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Executive Summary 
 

LGA Overview 

Shoalhaven Local Government Area 

The City of Shoalhaven is a local government area in the south-eastern coastal region of New South 

Wales approximately 200 kilometres south of Sydney. The area is located adjacent to the Tasman 

Sea and spans approximately 160 kilometres along the coastline. Whilst dedicated as a City it is a 

somewhat dispersed region comprising some 35 distinct residential suburbs and villages along with 

another 26 rural localities. The Princes Highway passes through the area (north/south) and the South 

Coast railway line traverses the northern section of the area and terminates at Bomaderry. Land 

classifications range from rich alluvial river flats and volcanic grazing slopes to poorer clay/shale soils 

that are generally timbered. Much of the timbered area along the western escarpment is comprised 

of National Parks and State Forest. The Local Government Area (LGA) is adjoined by five other LGAs 

being Kiama, Wingecarribee, Goulburn/Mulwarree, Palerang and Eurobodalla. 

 

Number of properties values this year and the total land value in dollars 

Properties Valued and Total Land Value 

Zone Zone Code 
Number 

of 
Entries 

2015 Total 
Land Value 

Prior Annual 
Valuation 

(2014) 

% 
change 

Prior Local 
Government 

Valuation 
(2014) 

% 
change 

Residential 

R1 3,880 $788,328,890 $709,189,450 11.60 $709,189,450 11.60 

R2 36,003 $8,071,086,040 $7,386,976,530 9.26 $7,386,976,530 9.26 

R3 1,616 $383,713,720 $334,324,110 14.77 $334,324,110 14.77 

R5 1,188 $369,601,500 $353,304,400 4.61 $353,304,400 4.61 

Business B1 – B7 1,412 $697,652,130 $685,425,730 1.78 $685,425,730 1.78 

Industrial IN1 – IN4 533 $160,013,520 $152,886,260 4.66 $152,886,260 4.66 

Protection E1 – E4 1,043 $412,696,440 $388,249,540 6.30 $388,249,540 6.30 

 P 13 $22,308,000 $21,411,000 4.19 $21,411,000 4.19 

Recreation  RE1 – RE2 1,383 $201,532,550 $186,718,570 7.93 $186,718,570 7.93 

Rural RU1 – RU5 9,170 $3,110,218,983 $2,934,969,833 5.97 $2,934,969,833 5.97 

Special 
Uses 

SP2 – SP3 713 $257,694,780 $245,057,180 5.16 $245,057,180 5.16 

Totals  56,954      

 

  



 
 
Rating and Taxing Valuation Procedures Manual v6.6.2 
 
 
 

 

 

Rating and Taxing Valuation Procedures Manual v6.6.2  Page 3 
 

State & Local Government Legislation of LGA 

Council has prepared Shoalhaven Local Environmental Plan (LEP) 2014 in accordance with the NSW 
Standard LEP Instrument and requirements set by NSW Planning & Infrastructure (P&I). The LEP 
controls development through land zonings and other planning provisions and guides planning 
decisions made by Council. It also incorporates the strategic direction outlined in the Nowra 
Bomaderry Structure Plan and other strategic plans. The LEP replaces the Shoalhaven LEP 1985. 

Shoalhaven Local Environmental Plan (Jerberra Estate) 2014 was published on 14 February, and 
legally commenced on 22 February 2014 and is a “stand-alone” LEP.  This means that this LEP applies 
only to the Jerberra Estate and no other LEP applies to the area to which it applies. This LEP was 
made through the Planning Proposal process.  It has been prepared using the Standard LEP Template 
which mandates much of the format of the clauses and the mapping.  It will eventually be 
incorporated into the Shoalhaven LEP 2014.   

On 22 October 2014, all of Shoalhaven's current DCPs and some planning policies were consolidated 
into a single DCP covering the Shoalhaven Local Government Area (LGA). Council mostly retained the 
controls and guidelines of the now redundant DCPs; however, these were reformatted into a single, 
simplified document that is easier to read. Council has also used this opportunity to remove 
redundant controls and clarify the intent of previous DCPs.  

Market Overview and Sales of Particular Interest 

Walsh and Monaghan have undertaken significant analysis of the property market within 
Shoalhaven Local Government Area (LGA) to provide an accurate and reliable basis of valuation. 
Below are the number of sales that have been analysed (YTD) to enable the establishment and 
verification of land values as at 1 July 2015. These analysed sales also support the grading across 
components and valuation quartiles therein; 

Land Use Total Sales 

Residential 636 

Commercial 86 

Industrial 30 

Rural 131 

TOTAL 883 
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Analysed sales reports (PDF format) are provided to Land and Property Information on a consistent 
basis throughout the year by way of weekly uploads. Market data files (all sales adjusted to current 
base date) are loaded with provisional and annual value recommendations. 

The added value of improvements are also analysed to enable the accurate deduction of land values.  
Walsh and Monaghan undertake this process using; 

1. paired sales approach; 
2. depreciated cost new approach; and to a lesser extent 
3. replacement cost approach. 

In analysing sales before or after 1 July it is necessary to adjust the analysed land value in terms of 
market movement. In the Shoalhaven LGA this year sales and resales of properties indicated 
considerable variance in values throughout the year with some significant but uneven market 
movement from late 2014 through to 1 July 2015 for properties zoned residential. Rural properties 
also exhibited a slight increase in values throughout the year.  Commercial and industrial analysis 
demonstrated a much more modest increase in values since last year, however, some significant 
escalation was evident towards the fringes of major commercial centres such as Nowra and 
Bomaderry.  Rental analysis confirms that increases are generally confined to CPI only and yields 
have held firm across commercial and industrial market segments.  Feasibility studies and residual 
value analysis (hypothetical development) were carried out on residential, commercial and industrial 
development sites and although some significant increases in “end lot” selling prices may have 
occurred, the maintenance of relatively high associated development costs has tempered value 
increases across this market segment. 

Significant Issues and Developments  

There have not been any significant developments or applications for developments outside of those 
that are permissible under the current zoning and no special consideration is required, however, 
pertinent items as follows; 

 The sterilisation of all development potential within the “Heritage Estates” has led to the 
significant reduction of all values within the estate for prior base dates. Objection activity 
was substantial, however, existing value levels have been upheld by objection process. 
Council initiated buy back now completed by NPWS. 

 “Verons Estate” (paper lots) development potential defined by way of DCP and values 
adjusted accordingly with some recent escalation evident due to this enhanced potential for 
dwelling entitlement. 

 A new correctional facility has been completed at South Nowra. This may have some 
detrimental effect on the surrounding rural lands, however, at present value levels remain 
unaltered. Shoalhaven LEP 2014 has rezoned much of the adjoining land for industrial 
purposes but underlying land uses are rural residential only with little industrial demand 
evident. 

 A helicopter training facility for the navy and army has recently been constructed at HMAS 
Albatross which is likely to increase demand on existing housing stocks particularly within 
the developing residential localities of Worrigee and South Nowra.  The adjoining “aviation 
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technology park” is now showing some signs of value escalation as major defence 
contractors position themselves within the purpose built estate with several lots having 
access to a taxiway from the main runway. 

 Proposals for major extensions to “Stockland’s Nowra Fair” and a new District Shopping 
Centre for Vincentia (approval for construction) were previously put on hold due to 
uncertainty of retail markets.  Construction has now commenced at Vincentia albeit with a 
significantly reduced floor plate. 

 Masters Hardware development, incorporating a service station, fast food outlet and bulky 
goods retail, has been commenced at South Nowra in close proximity to the existing 
Bunnings development and bulky goods hub. 

 South Nowra home makers centre (bulky goods retail) sold in excess of $15,000,000 

 “Bayswood” residential estate continues to be developed in the Vincentia area, however, an 
easing in general demand for vacant land led to a reduction in subdivision works and staged 
development being undertaken. The previous developer (Stockland) has sold their interest in 
the remaining stages as part of a general realignment of their inherent business model. 

 Continued demand in the major growth centre of Nowra/Worrigee has seen several staged 
subdivisions commence/continue and the drip feed of allotments onto the market appears 
to have had an inflationary effect on values. 

 The upgrade of Main Road 92 has been completed with the road now sealed from Nowra to 
Nerriga. The tightly held nature of property in the Sassafras locality has made it difficult to 
accurately assess any escalation (if any) in value levels due to the improved access.  The 
improved access to Canberra markets was expected to have an inflationary effect on coastal 
property, however, this is indeterminable at present. 

 The RTA recently approved the new route for the Princes Highway between Gerringong and 
Berry. There will be potential for value changes to rural and hobby farm values in its path or 
vicinity.  Acquisitions have been underway for some time and the Gerringong to Berry stage 
is currently complete. 

 The Princes Highway recently underwent a major upgrade between South Nowra and Jervis 
Bay Road. These works have generally improved access to many sites, however, value levels 
appear steady in this location. 

 Global Warming, subsequent sea level rise and associated coastal erosion have emerged as a 
significant issue in coastal areas. Local and State Government agencies have been 
considering the implications of a potential rise in ocean levels upon future planning and have 
released a number of draft planning documents such as Development Control Plans together 
with survey mapping of areas in danger of inundation, tidal surge and erosion. 

Significant Value Changes 

Most significant value changes within the Shoalhaven LGA have resulted from the realignment of 

values (handcrafting) in line with the most recently analysed sales evidence.  
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Significant escalation in values is evident in the fringe of Nowra’s commercial hub where underlying 

uses are predominantly residential and the increases are more closely aligned to the movement in 

residential markets surrounding and driven by the proximity to the towns centre. 

Significant escalation in values has occurred within the Bomaderry retail precinct, a secondary area 

removed from Nowra’s main commercial core, with good supporting evidence to underpin value 

movement.  It is a traditionally well held centre and escalation could, in part, be attributable to a lag 

in value levels with no previous evidence available to support increase. Values in past have been 

based upon historical evidence. 

The small industrial estate within the coastal settlement of Sussex Inlet has exhibited a large 

escalation in value levels based upon the most recent vacant land sale. The previous market has 

been characterised by a distinct lack of demand, however, supply is also quite limited. Again, 

escalation could, in part, be attributable to a lag in value levels with no previous evidence available 

to support increase. Values in past have been based upon historical evidence. 

Genuine market escalation has occurred within the residential sector with most increases limited to 

within 10% to 15% of previous value levels. Smaller coastal villages such as Callala Bay, Old Erowal 

Bay, Erowal Bay, Sanctuary Point and St Georges Basin have demonstrated increases far in excess of 

average albeit from a fairly low valuation base.  The increased demand in some of the lower valued 

settlements coupled with a fairly limited supply is thought to be the main determinants of the 

increases evidenced. 

Summary of Valuation Changes to Residential Land 

Changes since previous valuation year (2014) 

The average value change calculated across the aggregated residential zones is 10%. 

