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1 Valuation Overview 
1.1 Executive Summary 

Instruction Details 

Instructing Party:  Perpetual Corporate Trust Limited ATF Rivkin Wholesale Property Trust. 

Registered Proprietor: Perpetual Corporate Trust Limited. 

Relying Party/Parties & 
Purpose of Valuation: 

Perpetual Corporate Trust Limited ATF Rivkin Wholesale Property Trust for financial 
reporting purposes only. 

Interest Valued: 100% freehold strata interests. 

Basis of Valuation as 
instructed: 

Market Value of the unencumbered freehold strata interest ‘In One Line’, subject to the 
existing leases. 

Property Details  

Parent Site Area: 714.5m² (as per Strata Plan) 

Zoning: ‘E1 Local Centre’ Waverley LEP 2012 

Description: Lots 2-7 within ‘The Empire’ a four-level, Heritage listed, strata titled building comprising 
ground level retail and three levels of residential units situated in a prominent position 
on the south-western corner of the intersection between Campbell Parade and Lamrock 
Avenue, with rear street frontage to Lamrock Place within the iconic beachside strip at 
Bondi Beach. The subject Lots provide the retail component which comprise five ground 
level shops which are all occupied under lease. No carparking is provided. 

 

Valuation Details  

Strata Area: 455m² (as per Strata Plan) 

Lettable Area: 425m² (subject to Survey) 

Vacancy & WALE: Vacancy: 0% WALE: 2.0 yrs (by Area) WALE 2.1 yrs (by Income) 

Valuation Methodology: Capitalisation of Net Income and Direct Comparison (Strata Area) approaches. 

Date of Inspection: 30 August 2023 

Valuation Date: 30 August 2023 

Income Particulars: At Passing Rents At Market Rents 

Gross Income (p.a.): $711,734 $856,203 

Adopted Outgoings: $252,941 ($595/m²) $252,941 ($595/m²) 

Estimated Net Income (p.a.): $458,793 $603,263 

Adopted Capitalisation Rate: 4.125% (sensitivity of +/- 0.125%)  

Adopted Value: $14,250,000 (Exclusive of GST)  

Passing Initial Yield: 3.22%  

Core Market Yield: 4.12%  

Rate/m² of Strata Area: $33,529/m²   

Valuer Details:   

 Bill Bellew AAPI 
Certified Practising Valuer 
Valuer  

James Burney, FAPI CPV 
State Director 
(Counter-signatory only) 
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Key Points 

• The subject complex is known as ‘The Empire’ and comprises a four-level mixed-use retail and residential building which 
was originally constructed in the 1930’s however has been renovated and refurbished intermittently; the complex was 
strata subdivided in 1978.  

• Situated in an established retail precinct of Bondi Beach, the complex has three street frontages (Campbell Parade, 
Lamrock Avenue and Lamrock Place) and is directly opposite Bondi Beach. 

• The subject Lots are fully occupied by five tenants with a gross annual rental of $711,734 p.a. with outgoings of $252,941 
p.a. ($595/m² and 29.5% of gross market rental), reflecting a net passing rental of $458,793 p.a. and an income based 
WALE of 2.1 years. We consider that the current leases are marginally below market levels and have increased the 
rentals of Shops 1, 2 and 3; we have adopted a gross market rental of $856,203 p.a. 

• The adopted outgoings reflect a rate of $595/m² of strata area which is considered to be significantly above market levels 
and are directly attributable to the high Strata Levies. We have sighted a Strata Report which indicates that there has 
been significant remedial works including a roof replacement, external wall remediation (at Lamrock Place frontage), 
significant plumbing upgrades and property repairs in common areas and individual units, among other works. The 
Report indicates the Capital Works Fund has $328,450 as at 12 October 2023. The report also details the variety of 
works undertaken and the history of funds raised which indicates that there have been abnormalities in amounts levied 
to complete works. Recognising the variability of the costs and noting the Strata Levies paid over 2023 were very 
high, and in turn impact the Market Value of the Lots, in our calculations we have averaged the last 6 years of 
Strata Levies, assuming that the works completed were ‘one-off’ items and will not be ongoing costs.  Our 
valuation is conditional upon subsequent Strata Levies normalising and should the 2024 Strata Levies indicate 
a similar very high level, our valuation will require review. 

• Headline inflation has abated from the 2022 peak levels and is forecast by most economists to continue to slow over the 
short term. Recent pauses in the RBA’s official cash rate increases have allowed some improved clarity on the look 
through cost of debt. Transactional evidence in most sectors continues to reflect softening yields, as the market adjusts 
to higher interest rates, however, there remains tangible private investor interest/capital for selected properties, 
particularly those perceived as ‘trophy’ assets or with strong perceived lease covenants. Increases to bond yields may 
adversely impact property yields (particularly for long-WALE assets) as the yield differential lessens. We expect further 
average yield expansion to occur in the latter half of 2023 which may result in downside capital movement. We strongly 
recommend that any party relying on this valuation seek updated valuation advice on a regular basis and/or as market 
conditions change. 

Critical Conditions 

• The valuation is conditional on the Notification to Reliance Party/Parties, disclaimers and qualifications contained in the 
body of this report. 

• We have adopted the advised lettable area(s) which totals 425.0m² for valuation purposes based on the provided 
tenancy schedule which is less than the total Strata Area of 455.0m², should a more recent survey of the tenancies 
reveal material area variations we reserve the right to review our valuation. 

• The various leases are registered on Title except for the variation of the Registered Lease of Shop 4, which reflects the 
exercise of the option over Shop 2 (Birichina Café) effective from 1 September 2022 and the renewed lease to Sansone 
Pty Ltd due to only being recently executed, our valuation is conditional upon this variation being executed at the terms 
provided and subsequently registered on Title. 

• Income and outgoings particulars adopted as provided. 
• No major sinking fund levies being outstanding or required. 
• We note that since registration of the Strata Plan in 1978, the ‘paved courtyard’ areas on the Strata Plan (highlighted in 

Section 4.2 diagram) have been enclosed and now provide internal areas which are contiguous with the internal strata 
area and occupied under lease, whilst we are not aware of when these works occurred, review of the Waverley Council 
DA tracker indicates that the tenancies that have been extended have had approved Development Applications which 
relate to use changes and internal works. Our valuation is conditional upon the enclosure of these areas being 
structurally sound and complying with strata, building, health and fire safety regulations. 
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This Executive Summary forms a part of and should not be used or read independently from the complete report. Particular 
attention is drawn to the Qualifications, Notification to Reliance Party/Parties and Disclaimers included in this report. Liability 
limited by a scheme approved under Professional Standards Legislation. 

1.2 Risk Analysis 

Market Risk 

• Prime retail location with direct street frontage to Campbell Parade or Lamrock Avenue in a high exposure location directly 
opposite Bondi Beach esplanade. 

• Increasing amount of retail accommodation becoming available for lease with surrounding mixed use developments 
nearing completion, albeit with demand levels remaining stable. 

• Bondi Beach is an iconic and internationally recognised tourist destination which benefits from high levels of passing 
pedestrian traffic and tourist trade. 

Asset Risk 

• The subject complex is known as ‘The Empire’ and comprises a Heritage listed, four-level mixed-use retail and residential 
building which was originally constructed in the 1930’s however has been renovated and refurbished intermittently, the 
complex was strata subdivided in 1978.  

• Situated in an established retail precinct of Bondi Beach, the complex has three street frontages (Campbell Parade, 
Lamrock Avenue and Lamrock Place) and is directly opposite Bondi Beach. 

• The retail component being valued comprises six allotments which have been arranged to provide five distinct shops 
being two restaurants, a café, a juice kiosk and a real estate agency. No carparking is included. 

• The subject shops provide overall very good exposure and frontages. 
• According to SP13031, originally there was paved courtyards at the rear of Lots 6 & 7, these have since been enclosed 

and provide contiguous internal lettable area. Whilst we have not sighted an historical approved DA to reflect these works, 
given Waverley Council has subsequently approved Development Applications pertaining to tenancies involving these 
areas we consider that approval would have been provided at some stage prior to the online records and our valuation 
is conditional upon the enclosure of these areas being structurally sound and complying with strata, building, health and 
fire safety regulations. 

Cash Flow Risk 

• The subject Lots are fully occupied by five tenants with a gross annual rental of $711,734 p.a. with outgoings of $252,941 
p.a. ($595/m² and 29.5% of gross market rental), reflecting a net passing rental of $458,793 p.a. and an income based 
WALE of 2.1 years. We consider that the current leases are marginally below market levels and have increased the 
rentals of Shops 1, 2 and 3, we have adopted a gross market rental of $856,203 p.a. 

• With a Unit Entitlement of 14/42 (0.33), use voting rights to ensure that Capital Works return to normal levels via 
appropriate 10 Year Capital Works Plan and competent Strata Management. 

• Significant Strata Levies, any further increases to outgoings would reduce net returns even further given the lease 
agreements are on gross terms. 

• All current lease agreements provide fixed annual income growth. 
• The overall income profile/tenancy profile of the subject is perceived to provide a good overall covenant strength. 

Management Risk 

• The subject property appears to have historically been managed to a high standard. Given the multi-tenanted nature of 
the property and relative rental level, the involvement of professional management is recommended. 

Buyer Profile  

• We would anticipate that a sale under current market conditions existing at the date of valuation could be achieved within 
6 months, however, there are initial signs emerging that purchaser depth may be declining as a result of debt 
pricing/interest rate movements and associated impacts which may impact a potential sale period should conditions 
deteriorate. 
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2 Qualifications 
1 This report is prepared for the private and confidential use of the reliance party/parties named in Section 3.1 of this 

report, and only for the purpose outlined in Section 3.1. Any reliance, use, distribution, publication of the Report 
and/or any other representations made relating to the contents of the Report is restricted solely to the reliance 
party/parties named in this Report. No responsibility is accepted by the Valuer and Cushman & Wakefield in the 
event that the reliance party/parties uses, distributes, publishes and/or otherwise represents anything contained in 
the Report for any other purpose apart from that expressly noted.  Furthermore, no responsibility is accepted by 
the Valuer and Cushman & Wakefield to any other parties who rely, use, distribute, publish and/or otherwise 
represent anything contained in the Report for any purpose. Any party that is not named as a reliance party/parties 
may not rely on this report for any purpose and should obtain their own valuation before acting in any way in respect 
of the subject property. 

2 This valuation may not be relied upon for mortgage security purposes by any party not nominated within without 
the express written approval/assignment by Cushman & Wakefield. Reliance for first mortgage security purposes 
is also subject to any Lender’s Customer Disclaimer which may be contained within this report. 

3 The valuation specifically may not be relied upon by any party in connection with any Managed Investment Scheme 
(within the meaning of the Corporations Law) which: 
a) Has as its prime or as a substantial purpose, the provision of tax benefits to investors; or 
b) Is involved in any form of direct or indirect investment in primary production including "property used for primary 

production". 
4 This clause only applies if the valuation purpose is for mortgage security purposes. This valuation is prepared on 

the assumption that the lender who relies on this valuation report (and no other) may rely on the valuation for first 
mortgage finance purposes, and the lender has complied with its own, as well as prudent finance industry lending 
practices, and has considered all prudent aspects of credit risk for any potential borrower, including the borrower's 
ability to service and repay any mortgage loan. Further, the valuation is prepared on the assumption that the lender 
is providing mortgage financing at a conservative and prudent loan to value ratio. This clause (Prudent Lenders 
Clause) only applies if the lender is not a lender regulated by the Banking Act 1959 (Cth).  

5 Unless otherwise stated, all valuation figures stated herein are net of GST, are on a before tax basis, are before 
acquisition or selling expenses, and do not reflect any withholding amounts or impact upon sale proceeds that may 
apply under foreign investor transaction legislation (including under mortgagee sale conditions). 

