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EXECUTIVE SUMMARY
All properties in NSW are valued each year for rating and taxing purposes. All valuations are issued to
the Office of State Venue for the calculation of land tax. Valuations are also issued to councils either
each year or every 2nd, 3rd or 4th year for the calculation of a landowner’s council rates. This report
details the land valuation programme for the Hunters Hill Local Government Area (LGA). The majority
of values are determined using mass valuation techniques. The Valuer-General’s mass valuation system
is applied as follows:
1) Properties that react to market forces in a similar way are grouped together in a component,
AND
2) The existing values of those properties in a component are updated by a market-based factor that is
then used as a multiplier of the prior Land Value. The result is then checked by the Contract Valuer and
individually verified values applied as appropriate.
The use of mass valuation techniques does have limitations, particularly over a period of time. The
continued application of factors may lead to a distortion in the relativity of values within a geographical
area. Some types of properties are so few in number or likely to be so sensitive to localised changes that
individually verified values is the only appropriate method. Although a mass valuation system is used to
determine the majority of land values, the Valuation of Land Act requires that each land value be a
market value. Each land value must be capable of being tested and supported on its own against all
available market evidence.
The total number of valuation entries (as at 31 October 2015) within Hunters Hill LGA – 3,733.
The total sum of land values in dollars (at 31/10/2015) within Hunters Hill LGA - $7,018,574,701.
The last local government base date or year when the valuation notice was issued was for Base Date 1st
July 2014.
The total land values for Base Date 1st July 2014 amounted to $5,860,276,871 which represents a
percentage change of 19.7%. The change in values reflects a general increase in the movement of land
values within the Hunters Hill LGA based on market sales evidence. The majority of areas within
Sydney’s metropolitan area have been reported as increasing in value such as Inner-west, the Eastern
Suburbs and the North Shore. Property increased in general across Hunters Hill. In particular properties
west of Burns Bay Rd, Gladesville and medium density sites zoned residential (except Pulpit Point)
showed the strongest increase. Properties with water views showed a slightly stronger increase than
waterfront properties. The number of desirable properties including: water/city skyline view properties;
the amount of underdeveloped sites; the increasing rental returns on residential investment property, the
accessibility to the city, transport options and other facilities and amenities; as well as the demographics
of the area in general, demand out stripping supply and low interest rates are all underlying reasons that
have assisted the increase in land values over the past year. The rate of change for residential and
commercial category property over the reporting year has been sporadic with residential and commercial
values changing by varying amounts at various times.
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EXECUTIVE SUMMARY (Continued)
Residential – Overall the residential market within the Hunters Hill LGA, as at 1st July 2015, increased
as a value group in line but to a lesser extent than other suburbs of Sydney within a radius of 5 -15
kilometres of the CBD over the course of the rating year. The increase in values were widespread.
Residential waterfront properties and properties with water views have continued to increase indicating a
continuing active market. Medium density sites showed the lowest increase. On the whole most property
increased above their prior 2014 value levels, apart from single residential property zoned medium
density.
On average, residential lands depending on locality, moved within a band of 4.9% to 25.2% between
Base Date 1 July 2014 and 1 July 2015, with the majority averaging around a 15% to 20% change in
value. From analysis, the localities which showed the greatest increases were non-waterfront single
residential properties West of Burns Bay Road; Gladesville and medium density sites zoned residential.
Properties East of Burns Bay Road; Henley and Huntly Point and properties with Water Views all
showed a steady increase. Medium Density and Medium Density-zoned residential also showed a steady
increase, with the exception of Medium Density – Pulpit Point which showed a slight increase.
Waterfront property generally maintained healthy increases in the main with growth around 15%.
The most significant medium density site sale over the last 12 month period to Base Date 1st July 2015
was the sale of 117 to 123 Victoria Road, Gladesville, which was purchased in one line from different
vendors for consolidation into the possible future redevelopment into a residential flat building.
Commercial / Retail – The retail property market within the Hunters Hill LGA over the prior general
valuation program remained buoyant which has been underpinned by low vacancy rates, steady rental
growth and increased demand for mixed use development sites, particularly those with residential
potential. The greatest increases have been retail/commercial sites within Gladesville and Hunters Hill
shopping centres.
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TABLE OF TYPICAL VALUES
Location

Zone

Size
(sqm)

2014 LV

2015 LV
% change to
2015
$1,120,000
+33.33%

Gladesville

Res

613m

$900,000

Hunters Hill
(West)

Res

764m

$1,030,000

$1,280,000
+24.27%

Hunter Hill (East)

Res

682m

$1,610,000

$1,930,000
+19.87%

Hunters Hill
(waterview)

Res

1077m

$2,460,000

$2,820,000
+14.63%

Hunters Hill
(waterfront)