Growth has been evident in most residential markets since the last valuation in 2014, with the 

largest increases in sought-after coastal villages and lower value areas which have increased from a 

low cost base driven by first home buyer and investor demand coupled with a relatively restricted 

supply.  Most increases have been limited to 10% - 15% in the more central areas, whereas, the 

southern most quarter of the LGA has shown very little in the way of value escalation with demand 

being predominantly driven by holiday makers (coastal influence) rather than permanent occupants 

who consider proximity to major employment centres.  The main growth centre of Nowra/Worrigee, 

with a number of new residential estates undertaken in recent years and a good remaining supply of 

vacant land, has still exhibited some continued escalation due mainly to high demand and the 

developers maintaining asking prices (no negotiation).  Despite escalated end lot selling prices and 

improved clearance rates, higher subdivision costs have offset increases for englobo land and values 

are considered to have remained static since the last valuation in 2014. 
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Changes since previous general valuation year (2014) 

The previous general valuation was undertaken in 2014 – See commentary above. 

Summary of Valuation Changes to Rural Land 

Changes since previous valuation year (2014) 

The average value change calculated across the aggregated rural zones is 6%. 

The Shoalhaven LGA is a highly regarded rural locality due to its temperate climate, rich alluvial and 

volcanic soils, location close to the coast and its reliable rainfall. The most common genuine rural 

land uses in the LGA are commercial dairy operations in addition to grazing properties with a 

significant number of smaller rural home sites and hobby farms. Larger genuine grazing holdings 

tend to be well held, particularly on the rich alluvial flood plains, and the generally well informed 

nature of these purchasers tends to limit market fluctuation. That is, the lands value is wholly 

determined upon production capacity. The market for larger lifestyle holdings remains steadily 

traded, however, values for retreat holdings (generally more remote and heavily timbered) can been 

adversely affected by environmental constraints such as bushfire.  The increase in the market for 

standard residential allotments has contributed to some flow on effect, with regards to demand, in 

the rural/residential market category.  The market appears steadily traded and a modest increase is 

apparent for most small lot rural home sites across the broader LGA. 

Changes since previous general valuation year (2014) 

The previous general valuation was undertaken in 2014 – See commentary above. 

Summary of Valuation Changes to Commercial Land 

Changes since previous valuation year (2014) 

The average value change calculated across the aggregated commercial zones is 2%. 

Commercial market activity has been characterised by slightly escalated sales volumes, however, no 

significant movement is apparent in median purchase prices and/or underlying land values.  The 

maintenance of historically low interest rates appear to have contributed to the overall volume of 

sales, however, general economic uncertainty continues to impact some market segments (retail). 

The diminution of returns from alternate forms of investment and changes to allow borrowing for 

self-managed superannuation funds has encouraged investment in property with the market driven 

by both owner occupiers and investors. Overall yields remain steady and rental increases are limited 

to CPI adjustments.  Vacancy rates appear reasonably steady through most commercial centres. 

Values are largely determined by reference to improved properties in the absence of vacant sites. 
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Changes since previous general valuation year (2014) 

The previous general valuation was undertaken in 2014 – See commentary above. 

Summary of Valuation Changes to industrial Land 

Changes since previous valuation year (2014) 

The average value change calculated across the aggregated industrial zones is 5%. 

Industrial market activity has been characterised by slightly escalated sales volumes, contributing to 

a modest movement is in median purchase prices and/or underlying land values.  The maintenance 

of historically low interest rates appear to have contributed to the overall volume of sales, however, 

general economic uncertainty continues to impact some smaller coastal industrial precincts with 

limited development prospects. The diminution of returns from alternate forms of investment and 

changes to allow borrowing for self-managed superannuation funds has encouraged investment in 

property with the market driven by both owner occupiers and investors. Overall yields remain 

steady and rental increases are limited to CPI adjustments.  Vacancy rates appear reasonably steady 

through most industrial centres.  The major industrial estate at South Nowra has several vacant land 

transactions, whereas, previously these have been limited. 

Changes since previous general valuation year (2014) 

The previous general valuation was undertaken in 2014 – See commentary above. 
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LGA Overview 
Location of the district 

The Shoalhaven Local Government Area (LGA) is the southernmost sub-region of the Illawarra. Its 
4,660 square kilometre area stretches from the rural township of Berry in the north some 130 
kilometres south to the coastal settlement of North Durras. Its topography combines mountainous 
terrain, flat coastal plain, bays, inlets, lakes and rivers. 

The spectacular natural environment is a major attraction of the Shoalhaven area. Within its 
boundaries are 109 beaches, 300,000 hectares of National Park and State Forest land. Jervis Bay and 
Kangaroo Valley are popular natural tourist attractions. The Shoalhaven River provides a significant 
natural water resource to Shoalhaven Water and Sydney Water. The Shoalhaven’s beautiful natural 
environment plays a central role in the quality of life of the local community. The region’s temperate 
coastal climate, rich array of native flora and fauna, many natural attractions, thriving defence and 
tourism sectors make the Shoalhaven an appealing place to live and work.  

Demography 

Since the 1970’s the Shoalhaven LGA has experienced strong population growth. According to the 
2011 Census, the population was 92,805 and had a growth rate of 5.0% since 2006. The Shoalhaven’s 
average annual population growth rate during the 1990’s has consistently remained above the state 
average. From 2006 to 2011, the average annual growth rate of the Shoalhaven was 1.0%. 

Projections commissioned by Shoalhaven Council by forecast.id predict that the Shoalhaven’s 
population will continue to grow strongly over the next twenty years, but the rate of growth will 
plateau. Forecasts based on medium level growth indicate that the population of the Shoalhaven will 
reach 102,936 by the year 2021 and 119,467 by the year 2036 (table by forecast.id below). 
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The 2011 Census revealed that the Shoalhaven had a 36,646 person strong labour force. Of this 
number 33,846 persons were employed. The most significant job-generating industries in the 
Shoalhaven are health care and social assistance, retail trade and public administration and safety. 
Combined these industries account for approximately 37.5% of the entire workforce. 

Shoalhaven City's building approvals are a leading indicator of the general level of residential 
development, economic activity, employment and investment within the LGA. Residential building 
activity depends on many factors that vary with the state of the economy including interest rates, 
availability of mortgage funds, government spending, and business investment. 

 

 

 

  

Shoalhaven City

Year (ending June 30) Houses Other Total Houses Other Total

FYTD (2 mth) 100 36 136

2014-15 607 122 729 +83 +83 +166

2013-14 524 39 563 +30 -67 -37

2012-13 494 106 600 +95 +44 +139

2011-12 399 62 461 -87 -212 -299

2010-11 486 274 760 -18 +108 +90

2009-10 504 166 670 +126 +103 +229

2008-09 378 63 441 -56 -148 -204

2007-08 434 211 645 +4 +96 +100

2006-07 430 115 545 -30 +36 +6

2005-06 460 79 539 -274 -55 -329

2004-05 734 134 868 -259 +50 -209

2003-04 993 84 1,077 -72 -42 -114

2002-03 1,065 126 1,191 -103 +47 -56

2001-02 1,168 79 1,247

Number Annual change

Residential building approvals

Source: Australian Bureau of Statistics, Building Approvals, Australia (8731.0). Compiled and presented in 

profile.id
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Principal towns 

Berry 

 

General Description 
Berry is an historic settlement situated on the Princes Highway 15km north east of the major regional centre of Nowra and 
some 150km south of Sydney in the northern Shoalhaven.  Berry is surrounded by rural grazing lands and lifestyle 
properties and is a popular tourist destination particularly for weekend visitors. Berry and surrounds had a population of 
4,163 at 2011. 

Development 
Development in the Berry Township is predominantly residential in nature, ranging from 1940’s heritage style dwellings to 
contemporary timber framed and brick veneer residences constructed between 1970 – 1990. A premium is generally paid 
for heritage listed properties due to their central position in the township. 

Market Demand 
The township is generally a well held area with strong demand and limited supply. 65 improved residential sales and 12 
vacant residential land sales occurred between 1st July 2014 and 1st July 2015. 

General Comments 
Berry remains as a service centre for the surrounding rural lands offering some basic shopping facilities and service 
industries. The historic nature of the village adds to its overall appeal and it is a very popular weekend stopover due to its 
position on the Princes Highway. Rural residential home sites/hobby farms in the surrounding localities generally command 
prices in excess of $600,000 with sales this year recorded up to $2.69 million.  
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Bomaderry 

 

General Description 
Bomaderry is an established residential suburb situated approximately 3km north of the Nowra CBD on the 
northern side of the Shoalhaven River. Bomaderry is bounded by the Shoalhaven River on the south side, 
Bomaderry Creek on the west side and rural grazing lands to the north and east. The suburb had a population 
of 6,425 at 2011. 
 
Development 
Development in Bomaderry is predominantly residential in nature ranging from early 1960’s fibro housing 
commission residences in the older section of the town to modern project style brick veneer residences in the 
newer estates. Units and Villas are prevalent where zoning permits. 
 
Market Demand 
Strong demand for newer subdivisions with lower valued areas sought after by first homebuyers. 167 
improved residential sales and 11 residential vacant land sales occurred between 1st July 2014 and 1st July 
2015. 
 
General Comments 
Bomaderry is a residential suburb of the greater Nowra area and offers its own shopping, schools and 
sporting/leisure facilities. The suburb also has a large industrial component on its outer fringes with many light 
industrial/manufacturing companies’ as well as large multi-nationals such as Australian Paper and Manildra. 
The south coast rail line terminates at Bomaderry. 
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North Nowra 

 

General Description 
North Nowra is an established residential suburb situated approximately 3km north west of the Nowra CBD on 
the northern side of the Shoalhaven River. The suburb is surrounded by the rural/residential localities of 
Bangalee, Tapitallee and Cambewarra. North Nowra had a population of 5,446 at 2011. 
 
Development 
Development in North Nowra is predominantly residential in nature, ranging from 1960’s fibro housing 
commission residences in the older sections of the suburb to modern project style brick veneer residences in 
the newer sections. Villas and units are prevalent where zoning permits.  Large executive style residences are 
generally located in the areas that overlook the Shoalhaven River. 
 
Market Demand 
Steady demand due the large range of housing available throughout the suburb. Units and villas popular with 
retirees/first home buyers as entry point into market.  Newer subdivisions offering vacant sites have sold out 
quickly. 153 improved residential sales and 7 residential vacant land sales occurred between 1

st
 July 2014 and 

1
st

 July 2015. 
 
