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1 Executive Summary 

1.1 LGA Overview 

The Newcastle City Council area is located in the Hunter Region of New South Wales, only 160 

kilometres north of Sydney.  The Newcastle City LGA has a total land area of 186.8 sq kms and 

connects with Port Stephens LGA in the north, Lake Macquarie in the South, Maitland and 

Cessnock in the West. 

Newcastle is the economic hub of the Hunter Region, accounting for approximately 30% of 

the Hunter’s developed industrial space and 80% of the office space.  While Newcastle’s 

industrial sector continues to play an important role, Newcastle is no longer a ‘steel city’.  The 

Port of Newcastle is Australia’s largest coal export port by volume and a growing multi-

purpose cargo hub.    

57,441 properties were valued this year with a total land value of $21,882,645,291. 

The Newcastle City Council LGA comprises Residential, Rural, Commercial, Industrial, 

Infrastructure, Environmental, Waterways and Public and Private Recreation zones. 

57,441 properties were valued at the Base Date of 1 July 2015, and valuations are reflective of 

the property market at that time.  Previous Notices of Valuation issued to owners for the Base 

Date of 1 July 2012.   

The Newcastle City LGA property market has experienced increase in values across all 

sectors, with the exception of Infrastructure, Recreational Waterways, Public and Private 

Recreation, Open Space land, E2, Environmental Conservation and Industrial components, 

Steel River (IGW), Sandgate Mail Road (IGC), Central Location Industrial >3HA<20HA (IGF) 

AND Hexham (IGD) which remained stable/unchanged.   

Valuation changes in the LGA and percentage changes between the Council Valuation 

years of 1 July 2013 and 1 July 2015 and the Land Tax Valuation year of 2014 are as follows: 

Zone Zone Code

Number of 

Entries

2015 Total Land 

Values

Prior Annual 

Valuation (2014)

% 

Change

Prior Local 

Government 

Valuation (2012)

% 

Change

Residential R1, R2, R4 52,165        18,696,534,031$   16,240,464,104$   15% 14,544,004,321$   29%

Commercial B1, B2, B3, B4, B5 2,708          1,626,719,170$     1,461,390,467$     11% 1,396,634,066$     16%

Industrial IN1, IN2, IN3 1,283          729,270,906$        704,697,063$        3% 730,235,221$        0%

Infrastructure SP1, SP2 275             587,402,529$        589,803,528$        0% 640,913,167$        -8%

Environmental E1, E2, E3, E4 490             145,984,365$        125,379,251$        16% 126,532,104$        15%

Public Recreation RE1, RE2 517             96,592,290$           95,771,290$           1% 91,266,130$           6%

Waterways W2 3                  142,000$                142,000$                0% 150,000$                -5%

Totals 57,441        21,882,645,291$   19,217,647,703$   14% 17,529,735,009$   25%

Properties Valued and Total Land Value
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1.2 State & Local Government Legislation for Newcastle City Council LGA 

Newcastle Local Environmental Plan 2012 gazetted 15 June 2012.  There has been six (6) 

amendments since the previous valuation. 

All zone and value changes have been accounted for in the final values. 

The Newcastle City Council is governed by the Newcastle Local Environmental Plan 2012 

(LEP).  The plan is based on the standardised Local Environmental Plan prescribed by the New 

South Wales Legislation. 

1.3 Market Overview and Sales of Particular Interest 

Preston Row Paterson Newcastle & Central Coast (PRP) have undertaken significant analysis 

of the Newcastle City Council district property market to provide an accurate and reliable 

basis of valuation.  1,077 sales have been analysed to enable the establishment and 

verification of land values as at 1 July 2015.  These analysed sales also support the grading 

across components.  Analysed sales reports are provided to Land and Property Information 

on a consistent basis throughout the year.  The added value of improvements are also 

analysed to enable the accurate deduction of land values.  PRP undertakes this process 

using the Paired Sales Approach and the Replacement Cost Approach. 

In analysing sales before or after 1 July it is sometimes necessary to adjust the contract price 

in terms of market movement, depending upon particular market segment activity.  In the 

Newcastle LGA this year, sales and resales of residential zoned properties generally indicated 

increasing values throughout the year.  Rental and commercial rental analysis demonstrated 

a similar trend, although the latter category is particularly difficult to interpret definitively due 

to lower levels of evidence amongst highly varied properties and lease conditions. 

1.4 Significant Issues and Developments 

King Edward Park – Stronach Property has approval to redevelop the city’s former bowling 

club site at King Edward Park into a function centre. Artist impression plans outline a two 

storey function centre with public access space and seating as well as viewing platform and 

large onsite parking area. Currently this development is the subject of a Crown Land Review.  

New Newcastle Courthouse (Hunter Street Building) – undergone a $90 Million construction 

project creating the largest and most technically advanced facility outside of Sydney. Due to 

completion early 2016 it will feature 10 courtrooms, two tribunal rooms that can host Local, 

District and Supreme Court Hearings. 

Newcastle Store has sold to NSW Government (Urban Growth NSW) with details remaining 

confidential, but has been highlighted as being crucial to Wickham Interchange 

development (set to finish in 2017).  This site was purchased to have the opportunity to create 

a full multi-modal interchange that incorporates light rail, heavy rail, cycleways, pedestrians, 

buses, carparking and taxis.   

The Port Of Newcastle is looking for proposals to develop the Waterfront Pump House, 

requiring approximately $2 Million to make the building safe and accessible. Possible options 

include theatre company, café, restaurant etc. 

Former Empire Hotel Site (demolished 4 yrs ago) for sale by Hunter Development Corporation 

in Newcastle West. 2079m2 on the corner of Steele and Hunter Streets, zoned B3 commercial 

core with potential to accommodate residential use subject to development including 

commercial floor space. 



 

Preston Rowe Paterson  Final Report 
 

 

  
 

  5 

Westfield Kotara is undergoing development of a new “Rooftop” entertainment precinct, 

expected to be complete end of 2015. This will include an 8 screen cinema complex, an 

open air dining area with 8-10 local and national restaurants and food outlets. 

1.5 Significant Value Changes 

1.5.1 Summary of Valuation Changes to Residential Land 

Changes since previous General Valuation (2012) 

In Newcastle LGA, residential zoned land has increased by 29% over the three year period 

since the last General Valuation Year in 2012.  The residential property market has seen a 

strong upswing and sustained period of demand over recent years.   

Changes since previous Valuation Year (2015) 

Of the three year increase outlined above, 15% has been recorded during the previous base 

year.  The upswing described above has gathered momentum over the past 12 months in 

particular as confidence in the market has consolidated.  All of the 76 residential zoned 

components recorded increases during the past 12 months ranging from 5% - 25%.  

