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EXECUTIVE SUMMARY 

LGA Overview 

Cessnock Local Government Area 

The City of Cessnock, located to the west of Newcastle, is part of the Hunter region of New 

South Wales. It is approximately 160 kilometres north of Sydney and covers an area of nearly 

2000 square kilometres. Cessnock Local Government Area (LGA) is the third largest in terms of 

entries in the Maitland Contract which also comprises the LGAs of Maitland, Port Stephens and 

Dungog.  

The district of Cessnock, having been traditionally built around the local coal mining industry 

and benefitting greatly from the Coal Industry Resources boom in recent years, has been 

somewhat forced to adapt to the decline of mining on the South Maitland Coalfields. The main 

focus of this shift has involved taking advantage of the proximate Hunter Valley wine region and 

associated tourism industry. The other main industries in the region include manufacturing, 

agriculture, horse breeding, electricity production, dairy and beef farming and associated 

service industries. 

Local Government Valuation Market Information 
 
Cessnock LGA’s last General Valuation Year was Jul 1, 2012. 
 

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

Cessnock LGA comprises 24,172 entries which have been valued this year for the 2015 

program.  Overwhelmingly residential zoned land dominates the number of roll entries with 

around 69% of the roll (about 16,653 entries) comprising residential lands. 

Commercial zoned lands constitute 764 entries within the roll for Cessnock LGA, which equates 

to approximately 3.16% of the current roll entries.  Maitland LGA in comparison has about 5.3% 

(1,590) Commercial category zoned lands, Port Stephens about 2.04% (590) and Dungog 

about 2.71% (138). 

Industrial zoned lands in Cessnock LGA comprise only 162 industrial zoned entries currently 

recorded for the Cessnock LGA roll.  This represents approximately 0.7% of all entries in the 

roll.  Port Stephens LGA in comparison has about 2.03% (585) industrial zoned lands, Dungog 

LGA, 0.7% (35) and Maitland LGA, about 0.4% (117). 

Rural zoned land defined as non urban zoned lands represent only about 6,465 entries. 

Together with protection zoned lands total 27% of the roll entries for Cessnock LGA.  
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Refer to the following table for total values by zone year to year: 

Zone Zone Code
Number 

of 
Entries

 2015 Total    Land 
Value 

Prior Annual 
Valuation (2014) % Change

Prior Local 
Government 

Valuation 2012
% Change

Residential R1,R2,R3,R5 16,653 2,466,676,980$       2,343,931,000$           5.24% 2,218,710,532$          11.18%

Rural R,RU2,RU3,RU4, RU5 6343 1,730,668,112$       1,717,832,582$           0.75% 1,626,925,501$          6.38%

Commercial B1, B2,B3,B4,B7 764 163,086,810$          145,268,750$              12.27% 138,244,154$              17.97%

Industrial IN1, IN2, IN3 162 55,757,480$            60,993,270$                -8.58% 59,665,220$                -6.55%

Infrastructure SP2,SP3,Z 77 17,391,501$            17,508,501$                -0.67% 15,032,640$                15.69%

Environmental E1, E2 49 8,917,650$               9,499,100$                   -6.12% 12,638,500$                -29.44%

Public Recreation RE1, RE2 122 11,169,010$            10,862,420$                2.82% 11,375,310$                -1.81%

Total 24,170 4,453,667,543$       4,305,895,623$           3.43% 4,082,591,857$          9.09%

Properties Valued and Total Land Value – 001 Cessnock

 
State & Local Government Legislation for LGA 

The Cessnock Local Environmental Plan 2011 (LEP 2011) came into effect on Friday 23 
December 2011.   

The Cessnock LEP 2011 is the main environmental planning instrument that applies to the 
Cessnock Local Government area. 

The Cessnock LEP 2011 has been prepared in accordance with the NSW State Government’s 
Standard Instrument (Local Environmental Plans) Order 2006, which requires local Council’s to 
implement a Standard Instrument LEP to assist in streamlining the NSW Planning system. 

Land that was the subject of an Environmentally Significant Area (ESA) was deferred from the 
Cessnock LEP 2011 for further assessment with zoning provisions for Rural 1(a) and Rural 1(c) 
of the Cessnock LEP 1989 still continuing to apply in the meantime. 

There are various Strategic Plans and Local Environmental Amendments in place to aid in 
the development of a framework for the city of Cessnock’s future. 

Market Overview and Sales of Particular Interest 

To date in the current 2015 Annual Program for the Maitland Contract we have completed 
sales analysis for over 1,700 sales (over 500 Cessnock LGA sales) used to determine the 
2015 value recommendations, which have now been accepted and applied within Valnet 
after comprehensive statistical and quality assurance checks were completed by both us as 
the contractor responsible and by LPI in the function of Audit Managers. 

These sales have been used through the component methodology, which currently utilises 
71 components and 215 benchmarks being valued to determine the 2015 value 
recommendations for all of Cessnock LGA, which comprises a total of about 24,170 entries 
at the moment. See page 24 for sales of particular interest. 



 

    
 
November 13, 2015   Page | 4 
 

001 CESSNOCK 2015 ANNUAL VALUES SUMMARY 
REPORT 

Significant Issues and Developments 

Significant issues and developments have been reported throughout the year, as they happen, 

in the Monthly Progress Reports.  These have included the following: 

Hunter Floods 
The recent flooding events in Maitland, Cessnock and Dungog. This event was well 

documented and a close review of the areas and those properties affected was undertaken. 

We closely monitored for any demonstrated impact on 2015 land values associated with 

these events. No significant impact on values was evident.  

 

 

SIGNIFICANT VALUE CHANGES 

Summary of Valuation changes to Residential Land 

 Changes since the Previous General Valuation (2012) 

Residential Zoned Lands            11.18% from 2012 to 2015 

The residential market sector represents the largest segment in terms of entries and value 

within Cessnock LGA.  The major areas of growth within the residential sector were in the R2 

Low Density residential and R3 Medium Density residential areas throughout Cessnock 

Central, Greta, Abermain, Kurri Kurri, Branxton and Weston.  

Purchasers for these properties were a combination of investors and owner occupiers with 

demand driven by mainly local and domestic factors.  Demand has remained consistent over 

the last three years with sales numbers increasing from 2012 to 2015 however volumes were 

slightly down from 2013 to 2014.   

 Changes since previous Valuation Year (2014) 

Residential Zoned Lands                5.24% from 2014 to 2015 

The 4.97% increase reflects the sectors pattern of continued growth with an improvement in 

this sector when compared with the 2014 program that showed 3.29%.  The Cessnock LGA 

residential market sector comprises 16,653 entries and is separated into 25 components.  

Through the application of primary component factors, 18 components demonstrated value 

increases, 1 component demonstrated a value decrease while the remaining 5 components’ 

values have remained static. 
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Summary of Valuation Changes to Rural land 

 Changes to Rural Land since previous General Valuation (2012) 

Non Urban Zoned Lands               6.38% from 2012 to 2015 

Rural and environmental zoned lands comprise 23 components in the valuation roll within the 

district of Cessnock.  The rural zoned market sector, which comprises residential style lots 

located in rural zoned villages, rural/residential hobby farms through to large farms and 

vineyards have indicated steady growth from last General Valuation Year to present. 

Driven at the low end primarily by owner occupies and at the upper end of the market, 

investors.  

 Changes since previous Valuation Year (2014) 

Non Urban Zoned Lands                0.75% from 2014 to 2015  

From the 23 rural and environmental zoned components in the valuation roll within the district of 

Cessnock, through the application of primary component factors, 5 components showed value 

increases, 5 components showed decreases with the remainder showing no changes. 

Summary of Valuation Changes to Commercial land 

 Changes since previous General Valuation (2012) 
 Commercial Zoned Lands                           17.97% from 2012 to 2015 
___________________________________________________________________________ 

The commercial zoned lands comprise 12 components which includes the 2 Huntlee town 

centre components . The growth in commercial land values is predominantly attributable to this 

significant number of business zoned entries within the Huntlee Town Centre which are utilised 

for residential dwellings through an ‘Additional Uses’ clause within the LEP. Otherwise, demand 

and increases in value have been marginal. 

 Changes since previous Valuation Year (2014) 

Commercial Zoned Lands               12.27% from 2014 to 2015  

From the 12 commercial zoned components, through the application of primary component 

factors, 4 components showed value increases, 1 component showed a value decrease with 

the remainder remaining unchanged.  The most significant increase was component BAH – B2 

zone in Weston with a primary factor of 1.127. This component was coming from an historically 

low value base. The significant overall increase of 12.27% is again attributable to the addition of 

large numbers of business zoned entries in the Huntlee Town Centre as mentioned above. 
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Summary of Valuation Changes to Industrial Land 

 Changes since previous General Valuation (2012) 

Industrial Zoned Lands               -6.55% from 2012 to 2015 

The industrial zoned land comprises 5 components (162 entries). The fall in values from the 

previous government valuation year to present is for the most part due to the fall in investment 

in mining, particularly in the start up phase. Purchasers for industrial property are primarily 

owner occupiers. 

 Changes since previous Valuation Year (2014) 

Industrial Zoned Lands      -8.58% from 2014 to 2015 

From the 5 industrial zoned components, through the application of primary factors, value falls 

ranged from 0.980 through to as low as 0.939. There was very low demand and sales volumes 

for industrial land throughout the LGA and the Hunter generally this year. The down turn in 

mining related investment is having a significant impact on this sector throughout the Hunter. 
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Disclaimer – Purpose of this Report  
 

The purpose of this report is to provide preliminary advice to both council and LPI for the 1 

July 2015 General Valuation of Cessnock Local Government Area.  The report has been 

produced on behalf of the Valuer General.  

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

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

specific agreement of the Valuer General.  

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

legislation. Consequently these valuations may vary from market levels.  

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

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

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

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

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

valuations within an acceptable market range.  

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

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

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

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

basis of the information contained in this report.  

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

website at www.lpi.nsw.gov.au/valuation 
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LGA Overview 

 
Cessnock Local Government Area (LGA) is the third largest in terms of entries in the Maitland 

Contract which also comprises the LGAs of Maitland, Port Stephens and Dungog.  

The adjoining City of Newcastle is the capital of the Hunter region within New South Wales 

and is Australia’s second largest regional city behind the Gold Coast.  It is the economic, 

administrative and cultural centre of the Hunter Region. 

Newcastle’s role as an important port within Australia is significant in that Newcastle LGA 

has attracted substantial capital spending, especially in recent years as previous coal chain 

capacity constraints are currently being dealt with.  Newcastle is a growth centre that will 

influence Cessnock in terms of future growth.  

Cessnock in part, benefits from its geographical proximity to Newcastle, with many 

associated businesses and industries being located within Cessnock which, is an adjoining 

district of Newcastle to the west. Whilst mining was the principal industrial base and source 

of employment in the Cessnock area for the first half of this century, changes to the mining 

industry, including automation and the introduction of sophisticated computerised equipment, 

led to the closure of the vast majority of mines in the area. 

The decline of mining has been paralleled by growth in the wine industry.  The Hunter Valley 

wine-growing area in the Cessnock LGA is Australia’s oldest wine region and one of the 

most famous, with around 4,500 acres under vine.  The vineyards of Pokolbin, Mount View 

and Allandale, with their rich volcanic soils tended by entrepreneurial vignerons, are also the 

focus of a thriving tourism industry.2 

Major features of the LGA include Watagan National Park, Werakata National Park, Yengo 

National Park, Koolang Astronomical Observatory, Richmond Vale Railway Museum and 

over 100 vineyards and wineries based around the Pokolbin area.  

Cessnock includes various commercial and industrial developments, residential, medium 

density development and Greenfield residential development.  Some of these developments 

are discussed in this report.  

The region around Cessnock is anticipating expanding growth and a shift from primary and 

secondary industries (such as mining and rural industries) to an increased range of service 

industries.  In this context, Cessnock has the benefit of a stable but slowly growing 

                                                 
1  http://profile.id.com.au/cessnock 
2   http://www.cessnock.nsw.gov.au/community/about-our-region  

Important Statistics:1 
Population 

54,979 
ABS ERP 2014 

Land area 
196,642 hectares (1,966km2) 

Population density 
0.028 persons per hectare 
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population and access to growing tourism in the Hunter Valley.  As a result, the centre of 

Cessnock, as the major regional centre for the area, is expected to provide new employment 

opportunities.  With the approval of Bellbird North on the north western edge of Cessnock 

and additional smaller release areas to the north, the population of Cessnock would be 

expected to grow more rapidly over the next 10-20 years as more people move into the 

area.3 

Principal Towns & Villages 
 

Cessnock is a historically significant country city with the central business district (CBD) 

presenting an impressive number of heritage items and historic buildings lining its main street, 

Vincent Street. The key supermarkets and retail facilities are located close to Vincent street and 

there is a range of civic community and entertainment facilities such as the TAFE, the Council 

Administration Building, the Library, Art Gallery and Performing Arts Centre located within the 

CBD. The surrounding suburbs include Bellbird to the southwest, Kitchener to the south, 

Kearsley to the southeast, Neath and Abermain to the east and Nulkaba to the north. 

