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1  Executive Summary 
INSTRUCTIONS / RELIANCE

Instructing Party

Instruction Date

Reliant Party/Purpose

Basis of Valuation

Interest Valued Freehold (100%).

PROPERTY PARTICULARS

Brief Description

Title Details

Registered Owner/s

Site Area 54,280.0 sqm

Zoning

Planning Scheme

Alex Erdos of Centuria.

The Centuria Direct Property Fund ("CDPF") for the purpose of a merger only.

The Primewest Property Income Fund ("PPIF") for the purpose of a merger only.

David McCourt of BDO for the purpose of Inclusion in an independent expert report only.

11 November 2021

Market Value - As Is - Vacant Land 

Allotment 51 Deposited Plan 125929, contained within Certificate of Title Register Book Volume 6250 Folio 56

Lot 51 Pty Ltd.

SA Planning & Design Code.

Strategic Employment.

The subject property comprises a generally level, regular shaped, 'Employment' zoned allotment of approximately 54,280 square 

metres, located in the suburb of Direk, approximately 20 kilometres north of the Adelaide CBD. The land sits slightly above road 

level and is positioned at the head of a cul de sac, Caribou Drive, within 'Vicinity Industrial Base', a developing industrial estate.

Proposed for the site is a new office warehouse/workshop facility which is to be purpose built for Apex Steel, who have committed to 

a 15 year lease over the property upon completion. This valuation, however, is provided on an 'As Is' basis only, and has regard only 

to the value of the land, and the minor site levelling works undertaken to the date of valuation.

The property was recently acquired by Centuria on a fund through basis, with the acquisition structured on a land purchase price of 

$8,837,340, and an 'As If Complete' price of $38,258,190 (GST exclusive).

VALUATION SUMMARY

Direct Comparison Value $8,837,340

Direct Comparison Rate ($/sqm Site Area) $163

ASSESSMENT This valuation is exclusive of GST. Date of Issue:  23 November 2021

Valuation Approach Direct Comparison

Date of Inspection

Date of Valuation

ADOPTED VALUE

(100% Interest) (Eight Million, Eight Hundred and Thirty Seven Thousand, Three Hundred and Forty Dollars)

Principal Valuer Paul McKay | FAPI, B.Bus.Prop(Val)

Certified Practising Valuer 

State Director | Valuation & Advisory Services

Property Inspection - Yes

Co-Signatory ** Rebecca McCrea

Director | Valuation & Advisory Services

Conditional Terms

Liability limited by a scheme approved under Professional Standards Legislation.

CBRE Valuations Pty Limited  |  ABN 15 008 912 641  |  Valuation & Advisory Services

Level 5, 151 Pirie Street, Adelaide SA 5000 | T  61 8 8110 3333 | F  61 8 8110 3330 | www.cbre.com.au

This summary must not be read independently of the valuation report in its entirety. This valuation is subject to all content,

assumptions, disclaimers, qualifications and recommendations throughout the report. The report is prepared for the use of and

reliance by the Reliant Party only and limited only to the Purpose specifically stated. No responsibility is accepted or assumed to any

third party for the whole or any part of the report.

** The Co-Signing Director/Peer or Quality Assurance Reviewer confirms having reviewed the valuation methodology and calculations, however the opinion of the

value expressed has been arrived at by the Principal Valuer alone.

19 November 2021

15 November 2021

$8,837,340

Property Inspection - No | Job Involvement - Co-Signatory in capacity of Peer Reviewer
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2  Valuation Synopsis 

2.1  Reliance & Liability 

Liability ▪ Liability limited by a scheme approved under Professional Standards Legislation. 

Reliance 

 

▪ This valuation is strictly and only for the use of the Reliant Parties and for the respective Purpose as specifically 

stated in the Executive Summary (Instructions/Reliance section). 

Reliance Period ▪ We do not assume any responsibility or accept any liability in circumstances where this valuation is relied 

upon after the expiration of 90 days from the date of valuation, or such earlier date if the Reliant Party 

becomes aware of any factors that have any effect on the valuation. 

Reliance Period – 

Further Comment 

▪ We highlight that in this rapidly changing economic environment, the opinions and values detailed at the 

time of preparing this report may change materially in a short period of time.  The standard 90 day reliance 

period should be considered in light of current sentiment and the evolving nature of the market/economy. 

We recommend intermittent revaluations to confirm any reliance of this report.  

Confidentiality ▪ This valuation report is strictly confidential between CBRE and the Reliant Party, however any such party may 

disclose all or part of this valuation report without the other parties’ consent where: 

(a) it is required to do so by law; 

(b) it is required to do so by a court, arbitrator or administrative tribunal in the course of proceedings or any 

determination to which the disclosing party is a party; or 

(c) which, in the reasonable opinion of the disclosing party, is required to be disclosed to any prospective 

lender, insurer or other consultant or professional adviser, provided that in each case it first obtains (and 

enforces if required by either of the other parties), an undertaking from each such person to keep this 

valuation in strict confidence on a non-reliance basis and subject to the Reliance provisions in this report. 

Transmission ▪ Only an original valuation report received by the Reliant Party directly from CBRE or through a Panel 

Management System authorised by the client can be relied upon. 

