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S E L F - M A N A G E D  S U P E R A N N U A T I O N  F U N D

SMSF Market Value Assessment

12 Bellhaven Circuit, Clearwater NSW 2099
Clearwater Family Super Fund

A S S E S S E D  M A R K E T  V A L U E

$1,485,000
Range $1,430,000 – $1,540,000
as at 30 June 2026

Valuation date 30 June 2026

Reference hovr-smsf-9001

Prepared for David Mercer

Prepared by hovr automated valuation analysis

This is an automated market value assessment produced by hovr’s valuation analysis.
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Instruction, purpose and basis of value

Instructing party Clearwater Family Super Fund

Purpose SMSF annual audit — Clearwater Family Super Fund, balance date 30 June
2026

Interest valued Fee simple

Basis of value Market value as defined in s.10(1) of the Superannuation Industry
(Supervision) Act 1993

Standard applied ATO Valuation guidelines for self-managed superannuation funds; SISR
1994 reg 8.02B

Inspection No internal or external inspection was undertaken. This is a desktop
assessment based on documentary and market evidence.

Effective date 30 June 2026

https://hovr.com.au/ai-assessment.html
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Report date 9 September 2026

GST treatment

Assessed value is GST-inclusive

Fund registered for GST Not assessed

Going-concern supply Not assessed

The fund’s GST registration status and whether a sale would be a supply of a going concern are matters for the trustees and their
adviser; hovr does not hold this information and has not assessed it.

Executive Summary

A S S E S S E D  M A R K E T  V A L U E

$1,485,000
Range $1,430,000 – $1,540,000  |  as at 30 June 2026

Low $1,430,000 Adopted $1,485,000 High $1,540,000

4
BEDS

2
BATHS

2
CARS

204 m²
BUILDING

510 m²
LAND

High confidence
3 comparable sales, spread 3% after adjustment.

Not assessed

Property Identification

Address 12 Bellhaven Circuit, Clearwater NSW 2099

Property type Residential House

Legal description Lot 18 DP 214553 (fictional)

Title reference 18/214553 (fictional)

Registered owners D J & L M Mercer as trustees for Clearwater Family Super Fund (fictional)

Council / LGA Clearwater Council (fictional)

Zoning R2 Low Density Residential

Land area 510 m²

Building area 204 m²

https://hovr.com.au/ai-assessment.html
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Locality — subject marked S

Market Conditions

The Clearwater residential market recorded median house price growth of approximately 4.2% over the 12
months to June 2026 (CoreLogic, June 2026). Auction clearance rates for the broader Northern Beaches region
averaged  71–74% for  Q1–Q2  2026  (Domain,  2026),  and  days-on-market  averaged  18  days,  indicating
sustained demand at this price point.

Site & Improvements Description

Not assessed

Highest & Best Use

Not assessed

Valuation Methodology

Direct Comparison (AI-assisted): The AI engine identified three comparable residential sales within the
Clearwater locality — all four-bedroom dwellings on comparable land areas, sold between December 2025
and April 2026. Minor adjustments were applied for differences in bedroom count, car accommodation, land
area, bathroom count, and renovation standard. One comparable was time-indexed at 0.35%/month.

The  three  adjusted  comparable  values  range from $1,430,000 to  $1,508,500.  The  reconciled  value  of
$1,485,000 represents the midpoint of this range. AI model confidence is High — all three comparables are
within 6% of the concluded value after adjustment.

https://hovr.com.au/ai-assessment.html


hovr SMSF Market Value Assessment
12 Bellhaven Circuit, Clearwater NSW 2099

hovr-smsf-9001  |  hovr Property Valuation Service Page 5 of 10

Comparable Sales Evidence

Subject marked S; comparable sales numbered as below.

1. 4 Lakeview Parade, Clearwater NSW 2099
$1,455,000
Sold 12 April 2026  |  $7,348/m² Building

4
BEDS

2
BATHS

2
CARS

198 m²
BUILDING

490 m²
LAND

Adjustment +0.0%  →  adjusted $1,455,000
Very comparable configuration — four bedrooms, double garage, similar land
area (490m² vs 510m²). Slightly inferior land area and older kitchen fitout; no
adjustment applied as the differences broadly offset each other. Considered
the most direct comparable.

2. 29 Wattle Glen Close, Clearwater NSW 2099
$1,390,000
Sold 28 February 2026  |  $7,924/m² Building

3
BEDS

2
BATHS

1
CARS

185 m²
BUILDING

445 m²
LAND

Adjustment +5.5%  →  adjusted $1,466,000
Inferior in bedroom count (3 vs 4) and single garage versus double. Smaller
land area (445m² vs 510m²) and slightly lower quality kitchen. Adjusted
upward 5.5% to compensate for bedroom deficiency, car accommodation, and
land area shortfall.