The largest increases were 25% in MLD (Newcastle East R3), 24% in AKA (Cooks Hill/The 

Junction/The Hill/Newcastle East R3).  Other strong increases of 20% were observed in 

components AAF, (Wallsend – Surrounding Newcastle Road R2), AFE (New Lambton Bridges 

Road R2), AFK (New Lambton – North of Lambton Park/Newer R2), AHJ (Merewether – Central 

R2), AHL (Merewether – South (Close to Beach)R2), AFA (Tighes Hill & Islington R3) and AFS 

(Hamilton R4). 

1.5.2 Summary of Valuation Changes to Industrial Land 

Changes since previous General Valuation (2012) 

In Newcastle LGA industrial zoned land has had no increase but remained stable over the 

three year period since the last General Valuation year in 2012.  The local industrial market 

has been affected by mining contraction but sustained growth in non-mining sectors levelling 

out the entire industrial sector.   

Changes since previous Valuation Year (2015) 

In contrast to the stability experienced over the past three years, 3% growth has been 

recorded during the previous base year.  This small upswing is indicative of gathered 

momentum and increased confidence over the past 12 months.  Of the 12 industrial zoned 

components, all remained stable or increased between 0% - 10%, with largest increases of 

10% occurring in IGH component (Carrington, Wickham & Mayfield Industrial <3HA) where 

residential dwellings within this zone increased at even higher rates mirroring the residential 

market. 

1.5.3 Summary of Valuation Changes to Commercial Land 

Changes since previous General Valuation (2012) 

In Newcastle LGA, commercial land (zones B1 through to B5) recorded an increase of 16% 

over the three year period since the last General Valuation Year in 2012.  As evidenced 

below, this increase has been predominantly over the past 1-2 years following a period of 

subdued demand for commercial property. 

Changes since previous Valuation Year (2015) 

Commercial land, comprising zones B1 through to B5 recorded an annual increase of 11% for 

Base Date 2015. Of the 32 commercially zoned components, all recorded increases, ranging 
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from 3% to 25%.  Within these, the areas of Wickham and Hamilton (Beaumont St area) were 

at the upper end of growth, with the former having continued a sustained strengthening over 

recent years, driven largely by residential demand/use.   

2 Disclaimer – Purpose of this Report 

The purpose of this report is to describe the process and considerations for the 1 July 2015 

Valuation of Newcastle City Council Local Government Area.  The report has been produced 

on behalf of the Valuer General. 

The land values have been specifically made for rating and taxing purposes.  Land values 

produced as part of this process should not be used for any other purpose without the 

specific agreement of the Valuer General. 

Land values must have regard to specific requirements and assumptions in rating and taxing 

legislation.  Consequently these valuations may vary from market levels. 

The land values have been determined using a methodology prescribed by the Rating and 

Taxing Valuation Procedures Manual.  The Manual allows mass valuation methodologies that 

involve assessing large numbers of properties as a group to be utilised where appropriate.  

Mass valuation methodologies are by their nature likely to be less accurate than individually 

assessed valuations, however are utilised worldwide for rating and taxing purposes to deliver 

valuations within an acceptable market range. 

Town planning, land use and other market information contained in this report has been 

compiled based on enquiries undertaken during the valuation process.  Third parties should 

make their own inquiries into these details and should not rely on the contents of this report. 

The Valuer General disclaims any liability to any person who acts or omits to act on the basis 

of the information contained in this report. 

More information on the valuation process is available from the Land and Property 

Information website at www.lpi.nsw.gov.au/valuation.  

3 LGA Overview 

3.1 Location of the District 

The Newcastle City Council Local Government Area is located in the Hunter Region of New 

South Wales, approximately 160 kilometres north of Sydney.  The Newcastle LGA has a total 

land area of 186.8 sq kms that predominantly includes low lying coastal areas, coastal cliffs 

and the coastal plains stretching to the Watagan Mountains.  It connects with Port Stephens 

LGA in the north, Lake Macquarie in the South, Maitland and Cessnock in the West. 

3.2 Principal Towns 

Newcastle City is the principal town in the Newcastle City LGA.  The area takes in significant 

natural and architectural features, including the Foreshore Park, Fort Scratchley as well as 

Newcastle and Nobbys Beach.  There is a great deal of diversity in Newcastle’s suburbs – from 

the heritage lined streets of Newcastle East to leafy Kotara homes to Blackbutt Reserve. 

The principal suburbs are: 

Kotara – located 9.3 kms south of the Newcastle CBD. It has one of Newcastle’s largest 

shopping areas containing Westfield Kotara and the Homemakers Centre with a number of 

lifestyle stores.  Kotara is also home to Blackbutt Reserve, and a large number of parks and 

sporting fields.  It is a popular residential area with families, providing a wide range of schools 

and recreational areas and good access to public transport.  

http://www.lpi.nsw.gov.au/valuation
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Merewether/Bar Beach – located approximately 3.8 kms east of the Newcastle CBD. It is the 

most populated inner city suburb and is adjacent to the Merewether Ocean Baths and 

beaches.  The area is known for its luxury homes and beautiful ocean views.  The area is also 

home to parts of Glenrock State Recreation Park, which provides walking trails and picnic 

facilities. 

Stockton – located across the harbour, opposite Newcastle CBD.  The area is an affordable 

residential suburb and a popular holiday destination.  A ferry service runs between Stockton 

and Newcastle every 30 minutes making this the most convenient way to travel from 

Newcastle to Stockton.  A small commercial centre is located in Stockton, however the main 

shopping outlets close to the suburb include the CBD or the Mayfield shopping centre. 

Mayfield – one of Newcastle’s older suburbs approximately 6 kms northwest from the CBD.  It 

is surrounded by industrial areas within close proximity to the Newcastle Harbour.  Being a 

long established suburb there is good transport options, a variety of schools and a good 

commercial shopping strip along Maitland Road. 

Callaghan – approximately 12 kms west of the CBD it is home to the University of Newcastle.  

Catering for the large student population the area has good access to public transport and is 

close to the commercial shopping centre of Jesmond.  

Lambton – Lambton and North Lambton are residential suburbs located around some of 

Newcastle’s main roads, making it a convenient suburb for transport.   Approximately 7.5 kms 

west of the CBD it provides a variety of schools and a mix of businesses for residents. 

Wallsend – With good access to transport routes including the M1 motorway Wallsend is a 

growing residential community, located approximately 11.2 kms southwest of the CBD.  It has 

a large commercial district offering mixed businesses, supermarkets, banks and government 

agencies and a variety of schools. 

Kooragang – located on the Hunter River and primarily a deep water port for the export of 

coal.  There are no residential areas on Kooragang Island.  Whilst it is assessable by road, 

there are no public transport options available. 

Wickham/Maryville – located close to the Honeysuckle redevelopments and influenced by 

the railway which acts as a physical barrier to the CBD, this area is approximately 3.5 kms west 

of the CBD, adjacent to the Hunter River.   Maryville is somewhat separated from Wickham by 

the oil depot sties and large warehouses along and off Railway Street.  

