
​Property Price Statement​
​Single residential property located in the Melbourne​
​metropolitan area​

​Section 47AF of the​​Estate Agents Act 1980​

​Date prepared​ ​21/10/2026​

​Property offered for sale​
​Address​

​Including suburb and​
​postcode​

​2/30 Rathgar Road, Lysterfield, Vic 3156​

​Key features of the property​

​Building Type​ ​# of​
​bedrooms​

​# of​
​bathrooms​

​# of car​
​spaces​

​Internal floor​
​space (in m​​2​​)​

​Total land​
​size (in m​​2​​)​

​UNIT​ ​3​ ​2​ ​2​ ​170m2​ ​196m2​

​Indicative selling price​
​For the meaning of​​indicative selling price​​, see consumer.vic.gov.au/underquoting.​​An indicative selling price may be a​
​single price or a range of not more than 10% of the value of the lower limit.​

​Single price​

​or​

​Range between​ ​$800,000​ ​&​ ​$880,000​

​Seller’s reserve price (if property is to be sold by auction or fixed-date sale)​
​For the meaning of​​seller’s reserve price​​, see consumer.vic.gov.au/underquoting.​​When the estate agent or agent’s​
​representative receives the seller’s reserve price it must be included in this section.​
​[​​Insert N/A if the property is not to be sold by auction​​or fixed-date sale​​]​

​Seller’s reserve price​ ​N/A​

​Median sale price​
​This section describes the median selling price for residential properties sold in the same suburb as the property offered​
​for sale, sold in a 3-to-12-month period ending no more than 6 months before this statement was prepared.​

​Median price​ ​$752,000​ ​Property type​ ​Unit​ ​Suburb​ ​Lysterfield​

​Period:​
​from​ ​01/07/2026​ ​to​ ​30/09/2026​ ​Sourc​

​e​

​For more information visit​​consumer.vic.gov.au​​/underquoting​

http://consumer.vic.gov.au/


​Comparable property sales​
​These are the three most comparable properties to the property for sale that were sold​​within two kilometres​​of the​
​property for sale​​in the last six months​​.​
​If there were fewer than three, but one or two, comparable properties, these must be included below.​
​These properties were used to help determine the estimated selling price.​
​[​​Insert N/A in blank sections​​]​

​Comparable property 1​

​Address​ ​Sale price​ ​Date of sale​

​N/A​ ​N/A​ ​N/A​

​Key features​

​Building Type​ ​# of bedrooms​ ​# of bathrooms​ ​# of car spaces​ ​Internal floor​
​space (in m​​2​​)​

​Total land size​
​(in m​​2​​)​

​N/A​ ​N/A​ ​N/A​ ​N/A​ ​N/A​ ​N/A​

​Comparable property 2​

​Address​ ​Sale price​ ​Date of sale​

​N/A​ ​N/A​ ​N/A​

​Key features​

​Building Type​ ​# of bedrooms​ ​# of bathrooms​ ​# of car spaces​ ​Internal floor​
​space (in m​​2​​)​

​Total land size​
​(in m​​2​​)​

​N/A​ ​N/A​ ​N/A​ ​N/A​ ​N/A​ ​N/A​

​Comparable property 3​

​Address​ ​Sale price​ ​Date of sale​

​N/A​ ​N/A​ ​N/A​

​Key features​

​Building Type​ ​# of bedrooms​ ​# of bathrooms​ ​# of car spaces​ ​Internal floor​
​space (in m​​2​​)​

​Total land size​
​(in m​​2​​)​

​N/A​ ​N/A​ ​N/A​ ​N/A​ ​N/A​ ​N/A​

​Reason there are fewer than three comparable properties​

​☒​
​I, the agent or agent’s representative for the property offered for sale, did not take the sale price of​
​three comparable properties into account in determining the estimated selling price for the property​
​because I believe that fewer than three comparable properties were sold within the relevant period.​

​Explain the reason the agent or agent’s representative believes that fewer than three comparable properties:​

​[​​Insert N/A if there were three comparable properties​​]​

​This property price statement details the commercial rationale for 2/30 Rathgar Road, Lysterfield. Automated valuation​
​models were rejected as they fail to account for micro-market supply vacuums and property specification grades. Our​
​pricing combines geographic border analysis with a replacement cost framework, capturing the Lysterfield locational​
​premium and added value from high-end architectural finishes, fixtures, and appliances.​

​A comprehensive assessment across a strict two-kilometre radius reveals zero recently settled 3-bedroom, 2-bathroom​
​units within the official Lysterfield suburb boundary. Lysterfield is a tightly held pocket dominated by acreage and prestige​
​homes, making low-maintenance units exceptionally rare. With zero direct competing inventory, the property is insulated​

​For more information visit​​consumer.vic.gov.au​​/underquoting​

http://consumer.vic.gov.au/


​from broader market trends. Pricing must reflect the genuine scarcity premium that owner-occupiers compete for when a​
​rare turn-key unit becomes available in Lysterfield.​

​Sales of 3-bedroom, 2-bathroom units in adjacent suburbs like Rowville and Ferntree Gully were systematically​
​excluded. Applying out-of-suburb transaction values is fundamentally flawed: Lysterfield commands a distinct price​
​premium over neighbouring postcodes due to higher median values, lower density zoning, and superior prestige.​
​Furthermore, adjacent sales predominantly comprise higher-density investor stock, whereas Rathgar Road is a boutique​
​development for premium owner-occupiers.​

​In the absence of local comps, valuation is anchored to replacement cost and premium finishes. The high-tier appliance​
​package, custom joinery, stone surfaces, and designer tapware deliver tangible value, eliminating post-settlement​
​renovation hassle. Given current trade shortages and building costs, buyers pay a clear premium for turn-key luxury.​
​Aligning this asset with lower-spec units in surrounding postcodes would severely undervalue it; our strategy captures its​
​true replacement cost and localized prestige.​

​For more information visit​​consumer.vic.gov.au​​/underquoting​

http://consumer.vic.gov.au/


​Sale outcome​
​The sale price of the property must be included in this section within seven days after the unconditional sale of the​
​property unless an application for an exemption is pending or an exemption has been granted.​

​Sale price​ ​$________________​

​Unconditional sale date​ ​_____/_____/_____​

​For more information visit​​consumer.vic.gov.au​​/underquoting​
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