 

Kurri Kurri is a small town situated approximately 12km east of Cessnock CBD. It was founded 

in 1902 to service the Stanford Merthyr and Pelaw Main collieries and later an Aluminium 

smelter was established which continued to operate until 2012. There are many examples of 

miners cottages remaining throughout the town along with some Federation style buildings 

such as the Chelmsford Hotel. The centre of Kurri Kurri provides a strip shopping mall including 

several large chain supermarkets and the hospital is located at the western fringe of the town. 

The Hunter Expressway lies to the east and is accessible via Main Street. Heddon Greta and 

Cliftleigh are developing suburbs on the eastern side of the expressway and the other adjoining 

suburbs are Stanford Merthyr and Pelaw Main to the south and Weston to the west. 

 

Branxton and East Branxton are at the northern most part of the Cessnock LGA with part of 

Branxton falling within the Singleton Shire. The nearby suburb of Greta holds the heritage listed 

Greta Army Camp which was built in 1939 to train soldiers during WWII. Branxton is considered 

the gateway to the Hunter Valley wine country of Pokolbin and Rothbury and North Rothbury is 

the site of the planned township of Huntlee which is in the process of being developed. Several 

stages have been released with homes currently under construction in the Katherine’s Landing 

village.  

 

Wollombi is a small village located in the valley between the Yango and Corrabare State 

Forests with the other small villages of Laguna to the south and Paynes Crossing and Cedar 
                                                 
3  http://www.cessnock.nsw.gov.au/  
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Creek to the north. Quorrobolong, Ellalong, Paxton, Millfield, Greta Main and Pelton are another 

group of villages positioned roughly midway between Wollombi and Cessnock CBD.  

Main Industry 

Whilst Cessnock communities were built on mining, this has been significantly reduced within 

the Cessnock local government area, with much of this industry moving north.  Austar Coal 

Mine is a deep underground coal mine located approximately 10km south west of Cessnock. 

The Bloomfield Colliery Open Cut is located south of nearby East Maitland and is one of the 

Hunter Valley’s oldest continuous running open cut operations.  The Donaldson Open Cut Mine 

is located approximately 25km from the Port of Newcastle, on a mining lease contained within 

both Maitland and Cessnock Council areas. It was announced in March 2015 that the Xstrata 

West Wallsend Colliery, which is an underground coal mining operation located near the 

eastern local government area border, will cease production in 2016 as the mine reaches the 

end of its economic life.4 

Cessnock is also characterised by its strong tourism base.  The Hunter Valley is NSW’s second 

most visited Tourism destination after Sydney.  The region is also Australia’s oldest wine 

producing region and Australia’s top wine tourism destination attracting around 3.1 million 

domestic overnight visitors for the year ending June 2015, up by 5.5% on the previous year.5  

Cessnock City Council’s Tourism Economic modelling suggests that tourism in the Cessnock 

LGA is worth over $390 million and supports just under 2000 jobs.6  The area, particularly within 

the vineyard area, has a strong development bias for the provision of tourist based industries.7   

The health and social support related industry also supports a high percentage of employment 

in the Cessnock LGA as the City now includes two hospitals, two TAFE campuses, community 

health services, a range of childcare options, and aged care as well as numerous other 

community support services. 

Significant retail Centres 

There are no regional shopping centres in the Cessnock LGA.  The main retail centres are 

within Cessnock and Kurri Kurri with smaller shopping areas in Aberdare, Abermain, Branxton 

and Weston.  

Type of Residential Development 

In the Cessnock LGA, the majority of residential development is single and two-storey 

detached dwellings.  There are small pockets of residential medium density development in 

Cessnock and Kurri Kurri.   
                                                 
4 http://www.westwallsendcolliery.com.au 
5 http://www.destinationnsw.com.au/wp-content/uploads/2014/04/The-Hunter-YE-Jun-15.pdf 
6 http://advancecessnock.com.au/wp-content/uploads/2015/07/Tourism-Economic-Modelling1.pdf 
7 http://www.cessnock.nsw.gov.au/community/business 
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Cessnock LGA Key Statistics (as at 2011 Census) 

The following statistical tables have been sourced from the Australian Bureau of Statistics, 

Quickstats website. 

 

 
 

Tenure Cessnock % New South Wales % Australia % 

Occupied private dwellings 

Owned outright 1,628 33.1 820,006 33.2 2,488,149 32.1 

Owned with a mortgage 1,395 28.3 824,292 33.4 2,709,433 34.9 

Rented 1,675 34.0 743,050 30.1 2,297,458 29.6 

Other tenure type 43 0.9 20,418 0.8 70,069 0.9 

Tenure type not stated 182 3.7 63,530 2.6 195,213 2.5 
Of occupied private dwellings in Cessnock (State Suburbs), 33.1% were owned outright, 28.3% were owned with a mortgage and 34.0% were rented. 
 

Median weekly incomes Cessnock % New South Wales % Australia % 

People aged 15 years and over 

Personal 426 -- 561 -- 577 -- 

Family 1,112 -- 1,477 -- 1,481 -- 
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Household 870 -- 1,237 -- 1,234 -- 
The median weekly personal income for people aged 15 years and over in Cessnock (State Suburbs) was $426. 8 
 

State & Local Government Legislation for LGA 

 Cessnock Local Environmental Plan (LEP) 2011 

The Cessnock Local Environmental Plan 2011 (LEP 2011) came into effect on Friday 23 

December 2011.   

The Cessnock LEP 2011 is the main environmental planning instrument that applies to the 

Cessnock Local Government area. 

The Cessnock LEP 2011 has been prepared in accordance with the NSW State Government’s 

Standard Instrument (Local Environmental Plans) Order 2006, which requires local Council’s to 

implement a Standard Instrument LEP to assist in streamlining the NSW Planning system. 

Land that was the subject of an Environmentally Significant Area (ESA) was deferred from the 

Cessnock LEP 2011 for further assessment with zoning provisions for Rural 1(a) and Rural 1(c) 

of the Cessnock LEP 1989 still continuing to apply in the meantime. 

There are various Strategic Plans and Local Environmental Amendments in place to aid in 

the development of a framework for the city of Cessnock’s future. 

 The Lower Hunter Regional Strategy (LHRS) 2010 

In 2010 a plan was prepared to ensure the region develops in a strong and sustainable way.  

The NSW Government’s 25-year land use strategy for the region guides local planning in the 

five local government areas of Newcastle, Lake Macquarie, Port Stephens, Maitland and 

Cessnock.   

The Lower Hunter Regional Strategy is a land use planning document that outlines the 

provision of sufficient, appropriately placed housing and employment land to cater for the 

Region’s predicted growth over the next 25 years.  The strategy is based on population growth 

projections which forecast that there will be an additional 160,000 people in the Region by 

2031. 

 City Wide Settlement Strategy (CWSS) 2010 

The CWSS was established prior to the new LEP to set out strategic directions and prepare for 

the new LEP and implements a number of the outcomes and actions arising from the Lower 

Hunter Regional Strategy 2006.  A fundamental action from the CWSS is the need to contain 

the urban footprint of the Cessnock LGA to that identified in the Lower Hunter Regional 

                                                 
8 http://www.censusdata.abs.gov.au/ 
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Strategy 2006 (LHRS) and the CWSS.  Projected population forecasts in the LHRS have yet to 

be realised in the Cessnock LGA.  A conservative approach needs to be taken to the 

development of land beyond that already identified for growth to ensure that the community is 

provided with an appropriate level of service and support. 

 The Hunter Regional Environmental Plan 1989 (Heritage) 

The Hunter Regional Environmental Plan 1989 (Heritage) aims to conserve the environmental 

heritage of the Hunter Region, promote the appreciation and understanding of the Hunter 

Region’s distinctive variety of cultural heritage items and areas including significant buildings, 

structures, works, relic, towns, precincts and landscapes and to encourage the conservation of 

the Region’s historic townscapes which contain one or more buildings or places of heritage 

significance or which have a character and appearance that is desirable to conserve.   

It provides a policy framework and strategy for development for local government areas in the 

region know as the Hunter Region, which includes the Cessnock City Council area. 

 Cessnock Local Environmental Plan (LEP) Amendments 

These amendments are tracked using the Department of Planning Gateway System with 

amendments reported in each Monthly Progress Report for the Cessnock Contract. 

Most LEP Amendments relate to changes in zoning, enabling clauses, heritage listing etc. 

 
Various State Environmental Plan Policies (SEPPS) and Other Plans  

SEPP (Major Development) Amendment (Huntlee New Town Site) 2015 (2015-127) – 

published LW 5 March 2015. 

Cessnock Development Control Plan (DCP) 2010 
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Development Control Plans (DCPs) guide certain types of development or specific areas within 

a Local Government Area (LGA).  These guidelines are in addition to the legal provisions of a 

Local Environmental Plan (LEP) or State Environmental Planning Policy (SEPP).  Development 

Control Plans (DCPs) contain more detailed provisions than a Local Environmental Plan.  They 

provide guidance to developers and are performance based documents providing objectives for 

development.  Under Section 79C of the Environmental Planning and Assessment Act 1979, 

Council is required to take into consideration the relevant provisions of any applicable DCP 

when determining an application for development.  

The Cessnock Development Control Plan (DCP) 2010 came into effect on Friday 23 December 

2011 and was updated by Council to coordinate with the new structure of Cessnock LEP 2011 

coming into effect simultaneously.  The new DCP contains detailed planning controls that 

support Cessnock LEP 2011. 

Cessnock LEP 2011 and the new DCP 2010 must both be considered when planning the 

development of land within Cessnock Local Government Area.  The plan provides a 

comprehensive guide to development and is divided into 6 parts, Part A (Introduction), B 

(General Information), C (General Guidelines), D (Specific Development) & E (Specific Areas). 

Local Government Valuation Market Information 
 
Cessnock LGA’s last General Valuation Year was Jul 1, 2012. 
 

Market Overview & Sales of Particular Interest 

 Main Features of the Market and Market Movement since Previous General 
Valuation 

Total Values of All Lands                 9.09% from 2012 to 2015  

The overall value change of +9.09% is consistent with the existing trend of slight to moderate 

increases in value from the previous 2012 LGV year.  The value increase reflects increased 

activity, particularly within the residential market sector and to a lesser part commercial market.  

The districts of Cessnock and Maitland have been the beneficiaries of the local Coal Industry 

Resources Boom in recent years, and while the resources sector spending and associated 

investment is substantially contracting locally since 2012, the tail end benefits of the resources 

boom coupled with other ongoing large scale investment spending projects, such as the 

construction of the F3 Link from Newcastle to Branxton, have continued to sustain aggregate 

demand for property locally within the district of Cessnock at reasonable high levels. 

Falling interest rates over the period from 2012 to 2015 has stimulated the Australian economy 

which has also had a positive effect on demand for property within Cessnock LGA.  Cessnock 
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LGA is also driven by a number of local factors, which includes but is not limited to mining, 

industry, tourism and agriculture. 

Whilst there are negative factors restricting Cessnock LGAs growth such as relatively high 

Australian dollar, investment by both government and private sectors are having a positive 

effect upon the Cessnock economy which includes the property sector. 

 Residential Zoned Lands               11.18% from 2012 to 2015   

The residential market sector represents the largest segment in terms of entries and value 

within Cessnock LGA.  The major areas of growth within the residential sector were in the R2 

Low Density residential and R3 Medium Density residential areas throughout Cessnock 

Central, Greta, Abermain, Kurri Kurri, Branxton and Weston.  

Purchasers for these properties were a combination of investors and owner occupiers with 

demand driven by mainly local and domestic factors.  The low interest rate environment over 

the last three years was particularly conducive to the influx of first time investors. Cessnock 

LGA property on the whole was considered to be low in relative terms to other locations, such 

as Newcastle, Central Coast and in particular Sydney.  Demand has remained consistent over 

the last three years with sales numbers increasing from 2012 to 2015 however volumes were 

slightly down from 2013 to 2014.  

Commercial Zoned Lands                17.97% from 2012 to 2015  

The commercial zoned lands comprise 12 components which includes the 2 Huntlee town 

centre components . The growth in commercial land values is attributable in part to the tail end 

resources boom, particularly coal mining and the low interest rate environment which is a 

strong driver in both the residential and commercial sectors. 

The growth correlation between the commercial and residential market segments can also be 

attributable in part to the increased demand by the rapid growth in the residential sector for 

products and services in the immediate area, particularly in the retail market segment. 

The other significant factor contributing to the growth in value within the commercial sector is 

the business zoned Huntlee new town centre. The enabling clause which allows for residential 

development to be constructed on business zoned lands has resulted in an increase in entries 

within the commercial sector 

Industrial Zoned Lands                -7.00% from 2012 to 2015  

The industrial zoned land comprises 5 components (162 entries). The fall in values from the 

previous government valuation year to present is for the most part due to the fall in investment 

in mining, particularly in the start up phase.  
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Demand levels for industrial land within Cessnock LGA, is considered relatively low. There is an 

oversupply, particularly within the Hunter Economic Zone (HEZ). Purchasers for industrial 

property are primarily owner occupiers. 