Adamstown – well located, approximately 6 ks south west of the CBD, accessible residential 

suburb with a variety of schools and good public transport.  Brunker Road is the commercial 

area which provides residents with a variety of shops, banks and food outlets.  This is a well 

located, accessible suburb featuring sport and recreation facilities 

3.3 Main Industries 

Newcastle has a diverse range of industries, starting with one of the world’s busiest ports.  The 

Port of Newcastle is Australia’s oldest and one of the world’s largest coal export ports, with 

coal representing over 90 per cent of its throughput tonnage. 

The city has diversified from manufacturing and energy exports to embrace a range of 

industries, including agriculture, education, health and tourism.  This expansion of the city’s 

economic base continues to result in increasing opportunities for workers and proprietors 

across various sectors. 

Newcastle is one of the major cities in NSW’s Hunter Region, which accounts for 32 per cent 

of the state’s exports.  This region is recognised as an economic powerhouse.1 

                                                           
1 http://www.industry.nsw.gov.au/live-and-work-in-nsw/working-in-nsw/places-to-live-and-work/newcastle 
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It accounts for approximately 30% of the Hunter’s developed industrial space and 80% of the 

office space.  While Newcastle’s industrial sector continues to play an important role, 

Newcastle is no longer a ‘steel city’.  A substantial and growing portion of Newcastle’s 

economy is now based around the service sectors. 

3.4 Significant Retail Centres 

Marketown Shopping Centre – located at the western gateway to the Newcastle CBD, it 

features large retailers and over 30 speciality shops. 

Westfield Kotara – located approximately 6kms south west of the Newcastle CBD, it caters to 

a trade area population close to 390,000 residents.  It features 256 retailers, including a David 

Jones Department store, has a gross lettable area of 68,660 m², and has over 7.7 million 

customer visits per year. 

3.5 Types of Residential Development 

A large majority of Newcastle’s homes are single dwellings with medium to higher density 

housing fast growing.  Apartment living in the city is becoming attractive to “empty-nesters” 

with work about to start on three major apartment developments, with many units being 

purchased off the plan.  The city’s planned university campus has also drawn huge numbers 

of investors to smaller apartments in the Civic precinct. 2 

Parts of Newcastle City contain a substantial number of heritage dwellings, particularly 

around Cooks Hill, The Hill and Newcastle East.  These consist of attached and detached 

terraces, and grand two storey residences. In the Wickham, Carrington and Maryville areas 

the heritage dwellings are more modest cottages usually of timber and iron construction.   

The older suburbs surrounding the city, such as Mayfield, Hamilton, Broadmeadow, and 

Adamstown tend to comprise detached residential dwellings from the early to mid 1990s. 

The western suburbs of Fletcher, Maryland and Warabrook contain newer residential 

subdivisions with modern detached housing.   

Rural residential development is located in the Lenaghan and Black Hill areas which are 

located on the western boundary of the Newcastle City LGA, approximately 27km from the 

CBD. 

Analysis of the housing tenure of the population of Newcastle in 20113 compared to New 

South Wales shows that there was a smaller proportion of households who owned their 

dwelling; a smaller proportion purchasing their dwelling; and a larger proportion who were 

renters.  Overall, 29.9% of the population owned their dwelling; 30.7% were purchasing, and 

33.1% were renting, compared with 31.9%, 31.9% and 29.1% respectively for New South Wales.   

In Newcastle City LGA 61% of households are purchasing or fully own their home. 

4 State & Local Government Legislation for LGA 

The Newcastle LEP classifies land into certain zones depending on the use of the land.  These 

zones allow properties in same zones to be managed in components and valued by mass 

valuation methodology 

The Newcastle Local Environmental Plan 2012 gazetted 15 June 2012.  There has been six (6) 

amendments since the previous valuation. 

All zone and value changes have been accounted for in the final values. 

                                                           
2 Newcastle Herald, 21 August 2015 

3 http://www.newcastle.nsw.gov.au/__data/assets/pdf_file/0008/221111/Working_Paper_Community_Profile_FINAL.pdf 
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The Newcastle City Council is governed by the Newcastle Local Environmental Plan 2012 

(LEP).  The plan is based on the standardised Local Environmental Plan prescribed by the New 

South Wales Legislation. 

The Plan aims to make local environmental planning provisions for land in the Newcastle City 

Council LGA in accordance with the relevant standard environmental planning instrument 

under Section 33A of the Act. 

Planning documents guide Council when determining proposed development within the city. 

There are three levels of planning instruments that apply within a LGA.  These are: 

 Local Plans (including LEPs and Development Control Plans (DCPs) 

 Regional Plans 

 State environmental Planning Policies (SEPP) 

The LEP is prepared to guide planning decisions and control development through land use 

zoning and development standards. 

Newcastle City Council has development controls including the Newcastle Development 

Control Plan 2012 that affects the subdivision and erection of dwellings which impacts on 

land values.  

Newcastle Development Control Plan (DCP) 2012 

DCPs guide certain types of development or specific areas within a LGA. These guidelines are 

in addition to the legal provisions of a LEP or State environmental Planning Policy (SEPP). 

The DCP supplements the LEP and provides additional information that should be taken into 

account when preparing a development application. 

Local Planning Strategies 

There are a number of different plans and policies which Council uses when making decisions 

on future development. 

Local Planning Strategy 

The Local Planning Strategy is a comprehensive land use strategy to guide the future growth 

and development of the city of Newcastle.  The Strategy underpins the LEP 2012 providing a 

land use planning platform to move towards a smarter, more liveable and sustainable 

Newcastle. 

Newcastle Employment Lands Strategy 

The Newcastle Employment Lands Strategy was prepared in 2013 to inform the draft Local 

Planning Strategy. 

The Strategy draws together existing research and data with revised population forecasts and 

trend analysis to better understand the demand for a range of employment generating uses 

across the city comparative to supply.  The strategy also seeks to promote economic growth 

to meet the needs of a growing population. 

Lower Hunter Regional Strategy 

The Lower Hunter Regional Strategy has been prepared by the Department of Planning and 

applies to five LGAs, Newcastle, Lake Macquarie, Port Stephens, Maitland and Cessnock 

Council. 
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The aim of the Lower Hunter Regional Strategy is to ensure that adequate land is available to 

sustainably accommodate the projected housing and employment growth in the Hunter 

Region over the next 25 years. 

The Lower Hunter Regional Strategy identifies the hierarchy within the Lower Hunter region.  

This includes regional cities, major regional centres, specialised centres, town centres, renewal 

corridors and stand alone shopping centres.  The Strategy also covers the future needs for 

employment, transport, housing, the environment, heritage and water. 

More information on the Local Strategies are available on Newcastle City Council website. 

State environmental Planning Policies (SEPPs) 

State significant sites are areas with State or regional planning significance because of their 

social, economic or environmental characteristics. 

They are typically large sites owned by the State government that have: 

 The ability to be redeveloped to achieve State government policy objectives, 

particularly those relating to delivery of housing and jobs 

 State or regional environmental conservation or natural resource significance, or 

 State or regional cultural, heritage or historical significance. 