Res

825m

$3,960,000

$4,590,000
+15.91%

Gladesville

Bus

265m

$500,000

$700,000
+40.00%

George Veris
Burwood Area Manager
Southern Alliance Valuation Services Pty Ltd
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FINAL REPORT
DISTRICT (083) – HUNTERS HILL
1.0 GENERAL DESCRIPTION OF LOCAL GOVERNMENT AREA
Hunters Hill is the smallest Local Government Area in Metropolitan Sydney. It is situated between the
convergence on the Parramatta and Lane Cove Rivers northwest of Sydney approximately seven (7)
kilometres by road from the Sydney CBD and stretches approximately five (5) kilometres from
Woolwich at its eastern extremity to Gladesville at its most western point.
The municipality of Hunters Hills contains an administrative area of 5.75 square kilometres including
some 650,000 square metres of parks and reserves. It incorporates the areas of Henley, Huntley's Point,
Hunters Hill, Woolwich and sections of Gladesville and is bounded by the LGA of Ryde to its western
boundary, Lane Cove River to its north, Tarban Creek and Parramatta River to its south. The area is
linked to Drummoyne to its south by Gladesville Bridge from Victoria Rd and to Linley Point in the
Local Government Area of Lane Cove to its north by Fig Tree Bridge and the continuation of Burns bay
Road.
Hunters Hill is an established council area of Sydney with a population of 13,838 people (2006 Census).
Development in Hunters Hill is almost entirely residential and is recognised as Australia's oldest garden
suburb with 75% of the Municipality being declared a conservation area. The character of Hunters Hill
was formed during the period 1860 through to the 1920s. Many of the original buildings and structures
dating back to this period were constructed from local sandstone - these buildings, were typical of
development of that time. Numerous in-fill density developments of which Pulpit Point and part of the
former Gladesville Hospital site being the most significant; have added more recently to the variety of
Hunters Hill urban form.
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1.0 GENERAL DESCRIPTION OF LOCAL GOVERNMENT AREA (continued)
Getting to and around the Hunters Hill municipality area is made easy by an efficient public road
network. The impact of through traffic into the area is significantly reduced by the district’s geography
and the areas main road by-passes which contribute to the segregation of users and an efficient road
network.
The municipality’s main road is the Burns Bay Road/Victoria Road link which offers on/off access to
Hunters Hill east or west of this interchange. Burns Bay Road runs in a north/south direction from
Tarban Creek Bridge and offers access to areas such as Hunters Hill, Woolwich and Gladesville.
Victoria Road extends from the Gladesville Bridge along the south-western fringes of the municipality
and deviates towards a generally east/west direction, offering access to areas such as Huntleys Point,
Huntleys Cove, the western side of Hunters Hill and Gladesville. Secondary roads such as Alexandra
Road/Woolwich Road offer access through the eastern spine of the peninsula through the suburbs of
Hunters Hill and Woolwich. Ryde Road running in a south east/north west direction offers access
through the north western side of Hunters Hill and Gladesville. Alternative access to and around the
municipality can be made by ferry.
Valentia Street Wharf located near the eastern tip of Woolwich offers access to Woolwich and to a lesser
extent Hunters Hill whilst Gladesville Wharf located on the Parramatta River lies on the main Rivercat
route between Parramatta and the CBD.
Some of the significant local, Sydney and State features of the municipality include:
• Gladesville Hospital;
• Clarkes Point Reserve;
• Boronia Park;
• St Josephs College;
• Great North Walk Track;
• The Priory;
• Kelly’s Bush;
• Tarban Creek;
• St Mark’s Church;
• Woolwich Pier Hotel;
• Hunters Hill Shopping Village;
A summary of the major land uses follows:
RESIDENTIAL:
The municipality of Hunters Hill has a variety of housing types covering different eras from the mid
1800’s through to the present. However, large scale habitation of the area occurred much later and
coincided generally with the extension of the main road system and the introduction of the railways in
the mid 1800’s. The isolation of the area caused by terrain and access difficulties, restricted its
development initially but in the same way protected and insulated the area from many of the
development problems confronting other areas of similar distance from the city.
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1.0 GENERAL DESCRIPTION OF LOCAL GOVERNMENT AREA (continued)
Many of the earlier homes and boundary fences in the area were constructed with sandstone extracted
locally, whilst there are also many examples of Georgian, Victorian, Federation, Californian Bungalow
dwellings as well as examples of modern residential architecture. Many of the better examples of
Hunters Hill built history have been preserved in heritage conservation precincts and protected from
demolition by state and local legislation. The areas geography and topography has contributed to the
development of many large luxury waterfront and water view homes which make real estate on the
peninsula some of the most highly valued property in Sydney.
Density development in the form of medium density and low rise high density development is a more
recent addition in the district and is limited in Hunters Hill to the suburbs of Huntleys Cove, Gladesville,
along the waterfront at Pulpit Point and a scattering of other smaller pockets.

COMMERCIAL/RETAIL:
There are several retail areas within the Hunters Hill Local Government Area most of which are
generally small and cater only for the immediate neighbourhoods in which they are located. The
exception to this is Gladesville shopping centre on Victoria Rd and straddling both Hunters Hill and
Ryde council areas which enjoys good visibility and passing trade. This vibrant centre has a small strip
shopping centre and also includes a small sub-regional shopping complex anchored by a national
supermarket chain and several variety stores. Retail neighbourhood centres have also developed in the
locality of Boronia Park on Pittwater Rd, Hunters Hill on Gladesville Rd at the junction of Ryde Rd, and
two other smaller centres on Alexandra St and Woolwich Rd. The latter two having transformed more
recently into restaurant precincts rather than service oriented centres.
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2.0 NUMBER OF VALUATIONS IN THE ZONE CATEGORIES

District 083 - Hunters Hill LGA 2015
Register of Land Value Entry Totals at 31 Oct 15
(the totals below include the 31 Oct 2015 Supplementary Import)

Zone Category
(all zones)

Residential

3468

92.90%

Business

154

4.13%

Industrial

4

0.11%

Open Space

61

1.63%

Special Uses

37

0.99%

Miscellaneous

9

0.24%

3733

100.00%

Totals

Residential Category
Single Dwelling Sites

3214

92.68%

Other Residential

254

7.32%

Totals

3468

100.00%
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2.0 NUMBER OF VALUATIONS IN THE ZONE CATEGORIES: (Continued)

