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viii. The outbreak of the Novel Coronavirus (COVID-19) was declared as a ‘Global Pandemic’ by the World Health Organisation 

on 11 March 2020. We have seen global financial markets impacted and travel restrictions and recommendations being 

implemented by many countries, including Australia. 

The real estate market is being impacted by the uncertainty that the COVID-19 outbreak has caused. Market conditions are 

changing daily at present. As at the date of valuation, we consider that there is significant market uncertainty. 

This valuation is current at the date of valuation only. The value assessed herein may change significantly and unexpectedly 

over a relatively short period of time (including as a result of factors that the Valuer could not reasonably have been aware 

of as at the date of valuation). We do not accept responsibility or liability for any losses arising from such subsequent 

changes in value. 

Given the valuation uncertainty noted, we recommend that the user(s) of this report review this valuation periodically. 

For the avoidance of doubt, the inclusion of the ‘market uncertainty’ declaration above does not mean that the valuation 

cannot be relied upon. Rather, the phrase is used in order to be clear and transparent with all parties, in a professional 

manner that – in the current extraordinary circumstances – less certainty can be attached to the valuation than would 

otherwise be the case. 

ix. For the period 30 June 2022 to 31 August 2022 (or up until the client’s financial statements are signed), we (JLL) are 

obligated to notify the client should any relevant evidence come to our attention that will materially affect our valuation(s) 

conducted as at 30 June 2022.  This evidence must be relevant to the valuation prior to 1 July 2022 and materially impact 

on the Fair Value Measurement outcomes detailed within our report(s). 
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Introduction 

Instructions 

JLL Public Sector Valuations Pty Ltd (JLL) has been engaged by the Department of Infrastructure, Transport, Regional 

Development and Communications (DITRDC) to undertake a comprehensive valuation of all non-financial assets in accordance 

with our Request for Quote (RFQ). 

This valuation has been prepared in accordance with Australian and New Zealand Valuation and Property Standards (7th 

Edition) as published by the Australian Property Institute (API) and the International Valuation Standards (IVS) as issued by the 

International Valuation Standards Council (IVSC) and endorsed by the API. We have had particularly regard to IVS 300 Valuations 

for Financial Reporting Purposes. 

We have assumed that the instructions and subsequent information supplied contain a full and frank disclosure of all 

information that is relevant. Furthermore, we have prepared our valuation in accordance with our standard Terms and 

Conditions. 

This report has been prepared for DITRDC. With the exception of DITRDC’s external auditor, this report cannot be relied upon 

by third parties without the express approval of JLL. 

Purpose of Valuation Advice 

Financial Reporting  

Following initial recognition, Australian Accounting Standards and Interpretations (AASs) require an entity to choose either the 

cost model or the revaluation model as its accounting policy and shall apply that policy to each property, plant and equipment 

asset class on a consistent basis (AASB 116.29). An item of property, plant and equipment whose fair value can be measured 

reliably can be carried at a revalued amount, being its fair value at the date of the revaluation less any subsequent accumulated 

depreciation and subsequent accumulated impairment losses (AASB 116.31).  

DIRDC is a government agency and is required to prepare annual reports and financial statements in a form approved by the 

Finance Minister (subsection 47(1)). The Public Governance, Performance and Accountability Act 2013 (PGPA Act) and the Public 

Governance, Performance and Accountability (Financial Reporting) Rule for the period ending on or after 1 July 2017 (FRR) sets 

out the requirements for the preparation of financial statements as required by the Finance Minister (subsection 3(2)(b)) and 

DIRDC prepares its financial statements accordingly. Guidance on the financial reporting requirements for Australian 

Government controlled entities is further set out in a number of documents issued by the Department of Finance (DoF) 

including; Resources Management Guides (RMGS), specifically RMG 125 Commonwealth Entities Financial Statements Guide; 

PRIMA Forms for Financial Statements; and PRIMA Illustrative.  

The FRR states that subsequent to initial recognition an entity must measure land, buildings, heritage and cultural assets 

(where not intangible), investment properties and material other property, plant and equipment at fair value in accordance 

with AASB 116 or AASB 140 as applicable (Division 17 (2) Part 3).  

It is understood that DIRDC applies the revaluation model to the property, plant and equipment asset classes. 

AASB 13 Fair Value Measurement applies to all fair value measurements as required under the FRR made under the PGPA Act. 

AASB 13 sets out a framework for measuring fair value and requires disclosure about fair value measurements. The definition 

of fair value emphasises that fair value is a market-based measurement, not an entity-specific measurement. When measuring 

fair value, an entity uses the assumptions that market participants would use when pricing the asset or liability under current 

market conditions, including assumptions about risk (AASB 13.22). As a result, an entity’s intention to hold an asset or to settle 

or otherwise fulfil a liability is not relevant when measuring fair value.  
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JLL has been appointed by DITRDC to determine fair value measurements for the land assets specified in Scope of Valuation 

Advice below and provide an associated illustrative fair value measurement disclosure note for use in the financial statements 

for the year ending 30 June 2022.  