6 Reliance on this report should only be taken upon sighting an original document received by the Reliant Party 
directly from Cushman & Wakefield or through a Panel Management System authorised by the client and 
countersigned by a senior executive of Cushman & Wakefield. The counter-signatory verifies that this report is 
genuine and issued and endorsed by Cushman & Wakefield. The opinion of value expressed in this report, 
however, has been arrived at by the prime signatory acting as the Valuer. Please note that the counter-signatory 
has not inspected the subject property, and countersigns this report only in the capacity of authorised signatory of 
Cushman & Wakefield Valuation and Advisory.   

7 This valuation is current at the date of valuation only. The timing and extent of market movements is impossible to 
accurately predict and we do not attempt to do so. The value assessed herein may change significantly and 
unexpectedly over a relatively short period as a result of general market movements, or factors specific to the 
particular property as identified in this report. Losses resulting from such movement in value subsequent to the 
date of valuation are not foreseeable and we do not accept any duty to protect your financial interests against such 
movements in value. Without limiting the generality of the above comment, we do not assume any responsibility or 
accept any liability where this value is relied upon after the expiration of 90 days from the date of the valuation, or 
such earlier date if you become aware of any factors that have any effect on the valuation. 

8 In accordance with industry guidelines and requirements, Cushman & Wakefield cannot assign or confirm the 
original or initial valuation after the expiration of 90 days from the date of valuation. Any written assignment of the 
valuation by Cushman & Wakefield within this 90 day period is required to contain a statement that the valuer has 
not re-inspected the property nor undertaken further investigations or analysis since the original/initial valuation 
and accepts no responsibility for reliance upon the original/initial valuation other than as a valuation of the property 
at the original/initial date of valuation. 
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9 This valuation is conditional on there being no material change (including as a result of general market movements, 
or factors specific to the particular property) between the date of inspection, date of issue, and the date of valuation 
(should they differ) that would impact on the value of the subject property. Should such an event occur, the valuer 
should be contacted for comment prior to reliance upon the valuation.  

10 This valuation is not intended to be used to provide financial advice, express or implied, and we confirm that the 
valuer and Cushman & Wakefield is not licensed to provide financial product advice under the Corporations Act 
2001. 

11 This valuation report is to be read in its entirety and in particular we draw your attention to the Notification to 
Reliance Party/Parties set out in the body of the report and the Critical Conditions section of the Executive 
Summary. 

12 Any forecasts, including but not limited to, financial cash flow projections or terminal value calculations noted within 
this report are a valuation tool only undertaken for the purpose of assisting to determine the market value. No party 
may rely upon any financial projections or forecasts within this report on the understanding that they are undertaken 
for the specific purpose of determining the market value only and therefore should not be represented in any way 
as providing an indication of likely future profit or realisable cash flow. 

13 In undertaking our valuation we have relied upon various financial and other information provided. Where possible, 
within the scope of our retainer and limited to our expertise as Valuers, we have reviewed this information including 
by analysis against industry standards. Based upon that review, Cushman & Wakefield has no reason to believe 
that the information is not fair and reasonable or that material facts have been withheld. However, Cushman & 
Wakefield is necessarily limited by the nature of its role and Cushman & Wakefield does not warrant that they have 
identified or verified all of the matters which a full audit, extensive examination or ‘due diligence’ investigation might 
disclose. For the purpose of our valuation, our valuation is conditional upon this information being correct.  

14 Any objective information, data or calculations set out in the Valuation will be accurate so far as is reasonably 
expected from a qualified valuer, reflecting due skill, care and diligence. 

15 The law of the Australian state in which a property is located will apply in every respect in relation to the valuation 
and the agreement with the client which shall be deemed to have been made in that state of Australia. In the event 
of a dispute arising in connection with a valuation, unless expressly agreed otherwise in writing by Cushman & 
Wakefield, the client, and any third party using the valuation, all will submit to the jurisdiction of the Australian 
Courts only. This will apply wherever the property or the client is located or the advice is provided. 

16 In the event of multiple reliant parties, to the fullest extent permitted by law, the total cumulative liability of Cushman 
& Wakefield Valuations Pty Ltd to the Reliant Parties for all loss, damage or costs suffered or incurred by each 
Reliant Party for any claim made (whether in the form of an allegation, demand, suit, action or other proceeding of 
any kind) under or in connection with this Valuation Report, whether arising under contract (including under any 
warranty or indemnity), in equity, in restitution, negligence or any other tort, strict liability, under statute or otherwise 
at all is limited to the nominated limit under the APIV capped liability scheme or a limit as otherwise agreed in 
contract. 

17 In the event of multiple reliant parties, the parties acknowledge and agree that they may use and rely on the 
valuation report for first mortgage purposes on the following basis:  
(a) their interests are a joint interest under the applicable professional standards legislation, in all states and 

territories of Australia, and any claim by one or more of the parties will be dealt with as a single claim with the 
intention of joining all the reliant parties to a single claim where that claim was related to reliance for first 
mortgage purposes. For the avoidance of doubt, a joint interest cannot be split and are to be treated as a single 
claim. Only a reliant party is entitled to bring a claim for and on behalf of the multiple reliant parties.  

(b) the interests of the reliant parties are a joint interest in a cause of action founded on the same act or omission 
and any claim by one or more of the reliant parties will be dealt with as a single claim including for the purpose 
of any applicable professional standards legislation. 

18 The valuation is conditional upon a satisfactory Certificate issued under Section 184 of the Strata Schemes 
Management Act 2015 (NSW) being available. We have not searched the records of the Owners Corporation and 
our valuation is conditional upon there being no outstanding debts or major repair orders and the required 
Maintenance Fund, Sinking Fund and insurance policies are adequate. 
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3 Introduction 
3.1 Instructions 

Instructing Party:  Perpetual Corporate Trust Limited ATF Rivkin Wholesale Property Trust. 

Registered Proprietor: Perpetual Corporate Trust Limited. 

Relying Party/Parties & 
Purpose of Valuation: 

Perpetual Corporate Trust Limited ATF Rivkin Wholesale Property Trust for financial reporting 
purposes only. 

Interest Valued: 100% freehold strata interests. 

Basis of Valuation as 
instructed: 

Market Value of the unencumbered freehold strata interest ‘In One Line’, subject to the existing 
leases. 

Date of Inspection: 30 August 2023 

Date of Valuation: 30 August 2023 

A copy of the Letter of Instruction is appended. 

The valuation has been prepared in accordance with the Australian Property Institute’s Practice Standards. 

3.2 Pecuniary Interest Declaration 
The valuer has no pecuniary interest in the said property, past, present or prospective, and the opinion expressed is free 
of any bias in this regard. 

3.3 Market Value Definition 
Market Value as defined by the International Valuation Standards Committee (IVSC) and endorsed by the Australian 
Property Institute (API) and embodied within the current Corporations Law, is as follows: 

“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.” 
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4 Land Particulars 
4.1 Location 

Position / Surrounding Development 

• The property is located within the established retail precinct of Bondi Beach, the complex fronts Campbell Parade, 
Lamrock Avenue with a rear frontage to Lamrock Place. Bondi Beach is an iconic beachside location within the Eastern 
Suburbs of Sydney, located some 3 kilometres east of Bondi Junction and approximately 8 kilometres east of the Sydney 
CBD. 

• The site is prominently positioned at the ‘entrance’ of the main Campbell Parade retail strip along Bondi Beach, with 
direct views north-east over the beach, Bondi Park and Bondi Pavilion which are located directly opposite.  

• The retail accommodation is situated over the ground level of a mixed-use development which includes three levels of 
residential accommodation above.  

• The majority of surrounding development comprises established low to medium rise mixed use developments with 
ground level retail and upper level commercial/residential accommodation.  

Road System & Access 

• Campbell Parade is a main thoroughfare which carries a high volume of vehicular traffic between the eastern suburbs 
and Bondi Beach.  

• Campbell Parade is a four lane, bitumen sealed, main thoroughfare with concrete kerb and pavement. 
• Lamrock Avenue is a single lane, one-way (west to east) bitumen sealed roadway with concrete kerb, guttering, 

pavement and designated cycle lane. 
• Lamrock Place is a one lane, one-way, (north to south) bitumen sealed service lane with concrete kerb and guttering. 
• Access to the garbage room, shared amenities and storage is available from Lamrock Place. Direct access available to 

shops from Campbell Parade or Lamrock Avenue frontages. 

Services & Amenities 

• All of the usual services of gas, electricity, water, sewer and drainage are available to the property. 

• A number of bus services pass the subject along Campbell Parade. 

The location of the subject property is shown below: 

  
Source: Nearmap.com Source: Nearmap.com 
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4.2 Title Details & Site Description 

Reference Owner 

Lots 2-7 in SP13031 Zondaro Pty Limited 

Identification 

The subject strata Lots have been identified from the relevant Strata Plan and from the respective street frontages, bound 
by Campbell Parade, Lamrock Avenue and Lamrock Place. 

Parent Site Area & Physical Description 

The parent parcel forms a broadly regular shaped site which is bound by Campbell Parade, Lamrock Avenue and Lamrock 
Place. The site slopes gently from the south down to the north with the slope of Campbell Parade. 

Description Measurements 

Total Site Area 714.5 square metres (as per Strata Plan) 
 

An extract of the Strata Plan follows. 

 
Copies of the Certificates of Title and Strata Plan are appended. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: From our inspection and a comparison with the Title Plan, the 
improvements appear to be constructed within/to the title boundaries, however we are not qualified surveyors, and have not 
been provided with a site survey and therefore we cannot state conclusively that all buildings are within the title boundaries. 
Our valuation is conditional on there being no encroachments by the subject’s improvements, or onto the subject land by 
adjoining properties. In the event there is an encroachment, our valuation and recommendations within may change. 
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4.3 Statutory Valuation Assessments 

Relevant Date: 1 July 2022 Subject Complex At UE of 14 / 42 of SP13031 

Statutory Land Value: $14,000,000 $4,666,667 

Three Year Average: $12,110,000 $4,036,667 

4.4 Easements & Encumbrances 
We have summarised the Folio Identifiers attached, which detail encumbrances and interests noted on the Title. Other 
than Reservations and Conditions in the Crown Grant(s), notations of significance include: 

• Mortgage to Westpac Banking Corporation (All Lots). 

• Lease to Nicola Sansone of Lock Up Shop, 10 Lamrock Avenue (Lot 2). 

• Lease to MRJ Lamrock Pty Ltd of Shop 8 (Lot 2). 

• Lease to Little Real Estate (VIC & NSW) Pty Ltd of Suite 1, Ground Floor, 2-6 Lamrock Avenue (Lots 3-6). 

• Lease to Ikaria Collective Pty Limited of Lockup Shop, 70A & 70B Campbell Parade (Lot 6). 

• Lease to Boost Juice Pty Ltd of Lockup Shop, 70C Campbell Parade (Lot 6). 

The various leases are registered on Title except for the variation of the Registered Lease of Shop 4, which 
reflects the exercise of the option over Shop 2 (Birichina Café) effective from 1 September 2022 and the renewed 
lease to Sansone Pty Ltd due to only being recently executed, our valuation is conditional upon this variation 
being executed at the terms provided and subsequently registered on Title. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: Although our title search (attached) does not show any unregistered 
dealings, it is noted that not all encumbrances may be recorded on the title documents provided to us. Our valuation is made 
on the basis that the property is free from mortgages, charges and other financial liens and is conditional on there being no 
encumbrances or interests other than those reported on our title search which materially affect the value, marketability and 
continued utility of the property. Should any encumbrances, encroachments, restrictions, leases or covenants which are not 
noted in this report be discovered, our valuation and recommendations within may change.  

4.5 Town Planning Details 

Municipality & Planning Scheme 

• Waverley Council. 
• Waverley Local Environmental Plan 2012. 