District 083 – Hunters Hill LGA 2014
Register of LV Entries (Zone Category) at 31st October 2015

District 083 – Hunters Hill LGA 2014
Register of LV Entries (Residential Category) at 31 October 2015
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2.0 NUMBER OF VALUATIONS IN THE ZONE CATEGORIES: (Continued)

District 083 - Hunters Hill LGA 2015
Register of LV Totals per Category at 31 Oct 2015
Zone

Component

Total LV 2015

%

Zone

Component

Total LV 2015

%

B1
B4
B4
B4
B4
E1
E2
IN4
R2
R2
R2
R2
R2
R2

CCC
CAA
CAR
CBB
CVV
NPR
ECH
WWH
EAG
EAH
EAS
ECC
EDD
EEE

35495000
55101050
8997000
19460000
122220000
5260000
14582400
5594000
465786800
1559564700
83036770
946503900
1046865000
904294701

0.51%

R2
R2
R2
R2
R2
R2
R3
R3
R3
R3
RE1
RE2
SP1
SP2

EHH
EJJ
ENN
EPL
ESM
ZRR
EFG
EMS
EPS
ERR
ZKL
ZKP
ZLL
ZSS

539488000
82490000
5290000
75140000
172940000
3165610
270649100
134513000
92371600
78830000
34898970
23910000
90290000
141837100

7.69%

$7,018,574,701

100.00%

Totals No. of Components

0.79%
0.13%
0.28%
1.74%
0.07%
0.21%
0.08%
6.64%
22.22%
1.18%
13.49%
14.92%
12.88%

1.18%
0.08%
1.07%
2.46%
0.05%
3.86%
1.92%
1.32%
1.12%
0.50%
0.34%
1.29%
2.02%

28
Totals No. of Valuations

District 083 - Hunters Hill LGA 2015
Register of LV Entries per Component at 31 Oct 2015
Zone

Component

# Entries

%

Zone

Component

# Entries

%

B1
B4
B4
B4
B4
E1
E2
IN4
R2
R2
R2
R2
R2
R2
R2

CCC
CAA
CAR
CBB
CVV
NPR
ECH
WWH
EAG
EAH
EAS
EBB
ECC
EDD
EEE

29
62
13
21
26
2
7
3
422
1150
56
161
487
430
245

0.78%

R2
R2
R2
R2
R2
R2
R3
R3
R3
R3
RE1
RE2
SP1
SP2

EHH
EJJ
ENN
EPL
ESM
ZRR
EFG
EMS
EPS
ERR
ZKL
ZKP
ZLL
ZSS

102
36
4
21
51
48
74
137
35
6
57
4
7
30

2.74%

3726

100.00%

Totals No. of Components

29

1.66%
0.35%
0.56%
0.70%
0.05%
0.19%
0.08%
11.33%
30.86%
1.50%
4.32%
13.07%
11.54%

0.97%
0.11%
0.56%
1.37%
1.29%
1.99%
3.68%
0.94%
0.16%
1.53%
0.11%
0.19%
0.81%

6.58%

Totals No. of Valuations
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3.0 TOWN PLANNING & ZONING INSTRUMENTS.
Discussions with Hunters Hill Strategic Town Planning Department and other searches have
revealed the Local Environmental Plan (LEP) 2012 is now the primary document that provides
Council’s planning objectives and controls. The LEP 2012 commenced on 12 August 2013 and
the current version is dated 14th October 2014.
1.2

Aims of Plan

(1) This Plan aims to make local environmental planning provisions for land in Hunters Hill in
accordance with the relevant standard environmental planning instrument under section 33A of
the Act.
(2) The particular aims of this Plan are as follows:
(a) to maintain and enhance the character and identity of established neighbourhoods in
Hunters Hill by regulating the use and development of land,
(b) to maintain and enhance biodiversity values by conserving natural features and scenic
qualities that distinguish the municipality,
(c) to conserve Aboriginal heritage and European heritage that influence the character
and identity of the municipality,
(d) to accommodate a range of housing that will maintain the garden suburb character of
the municipality, while responding to the needs of a growing population and changing
demographics,
(e) to consolidate housing growth in locations that are well-serviced by shops, transport
and community services,
(f) to provide for employment and a variety of businesses that service residents of the
municipality and surrounding areas,
(g) to maintain a network of open spaces that conserve natural and scenic qualities, as
well as providing a variety of active and passive recreation opportunities for residents of
the municipality and surrounding areas,
(h) to accommodate a range of community and educational infrastructure for residents of
the municipality and surrounding areas,
(i) to promote high standards of urban and architectural design quality.
2.6

Subdivision – consent requirements

(1) Land to which this Plan applies may be subdivided, but only with development consent.
Notes.
1 If a subdivision is specified as exempt development in an applicable environmental
planning instrument, such as this Plan or State Environmental Planning Policy (Exempt
and Complying Development Codes) 2008, the Act enables it to be carried out without
development consent.
2 Part 6 of State Environmental Planning Policy (Exempt and Complying Development
Codes) 2008 provides that the strata subdivision of a building in certain circumstances is
complying development.
(2) Development consent must not be granted for the subdivision of land on which a secondary
dwelling is situated if the subdivision would result in the principal dwelling and the secondary
Southern Alliance Valuation Services Pty Ltd - Hunters Hill Final Report - BD 1 July 2015
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3.0 TOWN PLANNING & ZONING INSTRUMENTS (Continued)
dwelling being situated on separate lots, unless the resulting lots are not less than the minimum
size shown on the Lot Size Map in relation to that land.
Note. The definition of secondary dwelling in the Dictionary requires the dwelling to be
on the same lot of land as the principal dwelling.
4.1