The report should not be used for any other purpose, and we do not accept any responsibility for use outside this purpose. 

Except in accordance with meeting the stated accounting disclosures requirements, no extract, quote or copy of our report, in 

whole or in part, should be reproduced without the written consent of JLL, as to the form and context in which it may appear. 

Scope of Valuation Advice 

In accordance with the agreed instructions, the scope of this valuation engagement will involve a valuation of DIRDC land assets 

located at: 

■ Lot 105 (165) The Northern Road, Bringelly NSW 2556 

 

Information Sources 

Our valuation conclusions have been reached after reviewing financial and property information provided by the DIRDC. The 

information reviewed and supplied includes, although is not limited to, the following: 

■ The DITRDC’s Financial Statements for the year ending 30 June 2021; 

■ Signed Acquisition Declarations in accordance with the Lands Acquisition Act 1989; 

■ Access to DITRDC staff with knowledge of the properties; and 

■ Other relevant information and general correspondence. 

 

Definition of Value  

Fair value is defined at paragraph 9 of AASB 13 as follows: 

“the price that would be received to sell an asset or paid to transfer a liability in an orderly transaction between market 

participants at the measurement date.” 

Date of Valuation  

30 June 2022 

Due to possible changes in market forces and circumstances in relation to the assets subject to this valuation, the report can 

only be regarded as representing our opinion of values as at the date of valuation.  

Date of Inspection 

Roadside inspections were undertaken on 23 March 2022. 

s22(1)(a)(ii)
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Pecuniary Interest 

We advise that all Valuers involved in the valuation project are authorised under the relevant laws to practice as a Valuer and 

have had in excess of five (5) years continuous experience in the valuation of similar property to the subject.  

Further, we confirm that the nominated Valuers do not have a pecuniary interest that could conflict with the proper valuation 

of the property, plant and equipment assets specified in Section Scope of Valuation Advice, and we advise that this position 

will be maintained until the purpose for which this valuation is being obtained is completed. 

Assumptions 

The following assumptions are important to this valuation advice: 

■ We have relied upon DITRDC’s asset information. In instances where there may not be fully disclosed information due 

to security restrictions or where there is limited detail it has been assumed that the item is as describe unless stated 

otherwise in this report or in the associated asset registers. 

■ We have relied upon the accuracy, sufficiency and consistency of the information supplied to us. JLL accepts no 

liability for any inaccuracies contained in the information disclosed by the Client or other parties, or for conclusions 

which are drawn either wholly or partially from that information. Should inaccuracies be subsequently discovered, we 

reserve the right to amend our valuation assessment. 

■ We have assumed that the subject property and its associated identified parcels by DITRDC representatives is in 100% 

fee simple ownership of the Commonwealth of Australia. This assumption has not been qualified by Certificate of Title 

searches. 

 

Extent Of Investigations  

Where possible inspections have been undertaken and as such a stocktake has not been undertaken by JLL. JLL considers that 

all reasonable enquires with DITRDC representatives have been made regarding the information supplied and nature of the 

assets subject to this valuation. In consideration of the inquiries, we believe that the information supplied is within a level of 

accuracy tolerance and that material facts have not been intentionally withheld. For the purpose of our valuation assessment, 

we have assumed that this information is correct. 
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Application of the Fair Value Framework 

Background 

The International Accounting Standards Board and US Financial Accounting Standards Board commenced a review of fair value 

in 2005 in light of inconsistencies in the use of fair value measurement techniques worldwide.  

This project culminated in the release of International Financial Reporting Standard 13 Fair Value Measurement in May 2011, 

which was followed by the release of AASB Standard 13 of the same name in September 2011. AASB 13 applies to all financial 

reporting periods commencing after 1 January 2012.  

The fair value definition is a market based measurement and AASB 13 sets out a framework for applying the definition in a 

consistent manner. In order to determine a fair value measurement, an entity must have regard to the following interlinking 

components of the framework.  

The Asset 

AASB 13 states that a fair value measurement is specific to a particular asset (AASB13.11). Therefore, the measurement should 

incorporate the asset or liability’s specific characteristics, such as condition, location, and restrictions, if any, on sale or use, if 

market participants would take those characteristics into account when pricing the asset or liability at the measurement date.  

Unit of Account 

The unit of account for an asset is determined at the time the asset is recognised in accordance with the Standard that 

prescribes how to account for that asset. The unit of account drives the level of aggregation (or disaggregation) for the purposes 

of applying AASB 13, AASB 116 and other applicable AAS (e.g. the unit of account will determine whether information is 

presented in the financial statements for an individual asset or group of assets).  

The unit of account for DITRDC’s tangible assets is determined at the asset level, in accordance with the accounting treatment 

prescribed in AASB 116.  

Highest and Best Use and Valuation Premise 

When determining the highest and best use of a non-financial asset, an entity must take into account what is physically 

possible, legally permissible and financially feasible. Consideration must also be given to the way a market participant would 

maximise economic benefits either by: 

■ Using the asset at its highest and best use; or  

■ Selling it to another market participant who would use the asset in its highest and best use.  