Zoning – ‘E1 Local Centre’ 

The objectives of the zone include inter-alia: 
• To provide a range of retail, business and community uses that serve the needs of people who live in, work in or visit 

the area. 
• To encourage investment in local commercial development that generates employment opportunities and economic 

growth. 
• To enable residential development that contributes to a vibrant and active local centre and is consistent with the 

Council’s strategic planning for residential development in the area. 
• To encourage business, retail, community and other non-residential land uses on the ground floor of buildings. 
• To strengthen the viability of Waverley’s existing business centres as places of vitality for investment, employment and 

cultural activity. 
• To maximise public transport patronage and encourage walking and cycling. 
• To encourage the provision of affordable housing. 
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• To provide for a range of other uses, including light industrial, that serve the surrounding neighbourhood without 
impacting on the amenity of the adjoining uses. 

• To ensure development is of a height and scale that achieves the desired future character of the neighbourhood. 
• To promote employment growth by giving preference to commercial development over residential development. 
• To provide active ground floor uses to create vibrant centres. 

Other Planning Controls 

• Maximum Floor Space Ratio:  3:1 
• Height of Building Limit:   15 metres 

Heritage Controls 

• The property is listed as a Heritage item of local significance, identified as an ‘Inter-War style mixed development’ (I77), 
the subject and broader area along Campbell Parade directly fronting Bondi Beach is classified as a Heritage 
Conservation Area. 

Development / Planning Permits  

• A summary of the last five years of planning permits according to Waverley Council DA tracker is as follows: 
• FPS-28/2023 – Approved Footpath Seating – Renewal of footpath seating for Birichina Café. 
• FPS-14/2022 – Approved Footpath Seating – Renewal of footpath seating for Gelbison Pizzeria. 
• FPS-52/2022 – Approved Footpath Seating – Renewal of footpath seating for Ikaria. 
• DA-234/2019 – Approved Construction of a new shop front to Moo Burger (now Ikaria tenancy). 
• DA-86/2019 – Approved Change to operating hours of existing pizzeria (Gelbison Pizzeria) to 7.30am-11.30pm, 7 Days. 
• DA-29/2018 – Approved Change of use to Real Estate Agency, Little Real Estate and associated fitout. 
• DA-133/2017 – Approved renewal of footpath seating Lot 7. 

Zoning Map Extract  

 

 
NOTIFICATION TO RELIANCE PARTY/PARTIES: The above information was obtained from the public records of Council’s 
Town Planning Department and should verification be required, an application to Council may be obtained for a Certificate 
issued under the provisions of Section 149 of the Environmental Planning & Assessment Act, 1979. Should such Certificate 
not confirm the abovementioned zoning and development guidelines, the matter should be referred immediately to the valuer 
for consideration and review of the valuation, if appropriate. 
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4.6 Environmental Considerations 

Site Contamination 

Historical Uses: The current mixed-use development appears to have been constructed in the 
1930’s. The use prior to this date is unknown. 

Registered on the EPA List/ 
Statement of Environmental Audit: 

No. 

Perceived Environmental Risk: We confirm that there are no perceived environmental risks or problems 
associated with the subject property in relation to its present and known historical 
uses, and we further confirm that we have found no information in our enquiries 
to necessitate the instigation of a detailed environmental audit, subject to 
important notice below. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: No soil tests or environmental studies have been made available for our 
perusal and we do not have any expertise as environmental consultants nor are we qualified to provide an assessment of 
the contamination of land. We have undertaken the following steps to assess whether there are any obvious signs of 
contamination: 
• Site inspection. 
• Review existing site use and historical site use (so far as it is identifiable from the current site owners). 
• Review of EPA list (see above). 
• Planning controls over the subject property. 
As a result of the above investigation we have been unable to identify any obvious signs of contamination. However we are 
unable to assess whether there are any latent signs of contamination or other indicators beyond the investigations referred 
to above. The assessed value and recommendations within may change if contaminants are present. This valuation is 
conditional on the site being free of contamination and any party relying on this valuation does so on the basis that Cushman 
& Wakefield accepts no liability for any loss relating to contamination. 

4.7 Native Title Claims 
None noted. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: In undertaking this valuation assessment, we have not commissioned a 
search of the Register of Native Title Claims which is administered by the National Native Title Tribunal. The assessed value 
within may change if a native title claim exists, or eventuates, over the subject land. Cushman & Wakefield is not a specialist in 
native title law and this valuation is conditional on the site being free of any native title claim. Any party relying on this valuation 
does so on the basis that Cushman & Wakefield accepts no liability for any loss relating to native title claims. Should a native 
title claim be identified upon the subject site, the valuation should be referred back to the valuer for reassessment. 
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5 Improvements 
5.1 General Description 

Lots 2-7 within ‘The Empire’ a four-level, Heritage listed, strata titled building comprising ground level retail and three 
levels of residential units situated in a prominent position on the south-western corner of the intersection between 
Campbell Parade and Lamrock Avenue with rear street frontage to Lamrock Place within the iconic beachside strip at 
Bondi Beach. The subject Lots provide the retail component which comprise 5 ground level shops which are all occupied 
under lease.  

No carparking is provided. 

  
Subject Complex from Campbell Parade Subject Complex from Lamrock Place 

5.2 Strata / Lettable Areas 
We have had regard to Strata Plan 13031 as well as advised tenancy areas which are consistent with areas indicated 
by the lease agreements however have not been provided with formal survey plans to confirm these.  

The strata and lettable areas are summarised as follows: 

Lot  Strata Area (m²) Shop Lettable Area (m²) 

Lot 2  132m² Shop 1 (yellow outline overleaf) 120m² 

Lot 3  75m² Shop 2 (purple outline) 33m² 

Lot 4 37m² Shop 3 (red outlined) 155m² 

Lot 5 
Lot 6 
Lot 7  

23m² 
90m² 
98m² 

Shop 4 (green outline) 
Shop 5 (blue outline) 

19m² 
98m² 

Total Strata Area 455.0m² (as per Strata Plan) Total Lettable Area 425m² (subject to Survey) 

We note that since registration of the Strata Plan in 1978, the ‘paved courtyard’ areas on the Strata Plan (highlighted 
overleaf) have been enclosed and now provide internal areas which are contiguous with the internal strata area, whilst 
we are not aware of when these works occurred, review of the Waverley Council DA tracker indicates that the tenancies 
that have been extended have had approved Development Applications which relate to use changes and internal works, 
the 10.7 Certificate annexed to the Contract of Sale does not indicate that there are any outstanding building notices. 
Our valuation is conditional upon the enclosure of these areas being structurally sound and complying with strata, 
building, health and fire safety regulations. 
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Cushman & Wakefield reserves the right to review our valuation should there be discovered a material difference 
between actual and adopted areas. 

A plan indicating the relative position of each Shop with respect to the Strata Lots is shown below: 

  

Indicative arrangement of Shops 1-5. ‘Paved Courtyard’ areas which have since been enclosed 

5.3 Unit Entitlement 
As per Strata Plan 13031, the strata areas of the subject Lot are as follows. 

Lot Entitlement 

Lot 2  3 : 42 

Lot 3  
Lot 4 

3 : 42 
1 : 42 

Lot 5 
Lot 6 
Lot 7  

2 : 42 
2 : 42 
3 : 42 

Total Unit Entitlement 14 : 42 

5.4 Building Construction 
The subject allotments form part of a larger mixed-use development, with the details of the construction and materials 
used briefly summarised as follows: 

Structure: Concrete footings and slab with timber to upper levels. 

External Walls & Facade: Painted brick. 

Floors: Concrete footings and slab with timber to upper levels. 

Internal Walls: Rendered brick and plasterboard. 

Windows: Powder coated aluminium window frames (timber framed windows and doors at Shop 1, 
Gelbison Italian Restaurant). 

Ceilings: Painted plasterboard. 
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5.5 Accommodation 
The subject Lots have been arranged to provide five shops which are all accessed directly from the footpath at their 
respective positions along Campbell Parade or Lamrock Avenue. A description of the accommodation within each Shop 
is as follows: 

Shop 1 – Ikaria (Lot 7 and Part Lot 6) 

• Frontage to Campbell Parade and accessed via a single feature doorway. 

• Comprises a main bar and customer service area, dining area, private dining area, commercial kitchen, food 
preparation area, food storage / cool room and male and female amenities. 

• Includes outdoor dining area during trading hours. 

  
Entrance from Campbell Parade Indoor Dining & Main Bar Area 

 

  

Food Preparation & Rear Food Storage Private Dining Area 
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Shop 2 – Boost Juice (Part Lot 6) 

• Frontage to Campbell Parade providing a kiosk style tenancy accessed from an aluminium glazed shopfront with 
sliding doors. 

• Comprises a front customer service area, display counter, preparation area, commercial fridge and rear cool 
room/freezer areas. 

  
Boost Juice at Campbell Parade Rear Cool Rooms 

 

Shop 3 – Little Real Estate (Lots 3-5 and Part Lot 6) 

• Central position at intersection of Campbell Parade and Lamrock Avenue, accessed via aluminium framed glazed 
doors.  

• Accommodation includes a reception desk, open plan office area, meeting room, boardroom, kitchenette and 
lunchroom as well as male and female amenities. The suite benefits from good natural light. Currently utilised as a 
property management/real estate office. 
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Little Real Estate from Lamrock Avenue Open Plan Office & Reception Area 

 

  

Kitchenette / Lunchroom Boardroom 
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Shop 4 – Birichina Café (Part Lot 2) 

• Frontage to Lamrock Avenue providing a kiosk style tenancy accessed from an aluminium glazed shopfront with 
sliding doors. 

• Comprises a front customer service area, display counter, preparation area. 

• Includes footpath/outdoor dining areas. 

  
Subject Lot at Progress Avenue (exit door from retail area) Entrance door to Retail Area 

 

Shop 5 – Gelbison Italian Restaurant (Part Lot 2) 

• Frontage to Lamrock Avenue and accessed via timber framed bi-fold doors. 

• Comprises a main bar and customer service area, dining area, commercial kitchen, food preparation area, food 
storage / cool room and male and female amenities. 

• Includes outdoor dining area during trading hours. 
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Gelbison Italian Restaurant Commercial Kitchen & Food Preparation Area 

 

  
Bar & Service Counter Male & Female Amenities 

 

No carparking is provided. 

Rear bin areas are included on Title and utilised by Gelbison Italian Restaurant and Birichina Café tenants, access is 
provided via Lamrock Place. 
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5.6 Building Services 

Lighting: Halogen and LED downlighting. 

Air-conditioning: Ducted air-conditioning is provided. 

Security: On-site CCTV Security Cameras. 

Fire Services: Smoke detectors, fire hydrants, hose reels and illuminated exit signs. 

5.7 Building Age & Condition 
The development was constructed in the 1930’s and was strata subdivided in 1978. The building has been refurbished 
and upgraded intermittently. We are aware that the property has had significant remedial works undertaken, during the 
inspection, externally the subject complex appeared to present to a good overall standard and structurally sound. At 
inspection, the internal accommodation presented to a high standard. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: We have not been provided with a structural survey, nor an expert report 
on the plant and equipment. Our valuation is conditional on the structure and service installations of the improvements being 
free from any defects requiring material capital expenditure, other than that stated herein. If this is incorrect, or should there 
be a revision to the capital expenditure information noted within, our valuation and recommendations within may change. 

Our valuation is conditional upon the property complying with all statutory and local government regulations and building 
codes. We are not, however, experts in this area and should you wish to confirm compliance verification may be sought from 
an appropriately qualified consultant. 

The valuation is conditional upon a satisfactory Certificate issued under Section 109 of the Strata Schemes Management 
Act 1996 being available. We have not searched the records of the Owners Corporation and our valuation is conditional 
upon there being no outstanding debts or major repair orders and the required Maintenance Fund, Sinking Fund and 
insurance policies are adequate. 

5.8 Base Building Capital Expenditure  
The building presents to an overall average standard. Internally the subject Lot presents to a reasonably good, functional 
standard. We are advised that there is no imminent Capital Expenditure required and we have allowed for annual Repairs 
& Maintenance allowance of $5,000. 