Non Urban Zoned Lands                                                     6.55% from 2012 to 2015  

Rural and environmental zoned lands comprise 23 components in the valuation roll within the 

district of Cessnock.  The rural zoned market sector, which comprises residential style lots 

located in rural zoned villages, rural/residential hobby farms through to large farms and 

vineyards have indicated steady growth from last General Valuation Year to present. 

In terms of property types demand is considered relatively steady for bush blocks, for example 

in the Wollombi/Laguna region through to prime vineyard country in the areas of 

Rothbury/Lovedale. 

Driven at the low end primarily by owner occupies and at the upper end of the market, 

investors.  

Other Trends 

The trends with regard to the remaining zones, comprising the recreational zones of RE1, RE2, 

special use zones of SP1, SP2, SP3 and environmental protection zones of E1 and E2, for the 

most part, remain unchanged. Generally these zones have very little if any sales activity from 

year to year. Values are reviewed utilising the most comparable sales evidence available with 

an overall view to the changes occurring in values across the LGA as a whole. 

In Conclusion 

Whilst the industrial market segment has fallen from the previous Government Valuation Year 

to present, the overall trend within Cessnock LGA of rising values is continuing. This is 

particularly prevalent in the Residential, commercial and rural market segments.  

We consider the current trends to continue through into 2016 having regard to the current 

domestic and local economy factors.   

 Main Features of the Market and Market Movement since Previous General 
Valuation 

Total Values of All Lands                 3.43% from 2014 to 2015  

The overall value change of + 3.43% from 2014 at +1.85%, 2013 at +3.60% and 2012 at 

+0.39% indicates the continued trend for positive overall value growth. The trend is also 

considered consistent with the trends in the other LGAs within the Maitland contract, Maitland, 

Port Stephens and Dungog.   
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The value increase reflects increased activity, particularly within the residential market sector 

and to a lesser part commercial market.  The districts of Cessnock and Maitland have been the 

beneficiaries of the local Coal Industry Resources Boom in recent years, and while the 

resources sector spending and associated investment is substantially contracting locally since 

2012, the tail end benefits of the resources boom coupled with other ongoing large scale 

investment spending projects, such as the construction of the F3 Link from Newcastle to 

Branxton, have continued to sustain aggregate demand for property locally within the district of 

Cessnock at reasonable high levels. 

Historically low interest rates over the period from 2014 to 2015 has stimulated the Australian 

economy which has also had a positive effect on demand for property within Cessnock LGA.  

Cessnock LGA is also driven by a number of local factors, which includes but is not limited to 

mining, industry, tourism and agriculture. 

Residential Zoned Lands                 5.24% from 2014 to 2015 

The +5.24% increase reflects the sectors pattern of continued growth with an improvement in 

this sector when compared with the 2014 program that showed 3.29% and 2013 at 3.60%.  The 

Cessnock LGA residential market sector comprises 16,653 entries and is separated into 25 

components.  Through the application of primary component factors, 18 components 

demonstrated value increases, 1 component demonstrated a value decrease while the 

remaining 5 components’ values have remained static. 

The suburbs experiencing the largest growth were Heddon Greta/Cliftliegh, Kurri Kurri, 

Cessnock and the villages of Aberdare and Kearsley. The suburb experiencing the fall was 

East Branxton.  Purchasers for these properties were both owner-occupiers and investors with 

the primary factors being a low interest rate environment and high rental yields as the big 

drivers of growth.  

 

 

Commercial Zoned Lands              12.27% from 2014 to 2015  

From the 12 commercial zoned components, through the application of primary component 

factors, 4 components showed value increases, 1 component showed a value decrease with 

the remainder remaining unchanged.   The biggest areas of growth of the year were the 

Weston B2 Local Centre and B4 Mixed Use. The area which experienced the largest fall was in 

the B7 Business Park Cessnock.  Purchaser’s for these market segments are owner-occupiers 

and investors. Like that which had occurred from 2012 to 2015, the growth correlation between 

the commercial and residential market segments is attributable in part to the increased demand 
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by the rapid growth in the residential sector for products and services in the immediate area, 

particularly in the retail market segment. 

The other significant factor contributing to the growth in value within the commercial sector is 

the business zoned Huntlee new town centre. The enabling clause which allows for residential 

development to be constructed on business zoned lands has resulted in an increase in entries 

within the commercial sector 

Industrial Zoned Lands      -8.58% from 2014 to 2015 

From the 5 industrial zoned components, through the application of component factors, value 

falls ranged 0.980 through to as low as 0.939.  

Industrial zoned lands in Cessnock, Maitland and Port Stephens experienced falls in value 

levels again this year. This is driven primarily by the lack of investment following the tail end of 

the mining boom.There was very low demand and sales volumes for industrial land throughout 

the LGA and the Hunter generally this year. The down turn in mining related investment is 

having a significant impact on this sector throughout the Hunter. Purchasers for industrial 

property are primarily owner occupiers. 

Non Urban Zoned Lands                                                   0.75% from 2014 to 2015  

Rural and environmental zoned lands comprise 23 components in the valuation roll within the 

district of Cessnock.  The rural zoned market sector, which comprises residential style lots 

located in rural zoned villages, rural/residential hobby farms through to large farms and 

vineyards have indicated marginal growth from last General Valuation Year to present. 

From the 23 rural zoned components in the valuation roll within the district of Cessnock,  

through the application of primary component factors, 5 components showed value increases, 5 

components showed decreases while the remainder showing no changes. 

In terms of property types, demand is considered relatively steady for bush blocks, for example 

in the Wollombi/Laguna region through to prime vineyard country in the areas of 

Rothbury/Lovedale. 

Driven at the low end primarily by owner occupies and at the upper end of the market, 

investors.  

Other Trends 

The trends with regard to the remaining zones, comprising the recreational zones of RE1, RE2, 

special use zones of SP1, SP2, SP3 and environmental protection zones of E1 and E2, for the 

most part, remain unchanged. Generally these zones have very little if any sales activity from 
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year to year. Values are reviewed utilising the most comparable sales evidence available with 

an overall view to the changes occurring in values across the LGA as a whole. 

In Conclusion 

Whilst the industrial market segment has fallen from the previous Government Valuation Year 

to present, the overall trend within Cessnock LGA of rising values is continuing. This is 

particularly prevalent in the Residential, commercial and rural market segments.  

We consider the current trends to continue through into 2016 having regard to the current 

domestic and local economy factors.   
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Graphical Representation of Cessnock LGA 2015 at a Glance  

 Annual Value Change by Property Type 
 

 
 
 
 
TOTAL ENTRY COMPOSITION 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
TOTAL VALUE COMPOSITION 
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Cessnock Sales - July 2013 to June 2015 
Contract (Exchange) Date for sales as received at LPI before 1 September 2015 

 

 

According to the LPI charts, “Properties Zoned Residential”, from July 2013, through to June 

2015, the Median Purchase Price increased from $245,000 to $275,000 with very little volatility. 

Sales volumes varied from 100 sales to 70 sales per month with a reasonable amount of 

volatility.   

 

According to the LPI charts, “Properties Not Zoned Residential”, from July 2013, through to 

June 2015, the Median Purchase Price decreased from $380,000 to $230,000 with a large 
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amount of volatility. Sales volumes varied slightly from 38 sales to 35 sales per month with a 

reasonable amount of volatility.   

 

With regard to “Strata Properties (All Zones)”, from July 2013 to June 2015, the Median 

Purchase Price decreased from $250,000 to $230,000 with a reasonable amount of volatility. 

In terms of sales volumes, Cessnock has a relatively small amount of strata units and there 

for volumes went from 2 properties to 8 properties with a large amount of volatility.   

The following sales are of particular interest, in that we consider them key sales that 

represent what is happening to particular segments of the market.  
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 Sales of interest 2015 
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 Sales of Interest Since the Previous General Valuation 
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Address Sale Price Sale Date Land Area Adjusted 
Land Value $/sqm Zoning

$610,000 31/03/2014 3679m2 213,750$     $58.10 R2

Property Description
Improved. Concrete access road. R2 Low Dens ity Residential zone. 
Services include electricity, telephone, town water and sewer. The subject 
land is  an irregular shaped allotment which has a gradual fall from 
access frontage through to the rear boundary. 

Commentary
Kelman Vineyard Estate. Erected upon the land is  an architectually 
des igned 2000's s ingle storey rendered masonry and metal sheet roof 
dwelling with loft and detached open based semi-enclosed carport. 
Accommodation includes 3 bedrooms and 3 bathrooms. Situated 
approximately 3.9 kilometres west from Cessnock Central Business 
District. Surrounding development comprises a m ixture of contemporary 
dwellings and vacant land parcels . Sold by Baird Real Estate.

Oakey Ridge Accs, Cessnock 2325

 
 
Address Sale Price Sale Date Land Area Adjusted 

Land Value $/sqm Zoning

$1,210,000 13/08/2012 9786m2 1,210,000$ $123.65 IN2

Property Description
In-line sale including PID's 3741216 & 3741217.  Vacant development 
s ite. Tar sealed kerb and guttered s treet. Electricity, water, sewer, 
telephone available. Zoned B7 Business Park.  Irregular shaped holding 
compris ing two contiguous lots . The s ite is  generally level and cleared 
with dual s treet frontage to Vincent Street and benefits  from good 
exposure to passing traffic in both directions. Older s tyle res idential 
dwellings are located directly opposite, while a newly constructed 
Bunnings Warehouse is  approximately 150m north. Undeveloped rural 
land adjoins the western boundary while other large undeveloped lots  of 
B7 Business Park land adjoins and exis ts  to the north-west of the 
adjoining rural land.

None environmental issues apparent.

Commentary

Large development s ite sold by Cain Beckett of Jurds r/e Cessnock, who 
are the selling agency for the Cessnock Bus iness Park. This sale 
represents  the firs t open market sale of land within the newly subdivided 
Cessnock Business Park Estate. The purchasing entity own and occupy 
land approximately 100 metres north east of the subject on the opposite 
s ide of Vincent St. Sale cons idered to be representative of the market,

275 - 281 Vincent St, Cessnock
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 Resales 

Robertson & Robertson utilise a number of different mechanisms to help determine market 

movements over time within each Annual Program.  Re-sales Analysis is one of the tools that 

assist with the determination of these measures, provided the property remains essentially the 

same at the time for both transactions. 

Our investigations of resales identified fifteen properties in the Cessnock LGA that have resold 

over the past 2 years.  Analysis of these sales indicates factors ranging between1.00 to 1.22.  
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LOCAL GOVERNMENT VALUATION MEDIA RELEASE INFORMATION 

 Sales Analysed for Base date 2015 
 
 
Zone Category Number 
Residential 301 
Commercial 58 
Industrial 5 
Rural 142 
Other 1 
Total 507 

 
 Land Value Trends Summary from 2012 to 2015 

 
Category Trend Description 
Residential Moderate 

Increase 
Consistent rise in values from 2012 to 2015 

Commercial Steady to 
Slight 
Increase 

Moderate increase in overall value from 2012 
to 2015, however, the majority of this change 
is associated with the increase in B4 mixed 
use zoned land within the Huntlee 
development and is not a true indication of 
the steady to slight increase evident in the 
remainder of the commercial sector. 

Industrial Slight 
Decrease 

Softening of values from 2012 to 2015 

Rural Steady Marginal firming of values from 2012 to 2015 
Rural Residential/hobby farms Steady Marginal firming of values from 2012 to 2015 
Village Steady Marginal firming of values from 2012 to 2015 

 

SIGNIFICANT ISSUES SINCE THE PREVIOUS GENERAL VALUATION  

Hunter Expressway a boon for Cessnock Kurri property market 
July 9, 2014 
 
The Hunter Expressway has had a positive effect on the local property market, particularly in 

Kurri and its surrounds. 

Travel times to major employment centres such as the Newcastle and Lake Macquarie CBDs 

have almost halved, with a trip from the Kurri interchange taking about 25 minutes. 

One Aberdare resident now reports a 40-45 minute journey to Bolton Street, Newcastle – 

compared to her pre-expressway commute of over an hour. 

“The Hunter Expressway has been a boon for the outer suburbs, cutting travel time to the city 

dramatically,” L.J. Hooker Cessnock director Bryce Gibson said. 
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“Those who live in the Cessnock area are enjoying the social and lifestyle benefits of a shorter 

commute to work.” 

According to RP Data the median average house price in Newcastle is $385,000 while the 

median average house price in Cessnock is $225,000 and $285,000 in Maitland. 

The average weekly rental price for a home in Newcastle is $450 but just $290 and $350 in 

Cessnock and Maitland consecutively. 