These sites can play a particularly important role in increasing the supply of housing and 

employment in key locations, and improving housing choice and affordability. 

Amendments to the zones and planning controls for State significant Sites can be made 

through a State Environmental Planning Policy.  In most cases, the State environmental 

Planning Policy wll amend the relevant local environmental plan.   

Of particular relevance to the Newcastle LGA is State Environmental Planning Policy (Three 

Ports) 2013. 

 

State Environmental Planning Policy (Three Ports) 2013 

The application of the Ports SEPP to the Port of Newcastle commence on 31 May 2014, with the 

change of ownership to the Port of Newcastle.   

The aim of the SEPP is to allow the efficient development, redevelopment and protection of 

land at the Port of Newcastle for port purposes. 

All land within the Newcastle Port Planning area is zoned SP1 – Special Activities (SP1), with the 

exception of the Crown lease land at the entrance to the harbour. The purpose of the SP1 zone 

is to maximise use of the waterfront areas to accommodate port facilities and industrial, 

maritime industrial and bulk storage premises that benefit from being located close to port 

facilities. It is also to ensure the efficient movement and operation of commercial shipping, and 

to provide for the efficient handling and distribution of freight rom port areas through the 

provision of transport. 

In terms of planning determinations, Port of Newcastle is the consent authority for the majority 

of new developments within the Newcastle Port Precinct not considered State Significant.  Non 

Port related industrial type development such as service stations within the Port Precinct are 

determined by the Department of Planning. 

Newcastle City Council’s website contains more information of the SEPPs that affect the LGA. 
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5 Market Overview and Sales of Particular Interest 

Residential 

During Base Year 2015, an increase of 15% was recorded for residential zoned lands. The 

residential property market has seen a period of sustained demand over recent years with 

the upswing having gathered momentum over the past 12 months in particular.   

Historically low interest rates has combined with other factors such as a subdued share market 

to make investment in property an attractive proposition. The capital growth demonstrated 

over the recent past has further encouraged investors (including international), as returns on 

residential property have become comparatively stronger than other investment options.  The 

ongoing strength of the rental market has also continued to underpin investor confidence 

and returns during this period. 

Confidence in the Newcastle property market appears buoyant, particularly within the inner-

city areas.  A number of large-scale construction projects such as the new Newcastle Civic 

Precinct and the Newcastle University City Campus have provided investment impetus in and 

around the Newcastle CBD with tangible and significant flow-on effects now emerging.  

Several large scale apartment buildings are now under construction, including the Arena 

development on Newcastle Beach, the Spire apartments above Marketown Shopping 

Centre and the Icon Central (Jolly Roger site).  These three projects alone represent 635 

apartments, the majority of which were reportedly sold off the plan. This is indicative of the 

unprecedented demand for inner-city living currently occurring in Newcastle and a 

successful manifestation of the broader, long term CBD revitalisation strategy undertaken 

over the past decade. 

Looking more specifically, all 76 residential zoned components recorded increases during the 

past 12 months ranging from 5% - 25%. The most significant increases were in the inner-city 

areas of Cooks Hill, The Junction, The Hill and Newcastle East which increased by a minimum 

of 24%. Urban areas such as Mayfield, Islington, New Lambton and Broadmeadow all 

recorded increases circa 20%.  The value increases were much more moderate in Stockton, 

where the isolation factor creates a more independent sub-market. 
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SID: 364654 PID: 3482690, 2836119 

Address: 197 Lake Road Elermore Vale & 14 Virgo Street Elermore Vale 

Sale Price: $1,600,000 Analysed LV at contract:   $1,500,000 

Zone: R2 Component: AEL – En Globo Land (Residential) 

 

Analysis: 

In-line development site sale comprising PID's 3482690 and 2836119. Tar sealed kerb & 

guttered access. All services available to boundaries. Development site comprising two 

regular shaped contiguous lots which fall moderately from the Virgo St frontage (north to 

south) and gently undulating throughout. Three street frontages at Virgo St (x2) and access 

handle at busy arterial Lake Road. Predominantly cleared aside from scattered trees near the 

homesite at the Lake Road frontage.  Surrounding development comprises established a 

diverse mix of low to medium density residential including townhouses, retirement living, 

standard dwellings and small acreages. Located within close proximity to all key amenities 

including schools, shops and transport. 

Improved by a two storey circa 1970's brick and tile dwelling in good condition. Due to the 

site being purchased primarily as a development proposition, the dwelling has been 

attributed a nominal value only, providing a rental income while Development Applications 

are processed along with a risk mitigation value. The holding has previously had DA approval 

in 2008 for 32 x 2 bedroom dwelling development however this had lapsed at the time of sale. 

It is anticipated that a similar type of development proposal is contemplated by the 

purchasers. The individual prices attributed to each entry are roughly equivalent to the area 

ratio of 60/40 after deducting a nominal amount for the existing dwelling.  Sold by Robinson 

Property The Junction and is considered to be representative of the market. 
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SID: 363922 PID: 3854986 

Address: 42 Margaret Street Tighes Hill 

Sale Price: $328,000 Analysed LV at contract:   $328,000 

Zone: R2 Component: 
ADF Carrington & Maryville & Tighes Hill & 
Wickham 

 

Analysis: 

Vacant land. Regular shaped, level site. Bitumen sealed road, kerb and gutter. Mines 

subsidence area.  Mostly older style dwellings nearby. 

Sold at auction by Solid Property Services, Cooks Hill.  Market tested transaction and 

considered representative of market value. 

 

 



 

Preston Rowe Paterson  Final Report 
 

 

  
 

  14 

 

 

SID: 369164 PID: 3872636 

Address: 4 Bourke Street Carrington 

Sale Price: $270,000 Analysed LV at contract:   $270,000 

Zone: R2 Component: 
ADF Carrington & Maryville & Tighes Hill & 
Wickham 

 

Analysis: 

Vacant land. Tar sealed road with kerb and gutter. Fully serviced. Set to road alignment, near 

level, regular in shape. 

Located in a residential area with surrounding development comprising a mixture of older 

style and contemporary dwellings. Considered a market sale. Sold by Ray White, Newcastle.  

 

 



 

Preston Rowe Paterson  Final Report 
 

 

  
 

  15 

 

 

SID: 367562 PID: 257994 & 257995 

Address: 14 & 16 Union Street Tighes Hill 

Sale Price: $1,417,000 Analysed LV at contract:   $1,242,000 

Zone: R2 Component: 
ADF Carrington & Maryville & Tighes Hill & 
Wickham 

 

Analysis: 

Regular shaped site with slight crossfall.  Creekfront reserve at rear. Bitumen sealed road, kerb 

and gutter.  Mines subsidence area. 

Erected upon the land is a circa 1900's brick/metal building comprising 2 three bedroom 

dwellings. 16 is in poor condition. 14 is in a fair condition.  Minimal ground improvements.  