Minimum subdivision lot size

(1) The objectives of this clause are as follows:
(a) to soften visual impacts of residential developments when viewed from any
waterway, park or road by providing sufficient space for trees and plantings around every
building,
(b) to accommodate residential developments that would be compatible with the size,
scale and existing character of surrounding buildings.
(2) This clause applies to a subdivision of any land shown on the Lot Size Map that requires
development consent and that is carried out after the commencement of this Plan.
(3) The size of any lot resulting from a subdivision of land to which this clause applies is not to
be less than the minimum size shown on the Lot Size Map in relation to that land.
(4) This clause does not apply in relation to the subdivision of individual lots in a strata plan or
community title scheme.
4.1A Minimum lot sizes for dual occupancies, multi dwelling housing and residential flat
buildings
(1) The objective of this clause is to achieve planned residential density in certain zones.
(2) Development consent may be granted to development on a lot in a zone shown in Column 2
of the Table to this clause for a purpose shown in Column 1 of the Table opposite that zone, if
the area of the lot is equal to or greater than the area specified for that purpose and shown in
Column 3 of the Table.
Column 1

Column 2

Column 3

Dual occupancy (attached)

Zone R2 Low Density
700 square metres
Residential, Zone R3 Medium
Density Residential

Dual occupancy (detached)

Zone R2 Low Density
900 square metres
Residential, Zone R3 Medium
Density Residential

Multi dwelling housing

Zone R3 Medium Density
Residential, Zone B4 Mixed
Use

900 square metres

Residential flat building

Zone R3 Medium Density
Residential, Zone B4 Mixed
Use

900 square metres
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3.0 TOWN PLANNING & ZONING INSTRUMENTS (Continued)
4.3

Height of buildings

(1) The objectives of this clause are as follows:
(a) to specify limits for the size and scale of development that would be compatible with
the character, amenity and potential of particular locations,
(b) to maintain the character and identity of Hunters Hill by limiting the scale of
buildings to a maximum of two storeys in the low density residential zone, heritage
conservation areas and foreshore areas facing Lane Cove River or Parramatta River,
(c) to consolidate developments that would be taller than two storeys in business zones,
while ensuring a suitable visual transition to the adjoining zones,
(d) to protect existing dwellings from excessive overshadowing, loss of privacy,
obstruction of views and general visual impacts.
(2) The height of a building on any land is not to exceed the maximum height shown for the land
on the Height of Buildings Map.
4.4

Floor space ratio

(1) The objectives of this clause are as follows:
(a) to specify limits for the size of development that would be compatible with the
character and potential of particular locations,
(b) to encourage higher-intensity development in business zones that are well-serviced by
public transport and shops,
(c) to manage the density and intensity of multi unit residential development according to
the purpose of each residential zone,
(d) to encourage buildings that maximise the proportion of site area that may be retained
as landscaped area.
(2) The maximum floor space ratio for a building on any land is not to exceed the floor space
ratio shown for the land on the Floor Space Ratio Map.
(2A) Despite subclause (2), if a dwelling house on any land complies with clause 4.3, in respect
of height, and clause 6.9, in respect of landscaping, there is no maximum floor space ratio for
that dwelling house.
(2B) Despite subclause (2), the maximum floor space ratio for a building being used for one of
the following purposes is:
(a) a dual occupancy—0.5:1,
(b) multi dwelling housing—0.6:1.
4.4A Exception to floor space ratios for certain land in the Hunters Hill Village
(1) The maximum floor space ratio for a building on land identified as “Area 1” on the Floor
Space Ratio Map is:
(a) for a site that has an area of at least 600 square metres but less than 900 square
metres—1.75:1, and
(b) for a site that has an area of 900 square metres or more—2:1.
(2) The maximum floor space ratio for a residential flat building on land identified as “Area 2”
on the Floor Space Ratio Map that has a site area of 1,000 square metres or more is 0.8:1.
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3.0 TOWN PLANNING & ZONING INSTRUMENTS (Continued)
6.7 Development on river front areas
(1) The objectives of this clause are as follows:
(a) to identify river front areas that have particular scenic value when viewed from
waterways and adjacent foreshore areas,
(b) to ensure that development in these areas minimises visual impacts by appropriate
siting and design of buildings together with the conservation of existing trees,
(c) to maintain existing views and vistas towards waterways from public places.
(2) This clause applies to land identified as “River Front Area” on the River Front Area Map.
(3) Development consent must not be granted for development on land to which this clause
applies unless the consent authority is satisfied that:
(a) measures will be taken, including in relation to the location, design and appearance of
the development and conservation of existing trees, to minimise the visual impact of the
development to and from the nearest waterway, and
(b) any historic, scientific, cultural, social, archaeological, architectural, natural or
aesthetic significance of the land on which the development is to be carried out, and of
surrounding land, will be maintained, and
(c) existing views towards waterways from public roads and reserves would not be
obstructed.
Note. Sydney Regional Environmental Plan (Sydney Harbour Catchment) 2005 also applies to
the Foreshores and Waterways Area defined by that Plan.
6.8 Minimum street frontage for medium density residential development
(1) The objectives of this clause are as follows:
(a) to maintain the character and identity of Hunters Hill by ensuring that gardens are
provided around every building that is part of a medium density residential development,
(b) to provide for medium density residential developments that are compatible with
surrounding buildings in terms of size, scale and existing character.
(2) Development consent must not be granted for development for the purpose of multi dwelling
housing or a residential flat building unless the site has at least one frontage to a road (other than
a service lane) that is greater than 18 metres.
6.9 Landscaped area for dwelling houses and secondary dwellings
(1) The objectives of this clause are as follows:
(a) to maintain the character and identity of Hunters Hill by ensuring that dwelling
houses and secondary dwellings are surrounded and separated by individual gardens,
(b) to soften the visual impacts of dwelling houses and secondary dwellings when viewed
from any waterway, park or road by providing sufficient space for trees and plantings
around every building,
(c) to protect and preserve native vegetation in general, and in particular, native
vegetation that occurs in a riverfront area or on riparian land,
(d) to ensure that the size and scale of dwelling houses and secondary dwellings are
compatible with the existing character of their surrounding locality,
(e) to minimise the discharge of stormwater from any site, whether by drainage or by
overland flow.
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3.0 TOWN PLANNING & ZONING INSTRUMENTS (Continued)
(2) The landscaped area of any site on which development for the purpose of a dwelling house or
a secondary dwelling is carried out must not be less than:
(a) for each site with a direct frontage to the Parramatta River or the Lane Cove River—
60% of the site area, or
(b) for all other sites—50% of the site area.
(3) For the purposes of subclause (2), the site area is to be calculated under clause 4.5 (3) and
any area that has a length or a width of less than 2 metres is not to be included in calculating the
proportion of landscaped area.
(4) Despite subclause (2), the minimum landscaped area may be reduced by not more than 33%
for the purpose of accommodating a pathway, a patio, a terrace or a pool (if the pool has an area
of less than 40 square metres), but only if the proposed development would be consistent with the
objectives of this clause.
The Hunters Hill LEP must be read in conjunction with the Council’s Consolidated
Development Control Plan (DCP) 2013. The Hunters Hill DCP 2013 commenced on 12 August
2013 and is a six (6) part document that includes detailed controls for all development within the
local government area. The Plan is set out as follows:
Part One Introduction
1.1
1.2
1.3
1.4
1.5