“There are a number of highly affordable and desirable living locations around the Cessnock 

local government  area and now with the highway link these regional locations are just on the 

doorstop of the city,” Mr. Gibson said. 

“Young, time-poor families are starting to make the move to the outer suburbs to take 

advantage of the affordable prices, local schools, parks, shopping centres and abundance of 

vacant land in new subdivisions. 

“It has been five years in the making but we are definitely starting to see a trend of city-slickers 

migrating west for access to better facilities with the knowledge they have direct access to the 

CBD via the Hunter Expressway.” 

Mr. Gibson said he has seen an increase in investor enquiry since the announcement of the 

highway and predicts that steady price growth will continue in the region. 

“Many property owners are getting more bang for their buck in the Cessnock local government 

area and now with world-class infrastructure, we will see steady price growth continue – in 

particular, suburbs including Kurri Kurri, Weston and Heddon Greta,” he said.9 

 

 

 

 

 

 

 

 

 

 

                                                 
9 http://www.cessnockadvertiser.com.au/story/2406080/hunter-expressway-a-boon-for-
cessnock-kurri-property-market/ 
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ICAC interviews Hunter residents over Huntlee development near Branxton 
By JOANNE McCARTHY Feb. 12, 2015  
 

 
An artist's impression of how the new town of Huntlee may look. 
 
THE NSW Independent Commission Against Corruption has the controversial Huntlee housing 

development in its sights. 

The ICAC has interviewed Hunter residents and taken evidence about events as far back as a 

decade ago when the state’s biggest housing development suddenly appeared in the Lower 

Hunter Regional Strategy, despite strong protests from Hunter communities and the region’s 

Department of Planning office. 

The ICAC would neither confirm nor deny it was conducting any inquiries but the Newcastle 

Herald can confirm ICAC representatives have spoken in the past few months to people in the 

Hunter about the former NSW Labor government’s handling of the Huntlee proposal. 

The ICAC received its first complaints about Huntlee, then known as Sweetwater, nearly 10 

years ago after the Department of Natural Resources controversially suspended legal action 

against the then owner, Hardie Holdings, for illegal land clearing of the site outside Branxton. 

A senior NSW bureaucrat linked to the suspension was last year found to have acted corruptly 

in relation to another matter involving corrupt former Labor government minister Eddie Obeid. 

In July 2006 media reports described former Labor powerbroker Graham Richardson 

conducting ‘‘intensive lobbying’’ of the then government on behalf of developers wanting to lift 
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the draft Lower Hunter Regional Strategy’s population target from 125,000 to 200,000 over 25 

years. 

By October 2006 the final strategy included a population target increase of 160,000, requiring 

115,000 extra homes on 8700 hectares, and controversially included Hardie Holding’s Huntlee 

proposal for more than 7000 lots outside Branxton. 

This was despite the project being ranked last on a  Planning Department  list of more than 90 

Hunter sites. 

Huntlee was twice rejected by the NSW Land and Environment Court after the Sweetwater 

Action Group appealed  the government approvals. 

The project was also the subject of media reports about Hardie Holdings’  donations to the 

Labor Party. In the four years before the 2008 election Hardie Holdings donated more than 

$170,000 to the party. 

The Hunter’s then most senior Department of Planning official, Steve Brown, also strongly 

criticised the Huntlee project in internal communications with the department before leaving in 

early 2008. 

In one communication he warned the NSW government was making ‘‘massive’’ concessions to 

developers ‘‘with little justification’’. 

In a submission to an inquiry in 2011 Mr Brown wrote: ‘‘I believe that during the years 2006-

2008 the conduct of matters by the Department of Planning was inappropriate, unjust and 

something that the residents of the Hunter and the state should be aware of.’’10 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

                                                 
10 http://www.theherald.com.au/story/2879907/icac-interviews-focus-on-huntlee/ 
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Job cuts continue in Hunter mining sector 
23 September 2014  

 

More jobs are set to go from Port Waratah Coal Services (PWCS). 

The company informed its workforce today that 32 positions have been made redundant, which 

includes nine contractors, nine staff employees and 14 operators and trades roles. 

This comes on top of the 34 jobs shed from the operation in July this year. 

PWCS CEO Hennie du Plooy said current market conditions were again to blame for the 

company’s latest restructure – a pain that is being felt across the entire sector. 

“We recognise the impact of changes like this on people and therefore don’t make these 

decisions lightly,” he said. 

“Industry demand for Port Waratah’s coal handling services remains high but it is important that 

we position our business to support the sustainability of the coal chain as a whole.” 

Meanwhile, discussions continue following last week’s news from Donaldson Coal that it 

was shedding 48 jobs from its Abel Mine near Maitland. 

CFMEU Northern District President Peter Jordan told Coalface today the union is meeting with 

mine representatives again tomorrow to resolve some of the key issues. 
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“We are working to ensure the mine secures redundancy numbers by volunteers rather than 

impose forced redundancies,” he said. 

“The mine has indicated the reductions will include production operators (28), trades (11) and 

deputies (9). 

“We want to ensure they’re not cutting more than necessary given the roster change and are 

trying to trim these numbers back.” 

Mr Jordan added that 32 development employees that were sent to Abel from Yancoal’s Austar 

Mine will be going back to the Cessnock mine from October 12, which is in addition to the 48 

redundancies. 

“There is currently no development work at Austar, so that’s another issue we are trying to work 

out as part of ongoing discussions with the mine,” he said. 

Yancoal’s General Manager Investor Relations, James Rickards said tough market conditions 

are to blame for the company’s decision to restructure to ensure the viability of the mine. 

“The restructure has been driven by continued challenging market conditions including 

increasing operating costs, declining coal prices and the impacts of a strong Australian dollar,” 

he said. 

“Abel management continues to engage with its employees and the union regarding the 

restructure and will directly assist those employees affected by the redundancies.”11 

Idle Kurri aluminium smelter closes permanently 
By Sam Rigney, May 8, 2014 
AFTER no activity or production for 18 months, Hydro has decided to permanently close its 

Kurri Kurri aluminium smelter. 

The site was placed into "care and maintenance" mode in November 2012 after more than 600 

workers were laid off.  Hydro Aluminium Kurri Kurri's managing director Richard Brown said the 

company had been preparing for the closure and working on plans for the future of the site. 

He said the closure brought opportunity to redevelop the site. 

"The smelter was a significant employer in the region and part of the local culture and identity of 

Kurri Kurri," Mr Brown said. "The site retains great potential as an important employment centre 

for the Hunter, due to its size, existing infrastructure and proximity to the Hunter Expressway. 
                                                 
11 http://coalfacemagazine.com.au/job-cuts-continue-in-hunter-mining-sector/ 
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The smelter in 1986. 

"We also believe portions of the site will be ideal for residential development, close to existing 

residential areas and in obvious population growth areas. 

"We will continue working with government at all levels and with other stakeholders to ensure 

the land can be re-used for maximum benefit." 

Mr Brown stressed it was unlikely any noticeable changes would occur on the site in the next 

two years. 

The decision to cease production in 2012 was based on the overall market situation for 

aluminium, uncertain outlook and strong Australian dollar.Clift-spree: 1000 new homes in 10 

years12 

Clift-spree: 1000 new homes in 10 years 
By Sam Norris, July 17, 2013 

Cliftleigh is on the cusp of a population boom with 1000 new homes expected within 10 

years, possibly sooner. 

Urban subdivisions are expected to play a key part in housing the extra 160,000 people 

forecast to settle the Lower Hunter by 2031. 

One hundred new homes have already been built in the new estate Cliftleigh Gardens, but 

developers expect the construction of Cliftleigh’s first set of traffic lights will allow the 

development to motor ahead.  The estate is part of a housing-boom precinct near the Hunter 

Expressway that includes Heddon Greta and Gillieston Heights. 
                                                 
12 http://www.theherald.com.au/story/2270146/idle-kurri-aluminium-smelter-closes-permanently/?cs=305 
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“Before we started, a year or 18 months ago Cliftleigh amounted to 20 or 30 homes but once 

you factor in this development and Averys Village at Heddon Greta there will be quite a 

change in the area,” Winten Property Group development manager Mark Cerone said. 

“The [Main Road] intersection has been a stumbling block to further development of the 

estate, but once this intersection is built [with traffic lights] it will increase our exposure.” 

Kurri Kurri and District Business Chamber president and Cessnock councillor Rod Doherty 

said this border area between Maitland and Cessnock councils could expect further growth. 

He said the western side of Cessnock Road at Gillieston Heights was within the old 

aluminium smelter buffer zone that was now up for redevelopment. 

“There’s no doubt the Hunter Expressway is going to start driving development,” he said. 

The Cliftleigh intersection will become a hub at the centre of a much larger village that until 

now has counted a petrol station as its major landmark. 

Work is scheduled to start on the intersection in mid-August and expected to take six months 

to complete, coinciding with the planned completion of the Hunter Expressway. 

Mr Cerone said the Hunter Expressway – which could double the 8000 cars now using Main 

Road each day – certainly factored into plans for the development. 

“It’s one thing to rezone an area for 1000 lots, but there needs to be demand for that land,” 

Mr Cerone said, pointing to buyers needing employment and services. 

“If you were out in the middle of nowhere and there was no infrastructure then there would 

be little interest in your project.” 

The intersection will require nearly 800 metres of road widening to accommodate turning 

lanes and will involve the relocation of most utilities. 

Road work tenders closed two weeks ago and Winten Property Group expected the 

contracts would be signed within two weeks. 

Mr Cerone expects Winten Property Group will have invested $25 million on infrastructure, 

from a community hall to rising water mains, by the time development is finished.13 
 
 
 
 
 
 
 

                                                 
13 http://www.maitlandmercury.com.au/story/1642042/clift-spree-1000-new-homes-in-10-years/?cs=171 
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SIGNIFICANT DEVELOPMENTS – FROM PRIOR TO CURRENT VALUATION 

 Development Approvals (DA’s) 

Rating & Taxing valuers adjust sales giving consideration to the substantial added value of 

DAs, particularly for non-standard properties where risk and/or expected prolonged approval is 

reasonably expected at the time of sale. There would be significant cost savings for a 

development having many issues resolved through the Development Approval process. This 

would include environmental, contamination, planning, density or lot yield issues etc. Some 

risks associated with the development of the site would be alleviated by having the certainty of 

a DA. 

 Demolitions and Development Applications 

Cessnock City Council has a comprehensive web site that we regularly monitor for demolitions 
and development applications.  The Council was also approachable for telephone enquiries 
and this service was also used.  The most useful Cessnock City Council web site is at  
http://www.cessnock.nsw.gov.au/. 

The Cessnock newspaper is also regularly monitored for information.  The website for the 
Cessnock Advertiser is http://www.cessnockadvertiser.com.au/. 

The Hunter Valley Research Foundation also produces information which we regularly receive 
and also monitor. They also have a website at http://hvrf.com.au/. 

Another source of particular interest has been the updating of Council Local Environmental 
Plans available through the NSW Government Gazette website at 
http://www.advertising.nswp.commerce.nsw.gov.au/Gazette/Gazette.htm. 

We have also found of use the NSW Department of Planning website at 
http://www.planning.nsw.gov.au/index.asp. 

A Demolition and Development Approvals Register is maintained and updated weekly.  Details 
are published below:   
 
 
 
001 Cessnock Demolitions  
Property 
PID Address Suburb DA Date Description 

8742, 
8743, 8744 8 , 10 & 12 Wangi ave Cessnock 27-Nov-14 

DA 8/2014/471 - Demolition of Three (3) 
Dwellings on Three (3) Lots and construction 
of a Dual Occupancy on Each of the Three (3) 
Lots and Strata Subdivision of the Dual 
Occupancies on Each Lot 

16899 1284 Leggetts Dr Brunkerville 19-Dec-14 
DA 8/2014/701 - Demolish Existing Dwelling 
and Construct Two Storey Dwelling 

4419 69 Fleet St Braxton 19-Jan-15 DA 8/2015/12 - Demolition of Dwelling 

17929 79 Caledonia St Kearsley 10-Mar-15 

DA 8/2015/68 - Demolition of Existing 
Dwelling and Construction of a New Single 
Storey Dwelling with Attached Garage 

12622 78 Northcote St Kurri Kurri 08-May-15 

DA8/2015/198 -  Demolition of Existing 
Dwelling, Garage, Swimming Pool and Other 
Associated Outbuildings 
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SIGNIFICANT VALUE CHANGES  
During the 2015 program there were 13 significant value changes from 2014 to 2015. These 

were explained within our VAR which was sent with our final deliveries.  

 

A summary as per the Procedures Manual V6.4 of the reasons for the changes in value are 

listed below: -  

• Individual properties were identified through the verification process as having a 

historically incorrect value. The value was reviewed and corrected in line with 

available market evidence.  

• Ambiguity being clarified over the existence or otherwise of a building entitlement on 

rural lands  

• Section 28 calculation 

The LPI Audit Team have accepted our value changes and subsequent reasons for these 

changes with the Cessnock District having now had all of the 2015 value recommendations 

applied as the current values. 