Mostly older style dwellings nearby.  

Sold by Streets, Newcastle.  Market tested transaction and considered representative of 

market value. 

 

 



 

Preston Rowe Paterson  Final Report 
 

 

  
 

  16 

Commercial 

Commercial land comprises zones B1 through to B5 and recorded an annual increase of 11% 

for Base Date 2015. Increases ranged from around 9% for B2 zones to almost 14% for B5 zoned 

land.   

Many of the fringe neighbourhood shop type areas did not demonstrate significant value 

increases, although underlying land values have naturally increased as a function of rising 

residential values surrounding.  Of the 32 commercially zoned components, all recorded 

increases, ranging from 3% to 25%.  Of these, the areas of Wickham and Hamilton (Beaumont 

St area) were at the upper end, with the former having continued a sustained strengthening 

over recent years, which has been driven largely by residential demand/use.  

The latest research from RPData Cityscope shows that commercial property sales have 

increased in the three months to September 2015.  The most recent quarter had 20 sales at a 

total value of $29.1 million, as compared to 25 sales totalling $22.2 million in the three months 

to June 2015, though it is a decrease from the 26 sales totally $38 million for the quarter to 

March 2015. 

This latest data brings the total sales value in Newcastle Cityscope to $111.1 million for the 

year, a decrease from the $156.3 million recorded the same time last year. 
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SID: 359261 PID: 205491 

Address: 16 Beaumont Street Hamilton 

Sale Price: $1,015,000 Analysed LV at contract:   $915,000 

Zone: B2 Component: BCF Hamilton Commercial 

Analysis: 

Improved property. Tar sealed kerb & guttered. All services available. Regular shaped near 

level inside lot with good frontage to busy road. Located within the popular Hamilton 

commercial precinct within close proximity key amenities and benefiting from excellent 

exposure. Surrounding development comprises a mix of older commercial, light industrial and 

residential properties. 

Improved by a single level older brick and metal commercial building comprising multiple 

tenancies including a garage/warehouse to the rear. The selling agent advised that the 

improvements were in poor condition with a high degree of functional obsolescence and 

essentially represent a holding income value only. The site is considered to be short a medium 

term redevelopment proposition despite ongoing tenancies. Sold by Four Walls Commercial 

and is considered to be representative of the market. 
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SID: 364603 PID: 3442625 

Address: 35 Llewellyn Street Merewether 

Sale Price: $1,725,000     Analysed LV at contract:   $1,550,000 

Zone: B1 Component: BLP – Merewether Commercial  
 

Analysis: 

Essentially vacant development site. Tar sealed kerb & guttered. All services available. 

Regular shaped near level inside lot. Located centrally within the Merewether neighbourhood 

commercial strip within close proximity to all key amenities including schools, shops, transport 

and recreation areas. Surrounding development comprises commercial and well established, 

older style low to medium density residential.  

Although improved by bitumen hardstand and subject to a ground lease to the nearby RSL 

Club, this site represents a development site purchase and as such, the hardstand has been 

attributed nil value. Sold with DA approval for a 4 storey mixed use building comprising 15 

residential units and ground floor retail and associated carparking. Sold by Colliers and is 

considered to be representative of the market. 
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SID: 349335 PID: 3814160, 229537, 254567, 254568 

Address: Hunter & Stewart Streets Newcastle West 

Sale Price: $2,850,000     Analysed LV at contract:   $2,850,000 

Zone: B3 Component: 
BLL Commercial Core – Newcastle City 
Centre  

 

Analysis: 

Vacant land. Irregular shaped level corner site. Tar sealed kerb and guttered street. 

Mostly older style retail and showroom buildings nearby. Part of old museum site. Sold off 

market by Ross Cooper of Knight Frank, Newcastle. No marketing material. Agent advised 

that site is affected by heritage sewer line and mines subsidence the estimated cost of 

rectification is $1m. Market sale. 
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Industrial 

The broader industrial sector over the past two years has seen high levels of investment and supply.  

In 2014 industrial investment was at record high levels with supply increasing during 2015.  High 

investment and supply has led to positive conditions for tenants with incentives starting to increase 

in some markets.   

According to latest research from Colliers International, the industrial sector is experiencing 

declining rents and firming yields, similar to the commercial sector.  Domestic investors accounted 

for up to 70% of purchases in 2014, up from 40% in 2011.  Supply of industrial land is still strong with 

tenant demand now being dominated by transport and logistics, retail and wholesale trade with a 

decrease coming from manufacturing businesses.   

Lake Macquarie and Newcastle LGA have not realised some of this strength due to the close ties 

the region has to the mining sector.  With many industrial businesses relying on this sector for growth, 

some have experienced a down turn since the contraction of mining activities in the region, 

however the broader industry outlook is more positive with industrial upturn now being 

experienced.   

Smaller industrial shed market is showing strong activity.  Sales activity has been greater for those 

units and buildings up to 400m2, whilst larger buildings are requiring competitive rents and 

incentives.  Owner occupiers are buying many buildings using self managed super funds offering 

them a strong investment with a good tenant and a friendly landlord. 
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SID: 358395 PID: 3144065 

Address: 24 Spit Island Close Mayfield West 

Sale Price: $8,350,000     Analysed LV at contract:   $1,183,000 

Zone: IN1 Component: IGW Steel River 
 

Analysis: 

Improved water front industrial metal warehouse with office space on 8871 m2 of irregular shaped 

land at end of cul-de-sac in Steel River Industrial Estate in close proximity to Newcastle Port. Sold 

with long term secure tenant Horan Steel on 15 year lease with expiry in January 2021 with option till 

2031.  
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SID: 336056 PID: 3825258 

Address: 29 Warabrook Blvd Warabrook 

Sale Price: $430,000     Analysed LV at contract:   $430,000 

Zone: IN2 Component: IGU Warabrook 
 

Analysis: 

Vacant land of 2309m2 with Development lodged for industrial high technology building and 

offices. Shows $186/m2.  Mostly regular shaped inside alotment. Cleared. Fully serviced.  Tar sealed, 

kerb & guttered street. Sale subject to DA. Surrounding development comprises of mixed industrial 

warehouses and factories. GST not included in sale price.  
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SID: 348012 PID: 243957 

Address: 111 Newcastle Road Wallsend 

Sale Price: $1,275,000     Analysed LV at contract:   $819,500 

Zone: IN2 Component: IGA Wallsend, Maryland & Jesmond 
 

Analysis: 

Improved with two metal industrial structures (one low rise factory with office and showroom and 

second warehouse) located on prominent high exposure corner on 1998m2 of land over two lots. 