General Comments 
North Nowra is a residential suburb of the greater Nowra area and offers its own shopping, school and 
sporting facilities. It remains a service centre for the surrounding rural residential localities.  A small industrial 
subdivision is located on the western boundary of the residential development. 
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Nowra (including West Nowra, South Nowra) 

 

General Description 
Nowra is the main administrative service centre for Shoalhaven City, being located approximately 165 km 
south of Sydney on the Princes Highway, stretching southward from the Shoalhaven River. The township is 
bounded by rich alluvial flood plains to the east and vast expanses of National Park and State Forest to the 
west. The retail core of the town offers a wide variety of national supermarkets/franchises with bulky goods 
retail located away from the CBD at South Nowra. A variety of office space is available throughout Nowra, in 
close proximity to the towns centre, ranging from converted residences to multi storey buildings. The recently 
completed State Office Block houses various government tenants.  Nowra is also the manufacturing hub of the 
Shoalhaven with the “Flinders” industrial estate home to various large and small businesses providing services 
as diverse as boat building to the manufacture of valves and the provision of services to the naval air station.  
Nowra - West Nowra and South Nowra had a combined population of 13,291 at 2011. 
 
Development 
Ranges from 1940’s weatherboard cottages to 1960’s fibro housing commission dwellings in central Nowra, 
with fringe areas generally developed with contemporary brick veneer residences.  East Nowra was 
predominantly developed as a housing commission estate during the 1970’s whilst West Nowra and South 
Nowra are generally composed of newer project style brick veneer residences. Units, villas and townhouses 
are prevalent where zoning permits, generally in central positions close to the town centre. 
 
Market Demand 
Steady demand due to the large variety of housing and land available to cater for all sections of the market. A 
combined total of 307 improved residential sales and 136 residential vacant land sales occurred in Nowra, 
West Nowra and South Nowra between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
The combined Bomaderry / North Nowra / Nowra / Worrigee area had a total population of 28,608 at 2011. 
The large variety and value range of property caters for all sectors of the market. 
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Worrigee 

 

General Description 
Worrigee is a relatively recently developed residential suburb and adjacent rural locality situated 
approximately 3.5 km south east of the Nowra CBD. The suburb is bounded by the newly developed Carrington 
Park estate to the west, the rural localities of Terrara to the north and Worrigee and Brundee to the east, and 
the Worrigee Nature Reserve to the south. Worrigee had a population of 4,552 at 2011. 
 
Development 
Development in Worrigee is residential in nature, comprised mainly of modern project style brick veneer 
residences. There are some villas and units where zoning permits, but this type of development is more 
common in central Nowra. New residential subdivisions are generally limited to Worrigee and South Nowra as 
they have a good supply of vacant land. 
 
Market Demand 
Steady demand due the good mix of new houses, existing houses and vacant land available throughout the 
suburb.  Newer subdivisions offering vacant sites have generally sold out quickly. A popular area with first 
home buyers. 144 improved residential sales and 20 vacant residential land sales occurred between 1

st
 July 

2014 and 1
st

 July 2015. 
 
General Comments 
Worrigee is a residential suburb of the greater Nowra area and relies on Nowra for all shopping, school and 
sporting facilities. It is the most recently developed suburb of greater Nowra and remains one of the main 
growth centre of the area. 
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Greenwell Point 

 

General Description 
Greenwell Point is a popular riverside tourist village situated approximately 12 km east of Nowra on the shores 
of the Crookhaven River, being surrounded by the rich alluvial grazing land of the Brundee floodplain.  
Greenwell Point - Terrara and surrounding had a population of 1,989 at 2011. 
 
Development 
Development in the Greenwell Point village is predominately residential in nature with dwellings ranging from 
basic timber framed structures to more recent brick veneer residences.  The village is located on the shores of 
the Crookhaven River, providing a large number of properties with absolute or reserve water frontage or good 
river views.  Most properties are within easy walking distance to the Crookhaven River. 
 
Market Demand 
Limited supply as settlement has reached maximum growth potential. 37 improved residential sales and 4 
residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for waterfront properties or water views in this location. Majority of township is below 1:100 
flood line, therefore, requiring minimum floor height for development. Town offers limited retail facilities and 
small industrial area. 
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Orient Point 

 

General Description 
Orient Point is a popular riverside village situated on the shores of the Crookhaven River approximately 23 
km’s south east of Nowra (by road). It is within close proximity to the township of Culburra Beach. Orient Point 
and Culburra Beach had a combined population of 3,332 at 2011. 
 
Development 
Development in the Orient Point village is predominately residential in nature with dwellings ranging from 
basic timber framed structures to more recent brick veneer residences.  The village is located on the shores of 
the Crookhaven River, providing a large number of properties with reserve water frontage or good river views.  
Most properties are within easy walking distance to the Crookhaven River. 
 
Market Demand 
Generally a well held area, being popular with holiday home purchasers due to proximity to river and beaches.  
Limited supply as village has reached physical boundaries. 14 improved residential sales and 1 residential 
vacant land sale occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for waterfront reserve properties in this location and only one transacted this year. Waterfront 
land is mostly within 1:100 year flood zone requiring minimum floor heights. Properties on northern side of 
village are elevated and enjoy expansive river/mountain/ocean views. 
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Culburra Beach 

 

General Description 
Culburra is a popular ocean side village located approximately 23 km’s (by road) south east of Nowra. It is 
situated between Culburra and Warrain beaches, the Crookhaven River, Curleys Bay and Lake Woollumboola 
and is a popular tourist destination.  Culburra and Orient Point had a combined population of 3,332 at 2011. 
Culburra comprises the bulk of this population. 
 
Development 
Residential in nature with majority of development comprised of modest timber framed dwellings suitable for 
holiday occupation, interspersed with more modern brick veneer residences.  The location of the village 
between ocean, lake and river means that many properties have either absolute or reserve beach or water 
frontage, and the bulk of properties within the Culburra village are within walking distance of beach or water 
access. Units and villas are beginning to be developed on land suitably zoned as the village reaches the 
maximum development potential. Substantial architect designed residences generally occupy headland 
positions and beachfront land. 
 
Market Demand 
Good demand from holiday purchasers as well as permanent occupiers. 125 improved residential sales and 8 
residential vacant land sales occurred between 1

st
 July 2013 and 1

st
 July 2014. 

 
General Comments 
Premium paid for beach, river frontage or ocean views in this location. Some riverfront properties are within 
1:100 flood zone. Village offers diverse retail shopping centre (including Woolworths, petrol station and 
hardware) as well as public school and van parks.  Market supports 5 real estate agents within village. 
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Callala Bay 

 

General Description 
Callala Bay is a coastal village approximately 23kms south east from Nowra situated on the shores of Jervis 
Bay. It is surrounded by the pristine native bush land of the Jervis Bay National Park and Currambene State 
Forest.  Callala Bay - Currarong and surrounds had a combined population of 3,529 at 2011. 
 
Development 
Residential in nature with dwellings ranging from basic timber framed cottages suitable for holiday occupation 
to more modern brick veneer residences within the newer subdivisions of the village.  As the village has direct 
frontage to the shores of Jervis Bay many dwellings have significant views and the majority of the settlement is 
within easy walking distance of the water. Much of the waterfront development comprises substantial 
architect designed residences.   
 
Market Demand 
Good demand from holiday purchasers as well as permanent occupiers. 77 improved residential sales and 8 
residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for reserve water frontage or views over Jervis Bay. The village offers a recently developed retail 
shopping centre as well as a Public School.  Market supports three real estate agents within this locality 
servicing other nearby settlements also. Significant growth experienced since the provision of sewer and public 
school. 
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Callala Beach  

 

General Description 
Callala Beach is a popular coastal tourist village approximately 23kms south east of Nowra situated on the 
shores of Jervis Bay. It is surrounded by the pristine native bush land of the Jervis Bay National Park and 
Currambene State Forest.  Callala Bay - Currarong and surrounds had a combined population of 3,529 at 2011. 
 
Development 
Residential in nature with majority of development comprised of modest timber framed cottages suitable for 
holiday occupation, interspersed with more modern brick veneer residences.  The majority of the dwellings are 
within relatively easy walking distance of the shores of Jervis Bay. Many of the original holiday cottages are 
being re-developed with more substantial residences especially those with absolute beach frontage to Jervis 
Bay. 
 
Market Demand 
Good demand from holiday purchasers with permanent occupants relatively scarce. 66 improved residential 
sales and 7 residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for absolute beach frontage or reserve beach frontage in this location. Record sales achieved for 
absolute beach front properties since the beginning of 2003, being some of the highest valued along the entire 
coastline of the Shoalhaven City due to their unique position fronting Jervis Bay. The “Benton Sands” 
Community Title subdivision has been developed in this locality with all of the residential allotments sold and 
now re-selling.  There is a Bowling Club and Golf Course in the village with other services and facilities supplied 
in the nearby Callala Bay township. 
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Currarong 

 

General Description 
Currarong is a popular ocean side tourist village situated approximately 33kms south east of Nowra on the 
Beecroft Peninsula.  Callala Bay - Currarong and surrounds had a combined population of 3,529 at 2011. 
 
Development 
Residential in nature with majority of development comprised of modest timber framed dwellings suitable for 
holiday occupation, interspersed with more modern architect designed residences along the village’s ocean 
and creek frontages.  As the village has direct ocean frontage a large number of the residences enjoy 
significant ocean and beach views with most properties within easy walking distance of the ocean.   
 
Market Demand 
The market for properties within Currarong is largely driven by the holiday occupation market with few 
permanent occupiers. 20 improved residential sales and 1 residential vacant land sale occurred between 1

st
 

July 2014 and 1
st

 July 2015. 
 
General Comments 
Premium paid for reserve ocean frontage or absolute creek frontage in this small village.  Ocean front 
properties are generally well held.  Market remains strong within this locality as the village can never increase 
its size due to physical boundaries. Limited shopping facilities are available. Village has large council owned van 
park to cater for massive influx of tourists. 
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Huskisson 

 

General Description 
Huskisson is a very popular coastal tourist village situated approximately 22 km south east of Nowra on the 
shores of Jervis Bay and Currambene Creek.  Huskisson - Tomerong and surrounds had a population of 3,282 at 
2011. 
 
Development 
Residential in nature with the majority of development comprised of aged timber framed dwellings 
interspersed with more modern brick veneer residences.  The village has several areas that are zoned for 
residential unit development and has a thriving commercial centre. Direct frontage to Currambene Creek 
provides several highly valued absolute waterfront properties, and it’s position overlooking Jervis Bay allows 
some dwellings to achieve significant views. The majority of the properties in the village are within relatively 
easy walking distance of the water.   
 
Market Demand 
Strong demand exists from holiday purchasers as well as permanent occupiers. 35 improved residential sales 
occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for absolute frontage to Currambene Creek as this is the only safe deep water access to Jervis 
Bay. Due to the built up nature of this established village there are no sales of vacant land, and unit 
development is becoming increasingly popular with older dwellings being demolished for redevelopment. The 
village has a thriving commercial centre that incorporates a diverse range of retail activities as well as pub, Ex-
Servicemen’s Club and service station. Many of the eco-tourism ventures that run within the Jervis Bay Marine 
Park are based in this commercial centre.  
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Vincentia 

 

General Description 
Vincentia is a medium sized coastal village situated approximately 23kms south east of Nowra on the shores of 
Jervis Bay.  Vincentia - Erowal Bay and surrounds had a population of 5,049 at 2011.   
 