Strata Levies 

We are aware that the subject complex has been subject to major remedial works in recent years, we have been provided 
with a Strata Report which includes the Minutes of Annual General Meetings and Extraordinary General Meetings which 
we have perused, we note that the capital works have included roof replacement, external wall remediation, significant 
plumbing upgrades and property repairs in common areas and individual units, among other works. We also note that 
there were special levies raised during preceding years indicating there have been further building issues.  
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We summarise the last 6 years of costings: 

 Actual   Budgeted   

Year to admin capital Total admin capital Total  

Jul-23 $70,874 $601,875 $672,749 $70,000 $600,000 $670,000 $223,333 

Jul-22 $79,379 $476,196 $555,575 $70,000 $600,000 $670,000 $223,333 

Jul-21 $100,642 $763,55 $176,997 $100,000 $235,000 $335,000 $111,667 

Jul-20 $100,580 $607,001 $707,581 $100,000 $235,000 $335,000 $111,667 

Jul-19 $111,888 $793,620 $905,508 $80,000 $100,000 $180,000 $60,000 

Jul-18 $231,525 $100,368 $331,893 $80,000 $100,000 $180,000 $60,000 

 
 Average $558,384  Average $395,000  

 
 @ UE of 12/42  $184,267 @ UE of 12/42  $130,350 

Balancing between both, say $157,000 

In the absence of any 10 year Capital Works Plan outlining anticipated upcoming works (we understand a new 10 year 
Capital Works Plan was an agenda point during the 2022 AGM) and noting that the significant remedial works over 
recent years and the jagged costs associated with these works, we consider that Capital Works in future would likely not 
be as costly, however we are not experts in this matter and have considered the information provided. Recognising the 
lumpiness of the costs and noting the Strata Levies paid over 2023 were very high and in turn impact the Market Value 
of the Lots, in our calculations we have balanced the last 6 years of actual and budgeted Strata Levies ($157,000), 
assuming that the works completed were ‘one-off’ items and will not be ongoing costs.  Our valuation is conditional 
upon subsequent Strata Levies normalising and should the 2024 Strata Levies indicate a similar very high level, 
our valuation will require review. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: We do not warrant that the applied allowances will actually be incurred in 
each year and they have been adopted for calculation / modelling purposes only. 
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6 Financial Summary  
6.1 Tenancy Status & Negotiations 

The subject property is fully occupied by five tenants. Accordingly, our valuation has been assessed subject to the 
existing tenancy profile. 

A summary of the tenancy profile follows: 

 

The various leases are registered on Title except for the Renewed Lease over Shop 5 or the variation of the 
Registered Lease of Shop 4, which reflects the exercise of the option over Shop 2 (Birichina Café) effective from 
1 September 2022, our valuation is conditional upon this variation being executed at the terms provided and 
subsequently registered on Title. 

6.2 Lease Synopsis 
A summary of the major leases are summarised below:  

Gelbison Pizzeria Ristorante 

Lessee: Sansone Pty Ltd t/a Gelbison Pizzeria Ristorante. 

Demised Premises: Part Lot 2 (extends to c. 98m²). 

Commencement Date: 1 July 2023 (renewal commencement). 

Term: 4 years. 

Expiry: 30 June 2027. 

Options: 4 years. 

Incentive: Nil advised. 

Commencing Rent: $185,000 p.a. gross plus GST (Equates to $1,888/m² p.a. gross). 

Rent Review: Annual fixed reviews of 3% with market review at option term. 

Outgoings: Gross Lease. 

Permitted Use: Pizza restaurant. 

Assignment: Permissible with Lessor’s consent. 

Other: Demolition clause with 12 months’ notice though cannot be enforced earlier than 
31 December 2026. 

 
  

Tenancy Details Lease Terms and Review Information Passing Rentals

Lettable 
Area Lease Comm. Expiry Next Rent Next Remaining Gross Passing Rent

Tenant Level / Suite m² Term Date Date Options Review Review  Type Term (yrs) Net / Gross $ pa $/m²

Ikaria Shop 1 120.0 5.0 15-Jan-21 14-Jan-26 5.0 15-Jan-24 3.50% 2.4 Gross 152,650 1,272
Boost Juice Pty Limited Shop 2 33.0 5.0 1-Apr-20 31-Mar-25 - 1-Apr-24 3.00% 1.6 Gross 87,550 2,653
Little Real Estate Shop 3 155.0 7.0 1-Feb-18 31-Jan-25 5.0 1-Feb-24 4.00% 1.4 Gross 206,831 1,334
B . P. Higginson t/a Birichina Café Shop 4 19.0 3.0 1-Sep-22 31-Aug-25 - 1-Sep-24 5.00% 2.0 Gross 79,703 4,195
N. Sansone t/a Gelbisons Italian RistoraShop 5 98.0 3.0 1-Jul-23 30-Jun-26 - 1-Jul-24 3.00% 2.8 Gross 185,000 1,888

Total 425.0 711,734 1,675
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Little Real Estate 

Lessee: Little Real Estate (Vic & NSW) Pty Ltd. 

Demised Premises: Lots 3-5 and Part Lot 6 (extends to c. 155m²). 

Commencement Date: 1 February 2018. 

Term: 7 years. 

Expiry: 31 January 2025. 

Options: 5 years. 

Incentive: Fitout contribution of $100,000 (exclusive of GST) plus consultant fee of $5,500 
(Exclusive of GST). 

Commencing Rents: $170,000 p.a. gross plus GST (Equates to $1,097/m² p.a. gross). 

Rent Review: Fixed annual reviews of 4% with a market review at commencement of 
subsequent option period. 

Passing Rents: $206,831 p.a. gross plus GST (Equates to $1,334/m² p.a. gross). 

Outgoings: Gross Lease. 

Permitted Use: Commercial offices. 

Assignment: Permissible with Lessor’s consent. 

 

Ikaria Bondi 

Lessee: Ikaria Collective Pty Limited. 

Demised Premises: Part Lot 6 and Lot 7 (extends to c. 120m²). 

Commencement Date: 15 January 2021. 

Term: 5 years. 

Expiry: 14 January 2026. 

Options: 5 years. 

Incentive: 2 months and 2 weeks rent free.  
50% rent applicable in June – August 2021 and June – August 2022. Incentive 
expended. 

Commencing Rents: $142,500 p.a. gross plus GST (Equates to $1,183/m² p.a. gross). 

Rent Review: Fixed annual reviews of 3.5% with a market review at commencement of 
subsequent option period. 

Passing Rents: $152,650 p.a. gross plus GST (Equates to $1,272/m² p.a. gross). 

Outgoings: Gross Lease. 

Permitted Use: Restaurant and Bar. 

Assignment: Permissible with Lessor’s consent. 

Our valuation is conditional upon all leases of more than 3 years in duration being registered on Title. 

NOTIFICATION TO RELIANCE PARTY/PARTIES: We have requested full executed copies of all lease documentation, 
except as may be otherwise noted herein, and have relied upon the accuracy and completeness of this documentation. In 
the event that the lease documentation is not accurate or is incomplete (such as missing variations, side agreements etc.) 
the assessed value and recommendations within may change. 
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6.3 Outstanding Incentives 
We are advised that there are no outstanding incentives and our valuation is conditional upon this being the case. 

6.4 Outgoings 
We have been provided with actual outgoings for Financial Year 2022 by the long-term managing agent at Romic Moore. 
These have been adopted for the purpose of this valuation with the exception of the following specific adjustments: 

• Land Tax liability of $49,183 based upon a single holding basis. 

• Repairs and Maintenance of $2,500 p.a. 

• Notional Management Fee of 2.5% of Gross Market Rental which equates to $21,405 p.a. 

• Strata Levies adopted in accordance with comments herein of $157,000. 

Our adopted outgoings are noted below. 

 

The adopted outgoings reflect $595/m2 of gross lettable area which equates to 29.5% of the gross market rental, which 
sits above market parameters which typically range between 15% to 25% and is primarily attributable to the significant 
strata levies which have a material impact on the value. 

Should the outgoings adopted herein differ significantly or further information be provided that would render 
the above incorrect, we reserve the right to review our valuation accordingly. 

Outgoings Schedule
Budget Adopted (Budgeted)

Year Ending 30-Jun-24 Year Ending 30-Jun-24
$ pa. $/m² pa. $ pa. $/m² pa.

Statutory Expenses
Municipal/Council Rates 15,969 37.57 17,500 41.18
Water and Sew erage Rates 3,659 8.61 5,353 12.60
Land Tax - - 49,183 115.72
Other Statutory Charges 64,672 152.17 157,000 369.41
Total Statutory Charges 84,300 198.35 229,036 538.91

Operating Expenses
Repairs & Maintenance - - 2,500 5.88
Administration/Management Fee - - 21,405 50.36

Total Outgoings 84,300 198.35 252,941 595.15
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7 Market Overview 
7.1 Australia Economic Overview  

The following table provides details of key economic indicators for Australia as at September 2023. The table includes 
an indicator of recent trends in the data as well as current position relative to history. 
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7.2 Subject Property Commentary 
The subject property comprises a Heritage listed 1930’s built, four level mixed use building known as ‘The Empire’ which 
was strata subdivided in 1978. The complex is situated in a prominent position at the south-western corner of the 
intersection between Campbell Parade and Lamrock Avenue, with a rear frontage to Lamrock Place within the iconic 
Bondi Beach retail strip. The subject Lots are fully occupied by five tenants with a gross annual rental of $711,734 p.a. 
with outgoings of $252,941 p.a. ($595/m² and 29.5% of gross market rental), reflecting a net passing rental of $458,793 
p.a. and an income based WALE of 2.1 years. We consider that the current leases are marginally below market levels 
and have increased the rentals of Shops 1, 2 and 3, we have adopted a gross market rental of $856,203 p.a. 

The location and position of the subject Lots benefit from strong levels of passing trade by virtue of the position within 
the Bondi Beach retail precinct along the beachside strip and esplanade in a strategic position considered a ‘bookend’ 
of the iconic strip. The Lots have sight lines to the north-east directly over the Beach. The retail precinct is broadly 
characterised by Campbell Parade, Hall Street, Glenayr Avenue and Beach Road and the area is identified as vibrant 
area providing a variety of food and beverage establishments including popular bars, cafes and clubs, national retailers, 
luxury clothing and homewares as well as general retail shops.  

We highlight that the adopted outgoings reflect a rate of $595/m² of strata area which is considered to be significantly 
above market levels and are directly attributable to the high Strata Levies. We have sighted a Strata Report which 
indicates that there has been significant remedial works including a roof replacement, external wall remediation (at 
Lamrock Place frontage), significant plumbing upgrades and property repairs in common areas and individual units, 
among other works. The Report indicates the Capital Works Fund has $328,450 as at 12 October 2023. The report also 
details the variety of works undertaken and the history of funds raised which indicates that there have been abnormalities 
in amounts levied to complete works. 

Properties in Bondi Beach and the surrounding vicinity have been historically tightly-held and indicate very low (tight) 
yields, we highlight that there have been a distinct scarcity of sales for prime Strata Title assets in Bondi Beach however 
we note that sales of Torrens Title properties continue to trade on lower yields than the broader investment market which 
is reflective of the very strong demand from private investors due to perceived income security as well as looking to 
value-add through repositioning older properties. Developers have also been actively purchasing properties in the area 
to amalgamate sites or redevelop underutilised sites and in this regard, demonstrating strong metrics. Recognising the 
limitations of Strata Titled properties like the subject property (compared to Torrens Title property), we have considered 
broader investment sales of strata retail allotments within iconic, prime retail locations in our assessment. 

Recognising the iconic beachside location, standard of improvements and fully leased nature, we consider that the 
property would attract very strong interest from private investors and syndicated purchasers. We highlight that the subject 
is positioned within an area that is very tightly held (especially for strata titled property) which indicates and recognises 
there is a greater degree of pricing uncertainty and variability.  
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7.3 Sales Evidence 
Recognising the iconic beachside location at Bondi Beach and noting the scarcity of directly comparable recent sales in 
the immediate proximity, we have had regard to a range of Strata Investment sales within further removed, albeit sharing 
the exclusive, prime retail status.  