Located on busy intersection with traffic lights and excellent exposure to passing traffic. Moderately 

sloping topography with moderate fall from Newcastle Road towards southern boundary at rear of 

allotment and cross fall. Tar sealed, kerb & guttered street, Fully serviced. Surrounding development 

comprises of mixed residential dwellings, commercial premises. Lot is in close proximity to Jesmond 

Shopping Village.  
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6 Significant Issues and Developments 

6.1 Significant Developments – From Prior to Current Annual Valuation 

Below is a summary of significant Development Applications.  Most of these Development 

Applications are for developments permissible within the current zoning therefore no special 

consideration is required: 

Property 

PID Address Suburb DA Date Description

2854127 20 Olney Rd Adamstown 31/12/2014

Staged development of 42 single storey serviced self care housing facility, 

communal gathering facility and 42 lot strata subdivision 

234267 297 Lambton Rd New Lambton 31/12/2014

Erection of six detached two storey dwellings and associated site works 

and subdivision into 7 lots 

3639167 18 Yilen Cl Beresfield 31/03/2015

Erection of industrial building, associated site works, first use as light industrial 

and signage

3639152 5 Yilen Cl Beresfield 31/03/2015 Industrial building and associated offices

3461627, 

3461626, 

3461625 5-9 Arbour Avenue Fletcher 31/03/2015 Erection of childcare centre and associated retaining wall

3246301 13 Channel Rd Mayfield West 31/03/2015 Erection of 17 units to be used as a warehouse or distribution centre

220972 8 Everett St Carrington 30/04/2015 Industrial building and associated car parking and site works

3415050, 

3415049 130 Tudor St & 33 Samdon St Hamilton 30/04/2015 Removal of hazardous building material and soil remediation

3581215 11 Channel Rd Mayfield West 30/04/2015

Two storey industrial building with associated offices, use as conveyor 

engineering, fabrication and machining business

234123, 

234124, 

123125 116 - 136 Lake Rd Elermore Vale 30/05/2015 Erection of a 3 storey 159 room residential care facility (SEPP Seniors)

211777 3 Charlton St Lambton 30/05/2015

Erection of 3 x 3 bedroom, 2 storey dwellings, 1 into 2 lot subdivision and 3 lot 

strata subdivision.

235767 38 Llewellyn St Merewether 30/05/2015

3 storey mixed use development comprising 6 x residential units with ground 

floor commercial space and parking.

3639150 I Yilen Cl Beresfield 30/06/2015

Erection of two industrial units; first use of unit one for warehousing of oil 

products; associated signage, retaining walls and one lot into two lot subdivision
240521, 

240522, 

240523 13 - 17 Minmi Rd Wallsend 31/08/2015 Service station associated site works and signage

 

Earlier this month the Planning Assessment Commission approved the Port Waratah Coal Service’s 

T4 Terminal.  The Hunter Business Chamber stated that businesses around the region welcomed the 

news.   Chamber CEO Kristen Keegan said the development, worth an estimated $5 billion, 

acknowledges the Planning Assessment Commission’s appreciation of giving certainty to the 

business community with regard to major infrastructure approvals.  “Today’s approval of the T4 

project is a positive move on behalf of the Planning Assessment Commission. It demonstrates an 

understanding of the need to be responsive to market demand into the future,” Kristen said.4  

                                                           
4 http://www.nswbusinesschamber.com.au/Hunter/News-media/Latest-News/Business-applauds-approval-of-T4 
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6.2 Significant Developments – From Prior to Current Local Government Council Rating Valuation 

Residential development in Newcastle 

WORK is about to start on three major apartment developments in Newcastle as the city’s urban 

transformation gathers speed. 

But while three more cranes will be added to the city’s skyline over the coming months, new home 

approval figures show that while development appears to be booming, it’s not keeping up with 

demand or the city’s projected growth. 

Construction of the Spire apartments above Marketown shopping centre started in August 2015. 

Construction of the massive Icon Central development on the old Jolly Roger site is also about to 

start, along with construction of the Edition apartments at Honeysuckle. 

Work has also begun on the 14-storey tower of the Arena development on Newcastle Beach. 

Combined, the four developments comprise more than 700 apartments and almost all have been 

sold off the plan. 

There are 223 apartments in the Arena development and contracts have been exchanged on all 

but four. About 40 of Icon’s 262 apartments remain on the market even before a brick has been 

laid. Only two of Edition’s 71 apartments are yet to be sold off the plan and fewer than 20 are left in 

the 150-apartment Spire project. 

That sort of demand in Newcastle is unprecedented, experts say, as demand for city living 

skyrockets. 

As controversial as the state government’s decision on the city’s rail line was, and still is, people are 

rushing to live in the city, and private sector investment has poured in. 

Since December 2012 when the rail decision was made, more than $1 billion worth of privately 

funded residential and commercial projects have moved ahead. A further $500 million worth is on 

the starting blocks. Neither of those figures include any development which may or may not 

happen on the former heavy rail corridor, nor the $460 million the government is spending on 

Wickham interchange and the planned light rail service.5 

KEY POINTS 

* Work is about to start on three major apartment developments in Newcastle’s CBD. 

* All three, in addition to the 223-apartment Arena development now under construction on 

Newcastle Beach, have been sold almost entirely off the plan. 

* Since the state government announced a decision on the heavy rail line in December 2012, more 

than $1 billion worth of privately funded commercial and residential projects have moved ahead in 

Newcastle’s CBD. A further $500m worth is about to get off the blocks. That figure does not include 

any development of the former heavy rail corridor. 

* The Hunter’s population is growing by 7000 a year, or 150 people a week. 

* The state government is still projecting that the region’s population will grow by 160,000 people 

over the next 25 years, although it is about to update its projections. 

                                                           
5 Newcastle Herald 21st August 2015. 
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* Those new residents will require 115,000 new homes to be built, or 4600 a year. Actual numbers of 

new homes and apartments is falling well short of rising demand. 

* Many agents predict that the state government figures are very conservative as more people 

leave Sydney, with some estimating the increase in population at 275,000 people, requiring 150,000 

new dwellings over the next 25 years.6 

7 

The following is a list of residential apartment buildings that are planned for the Newcastle CBD: 

Development

No of 

Apartments

Sold off 

the plan Completed Est. Cost

Life on Throsby Apartments 40 Yes $20m

The Interchange Apartments DA Lodged $9.3m

Hannell Street Apartments 42 Approved $20m

Huxley Apartments 64 Approved $30m

Star Apartments 31 Complete $13m

Spire Apartments 150 130 Under construction $20m

Newcastle University Campus Approved $100m

Civic Green Apartments 32 Approved $13m

Icon Central Apartments 262 222 Approved $100m

Edition Apartments 71 69 Under construction $38m

Lucky Country Hotel Complete $7m

Eclipse Apartments 107 Complete $31m

GPT/Urbangrowth Site 400+ DA lodged $400m

Wren Apartments 18 Complete $6m

CML Building Student Accommodation 16 Concept $6m

58 Bolton Street Apartments Concept $21m

45 Bolton Street Apartments 45 Under construction $22m

Tattersall's Apartments 53 Under construction $27m

Peniche Apartments 40 Approved $20m

M' on Watt Apartments 16 Under construction $10m

Arena Apartments 223 219 Under construction $100m
 

                                                           
6 Newcastle Herald 21st August 2015. 

7 Newcastle Herald , 21 August 2015 
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Port of Newcastle Sale 

In 2014 the NSW Government sold the Port of Newcastle in a complex deal for the long term 

leasehold interest (98 years) over the real estate and various port revenue streams. 

