested, FNZIV, FPINZ  W H Peterson, ANZIV, SPINZ, AREINZ

D J Devane, BCOM (VPM), ANZIV, SPINZ M D Apperley, BBS (VPM) 
A S Chambers, B AGR, ANZIV, SPINZ S K Penrose, BBS (VPM) 

K Ho, BCA.GRAD.DIP, MPINZ 

25 Pandora Road, Napier. PO Box 572, Napier 4140.
Phone (06) 835 6179  Facsimile (06) 835 6178  www.telferyoung.com 

I D Baker, FNZIV, FPINZ  F P McGlinchey, B APPL SCI, MPINZ

M A Myers, BBS (VPM), FNZIV, FPINZ  M G Burr, B COM (VPM)

A G Boon, B PROP, ANZIV, MPINZ 

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

143 Powderham Street, New Plymouth. PO Box 713, New Plymouth 4340
Phone (06) 757 5753  Facsimile (06) 758 9602  www.telferyoung.com
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EMPOWERING YOUR   ValuePRO

WELLINGTON

PALMERSTON NORTH

Brian E White, FNZIV, FPINZ 

Neil H Hobson, FNZIV, FPINZ 

Martin A Firth, ANZIV, SPINZ

HOBSON WHITE LTD 
REGISTERED VALUERS, PROPERTY MANAGERS & ADVISORS
Northcote Office Park, 94 Grey Street, 
PO Box 755, Palmerston North. 
Phone (06) 356 1242  Facsimile (06) 356 1386 
Email enquiries@hobsonwhite.co.nz

PO Box 13286
Wellington 6440

Phone: 0800 145 554
Fax: (04) 8315102

Website: www.quickmap.co.nz
Email: info@quickmap.co.nz

LAWYERS
Level 24, HSBC Tower,
195 Lambton Quay,
Wellington 6140
Ph: +64 4 499 4599
Fax: +64 4 472 6986
www.simpsongrierson.com

Mike Scannell - Partner
mike.scannell@simpsongrierson.com

MANAWATU

ACS Manawatu Ltd
 
 

30yrs experience in the lower North Island 
 

BLACKMORE & ASSOCIATES
REGISTERED VALUERS, MANAGERS & CONSULTANTS
Cnr Victoria & Main Streets, PO Box 259, PALMERSTON NORTH

Phone: (06) 357 2700  Fax: (06) 357 1799

Email: thevaluers@blackmores.co.nz  www.blackmores.co.nz

Grey Thompson ANZIV, SPINZ Bruce Mainwaring ANZIV, SPINZ Peter Loveridge ANZIV, SPINZ
Garry Dowse FNZIV, FPINZ Bruce Lavender ANZIV, SPINZ Geoff Blackmore FNZIV, FPINZ

WANGANUI

Advisors and Valuers in Property 
Level 1, 50 Manners St, Wellington.  PO Box 22-227, Wellington 6441

Facsimile: (04) 382 8443 
Tim Truebridge B.Agr. (VAL), ANZIV, SPINZ, AREINZ 

Phone (04) 385 8442 Email: tim@trueproperty.co.nz
Dale Wall ANZIV, SPINZ  

Phone (04) 384 8441 Email: dale@trueproperty.co.nz

Truebridge PartnersTruebridge Partners

WELLINGTON

ADVERTISE HERE

Contact the API on  
02 6282 2411 or

Email: journal@api.org.au

PROFESSIONAL PROPERTY SERVICES,  
VALUATION & PROPERTY ADVISORY

36 Customhouse Quay,  

Level 10, Craigs Investment Partners House, Wellington 6140

Phone (04) 473 4413  Facsimile (04) 470 3902

Email: first name.last name@colliers.co.nz 

Gwendoline PL Callaghan, FPINZ, FNZIV – DIRECTOR Daniel J Lovett, BBS (VPM)

Michael A Horsley, FPINZ, FNZIV – DIRECTOR Kellie A Slade, BBS (VPM), MPINZ, REG VAL

Andrew P Washington, BCOM (VPM), SPINZ – DIRECTOR Kristin J Anthony, BBS (VPM), MPINZ, REG VAL

Jeremy A Simpson, BBS (VPM), MPINZ, REG VAL Anthony P Randell, BBS (VPM)

Reuben Blackwell, BCOM, BSC (OTAGO), GRAD. DIP. VAL Amelia M Findlay, BBS (VPM), MPINZ, REG VAL

COLLIERS INTERNATIONAL  
(WELLINGTON VALUATION) LIMITED

85 The Terrace, Wellington. PO Box 2871, Wellington 6140. DX SP 23523. 
Phone (04) 472 3683  Facsimile (04) 478 1635  www.telferyoung.com
C J Barnsley, BCOM VPM, ANZIV, SPINZ J H A McKeefry, BBS VPM, DIP BUS FIN, MPINZ

M J Veale, BCOM VPM, ANZIV, SPINZ J C Lochead, BBS VPM, ANZIV, SPINZ

G Kirkcaldie, FNZIV, FPINZ 
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  PROPERTY VALUATION BUSINESS
Call 1300 88 60 35 or visit WWW.VALUEPRO.COM.AU

NELSON/MARLBOROUGH

52 Halifax Street, Nelson. PO Box 621, Nelson 7040.

Phone (03) 546 9600  Facsimile (03) 546 9186  www.telferyoung.com 
Ian McKeage, BCOM VPM, FNZIV, FPINZ  Bryan Paul, VAL PROF URB, ANZIV, MPINZ

Ashley Stevens, BBS VPM, MPINZ Wayne Wootton, VAL PROF URB ANZIV,SPINZ

Rod Baxendine, DIP AG, DIP FM, DIP VPM, ANZIV, SPINZ 

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

WELLINGTON CANTERBURY/WESTLAND

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

PO Box 362, Wanaka 9343

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

 Office’s in Alexandra, Queenstown & Wanaka
Phone 0800 344 877    Email info@moorepercy.co.nz

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

WAIRARAPA PROPERTY CONSULTANTS LTD 
REGISTERED VALUERS & FARM MANAGEMENT CONSULTANTS 

28 Perry Street, Masterton. PO Box 586, Masterton. 
Phone (06) 378 6672  Facsimile (06) 378 8050 

Email: office@propertyconsultants.co.nz 

P J Guscott, DIP VFM, APINZ         M Clinton-Baker, DIP VFM, ANZIV, APINZ 

T D White, BCOM (VPM), APINZ 

WAIRARAPA

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.

Managing Director: Greg Ball   Phone (04) 470 6105   Facsimile (04) 470 6101

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

CENTRAL OTAGO

ADVERTISE HERE

Contact the API on  
02 6282 2411 or

Email: journal@api.org.au

Level 4, 47 Cathedral Square, Christchurch.

PO Box 2532, Christchurch 8140. 

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

www.telferyoung.com 

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

John A Ryan, FNZIV, FPINZ  

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

Martin J Winder, BCOM VPM