Restricted ▪ No responsibility is accepted or assumed to any third party who may use or rely on the whole or any part of 

the content of this valuation. 

Copyright ▪ As between CBRE, the Instructing Party and the Reliant Party, all intellectual property rights in this valuation 

report are owned by CBRE.  Neither the whole nor any part of the content of this valuation may be published 

in any document, statement, circular or otherwise by any party other than CBRE, nor in any communication 

with any third party, without the prior written approval from CBRE, and subject to any conditions determined 

by CBRE, including the form and context in which it is to appear. 

Value Subject To Change ▪ This valuation is current as at the date of valuation only.  The value assessed herein may change significantly 

and unexpectedly over a relatively short period (including as a result of general market movement or factors 

specific to the particular property).  For the avoidance of doubt, this may include global financial crises or 

force majeure events.  We do not accept liability for losses arising from such subsequent changes in value. 

Disclosure ▪ CBRE must be advised in the event that the Reliant Party becomes aware of any changes relating to the 

information and advice provided by the Instructing/Reliant Party during the Reliance Period. This includes, 

without limitation, any changes to information and advice provided in relation to encumbrances, 

registered/unregistered interests, title, and land area/dimensions.  In any such event, this valuation must not 

be relied upon without consulting CBRE first to reassess any effect on the valuation. 

Valuer’s Interest ▪ We hereby certify that the Principal Valuer is suitably qualified and authorised to practise as a valuer; has at 

least 5 years of continuous experience in valuation; does not have a pecuniary interest, financial or otherwise, 

that could conflict with the proper valuation of the property; and accepts instructions to value the property 

only from the Responsible Entity/Instructing Party. 

CBRE Staff 

 

▪ In relying upon this report, any client or reliant party agrees that you will not bring any claim relating to this 

appointment (in contract, tort, negligence or otherwise) against any CBRE officer, director, employee, 

member or consultant in their personal capacity. 
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2.2  Market Value Definitions 

Market Value Definition ▪ In accordance with the International Valuation Standard, the definition of market value is: 

"The estimated amount for which an asset or liability should exchange on the valuation date between a willing 

buyer and a willing seller in an arm's length transaction, after proper marketing and where the parties had 

each acted knowledgeably, prudently and without compulsion." 

AASB13 Fair Value 

Measurement 

 

▪ We have also had regard to the requirements of the Australian Accounting Standards Board. In particular, 

we have considered AASB13 Fair Value Measurement, which adopts the following definition of Fair Value: 

“Fair value is the price that would be received to sell an asset or paid to transfer a liability in an orderly 

transaction between market participants at the measurement date.” 

The fair value of a non-financial asset is based on its highest and best use to market participants. 

Highest & Best Use ▪ In accordance with the Australian Property Institute and International Valuation Standards, the definition of 

highest and best use is: 

“The use of an asset that maximises its potential and that is physically possible, legally permissible and 

financially feasible.” 

Highest & Best Use 

Comment 

▪ The highest and best use of the subject property is deemed to be the proposed use. 

2.3  Treatment of GST 

Treatment of GST ▪ Our valuation is expressed exclusive of GST. 

We are not tax experts and have not been provided with tax or legal advice.  The Reliant Party must make its own enquiries if they consider that GST applies. 

2.4  Transaction History 

Previous Sale ▪ According to RP Data records, the property sold on 14 October 2021 for $8,837,340 (100% ownership). 

This was part of a fund through acquisition of the property based on a completion price of $38,258,190. 

The land had previously transacted on 12 March 2021 for $3,164,524 (100% ownership interest), which we 

assume included GST.  We note that this followed a drawn out settlement period as the sale was agreed a 

long time prior to the allotment being created, and that land values in the estate have escalated dramatically 

since this previous sale was negotiated.  

2.5  SWOT Analysis 

Strengths ▪ The property offers a large industrial development site in an increasingly sought after location, where existing 

supply is now essentially exhausted. 

▪ The property offers a de-risked development opportunity, given the Planning Consent and Agreement for 

Lease which are in place. 

▪ Excellent connections to major transport routes. 

Weaknesses ▪ Limited street frontage. 

Opportunities ▪ No specific opportunities identified beyond completion of the proposed project. 

Threats ▪ Threats relating to the COVID-19 outbreak – refer to Market Instability and Material Uncertainty below. 

▪ Investment markets are considered to be operating at or near peak levels, a significant driver of which is the 

record low interest rates. As such, there is a risk of market correction and consequent value diminution in 

response to potential future increases in the cost of funds. Whilst most immediately a threat to investment 

assets, such a correction would likely have a flow on impact on development assets such as the subject. 
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2.6  Marketability 

Buyer Demand/ 

Purchaser Profile 

▪ In the current market: 

− Anticipated buyer demand/liquidity:  Good, noting the very strong appetite and limited supply of large, 

green fields industrial development sites as at the Date of Valuation. 

− Likely purchaser profile comprises:  Developers. 

− Estimated selling period (with a professional marketing campaign) is:  3 – 6 months. 

2.7  Risk Assessment  

Asset ▪ Based on our property inspection: 

− Quality of location and potential for change:  Emerging, increasingly well regarded as transport/logistics 

hub. 

− Planning and environmental issues:  Proposed project has Development Approval – refer to body of 

report. 