Development 
Residential in nature with majority of development comprised of contemporary brick veneer residences of a 
generally good standard. It’s position on the shores of Jervis Bay provides many reserve beach / water front 
properties and the sloping topography allows many of the dwellings to have significant views over the Bay. The 
majority of the village is within walking distance of one of the many beaches that adjoin the settlement.  Units 
and villas have been developed on land suitably zoned to provide alternate accommodation for both the 
holiday and permanent occupants.  The new Bayswood Estate residential subdivision has recently been 
developed to the west of the village. 22 of the vacant land sales mentioned below occurred in the Bayswood 
Estate. 
 
Market Demand 
Good demand from both holiday purchasers and permanent occupiers. 129 improved residential sales and 15 
residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for beachfront properties in this location. The township has a thriving commercial centre that 
incorporates a Bi-Lo Supermarket as well as various other retail outlets.  The high school and Council pool are 
located on the western fringe of Vincentia with a large englobo parcel of land in this location to be developed 
for the greater St Georges Basin area shopping centre.  The new Bayswood Estate residential subdivision has 
recently been developed to the west of the village. 
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Hyams Beach 

 

General Description 
Hyams Beach is a popular ocean side tourist village situated approximately 26kms south east of Nowra on the 
shores of Jervis Bay. The village is in close proximity to HMAS Creswell and the Booderee National Park.  
Vincentia - Erowal Bay and surrounds had a population of 5,049 at 2011.   
 
Development 
Residential in nature with majority of development comprising modest timber framed dwellings suitable for 
holiday occupation, interspersed with more modern architect designed residences on reserve or absolute 
waterfront allotments.  As the village has ocean and beach frontage many dwellings have significant views 
over Jervis Bay and the surrounding coastline.  All properties are within easy walking distance of the shores of 
Jervis Bay. There is a small pocket of community title and strata development toward the southern end of the 
village. 
 
Market Demand 
Good demand from holiday purchasers but generally well held location. 11 improved residential sales and no 
residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for absolute or reserve beach front properties and water views in this Bay side location. Basic 
corner shop style facilities add to the overall appeal of this semi-secluded village. The adjoining beaches are 
reputed to have the whitest sand in the world. 
 



 
 
Rating and Taxing Valuation Procedures Manual v6.6.2 
 
 
 

 

 

Rating and Taxing Valuation Procedures Manual v6.6.2 Page 27 
 

Erowal Bay 

 

General Description 
Erowal Bay is a popular water side village situated approximately 25kms south east of Nowra on the north 
easternmost shores of St Georges Basin. The pristine native bush land of the Jervis Bay National Park adjoins 
the village to the east. Vincentia - Erowal Bay and surrounds had a population of 5,049 at 2011. 
 
Development 
Residential in nature with majority of development comprised of modest timber framed dwellings suitable for 
holiday occupation with some pockets of more modern brick veneer residences.  The village has frontage to St 
Georges Basin providing a number of the properties with direct access to this waterway, with others enjoying 
significant views.  
 
Market Demand 
Good demand from predominantly holiday purchasers.  20 improved residential sales and 3 residential vacant 
land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for properties with water frontage to St Georges Basin. The village is generally well held as no 
expansion of the physical boundaries is possible due the adjoining National Park. Basic corner shop style 
facilities are available but the village relies on the nearby suburbs of Vincentia or Sanctuary Point for the bulk 
of services.  
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Old Erowal Bay 

 

General Description 
Old Erowal Bay is a small residential village situated approximately 24kms south east from Nowra on the 
shores of Erowal Bay, which is a small and relatively shallow backwater of the St Georges Basin.  Vincentia - 
Erowal Bay and surrounds had a population of 5,049 at 2011.   
 
Development 
Residential in nature with majority of development comprised of modest timber framed and brick veneer 
dwellings. The village has frontage to a small brackish creek as well as Erowal Bay, providing some waterfront 
reserve properties. 
 
Market Demand 
Good demand from permanent residents with retirees and first home buyers being prevalent in this location.  
29 improved residential sales and 5 residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 

2015. 
 
General Comments 
Only a small number of properties in this location have reserve frontage to Erowal Bay and views of the 
waterway with the majority of allotments having no significant outlook. The village is reliant on surrounding 
suburbs for the provisions of services and some of the allotments adjoining Worrowing Creek are within the 
1:100 flood zone. Henry Kendall Coastal Waters Retirement Village has recently been developed on the south 
western boundary of the village.  
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Sanctuary Point 

 

General Description 
Sanctuary Point is a sprawling residential suburb situated approximately 32 km’s (by road) south of Nowra 
along the northern shoreline of the St Georges Basin waterway.  The suburb had a population of 6,609 at 2011. 
 
Development 
Residential in nature with the majority of development comprised of modest timber framed dwellings that 
were developed during the early 70’s, with more modern brick veneer residences in more recently developed 
areas. The township has extensive frontages to the St Georges Basin waterway providing many allotments with 
reserve water frontage and significant views.  Units and villas have been developed on land suitably zoned. 
 
Market Demand 
Good demand from both permanent and holiday purchasers throughout this location. 282 improved 
residential sales and 59 residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for waterfront positions, proximity to water and newer areas in this location. Some of the 
allotments are within the 1:100 flood zone and as such are subject to a minimum floor height. The village 
offers a diverse retail shopping centre that has been designed to service the surrounding villages as well.  
Sanctuary Point has a public school, Country Club (complete with golf course), caravan park and a motel. 
Sanctuary Point is the largest residential area within the St Georges Basin district. 
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St Georges Basin 

 

General Description 
St Georges Basin is an established residential suburb situated approximately 23.5 km south of Nowra and is 
located adjoining the northern shores of the St Georges Basin waterway.  St Georges Basin – Basin View had a 
population of 4,031 as at 2011.   
 
Development 
Residential in nature with dwellings ranging from modest timber framed structures to new project style brick 
veneer residences within the newer subdivisions. The village has an extensive frontage to St Georges Basin and 
many of the properties have direct frontage to the waterway and achieve excellent views. 
 
Market Demand 
Good demand from holiday purchasers as well permanent occupiers.  97 improved residential sales and 23 
residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for properties with frontage to St Georges Basin in this location.  Diverse but poorly set out 
village strip shopping centre includes some minor retail, light industrial uses and a hotel.  
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Basin View 

 

General Description 
Basin View is a small coastal village situated approximately 23.5 km south of Nowra on the north western 
shores of St Georges Basin.  St Georges Basin – Basin View had a population of 4,031 as at 2011.   
 
Development 
Residential in nature with the majority of development comprised of modest timber framed dwellings 
interspersed with more modern brick veneer residences. The village has direct frontage to St Georges Basin 
providing a number of properties with absolute and reserve water frontage and also significant views. The 
majority of the village is within easy walking distance of the shores of St Georges Basin.  
 
Market Demand 
Good demand from holiday purchasers as well as permanent occupiers. 37 improved residential sales and 4 
residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for water frontage properties or those with significant water views. The village offers some basic 
retail shopping facilities as well as a public school. Some properties on the northern fringe of Basin View are 
within the 1:100 flood zone and are subject to minimum floor height requirements.  
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Sussex Inlet 

 

General Description 
Sussex Inlet is a popular coastal village situated approximately 32kms south of Nowra and 11kms south east of 
the Princes Highway, on the western shore of the narrow inlet connecting St Georges Basin to the Tasman Sea.  
Sussex – Cudmirrah and surrounds had a population of 4,122 at 2011.   
 
Development 
Residential in nature with development ranging from modest timber framed dwellings originally constructed 
for holiday occupation, with more modern brick veneer residences in the most recently developed sections of 
the village.  The village has extensive frontage to the main Sussex Inlet channel and a significant number of 
properties have good deep water frontage. The ‘Riviera Keys’ subdivision at Sussex Inlet comprises a series of 
man-made canals that provides each allotment within the subdivision with absolute deep water frontage and 
access to the main Sussex Inlet waterway. Many of the dwellings within the canal subdivision are substantial 
residences of modern appearance. Units and villas are prevalent throughout the village, particularly in 
association with the Inasmuch Retirement Village. A new residential subdivision known as Taylors Rise has 
recently been developed on the western fringe of the Sussex urban area. 
 
Market Demand 
Good demand from holiday purchasers as well as permanent occupiers and retirees. 166 improved residential 
sales and 26 residential vacant land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for properties with frontage to the main Sussex Inlet channel and canal system.  Large sections 
of waterfront land within the 1:100 flood zone. Due to the relatively isolated nature of the village it offers a 
diverse retail shopping centre as well as a public school, sporting facilities and many tourist van parks.  The 
village has a large number of retirees due in part to the Illawarra Retirement Trust having both self care and 
hostel style accommodation available.  
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Cudmirrah/Berrara 

 

General Description 
Cudmirrah and Berrara are popular ocean side tourist villages situated side by side approximately 32 km south 
of Nowra, 10 km east of the Princes Highway alignment and 7 km south of Sussex Inlet. Cudmirrah and Berrara 
are wedged between the Tasman Sea to the south and east, Swan Lake to the north, the Cudmirrah and 
Conjola National Parks to the west and Berrara Creek to the south west.  Sussex – Cudmirrah and surrounds 
had a population of 4,122 at 2011.   
 
Development 
Residential in nature with majority of development comprised of modest timber framed dwellings originally 
constructed for holiday accommodation, interspersed with more modern brick veneer residences. Substantial 
architect designed residences inhabit in many of the positions overlooking the ocean. 
 
Market Demand 
Well held locality with demand predominantly from holiday purchasers.  There were 11 improved residential 
sales in Berrara and 18 improved residential sales at Cudmirrah between 1

st
 July 2014 and 1

st
 July 2015. There 

were no vacant land sales. 
 
General Comments 
Premium paid for beach, lake, creek or ocean frontage, ocean views and proximity to water in this location. 
Both villages are reliant on the nearby Sussex Inlet for most services. General Store/Cafe and Petrol facilities 
are available at Cudmirrah.  The villages are incapable of further expansion due to the physical boundaries of 
the adjoining Cudmirrah and Conjola National Parks. 
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Bendalong 

 

General Description 
Bendalong is a popular ocean side tourist village situated approximately 45 km south from Nowra and 11 km 
south east of the Princes Highway alignment, bounded by the pristine native bush land of the Conjola National 
Park.  The village had a population of 57 at 2006 census. 
 
Development 
Residential in nature with majority of development comprised of modest timber framed dwellings originally 
constructed for holiday accommodation, with very few modern brick veneer residences.  As the village is 
located on an elevated headland the many of the properties have good ocean, beach and coastal views and 
are within easy walking distance of the beach.  
 
Market Demand 
This is a tightly held area with a very small permanent population and good demand from holiday purchasers. 
There have been 6 improved residential sales and 3 vacant residential land sales recorded between 1

st
 July 

2013 and 1
st

 July 2014. 
 