 

SIGNIFICANT VALUE CHANGES FROM PRIOR TO CURRENT ANNUAL VALUATION 
 
During the 2015 program there were 40 significant value changes from 2012 to 2015. These 

were explained within our VAR which was sent with our final deliveries.  

 

A summary as per the Procedures Manual V6.4 of the reasons for the changes in value are 

listed below: -  

• Individual properties were identified through the verification process as having a 

historically incorrect value. The value was reviewed and corrected in line with 

available market evidence.  

• Various LEP amendments gazetted which changed the zone or allowable uses for a 

property or properties necessitating a review of the value in line with available market 

evidence relating to the new zone and allowable use.  

• Ambiguity being clarified over the existence or otherwise of a building entitlement on 

rural lands  
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The LPI Audit Team have accepted our value changes and subsequent reasons for these 

changes with the Cessnock District having now had all of the 2015 value recommendations 

applied as the current values. 

 

ADDED VALUE OF IMPROVEMENTS 

This is a substantial process that is documented under the following subheadings and is 

generally one of the principle tasks completed by Rating & Taxing valuers to the majority of 

sales evidence. 

 Added Value of Improvements Determination 

The paired sales analysis program and subsequent tables produced annually are maintained 

throughout the year with new entries being constantly added as appropriate vacant land and 

improved sales occur.  This is done each and every year and has been done historically now 

with the Maitland Contract for many years.  

From the tables where we record and analyse the comparison of vacant land to improved sales 

we produce absolute values for improvements of particular types in particular locations.  From 

this information we create value ranges ($/sq.m) for particular types of improvements in 

particular localities. 

Because of our extensive experience, we can identify when the relative value of improvements 

is increasing or decreasing for particular types or market segments of improvements.   

The paired sales analysis added value of improvements for different types of buildings and 

locations summary and the original analysis that these are based on are supplied to the LPI 

within the Final Reports for each LGA within the Maitland Contract. 

 Added Value of Improvements 

Robertson & Robertson provide information about the added value of improvements through 

each year’s Paired Sales Analysis.  The results of this form the basis of the value ranges that 

are appropriate for different locations, age, size and condition of improvements.  Obviously the 

paired sales analysis does not include all the different possible categories of improvements that 

we would have to deduce each year.  

Therefore the content of these tables and the value range parameters for the added value of 

improvements is built up over many years of completing paired sales analysis for different types 

of improvements.  

We display the added value information in a summary table form along with the corresponding 

estimated replacement costs, as compiled from each year’s updated Building Cost Guide, 

Rawlinson’s. The information is displayed in the same table so the individual valuer can 



 

    
 
November 13, 2015   Page | 42 
 

001 CESSNOCK 2015 ANNUAL VALUES SUMMARY 
REPORT 

continually see the relationship between the added value of improvements in comparison to the 

replacement cost for different categories of improvements. 

In most instances, the valuer will not have identical improvements analysed in a paired sales 

analysis, so the valuer will need to draw upon their judgment of other paired sales that might be 

similar or even replacement costs in some instances.  

Robertson & Robertson provide both Added Value of Improvements and Replacement Costs 

information within the same tables so the valuer can draw upon this information when making 

the required judgments about how to adjust a sale for the value of the improvements. 

 Replacement Cost 

The replacement cost of improvements adds to the information about different types of 

improvements.  Mostly the added value of improvements determined from the paired sales 

analysis represents a depreciation of the new replacement cost to build improvements, so 

knowledge about replacement costs are routinely compared to the results of the paired sales 

analysis, added value of improvements. 

Some types of development are difficult to determine the added value of improvements 

because of infrequent sales analysis or because the component comprises an established area 

where vacant land sales rarely occur. 

The added value of improvements can be determined through continually comparing the cost of 

replacement with the calculated added value of improvements determined each year through 

the paired sales analysis program, where there is no opportunity to pair sales.  

Comparing this information about the added value of improvements to replacement costs 

allows depreciation rates to be calculated.  Once depreciation rates have been established, this 

can be applied to the cost of replacement in the absence of paired sales analysis to determine 

the added value of improvements.  

Understanding the depreciation can be done by a percentage reduction compared to new 

replacement, or a factor adjustment dollar amount.  By displaying the added value information 

next to the replacement cost information; our valuers are continually exposed to this information 

and can make the right adjustments when required through an appreciation of the differences 

for the different market segments.  

Costs of replacement improvements are determined from annual updates provided by 

Rawlinson’s (Currently Edition 33 for 2015) which we subscribe to each year.  These are very 

comprehensive and detailed and widely used by Quantity Surveyors throughout Australia.  The 

information is supplemented with Quarterly Updates.   
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Relevant information is extracted from this source into our tables where costs can be compared 

to the Added Value of Improvements determined from our Paired Sales Analysis.   

This is a comparison of the whole building structure to determine the costs of replacement.  

Rawlinson’s also has comprehensive detail about parts of buildings, renovations etc.  We have 

not quoted these within our current tables, but this information is available through perusing the 

current edition of Rawlinson’s. 

Our current database system also allows us to view all historic sales analysis that we have 

completed, and to see various summary details such as $/sq.m for living, garages etc. 
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Est Size Sq.m
Dwelling Type Min Max Min Max Min Max
BASIC FIBRO DWELLINGS
Renovators Special - Not knock over - 15,000$    40,000$      N/A N/A N/A N/A
Fibro 1-2 bedroom 50 - 75 40,000$    60,000$      350 750 N/A N/A
Fibro 2 bedroom 70 - 95 50,000$    70,000$      350 750 N/A N/A
Fibro 3 bedroom 85 - 105 60,000$    80,000$      350 750 N/A N/A
Hardiplank & tile 3 bedroom (Deaves & Bradshaw) '70s/80s 85 - 95 80,000$    105,000$    850 950 N/A N/A

OLDER WEATHERBOARD DWELLINGS
1930s Weatherboard 85 - 105 40,000$    60,000$      350 850 N/A N/A
1930s Weatherboard - Renovated 85 - 105 55,000$    85,000$      650 1400 N/A N/A
AGE DEFINED DWELLINGS
1950s Basic Fibro 65 - 100 40,000$    70,000$      350 750 N/A N/A
1950s Basic Fibro - Renovated 65 - 100 55,000$    85,000$      750 1200 N/A N/A
1960s Basic Red Brick Veneer 80 - 105 65,000$    85,000$      800 900 N/A N/A
1960s Basic Red Brick Veneer - Renovated 80 - 105 70,000$    100,000$    900 1400 N/A N/A
1970s Basic Blonde Brick Veneer 80 - 105 70,000$    95,000$      850 950 N/A N/A
1970s Basic Blonde Brick Veneer - Renovated 80 - 105 80,000$    110,000$    900 1400 N/A N/A
PROJECT DWELLINGS
1980s Basic Project Brick Veneer 85 - 105 65,000$    120,000$    800 900 N/A N/A
1980s Basic Project Brick Veneer - Renovated 85 - 105 80,000$    135,000$    950 1400 N/A N/A
1990s Small Project Brick Veneer 85 - 105 85,000$    120,000$    875 1000 N/A N/A
1990s Medium Size Project Brick Veneer 105 - 160 120,000$  200,000$    850 1000 N/A N/A
1990s Large Size Project Brick Veneer 160 - 300 200,000$  300,000$    850 1000 N/A N/A
2000s Small Project Brick Veneer 85 - 105 80,000$    150,000$    1100 1250 1000 1200
2000s Medium Size Project Brick Veneer 105 - 160 135,000$  200,000$    1100 1250 1000 1200
2000s Large Size Project Brick Veneer 185 - 350 200,000$  330,000$    1100 1250 1100 1200
Exceptional Modern Project Dwellings 300 - 400 330,000$  400,000$    1100 1400 1100 1400
MASTER BUILT DWELLINGS
Master built - Small Size 95 - 110 140,000$  200,000$    1300 1500 1300 1600
Master built - Medium Size 110 - 170 200,000$  300,000$    1300 1500 1300 1600
Master built - Large Size 170 - 300 300,000$  500,000$    1300 1500 1300 1600
POLE HOMES
Modern pole home - small 85 - 105 135,000$  185,000$    1600 2750 N/A N/A
Modern pole home - medium 105 - 150 185,000$  275,000$    1600 2500 N/A N/A
Modern pole home - large 150 - 250 275,000$ 400,000$   1600 2200 N/A N/A
Architect Dwellings
Small 100 - 125 250,000$  350,000$    1400 2750 1750 1900
Medium 125 - 200 350,000$  450,000$    1400 2500 1750 1900
Large 200 - 350 450,000$  600,000$    1400 2300 1750 1900
Super Size 350 - 600 600,000$  2,000,000$ 1400 2200 1750 1900
Super Opulent/Top of the Range $2,000,000+ 3000 5000+ N/A N/A
RURAL DWELLINGS
Smaller Rural Dwelling Equivalent to Projects 100 - 200 85,000$    200,000$    1300 1600 1300 1600
Medium Rural Dwellings 200 - 300 200,000$  300,000$    1250 1550 1300 1600
Large Rural Dwellings 300 - 500 300,000$  600,000$    1200 1500 1300 1600
Other Improvements (Add to Dwelling)
Single carport (poor quality) - 1,000$      1,500$        50 100 N/A N/A
Single carport (good quality) - 3,500$      4,500$        175 250 250 275
Single fibro garage - 2,500$      4,000$        125 350 N/A N/A
Single brick garage - 4,500$      6,000$        400 600 500 600
Fibreglass Inground Pool - 5,000$      35,000$      N/A N/A
Concrete Inground Pool - 10,000$    60,000$      N/A N/A
Pebblecrete Inground Pool - 15,000$   85,000$     N/A N/A
Ground Improvements
Fencing, grass, driveway, path- Minimal Provision - $1,000 $7,000
Fencing, lawn, driveway, path, landscaping, select plantings - $5,000 $15,000
Fencing, lawn, driveway, path, landscaping, increasingly formalised - 10000 $20,000
Fencing, lawn, driveway, path, retaining, landscaping increasingly formalised - 15000 $30,000

General Value Added 
Range

General Value 
Added $/sq.m Living

Estimated Replacement 
Cost - Rawlinsons 2015 

Ed 33 & Others

Added Value Of Improvements Valuer's Guide 2015 Annual Program
These values have been deduced from Paired Sales Analysis in recent years
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 Paired Sales Analysis 

 
SaleID Property ID Year H/N Street Suburb Comp Area (sq.m) Price Analysed 

LV
LTV LV Adj. Land 

Value
Contract Date Settlement 

Date
Purchasers Vendors Import Date Inspection 

Date
 Living 
Area 

 Living 
$/sqm 

 Living 
Improveme
nts 

 Other Imp. 
$/sqm 

 Other 
Improve 

Total Value 
of 
Improveme
nts

467423 7255 2015 30 Long St CESSNOCK AAB 1189 170000 170000 115000 170000 16/02/2015 30/03/2015 LEWIS CAPOLINO,CAPOLINO 20/04/2015 6/05/2015 0 0 0 0 0 0

494521 7280 2015 21 Long St CESSNOCK AAB 923.2 207000 136000 111000 171000 12/05/2015 9/06/2015 KAY,KAY SELBY,SELBY 6/07/2015 17/09/2015 80 700 56000 21.43 15000 71000

441253 3524857 2014 54 York St GRETA AAJ 1024 115000 115000 85700 115000 16/11/2014 15/12/2014 SLADE HOBBS,HOBBS 19/01/2015 14/01/2015 0 0 0 0 0 0

477000 3482497 2014 43 York St GRETA AAJ 1024 452000 91000 126000 116000 13/02/2015 27/03/2015 BAKER,FRANKLAND ARCHER 18/05/2015 20/05/2015 180 1250 225000 68.8 86000 311000

441253 3524857 2014 54 York St GRETA AAJ 1024 115000 115000 85700 115000 16/11/2014 15/12/2014 SLADE HOBBS,HOBBS 19/01/2015 14/01/2015 0 0 0 0 0 0

503763 3453111 2015 47 Whitburn 
St

GRETA AAJ 1075 350000 97000 115000 117000 22/06/2015 22/07/2015 CABAN PLATT 3/08/2015 10/08/2015 150 1200 180000 27.5 33000 213000

441253 3524857 2014 54 York St GRETA AAJ 1024 115000 115000 85700 115000 16/11/2014 15/12/2014 SLADE HOBBS,HOBBS 19/01/2015 14/01/2015 0 0 0 0 0 0

467429 16019 2015 91 New 
England 
Hwy

GRETA AAJ 1081 200000 111000 114000 116000 5/03/2015 31/03/2015 SESSELMANN TIERNEY 20/04/2015 22/05/2015 85 750 63750 20 15000 78750

451871 10509 2015 16 Richmond 
St

KITCHENER RAB 1011.83 135000 135000 119000 135000 16/04/2015 28/04/2015 FRASER BARRY 1/06/2015 16/06/2015 0 0 0 0 0 0

511886 10499 2015 12 Aberdare 
St

KITCHENER RAB 1012 208000 131000 119000 131000 15/07/2015 14/08/2015 GEE,GEE BRETT,ROSS 31/08/2015 1/09/2015 70 900 63000 15.56 14000 77000

Description:   Vacant land

Description:   Erected upon the land is a circa 1940s, single storey weatherboard style clad and metal sheet roof detached dwelling in good, mostly original, condition with2 bedrooms and 1 bathroom. Other improvements include porch, outdoor entertaining area, shedding, landscaping and fencing.