The sales we have had regard to include, but are not limited to the following: 

Property Sale 
Date Sale Price Level (Lots) Internal 

Strata Area 

$/m² of 
Internal 

Strata Area 
Yield 

‘Beach House’ 178 
Campbell Parade, 
Bondi Beach 

Apr-23 
Aug-23 
Aug-23 

$10,500,000 
$5,400,000 ** 
$5,900,000 ** 

Lots 1-3 
Lots 6, 7, 12 & 13 

Lot 10 & 11 

235m² (3CS) 
275m² (2CS) 
154m² (3CS) 

$42,979 
$18,909 
$36,364 

4.60% 
5.23% 
5.24% 

 

Description: 
Beach House comprises 15 ground level retail strata Lots centred around a retail arcade 
extending from Campbell Parade to Gould Avenue at the rear. Situated in a prime retail location 
within Bondi Beach. ** Car Parking analysed separately at $100,000 per space. 
Lots 1-3 Sold ‘In One Line’ and comprise the following: 
Lot 1 situated at the southern end of the Campbell Parade frontage with exposure to Campbell 
Parade. Leased to ‘Running Bare’ on a 10 year net lease from October 2016 with no reviews at 
a passing rental of $168,361 p.a. ($1,791/m² net) with fixed reviews of 3%. 
Lot 2 situated at the middle of the Campbell Parade frontage with exposure to Campbell Parade. 
Leased to ‘Seafolly’ on a 6 year net lease from January 2018 with no reviews at a passing net 
rental of $207,409 p.a. ($2,469/m² net) with reviews alternating between 4.5% and CPI. 
Lot 3 situated at the Campbell Parade frontage at the entry to the arcade with exposure to 
Campbell Parade and the arcade. Leased to ‘TSG’ for a 5+5 year gross lease from December 
2021 at $144,550 p.a. ($2,536/m² gross) outgoings advised as $28,590 however we have added 
management and repairs and maintenance, equating to outgoings of $37,800. 
Lots 6, 7, 12 & 13 have exchanged on an ‘In One Line’ basis, as follows: 
Lots 6 & 7 are an irregular situated in a central position fronting the arcade, includes a storage 
unit 25m². Leased to Tan Temple on a renewed 5 year term from June 2023 with a 5 year option 
with 3.75% fixed annual reviews. Gross lease at a $120,000 p.a. gross with outgoings advised 
at $30,226, to which we have added management and repairs and maintenance, equating to 
total outgoings of $40,250. 
Lots 12 & 13 are an irregular shaped Lot which has frontages to Gould Street and Curlewis 
Street and envelops Lot 14, includes 32m² storage. Leased to General Pants Co on a 9 year 
lease from June 2016 a net rental of $202,710 p.a. reviews alternating between CPI and 4%. 
Lots 10 & 11 have exchanged on an ‘In One Line’ basis and are summarised as follows: 
Lot 10 is a small regular shaped Lot which fronts Gould Street and has an outdoor dining area, 
includes 20m² storage. Leased to Sonoma at a 8 year net lease to 2024 at an annual rental of 
$98,981 p.a. No option period. 
Lot 11 is a broadly regular shaped Lot fronting Gould Street and the internal arcade area, 
includes 39m² storage. Leased to Tuchuzy on an 11 year net lease until May 2027 with a 5 year 
option and a 2% fixed annual review. Passing rental rate of $209,929.  
** Are subject to settlement, we have been advised by the sales agents that contracts have been 
exchanged. 
Comments 
Comparable location within Bondi Beach. Sales of combined Multiple Lots which are individually 
leased at high levels and smaller. Strong lease covenants. Lower (tighter) Capitalisation Rate is 
warranted for the subject property. Considered the most comparable evidence. 
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 St Leonards Square, St Leonards 

 

 Sale Price: $18,000,000 (Exclusive of GST) 

 Sale Date: April 2023 

 Strata Area: 2,383m² (plus 95 car spaces) 

 Analysis: $7,554/m² of Strata Area  
7.38% Initial Yield 
6.57% Core Market Yield 

 Tenancy Profile  
Sold fully leased with a reported net passing income of $1,328,240 p.a. and reflecting a WALE of 6.38 Years (Income) and 
6.29 Years (Area). QE Foodstores is structured on an initial 10-year gross lease due to expire in June 2030 which is subject 
to annual 3.00% fixed increases. Salon Lane is structured on an initial 7-year gross lease due to expire in February 2029 
which is subject to annual 3.50% fixed increases. Outgoings reflect $288/m² which appear high, however due to stratum 
nature of the Centre and associated fees is deemed acceptable.  
We understand the sale included all outstanding incentives to be paid by the Vendor and no rental guarantees were 
provided.  
Description 
St Leonards Square provides a large Stratum title Lot situated predominantly on the Ground level of a recently completed 
larger mixed-use development with residential accommodation above and basement level parking. Constructed in 2019/20 
the subject Centre is anchored by QE Foodstores and Salon Lane, supported by a further 8 specialties, extending to 
2,383.0m² of Gross Lettable Area Retail. All 10 tenancies occupy the majority of the ground level of the complex, with the 
improvements configured to front the Pacific Highway as an open entry piazza. 95 secure parking spots are provided on 
title over 3 basement levels.  
Comments 
Larger, fully leased stratum titled asset in an inferior location in St Leonards. On balance a lower (tighter) Capitalisation rate 
is warranted for the subject Lot.  
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 Lot 134, 61-69 Macquarie Street, Sydney 
 

 Sale Price: $20,500,000 (Exclusive of GST)  

 Sale Date: November 2022 

 Strata Area: Retail: 154m² 
Storage:     3m² 
Total: 157m² 
Exclusive Use 60m² 

 Analysis: $94,470/m² of Strata Area (Blended) 
$126,712/m² of Strata Area (of internal area exc. 
Storage at $5,500/m² & Exc. Use @ $22,500/m²) 
4.15% Initial Yield 
3.34% Core Market Yield 

 Tenancy Profile 
The Lot is currently leased by a party related to the Vendor ‘Eastbank’, and accordingly the current transaction is 
effectively a ‘Sale & Leaseback’. The passing rental under the lease of $850,000 p.a. net for a 5+5+10 year term from 
July 2022 with 4% fixed annual reviews is considered to be well above prevailing market levels. Market Rental assessed 
at $665,000 p.a. ($3,107/m² net overall inclusive of Storage and Outdoor Area). 
Description 
The subject property comprises a single ground level retail Lot positioned on the ground level within a 1999-built 15 storey 
plus basement mixed retail and residential complex known as “Quay Grand”.  
The subject Lot is positioned at the northern end of the ground level with direct frontage to the main pedestrian promenade 
along Circular Quay East. The Lot includes a small 3m² storeroom plus partly covered external seating area (‘Exclusive 
Use’ under SP58857). No car spaces are included with the Lot. 
Comments 
Situated in an iconic Sydney location with superior appeal given the ground level position with covered outdoor dining 
area. Smaller sized accommodation, single allotment. In addition to the retail component, includes ancillary storage area 
and exclusive use outdoor area. Significantly higher overall rental level, lease back considered to be above market levels. 
On balance a higher (softer) Capitalisation Rate (than the CMY) and materially lower Strata Rate is warranted for the 
subject property. 
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 Lot 2-7, 68-70 Campbell Parade, Bondi Beach 
 

 Sale Price: $15,700,000 (Exclusive of GST)  

 Sale Date: June 2022 

 Strata Area: 425.0m²  

 Analysis: $36,941/m² of Strata Area 
3.29% Initial Yield 
3.88% Core Market Yield 

 Tenancy Profile 
The subject Lots are fully occupied by 5 tenants with a gross annual rental of $668,507 p.a. with outgoings of $152,509 
p.a. ($359/m² and 19.7% of gross market rental), reflecting a net passing rental of $515,998 p.a., we consider that the 
current leases are marginally below market levels and have increased the rentals of Shops 1, 2, 3 and 5, we have adopted 
a gross market rental of $773,458 p.a. 
Description 
Lots 2-7 within ‘The Empire’ a four-level, Heritage listed, strata titled building comprising ground level retail and three levels 
of residential units situated in a prominent position on the south-western corner of the intersection between Campbell 
Parade and Lamrock Avenue, with rear street frontage to Lamrock Place within the iconic beachside strip at Bondi Beach. 
The subject Lots provide the retail component which comprise 5 ground level shops which are all occupied under lease. 
No carparking is provided. 
Comments 
Sale of Subject Property 

 
 Duo Retail, Chippendale 

 

 Sale Price: $26,200,000 (Exclusive of GST)  

 Sale Date: June 2022 

 Strata Area: 1,091.1m²  

 Analysis: $24,034/m² of Strata Area 
4.81% Initial Yield 
4.85% Core Market Yield 

 Tenancy Profile 
The property sold fully leased with a reported net passing income $1,259,363 p.a. and a WALE of 4.31 Years (by Income). 
Outgoings reflect $477.22/m2 p.a.  58% of gross income is derived from Kathmandu and Starbucks. 
Description 
DUO Retail previously formed part of Central Park Mall: Central Park Mall (Main Centre of circa 13,300m2), Park Lane 
Retail (small 308m2 Ground Floor Retail Stratum) and DUO Retail (Ground Floor Retail Stratum). 
DUO Retail is situated immediately west of Central Park Mall, comprising 8 ground floor retail tenancies with a total GLAR 
of 1,090.10m² with street frontages to Broadway (north), Central Park Avenue (south), Chippendale Way (east) and an 
outdoor terrace (west). 
The property is anchored by Kathmandu and Starbucks on the Broadway frontage, supported by 5 restaurants / takeaway 
outlets and a convenience store. 
Sold by Fortius Funds Management to an overseas private investor via an expressions of interest campaign. 
Comments 
Situated within an inferior retail location which fronts George Street/Broadway within Ultimo. Modern style 
accommodation, materially larger size. Longer WALE. Higher quantum value. On balance a lower (tighter) Capitalisation 
Rate is warranted for the subject property. 
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 Lots 1-7, 25-27 South Steyne, Manly 

 

 Sale Price: $15,700,000 (Exclusive of GST)  

 Sale Date: March 2021 

 Strata Area: 433.0m²  

 Analysis: $36,259/m² of Strata Area 
4.53% Initial Yield 
3.84% Core Market Yield 

 Tenancy Profile 
Sold fully leased to 5 separate retail tenancies, reflecting a passing net income of $711,403 and a WALE of 1.6 years (by 
Income). Occupied by tenants including the Manly Fish Market/Café, Blind Barrel, Ben & Jerry’s Ice Cream and Ezymark. 
Outgoings advised as being $270/m2. 
Description 
Comprises 5 shops and forming the ground level retail strata component within a cosmetically updated, older style, four 
level mixed retail and residential unit complex. The parent building is located on a prominent corner allotment, with 
expansive frontages to South Steyne and Wentworth Street, with exposure to high levels of vehicular and pedestrian 
traffic. The parent site benefits from high level of pedestrian traffic which travel between the Manly Ferry Wharf and Manly 
Beach/Shelly Beach. The subject is located directly opposite Manly Beach and does not include any car parking. 
Sold via auction with strong interest reported and the purchaser also currently owns several other strata units within the 
parent building.  
Comments 
Similar configuration, providing five retail shops within a marginally inferior beachside location at South Steyne, at the 
southern fringe of the Manly retail precinct. Broadly similar sized asset. Higher passing net rental level at date of sale. 
Sold in a lower interest rate environment. Overall inferior. On balance a marginally higher (softer) Capitalisation Rate is 
warranted for the subject property. Dated Sale. 

