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The opportunity 

 

To acquire an existing commercial/retail building with future development potential in 

the Cairns Central Business District (CBD) in North Queensland, Australia.  

The existing building erected on the site is known as The Conservatory which is a two 

level retail and commercial property located next door to the Pullman Hotel and 

comprising a through-street arcade link between Abbott and Lake Streets, Cairns.  

The property is leased short-term to a variety of tenants and produces approximately 

$377,059* net passing income and $425,889* full leased net income. It is likely tenants 

would pay higher rent if they were able to extend their lease tenure, however, as the 

building is located on a prime 3,091 m
2
* development site with code assessible capacity 

for 16 storeys, the vendors have restricted lease terms to enable future development. 
 
Consequently, the opportunity exists;  

 for an investor to extend leases and modify the building to create an increased 

income revenue, or 

 for a developer to obtain vacant possession within 12 months from settlement or at 

some future date and develop the site in the short term. 

Given the prime location within the Cairns CBD, the opportunity exists for several 

development uses, however, Architects have been engaged to produce rough 

development schemes capable under planning guidelines and these are available  

upon request.   

Cairns is a recognised premier tourism destination which has experienced significant 

growth over recent decades. The Cairns hotel market is currently enjoying record 

trading levels and achieved the highest RevPAR growth in Australia in 2014, with growth 

forecast to continue into the future. Increased demand has seen strong occupancy 

levels in existing accommodation facilities and there is very limited supply in the 

development pipeline. As a result we believe a hotel/serviced apartment project is the 

most suitable redevelopment use for the site.   

 
1
In 1994 this property was sold for $18,720,000 and is now able to be bought at 

less than half this historic price level and well below replacement cost for the 

existing land and improvements. 

 

 

*Approximately 

 
 
 
 
 
 
 
 
 
 
 



 

 2 

Executive summary 

The property 9 Abbott Street and 12-14 Lake Street, Cairns QLD 4087 

Property 
description 

Improvements comprise a tropical colonial style two level building comprising retail and 

commercial space, with a through-street arcade linking Abbott and Lake Streets Cairns. 

Building area Approximately 2,935 m
2 

GLA 

Land area Approximately 3,091 m
2
 

Approximate net 
passing income 

 $377,059 pa 

 

Approximate 
fully leased net 
income 

$425,889 pa 

Method of sale The property is being offered for sale by Offers to Purchase campaign, closing 

Wednesday 14 October 2015. 

Marketing 
agents 

Rick Bird   Scott Green  
Ray White Transact   Ray White Commercial Cairns 

T  07 3231 2236   T 07 4044 1111 
M 0417 750 950   M 0412 283 282 
E  rbird@raywhite.com  E scott.green@raywhite.com 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
* Approximately 
 
^ Important: 
 
Prospective purchasers conduct due diligence investigations of the property strictly at their own 
expense and risk, and the vendor will have no liability in relation to such expenses. Consent by 
the vendor to the conduct by any potential purchaser of due diligence activities or investigation will 
not in any circumstance be construed as a representation that the vendor will be exercising, or 
refraining from exercising its rights to deal with the property, or any representation that the vendor 
intends to contract with that potential buyer, or at all. 
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Property overview 

Address 9 Abbott Street and 12-14 Lake Street, Cairns QLD 4087 

Real property 
details 

Lot 32 on Plan RP747595 County Nares, Parish Cairns 

Title reference 21376224 

Zoning City Centre (2060) 

GLA Approximately 2,935 m
2 

Property 
description 

 Situated in a prime location within the Cairns CBD 

 Building has frontages to both Abbott and Lake Streets 

 Property includes both retail and commercial space 

 3,091 m
2
* development site  

 Prime development land parcel with code assessible capacity for 16 storeys 

 Short-term leases to 30 existing retail and commercial tenants with an additional three 

vacant areas 

Design The existing building known as ‘The Conservatory’ was constructed in 1989. 