Name, Preparation & Operation of the Plan
Application of the Plan
Aims & Objectives of the Plan
Operations of the Plan
Development Applications Requirements

Part Two Character & Heritage of the Hunters Hill Municipality
2.1
2.2
2.3
2.4

Purpose of this part
Character
Trees & Vegetation
Heritage Conservation

Part Three Residential Developments
3.1
3.2
3.3
3.4
3.5
3.6
3.7
3.8

Purpose of this Part
Bushland Localities
Dwelling Houses, Secondary Dwellings & Ancillary Works
Multi-unit Residential
Residential Amenity
Garages & Carports
Fences
Subdivisions
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3.0 TOWN PLANNING & ZONING INSTRUMENTS (Continued)
Part Four Villages & non-Residential Developments
4.1
4.2

Purpose of this Part
Child Care Centres

4.3
4.4

Commercial Premises & Shop Top Housing
Gladesville Village
4.4.1 INTRODUCTION
This chapter applies to all properties that are located along Victoria Road at
Gladesville which are zoned B4 under the LEP2012 and to lands zoned B4 which
are located near Victoria Road:
a) Collectively, these properties are known as the Gladesville Village Centre
b) The village centre includes a Key Site where more detailed controls apply:
i.
The Key Site is bounded by Victoria Road, Cowell Street, Flagstaff Street
and Massey Street.
ii. Detailed controls for the Key Site are provided in section 4.4.8 of this
chapter, and those detailed controls shall prevail in the event of any
inconsistency with another control in this chapter, or with any control in
Chapter 4.3 Commercial Premises & Shop Top Housing.

4.5

Hunters Hill Village

Part Five General Controls
5.1
5.2
5.3
5.4
5.5
5.6
5.7

Purpose of this Part
Access & Mobility
Car Parking & Vehicle Access
Sediment & Erosion Control
Signage and Advertising Structures
Stormwater Management
Waste Management

Part Six Assessment Procedures
6.1

Notification Policy
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4.0 IDENTIFIED SIGNIFICANT CHANGES IN USE OR DEVELOPMENTS OF PROPERTY
AND OTHER FACTORS WHICH MAY AFFECT VALUATIONS
Recent sales of sites and improved property with water views and water fronts have indicated that this
market has continued to increase over the last reporting year.
The rate of change for residential property west of Burns Bay Roads for non-waterfront property from
available sales evidence appears to have been more consistent between the suburbs of Gladesville and
Hunters Hill. Preceding years witnessed Gladesville property remained relatively steady in comparison to
Hunters Hill residential property.
The Hunters Hill shopping centre along Gladesville road is continuing to develop. The mixed
developments at 52-56 Gladesville Road, Hunters Hill and 64-68 Gladesville Road, Hunters Hill were
completed in 2014. A DA was submitted in May 2015 for a three storey residential flat building at 9-15
Ryde Road, Hunters Hill – to date the decision is still awaiting determination.
The demand for high density units and medium density sites and the finished product itself continues to
be strong. Value increases for commercial property within the municipality appear to have been stronger
for commercial sites in particular mixed use sites along Victoria Road, Gladesville and Gladesville
Road, Hunters Hill, which are more suited to mixed-use developments.
Significant development sites include:
•

DA approved May 2014 for 121-123 Victoria Rd, Gladesville to consolidate the two sites and
construct a two (2) storey residential flat building including basement parking.