 

The Sales Evidence of Retail Strata/Stratum lots within other iconic locations demonstrate a very wide and inconsistent 
range of $23,034/m² to $42,979/m² of GLA/Strata Area with variations depending on location, position, size and standard 
of improvements, transaction date, perceived lease covenant (where applicable) among others.  

Yield Analysis 

The sales in our report demonstrate a wide range of investment activity in various investment assets and reflect an 
Initial/Core Market Yield range of 3.34% to 5.24% (Excluding outlier). Not all the sales are considered directly 
comparable, however collectively they provide a strong indication of investor interest in the sector and benchmark the 
drivers of value upon which we have based our assessment of the subject property. In arriving at an appropriate 
Capitalisation Rate Range for the subject property, we have had particular regard to the following factors: 

• The iconic position of the subject within a landmark beachside location benefitting from very high levels of retail 
patronage and lifestyle amenities. 

• The standard and quality of the subject building, although the building was built in the 1930’s there has been 
substantial renovation and refurbishment since, internally the subject Shops present to an overall high standard. 

• The current fully leased tenancy status of the subject at typically below market levels. 

• Significant Strata Levies which impacts the net income of the property. 

Having regard to the above transactions and after considering all known relevant aspects of the subject property, we 
consider an appropriate Capitalisation Rate to be in the region of 4.125% (+/- sensitivity of 0.125%) 
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8 Net Income Overview 
8.1 Net Market Income Assessment 

In determining the market rental for the subject property, we have had regard to leasing transactions of comparable sized 
retail properties in both the immediate Bondi Beach area and other popular retail precincts. 

The primary leasing evidence we have had regard to is summarised in the table below: 

Property Dates Areas Term Net/Gross 
Rentals 

(Gross Face) 

Various Shops, 
68-70 Campbell Pde,  
Bondi Beach 

Sep-22 (Renewal) 
Passing (Jan-22) 
Passing (Apr-22) 

Jul-23 
Passing (Feb-22) 

19m² 
120m² 
33m² 
98m² 

155m² 

3 yrs 
5+5 yrs 

5 yrs 
4+4 yrs 
7+5 yrs 

Gross 
Gross 
Gross 
Gross 
Gross 

$3,995/m² g 
$1,229/m² g 
$2,576/m² g 
$1,888/m² g 
$1,283/m² g 

Various Shops within a refurbished, strata titled 4 level mixed-use building prominently positioned at the corner of Campbell 
Parade and Lamrock Avenue within Bondi Beach. 
Shop 1 (120m²) leased to Ikaria Restaurant for a 5+5 year term from January 2021 with 3.50% fixed annual reviews. New 
Lease. Passing gross rental of $147,488 p.a. 
Shop 2 (33m²) leased to Boost Juice for a 5 year term from April 2020 with 3% fixed annual reviews. Passing gross rental 
of $85,000 p.a. Lease renewal. 
Shop 3 (155m²) leased to for a 7+5 year term from February 2018 with fixed annual reviews of 4%. Passing gross rental of 
$198,876 p.a. New lease. 
Shop 4 (19m²) leased to Birichina Café from 1 September 2022 for $75,908 p.a. gross with fixed annual reviews of 5%. 
Option exercised. 
Shop 5 (98m²) leased to Gelbison Italian Restaurant on a renewed 5 year term from 1 July 2023. Commercial gross rental 
at renewal of $185,000 p.a. with fixed annual reviews of 3% includes a demolition clause applicable no earlier than 31 
December 2026 with 6 months notice. 
Subject Property 

Shop 6A, 164 
Campbell Pde, Bondi 
Beach 

Jun-22 30m² 5+5 yrs Gross $4,033/m² g 

Prominent corner shop at intersection of Campbell Parade and Roscoe Street mall. Leased at $121,000 p.a. gross for a 5+5 
year term from June 2022 with a 3 month rent free period. 

Shop 1, 20 Hall St,  
Bondi Beach 

Oct-23 254m² 
(plus 

112m² 
outdoor) 

10+5+5 yrs Net $1,606/m² n ** 
$1,887/m² g 

Lot 11 within a four-level, Heritage listed, strata titled building known as ‘Twenty Hall’ which is prominently positioned at the 
corner of the intersection of Hall Street and Jacques Avenue occupying a prime position in Bondi Beach. The subject Lot 
provides the ground level retail component, basement carparking for four vehicles and ancillary storage areas.  
Signed Lease commencing at 6 October May 2023 to Venroy for a 10+5+5 year term at $500,000 p.a. net with reviews of 
3% and Lessee liable for all outgoings, market review at option exercise with ratchet clause. Outgoings estimated at $281/m² 
of internal lettable area. Incentive deed indicates there is 3 months gross rent free for fit out and 12 months base rent free. 
Lessee does not recover R&M and management. 
** After notional adjustments for carparking at $750/p.s.p.c.m. and $500/m² for the outdoor area. 
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Property Dates Areas Term Net/Gross 
Rentals 

(Gross Face) 

Shops 1, 2 & 3,  
10-14 Hall St,  
Bondi Beach 

Jan-22 
Nov-21 

232m² 
108m² 

5+5 yrs 
Undisclosed 

Gross 
Gross 

$1,788/m² g 
$1,851/m² g 

Ground level retail tenancies within a modern mixed-use development along the southern side of Hall Street nearby to 
Campbell Parade.  
Shops 2 & 3 (232m²) leased for $415,000 p.a. gross for a 5+5 year term from January 2022, includes a 6 month rent free 
period.  
Shop 1 (108m²) leased for $200,000 p.a. gross from November 2021 with a 5 month rent free period.  

G11 + G12,  
180 Campbell Pde, 
Bondi Beach 

Dec-22 
 

266m² 
 

5+5 yrs  Gross 
 

$1,241/m² g 
 

Ground level shop within a 6-level mixed-use building, being fully fitted out as a recently renovated Art Deco modern fitout 
restaurant/bar with a liquor license included in the lease agreement. Leased from December 2022 for a 5+5-year term at 
$330,000 p.a. gross. Includes fixed 4.00% annual reviews. Shop fronts the corner of Campbell Parade and Beach Road with 
direct beachfront views and is leased to an unknown tenant, albeit will be utilised for restaurant purposes.  

Various Tenancies 
Beach House Lane, 
178 Campbell Pde, 
Bondi Beach 

Q3-2023 
Dec-21 
Oct-21 
Oct-20 
Mar-20 
Nov-19 

120m² 
57.0m² 
94.0m² 

163.0m² 
72.0m² 
80.0m² 

10+10 years 
5 years 
5 years 
5 years 
4 years 
5 years 

Net 
Gross 

Net 
Gross 
Gross 
Gross 

$2,504/m² g 
$3,333/m² g 
$3,820/m² n 
$1,394/m² g 
$1,768/m² g 
$1,666/m² g 

Various tenancies within modern mixed-use retail and residential complex known as Beach House Lane, situated on the 
western side of Campbell Parade with rear frontage to Gould Street, Bondi Beach.  
Leased to a range of food and service-based retail uses with leases primary structured on a net basis and include fixed 
annual reviews. Incentives typically range from 5.0% to 15.0% and are in the form of capital incentives for fit-out contributions 
and rent free over the initial terms. No parking is provided.  
Most recent lease relates to a rear shop at the intersection of Curlewis Street and Gould Street in a prominent position 
(although inferior to the subject), although negotiated on net terms, the leasing agent advised ‘grossed-up’ annual rental 
equates to $300,455 p.a. with a 10% incentive, fixed annual reviews of 3%. Also includes a 29m² storage area and 2 car 
spaces. 

The comparable rental evidence reflects a very wide range of $1,241/m² p.a. gross to $4,033/m² p.a. gross for areas 
ranging from 30m² to 266m² with variations depending primarily on location, access, exposure, size and standard of 
improvements and accommodation.  

In assessing a market rental for the subject property, we have had regard to the following characteristics of the property: 

• Ground level, prominent position along the iconic beachside strip of Campbell Parade. 

• North-eastern aspect which benefits from very good sight lines over Bondi Beach suiting cafes and restaurants. 

• Relative size and configuration of the accommodation. 

Having regard to the rental evidence and also acknowledging the characteristics of the subject Lots, we have adopted 
the following rental rates in our calculations herein. 



Valuation Report | Lots 2-7 in SP13031, 

  being Retail Component (Shops 1-5),  

  68-70 Campbell Parade,  

  Bondi Beach NSW 2026 
 

 

30 Augus t  2023  JOB REF: 22-0827 |  Page 36 
Liability limited by a scheme approved under Professional Standards Legislation 

 

 

8.2 Net Income Summary (Passing versus Adopted Market) 
The table below summarises the passing versus adopted market income as at the date of valuation. 

 

9 Valuation Rationale 
9.1 Valuation Methodology & Considerations 

In assessing the Market Value, the appropriate method of assessment is considered to be primarily based upon the 
Capitalisation of Income approach with the Direct Comparison (Strata/Lettable Area) method being utilised as a 
secondary or ‘check’ method, with rents and yields assessed on a consistent net face basis unless otherwise stated. 

9.2 Capitalisation Approach 
Under this approach, the assessed net face market income as at the date of valuation is capitalised at an appropriate 
market yield to establish the property’s Market Value fully leased. Appropriate capital adjustments are then made where 
necessary to reflect the specific cash flow profile and the general characteristics of the property. 

Based upon the sales analysed in this report, it is considered that a reasonable Capitalisation Rate or the subject is in 
the order of 4.125% (sensitivity of +/-0.125%). 

  

Market Rents

Area/
Carspaces Gross Market Rent % Gross Reversion PV of Rental

Level/Suite Tenant Name Renewal Type m² $ pa. Passing Date Reversion

Shop 1 Ikaria Retail 120.0 1,900 $/m² pa 228,000 49.36% 15-Jan-26 (153,667)
Shop 2 Boost Juice Pty Limited Retail 33.0 3,500 $/m² pa 115,500 31.92% 1-Apr-25 (39,860)
Shop 3 Little Real Estate Retail 155.0 1,600 $/m² pa 248,000 19.90% 1-Feb-25 (48,123)
Shop 4 B . P. Higginson t/a Birichina CaféRetail 19.0 4,195 $/m² pa 79,703 - 1-Sep-25
Shop 5 N. Sansone t/a Gelbisons Italian Retail 98.0 1,888 $/m² pa 185,000 - 1-Jul-26
* excluded from Total Lettable Area
TOTAL 425.0 856,203 (241,650)

Income Assessment

Passing Market
NLA (m²) $ pa. $/m² % Passing $ pa. $/m² % Market Variance

Retail 425 711,734 1,675 100.0% 856,203 2,015 100.0% (16.9%)

Gross Income (occupied areas) 425 711,734 1,675 100.0% 856,203 2,015 100.0% (16.9%)

Statutory Expenses (229,036) (539) (229,036) (539) -
Operating Expenses (23,905) (56) (23,905) (56) -

Less Outgoings (252,941) (595) (252,941) (595) -

Net Income (fully leased) 458,793 1,080 603,263 1,419 (23.9%)
* % Market Rent based on Occupied/Committed Areas Only
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Our calculations under this basis of valuation are as follows: 

 
Capitalisation Allowances 

 

9.3 Direct Comparison Approach 
This approach identifies comparable sales on a dollar rate per square metre of strata/lettable area and compares the 
equivalent rates to the subject to establish the property’s Market Value. This approach is somewhat subjective given the 
fact that specific items of income and expenditure are difficult to directly reflect and compare when adopting a rate per 
metre. 

Due to the limitations of this approach and the somewhat unique characteristics of the subject, there is considered to be 
limited merit in assessing the value on this basis, suffice to say that the rates/m² indicated by the Capitalisation approach 
reflect rates of between $32,353/m² and $34,706/m² of Lettable Area and fall appropriately towards the middle of the 
range of the sales tabled overleaf.  