It comprises a ground level retail arcade linking Abbott and Lake Streets with office 

accommodation on the upper level with a central atrium with escalators linking the levels.  

The complex features attractive ‘tropical colonial’ Architectural style typical of the Cairns 

and Port Douglas region. 
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Property overview (continued) 

Local government area Cairns Regional Council 

Site area Approximately 3,091m
2
  

Property dimensions Refer to Survey Plan – Annexure C 

Abbott Street  

(North East Frontage) 
Approximately 33.624 metres 

Lake Street  

(Soth West Frontage) 
Approximately 30.261 metres 

North West Side Boundary  

(Pullman Hotel Side) 
Approximately 100.905 metres 

South East Side Boundary Approximately 100.455 metres 

 
*All areas are approximates. 
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Location 

Cairns is the gateway to tropical North Queensland and the famous Great Barrier Reef 

and World Heritage Listed Daintree Rainforest. It has international and domestic airports 

with direct flights to Asia (inc Singapore, Shanghai, Hong Kong and Tokyo, Manila and 

Bali) and other international capital cities and Australian capital and provincial cities with 

4.5 million arrivals in financial year 2014-15. 

Cairns has experienced strong growth over recent decades and has world class 

infrastructure including James Cook University, Cairns Convention Centre and air, sea 

and rail networks. 

The subject property is located in the south eastern section of the Cairns CBD 

opposite the Reef Casino on the Abbott Street frontage, adjacent to the Pullman 

Hotel (sold recently for $75m) and in close proximity to other Cairns landmarks 

including Cairns Convention Centre, Hilton Hotel, The Pier and Cairns Marina. 

Directly opposite in Lake Street is the Cairns Corporate Tower, the tallest office 

building in Cairns.  
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Location (continued) 

 

Market commentary 

Cairns is emerging as a real estate hot spot for 2015 as a weaker Australian Dollar 

combines with some major recent development announcements and a surge in the local 

economy to restore confidence in the city’s property market. 

One of the most recent development announcements includes the major Aspial 

apartment project which is a $400 million development featuring seven commercial and 

residential towers in the Cairns city centre. This project is within close walking distance of 

the subject property. 
 

The subject property has development potential for a variety of projects including: Hotel, 

Apartments, Retirement Living, Student Accommodation, Offices and Retail. 

 Hotel - The Cairns hotel market is currently enjoying record trading levels, achieving 

the highest RevPAR growth in Australia in 2014 and this growth is expected to 

continue into the future. Increase in demand is outstripping supply resulting in strong 

occupancy levels.  
 

 Apartments - Cairns has emerged as the states best unit hot spot in terms of rental 

yields according to News.com.au as of an article in February 2015. In the same article 

Matusik property insights is quoted as saying “Cairns market has entered into the 

recovery phase of the property cycle” with sales volumes rising slightly and property 

prices just starting to rise, rents up slightly, new housing beginning to rise and existing 

supply tight.  
 

 Student Accommodation - The softening of the Australian dollar has seen a significant 

increase in international students, and this is expected to grow further with the easing 

of visa restrictions, and a Government scheme that allows graduates temporary stays 

up to 18 months, and the ability to work will further encourage this market. 
 

 Office - Most new office space leasing demand is for small areas of up to 300 square 

metres and for modern, good quality green star rated office areas. However, there are 

only a handful of such buildings in Cairns. These buildings achieve high levels of 

occupancy and are experiencing stable rent levels typically of $350 to $400 per 

square metre per annum. 
 

 

Infrastructure 

A factor pushing up values in the Cairns property market is infrastructure spending. Large 

building projects at the Cairns International Airport, the seaport, the Public Hospital and 

the proposed Aquis Great Barrier Reef Resort all give Cairns a boost, injecting money 

into the local economy. 