An entity’s current use of an asset is presumed to be its highest and best use unless market or other factors suggest that a 

different use by market participants would maximise the value of the asset.  

DITRDC is a government agency. DITRDC land assets subject to this valuation are being utilised to meet DITRDC’s role.  

The highest and best use of an asset establishes the valuation premise used to measure the fair value of the asset. The valuation 

premise is determined by whether market participants would maximise the value of the asset by; using the asset in combination 

with other assets as a group; or on a stand-alone basis. 

As the land and building would transfer in one line in a hypothetical transaction, it is considered that the asset provides 

maximum value to market participants on an in-combination basis. The highest and best use is discussed with each property 

summary report. 

 

R
el

ea
se

d 
un

de
r t

he
 fr

ee
do

m
 o

f I
nf

or
m

at
io

n 
A

ct
 1

98
2 

by
 th

e 
D

ep
ar

tm
en

t o
f  

In
fra

st
ru

ct
ur

e,
 T

ra
ns

po
rt,

 R
eg

io
na

l D
ev

el
op

m
en

t, 
C

om
m

un
ic

at
io

ns
 a

nd
 th

e 
A

rts

FOI 23-278



 Land Asset Class |DITRDC

 

 

© 2022 Jones Lang LaSalle IP, Inc. All rights reserved.  11

 

Principal (or Most Advantageous) Market and Market Participant 

AASB 13 discusses the concepts of principal market and most advantageous market. In accordance with these concepts, a 

market transaction takes place either in:  

■ The principal market, the market with the greatest volume and level of activity for the asset or liability; or 

■ In the absence of a principal market, the most advantageous market. The most advantageous market is the market 

that maximises the amount that would be received to sell the asset or minimises the amount that would be paid to 

transfer the liability, after taking into account transaction costs and transportation costs. However, although 

transaction costs are taken into account when determining which market is the most advantageous, the price used 

to measure the asset’s fair value is not adjusted for those costs (although it is adjusted for transport cost).   

A market must be accessible to the entity at the measurement date to be considered under AASB 13. The entity is not required 

to have the ability to sell the asset at that date but rather it should be able to access the market. 

When measuring fair value, the entity must identify characteristics of market participants in the principal (or most 

advantageous) market. Market participants are buyers and sellers who are independent of each other, have knowledge or an 

understanding of the asset, have the ability to transact within the market and are willing to enter into a transaction without 

being compelled to do so. The underlying assumptions of a fair value measurement are determined by the position of market 

participants and so it is important for an entity to understand the forces driving their decisions to transact. 

There are identifiable markets for DITRDC land assets as such asset do normally transact with enough frequency or 

transparency to draw meaningful comparisons. JLL has researched potential markets, the characteristics of market participant 

and given consideration to DITRDC’s access to such markets in determining the most appropriate market to utilise to determine 

fair value.  

Valuation Techniques 

AASB 13 recognises three (3) valuation approaches to measuring fair value including the market comparison approach, the cost 

approach (or Depreciated Replacement Cost) and the income capitalisation approach. These approaches are consistent with 

generally accepted valuation methodologies utilised by the valuation profession. Not all three (3) approaches are applicable to 

all types of assets and the fair value hierarchy does not prioritise the valuation techniques to be used but rather the inputs used 

in the application of these techniques. An entity is required to adopt the valuation technique that is appropriate to the 

characteristics of the asset and the adequacy of available market data. 

The cost approach reflects the amount that would be required to replace the service capacity of an asset at the reporting date. 

That is, the cost a market participant would be prepared to pay to acquire or construct a substitute asset of comparable utility, 

whether by purchase or reproduction (modern equivalent asset). Often the asset being valued will be less attractive than the 

alternative that could be purchased or reproduced because of age or obsolescence. As opposed to depreciation for financial 

reporting or taxation purposes, obsolescence incorporates physical deterioration, functional (or technical) obsolescence and 

economic (external) obsolescence specific to the asset. This approach is referred to as the Current Replacement Cost (“CRC”) 

under AASB 13. However, it is commonly referred to as the Depreciated Replacement Cost (“DRC”) approach in the valuation 

industry. 

The market approach provides an indication of value by comparing the subject asset with similar assets for which price 

information is available. Under this approach, the first step is to consider the prices for transactions of similar assets that have 

occurred recently in the market. If few recent transactions have occurred, it may also be appropriate to consider the prices of 

identical or similar assets that are listed or offered for sale provided the relevance of this information is clearly established and 

critically analysed. It may be necessary to adjust the price information from other transactions to reflect any differences in the 

terms of the actual transaction as well as for differences in the legal, economic or physical characteristics of the assets in other 

transactions and the asset being valued. 
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Outside scope of request  

Section 22(1)(a)(ii) 
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Pages 42- 43 deleted  

Outside scope of request  

Section 22(1)(a)(ii) 
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