Asset Management ▪ Asset management comments: 

− Current management performance:  N/A – currently vacant land. 

2.8  Critical Assumptions 
Our valuation is subject to the following critical assumptions: 

Contamination ▪ We assume the property is free from any material level of soil or groundwater contamination. 
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3  Location 

Locality ▪ Located in the suburb of Direk, a developing mixed use suburb, approximately 20 kilometres north of the 

Adelaide CBD. 

▪ Situated at the eastern end of Caribou Drive, at the head of a cul de sac 

Surrounds ▪ The property is located within Vicinity Industrial Base, a developing industrial precinct with a preponderance 

of transport and logistics oriented development. 

▪ Within the immediate locality is predominantly medium to large scale industrial premises particularly 

comprising of a number of distribution / transport terminal type premises / activities, as well as undeveloped 

land holdings. Although the location has traditionally experienced relatively weak market demand, since the 

completion of the ‘Northern Connector’ road project which has dramatically reduced travel times to the 

location and improved connectivity to the broader major transport network, the land within the Vicinity 

precinct has been recognised as ideally suited for transport/logistics uses and has seen a notable surge in 

demand. As a result, land values have increased rapidly over the past 12 months. 

Transport/Roads ▪ Caribou Drive is a minor local roadway. Caribou Drive, and the surrounding connector/major road network 

is approved for B-Doubles and Road Trains up to 36.5 metres in length. 

▪ The property has ready access to both the Northern Expressway to the north and the Northern Connector to 

the west. This provides the property with excellent connections to both the major metropolitan and interstate 

transport routes. 

Local Map 

Source: Map section reproduced 

with permission of UBD-

Gregory’s. Copyright Universal 

Publishers Pty Ltd DD 10/14. 
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4  Title Details 

4.1  Real Property Description (Freehold) 

Allotment/Plan Title Reference Area (sqm) Registered Ownership 

51/DP 125929 Volume 6250 Folio 56 54,280 Lot 51 Pty Ltd 
    

Search Date:  22 November 2021 

4.2  Land Identification 

Verification Source ▪ The property has been identified by reference to the Deposited Plan and on-site inspection.  The building 

improvements appear to be erected within the title boundaries of the site and there do not appear to be any 

encroachments on or by the subject land.  We note however, we are not experts in this field and that actual 

identification of title boundaries, encroachments and confirmation that improvements are contained within 

those boundaries would necessitate a check survey be undertaken by a qualified land surveyor. 

4.3  Encumbrances & Registered Interests 

Dealings ▪ Interests registered on Title are summarised as follows: 

− Encumbrance (13481999) to Walker Direk Development Pty Ltd (ACN: 119 997 563). 

− Mortgage to National Australia Bank (CAN: 004 044 937). 

▪ The encumbrance registered to Walker Direk Corporation requires the approval of the Encumbrancee to any 

proposed development of the site. The encumbrance is for a period of 10 years commencing 30 June 2021. 

The Encumbrancee’s approval cannot be unreasonably withheld if the development is reasonably consistent 

with surrounding development in the estate. We believe the proposed development complies with the 

requirements of the encumbrance, therefore it is not considered materially detrimental. 

4.4  Title Disclaimers 

Caveats ▪ As at the search date, there are no caveats recorded on Title. 

Liens We have disregarded the presence of any mortgage or other financial liens pertaining to the property. 

Title/Unregistered 

Interests 

Our valuation is on an unencumbered basis and therefore assumes the mortgage/s to be released on sale/transfer of title. 

We have assumed that there are no further easements, unregistered interests or encumbrances not disclosed by this brief title search which may affect market 

value. However, in the event that a future title search is undertaken which reveals additional easements or encumbrances, CBRE should be consulted to reassess 

any effect on the value stated herein. 
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5  Site Description 

5.1  Land Area & Dimensions 

Land Area ▪ 54,280.0 sqm (derived from Deposited Plan). 

Street Frontage ▪ Caribou Drive Frontage: 77 metres (stepped frontage around cul de sac). 

Access ▪ Access available from Caribou Drive. 

▪ The property has limited street frontage owing to its position at the head of a cul de sac. There are, however, 

sufficient provisions for access. 

Site Survey 

 

We do not commission site surveys and a site survey has not been provided to us.  We have assumed there are no encroachments by or on the property, and 

the Reliant Party should confirm this status by obtaining a current survey report and/or advice from a registered surveyor. 

Deposited Plan ▪ A copy of the Deposited Plan is appended.  

5.2  Shape & Topography 

Shape ▪ Generally regular. 

Topography ▪ Relatively level throughout. The land appears to sit slightly above road level. 

5.3  Services & Amenities 

Typical Services ▪ Electricity, water, sewerage and telephone are connected or are understood to be available for connection 

to the property. 

5.4  Flooding 

Investigations 

 

▪ We have reviewed online flood maps published by the SA Government indicate that no flood study data 

exists in this location. We are not aware of material flood risk in this location and have assumed that the 

property is not materially impacted by flood risk. We also note that the new development would have had to 

address any flood risk that may exist as part of the approval process. Formal searches have not been 

undertaken. We reserve the right to review this valuation should conflicting information become available. 