The Port has considerable future capacity with over 200ha of vacant land transferring as part of the 

deal.   

Significant portions of the Port lands are affected by various contamination issues that have been 

historically identified.  Earlier this year the Port of Newcastle commenced investigations to establish 

the extent of contamination for all is holdings.   

Within the Port of Newcastle are three (3) coal loaders operating and, as reported earlier in this 

report, the NSW recently approved the development of the Fourth Coal Loader site. 

PRP, as the Rating & Taxing Contractor for the district of Newcastle, have regular contact with the 

Port of Newcastle to identify any issues which would impact upon the valuation of land within their 

portfolio. 

Closure of the Heavy Rail Line in Newcastle CBD and the Proposed Wickham Transport Interchange 

Following the closure of the heavy rail line into Newcastle in December 2014, the NSW State 

Government has passed legislation to allow the rail infrastructure to be removed, allowing for the 

revitalisation of the city and reconnection of the city centre with the foreshore.   

One of the major renewal initiatives currently underway is Newcastle Light Rail which includes the 

delivery of a new transport interchange at Wickham. Together, these initiatives are set to revitalise 

Newcastle and are part of the Newcastle Urban Renewal and Transport Program. 

In early 2014 the NSW Government announced plans to build a new transport interchange at 

Wickham, west of Stewart Avenue. The construction of a fully-accessible transport interchange at 

Wickham will enable customers to easily connect with trains, light rail, regional buses, taxis and cars. 

This work will allow for the future development of Newcastle Light Rail and will help to reconnect 

the city with the foreshore. 

The Government is planning on having light rail operating in Newcastle by 2019.  As part of this 

initiative is the delivery of a new transport interchange at Wickham. 8 

The Store building, a landmark heritage building of almost 12,000m², has been purchased by the 

State Government with plans to incorporate it into the interchange.  It has the most generous 

height limit in the central business district with the potential to go to 90 metres, or as many as 30 

storeys. 

 

 

 

 

                                                           
8 http://www.transport.nsw.gov.au/projects-wickham-transport-interchange 
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7 Significant Value Changes 

7.1 Significant Value Changes – From Prior to Current Annual Valuation 

The residential segment of the market has shown the most significant price growth within Newcastle 

since the 2014 Base Date. Residential property is far and away the largest and most influential 

segment of the local Newcastle property market, based on a segmentation by zone.  

Investors have been particularly active over the last year throughout Newcastle. Earlier within this 

report we showed a table with literally hundreds of units either under construction, ready to be 

constructed or planned to be constructed soon. Many of these have sold off the plan. The local 

media are reporting these unit offerings and the pre-sales rates, with reports showing very good 

take up for these units, prior to construction. 

These units have been offered in combination of different sizes, standards and pricing. An 

increasingly obvious feature of the Newcastle market is that many of these units are being 

developed as Affordable Housing, with higher density developments being allowed, but often the 

developments have a mixture of different types and sizes of units; such as small bed sits starting at 

around 25sq.m to 35sq.m, 1 bedroom units, and then more traditional 2 and 3 bedroom units of 

upwards of 150sq.m. Larger penthouse suites still seem to feature within these new buildings and 

are often over 200sq.m in size.  

These sales Off the Plan, are not processed as formal recognised sales until after the building is 

completed and separate titles are registered. So these hundreds of sales transactions that are 

occurring are a significant recent feature (2015 mostly) of the local Newcastle market that is not 

really recognised or reported anywhere.  

The availability of negative gearing to investors and increasing numbers of foreign investors buying 

property within Newcastle, have all resulted in the recorded price growth that was evidenced from 

this year’s Annual Program (2014/2015). It is clear investors are progressively paying more money for 

property investments, particular over the last year.  

Agents report first home buyers are active in the new – Off the Plan unit purchases occurring within 

Newcastle because of the various grants/incentives around buying new residential property. Many 

of these first home buyers have been purchasing the Affordable Housing – defined units Off the 

Plan, with some of the units reportedly selling below $300,000 for small bed sits within Newcastle 

CBD. 

We can report that some of the lowest graded values within the whole district of Newcastle have 

shown the highest increases in values/prices over the last year. Properties that are the most 

affordable, with associated problem issues such as flooding, main roads, poorly maintained 

dwellings and property amongst housing commission, for example, have all shown the greatest 

increases in values, but starting from a low base.  

Higher valued/priced properties within Newcastle, including the many prestige locations near 

beaches and some rural properties have increased also; but at a lower rate. 

Inner City and Fringe Newcastle City prices for existing housing stock and units has also seen large 

rises in sales prices over this year, with significant value increases of almost 30% since last year, 

particularly suburbs like Cooks Hill.  

These differential changes in values between the top end and the bottom end of the market has 

caused a phenomenon known as a convergence or compression of values to occur across the 

entire district. This is where the price differential between the better quality/higher valued properties 

and the lower quality/lower priced properties is reduced over time.  

This year has also seen historically low interest rates continue for yet another year, coupled with 

inflation that is lower than last year and considered under control by the RBA.  The unemployment 

rate for the Hunter Region has reportedly reduced from a 15 year high of 10.3% in March this year 
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(2015) to 7.1% at the end of September (2015), according to the Hunter Research Foundation’s 

latest Hunter Economic Indicators report released last Friday (30/10/2015).  

Most economic commentators are pointing to stable interest rates or even the prospect of further 

interest rate reductions over the next 12 months, with the economy generally facing a relatively 

stable monetary policy setting over the next 12 months, at historically low interest rates. 

At the Government level, both the State and Federal Governments are heavily investing in 

infrastructure spending within Newcastle CBD. This investment on roads, rail and other infrastructure 

facilities has been very pronounced within Newcastle LGA.  

The sale of the Port of Newcastle last year will allow for almost $400 million to be spent on a new 

transport solution within Newcastle since the closure of the City Railway line. More recently the state 

government have just purchased the Store – opposite the Wickham Station. Wickham Station and 

the adjoining Store site will be another multi-million dollar state government investment into 

Newcastle. The Store is to be developed by Urbangrowth – the NSW development corporation 

intend to develop the Store site in conjunction with the Wickham transport interchange as a 

commercially viable large scale development.  

Urbangrowth in partnership with GPT are finalising redevelopment plans for the GPT land holdings 

within eastern Newcastle.  

There are currently many development projects all scheduled to be built or begin construction over 

the next two year period within Newcastle.  

Many of the private multi-million dollar development projects started or earmarked for Newcastle 

have been listed in the table of Development Projects within this report.  