The proposed Aquis Casino development, at nearby Yorkeys Knob is Australia’s largest, 

most exciting, world-class integrated resort, and will be a major tourism drawcard which is 

forecast to inject circa $55.4 billion into the economy by 2030. 
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Town planning 

Subject property 

The property is designated “City Centre” under the Town Planning Scheme for the Cairns 

Regional Council.  

The City Centre designation allows for the highest density on the Cairns CBD. 

Development of the site is currently set at a maximum of 48 metres in height (16 levels). 

This is under Council review and could increase. 

Please refer to Gilvear Planning report in the Annexure E. 

 

* Architects plans of proposed project available on request.  
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Improvements 

General description 

The subject property comprises a two level semi-modern colonial style retail arcade 

development located within the Cairns CBD. The building has a total of 33 tenancy areas. 

The property provides a moderate standard of commercial accommodation. 

 
Construction 

Principal construction components comprise:  

•  Reinforced concrete slab floors to the lower level  

•  Reinforced suspended concrete slab floors to the upper level  

• Rendered masonry block external walls  

•  Timber framed shop fronts and glazing  

•  Colorbond roof  

•  Plasterboard internal walls  

•  Plasterboard and aluminium clad ceilings to external common areas  

•  Suspended acoustic tile ceilings to tenancy areas  

•  Fluorescent lighting  

•  Exposed beam cathedral ceiling to central atrium 

 

Fixtures and fittings 

Fixtures and fittings forming part of the building are as follows:  

•  Ceramic tile floors to lower level common areas  

•  Timber decking to upper level walkways  

•  Decorative timber fretwork throughout  

•  Granite tiled planter boxes throughout common areas  

•  Male and female ablutions to each level  

•  Roller door to loading dock 
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Improvements (continued) 

Other improvements 

Other improvements forming part of the property are as follows:  

•  Concrete driveway 

•  Landscaped garden beds through the property  

•  2 x escalators to central atrium 

 
Conditions and appearance 

The subject property is a semi-modern two level colonial style retail/commercial 

development. The property was previously poorly maintained, however in recent times 

significant catch-up maintenance has been carried out. Further works are still required 

including replacement of some sections of timber verandahs and re-levelling of the paved 

walkway to the Lake Street end of the property. In addition some external painting is 

required. Overall the appearance of the property has been improved substantially by the 

recent works carried out. 
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Tenancy schedule  
 
Passing Income as at 1 October 2015 
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Tenancy schedule  
 
On a Fully Leased basis 
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Outgoings 
 

THE CONSERVATORY BUILDING, 12 – 14 LAKE STREET, CAIRNS  
 

Building Outgoings 1 July 2014 to 30 June 2015 

Statutory Outgoings  
Council Rates $ 68,054 

Water Rates $   3,079 

Land Tax $ 37,631 

Insurance Premiums  
Public Liability $   2,300 

Machinery Breakdown $   2,053 

Industrial Special Risk $ 20,658 

Land Rent  
Land Rent $   2,280 

Airconditioning  
Contract Fee $   7,800 

Repairs & Maintenance $ 11,151 

Cleaning  
Cleaning including rubbish removal $ 35,148 

Electricity  
Common Area $ 53,628 

Meter Reading Fees $   2,100 

Fire Protection  
Fire Protection $   7,867 

Lifts & Escalators  
Lifts & Escalators $ 26,351 

Electrical Repairs & Maintenance $   4,682 

Repairs & Maintenance  
General $ 23,417 

Locks, Keys $   2,198 

Painting $      300 

Plumbing $   8,175 

Security  
Security Patrols $ 13,611 

Miscellaneous  
Licence / Registration Fees $     220 

Landscaping  
Gardening Contract Fees $   2,257 

Management Fee  
Management Fees $ 41,138 

  

Total + GST $376,098 
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Financial Analysis 
 
Passing Net Income as at 1 October 2015 

Gross Rental  $740,658 

Plus Recoverable Outgoings $  12,499 

Total $753,157 

Less Outgoings $376,098 

Net Passing Income $377,059* 

 