Description:   Vacant land

Description:   Erected upon the land is a circa 2010, single storey brick and tile detached dwelling with under roof double garage in good condition. Agent’s advice indicates 4 bedrooms and 2 bathrooms. Other improvements include detached double garage, in‐ground pool, outdoor entertaining area, concrete 
driveway, landscaping and fencing.

Description:   Vacant land

Description:   Erected upon the land is a circa 2010, single storey brick and tile detached dwelling with detached garage in good condition. 3 bedrooms and 2 bathrooms. Other improvements include water tanks, outdoor entertaining area, gravel driveway, garden shedding, landscaping and fencing.

Description:   Vacant land

Description:   Erected upon the land is a part renovated, circa 1930s, single storey clad and metal sheet detached dwelling with detached garage in average condition.  Agent’s advice indicates 2 bedrooms and 1 bathroom. Other improvements include outdoor entertainment area, landscaping and fencing. 

Description:   Vacant land

Description:   Erected upon the land is a  part renovated, circa 1940s, single storey flat sheet clad and metal sheet roof detached dwelling with detached garage in good condition.  Agent’s advice indicates 2 bedrooms and 1 bathroom. Other improvements include porch, timber deck, basic landscaping and 
fencing. 
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SaleID Property ID Year H/N Street Suburb Comp Area (sq.m) Price Analysed 

LV
LTV LV Adj. Land 

Value
Contract Date Settlement 

Date
Purchasers Vendors Import Date Inspection 

Date
 Living 
Area 

 Living 
$/sqm 

 Living 
Improveme
nts 

 Other Imp. 
$/sqm 

 Other 
Improve 

Total Value 
of 
Improveme
nts  

442676 3816429 2014 79 Radford St CLIFTLEIGH AAP 1006 200000 200000 177000 200000 7/11/2014 7/01/2015 WILLIAMS,WILLIAMS KURRI AUTOS PTY 
LIMITED

27/01/2015 29/01/2015 0 0 0 0 0 0

465715 3613770 2015 83 Radford St CLIFTLEIGH AAP 618.6 355000 174000 168000 199000 13/02/2015 27/03/2015 GARDINER,GARDINER MCDONOUGH,DEWHIRST 13/04/2015 28/04/2015 130 1100 143000 34.55 38000 181000

511873 2985 2015 43 Olney St ELLALONG RAB 2023 175000 175000 147000 175000 7/07/2015 19/08/2015 GRANT THOMAS,ROSSINI 31/08/2015 1/09/2015 0 0 0 0 0 0

507905 3018 2015 13 Mulbring 
St

ELLALONG RAB 1900.47 325000 154000 125000 174000 3/07/2015 4/08/2015 ROHAN WOOD,STAFFORD 17/08/2015 27/08/2015 125 950 118750 51.05 48500 167250

511873 2985 2015 43 Olney St ELLALONG RAB 2023 175000 175000 147000 175000 7/07/2015 19/08/2015 GRANT THOMAS,ROSSINI 31/08/2015 1/09/2015 0 0 0 0 0 0

445749 2971 2014 34 Mulbring 
St

ELLALONG RAB 1960 510000 149000 134000 174000 14/11/2014 19/01/2015 COUNSELL,WHIPPS MCLACHLAN,MCLACHLA
N

9/02/2015 28/05/2015 190 1250 237500 99.04 123800 361300

461462 3814164 2014 5 Alexander 
St

ELLALONG RAB 607 155000 155000 77600 155000 29/10/2014 21/11/2014 ALEXANDER GLFB PTY LTD 29/10/2014 21/11/2014 0 0 0 0 0 0

496865 3810977 2015 14 Alexander 
St

ELLALONG RAB 607 400000 155000 77600 155000 15/05/2015 16/06/2015 MCLENNAN,BROWN ROPER,ROPER 13/07/2015 20/05/2015 150 1450 217500 34.14 49500 267000

485568 3084741 2014 11 Kookaburr
a Cl

WESTON AAG 2907.9 237500 237500 246000 237500 22/12/2014 12/02/2015 BLENCOWE,BLENCOWE ARCHER,ARCHER 15/06/2015 16/06/2015 0 0 0 0 0 0

496859 3084742 2015 13 Kookaburr
a Cl

WESTON AAG 2311.3 595000 233000 214000 238000 24/04/2015 3/07/2015 PIESSIET,PIESSIET MOORE,MOORE 13/07/2015 9/07/2015 210 1350 283500 52.22 70500 354000

481228 13697 2015 28 Adelaide 
St

PAXTON RAB 1012 122500 122500 111000 122500 27/02/2015 27/03/2015 ANDREW,ANDREW SCHOFIELD,SCHOFIELD 1/06/2015 30/04/2015 0 0 0 0 0 0

Description:   Vacant land

Description:   Erected upon the land is a 2010s single storey brick and tile detached dwelling with under roof double garage in very good condition.  Agent’s advice indicates 4 bedrooms and 2 bathrooms. Other improvements include covered entertaining area, landscaping and fencing.  

Description:   Vacant land

Description:   Erected upon the land is a circa 1970s, single storey, weatherboard style clad and metal sheet detached dwelling in good condition. Agent’s advice indicates 3 bedrooms and 1 bathroom. Other improvements include detached single garage with 3 phase power, single attached carport, wrap 

Description:   Vacant land

Description:   Erected upon the land is a circa 2000s, single storey brick and metal sheet detached dwelling with under roof double garage in good condition. 4 bedrooms and 2 bathrooms; with garage being utilised as a living area. Other improvements include outdoor entertaining area, above ground pool, 

Description:   Vacant land

Description:   Erected upon the land is a circa, 2014 single storey brick and tile detached dwelling with under roof double garage in good condition. Agent’s advice indicates 4 bedrooms and 2 bathrooms. Other improvements include porch, outdoor entertaining area, concrete driveway, landscaping and 

Description:   Vacant land

Description:   Erected upon the land is a circa 2010s, single storey brick and tile detached dwelling with under roof double garage in good condition. Agent’s advice indicates 4 bedrooms and 2 bathrooms. Other improvements include detached metal oversized double garage with carport, outdoor entertaining 

Description:   Vacant land  
 



 

    
 
November 13, 2015   Page | 47 
 

001 CESSNOCK 2015 ANNUAL VALUES SUMMARY 
REPORT 

 
 
 
SaleID Property ID Year H/N Street Suburb Comp Area (sq.m) Price Analysed 

LV
LTV LV Adj. Land 

Value
Contract Date Settlement 

Date
Purchasers Vendors Import Date Inspection 

Date
 Living 
Area 

 Living 
$/sqm 

 Living 
Improveme
nts 

 Other Imp. 
$/sqm 

 Other 
Improve 

Total Value 
of 
Improveme
nts  

474881 3308590 2015 12 Adelaide 
St

PAXTON RAB 1012 321000 122000 111000 122000 26/02/2015 31/03/2015 ZONEFF CHRISTIE,SHEARS 11/05/2015 13/05/2015 170 900 153000 51.11 46000 199000

516077 3536087 2015 29 Grafton St ABERMAIN AAM 927.4 165000 165000 132000 165000 12/05/2015 17/06/2015 GRACZYK,GRACZYK CAMPBELL,CAMPBELL 14/09/2015 14/09/2015 0 0 0 0 0 0

445746 2533 2014 28 Lismore St ABERMAIN AAM 1463 335000 172000 161000 162000 8/12/2014 19/01/2015 FARMER,SMITH WELLS 9/02/2015 13/05/2015 130 850 110500 62.06 52750 163250

514014 3752055 2015 48 Tempranil
lo Cres

CESSNOCK AAF 701.7 185000 185000 175000 185000 2/07/2015 13/08/2015 BELL GOBBO HOLDINGS PTY 
LTD

7/09/2015 9/07/2015 0 0 0 0 0 0

434714 7217 2014 13 Lindsay St CESSNOCK AAB 590.46 295000 162000 140000 187000 7/11/2014 5/12/2014 MARKS WALSH,WALSH 22/12/2014 20/04/2015 90 1200 108000 26.04 31250 139250

514014 3752055 2015 48 Tempranil
lo Cres

CESSNOCK AAF 701.7 185000 185000 175000 185000 2/07/2015 13/08/2015 BELL GOBBO HOLDINGS PTY 
LTD

7/09/2015 9/07/2015 0 0 0 0 0 0

485552 8198 2015 19 Myra St CESSNOCK AAB 809.43 315000 159000 141000 184000 26/02/2015 8/05/2015 BEST COTTEN,COTTEN 15/06/2015 16/06/2015 145 800 116000 50.31 40250 156250

514014 3752055 2015 48 Tempranil
lo Cres

CESSNOCK AAF 701.7 185000 185000 175000 185000 2/07/2015 13/08/2015 BELL GOBBO HOLDINGS PTY 
LTD

7/09/2015 9/07/2015 0 0 0 0 0 0

511870 8743 2015 10 Wangi 
Ave

CESSNOCK AAC 556.4 140000 110000 214000 185000 24/04/2015 25/05/2015 FOREVER PROPERTY 
PTY LTD

BONNER‐SMITH 31/08/2015 8/09/2015 60 400 24000 15 6000 30000

481234 3836052 2015 31 Glen Cl HEDDON 
GRETA

AAP 787.8 195000 195000 172000 195000 12/01/2015 16/04/2015 KAMAL KANTA 
NAIDU,MOHAN 
CHANDER NAIDU

KURRI AUTOS PTY 
LIMITED

1/06/2015 21/05/2015 0 0 0 0 0 0

Description:   Erected upon the land is a renovated 1930s, single storey clad and metal sheet detached dwelling in good condition. 2 double bedrooms and 1 bathroom. Other improvements include verandahs, garden shedding, landscaping and fencing.

Description:   Vacant land

Description:   Erected upon the land is a circa 1980s, single storey brick and tile detached dwelling with under roof single garage in good original condition. Agent’s advice indicates 3 bedrooms and 1 bathroom. Other improvements include detached triple metal garage, verandah and covered deck, gravel 

Description:   Vacant land

Description:   Erected upon the site is a fully renovated circa 1950s clad and tile dwelling. Agent advised accommodation includes three bedrooms and one bathroom. Other improvements include strip concrete driveway, landscaping and fencing.

Description:   Vacant land

Description:   Erected upon the land is a circa 1980s, single storey brick and tile detached dwelling with under roof drive‐through single garage in average original condition. Agent’s advice indicates 3 bedrooms and 2 bathrooms. Other improvements include attached single brick carport, porch, outdoor 

Description:   Vacant land

Description:   Erected upon the land is a circa 1950s corrugated iron and weatherboard style clad Nissen Hut. 

Description:   Vacant land  
503783 12128 2015 26 Lang St KURRI 

KURRI
AAO 674.3 175000 155000 137000 195000 9/06/2015 21/07/2015 SOUTHWELL CREIGHTON 3/08/2015 30/07/2015 90 100 9000 105 10500 19500

Description:   Erected upon the land is a part circa 1930s, single storey clad and metal sheet detached dwelling with detached garage in very poor delapidated condition.  Agent’s advice indicates 3 bedrooms and 1 bathroom. Other improvements include garden shed, basic landscaping and fencing.   
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SaleID Property ID Year H/N Street Suburb Comp Area (sq.m) Price Analysed 

LV
LTV LV Adj. Land 

Value
Contract Date Settlement 

Date
Purchasers Vendors Import Date Inspection 

Date
 Living 
Area 

 Living 
$/sqm 

 Living 
Improveme
nts 

 Other Imp. 
$/sqm 

 Other 
Improve 

Total Value 
of 
Improveme
nts  

481234 3836052 2015 31 Glen Cl HEDDON 
GRETA

AAP 787.8 195000 195000 172000 195000 12/01/2015 16/04/2015 KAMAL KANTA 
NAIDU,MOHAN 
CHANDER NAIDU

KURRI AUTOS PTY 
LIMITED

1/06/2015 21/05/2015 0 0 0 0 0 0

505865 14091 2015 12 Allandale 
Rd

PELAW 
MAIN

AAO 1019 245000 149000 128000 194000 16/06/2015 28/07/2015 BENNETTS,BENNETTS JOLLEY 10/08/2015 13/08/2015 90 750 67500 38 28500 96000

481234 3836052 2015 31 Glen Cl HEDDON 
GRETA

AAP 787.8 195000 195000 172000 195000 12/01/2015 16/04/2015 KAMAL KANTA 
NAIDU,MOHAN 
CHANDER NAIDU

KURRI AUTOS PTY 
LIMITED

1/06/2015 21/05/2015 0 0 0 0 0 0

457108 12248 2015 6 Maitland 
St

KURRI 
KURRI

AAO 1012 213000 161000 143000 196000 11/02/2015 3/03/2015 HANNAN,HANNAN WILKS 16/03/2015 28/04/2015 110 400 44000 19.5 7800 51800

Description:   Vacant land

Description:   Erected upon the land is a circa 1950s, single storey clad and metal sheet detached dwelling with detached single garage in average original condition. Agent’s advice indicates 2 bedrooms and 1 bathroom. Other improvements include double garage with workshop, outdoor entertaining area, 

Description:   Vacant land

Description:   Erected upon the land is a circa 1940s single storey clad and metal sheet detached dwelling in very poor condition.  Agent’s advice indicates 2 bedrooms plus study and 1 extenal bathroom/laundry. Other improvements include a single carport, basic landscaping and fencing.
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OVERVIEW OF THE QUALITY ASSURANCE PROCESS 

 Quality Assurance 

Our goals mirror those of the LPI in that we seek to improve the quality of valuation outcomes 

and provide a cost effective means of delivering land values for rating and taxing purposes.  