3. 17 Fernridge Way, Clearwater NSW 2099
$1,510,000
Sold 5 December 2025  |  $6,858/m² Building

4
BEDS

3
BATHS

2
CARS

218 m²
BUILDING

535 m²
LAND

Adjustment -1.0%  →  adjusted $1,495,000
Superior in bathroom count (3 vs 2) and slightly larger land and building area.
Renovated throughout in 2024 including new kitchen, bathrooms, and engineered
timber floors. Adjusted downward 1% to account for superior bathroom count and
recent renovation premium. Indexed forward at 0.35%/month for 7 months.

https://hovr.com.au/ai-assessment.html
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Additional Commentary

Ai assessment summary

This market value assessment for SMSF annual audit purposes at the 30 June 2026 balance date has been
generated by the hovr AI valuation engine. The assessment draws on comparable sales data, AVM models,
and CoreLogic median index data for the Clearwater locality.  It  complies with the ATO SMSF Valuation
Guidelines and Regulation 8.02B of the Superannuation Industry (Supervision) Regulations 1994 for SMSF
assets supported by objective, independent market evidence.

SMSF: Clearwater Family Super Fund

Trustee(s): David & Linda Mercer

AI-Assessed Market Value as at 30 June 2026: $1,485,000

The assessed value range is $1,430,000 (low) to $1,540,000 (high).

Confidence Level: High  — three comparable sales within the immediate locality confirm the assessed
value.

Ato compliance statement

This AI-generated assessment has been prepared in accordance with the ATO's Valuing Assets for Self-
Managed Super Funds guidelines. It reflects the market value of the property at the 30 June 2026 balance
date, based on objective, verifiable comparable sales evidence. The ATO accepts AI-assisted valuations for
SMSF audit purposes where based on objective market data. This report provides the required evidence base
for the trustee's SMSF audit package.

Valuation Reconciliation

Method Basis Calculated Weight Weighted

Direct Comparison Weighted average of three adjusted comparable sales $1,485,000 100.0% $1,485,000

Reconciled market value $1,485,000

Direct  comparison  is  the  primary  method.  Three  comparables  produce  an  adjusted  range  of
$1,430,000–$1,508,500. Comparable 1 ($1,455,000) is weighted most heavily as it is the most directly
comparable; Comparable 3 ($1,495,000 adjusted) is slightly downweighted given the time adjustment
required. The reconciled value of $1,485,000 represents the midpoint of the adjusted evidence range.

Low $1,430,000 Adopted $1,485,000 High $1,540,000

SMSF & ATO Compliance

Status of this document

This is an automated market value assessment. It provides evidence-based support for the trustees’
own record keeping, and does not itself constitute a Qualified Valuer Report. Statements of compliance
with SISR reg 8.02B attach to a Qualified Valuer Report, which hovr can provide on request.

https://hovr.com.au/ai-assessment.html
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Related party and in-house asset (s.71, s.109 SISA 1993)

Tenant Not assessed

Related party Not assessed

Lease terms Not assessed

Arm’s-length dealing Not assessed

Whether an asset is an in-house asset under s.71, and whether a related-party lease is on arm’s-length terms under s.109, are
determined on the fund’s own facts. The valuer has set out the evidence available and expresses no legal opinion.

Assumptions, Limitations & Reliance

Assumptions

Title is good and marketable, free of encumbrances other than those disclosed.
Areas and attributes are as recorded in the sources listed in Appendix B.
No contamination, structural defect or statutory breach is assumed beyond that disclosed.
No internal or external inspection was undertaken. This is a desktop assessment based on
documentary and market evidence.

Limitations

This automated estimate is current as at the date of assessment only. Values may change and no
liability is accepted for losses arising from changes in market conditions after the assessment date.
This report should not be relied upon after three (3) months from the date of the estimate. A fresh
assessment should be obtained if required after this period.
This is a desktop automated estimate. No physical inspection of the property was conducted. The
assessment is based on market data, comparable sales, property records and publicly available
information.
Certificate of Title(s) and/or Lease(s) have not been inspected. If encumbrances materially affect
value, this estimate may require amendment.
This assessment assumes the land is free from contamination or environmental issues. Should
contamination be identified, the estimate may require amendment.
This report is prepared solely for the use of the named client. No responsibility is accepted to any
other third party for the whole or any part of its contents.