 

Estimated Fully Leased Net Income 

Gross Rental  $789,008  

Plus Recoverable Outgoings $  12,979 

Total $801,987 

Less Outgoings $376,098 

Net Passing Income $425,889* 
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Existing tenant profile 
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Sales process 

This document has been prepared by Ray White Transact and Ray White Commercial 

Cairns on behalf of the vendor. Its purpose is to provide information in relation to  

9 Abbott Street and 12-14 Lake Street, Cairns and the opportunity that is available. It is 

produced solely as a general guide for interested parties 

 

Offers to purchase process 
 
Offers to purchase are sought from parties interested in acquiring 9 Abbott Street and 

12-14 Lake Street, Cairns by 4pm AEST Wednesday 14 October, 2015. 

 

Contract for sale 
 
The contract for sale document will be available upon request. 

 
Due diligence 
 
The due diligence process will provide access to additional information concerning the 

property. A due diligence package has been prepared and access will be made 

available on request to all qualified parties. 

 

Agent contact details 

All enquiries in relation to this opportunity are to be directed to the exclusive agents: 

 
 
 
Rick Bird Scott Green 
Ray White Transact Ray White Commercial Cairns 

T 07 3231 2236 T 07 4044 1111 
F  07 3231 2271 F  07 4044 1122 
M 0417 750 950 M 0412 283 282 
E rbird@raywhite.com E scott.green@raywhite.com 



 
 

 

 16 

Disclaimer 

  
Subject to the provisions of the Competition and Consumer Act 

2010 and subject to any other non-excludable statutory 

provisions, “the Agent” gives notice that: 

• all information given in relation to this property whether 

contained in this document or given orally, is given without 

responsibility;  

• intending purchasers should satisfy themselves as to the truth 

or accuracy of all information given by their own inspections, 

searches, inquiries, advices or as is otherwise necessary;  

• no person in the employment of Ray White and its associated 

businesses has any authority to make or give any representation 

or warranty whatever in relation to property advertised.  

• This material has been sourced from third parties and passed 

on by the Agent, for general information purposes but no 

warranty of accuracy is made. 

Assume visual images enclosed (e.g. plans, photography, 

specifications, artist impressions, brochures) are strictly 

indicative-conceptual only (any statements to the contrary 

endorsed on such material are attributable to the author, not us).   

Appearance or layout of anything depicted may alter at any time 

without reference to us.  All visual material and designs are 

subject to change at any time.  Any measurement noted is taken 

to be indicative and not to scale.  All outlines on photographs are 

indicative only.   Price lists are not offers to sell / lease / hold 

properties, or fix an asking price - they are last known asking 

prices only and are subject to change without notice.  Any price 

mentioned in the advertisements does not take into account any 

applicable Goods and Services Tax (“GST”). 

Prospective purchasers are strongly advised to make their own 

enquiries as to whether any listing price is inclusive or exclusive 

of GST.  We are not valuers and make no comment as to value.  

“Sold / leased” designations show only that stock is “currently not 

available” - not that the property is contracted / settled.  Any 

information supplied may have changed since we received it and 

we take no responsibility for that.  No reliance should be placed 

on any answer or volunteered information in a call with our staff.  

Statements of any kind will not be deemed authorised unless in 

writing signed by one of our directors.  This document (including 

attachments) is only intended for its addressee/s and may 

contain privileged or confidential information.  Unauthorised use, 

copying or distribution of this document or any part of its 

contents, is prohibited.  The Agent recommends each party 

undertake their own searches and investigations to determine 

the accuracy of the above information. 

The information contained in this Information Memorandum and 

any other verbal or written information given in respect of the 

property (“Information”) is provided to you (the “Recipient”) on 

the following conditions:  

1. No assurance, representation, warranty or guarantee (express 

or implied) is given by Ray White or any of their respective 

officers, employees or consultants (collectively referred to as the 

“Parties”) or any other person or entity, that the Information, 

whether or not in writing, is complete, accurate or balanced, or 

has or will be audited or independently verified, or that 

reasonable care has been or will be taken in compiling, 

preparing and furnishing the Information.  