Flooding Caution The quality, completeness and accuracy of flood mapping varies widely between localities and Councils.  We have not verified, and make no representation as 

to the appropriateness, accuracy, reliability or currency of the flood mapping reviewed.  The Reliant Party may wish to confirm the flood mapping information 

by obtaining an expert hydrologist’s report.  If further flooding data is obtained, we reserve the right to review and if necessary amend the valuation. 

5.5  Site Contamination 

Past Use ▪ The past use of the property was un-developed rural land. 

We do not undertake historical site searches, and have therefore assumed former uses did not cause site contamination unless these have been identified in 

the following section. 

Present Use ▪ The present use of the property is vacant land. It is proposed to be developed into a large office warehouse 

to be utilised for steel fabrication. 

Informal Contamination 

Comment (site inspection) 

▪ Our visual inspection of the subject property revealed no obvious signs of contamination, noting however, 

that we are not experts in the detection of same. 

Informal Contamination 

Comment (online search) 

▪ We have undertaken an online search of the Environmental Protection Authority Site Contamination Index.  

The search revealed no listing of the subject property, nor any site in the immediate vicinity. 

▪ Environmental Site Audit recommended:  No.   

Formal Contamination 

Report Comment 

▪ We have requested, but have not been provided with a current contamination report. 
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Surrounding Properties ▪ Our visual inspection of the surrounding properties revealed no obvious signs of potentially contaminating 

uses.  Our valuation assumes no contamination issues associated with adjoining properties. 

We Are Not 

Contamination Experts 

Unless otherwise stated, we have assumed that the site is free of subsoil asbestos or any elevated levels of contaminants.  We have made no allowance in our 

valuation for site remediation works.  Our visual inspection is an inconclusive indicator of the actual condition of the site.  We make no representation as to 

the actual environmental status of the subject property.  If any testing is undertaken to assess the degree, if any, of contamination of the site and this is found 

to be positive, this valuation must not be relied upon before first consulting CBRE to reassess any effect on the valuation. 

Site Conditions We do not commission site investigations to determine the suitability of ground conditions and services, nor do we undertake environmental or geotechnical 

surveys.  We have assumed that these aspects are satisfactory and also that the site is clear of underground mineral or other workings, methane gas or other 

noxious substances.  In the case of property which may have development potential, we proceed on the basis that the site has load bearing capacity suitable 

for the anticipated form of development without the need for additional and expensive foundations or drainage systems (unless stated otherwise).  



 

36 Caribou Drive, Direk SA 5110  

 

© CBRE Valuations Pty Limited (CBRE)  |  VALUATION REPORT  |  V2150100531  |  15 November 2021  |  Page 12 

6  Planning 

6.1  Current Planning Controls 

Local Authority ▪ Salisbury Council. 

Zoning ▪ Strategic Employment zone. 

Desired Outcomes ▪ DO 1: A range of industrial, logistical, warehousing, storage, research and training land uses together with 

compatible business activities generating wealth and employment for the state. 

▪ DO 2: Employment generating uses are arranged to: 

a) Support the efficient movement of goods and materials on land in the vicinity of major transport 

infrastructure such as ports and intermodal freight facilities. 

b) Maintain access to waterfront areas for uses that benefit from direct water access including harbour 

facilities, port related industry and warehousing, ship building and related support industries. 

c) Create new and enhance existing business clusters. 

d) Support opportunities for the convenient colocation of rural related industries and allied businesses that 

may detract from scenic rural landscapes. 

e) Be compatible with its location and setting to manage adverse impacts on the amenity of land in adjacent 

zones. 

▪ DO 3: A pleasant visual amenity from adjacent arterial roads, adjoining zones and entrance ways to cities, 

towns and settlements. 

Heritage ▪ The property is vacant land and therefore heritage does not apply. 

Native Title ▪ The subject property is not expected to be subject to native title issues.  Searches were not undertaken. 

Planning Information We assume information provided by the relevant responsible authority is current and accurate.  We do not commission formal investigations to verify 

information provided to us. 

6.2  Development Application/Approvals 

Development Applications 

/Approvals 

▪ We have been supplied with copies of two Decision Notification Forms from Plan SA, which are summarised 

below. 

▪ Development Application Number: 361/2625/2020/1B 

− Nature of Proposed Development: Industrial Building (Steel fabrication and distribution) with associated 

offices, water storage tanks, access/egress to Caribou Drive, car parking and landscaping. 

− Planning Consent – Granted 13 April 2021 

▪ Development Application Number: 21009883 

− Nature of Proposed Development: Variation to Development Plan Consent 361/2625/2020/1B – 

incorporating increased building area and changes to external form. 

− Planning Consent – Granted 28 May 2021 

▪ Development Application Number: 21025020 

− Nature of Proposed Development: Variation to Development Plan Consent 361/2625/2020/1B (as 

amended by Planning Consent DA 21009883) comprising change to siting of building, reduction in 

building height, external alterations and reconfiguration of car parking. 

− Planning Consent – Granted 20 September 2021 with 1 condition 

− Building Consent – Granted 24 September 2021 with 2 conditions 

− Development Approval – Granted 24 September 2021 with 3 conditions 
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7  Market Commentary 

7.1  Industrial Market Commentary 

Brief Background ▪ 2019 and 2020 saw continued demand for I&L property, with low vacancy rates, strong demand and 

significant weight of capital.  However, market conditions were thrown into disarray through March – June 

2020. From the period March – June 2020, there was much less activity as a result of decreased buyer depth 

/ confidence.  However, this temporary period of volatility has now been proceeded with very strong investor 

appetite and demand for industrial property. 