Later versions of the Procedures Manual from v6.3 (2012), v6.4 (2013) and now v6.5.1(2014), 

all prescribe extra measures that will improve valuation quality if completed.  Naturally, 

additional time/resourcing is required to improve quality under those terms, however once 

processes are in place that achieve those quality improvements they can be maintained with 

effective and innovative implementation of management strategies at minimum additional cost.   

From v6.3 onwards changes to the timing and frequency of verification is a feature of the new 

arrangements, with contractors required to complete the whole year’s verification concurrently 

with all valuations during the first 6 months.  A greater volume of sales analysis has been 

required.  Adopting and identifying the new Risk Codes within the roll has also required 

additional work over previous v6.2.2 (2011) contract requirements 

During the past 6 years we have undertaken an intensive examination of the Rating and Taxing 

valuation process and implemented many important changes to methodology and processes, 

particularly of the more specialised valuations.  Most of which have focussed on the creation of 

Quality Assurance measures and management practices to provide better valuation outcomes.  

We apply the appropriate methodology depending upon the identified type of property or risk 

code of property being valued.  

The following headings outline key features of our QA systems and an over view of our actions 

in various key areas of the annual program. 

 Project Plans 

The project plan is the cornerstone of our QA processes by providing for the scheduling of 

tasks we are constantly aware of work in progress, completed and deliverable-by set dates and 

can apply the various QA measures according to this timetable.  

Our attached Project Plans shows how we have scoped each project and how we intend to 

service the proposed contract for valuation services.  The plan includes all scheduling except 

for supps and sales coding, which occurs over the first few days of each week.  Our expertise 

to demonstrate how we would manage a contract should also be seen in the context of our 

experience with providing these specialised services for over 10 years and for up to 8 districts.  
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 Component Structure & Valuation Accuracy 

We annually review the component structure to see how the entries have been componentised.  

Any changes to components are very carefully considered and only following consultation both 

internally and externally with LPI. Dividing entries into components requires finding the right 

balance between applying reasonably accurate valuations and applying valuer resources to 

generate the valuation outcomes.  A smaller number of components translates into less 

benchmarks overall, and less sales analysis required to value less benchmarks.  

The mass valuation process of applying factors to create new values is in essence a sampling 

methodology which relies upon the concept of statistical inference.  That is, from a sample of 

benchmarks and sales analysis within each component grouping, a factor or trend is 

established either overall or applied independently depending upon what the valuation of each 

benchmark is pointing to in terms of change of value. 

If the trends are reasonably consistent for the valuation of each benchmark within a component, 

and the component is relatively homogenous, then factoring should be relied upon given these 

circumstances.  Where the valuation of benchmarks within a component is showing 

inconsistent factor variations more analysis across these components is required. Sometimes 

even more benchmarks than the minimum number specified helps to improve valuation 

outcomes as does any additional sales analysis that focuses more attention on the grading of a 

specific component.  

The valuer needs to be aware of the pointers to when mass valuation methods require 

enhancements, our valuation staff are specifically trained in understanding the significance of 

these variations.  Team Leaders help with solutions to dealing with grading issues or factor 

variations that are not pointing to any specific clear trend. 

 Component Data Analysis 

Statistical analysis is carried out throughout the annual program with the Component Data 

Table as the reference point.  This is used to review components and benchmarks selections. 

Review of component’s primary and reference benchmarks is undertaken with the benefit of the 

Component Data Table to ensure they comply with procedural selection criteria.   

Our component benchmark reviews are completed just prior to July 1, each year, therefore 

representing each component at the Base Date prior to any component factors being applied.  
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Every time values are changed in a manner that is not uniform; changes to median values, 

quartile ranges and even the QRP measure may occur. Having ongoing access to the 

component data table, its ability to be updated in real time to account for change, aids correct 

selections. We ensure our valuers understand the construct of these tables. This assists the 

application of QA processes at all valuer levels. 

 Benchmark Selection 

Our database program incorporates reports for Benchmark Exceptions, Benchmark Factor 

Variation and within its Component Reports function includes a check for the number of 

benchmarks required per component. 

Benchmark selection shows that we have the correct minimum number of and quartile 

placement of benchmarks in all components, with some components having additional 

benchmarks where we have identified these as being useful.   

Valuers and Team Leaders have access to this information on a daily basis thus ensuring 

ample opportunity to avoid compliance failure in this regard. 

 QRP Measures (Variability of Component Distribution) 

The QRP measures the variability of values within a particular component.  This measure is 

readily identified in our Component Data Table Report. It is calculated on both the whole value 

and rate per square metre basis. Our valuers are trained and regularly workshopped to 

acknowledge the impact of this measure on individual components and adapt their work 

practice accordingly to ensure the best value outcomes for the range of QRP measures they 

are required to work with. 

The QRP measures clearly identify the variability of values within particular components over 

the middle quartiles.  The highest scores are often seen measured in business, industrial, 

density residential, rural and protection zoned components where allotment sizes vary over a 

wide range of sizes within a confined location.  

Generally, residential type components have lower QRP measures as the component sizes 

tend to be larger and the variability between sizes and values tends to be less.  QRP measures 

are also used on a $/sq.m basis which is more appropriate for business and industrial 

components. 

For components with high QRP measures the procedural requirements for additional reference 

benchmarks is designed to improve accuracy by imposing the acknowledgment of this value 

range and ensuring it as managed. 



 

    
 
November 13, 2015   Page | 52 
 

001 CESSNOCK 2015 ANNUAL VALUES SUMMARY 
REPORT 

We aim to individually review the high and low values within components as these tend to be 

outliers within the Component Model.  Outliers also tend to require individual attention because 

the benchmark typically does not represent them. 

 Risk Based Assessments and Worksheets 

Higher risk entries and entries that require more complex valuations should be capable of 

individual review in much the same way as an individual property valuation requested by a bank 

or the owner would be open to review by the instructing party or others that rely upon that 

valuation.  

The highest risk entries that have a risk rating of “1” are subject to peer review of worksheets.  

We expect these individual valuations to be the subject of more thorough examination from the 

LPI by way of requests and audits targeted towards these entries.  The worksheets are 

prepared with this expected level of scrutiny in mind. 

Our acknowledgment of these is included elsewhere in this Project Plan. 

 Individual Valuations 

Whilst Rating and Taxing valuations employ a mass appraisal methodology, many property 

specific scenarios, Risk Rating/Risk Code, Legislative framework or LPI instructions require 

different methodologies or individual valuations (Worksheets) to be the means of determining 

the value. 

Robertson & Robertson applies a pro-active approach to quality assurance, with management 

instilling an enduring culture of quality throughout the organisation.  The Robertson & 

Robertson valuers providing services for the LPI are amongst the most senior and experienced 

in the company.  Any advice prepared by our valuation staff pursuant to a contract for the 

services will be the subject of stringent peer review and discussion prior to its release.   

 Quality Assurance Review Project 2012 & 2013 (QARP 2012 & 2013) 

The Quality Assurance Review Project 2012 (QARP 2012) was originally undertaken by 

Robertson & Robertson at the start of the 2012 Annual Program.  A second QARP was 

undertaken during 2013. This was not an LPI requirement but was our own initiative and part of 

what the firm considers being best practice in this field. These projects may recur at irregular 

intervals in maintenance mode or as issues arise that require such review. 

Our Team Leaders Management Group review and refine processes each year with a focus for 

cost effective solutions to improve the quality of valuation outcomes across the whole division.  

It is only through critical assessment of our current processes that we can improve outcomes 

moving forward. We review our current Rating & Taxing processes in this context and in the 

context of the LPI’s Queries and Audits during the year.   
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In this context we have developed a register for all LPI queries and audits, where issues and 

specific processes are identified.  This system has been operating since the beginning of the 

2012 Annual Program.  

Any issues that develop throughout each year are reviewed in the context of what process was 

involved.  In this way, the Team Leaders Management Group can look at what needs to change 

with a certain process.  Issues are looked at in the context of processes, training, scheduling 

and possible IT development that would eliminate or reduce the likelihood of a particular QA 

issue.  Of critical importance to this process are the results of Final Values Audits, Sales 

Analysis Audits and any other audits which show any deficiencies which should be acted upon. 

The QARP Meetings referred to are done to find any solutions to systematic issues or reduce 

the likelihood of one off issues.  The LPI is appraised of the results of our internal reviews and 

improved processes that may result. 

Utilising the existing body of Audits and Queries from the LPI, as well as other processes of 

self-assessment utilised by Robertson & Robertson over recent years, we have reviewed all our 

current processes and policies from a Quality Assurance (QA) perspective; identified QA risks 

and explored different options to mitigate these risks where possible. 

 The Ongoing Goals of QARP 2012 & 2013 are to: 

• Regularly review all current processes and procedures undertaken by the Rating & 

Taxing Division; 

• Provide a systematic protocol to process Quality Assurance Issues as they come to light, 

and to pre-emptively seek ways and means of eliminating future potential Quality 

Assurance issues; 

• Discuss how best to communicate Quality Assurance initiatives to the LPI at all levels; 

• Use the Quality Assurance Review Project (QARP) as a way of formalising continuous 

incremental improvements in standards; 

• Enact our policies and procedures in relation to Quality Assurance matters more 

efficiently and effectively; 

• Discuss the roles and responsibilities of staff in the various QA processes within the 

Rating & Taxing Division; 

• Benchmark standards across the whole Rating & Taxing Division for the various 

processes; and 

• Continually seek improved efficiency methods to standardise work practices for all staff 

and promote Research & Development as part of our company culture. 
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Continually we need to determine alternative ways of performing rating and taxing work 

efficiently that will give us an advantage over existing work practices.  For example, faster more 

efficient computers, bigger screens, the use of 2 and 3 screens, IT development and 

development of specialised forms, view spreadsheets more effectively, increasing our 

knowledge with the use of GIS systems, GIS layers etc.. 

The development of new policies and procedures was a product of the original QARP 2012 

meetings as well as the immediate development of process checklists that could be used by all 

valuers and administration staff within the Rating & Taxing Division.  For example, we 

undertook a process that included an analysis of all vacant land in our district, listed for sale 

and cross referenced the listed ‘for sale’ or asking price against our current valuations.  This 

process of cross referencing asking prices against our valuations for these properties 

represents another level of checks which ensures better quality valuations are achieved prior to 

any sales evidence becoming available.  This process resulted in a number of value reductions.  

We consider this to be an example of a pro-active approach where we were not just reliant on 

the properties selling but examining the market at another level.  This process is now done 

every year.  The QARP process will be continue on an irregular basis or as issues arise which 

have potential to impact across a wide range of existing processes 

 Valmap Expertise 

Robertson and Robertson have developed considerable expertise in the use of Valmap.   

We are currently in process of moving to Valmap 4.1 and merging its functionality with our new 

data base program. 

Valmap is considered a critical tool for Quality Assurance, but does require specific training to 

be able to use the more advanced features contained within the layers of information provided. 

Functions of Valmap in the area of thematic layers which can provide visual schematics for 

values and value change of both the whole value and rates per metre square are regularly 

explored and exploited to provide quick reference to valuation change data. 

With regular cadastre and planning updates as provided by the LPI Valmap will continue to 

provide the backbone to the integration of mapping, cadastre and value information for rating 

and taxing contractors.  

Our ongoing commitment to the system includes regular workshops to ensure our valuers 

continue to utilise known functionality and explore other functions as they come to our 

awareness. 
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 Nearmap 

Robertson & Robertson currently subscribes to a multi-user licence for Nearmap in NSW.  This 

site represents the most up to date aerial imagery available in NSW, with eastern coastal 

locations being updated every 2 to 3 months. This system complements the older aerial 

imagery available via Valmap, SIX Maps and now NSW Globe/Google Earth. 