Market Capitalisation Approach

Market Income

Base Rent Recoveries Total
Retail 856,203 - 856,203

Sundry Income -
Gross Market Income 856,203 - 856,203
Less Adopted Outgoings (252,941)
Less Ground Rent -
Net Market Income 603,263
Less Vacancy Factor -
Net Income 603,263

Market Capitalisation Rate 4.250% 4.125% 4.000%
Core Capital Value (fully leased) 14,194,415 14,624,548 15,081,566
Core Capital Value ($/m²) 33,399 34,411 35,486

Capital Value Adjustments

Present Value of Rental Reversions (241,384) (241,650) (241,917)

Imminent Expiry Allowances
Letting Up Allow ances 24 months (51,892) (51,990) (52,088)
Incentive Allow ances 24 months (62,001) (62,125) (62,251)
Leasing Costs Allow ances 24 months (26,831) (26,886) (26,941)
Refurbishment Allow ances 24 months - - -

Total Capital Value Adjustments (382,107) (382,651) (383,197)

Capitalised Value 13,812,308 14,241,897 14,698,369
Capitalised Value ($/m²) 32,500 33,510 34,584

Rounded Value 13,750,000 14,250,000 14,750,000
Capitalised Rounded Value ($/m²) 32,353 33,529 34,706

Retail   Vacancies Year 1 Year 2
6-Sep-23 6-Sep-24

05-Sep-24 05-Sep-25

Expiry Profile m² - - 207
Renew al Probability % 50% 50%
Dow ntime months 3.0 3.0 3.0
Applied Dow ntime months 3.0 1.5 1.5
Lease term years 3 3 3
Commencement Profile m² - - 188
Gross Incentives - New  Leases % 5.0% 5.0% 5.0%
Gross Incentives - Renew als % 5.0% 5.0%
Gross Incentives % 5.0% 5.0% 5.0%
Incentive Probability % 100% 100% 100%
Applied Gross Incentives % 5.0% 5.0% 5.0%
Applied Incentives months 1.8 1.8 1.8
Leasing Costs - New  Leases % 13.0% 13.0% 13.0%
Leasing Costs - Renew als % 5.0% 5.0%
Applied Leasing Costs % 13.0% 9.0% 9.0%
Net Market Rent (start of period) $/m² 1,419 1,419
Gross Market Rent (start of period) $/m² 2,015 2,015
Occupancy Rate (Weighted by Area) % 100.0% 94.7%
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Property Date (Sale) Rate/m² 

Lot 134, 61-69 Macquarie Street, Bondi Beach Nov-22 **$126,712/m²  

Lots 1-3, ‘Beach House Lane’ 178 Campbell Parade, 
Bondi Beach 

Apr-23 $42,979/m² 

Lots 2-7, 68-70 Campbell Parade, Bondi Beach Jun-22 $36,941/m² 

Lots 10 & 11, ‘Beach House Lane’ 178 Campbell 
Parade, Bondi Beach 

Aug-23 $36,364/m² 

Lots 1-7, 25-27 South Steyne, Manly Mar-21 $36,259/m² 

Lots 2-7, 68-70 Campbell Parade, Bondi Beach Date of Valuation @ Aug-23 $33,529/m² 

Duo Retail, Chippendale Jun-22 $24,034/m² 

Lots 6, 7, 11 & 12, ‘Beach House Lane’ 178 Campbell 
Parade, Bondi Beach 

Aug-23 $18,909/m² 

St Leonards Square, St Leonards Apr-23 $7,554/m² 

** excluding Storage at $5,500/m² & Exclusive Use @ $22,500/m² 

9.4 Valuation Reconciliation 
The resultant values under the primary bases of valuation are noted below. 

Methodology Valuation Range 

Capitalisation of Income $13,750,000 to $14,750,000 

Direct Comparison (Lettable Area) $32,353/m2 to $34,706/m² 

Based upon the analysis, a value of $14,250,000 (exclusive of GST) has been adopted which is primarily based upon 
the Capitalisation approach and supported by the Direct Comparison approach. The adopted value reflects the following 
investment and value parameters: 

 

9.5 Sensitivity Analysis  
We have included a sensitivity analysis below which recognises the potential value risk associated with movements in 
the major valuation drivers. 

 

Key Metrics
Adopted Market Value 14,250,000
Initial Passing Yield 3.22%
Initial Passing Yield (Fully Leased) 3.22%
Core Market Yield 4.12%
Value per m² of Lettable Area 33,529

Core Market Yield
4.375% 4.250% 4.13% 4.000% 3.875%

13,407,295 13,812,308 14,241,897 14,698,369 15,184,324

(5.91%) (3.07%) (0.06%) 3.15% 6.56%



Valuation Report | Lots 2-7 in SP13031, 

  being Retail Component (Shops 1-5),  

  68-70 Campbell Parade,  

  Bondi Beach NSW 2026 
 

 

30 Augus t  2023  JOB REF: 22-0827 |  Page 39 
Liability limited by a scheme approved under Professional Standards Legislation 

 

10 Additional Requirements 
10.1 Contract for Sale / Transaction History  

The property was last purchased via a Deed of Put and Call Option between Zondaro Pty Limited as Vendor and the 
Purchaser being Perpetual Corporate Trust Limited (as custodian for Rivkin Wholesale Property Trust). The Deed was 
arranged 27 April 2022 for a Security Sum of $785,000 (which becomes the deposit if Grantee exercises their call option) 
and an exercise period being between 4 July 2022 and 1 September 2022 for an agreed sale price of $15,700,000 
(Exclusive of GST) to be sold as a going concern, the date for completion is 1 November 2022.  

10.2 Insurance Recommendation  
The subject property comprises a Strata titled allotment and as such we have not made a provision for an insurance 
recommendation as this is covered by the Owners Corporation under the relevant Strata Scheme (SP13031) in 
accordance with The Strata Schemes Management Act 2015 (NSW). 

10.3 Marketability 
Recognising the iconic beachside location, standard of improvements and fully leased nature, we consider that the 
property would attract very strong interest from private investors and syndicated purchasers should the need to sale 
arise. We highlight that the subject is positioned within an area that is very tightly held (especially for strata titled property) 
which indicates and recognises there is a greater degree of pricing uncertainty and variability.  

We would anticipate that a sale under current market conditions existing at the date of valuation could be achieved within 
3-6 months, however, there are initial signs emerging that purchaser depth may be declining as a result of debt 
pricing/interest rate movements and associated impacts which may impact a potential sale period should conditions 
deteriorate. 
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11 Valuation Certification 
Acting under instructions from the Perpetual Corporate Trust Limited ATF Rivkin Wholesale Property Trust, Cushman & 
Wakefield has undertaken a valuation of Lots 2-7 in SP13031, being the Retail Component (Shops 1-5) at 68-70 
Campbell Parade, Bondi Beach NSW 2026. We confirm that we have inspected the property as described herein and 
have prepared this report. 

Subject to the overriding stipulations contained within the body of this report, we are of the opinion that the Market Value 
of the subject property assuming a sale of the unencumbered freehold strata interest subject to the lease agreements 
detailed herein, as at the 30 August 2023 for financial reporting purposes only is: 

$14,250,000 (exclusive of GST) 
(Fourteen Million, Two Hundred & Fifty Thousand Dollars [exclusive of GST]) 

This certificate of valuation forms part of, and should not be used or read independently from, the complete report.  

Bill Bellew AAPI James Burney FAPI CPV
Certified Practising Valuer State Director 
Associate Director (Counter-signatory only)

Cushman & Wakefield (Valuations) Pty Ltd 

NOTIFICATION TO RELIANCE PARTY/PARTIES: This report is prepared for the private and confidential use of the reliance 
party/parties named in Section 3.1 of this report, and only for the purpose outlined in Section 3.1. It should not be relied on by 
the nominated party/parties for any other purpose and should not be reproduced in whole or part for any other purpose without 
the express written consent of Cushman & Wakefield. Any party that is not named as a reliance party/parties may not rely on 
this report for any purpose and should obtain their own valuation before acting in any way in respect of the subject property. 

Liability limited by a scheme approved under Professional Standards Legislation. 
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Copyright © Office of the Registrar-General 2023 Received: 06/09/2023 14:35:10

Title Search
Information Provided Through

triSearch (Website)
Ph. 1300 064 452 Fax.

             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

             -----------------------------------------------------


    FOLIO: 2/SP13031

    ------


               SEARCH DATE       TIME              EDITION NO    DATE

               -----------       ----              ----------    ----

               6/9/2023         2:35 PM                20      1/11/2022


    LAND

    ----

    LOT 2 IN STRATA PLAN 13031

       AT BONDI

       LOCAL GOVERNMENT AREA WAVERLEY


    FIRST SCHEDULE

    --------------

    PERPETUAL CORPORATE TRUST LIMITED                       (T AS597376)


    SECOND SCHEDULE (4 NOTIFICATIONS)

    ---------------

    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP13031

    2   AS320037  LEASE TO NICOLA SANSONE OF LOCK UP SHOP, 10 LAMROCK

                  AVENUE, BONDI BEACH. EXPIRES: 30/6/2023.

    3   AS553759  LEASE TO MRJ LAMROCK PTY LTD (SEE AS584610) OF SHOP

                  8, LAMROCK AVENUE, BONDI BEACH. EXPIRES: 31/8/2025.

    4   AS597377  MORTGAGE TO MACQUARIE BANK LIMITED


    NOTATIONS

    ---------


    UNREGISTERED DEALINGS: NIL


            ***  END OF SEARCH  ***


    NSW_MORT_23-0788                         PRINTED ON 6/9/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been formally
recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided electronically by the
Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.
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Title Search
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Ph. 1300 064 452 Fax.

             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

             -----------------------------------------------------


    FOLIO: 3/SP13031

    ------


               SEARCH DATE       TIME              EDITION NO    DATE

               -----------       ----              ----------    ----

               6/9/2023         2:35 PM                11      1/11/2022


    LAND

    ----

    LOT 3 IN STRATA PLAN 13031

       AT BONDI

       LOCAL GOVERNMENT AREA WAVERLEY


    FIRST SCHEDULE

    --------------

    PERPETUAL CORPORATE TRUST LIMITED                       (T AS597376)


    SECOND SCHEDULE (3 NOTIFICATIONS)

    ---------------

    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP13031

    2   AN922427  LEASE TO LITTLE REAL ESTATE (VIC & NSW) PTY LTD OF

                  SUITE 1, GROUND FLOOR, 2-6 LAMROCK AVENUE, BONDI

                  BEACH. EXPIRES: 31/1/2025. OPTION OF RENEWAL: 5 YEARS.

    3   AS597377  MORTGAGE TO MACQUARIE BANK LIMITED


    NOTATIONS

    ---------


    UNREGISTERED DEALINGS: NIL


            ***  END OF SEARCH  ***


    NSW_MORT_23-0788                         PRINTED ON 6/9/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been formally
recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided electronically by the
Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.
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Title Search
Information Provided Through

triSearch (Website)
Ph. 1300 064 452 Fax.

             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

             -----------------------------------------------------


    FOLIO: 4/SP13031

    ------


               SEARCH DATE       TIME              EDITION NO    DATE

               -----------       ----              ----------    ----

               6/9/2023         2:35 PM                10      1/11/2022


    LAND

    ----

    LOT 4 IN STRATA PLAN 13031

       AT BONDI

       LOCAL GOVERNMENT AREA WAVERLEY


    FIRST SCHEDULE

    --------------

    PERPETUAL CORPORATE TRUST LIMITED                       (T AS597376)


    SECOND SCHEDULE (3 NOTIFICATIONS)

    ---------------

    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP13031

    2   AN922427  LEASE TO LITTLE REAL ESTATE (VIC & NSW) PTY LTD OF

                  SUITE 1, GROUND FLOOR, 2-6 LAMROCK AVENUE, BONDI

                  BEACH. EXPIRES: 31/1/2025. OPTION OF RENEWAL: 5 YEARS.