▪ The outbreak of the Novel Coronavirus (Covid-19), declared by the World Health Organisation (WHO) as a 

Global Pandemic on the 11th March 2020, has caused uncertainty and volatility in both local and global 

market conditions.  

▪ Since the outbreak, there have been over 99.1 million confirmed cases resulting in over 2.13 million deaths 

as at 25 January 2021. Of this, around 28,750 Australian cases have been confirmed including 909 deaths 

(the majority occurring in Victoria). The evolving nature of the virus has been met with a number of restrictions 

on both a local and national scale, which in turn has resulted in a global recession. The most recent and 

notable restriction was the announcement of Stage 4 restrictions in Victoria which have since been removed.  

▪ Broadly speaking, Australia is now Covid-19 free with limited outbreaks in the various states.   

Demand Occupier activity ahead of historical averages in Adelaide region  

▪ Occupier demand has been robust in 2021YTD with total take-up equating 152,737 sqm - exceeding the 

10-year historical average of 149,000 sqm. However, take-up in 3021 was more subdued than previous 

quarters, contributing to only 10% (15,171 sqm) of total take-up for 2021YTD.  

▪ Significant deals over the quarter included Australia Post leasing 5,595 sqm at 98 Jervois Street (West 

precinct), as well as the Wine Depot Holdings occupying 3,000 sqm at 5-7 Kaurna Avenue (Outer North 

precinct).  

Increased activity in the West precinct  

▪ The concentration of lease transactions over 2021YTD has been within the West precinct, with around 77,000 

sqm of take-up recorded - representing 50% of total transactions (by floorspace). This is followed by the 

Outer North precinct (38%) which has seen increased activity in recent years. Greater leasing activity is 

expected to continue in the Outer North precinct given the improved accessibility and relatively greater land 

supply for development compared to the Western precincts. The North West precinct has had subdued 

occupier movements in 2021YTD, only accounted for 4% of take-up after recording 49% of take-up over 

past 5 years.  

Traditional occupier types most prevalent movers  

▪ The most active sectors for occupier movements across 2021YTD have included Transport, Postal & 

Warehousing (28%), followed by Manufacturing (13%) and Health Care & Social Assistance (12%). Occupiers 

within the Health Care sector have been more active in floorspace take-up over recent years, from recording 

no take-up in 2018, contributing to 3% in 2019, to one of the highest in the past two years. This trend is 

expected to continue with the development of the state-of-the-art BioMed City and Bragg centre development 

in North Adelaide. 

Supply Completion totals remain elevated in 2021YTD following record levels of supply in recent years 

▪ Adelaide is continuing to see levels of development supply in 2021 that are above the 10 year annual 

average of 53,923 sqm. So far over 2021YTD approximately 42,112 sqm of new floorspace have been 

added to the market. Around 44,384 sqm of development is currently in the construction stage and expected 

to be delivered over 4Q21, bringing the 2021 total to 86,496 sqm. 

▪ The most notable completion over the quarter was the Bunzl Distribution Centre, a pre-committed 9,720 sqm 

warehouse at Adelaide Airport (West), as well as the 11,000 sqm SA Health Distribution Centre at 27-35 

Matthews Road in the North West. 

▪ Going forward, only around 29,000 sqm of new supply is forecasted to be added in 2022. However, in a 

market that has very few speculative developments and with pre-lease supply at 96% over the past three 

years, the potential for more development projects entering the pipeline is likely. 
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▪ Most of the 2021-2021 supply pipeline is to be added within the North West (61%) and Outer North (28%) 

precincts. Geographically, these precinct offer strong connectivity to major road infrastructure, the Port and 

Osborne Naval precinct. Additionally, the North-South Corridor infrastructure project including the Northern 

Connector has increased the opportunity of the Outer North precinct to future development with easier 

accessibility and greater transport logistics to the metropolitan areas. After years of no development recorded 

in the Outer North, 49% of new developments (by floorspace) over 2019-2020 has been added to this 

precinct. 

Leasing Market Rents remain relatively flat across the quarter  

▪ Net face rents for super prime assets have increased 1.6% q-o-q (2.6% y-o-y) averaging AUD 107/sqm. This 

was largely contributed by the Outer North precinct which recorded 5.9% q-o-q growth averaging AUD 

90/sqm. Average face rents within the North West precinct remained steady over 3021 at AUD 110/sqm, 

however has seen 2.8% growth yo-y, while the West averages AUD 120/sqm.  

▪ Net face rents for prime grade assets across the Adelaide market remained stable over 3021 at AUD 84/sqm, 

however recorded y-o-y growth of 3.1%. This increase is attributable to growth in the South precinct ( + 7.1% 

y-o-y). The South precinct, historically has not recorded new industrial developments, with very little historical 

rental movement or take-up across the market.  

▪ Secondary grade assets rents have remined stable across the year averaging AUD 60/sqm.  

▪ Incentives within the North West precinct remains stable, averaging 17% - slightly lower than average 

incentives in the Outer North (20%). However, for prime assets incentives have dropped sharply in the West 

to 10% off the back of increased occupier activity across 2021YTD. 