General Comments 
Premium paid for properties in the North Bendalong area which is a secluded position away from the village 
centre. Basic village retail facilities available including petrol supplies and takeaway plus very popular council 
operated van park.  Values historically remain high in this location due to the well-held nature and relative 
scarcity of properties coming onto the market. 
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Manyana / Cunjurong Point / Berringer Lake 

 

General Description 
Manyana is a popular ocean side village situated approximately 45 km south of Nowra and 13 km south east of 
the Princes Highway alignment. The adjoining villages of Cunjurong Point and Berringer Lake are situated to 
the south and west being located on the entrance to the Conjola Lake waterway and the Berringer Lake 
waterway respectively.  The villages had a total combined population of 566 at 2006 census. 
 
Development 
Residential in nature with majority of development comprised of modest timber framed dwellings originally 
constructed for holiday occupation, interspersed with more modern brick veneer residences. Manyana has 
ocean frontage and a good proportion of the village is in a prominent headland with many properties achieving 
significant ocean and coastal views. Most of the properties in the eastern section of the village are within easy 
walking distance of the beach. Ocean front properties are generally developed with more substantial architect 
designed residences. Cunjurong Point has reserve ocean and lake frontage, and Berringer Lake also has lake 
frontage. Similar older style dwellings make up development in these villages. 
 
Market Demand 
Good demand from predominantly holiday purchasers as well as permanent occupiers. There were 44 
improved residential sales and 10 vacant land sales in Manyana plus 3 improved residential sales in Cunjurong 
Point and 1 sale in Berringer Lake between 1st July 2014 and 1st July 2015. 
 
General Comments 
Premium paid for beach frontage or ocean views in this location although market historically strong due to the 
holiday appeal of this relatively isolated village.  The overall expansion of the village is somewhat limited by 
the adjoining Conjola National Park, however, the provision of sewer has now enabled further subdivision 
towards the north western fringe of the village. 
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Fishermans Paradise 

 

General Description 
Fisherman’s Paradise is a small lakeside village situated approximately 45 km south of Nowra and some 9 km 
north of Milton on the shores of the Conjola Creek.  The village had a population of 378 at 2006 census. 
 
Development 
Residential in nature with majority of development comprised of timber framed dwellings of various ages 
interspersed with more recently constructed brick veneer residences. The village has direct frontage to Conjola 
Creek which is a tributary of Conjola Lake, and a small number of dwellings have reserve frontage to this 
waterway.  
 
Market Demand 
Average demand from permanent occupiers, particularly first home buyers as the area is traditionally lower 
valued than other nearby villages. 19 improved residential sales and 1 vacant residential land sale occurred 
between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Fisherman’s Paradise is a very small residential village situated on the north western fringe of the Lake Conjola 
waterway. The village is totally reliant upon the nearby townships of Milton or Ulladulla for the provision of its 
services. 
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Lake Conjola / Conjola Park 

 

General Description 
Lake Conjola is a popular lake and ocean side tourist village situated approximately 50 km south of Nowra and 
some 7 km north east of Milton, stretching along the southern shore line of the narrow inlet connecting 
Conjola Lake with the Tasman Sea.  Conjola Park is a popular lake side residential village situated 
approximately 5km west of the Lake Conjola village on the south western shores of Conjola Lake. Lake Conjola 
village had a population of 372 while Conjola Park had a population of 315 at 2006 census. 
 
Development 
Residential in nature with development ranging from modest timber framed dwellings originally constructed 
for holiday occupation, to more modern brick veneer residences that have been erected over the past 10 to 15 
years. Lake Conjola village has a long frontage to Conjola Lake providing a good number of properties with 
either direct or reserve lake frontage, and the elevated and sloping topography of the Conjola Park village 
means that many properties enjoy significant views over the lake. Large residential sites are available on the 
eastern most fringes of the village as part of the “Conjola Sands” Estate. 
 
Market Demand 
Good demand from predominantly holiday purchasers as well as some permanent occupiers. There were 16 
improved residential sales and 3 vacant residential land sales in Conjola Park, with 17 improved residential 
sales and 4 vacant residential land sales in Lake Conjola between 1st July 2014 and 1st July 2015. 
 
General Comments 
Premium paid for reserve or absolute lake frontage or lake views in this location with the majority of the water 
front properties within the 1:100 flood zone and requiring minimum floor heights for any development.  
Village offers basic shopping facilities only, being reliant on the Milton / Ulladulla townships for major services. 
The village has several Van parks to service tourist accommodation needs. 
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Milton 

 

General Description 
Milton is a historic rural village situated approximately 52 km south of Nowra and 6 km north west of Ulladulla 
in the southern Shoalhaven.  The village had a population of 1,439 at 2011. 
 
Development 
Residential in nature ranging from historic timber framed residences to modern executive style brick veneer 
residences in the newer section of the village.  Most properties within the village have pleasant escarpment 
and rural views over the surrounding grazing land with sections of the village achieving distant ocean views. 
 
Market Demand 
There is generally a good level of demand from permanent occupiers within this settlement. 28 improved 
residential sales and 35 vacant residential land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for rural/residential home sites on the fringe of the township.  The village is located on the 
Princes Highway and as such is popular with passing tourists enabling a thriving retail strip shopping centre to 
exist. Although the village has its own retail centre, it is still somewhat reliant on the nearby Ulladulla for 
complete range of services etc. The village is home to the Milton/Ulladulla Hospital and also has a private 
school 
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Narrawallee 

 

General Description 
Narrawallee is a popular ocean and creek side suburb situated approximately 5 km north of Ulladulla and some 
50 km south of Nowra in the southern Shoalhaven.  Mollymook – Narrawallee and surrounds had a population 
of 4,518 at 2011. 
 
Development 
Residential in nature with the northern and eastern sections of the suburb developed with modest timber 
framed dwellings originally constructed for holiday occupation, and the southern and western areas being 
developed with modern brick veneer residences within the more recently developed subdivisions.  The 
northern and eastern sections of the suburb are generally within easy walking distance of Narrawallee Beach. 
 
Market Demand 
Good demand from both holiday purchasers as well as permanent occupiers. 47 improved residential sales and 
6 vacant residential land sale occurred between 1

st
 July 2013 and 1

st
 July 2014.  

 
General Comments 
Premium paid for beachfront positions or ocean views within this suburb. The recently subdivided western 
section of Narrawallee has been popular over previous years due to the abundant supply of vacant allotments, 
however, most have now been developed. 
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Mollymook / Mollymook Beach 

 

General Description 
Mollymook / Mollymook Beach are popular tourist resort and residential suburbs situated approximately 2 km 
north of Ulladulla and some 53 km south of Nowra in the southern Shoalhaven.  Mollymook – Narrawallee and 
surrounds had a population of 4,518 at 2011. 
 
Development 
Residential in nature with the majority of development comprising contemporary timber framed and brick 
veneer dwellings with more substantial architect designed residences on allotments adjoining the beach 
frontage or overlooking the ocean/beach. The suburbs have a good frontage to Mollymook Beach providing 
many of the properties with reserve or absolute beach frontage or significant views, and the majority of the 
suburbs are within relatively easy walking distance of the beach.  Units and villas are prevalent on land suitably 
zoned for both holiday and permanent occupation.   
 
Market Demand 
Good demand from both holiday purchasers and permanent occupiers. 143 improved residential sales and 29 
vacant residential land sales occurred in Mollymook and Mollymook Beach combined between 1

st
 July 2014 

and 1
st

 July 2015. 
 
General Comments 
Premium paid for absolute beach front or elevated cliff top allotments with views over Mollymook Beach and 
the surrounding coastline. Multi-storey holiday accommodation is prevalent towards the southern end of the 
village in the location close to the Mollymook Golf Club and Golf Course, and an 18 hole championship golf 
course is located between the two suburbs.  The suburb is reliant on the nearby Ulladulla for retail shopping, 
schools, leisure facilities and other services. Traditionally the highest valued suburbs throughout the 
Milton/Ulladulla district due to its appeal to holiday makers. 
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Ulladulla 

 

General Description 
Ulladulla is the main service centre for the southern Shoalhaven being approximately 55 km south of Nowra.  
This is a sprawling suburb that was originally built around the Ulladulla Harbour, but has gradually expanded 
into the former rural lands towards the west and north.  The township had a population of 6,083 at 2011.   
 
Development 
Residential in nature varying from 1960’s fibro housing commission style residences through to modern 
project style brick veneer residences, with large architect designed residences in positions overlooking the 
ocean and surrounding coast line.  Due to the coastal nature and the sloping topography of the township many 
of the dwellings have ocean frontage or significant views. Units and villas are predominant on land suitably 
zoned and are generally for permanent occupation rather than short term holiday rentals.   
 
Market Demand 
Good demand from permanent occupiers as well as holiday purchasers in areas closer to the ocean. 186 
improved residential sales and 71 vacant residential land sales occurred between 1st July 2014 and 1st July 
2015. 
 
General Comments 
Premium paid for ocean frontage or ocean views in this location. New subdivisions on the western and 
northern fringes of the village have sold steadily over previous years.  Ulladulla provides the main retail and 
commercial centre for the southern Shoalhaven providing a diverse retail shopping centre that includes a 
majority of the national retailers. Ulladulla Harbour houses the main fishing fleet for the South Coast with a 
local Co-op and various processing outlets.  Ulladulla provides public schools, high schools, leisure and 
community facilities to the surrounding suburbs.  The industrial estate is the focal point of many 
manufacturing and service industries in the southern section of Shoalhaven City. 
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Kings Point 

 

General Description 
Kings Point is a small lakeside village situated approximately 3.5 km south west of Ulladulla and 2 km west of 
the Princes Highway alignment on the shores of Burrill Lake.  Burrill Lake – Lake Tabourie and surrounds had a 
population of 2,715 at 2011.  
 
Development 
Residential in nature with development ranging from modest timber framed dwellings originally constructed 
for holiday occupation, interspersed with contemporary brick veneer residences. The village has extensive lake 
frontage and many dwellings have reserve frontage to this waterway or enjoy significant views. The majority of 
the village is within walking distance to the lake but the steep topography of the village limits this somewhat.   
 
Market Demand 
Generally a limited demand largely from permanent occupiers as well as some holiday purchasers. 16 
improved residential sales and 1 vacant land sales occurred between 1st July 2013 and 1st July 2014. 
 
General Comments 
Premium paid for Lake Frontage properties in this location. The village is reliant on the nearby Ulladulla 
township for all services. 
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Burrill Lake 

 

General Description 
Burrill Lake is a small ocean and lake side tourist village situated in the southern Shoalhaven approximately 4 
km south west of Ulladulla on the shores of Burrill Lake.  Burrill Lake – Lake Tabourie and surrounds had a 
population of 2,715 at 2011. 
 