•

DA lodged December 2013 for 7 Pittwater Rd, Gladesville to demolish part of an existing
building, retain the 2 storey portion to use as commercial (existing use) and to excavate the
rear section of the land to construct a 5 storey residential building containing 22 apartments
with 2 levels of basement parking. The application was refused on 24th November, 2014.

•

DA approved February 2015 for 29 Moorefield Rd, Hunters Hill to demolish all of the
structures on site and construct a residential flat building comprising 4 units with basement
parking.

•

DA lodged May 2015 for 9-15 Ryde Rd, Hunters Hill to demolish the existing structures and
construct a 3 storey residential flat building containing 18 apartments. Decision is currently
pending.

•

DA lodged June 2015 for 151 Victoria Rd, Gladesville to demolish existing building and
construction of multi-unit residential building. Application refused 22/09/2015.

•

DA lodged July 2015 for 67 High St, Hunters Hill to demolish existing structures and
construct a new shop-top housing development with basement level car parking and carpark
platform. Decision is currently pending.

•

DA approved October 2014 for 209-213 Victoria Rd, Gladesville for the demolition of the
existing building and construction of a five (5) storey mixed use development consisting of
two (2) commercial units and twelve (12) residential units.
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4.0 IDENTIFIED SIGNIFICANT CHANGES IN USE OR DEVELOPMENTS OF PROPERTY
AND OTHER FACTORS WHICH MAY AFFECT VALUATIONS (Continued)
Housing affordability has had less impact on residential values within the Hunters Hill LGA than has
affected other more outlying areas of Sydney. Suburbs with lower median values registered more
substantial increases in comparison to the higher valued areas which may be partly explained by the
demographics of purchasers in these locations, the catch up presented and value viewed in these
properties and their sensitivity to interest rate changes.
Unlike the stock-market, any impact upon the real estate market is dependent on consumer confidence,
employment security and any regulatory/monetary policy changes. Evidence investigated suggests that
rental markets during the year remain extremely tight with undersupply leading to unprecedented
vacancy factors for residential property, thus making the market attractive for investors. Similarly,
increased activity by developers and investors alike and the continuing low interest rates have
contributed to the demand for housing in the Hunters Hill LGA remaining high. Hence in the short to
medium term value levels are expected to hold.
The High Court decision Maurici v Deputy Commissioner of Land Tax requires that the valuation be
made free of any influence of scarcity. In effect, the valuer is required to have regard to the whole
market and not just vacant land sales. In order to fulfil this requirement Southern Alliance Valuation
Services Pty Ltd has had regard to all the available market sales evidence.
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5.0 ADDED VALUE OF IMPROVEMENTS
Residential:
In addition to vacant land sales, improved sales were used to assist in determining the market levels for
land values and to negate any possibility of a scarcity factor. The Paired Sales analysis is not considered
the most reliable valuation technique to use in Hunters Hill, but was used in conjunction with other
methods such as the added value of the depreciated cost of improvements. This technique is preferred
due to several reasons including the established nature of the area and the lack of adequate numbers of
vacant land or site sales.
The table below details the results obtained from for the Hunters Hill valuation district. The schedule
provided is general in nature and each analysed sale is assessed individually when determining the added
value of improvements to capture specific features e.g. renovations, pools, landscaping, no. of levels,
topography etc.

Property Type

Condition

Added value of Improvements
from
Paired Analysis
$1,000m2 to $1,800m2

Fibro dwellings.

Fair to Good. Circa 1950’s –
1980’s.

Weatherboard dwellings.

Fair to Good. Circa 1880’s –
1930’s.

$1,500m2 to $2,000m2

Project Home/Brick Veneer
dwellings.

Fair to Good. Circa 1970’s –
Present.

$1,800m2 to $2,000m2

Post War dwellings.

Fair to Good. Circa 1940’s –
1960’s.

$2,000m2 to $2,250m2

Inter War/Art Deco (double
brick) dwellings.

Fair to Good. Circa 1920’s –
1940’s.

$2,000m2 to $2,500m2
(smaller sites up to $3,000 m2)

Californian Bungalow (double Fair to Good. Circa 1920’s –
brick) dwellings.
1940’s.

$2,000m2 to $2,500m2
(smaller sites up to $3,000 m2)

Federation (double brick)
dwellings.

Fair to Good. Circa 1890’s –
1920’s.

$2,500m2 to $3,000m2
(smaller sites up to $3,000 m2)

Victorian dwellings. 2 to 3
bedroom.

Fair to Good. Circa 1850’s –
1900’s.

$2,500m2 to $3,000m2
(smaller sites up to $3,500 m2)

Architecturally Designed
dwellings. 3 to 5 bedroom.