Land Values Declining serviced and zoned land availability continues to place upward pressure on pricing  

▪ The diminishing availability of serviceable industrial zoned land across Greater Adelaide has seen significant 

uptick in land values across all precincts over the past twelve months. With high demand for developable 

land and little to no land currently available, 1.6 ha lots have increased 17.3% q-o-q to an average of AUD 

288/sqm.  

▪ The most significant increase has been recorded in the Outer North precinct, which historically has seen low 

and stable land values. Land prices have risen 18.2% q-o-q  

▪ (136.4% y-o-y) now averaging AUD 130/sqm. The accessibility of the Outer North precinct has improved 

with the completion of the Northern Connector link completed in 2020 as part of the North-South Corridor. 

We expect land value appreciation to continue until more land becomes available. However, there is limited 

scope for greater availability of land as it is a tightly held market, largely owned by private developers.  

▪ The smaller 0.25 ha lots across the Adelaide market have also recorded an uptick in land values. The Outer 

North precinct has seen doubling of land values over the past year, now averaging AUD 140/sqm. While we 

recorded 9.1% q-o-q (33.3% y-o-y) growth in the North West, currently averaging AUD 300/sqm, as well as 

the West precinct by 13.0% q-o-q (44.4% y-o-y ) averaging AUD 650/sqm. 

Investment Market Record Sales Volumes million.  

▪ Adelaide’s industrial investment market has been very active throughout 2021YTD after some subdued 

activity in the previous few years. In 2021YTD, 20 transactions have been recorded, the highest on record, 

totalling AUD 636 million. Over 3Q21, four key transactions were recorded including the 21,160sqm 

warehouse at 36 Caribou Drive purchased by Centuria Capital for AUD 38.3 million. 

▪ Industrial yields have also significantly compressed across all grades, in line with other major cities. Midpoint 

super prime yields have compressed 125bps over the year, now equating to 4.9% with prime and secondary 

midpoint yields compressing 108bps and 121bps to 6.44% and 8.04%, respectively. 
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8  Sales Evidence 

8.1  Development Site Sales Evidence 

Overview ▪ We have also had regard to an array of recent land sales transactions for the purpose of deriving the market 

value of the subject property ‘As Is’. 

Property Sale Date Sale Price Land Area 
(sqm) 

GLA  
(sqm) 

$psm Land Area 

36 Caribou Drive, Direk 
(subject property) 

Oct 2021 $8,837,340 54,280 0 $163 

Lot 301 Hercules Drive. Direk 
Under 

Contract 
$2,085,000 13,900 0 $150 

Lots 303 – 305 Hercules 
Drive, Direk 

Under 
Contract 

$4,271,040 33,592 0 $127 

Lot 307 Hercules Drive, Direk Nov 2021 $2,150,000 28,880 0 $130 

99 – 107 Morphett Road, 
Camden Park 

Jul 2021 $6,200,000 21,593 2,524 $287 

260 Victoria Road, Largs 
North SA 5016 

Jun 2021 $7,400,000 40,000 6,732 $185 

1 - 11 Technology Drive, 
Mawson Lakes SA 5095 

Nov 2019 $7,596,000 37,980 0 $200 

14 - 22 Schumacher Road, 
Wingfield SA 5013 

Jan 2021 $8,000,000 44,190 0 $181 

Gallipoli Drive, Regency Park 
SA 5010 

Sep 2019 $7,500,000 50,000 0 $150 

1096 Port Wakefield Road, 
Burton SA 5110 

Apr 2021 $1,900,000 15,350 0 $124 

Derived Rates ▪ The sales analysis indicates: 

− Land value rates ranging from of $124 to $287 psm of land area. 

▪ With the exception of the Burton and Direk sales, all of the above sales are in superior locations with stronger 

anticipated land values (albeit the Regency Park transaction is now quite dated and that site also required an 

unquantified level of remediation/engineered fill). 

▪ We note that there has been major uplift in land values evident in Direk over the past 12 – 18 months, and 

that the supply of land in this location is now exhausted. With the completion of the Northern Connector and 

with large land parcels such as the subject, Direk is ideally placed to attract larger scale transport/logistics 

uses, a very strong sector which is driving land value growth. 

▪ Whilst the aforementioned Direk transactions have only recently settled or remain under contract, this is due 

to most being located in the final stage of the project. In most instances, the prices were negotiated several 

months ago, with settlement delayed pending the creation of the new allotments and issuance of Certificates 

of Title. 

Additional Evidence ▪ In addition to the array of settled industrial land sales which have been considered in assessing the market 

value of the property on an ‘As Is’ basis, we have also had regard to a number of more recent contracted 

sales.   

▪ We are aware of a site of approximately 4.244 hectares, which is better located in a high profile arterial 

road location in the inner north industrial precinct. This property is currently under contract for $11,500,000, 

equating to $271 per square metre. 