2. The Information does not constitute, and should not be 

considered as, a recommendation in relation to the purchase of 

the property or a solicitation or offer to sell the property or a 

contract of sale for the property.  

3. The Information should not be relied upon in any way by the 

Recipient or its related entities, their respective officers, 

employees, agents, advisors, shareholders and associates 

(collectively the “Recipient Parties”).  Each Recipient should 

satisfy themselves as to the accuracy and completeness of the 

Information through inspections, surveys, enquiries, and 

searches by their own independent consultants, and should seek 

independent legal and financial advice.  

4. The Information does not and will not form part of any contract 

of sale for the property.  If an interested party makes an offer or 

signs a contract for the property, the only information, 

representations and warranties upon which the Recipient Parties 

will be entitled to rely will be as expressly set out in such a 

contract. 

5. Interested parties will be responsible for meeting their own 

costs of participating in the sale process for the property.  The 

Parties shall not be liable to compensate any intending 

purchasers for any costs or expenses incurred in reviewing, 

investigating or analysing any Information.  

6. None of the Parties are liable to compensate or reimburse the 

Recipient Parties for any liabilities, costs or expenses incurred in 

connection with the sale of the property.  Furthermore, the Agent, 

shall not incur any personal liability to any of the Recipient 

Parties or purchaser on any basis.   

7. Except as may be expressly provided in any agreement in 

writing between the Parties and the Recipient, the Recipient 

acknowledges and agrees (for itself and the other Recipient 

Parties) that to the maximum extent permitted by law, each of 

the Parties disclaim all liability for any loss or damage (whether 

foreseeable or not) suffered by any person acting on any of the 

Information whether the loss or damage arises in connection with 

any negligence, default or lack of care on the part of the Parties, 

any misrepresentation or any other cause by reason of or in 

connection with the provision of the information or by the 

purported reliance thereon by any of the Recipient Parties.  

8. No person is authorised to give information other than the 

Information in this Information Memorandum or in another 

brochure or document authorised by the Agent.  Any statement 

or representation by an officer, agent, supplier, customer, 

relative or employee of the vendor will not be binding on the 

vendor or on the Agent. 

To the extent that any of the above paragraphs may be 

construed as being a contravention of any law of the State or the 

Commonwealth, such paragraphs should be read down, severed 

or both as the case may require and the remaining paragraphs 

shall continue to have full force and effect. 

The Information contained in this Information Memorandum is 

provided to the Recipient on a strictly confidential basis.  In 

particular, the Recipient may not discuss the Information or the 

proposed sale of the property with the vendors or with any agent, 

friend, associate or relative of the vendor or any other person 

connected with the vendor without the prior written consent of 

the Agent. 

The Information must not be reproduced, transmitted or 

otherwise made available to any other person without the prior 

written consent of the Agent.  
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Annexure A 

Existing floor plans 
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Annexure B 

Proposed re-design floor plans 
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Annexure C 

Survey plan 
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Annexure D 

Car parking credits 

When the original development approval was obtained in 1987 there was a car parking 

contribution paid by the then owner which will apply to any future development 

application. A contribution for 67 spaces was paid on 03 September 1987, for $569,500 

($8,500 per space) for “Cairns Tourist Shopping Centre”  

 

 

Please note reference below; 
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Annexure E 

Town planning report 
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Rick Bird 

0417 750 950 

rbird@raywhite.com 

Scott Green 

0412 283 282 

scott.green@raywhite.com 
 

 
 
 

 

Level 26, ONE ONE ONE, 111 Eagle Street, Brisbane QLD 4000 

raywhitetransact.com.au 

 

 

Ray White Transact 