The pronounced downturn in investment spending and general cost cutting within the Coal 

Industry within Hunter Valley has caused some businesses to close within Newcastle associated with 

mining, however overall Newcastle has not experienced the drop-off in prices/values that many of 

the districts further up the Hunter Valley in the outer hunter have been experiencing.  

This mostly is because Newcastle has a more diversified business base being a large regional city, 

than some of the districts further up the valley and out in the Hunter Valley Coal Chain. Additionally 

coal exports continue to increase through the Port of Newcastle through the three existing coal 

loaders; this is notwithstanding the low price of coal experienced over the last two years for hunter 

coal. 

New building and renovations has been increasing within Newcastle, and generally replacing any 

reduction in investment by mines since the investment downturn from 2013, but this trend of 

spending on building will certainly increase because of the scale of building development currently 

on the starting blocks within Newcastle. Both government and private investors are active 

participants in new proposed development projects. 

Further investment spending by both government and private industry is expected within 

Newcastle. Newcastle is about to experience historic high levels of investment spending by both 

government and private developers within roughly the same economic phase or cycle. This is 

especially within the Newcastle CBD. Usually government investment and private investment are 

spent in a counter cyclical way. It appears looking forward, that both government and private 

investment spending will be happening within broadly the same time frame.  

This type of spending has traditionally had good multiplier effects in the local economy, so both 

spending within a similar time frame should ensure further price growth into next year given the 

weight of the money being spent in the Newcastle local economy.  

As well as ongoing annual verification and identification of entries requiring corrections, 

Newcastle’s values this year for 2015 were significantly affected by some spot zoning changes and 
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LEP Amendments with many increases due to increased development potential of higher zones, 

and many decreases due to decreased development potential of lower zones.   

Other examples of significant Annual Value Changes: 

IGD 21 Sparke Rd Hexham was reduced significantly from $475000 in 2012 and $461000 in 2013 to $1 

in 2014 and 2015 due to contamination identification. 

IGD 378 Maitland Rd Hexham went from $2,000,000 in 2012 to $1750,000 in 2013 and 2014 to 

$400,000 in 2015. This significant reduction was due to road widening/changes whereby site no 

longer has truck access. Currently before the Land & Environment court to see whether separate 

access will be granted, we have reflected the limited use and restrictions in rebuilding in the value 

as it stands currently. If separate access is granted, this will result in an increase in value.   

IGF 1 Chatham Road has moved from $9 to $1 to reflect contamination as has IGB 3B Chatham 

Road, moving from $66,300 to $1 – in line with other contaminated sites. 

IGN 24 Yilen Close was reduced to $700k in 2015 from $850,000 in 2014 and $870,000 in 2013 due to 

sales evidence highlighting battleaxe restricted site access and transmission line easement issues.  

Some other entries within this component along Weakleys Drive increased significantly from 2012 

due to moving from rural zones into industrial zones. Ie 96 Weakleys Drive Beresfield.  

IGJ Broadmeadow Rd was reduced to $93,100 in 2015 from $599,000 in 2013 and $630,000 in 2012 

due to limited to use as industrial land being a railway line still used by owner. 

264B Maitland Road Islington also reduced to $1 from $20000 due to identification of contamination 

issues and moving this in line with other contaminated entries.  

There were several residential purpose properties identified (for example in Chinchen Street, 

Islington) during 2014 and some in 2015 within industrial zones that were increased in value from 

2012 – with authority 6A2 being assigned.  This is in keeping these properties in line with the general 

residential trend and adjoining residential zones that were clearly indicating a greater rate of 

increase than their industrial counterparts. 

In IGW Steel River there were some major reductions in values, for example 3 Pambalong Drive 

which went from $759,000 in 2012, to $645,000 in 2013, down to $633,000 in 2014 in 2015 following 

significant discounting in sale price and regrading. 

7.2 Significant Value Changes – From Prior to Current Local Government Council Rating 

Valuation 

The last General Valuation year within Newcastle was 2012. Three years ago we were watching the 

London Olympics and experiencing only moderate price growth throughout 2012/2013 for 

residential property only, with Newcastle increasing values for residential zoned properties on 

average of just 1.6% across the entire LGA. All other zone categories showed declining values. 

Commercial -0.9%, Industrial -4.2%, Non-Urban -2.5%.  ,  

The following year 2013/2014 showed significant price growth across all zones except Industrial (-

0.3%) and Other zones (-1.3%). Residential zoned entries on average increased values by 10%, 

Commercial properties 5.6%, Non-Urban zoned properties averaged 1.4% increase and overall the 

whole district showed about a 8.6% increase.  

The 2014/2015 year has seen even greater price growth as shown within this report. Overall a 29% 

increase for residential property values over the three year period, would have to point to 

Newcastle being one of the highest price growth local economies within NSW.  

Commercial property increased about 16% over the three years, and environmental zoned 

properties (Acreages) have increased values since 2012 of about 15%.  
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Overall; the three year period since the prior General Valuation year of 2012 represents the 

accumulation of increased values over two very strong growth years with the third year being 

2012/2013 showing just the start of the growth cycle.  

The economic drivers highlighted in 7.1 (above) are still expected to continue over the coming 

2016 annual program, with many of the investment projects biggest spending phases scheduled to 

occur over 2015/2016 and 2016/2017.   

With fiscal policies (government spending) and monetary policy (interest rates) settings both set on 

expansion at the moment; we are likely to see continued growth.  

This level of investment spending is expected to have further multiplier effects. This very high level of 

investment spending in the local Newcastle economy is certainly a feature of Newcastle LGA and 

a stark point of difference between the district of Newcastle and many of the other Lower and 

Upper Hunter Districts adjoining and nearby. 

 

 

8 Overview of the Quality Assurance Process 

LPI has been provided with a detailed Valuation Analysis Report, which details the Quality 

Assurance Process of PRP and outlines that the Verification process and certifies that Land Values 

meet all Statistical Measures and Component Data Analysis.  In addition, a Quality Statement and 

lists o high value and high risk properties is also provided in the Valuation Analysis Report.  Checks 

have been undertaken to ensure that all properties have been valued land values are consistent 

with each other, land value basis’ have been correctly determined and all concessions and 

allowances have been supplied.  Additionally properties that had land values amended through 

the objection or reascertainment process were individually examined to reconcile surrounding land 

values and ensure accuracy of the grading of surrounding land values.  Benchmarks and 

Reference Benchmarks are core elements of the quality assurance processes and are identified 

and individually valued in accordance with the Rating and Taxing Procedures Manual Version 

6.6.1.  Worksheets have been maintained on all properties where calculations are required.  We 

have also ensured that adjustments and assumptions within the market analysis have been based 

on market evidence and have been fully documented and rationalised. 

 

 

Colin Pugsley 

Director 

Contract Services Manager 

B.Ec, B.Bus(Land Ec), MBA,  
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