▪ We are aware of a pending transaction involving a much larger allotment (approximately 10 ha) in a superior 

location to that of the subject. This pending sale shows a rate per square metre in the order of $230 per 

square metre.  
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▪ We are aware of two pending transactions in the similar to slightly superior suburb of Salisbury South in the 

outer north industrial precinct (like the subject). The first, involves a site of approximately 4 hectares, which 

is substantially contaminated by surface and subsurface asbestos materials, having previously served as an 

asbestos dump. This property is currently under contract for approximately $130/sqm, with the purchaser 

being responsible for remediation. Allowing for this additional cost and an appropriate risk margin, this sale 

infers a higher rate for the subject. The other sale comprises a site of approximately 3.6 hectares which does 

not suffer the contamination issues, which is currently under contract at a price exceeding $200 per square 

metre. 

▪ These rates clearly show – in comparison to the rates seen in the settled development site sales outlined in 

the table above – that the market for industrial land has strengthened significantly in recent months.  
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9  Valuation Methodology  

9.1  Introduction 

Overview ▪ In arriving at our opinion of value, we have employed industry recognised valuation methodologies.  We 

have considered relevant general and economic factors and in particular have investigated recent sales and 

leasing transactions of comparable properties (as previously detailed). 

Valuation Approaches ▪ Direct Comparison 

 ▪ The property was recently acquired by Centuria in advance of the development of a new office 

warehouse/workshop facility which is to be fully leased by, and purpose built for, Apex Steel Supplies Pty 

Ltd. Significantly, the property is being acquired on a fund through basis, with the Agreement for Lease and 

all relevant Development Approvals in place prior to the sale. The acquisition was structured on the basis 

of an ‘As If Complete’ purchase price of $38,258,190 (GST exclusive), with the initial acquisition of the 

land based on a total purchase price of $8,837,340 (GST exclusive), or $163/sqm. 

▪ It is significant to note that land values, particularly in the outer north have escalated rapidly in response to 

the strong economic recovery evident over the past 6 – 12 months, and significantly improved occupier 

demand. This has been particularly evident in the outer north, with land rates on land sales in Direk more 

than doubling over the past 18 months in response to the aforementioned factors, together with the 

completion of the Northern Connector project which has significantly reduced transit times and improved 

major transport route connections to the area. This location is now increasingly well regarded as a 

transport/logistics hub, and is seeing a major increase in absorption and development rates as a result. 

Additionally, the supply of land in this estate has now been fully exhausted, whilst demand remains high, 

which is considered to drive continued growth in land rates. 

▪ Based on the available evidence, and having regard to the continued increase in land values based on our 

interactions with a range of market participants, we consider that the recent sale price of $8,837,340 (GST 

exclusive) falls within the market range, albeit at the upper end, and have adopted this as the market value. 

The approvals and agreement for lease which are currently in place for the proposed development essentially 

serve to ‘de-risk’ the property, which aids in supporting the adopted value. 

9.2  IFRS Requirements  

International Financial 

Reporting Standards 

▪ Total Outstanding Incentives: 

− Nil.  

▪ Selling Costs: 

− Our valuation excludes any selling costs associated with disposing of the property. 

▪ Income Support Arrangements: 

− There are no income support arrangements associated with the subject property. 
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10  Qualifications 
The report must be read in accordance with and subject to the following qualifications: 

Market Movement Values vary from time to time in response to changing market circumstances.  The valuation is based on available information as at the date of valuation.  No 

warranty can be given as to the maintenance of this value into the future.  Therefore, it should be reviewed periodically. 

Extent of Investigations We are not engaged to carry out all possible investigations in relation to the property.  Where in our report we identify certain limitations to our investigations, 

this is to enable the Reliant Party to instruct further investigations where considered appropriate or where we recommend as necessary prior to Reliance.  CBRE 

is not liable for any loss occasioned by a decision not to conduct further investigations. 

Assumptions Assumptions are a necessary part of undertaking valuations.  CBRE adopts assumptions for the purpose of providing valuation advice because some matters 

are not capable of accurate calculation or fall outside the scope of our expertise, or our instructions.  Assumptions adopted by CBRE will be formulated on the 

basis that they could reasonably be expected from a professional and experienced valuer.  The Reliant Party accepts that the valuation contains certain specific 

assumptions, and acknowledges and accepts the risk that if any of the assumptions adopted in the valuation are incorrect, then this may have an effect on the 

valuation. 

Information Supplied By 

Others 

This document contains information which is derived from other sources. Where this information is provided by experts and experienced professionals, we have 

relied upon the expertise of such experts and by necessity we have relied upon the information provided being accurate, whether prepared specifically for 

valuation purposes or not.  Unless otherwise specifically instructed by you, we have not independently verified that information, nor adopted it as our own.  

Notwithstanding the above, we have reviewed the provided information to the extent that such a review would be reasonably expected from a professional 

and experienced valuer having regard to normal industry practice undertaking a similar valuation/consultancy service. The Reliant Party acknowledges that 

the valuer is not a specialist in the areas from which the expert information is derived and accepts the risk that if any of the information/advice provided by 

others and referred to in the valuation is incorrect, then this may have an effect on the valuation. 

Future Matters To the extent that the valuation includes any statement as to a future matter, that statement is provided as an estimate and/or opinion based on the information 

known to CBRE at the date of this document.  CBRE does not warrant that such statements are accurate or correct. 