 Statistical Standards 

The LPI through the Rating & Taxing Procedures Manuals utilises a number of statistical 

standards to determine the quality of the valuation recommendations and a number of 

quantitative measures to determine that adequate sales analysis allowing for the proper 

valuation of all benchmarks has been undertaken as well as reflecting “breadth of the market”. 

Our database program incorporates these checks and they can be calculated at various levels 

at regular intervals to monitor the potential emergence of issues. Additionally we have always 

ensured through training and workshops our staff has an understanding of the construct of 

these statistical and quantitative checks in order to recognise, acknowledge and report 

exceptions which may be highlighted through the various measures. This spread of skill across 

all valuer levels ensures a broader approach to QA processes. 

Robertson & Robertson has a proven track record with compliance of both the statistical 

measures and qualitative/quantitative measures that include number of sales analysed, number 

of benchmarks, etc. 

 Other Practical Examples of QA Processes 

The following represents a selection of other individual measures which when combined, further 

reinforce the QA culture and outcomes of the firm’s work practices. Detail of these practices is 

offered in our weekly/monthly/annual scheduling:- 

• Filtering of all sales imported each Monday into all sales identified requiring analysis.  

Discussed in detail in our weekly scheduling. 

• The use of Control Tables to monitor all Quality Assurance measures, identifying and 

grading of supps, receipt and acknowledgement of changes to the valuation roll example 

35B objections and 14A(6) reascertainments. Again described in detail under our 

weekly/monthly/annual scheduling. 

• Maintaining a commercial database of listings for sale from local papers and magazines.  

These are easily cross referenced against sales that occur weekly when these properties 

are sold and imported.  We receive notification that we are holding information about the 

property from the time it was ‘For Sale’. 
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• LPI Queries and Audits database.  This facility provides valuable reporting information 

across all 3 contracts of any specific types of issues that we should be addressing.  This 

database was created from a need identified through the QARP process to record this 

valuable feedback in a more systemic way that can be easily accessed and reported.   

 Initiatives Undertaken  

We have undertaken and committed to undertake several initiatives to identify entries of high 
risk.  These include:- 

• Writing to owners of contaminated properties asking for information in relation to the 

known contamination and any scoping or remediation costs that are known.  

• Writing to significant stakeholders in each district asking for information in relation to 

known contamination and remediation costs.  This includes all of the individual 

Councils, Hunter Water, Central Coast Development Corporation, Hunter Development 

Corporation and Aluminum Smelters. 

• Writing to various developers asking for information in relation to known new estates 

including the costs of developing these estates.  Information collected is used each 

year to update identified offsite, on-site and subdividers allowances.  

• For Lease – Rental Database.  We include many ground rents for general industrial 

properties, specialised ports precinct properties, marinas, golf courses.  Commercial 

and industrial rents are collected by following up entries that have previously been 

listed for lease.  

• For Sale Database – Commercial, Industrial, Englobo, Density Sites, Properties of 

Interest.  This material is attached electronically to the roll entry.  When the property 

sells we are alerted that we are holding advertising material about this property so it 

should be analysed.  

• Vacant Land for Sale.  We commenced this process in 2012 in response to some 

vacant sites that were listed for sale for less than land values that were applied in that 

year.  We now review every vacant allotment that is listed for sale and recorded by RP 

Data.  RP Data collect information for the vast majority of real estate agencies within 

NSW, so this record is very comprehensive and very effective in determining situations 

where some lands may be overvalued.  This can be determined and corrected prior to 

any sale occurring.  This pre-emptive action occurs before any sale is even started.  
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Risk Code Assessment Verification  

 Risk Based Verification Cycle  

Following this risk based assessment approach, the LPI and other major stakeholders in the 

NSW Statutory Valuation System should have confidence that the highest risk entries in 

each of the rolls are receiving the individual attention expected as a result of the potential for 

greater volatility in land value.   

 Risk Based Verification Program 

From a statistical point of view, the risk based verification program provides a mechanism for 

highlighting property specific issues that may otherwise not be reflected in the mass 

appraisal of land values. 

The risk based verification program requires properties of higher risk to be verified on a more 

frequent basis and lower risk properties verified on a less frequent basis.   

Risk 1 entries are considered the highest risk entries to be managed by more frequent 

individual valuations and verification (annually), with Risk 3 entries representing the lowest 

risk and having a longer verification cycle of once every 6 years and no requirement for 

individual worksheets.  In addition to the risk ratings, the risk assessment matrix supplied by 

the LPI assists in identifying properties that may be considered to be of a higher risk rating.   

 Risk Based Verification Cycle Table 

Category Verification 
Risk Rating 

Verification percentage per 
annum 

Properties subject to successful objection the previous year 1 100% per annum 
Benchmarks, Reference Benchmarks and all analysed 
sales 

1 100% per annum 

Properties considered to be of high risk not already 
included in risk rating 1 * 

1 100% per annum 

Land subject to allowances 2 33.3% per annum 
Commercial land 2 33.3% per annum 
Industrial land 2 33.3% per annum 
Rural land 2 33.3% per annum 
Heritage restricted properties 2 33.3% per annum 
All other properties valued under a valuation basis other 
than 6A1 or 14C 

2 33.3% per annum 

Open Space, Special Uses zoned land 3 16.6% per annum over 6 years 
Residential zoned land 3 16.6% per annum over 6 years 
 

Verification Programme for LGA Annual and Gval 2012 to Gval 2015 

 Verification 2014 - 2015 

Verification has been planned for the next 6 years following the risk based assessment process 

defined in v6.4 contract arrangements.  Verification for the next 6 years has been nominated 

within our 2015 Annual Program Project Plan, with the current Annual Program identifying the 

specific components nominated for the 2015 Annual Deliveries.  
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The new risk code process identifies and utilises different verification cycles for risks 1, 2 & 3.  

The corresponding risk cycle is verification each year for risk assessment 1, every 3 years for 

risk cycle 2 and every 6 years for risk cycle 3.  

For the 2015 Annual Program, we have identified and utilised the new 16 risk codes.  Whilst still 

undertaking to complete whole component verification, under the new risk based system, we 

now schedule and also report annual verification in terms of not only the completion of whole 

components, but also verification completed using the new risk codes.  

Due to the considerable overlap of verifying whole components and then having to meet the 

risk code verification expectations; we anticipate that each year we will be completing additional 

verification and that in some years the various proportions completed between risk 2 and risk 3 

entries will not be exactly aligning.  Risk 1 assessed entries will be verified each year.   

From the tables listed below verification, which includes inspected and verified entries, that has 

been completed for the 2015 Annual Program is reported in terms of whole component 

completion and risk code completion.  

Risk Code Risk 
Value Risk Description Total 

Count 
Total 

Verified 
Percentage 

Verified 

ANLYSALE 1 1 - Analysed sale 465 465 100% 

BENCHMRK 1 1 - Benchmark property 200 200 100% 

CONTAMN 1 1 - Contaminated land 57 57 100% 

ENGLOBO 1 1 - Englobo parcel 128 128 100% 

HIGHVALU 1 1 - High value change property 6 6 100% 

MINE 1 1 - Mine 8 8 100% 

OBJECT 1 1 - Objection 2 2 100% 

SHOPPING 1 1 - Shopping centre -NA- -NA- -NA- 

Summary for Risk Value 1 866 866 100%
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Risk Code Risk 
Value Risk Description Total 

Count 
Total 

Verified 
Percentage 

Verified 

ALLOWNCE 2 2 - Allowance or concession (excluding section 
125 heritage) 174 38 21.84% 

COMMERCE 2 2 - Commercial zoned lands 565 94 16.64% 

HERITAGE 2 2 - Heritage listing 14G and section 125 158 35 22.15% 

INDUSTRY 2 2 - Industrial zoned lands 139 3 2.16% 

LVBASIS 2 2 - Land value basis other than 6A(1) 885 131 14.8% 

RURAL 2 2 - Rural zoned lands where predominant use is 
primary production 1 -NA- -NA- 

Summary for Risk Value 2 1,922 301 15.66%

OPNSPACE 3 3 - Open space, special use, reservation zoned 
lands 165 7 4.24% 

RESIDENT 3 3 - Residential, village and rural residential lands 
with 6A(1) basis 21,062 4,184 19.87% 

Summary for Risk Value 3 21,227 4,191 19.74%

Overall Summary 24,015 5,358 22.31% 
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 Whole of Component Verification Review 

Scheduled 
Month Code Zone Description 

MARCH AAE R2 R2 LOW DENSITY RESIDENTIAL KELMAN ESTATE 
MARCH AAF R2 R2 LOW DENSITY RESIDENTIAL VINES/VINEYARD GROVE 
MARCH AAG R5 R5 LARGE LOT RESIDENTIAL CESSNOCK NORTH 
APRIL BAG B1 B1 NEIGHBOURHOOD CENTRES EXCLUDING CESSNOCK 
APRIL DMF R 1(A) RURAL - DEFERRED MATTER-SE OF M'FLD 25HA TO 75HA 
APRIL DMG R 1(A) RURAL - DEFERRED MATTER-CESSNOCK OVER 75HA 
MAY MAA R3 R3 MEDIUM DENSITY RESIDENTIAL CESSNOCK CENTRAL 

JUNE ENA R2 
R2 LOW DENSITY RESIDENTIAL CESSNOCK LGA (RESI 
ENGLOBO) 

JUNE ENC R5 R5 LARGE LOT RESIDENTIAL CESSNOCK LGA ENGLOBO 
JUNE ERU RU5 RU5 VILLAGE CESSNOCK LGA (ENGLOBO VILLAGES)  
JUNE FCA R1 R1 GENERAL RESIDENTIAL - HUNTLEE 
JUNE SAT SP3 SP3 TOURIST 
AUGUST BAE B4 B4 MIXED USE KURRI KURRI 
AUGUST BAF B2 B2 LOCAL CENTRE - BRANXTON 

 

 Verification General Valuation Year 2012 to General Valuation Year 2015 
Refer to table below for verification totals by zone from 2012 to 2015: 
 

 
Successful Objections 

Successful Objection decisions to current GV & LT values are identified on a weekly basis on 

completion of the data imports from LPI each Monday morning.  Team leaders allocate each 

objection to the relevant valuer to undertake the following action: 

• The objection decision report is downloaded from SIX 

• The report is thoroughly analysed to ascertain the relevant issues which have impacted on 

land value 
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• Where the issue is considered ‘property specific’ and does not impact on surrounding 

entries or grading, the objection report is attached to the entry and a comment is prepared 

for inclusion in the VAR. 

• Where the issues identified may relate to surrounding entries and grading, a full review of 

surrounding grading and other entries considered to be impacted is undertaken. 

• Where significant other anomalies are identified from this review, a list of the affected 

entries with amended value recommendations is sent to LPI for reascertainment action. 

• Where affectation is minor in nature, action is undertaken to better align surrounding values 

in the annual values provided for the current year. 

 Objections 35B 
There were 4 objections from the previous LTV year to the current valuation year in which only 
one was successful.  
 
PID Address 2014 value Valuation 

recommendation 
2015 Value 

18220 2269 Wollombi Rd 
Sweetmans Creek 

$516,000 $360,000 $342,000 

 
A rural zoned entry with the property being an isolated grading issue. 
 

 Reascertainment Corrections 14A(6) 
 
PID Address 2014 value Valuation 

recommendation 
2015 Value 

19404 32 Grady St Pokolbin $795,000 $590,000 $590,000 
 
A rural zoned entry with the property being an isolated grading issue. 
 

Delivery schedule for 2 contracts comprising 6 LGA’s 

 

The above delivery dates were approved by Michael Tadros, Contracts & Procurement 

Manager, Valuation Services on July 10, 2015 (Version 2). The above Delivery Schedule 

represents the delivery schedule for all contracts and districts – including the details for the 

Maitland Contract. 
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Meetings with other R & T Contractors in adjoining districts 
 

Robertson & Robertson currently service two of the districts that adjoin Cessnock LGA, Dungog 

and Maitland, under the Maitland Contract.   

Gosford and Wyong LGAs adjoin Cessnock LGA and are managed through Robertson and 

Robertson. 

Hawkesbury also adjoins Cessnock through national parks.  

Singleton adjoins Cessnock LGA and is managed by Opteon (Northern Inland NSW). A 

conference was held August 3, 2015 to discuss values between LGA boundaries.    

Newcastle and Lake Macquarie LGAs are managed through Preston Rowe Paterson whereby 

discussion has been ongoing on a regular basis.   

Robertson & Robertson as Author of this Final Report 

Robertson & Robertson is the author of this report, produced on behalf of the NSW Valuer 

General and forwarded to the Department of Land and Property Information (LPI). 

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

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

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

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

the information contained in this report.  More information on the valuation process is available 

from the LPI website at http://www.lpi.nsw.gov.au/ 
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