Development 
Residential in nature with development ranging from modest timber framed dwellings originally constructed 
for holiday occupation, interspersed with more modern brick veneer residences.  The village has extensive lake 
frontage and many of the dwellings have absolute or reserve frontage to this waterway. A new subdivision is 
being developed on the south eastern side of the Princes Highway between the Burrill Lake and Dolphin Point 
villages. 
 
Market Demand 
Good demand from largely permanent occupiers as well as holiday purchasers. 52 improved residential sales 
and 6 vacant residential land sales occurred at Burrill Lake between 1

st
 July 2014 and 1

st
 July 2015.  The 

majority of the vacant residential land sales occurred in the new subdivision on the eastern side of the Princes 
Highway. 
 
General Comments 
Premium paid for absolute or reserve lake frontages in the low lying western section, ocean views in the 
elevated eastern part. The western part of the village is predominantly within the 1:100 flood zone and 
therefore subject to minimum floor height requirements.  Village provides small retail centre and has 2 van 
parks. Village is largely reliant on the nearby town of Ulladulla for services. 
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Dolphin Point 

 

General Description 
Dolphin Point is a popular ocean side tourist village situated approximately 5.5 km south of Ulladulla at the 
mouth of Burrill Lake.  Burrill Lake – Lake Tabourie and surrounds had a population of 2,715 at 2011. 
 
Development 
Residential in nature with the majority of the development comprised of modest timber framed dwellings 
originally constructed for holiday occupation with few modern brick veneer residences.  As the village is 
somewhat elevated and has ocean and lake frontage, many dwellings have significant coastal views with beach 
access within easy walking distance. 
 
Market Demand 
Generally good demand from predominantly holiday purchasers as well a small percentage of permanent 
occupiers.  Well held area with only 7 improved residential sales and no vacant residential land sales occurring 
between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for reserve ocean front properties with expansive views in this location. A large residential 
subdivision is currently being developed on the western fringe of this small village with the majority of 
allotments sold off the plan.  Re-sales of lots in the adjoining subdivision are now prevalent. Dolphin Point is 
entirely reliant on the Ulladulla township for the provision of services. 
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Lake Tabourie 

 

General Description 
Lake Tabourie is a popular tourist village situated approximately 12 km south west of Ulladulla on the narrow 
inlet connecting Tabourie Lake to the Tasman Sea.  Burrill Lake – Lake Tabourie and surrounds had a 
population of 2,715 at 2011. 
 
Development 
Residential in nature with development ranging from modest timber framed dwellings to modern project style 
brick veneer residences. The eastern section of the village adjoining the inlet has a number of allotments with 
absolute frontage to this waterway, and the remainder of properties in this part are within walking distance to 
secluded beaches. The northern and western sections of the village contain the most recent development. 
 
Market Demand 
Generally good demand that is generated predominately from holiday purchasers as well as permanent 
occupiers. 19 residential improved sales and 2 vacant residential land sales occurred between 1

st
 July 2014 and 

1
st

 July 2015. 
 
General Comments 
Premium paid for lake front properties and those at the eastern most end of the village adjoining the pristine 
native bush land of Meroo National Park. The village offers very basic shopping facilities including takeaway 
and petrol station but is reliant on nearby Ulladulla for most services and facilities. 
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Bawley Point  

 

General Description 
Bawley Point is a popular ocean side tourist village situated approximately 18 km south of Ulladulla and 6 km 
east of the Princes Highway alignment in the southern Shoalhaven. The village features several prominent 
headlands and many excellent beaches. Bawley Point had a population of 565 at 2006 census. 
 
Development 
Residential in nature with development varying from modest timber framed dwellings originally constructed 
for holiday occupation interspersed with more modern brick veneer residences, with large architect designed 
structures on headland or oceanfront positions.  The village has extensive ocean and beach frontage and many 
dwellings have significant coastal views available.  The majority of the settlements is within easy walking 
distance to one of the many beaches. 
 
Market Demand 
Generally good demand from a predominately holiday orientated market. 36 improved residential sales and 15 
vacant residential land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for reserve beachfront or oceanfront allotments in this location, or those with coastal views. 
Due to the semi-isolated location of the village it provides its own diverse retail shopping centre to cater for 
both the local and tourist population. Generally all major services are supplied by the nearby town of Ulladulla. 
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Kioloa 

 

General Description 
Kioloa is a popular ocean side tourist village situated approximately 24 km south of Ulladulla and 8 km east of 
the Princes Highway alignment in the southern Shoalhaven. It is bounded by the Murramarang National Park 
to the west and south and the Tasman Sea to the east.  Kioloa had a population of 193 residents at 2006 
census. 
 
Development 
Residential in nature with development varying from modest timber framed dwellings originally constructed 
for holiday occupation interspersed with more modern brick veneer residences. Some large architect designed 
structures occupy headland or oceanfront positions.  The village has extensive ocean and beach frontage and 
many dwellings have significant coastal views available.  The majority of the settlements is within easy walking 
distance to one of the many beaches. A relatively new subdivision is being developed on the western fringe of 
the village with many vacant allotments still remaining. Kioloa has 3 caravan parks to cater for influx of 
tourists. 
 
Market Demand 
Generally good demand from a predominantly holiday orientated market. 9 improved residential sales and 2 
vacant residential land sales occurred between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Premium paid for reserve beachfront or oceanfront allotments in this location, or those dwellings with coastal 
views. Kioloa relies on the diverse retail shopping centre at Bawley Point, but generally all major services are 
supplied by the nearby town of Ulladulla. 
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Depot Beach / Durras North 

 

General Description 
Durras North and Depot Beach are small ocean side tourist villages situated approximately 35 km south of 
Ulladulla and 5 km east of the Princes Highway alignment in the southern Shoalhaven. Durras is situated at the 
mouth of the Durras Lake, with Depot Beach being approximately 2km to the north east. Both villages are 
surrounded by the Murramarang National Park and the Tasman Sea, and the northern shores of Durras Lake 
form the southern most boundary of the city of Shoalhaven. Durras North has a population of approximately 
55 people. 
 
Development 
Residential in nature with the majority of the development comprised of modest timber framed dwellings that 
were constructed in the early 50’s and 60’s. The Depot Beach and Durras North villages both have ocean 
frontage, with Durras North also enjoying Lake frontage, and as such most of the dwellings have significant 
views and are within easy walking distance of either the lake or ocean, or both. A large council owned caravan 
park operates in the village. 
 
Market Demand 
A very well held area with strong demand from holiday purchasers. 2 improved sales occurred at Durras North 
and 1 improved sale occurred at Depot Beach between 1

st
 July 2014 and 1

st
 July 2015. 

 
General Comments 
Considerable premiums paid in these very unique and isolated beachfront villages, particularly Depot Beach. 
Dwellings are usually past onto other family members rather than being offered on the open market. Basic 
village shopping facilities are available at Durras North as part of the Council caravan park. 
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Main industries 

Manufacturing, defence, tourism and agriculture represent the core income generating economic 
activities for the Shoalhaven LGA. The agricultural sector remains an important economic activity in 
the region. The gross value of produce in the 2001 season was $34.7M from such rural activities as 
dairy farming, nursery products, seeds and cut flowers. 

According to the ABS, as of 2011 there were 6,748 businesses operating in the Shoalhaven LGA. This 
healthy growth in new business is largely due to the strong emphasis placed on economic 
development by Shoalhaven City Council, which has successfully encouraged a significant number of 
firms to relocate or set up in the area. 

The Shoalhaven has developed a dynamic manufacturing industry. With a total of 317 manufacturing 
businesses throughout the region in 2011, the region has more than doubled the size of its 
manufacturing industry over the past 25 years.  There has been substantial expansion of the 
Manildra Group’s ethanol and starch plant at Bomaderry over the last decade or so, however, the 
paper mill at Bomaderry (which was a major employer between the 1960s and 1990s) has recently 
ceased operation. 

Many internationally recognised Defence contractors operate in the Shoalhaven including Raytheon, 
Pelair, Boeing, British Aerospace, Air Target Services and Air Affairs. The Department of Defence 
operates a number of facilities in the Shoalhaven LGA, the largest being HMAS Albatross just south of 
Nowra. In all, the Defence industry contributes approximately $60,000,000 in annual salaries and 
2000 jobs to the local economy. The Defence Department’s capital expenditure over the next few 
years is estimated to be around $150,000,000. 

The education and training services and facilities available in the Shoalhaven represent a valuable 
asset for the region. The Shoalhaven Education Precinct - a new strategic development combining 
the University of Wollongong, the Illawarra Institute of Technology and the State Government - is 
providing the region with new economic development opportunities. At the centre of development 
is a new joint campus for the University of Wollongong and Illawarra Institute of Technology at 
Mundamia, to the west of Nowra, providing students with the opportunity to study locally. The 
Campus includes graduate schools of medicine and teaching. 

The agricultural sector remains an important economic activity for the Shoalhaven. Dairy, nursery 

products, seeds and cut flowers are key rural activities having a gross value of produce of around 

$40,000,000 while Shoalhaven’s fishing industry is estimated to contribute $25,000,000 to the area’s 

economy. The local abalone industry has achieved significant success in exporting its products to 

Japan. Aquaculture development within Shoalhaven is growing both on land and within the marine 

environment.  The Shoalhaven has a very strong natural resource base including rich agricultural 

land, forests and vast waterways. Opportunities for growth in agriculture exist in value added dairy 

products, aquaculture, grape and berry growing, viniculture, organic farming, ecotourism, the 

nursery industry and turf farming.  
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Significant retail centres 

The Shoalhaven’s retail sector is dominated by the regional township of Nowra with a number of 
major retail and supermarket chains such as Kmart, Woolworths, Coles and Aldi already operating.  
The commercial centre is somewhat disjointed with the main retail centre located on the western 
side of the Princes Highway and centred around Junction Street, however, the major shopping centre 
(Stockland’s Nowra fair) is situated towards the eastern fringe of town.  Shoalhaven City Council has 
several large holdings (public car parking) within the main CBD and has recently been seeking 
expressions of interest for redevelopment into a major centre within the core of town.  Bulky goods 
retail development is situated to the south of the town and is centred on the Princes Highway 
alignment and Central Avenue. 

The southern coastal township of Ulladulla is the administrative and commercial hub for the 
southern Shoalhaven. Most of the major supermarket chains are duplicated, albeit on a smaller 
scale, as for Nowra with various Local and State Government instrumentalities also providing 
services.  There is a newly developed district centre at Vincentia which will also include a major 
supermarket and specialty shops to service the greater St Georges basin locality. 