Fair to Good. Modern
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5.0 ADDED VALUE OF IMPROVEMENTS (Continued)
Examples of Paired Analysis within Hunters Hill LGA & other Inner West localities:
BURWOOD CONTRACT
 Site value sale at 38 Auburn St, Hunters Hill. Sold 29/11/2014 for $1,380,000 (Analysed
as $1,189,000).
Dims: 18.29/15.24 x 44.15/43.54 Irreg.
Area: 708.2m2
Paired with:
41 Bateman Rd, Gladesville. Sold 09/02/2015 for $1,615,000
Dims: 13.72 x 54.61/54.64m
Area: 749.6m2
Freestanding 3 bedroom single storey brick and tile dwelling Art Deco dwelling, concrete side driveway
and grassed rear yard. Situated in a two way residential side street. GBA 210m and garden shed of 15m.
After allowing for size, location, date etc shows $504,000 ($2,400/m2) for this type of improvement and
$28,000 for all other improvements.
23 Abigail St, Hunters Hill. Sold 16/08/2014 for $1,605,000
Dims: 12.22/20.14m x 38.1x37.57m
Area: 607.9m2
Single storey freestanding 2 bedroom brick and tile Art Deco bungalow, with detached carport, concrete
side driveway, grassed rear yard and garden shed. Situated in a quiet narrow two way residential side
street. GBA 130m dwelling and carport/garden shed 30m, all appearing in solid but dated condition.
After allowing for size, location, date etc shows $325,000 ($2,500/m2) for this type of improvement and
$40,000 for all other site improvements.
 Site Value sale at 22 Mount St, Hunters Hill. Sold 28/03/2015 for $1,632,000 (Analysed
as $1,467,000).
Dims: 5.82/51.41m x 62.97/83.49m Irreg. Area: 1,296m2
84 Blaxland Rd, Hunters Hill. Sold 11/03/2015 for $1,600,000
Dims: 25.0/24.5m x 50.4/53.6m
Area: 1,213m2
Freestanding double storey brick and iron circa 1970’s dwelling, with under house garage,
laundry/storage, entertainment verandah, established gardens. Situated in a quiet residential dead end
street. GBA 200m dwelling and garage/laundry/storage 60m, all appearing to be in good condition.
After allowing for size, location, date etc shows $360,000 ($1,800/m2) for this type of improvement and
$80,000 for all other improvements.
77 Bonnefin Rd, Hunters Hill. Sold 13/02/2015 for $ 1,900,000
Dims: 11.4/18.14m x 58.39/60.3m
Area: 862.4m2
Freestanding double storey brick and tile circa 1940,s dwelling, attached garage, established gardens
with in-ground pool. Situated in a quiet narrow two way side residential side street. GBA 190m dwelling
and garage of 30m, all appearing in well maintained condition.
After allowing for size, location, date etc shows $342,000 ($1,800/m2) for this type of improvement and
$75,000 for all other improvements.
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5.0 ADDED VALUE OF IMPROVEMENTS (Continued)
 Site Value sale at 144 Queen St, Five Dock. Sold 13/04/2015 for $1,050,000 (Analysed as
$836,000).
Dims: 15.24 x 29.87m
Area: 455.3m2
Paired with:
22 Bayview Rd, Canada Bay. Sold 11/04/2015 for $1,200,000
Dims: 8.76/9.14 x 44.25/44.27m
Area: 392m2
Freestanding single storey 3 bedroom brick and tile dwelling circa 1940’s with attached garage,
workshop and covered patio. Almost regular shaped parcel of land situated on a wide residential side
street. GBA 115m dwelling and garage/workshop of 50m all appearing in tidy but dated condition.
After allowing for size, location, date etc shows $218,500 ($1,900/m2) for this type of improvement and
$55,000 for all other improvements.
51 Wareemba St, Wareemba. Sold 08/11/2014 for $1,500,000
Dims: 12.5 x 34.39/34.09m
Area: 423.7m
Freestanding single storey 3 bedroom Californian bungalow carport, side driveway to detached garage,
undercover patio and grassed rear yard. Almost regular shaped parcel of land situated on a quiet two way
residential side street. GBA 155m dwelling and garage/carport of 45m all presenting in neat but dated
condition.
After allowing for size, location, date etc shows $341,000 ($2,200/m2) for this type of improvements and
$42,000 for all other improvements.
 Site Value sale at 86 Correys Ave, Concord. Sold 18/10/2014 for $1,335,000 (Analysed
as $1,015,150).
Dims: 12.6 x 42.67m
Area: 537.64m2
Paired with:
27 Gloucester St, Concord. Sold 06/12/2014 for $1,481,000
Dims: 15.24 x 36.58m
Area: 557.8m2
Single storey freestanding 3 bedroom brick and tile dwelling circa 1940’s, detached garage and grassed
rear yard. Regular shaped parcel of land located on a quiet two way residential side street. GBA 120m
dwelling and garage of 20m all presenting in solid but dated condition.
After allowing for size, location, date etc shows $270,000 ($2,250/m2) for this type of improvement and
$40,000 for all other improvements.
14 Keppel Ave, Concord. Sold 08/11/2014 for $1,400,000
Dims: 15.24 x 38.1m
Area: 580.64m2
Freestanding single storey 4 bedroom Federation dwelling, concrete side driveway and grassed rear yard.
Regular shaped parcel of land situated on a quiet tree lined two way residential side street. GBA 135m
dwelling presenting in good condition.
After allowing for size, location, date etc shows $390,000 ($2,850/m2) for this type of improvement and
$36,000 for all other improvements.
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5.0 ADDED VALUE OF IMPROVEMENTS (Continued)
 Site value sale at 1 Battersea St, Abbotsford. Sold 27/11/2014 for $1,400,000 (Analysed
as $1,232,000).
Dims: 11.28 x 30.18m
Area: 335.1m2
Paired with:
88 Clements St Russell Lea. Sold 12/12/2014 for $1,660,000
Dims: 12.19 x 36.58m
Area: 442.6m2
Freestanding single storey 3 bedroom brick and tile dwelling circa 1920’s, workshop/shed and grassed