    3   AS597377  MORTGAGE TO MACQUARIE BANK LIMITED


    NOTATIONS

    ---------


    UNREGISTERED DEALINGS: NIL


            ***  END OF SEARCH  ***


    NSW_MORT_23-0788                         PRINTED ON 6/9/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been formally
recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided electronically by the
Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.
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Title Search
Information Provided Through

triSearch (Website)
Ph. 1300 064 452 Fax.

             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

             -----------------------------------------------------


    FOLIO: 5/SP13031

    ------


               SEARCH DATE       TIME              EDITION NO    DATE

               -----------       ----              ----------    ----

               6/9/2023         2:35 PM                11      1/11/2022


    LAND

    ----

    LOT 5 IN STRATA PLAN 13031

       AT BONDI

       LOCAL GOVERNMENT AREA WAVERLEY


    FIRST SCHEDULE

    --------------

    PERPETUAL CORPORATE TRUST LIMITED                       (T AS597376)


    SECOND SCHEDULE (3 NOTIFICATIONS)

    ---------------

    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP13031

    2   AN922427  LEASE TO LITTLE REAL ESTATE (VIC & NSW) PTY LTD OF

                  SUITE 1, GROUND FLOOR, 2-6 LAMROCK AVENUE, BONDI

                  BEACH. EXPIRES: 31/1/2025. OPTION OF RENEWAL: 5 YEARS.

    3   AS597377  MORTGAGE TO MACQUARIE BANK LIMITED


    NOTATIONS

    ---------


    UNREGISTERED DEALINGS: NIL


            ***  END OF SEARCH  ***


    NSW_MORT_23-0788                         PRINTED ON 6/9/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been formally
recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided electronically by the
Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.
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Title Search
Information Provided Through

triSearch (Website)
Ph. 1300 064 452 Fax.

             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

             -----------------------------------------------------


    FOLIO: 6/SP13031

    ------


               SEARCH DATE       TIME              EDITION NO    DATE

               -----------       ----              ----------    ----

               6/9/2023         2:35 PM                22      1/11/2022


    LAND

    ----

    LOT 6 IN STRATA PLAN 13031

       AT BONDI

       LOCAL GOVERNMENT AREA WAVERLEY


    FIRST SCHEDULE

    --------------

    PERPETUAL CORPORATE TRUST LIMITED                       (T AS597376)


    SECOND SCHEDULE (5 NOTIFICATIONS)

    ---------------

    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP13031

    2   AN922427  LEASE TO LITTLE REAL ESTATE (VIC & NSW) PTY LTD OF

                  SUITE 1, GROUND FLOOR, 2-6 LAMROCK AVENUE, BONDI

                  BEACH. EXPIRES: 31/1/2025. OPTION OF RENEWAL: 5 YEARS.

    3   AR316390  LEASE TO IKARIA COLLECTIVE PTY LIMITED OF LOCKUP

                  SHOP, 70A & 70B CAMPBELL PARADE, BONDI BEACH. EXPIRES:

                  14/1/2026. OPTION OF RENEWAL: 5 YEARS.

    4   AR888684  LEASE TO BOOST JUICE PTY LTD OF LOCK-UP SHOP, 70C

                  CAMPBELL PARADE BONDI BEACH. EXPIRES: 31/3/2025.

    5   AS597377  MORTGAGE TO MACQUARIE BANK LIMITED


    NOTATIONS

    ---------


    UNREGISTERED DEALINGS: NIL


            ***  END OF SEARCH  ***


    NSW_MORT_23-0788                         PRINTED ON 6/9/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been formally
recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided electronically by the
Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.
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Title Search
Information Provided Through

triSearch (Website)
Ph. 1300 064 452 Fax.

             NEW SOUTH WALES LAND REGISTRY SERVICES - TITLE SEARCH

             -----------------------------------------------------


    FOLIO: 7/SP13031

    ------


               SEARCH DATE       TIME              EDITION NO    DATE

               -----------       ----              ----------    ----

               6/9/2023         2:35 PM                14      1/11/2022


    LAND

    ----

    LOT 7 IN STRATA PLAN 13031

       AT BONDI

       LOCAL GOVERNMENT AREA WAVERLEY


    FIRST SCHEDULE

    --------------

    PERPETUAL CORPORATE TRUST LIMITED                       (T AS597376)


    SECOND SCHEDULE (3 NOTIFICATIONS)

    ---------------

    1   INTERESTS RECORDED ON REGISTER FOLIO CP/SP13031

    2   AR316390  LEASE TO IKARIA COLLECTIVE PTY LIMITED OF LOCKUP

                  SHOP, 70A & 70B CAMPBELL PARADE, BONDI BEACH. EXPIRES:

                  14/1/2026. OPTION OF RENEWAL: 5 YEARS.

    3   AS597377  MORTGAGE TO MACQUARIE BANK LIMITED


    NOTATIONS

    ---------


    UNREGISTERED DEALINGS: NIL


            ***  END OF SEARCH  ***


    NSW_MORT_23-0788                         PRINTED ON 6/9/2023

* Any entries preceded by an asterisk do not appear on the current edition of the Certificate of Title. Warning: the information appearing under notations has not been formally
recorded in the Register. InfoTrack an approved NSW Information Broker hereby certifies that the information contained in this document has been provided electronically by the
Registrar General in accordance with Section 96B(2) of the Real Property Act 1900.
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Form: 07L 
Release: 4·7

LEASE 
New South Wales 

Real Property Act 1900 

Leave this space clear. Affix additional 
pages to the top left-hand comer. 

PRIVACY NOTE: Section 318 of the Real Property Act 1900 (RP Act) authorises the Registrar General to collect the information 
required by this form for the establishment and maintenance of the Real Property Act Register. Section 968 RP Act requires that 
the Register is made available to any person for search upon payment of a fee, If any. 

STAMP DUTY Insert Duties Assessment No. as issued by Revenue NSW Office. 

Duties Assessment No. 

(A) TORRENS TmE Property leased

Part Folio Identifier 2/SP13031 
being Lock up Shop known as 10 Lamrock Avenue Bondi Beach NSW 2026 

(B) LODGED BY Document Name, Address or DX, Telephone, and Customer Account Number if any. 
Collection 

Wise Legal 
Box 2/101 O'Sullivan Road 

Bellevue Hill NSW 2023 T: 0418 276 617 / 9328 5665 

Email: pwise@wiselegal.com.au 

Reference: 23060 Perpetual Sansone 

(C) LESSOR
Perpetual Corporate Trust Limited ACN 000 341 533 

(D) 

The lessor leases to the lessee the property referred to above. 

Encumbrances (if applicable): 

(E) LESSEE
Sansone Pty Ltd ACN 655 606 741 

(F) 

(G) 1.

2.

3. 

4. 

5. 

6. 

7. 

8. 

TEN ANCY: 

TERM Four (4) years 

COMMENCING DATE 1 July 2 o 2 3 

TERMINATING DATE 30 June 2027 

With an OPTION TO RENEW for a period of four ( 4) years 

set out in clause 5 of Annexure 11 A11 

With an OPTION TO PURCHASE set out in clause N. A. of N. A. 

Together with and reserving the RIGHTS set out in clause N. A. of N •A• 

Incorporates the provisions or additional material set out in ANNEXURE(S) "A" 

Incorporates the provisions set out in N. A. 

No. N.A.

hereto. 

CODE 

L 

9. The RENT is set out in it em No. 6 of Annexure "A" and clause 6 of Annexure "A" 

ALL HA.'IDWR.lTING MUST BE IN BLOCK CAPITALS, 
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(H) 

(I)

DATE

Certified correct for the purposes of the Real Property Act 1900
and executed on behalf of the company named below by the
authorised person(s) whose signature(s) appear(s) below
pursuant to the authority specified.
Company: Sansone Pty Ltd 
Authority: section 127 of the Corporations Act 2001

Signature of authorised person: � � Signature of authorised person:
Name of authorised person: Vincenza Sansone
Office held: Director

Name of authorised person: Nicola Sansone

Certified correct for the purposes of the Real Property Act 1900
and executed on behalf of the company named below by the
authorised person(s) whose signature(s) appear(s) below
pursuant to the authority specified.

Office held: Director

Company: Perpetual Corporate Trust Limited ACN 000 341 533 Authority: s'SC'l:i?w H':7 rpf t)le e l!�w.;itiozali "'91i zlOOl
Signature of authorised person: Signature of authorised person:

fxecuted under Power of Attorney dated 18 September 2014'Name of authorised person: 
fiJ.��ld/L.?(. /Ct-�-M'·l'JY 

/Z-Name of authorised person: ----
Office held:

Witnes& lady Setiawan 

toiJi' Custody Officer 
STATUTORY DECLARATION* l 18, 123 PITT ST

SYDNEY 

solemnly and sincerely declare that-
!. The time for the exercise of option to
2. The lessee under that lease has not exercised the option.

Office held: Trent Franklin 
Attorney Senior Client Manager 

in expired lease No. has ended; and

I make this solemn declaration conscientiously believing the same to be true and by virtue of the provisions of the Oaths Act 1900.

Made and subscribed at
in the presence of
0 Justice of the Peace (J.P. Number:
0 Other qualified wilness [specify}

in the State of New South Wales
of

) 0 Practising Solicitor

on

# who certifies the following matters concerning the making of this statutory declaration by the person who made it:
I. I saw the face of the person OR 1 did not see the face of the person because the person was wearing a face covering, but I am

satisfied that the person had a special justification for not removing the covering; and
2. I have known the person for at least 12 months OR I have confirmed the person's identity using an identification docwnent and

the document I relied on was a 
Signature of witness:

/Omit ID No.1 

Signature of applicant:

* As the services of a qualified witness cannot be provided at lodgment, the declaration should be signed and wilnessed prior to
lodgment. # If made outside NSW, cross out the witness certification. If made in NSW, cross out the text which does not apply.
** s 117 RP Act requires that you must have known the signatory for more than 12 months or have sighted identifying documentation.
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LANDLORD: 

TENANT: 

ANNEXURE A TO THE LEASE 

PERPETUAL CORPORATE TRUST LIMITED ACN 000 341 533 AS 
CUSTODIAN FOR THE RIVKIN WHOLESALE PROPERTY TRUST 

SANSONE PTY LTD ABN 53 655 606 741 

Annexure A consists of this and the following 37 pages 

Item 1 

Item 2 

Item 3 

ltem4 

Item 5 

Item 6 

Item 7 

Item 8 

Item 9 

Item 10 

Itemll 

Item 12 

Item 13 

Item 14 

Item 15 

SUMMARY 

Landlord 
Perpetual Corporate Trust Limited ACN 000 341 533 As Custodian For The Rivkin Wholesale 
Property Trust 

Tenant 
Sansone Pty Ltd ABN 53 655 606 741 

Guarantor 
Not applicable so long as Sansone Pty Ltd is the lessee 

Premises 
Lot 2 in Strata Plan 13031 being known as IO Lamrock Avenue, Bondi Beach NSW 2026 

Term 
4 years starting on l July 2023 and ending on 30 June 2027 

Initial Rent 
$185,000 per year excluding GST. 

Option Lease 
4 years starting on I July 2027 and ending on 30 June 2031 

Market Rent Review Dates (including during any Option Lease) 
I July 2027 

CPI Rent Review Dates (including during any Option Lease) 
Not applicable 

Percentage Rent Review Dates (including during any Option Leases) 
l July 2024; I July 2025, 1 July 2026, 1 July 2028, 1 July 2029 and 1 July 2030

Percentage for Percentage Rent Review 
3% 

Interest rate 
10% 

Permitted Use 
Restaurant including pizza restaurant 

Ioitial public liability insurance amount 
$20,000,000 

Bank Guarantee amount 
3 Months Rent being $50,875.00 including GST 
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Item 16 

Item 17 
Item 18 

Security Bond amount 3 Months Rent being $50,875.00 including GST 
Demolition Applies but the Demolition Date can be no earlier than 31 December 2026 
Excluded Legislation Sections 84, 85 and 133B of the Corrveyancing Act 1919 (NSW) 
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