Type of residential development 

The Shoalhaven LGA contains a number of coastal and rural settlements, with the majority of 
development located around the major centres of Nowra and Bomaderry. A smaller amount of 
residential development is located within Milton and Ulladulla towards the southern section of the 
LGA and a significant area of development is also located along the shores of Jervis Bay and St 
Georges Basin. The Shoalhaven region encompasses several types of residential developments. The 
majority of residential properties in the region are single residential dwellings located in towns or 
villages followed by a large number of such dwellings located in rural locations on both hobby and 
larger farms. Shoalhaven City has a number of small residential unit developments and townhouse 
style properties generally interspersed with the more standard development and mostly located 
close to town centres. 
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State and Local Government Legislation for 

LGA 
Council has prepared Shoalhaven Local Environmental Plan (LEP) 2014 in accordance with the NSW 
Standard LEP Instrument and requirements set by NSW Planning & Infrastructure (P&I). The LEP 
controls development through land zonings and other planning provisions and guides planning 
decisions made by Council. It also incorporates the strategic direction outlined in the Nowra 
Bomaderry Structure Plan and other strategic plans. The LEP replaces the Shoalhaven LEP 1985. 

Shoalhaven Local Environmental Plan (Jerberra Estate) 2014 was published on 14 February, and 
legally commenced on 22 February 2014 and is a “stand-alone” LEP.  This means that this LEP applies 
only to the Jerberra Estate and no other LEP applies to the area to which it applies. This LEP was 
made through the Planning Proposal process.  It has been prepared using the Standard LEP Template 
which mandates much of the format of the clauses and the mapping.  It will eventually be 
incorporated into the Shoalhaven LEP 2014.   

On 22 October 2014, all of Shoalhaven's current DCPs and some planning policies were consolidated 
into a single DCP covering the Shoalhaven Local Government Area (LGA). Council mostly retained the 
controls and guidelines of the now redundant DCPs; however, these were reformatted into a single, 
simplified document that is easier to read. Council has also used this opportunity to remove 
redundant controls and clarify the intent of previous DCPs.  

The DCP is divided into 63 individual chapters that have been grouped in Generic or Area Specific 

chapters as follows:  

Generic chapters - These relate to all development types across Shoalhaven or relate to specific 

development types that occur across Shoalhaven. 

Area Specific controls - These apply to specific areas within Shoalhaven and generally apply to a 

range of development types. The area specific chapters have been divided into: 

 Various Areas - controls that relate to various areas throughout the LGA such as lot 

averaging subdivision controls. 

 Nowra Bomaderry Urban Release Areas - controls that relate to urban release areas 

nominated in SLEP 2014. 

 North Shoalhaven Area Specific Chapters - controls that relate to towns and villages located 

between Berry and Jervis Bay. 

 South Shoalhaven Area Specific Chapters – controls that relate towns and villages from 

Sussex Inlet to Durras. 

The purpose of this Development Control Plan (DCP) is to provide detailed guidance and provisions 

for the use of land. The controls in the DCP inform design and assessment of new development as 

follows;  
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Since August 2002, legal standards have been in place for the safe construction of buildings in 

bushfire prone areas in NSW. These standards are set out in a document produced by the Rural Fire 

Service called "Planning for Bushfire Protection 2006" guidelines and must be addressed in the 

preparation of a development application for land identified on the Bushfire Prone Land map. 

Standards include: 

 adequate setbacks from bushland 

 inclusion of reduced fuel areas (Asset Protection Zones) 

 correct siting 

 access roads for firefighters and residents. 

Bushfire protection standards must be included in development applications submitted to Council 

for existing or proposed development in bushfire prone area. 

Interim Policy – Areas of Coastal Management - aims to guide development in areas of coastal 

instability in the interim period until such time that draft Development Control Plan (DCP) No 118 – 

Areas of Coastal Management is adopted by Council. 

Development Application (DA) in coastal instability areas must demonstrate that the proposal 

satisfies these planning criteria. Information is also required to be submitted with the application as 

part of the Statement of Environmental Effects (SEE), as appropriate to the scale and location of the 

proposal as follows; 

 Development avoids or minimises exposure to immediate coastal risks (within the 

immediate hazard area or floodway). 

 Development provides for the safety of residents, workers or other occupants onsite from 

risks associated with coastal processes. 

http://www.shoalhaven.nsw.gov.au/Planningamp;Building/Mapsonline.aspx
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 Development does not adversely affect the safety of the public off-site from a change in 

coastal risks as a result of the development. 

 Development does not increase coastal risks to properties adjoining or within the locality of 

the site. 

 Infrastructure, services and utilities on-site maintain their function and achieve their 

intended design performance. 

 Development accommodates natural coastal processes including those associated with 

projected sea level rise. 

 Coastal ecosystems are protected from development impacts. 

 Existing public beach, foreshore or waterfront access and amenity is maintained. 

For beach erosion and/ or oceanic inundation the following applies 

High Risk - Seaward of the 2025 Zone of Reduced Foundation Capacity (ZRFC):  

1. No new development is permitted. 

2. Internal fitouts, minor alterations, additions or extensions to existing buildings or structures 

that are landward of the seaward alignment of existing buildings or structures are subjected 

to: 

 merit assessment against the planning criteria in Clause 3 of this Interim Policy; 

Shoalhaven City Council - Interim Policy - Areas of Coastal Management Page 3 

 submission of relevant coastal engineering report prepared by a professional 

geotechnical engineer addressing DA information requirements; and  

 net increase in floor area for that part of the building in the high risk area is to be a 

maximum of 10%. In some circumstances it may not be possible to increase the floor 

area due to the specific site risks. 

3. Proposals to include management responses and adaption strategies relevant to the 

proposal to address the planning criteria (planned retreat, relocatable structures, 

lightweight construction); 

4. Submission of a dilapidation/ defects report for the existing building prepared by a suitably 

qualified person2 addressing the following: 

 The general condition of the building; 

 The presence of any building defects associated with or due to deterioration of 

building members or materials or pests such as subterranean termites; and  

 Non-compliances with current Building Code of Australia requirements, including 

footings, slabs, termite barriers, subfloor, walls and roof framework, structural steel, 

and any other structural elements such as posts or columns. 

Moderate Risk – Land between 2025 and 2100 ZRFC:  

1. Any proposed development needs to include management responses and adaption 

strategies relevant to the proposal that address the planning criteria set out in Clause 3 of 

this Interim Policy; (planned retreat, relocatable structures, lightweight construction).  
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2. Foundations for new development to be designed by a professional structural engineer to 

carry all foundation loads into the 2100 ZRFC except where inappropriate due to 

management responses and adaption strategies incorporated into design. 

3. Internal fitouts, minor alterations, additions or extensions to existing buildings or structures 

are subject to merit assessment against the planning criteria as set out in Clause 3 of this 

Interim Policy. 

4. Additional Coastal Engineering studies are unlikely to be required for development landward 

of 2050 ZRFC. 
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For cliff/ slope instability the following applies; 

High Risk – Seaward of the 50 year 50% line 

No development is permitted.  

Moderate Risk - Landward of 50 year 50% line 

Any development in this area requires a geotechnical report prepared by a professional geotechnical 

engineer. The geotechnical report shall: 

1. analyse the existing site stability and the suitability of the proposed development and its 

likely impact on that site stability, making reference to , Shoalhaven City Council Coastal 

Slope Instability Hazard Study – Final Report (SMEC, August 2008); 

2. provide recommendations for engineering design of the proposal including building 

foundation design and stormwater drainage design; and 

3. be prepared in accordance with the Guideline for Landslide Susceptibility, Hazard and Risk 

Zoning for Land Use Planning Accompanying Commentaries and Practice Note (Australian 

Geomechanics Society, 2007). 
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Market Overview & Sales of Particular 

Interest 
Residential  

The Shoalhaven LGA contains a number of smaller coastal and rural settlements, however, the 
majority of residential development is located in and around the northern area of the LGA and the 
major population centres of Nowra and Bomaderry town areas. 

The Shoalhaven region encompasses fairly diverse types of residential developments that have been 
constructed across many years. The majority of residential properties in the region are single 
detached dwellings located in towns or villages or in rural locations on both hobby and larger farms. 
Most larger centres and coastal villages have a number of small residential unit developments and 
townhouse style properties interspersed amongst detached dwellings. 

Approximately 70% of properties in the region are owner occupied with the remaining 30 % owned 
by investors. Of the rental properties approximately 20% are privately owned and 10% are 
government owned dwellings within the major population centres of Nowra, Bomaderry and 
Ulladulla. 

Residential subdivision within the Shoalhaven Council area is primarily situated within the fringe 
areas of major population centres in Nowra and Bomaderry where appropriately zoned land exists, 
however, some smaller infill developments are occurring on a sporadic basis as demand permits. A 
smaller amount of residential zoned development land is located in the beachside areas of 
Mollymook, Ulladulla and Burrill Lake with staged subdivision commenced and continued 
development being contingent on demand.  The greater St Georges basin areas have some limited 
infill sites and Vincentia has the existing “Bayswood” development undergoing a staged release.  
Culburra Beach and Callala Bay also have adjoining areas of land that are zoned for potential future 
residential releases. 

The coastal areas of the Shoalhaven are predominantly comprised of detached single residences of 
varying construction and quality with the better quality homes generally located on or in close 
proximity to beachfront allotments.  These coastal areas have constraints on development due to 
environmental issues such as flooding, coastal hazards and bushfire.  Many of the well located 
properties are available for holiday letting and a wide array of tourist parks are also available for 
holiday accommodation in locations all coastal settlements.  The area has one of the highest tourism 
visitations within NSW.  Demand is underpinned by both owner occupiers and holiday purchasers in 
most coastal villages. 

Shoalhaven City villages and towns all have full utility service availability including a reticulated town 
water supply, reticulated sewerage and telecommunication services. The locality also has an 
extensive range of Government services including state and private high schools, primary schools, 
emergency services including Police, NSW Fire Brigade, Rural Fire Service, SES and ambulance, 
hospitals, council chambers and administrative offices for various government agencies. Additional 
community based facilities available within the LGA include various denominational churches, child 
care centres, various aged care facilities, sporting clubs, recreational playing fields, parks and 
reserves, public swimming pools, tennis courts and golf courses. 
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The Shoalhaven LGA also contains a number of smaller rural settlements, with the development 
located throughout the District and generally between town areas as service centres for areas where 
rural pursuits have been undertaken previously.  The historic villages of Berry, Kangaroo Valley and 
Tomerong all served rural communities as the area was developing. 

Sales volumes have increased significantly in the last twelve months with residential values generally 
escalating over the past year in the major population centres. This has seen a considerable increase 
in total reliable, market sales volume for residential property in the greater Shoalhaven. This level of 
sales activity has coincided with an increased demand for residential property (both vacant and 
improved) across the LGA. 

Generally, the increased activity has occurred in both newly developed subdivisions on the fringe of 
Nowra and Bomaderry while the more established areas of town continue to remain more tightly 
held, however, still well traded.  Residential values and demand in the larger centres are 
underpinned by stable employment from major manufacturing employers, the public sector, 
defence and service industries. Employment opportunities are also generated by the surrounding 
rural communities for which Nowra/Bomaderry is the regional service centre.  Recent residential 
development in the Nowra area has largely been focused in the Worrigee, South Nowra and West 
Nowra areas which have seen increased subdivision over the past few years.  A large proportion of 
sales in the emerging estates are house and land packages, attracting both local owner occupiers 
and small numbers of investors from out of town.  All major project home builders are active in the 
market. 