Industry Practice Subject to the assumptions and qualifications detailed within, this valuation report is issued in accordance with the Australian Property Institute Valuation and 

Property Standards (ISBN 0-9975414-0-1) and International Valuation Standards (ISBN 978-0-9931513-3-3-0).  Where these are at variance, the assumptions 

and qualifications included within this valuation report will prevail generally, and the International Valuations Standards will prevail over the Australian 

Property Institute Valuation and Property Standards. 
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 Valuation Terminology & Definitions 

Terminology Definition 

Net Income Estimate, 

Fully Leased 

The total current net income plus the estimated income from vacant tenancies.  The total current net income is the sum of the current base rent, outgoings 

recoveries and sundry income, less total outgoings expenses (including non-recoverable expenses). 

Net Passing Income The sum of the current base rent, outgoings recoveries and sundry income, less total outgoings expenses (including non-recoverable expenses), i.e. the 

current net income. 

Outstanding Tenant 

Incentives 

The total cost of all outstanding tenant incentives including unexpired rent free periods, outstanding fitout or cash contributions and rental discounts. 

Initial Yield The net passing income (as defined above) as a percentage of the assessed value less the value of any excess land. 

Reversionary Yield The gross market income plus sundry income less total outgoings (including non-recoverable expenses), as a percentage of assessed value less the value of 

any excess land. 

Adopted Capitalisation 

Rate (or Equivalent 

Yield) 

The capitalisation rate applied to the net income estimate fully leased (as defined above).  The term equivalent yield (as utilised within our analysis of 

comparable sales) essentially reflects a derived capitalisation rate based on the analysed purchase price. 

Terminal Yield The capitalisation rate applied to the net passing income forecast during Year 11 of our Discounted Cash Flow (DCF) analysis.  From this capitalised amount 

capital adjustments are made to arrive at a selling price for the property at the end of Year 10 of the DCF. 

Target Internal Rate of 

Return (IRR) 

The discount rate applied to the annual net cash flows of the property and the hypothetical sale of the property at the end of Year 10 to arrive at the adopted 

value (excluding any balance land) using the Discounted Cash Flow approach. 

Ten Year IRR 

(Indicated) 

The Internal Rate of Return which the property would achieve over a 10 year period given the forecast net cash flow and assessed value.  This analysis 

excludes the value of any balance land. 

Weighted Average 

Lease Expiry (WALE) 

The weighted average lease term remaining to expire.  It is weighted by rental income and area (including vacant areas). 
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 Title Search 
 

 



The Registrar-General certifies that this Title Register Search displays the records
maintained in the Register Book and other notations at the time of searching.

Certificate of Title - Volume 6250 Folio 56
Parent Title(s) CT 6242/574

Creating Dealing(s) RTC 13453857

Title Issued 29/01/2021 Edition 3 Edition Issued 19/10/2021

Estate Type
FEE SIMPLE

Registered Proprietor
CENTURIA INVESTMENT MANAGEMENT (CDPF) PTY. LTD. (ACN: 631 754 151)

OF L 41 CHIFLEY TOWER 2 CHIFLEY SQUARE SYDNEY NSW 2000

Description of Land
ALLOTMENT 51 DEPOSITED PLAN 125929
IN THE AREA NAMED DIREK
HUNDRED OF MUNNO PARA

Easements
NIL

Schedule of Dealings
Dealing Number  Description

13634677 ENCUMBRANCE TO WALKER DIREK DEVELOPMENT PTY. LTD. (ACN: 119 997 563)

13634678 MORTGAGE TO NATIONAL AUSTRALIA BANK LTD. (ACN: 004 044 937)

Notations
Dealings Affecting Title NIL

Priority Notices NIL

Notations on Plan NIL

Registrar-General's Notes NIL

Administrative Interests NIL

Product Register Search Plus
(CT 6250/56)

Date/Time 22/11/2021 03:02PM

Customer Reference PM-Direk

Order ID 20211122008251

Land Services SA Page 1 of 1
Copyright: www.landservices.com.au/copyright | Privacy: www.landservices.com.au/privacy | Terms of Use: www.landservices.com.au/sailis-terms-of-use

https://sailis.lssa.com.au/products/order/childParentTitleSearch/CT%7C6242%7C574
https://sailis.lssa.com.au/products/order/dealingImageSearch/13453857
https://sailis.lssa.com.au/products/order/planImageSearch/D125929
https://sailis.lssa.com.au/products/order/dealingImageSearch/13634677
https://sailis.lssa.com.au/products/order/dealingImageSearch/13634678
https://www.landservices.com.au/copyright
https://www.landservices.com.au/privacy
https://www.landservices.com.au/sailis-terms-of-use
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Survey Plan 









CBRE VALUATION & ADVISORY SERVICES 

 

 

OFFICES  

Adelaide 

Brisbane 

Canberra 

Gold Coast 

Melbourne 

Parramatta 

Perth 

Sunshine Coast 

Sydney 

  

COVERAGE  

Agribusiness 

Building Consultancy 

Commercial Mortgage 

Compensation 

Cost Consulting 

Depreciation Consultancy 

Development Advisory 

Government 

Hotels & Leisure 

Industrial 

Insurance Assessments 

Multifamily/Build to Rent 

Office 

Rating & Taxing 

Residential 

Retail 

Retirement & Healthcare 

Specialised Assets 

  

www.cbre.com.au  

 

 

 

http://www.cbre.com.au/