Valuation uncertainty

Where comparable evidence is limited, dated or widely spread, or where market conditions are moving
quickly, a greater than usual degree of uncertainty attaches to the assessed value. The confidence grade
stated in the executive summary reflects the evidence actually available at the effective date. A value is a
point within a range, not a certainty, and the assessed range should be read alongside the adopted figure.

Reliance

This assessment is prepared for David Mercer and the trustees of Clearwater Family Super Fund, and may be
relied upon by the fund’s appointed SMSF auditor for the purpose stated in section 2. It may not be relied
upon by any other party, or for any other purpose, without hovr’s written consent. Reliance expires three
months from the effective date, after which the assessment should be reviewed against current evidence.

https://hovr.com.au/ai-assessment.html
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General Disclaimer & Platform Structure

This report has been generated by hovr (EQED Pty Ltd) using an automated valuation engine. It has not been
prepared, reviewed, or signed by a registered valuer. The estimated value is derived from available market
data, comparable sales evidence, and automated analytical processes. No individual valuer is named or
responsible for this report.

This automated estimate does not constitute a certified valuation and should not be relied upon for purposes
that legally require an opinion prepared by a registered valuer. This report does not constitute personal
financial product advice. Before acting on any report findings, seek independent advice from a licensed
financial advisor or registered tax agent.

Independence, Adoption & Signature

Independence

This assessment was produced without human valuer involvement.  hovr has no present or prospective
interest in the subject property and no personal interest in the parties to the transaction. The fee is not
contingent on the value reported.

AI assistance

This assessment was produced by hovr’s automated valuation analysis, which gathers and analyses market
evidence. No Qualified Valuer has signed it.

This document is an automated assessment and carries no valuer signature.

https://hovr.com.au/ai-assessment.html
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Appendix A — How This Valuation Was Calculated

This appendix explains, without valuation jargon, how the figure in this document was reached. The
technical methodology for a professional reader is in the Valuation Methodology section.

1 Find comparable sales
We look for properties that recently sold and are as close as possible to yours in location, size,
type and condition. Recent sales are the best evidence of what a buyer would pay today.

2 Adjust for the differences
No two properties are identical. If a comparable has an extra bedroom, a larger site or a newer
fitout, its price is adjusted up or down so it can be compared fairly with yours. A +5%
adjustment means the comparable was inferior and its price was increased to reflect your
property.

3 Reconcile to one figure
Each method gives a value. We weight them by how much reliance each deserves for this
property, and the weighted result is the adopted market value shown on the cover. The range
around it reflects the spread in the evidence.

Appendix B — Data Sources & Audit Trail

Data sources and currency

Dataset Provider As at

Comparable sales evidence Domain / realcommercial 30 June 2026

Rental evidence Not assessed Not assessed

Suburb market statistics Not assessed Not assessed

Title particulars State land registry 30 June 2026

Imagery Listing photograph Not assessed

Audit trail

Comparable sales 3 record(s)

Rental evidence 0 record(s)

Prior sales of subject 1 record(s)

Rental history of subject No rental history; the property is not tenanted and is held for the fund’s
own use

Analysis hovr automated valuation analysis

https://hovr.com.au/ai-assessment.html
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Prior sales of the subject property

Date Price Type Agency Days on market

15 August 2019 $1,050,000 Private Treaty Clearwater Property Group (fictional) 23 days

Appendix C — Glossary of Terms

Term Meaning

Capitalisation rate The return an investor expects, expressed as a percentage of value. Net income divided
by the capitalisation rate gives the capital value.

Desktop valuation A valuation prepared from documentary and market evidence without an inspection of
the property.

Direct comparison Valuing by reference to recent sales of similar properties, adjusted for the differences
between them and the subject.

Fee simple The fullest form of ownership of land in Australia, held without a time limit.

GFA Gross floor area — the total built floor area of a building.

Market rent The rent the property would command if let on the open market at the valuation date.

Market value The estimated amount for which an asset should exchange between a willing buyer and
a willing seller in an arm's-length transaction after proper marketing.

Net lease A lease under which the tenant pays the outgoings in addition to rent.

NLA Net lettable area — the floor area a tenant occupies and pays rent on, excluding
common areas.

Outgoings The recurring costs of holding a property: council rates, land tax, insurance, and
building maintenance.

Passing rent The rent actually payable under the current lease, which may differ from market rent.

Regulation 8.02B The SIS Regulation requiring SMSF assets to be reported at market value in the fund's
accounts each year.

Strata lot A separately titled lot within a strata scheme, owning the lot itself and a share of the
common property.

WALE Weighted average lease expiry — the average time remaining on the leases in a
property, weighted by income.
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