Villages 

There are a significant number of residential dwellings located in the various coastal villages within 
the LGA. As previously mentioned, the Shoalhaven has a significant tourism visitation and this is due 
largely to the appeal of many of these smaller village centres located on the various beaches, rivers 
and waterways of the LGA. 

The northern Shoalhaven village markets, like other larger centres, have generally escalated in the 
last twelve months.  All of the main villages and the beachside areas have been in-line with this 
trend to differing degrees. 

The smaller southern villages (Lake Conjola to the southern boundary) have generally been stable 
with the land values remaining largely unchanged. This follows the same overall trend from the 
previous valuation year and supports that the current market levels are generally static. The market 
in these southern villages tends to be driven by holiday purchasers and they are adversely affected 
by proximity to major job markets, therefore, permanent occupants are limited.  The fairly shallow 
depth of the market limits escalation of values. 

The past 12 months has seen widespread residential sales activity throughout most villages, 
including both vacant and improved sales in the residential components. The predominant sale type 
was improved residential properties with purchase prices generally reflective of the age, style and 
condition of the dwelling and any ancillary ground improvements.  Vacant allotments tend to be in 
short supply throughout many village areas and physical constraints in many locations prevent 
expansion of village boundaries.  Distinct trends appear in relation to increases of value in the 
southern and northern sections of the LGA. 
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Commercial 

The Shoalhaven City LGA comprises approximately 1,412 commercial zoned properties 
predominantly located in the major centre of Nowra and the secondary areas of Bomaderry and 
North Nowra.  In addition to major centres, most of the smaller villages have some form of 
commercial component that provides basic facilities for the population and supplements the 
services available within the regional centres.  Ulladulla’s commercial centre forms the business and 
administrative centre for the southern Shoalhaven. 

The Shoalhaven commercial market had approximately 86 sales throughout BD 2015 which indicates 
a significant escalation in overall volume.  The sales, however, indicate a relatively stable market 
with a lack of variance in land values for most centres.  Due to the unique nature of many of the 
smaller coastal centres, comparison between distinctly different locations is somewhat difficult. 

The majority of the sales occurred in major town centres (Nowra and Bomaderry) and included a 
number of tenanted investments where adjustment has been made to reflect any value attributable 
to the added value of the income stream.  Vacant commercial sites are in short supply. 

Industrial 

The Shoalhaven City LGA comprises approximately 533 industrial zoned properties predominantly 
located in the major centre of Nowra and the secondary areas of Bomaderry and North Nowra.  In 
addition to major centres, most of the smaller villages have some form of industrial component that 
provides basic manufacturing or service industries and supplements the services available within the 
regional centres.  Ulladulla’s small industrial centre forms the main precinct for the southern 
Shoalhaven being centrally located between Nowra and Batemans bay. 

The Shoalhaven industrial market had approximately 30 sales throughout BD 2015 which indicates a 
significant escalation in overall volume.  The sales, however, indicate a relatively stable market with 
a lack of variance in land values for most centres.  Due to the unique nature of many of the smaller 
coastal centres, comparison between distinctly different locations is somewhat difficult. 

The main industrial hub (Flinders Industrial estate) has shown a modest increase derived mainly 
from sales of vacant land.  The subdivision was developed by Shoalhaven City Council and has been 
under development for many years. Several stages of the subdivision remain with vacant land 
relatively plentiful.  Previous development has now been largely occupied and new premises are 
now under construction for owner occupation, generally with a component for rental in addition to 
the owners requirements. 

The majority of the sales occurred in major town centres (Nowra and Bomaderry) and included a 
number of tenanted investments where adjustment has been made to reflect any value attributable 
to the added value of the income stream.  Vacant industrial sites are in short supply in most centres 
apart from Nowra and Ulladulla, with both subdivisions being developed by Shoalhaven City Council. 
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Rural locations within the LGA 

The Shoalhaven LGA is a highly regarded rural locality due to its temperate climate, rich alluvial and 

volcanic soils, location close to the coast and its reliable rainfall.  The most common genuine rural 

land uses in the LGA are commercial dairy operations in addition to grazing properties with a 

significant number of smaller rural home sites and hobby farms. 

Larger genuine grazing holdings tend to be well held, particularly on the rich alluvial flood plains, and 

the generally well informed nature of these purchasers tends to limit market fluctuation. That is, the 

lands value is wholly determined upon production capacity.  There have been limited transactions 

occur, however, a modest increase is evident across most of this highly productive lands. 

Similarly, the market for larger lifestyle holdings remains steadily traded, however, the fairly diverse 

nature of many of the rural locations means value escalation is somewhat uneven.  The prime rural 

residential locations around Berry have again demonstrated considerable demand and escalation of 

values, whereas, other nearby areas have not. 

Values for retreat holdings (generally more remote and heavily timbered) can been adversely 

affected by environmental constraints such as bushfire, therefore, the market tends to be more 

cautious and the market tends to be a lot steadier. 

The increase in the market for standard residential allotments has contributed to some flow on 

effect, with regards to demand, in the rural/residential market category.  The market appears 

steadily traded and a modest increase is apparent for most small lot rural home sites across the 

broader LGA. 
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Significant Issues and Developments 

Significant Developments – From Prior to Current Annual Valuation 

There have not been any significant developments or applications for developments outside of those 
that are permissible under the current zoning and no special consideration is required, however, 
pertinent items as follows; 

 The sterilisation of all development potential within the “Heritage Estates” has led to the 
significant reduction of all values within the estate for prior base dates. Objection activity 
was substantial, however, existing value levels have been upheld by objection process. 
Council initiated buy back now completed by NPWS. 

 “Verons Estate” (paper lots) development potential defined by way of DCP and values 
adjusted accordingly with some recent escalation evident due to this enhanced potential for 
dwelling entitlement. 

 A new correctional facility has been completed at South Nowra. This may have some 
detrimental effect on the surrounding rural lands, however, at present value levels remain 
unaltered. Shoalhaven LEP 2014 has rezoned much of the adjoining land for industrial 
purposes but underlying land uses are rural residential only with little industrial demand 
evident. 

 A helicopter training facility for the navy and army has recently been constructed at HMAS 
Albatross which is likely to increase demand on existing housing stocks particularly within 
the developing residential localities of Worrigee and South Nowra.  The adjoining “aviation 
technology park” is now showing some signs of value escalation as major defence 
contractors position themselves within the purpose built estate with several lots having 
access to a taxiway from the main runway. 

 Proposals for major extensions to “Stockland’s Nowra Fair” and a new District Shopping 
Centre for Vincentia (approval for construction) were previously put on hold due to 
uncertainty of retail markets.  Construction has now commenced at Vincentia albeit with a 
significantly reduced floor plate. 

 Masters Hardware development, incorporating a service station, fast food outlet and bulky 
goods retail, has been commenced at South Nowra in close proximity to the existing 
Bunnings development and bulky goods hub. 

 South Nowra home makers centre (bulky goods retail) sold in excess of $15,000,000 

 “Bayswood” residential estate continues to be developed in the Vincentia area, however, an 
easing in general demand for vacant land led to a reduction in subdivision works and staged 
development being undertaken. The previous developer (Stockland) has sold their interest in 
the remaining stages as part of a general realignment of their inherent business model. 

 Continued demand in the major growth centre of Nowra/Worrigee has seen several staged 
subdivisions commence/continue and the drip feed of allotments onto the market appears 
to have had an inflationary effect on values. 
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 The upgrade of Main Road 92 has been completed with the road now sealed from Nowra to 
Nerriga. The tightly held nature of property in the Sassafras locality has made it difficult to 
accurately assess any escalation (if any) in value levels due to the improved access.  The 
improved access to Canberra markets was expected to have an inflationary effect on coastal 
property, however, this is indeterminable at present. 

 The RTA recently approved the new route for the Princes Highway between Gerringong and 
Berry. There will be potential for value changes to rural and hobby farm values in its path or 
vicinity.  Acquisitions have been underway for some time and the Gerringong to Berry stage 
is currently complete. 

 The Princes Highway recently underwent a major upgrade between South Nowra and Jervis 
Bay Road. These works have generally improved access to many sites, however, value levels 
appear steady in this location. 

 Global Warming, subsequent sea level rise and associated coastal erosion have emerged as a 
significant issue in coastal areas. Local and State Government agencies have been 
considering the implications of a potential rise in ocean levels upon future planning and have 
released a number of draft planning documents such as Development Control Plans together 
with survey mapping of areas in danger of inundation, tidal surge and erosion. 

Significant Developments – From Prior to Current Local Government Council Rating Valuation 

The previous general valuation was undertaken in 2014 – See commentary above. 
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Significant Value Changes 

Significant Value Changes – From Prior to Current Annual Valuation 

Most significant value changes within the Shoalhaven LGA have resulted from the realignment of 

values (handcrafting) in line with the most recently analysed sales evidence.  

Significant escalation in values is evident in the fringe of Nowra’s commercial hub where underlying 

uses are predominantly residential and the increases are more closely aligned to the movement in 

residential markets surrounding and driven by the proximity to the towns centre. 

Significant escalation in values has occurred within the Bomaderry retail precinct, a secondary area 

removed from Nowra’s main commercial core, with good supporting evidence to underpin value 

movement.  It is a traditionally well held centre and escalation could, in part, be attributable to a lag 

in value levels with no previous evidence available to support increase. Values in past have been 

based upon historical evidence. 

The small industrial estate within the coastal settlement of Sussex Inlet has exhibited a large 

escalation in value levels based upon the most recent vacant land sale. The previous market has 

been characterised by a distinct lack of demand, however, supply is also quite limited. Again, 

escalation could, in part, be attributable to a lag in value levels with no previous evidence available 

to support increase. Values in past have been based upon historical evidence. 

Genuine market escalation has occurred within the residential sector with most increases limited to 

within 10% to 15% of previous value levels. Smaller coastal villages such as Callala Bay, Old Erowal 

Bay, Erowal Bay, Sanctuary Point and St Georges Basin have demonstrated increases far in excess of 

average albeit from a fairly low valuation base.  The increased demand in some of the lower valued 

settlements coupled with a fairly limited supply is thought to be the main determinants of the 

increases evidenced. 

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

The previous general valuation was undertaken in 2014 – See commentary above. 
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Graphical overview of sales ratios 
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Overview of the Quality Assurance Process 
 

LPI has been provided with a detailed Valuation Analysis Report, which details the Quality Assurance 
Process of Walsh & Monaghan and outlines that the Verification process and certified that Land 
Values meet all Statistical Measures and Component Data Analysis.  In addition, a Quality Statement 
and lists of 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 6.6.2.  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.   

 

Report prepared by: 

 

Adam Hopcroft AAPI 

Registered Valuer 3683 

Contract Services Manager. 

 