rear yard. Elevated regular shaped parcel of land situated on quiet two way residential side street. GBA
100m dwelling and workshop of 15m all appearing to be in solid but dated condition.
After allowing for size, location, date etc show $2,300,000 ($2,300/m2) for this type of dwelling and
$28,000 for all other improvements.
65 Walton Cres, Abbotsford. Sold 28/03/2015 for $1,790,000
Dims: 14.63/14.76 x 29.92/27.97m Area: 423.7m2
Freestanding single storey 3 bedroom dwelling circa 1940’s dwelling, under-house garage, rear
entertainment deck and grassed rear yard. Almost regular shaped parcel of land situated on a quiet two
way residential side street. GBA 120m dwelling and garage of 20m all appearing to be in well
maintained condition.
After allowing for size, location, date etc shows $215,000 ($2,150/m2) for this type of dwelling and
$35,000 for all other improvements.
 Site Value sale at 5 Stephen St, Balmain. Sold 23/05/2015 for $1,020,000 (Analysed
$1,020,000).
Dims: 8.23 x 1806m
Area: 151.8m
Paired with:
21 Macquarie Tce, Balmain. Sold 23/05/2015 for $1,360,000
Dims: 6.155/6.19 x 27.275/28.32m Area: 169.2m2
Single storey freestanding 2 bedroom brick and G.I. Federation dwelling with paved rear courtyard, all
presenting in good condition. Improvements represent a good utilisation of the site. Situated on a wide
residential street with a central grass medium strip, located close to all amenities. GBA 95m dwelling
and paved rear courtyard.
After allowing for size, location, date etc shows $275,500 ($2,900/m2) for this type of improvement and
$25,000 for all other improvements.
11 Claremont St, Balmain. Sold 20/11/2014 for $1,200,000
Dims: 6.1 x 24.38m
Area: 148.72m2
Single storey freestanding 2 bedroom weatherboard and G.I. Victorian dwelling, courtyard, all presenting
in solid but dated condition. Improvements represent a basic use of the site. Situated in a quiet two way
residential side street, located close to amenities. GBA 80m dwelling, garage/shed of 20m and courtyard.
After allowing for size, location, date etc shows $144,000 ($1,800/m2) for this type of improvement and
$20,000 for all other improvements.
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5.0 ADDED VALUE OF IMPROVEMENTS (Continued)
 Site Value sale of 21 Bruce St, Rozelle. Sold 23/05/2015 for $1,456,000 (Analysed as
$1,216,000)
Dims: 10.6 x 19.2m
Area: 193.1m2
Paired with:
16 Bruce St, Rozelle. Sold 21/04/2015 for $1,850,000
Dims: 11.13 x 19.51m
Area: 217.15m2
Double storey freestanding architecturally designed 3 bedroom weatherboard/sandstone dwelling,
landscaped courtyard and entertainment deck, all presenting in good condition. Improvements represent
a good utilisation of the site. Situated in quiet residential one-way street, located close to all amenities.
GBA 160m dwelling, entertainment deck and courtyard.
After allowing for size, location, date etc shows $504,000 ($3,150/m2) for this type if improvement and
$76,000 for all other improvements.
39 Cove St, Birchgrove. Sold 06/12/2014 for $1,670,000
Dims: 7.8/7.36 x 32.66/32.34m
Area: 240.3m2
Double storey semi-detached 3 bedroom Victorian terrace, established grassed rear courtyard, all
presenting in solid and partly renovated condition. Improvements represent a good utilisation of the site.
Situated in quiet two way residential side street, close to amenities. GBA 145m dwelling and courtyard.
After allowing for size, location, date etc shows $355,250 ($2,450/m) for this type of improvement and
$23,000 for all other improvements.
 Site Value sale at 30 Brooklyn St, Tempe. Sold 29/04/2015 for $1,131,000 (Analysed as
$922,000).
Dims: 9.8/9.42 x 39.67m
Area: 379.4m2
Paired with:
201 Addison Rd, Marrickville. Sold 07/11/2014 for $936,000.
Dims: 7.91/7.64 x 30.58/30.11m
Area: 234.8m2
Single storey 2 bedroom semi-detached brick and tile Art Deco dwelling, concrete paved rear courtyard
and side driveway to garage, all presenting in solid condition. Improvements represent a basic utilisation
of the site. Situated on a relatively busy two way residential through road close to local amenities. GBA
100m dwelling, garage of 25m and concrete paved courtyard.
After allowing for size, location, date etc shows $245,000 ($2,450/m) for this type of dwelling and
$30,000 for all other improvements.
9 Eltham St, Dulwich Hill. Sold 13/12/2014 for $1,296,000.
Dims: 10.08/10.62 x 33.76/32.03m
Area: 328.8m2
One and half storey semi-detached brick and tile Victorian dwelling, rear courtyard, all presenting in
solid condition, improvements represent and underutilisation of the site. Situated in a quiet two way
residential side street, located close to local amenities. GBA 170m dwelling and rear courtyard with
concrete paving and grass.
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5.0 ADDED VALUE OF IMPROVEMENTS (Continued)
After allowing for size, location, date etc shows $425,000 ($2,500/m) for this type of dwelling and
$20,000 for all other improvements.
 Site Value sale at 21 Clissold St, Ashfield. Sold 01/11/2014 for $1,312,000 (analysed,
$1,065,000)
Dims: 17.07 x 33.43 / 33.39m
Area: 569.1m2
Paired with:
1 Curt St, Ashfield. Sold on 11/09/2015 for $1,330,000
Dims: 12.19 / 13.23 x 30.48 / 32.42m
Area: 379.4m2
Single storey three bedroom brick and tile bungalow style dwelling all presenting in average
condition throughout. Situated in a quiet two way street. GBA of dwelling 120m2. After allowing
for area, size, shape, date of sale, etc. improvements show $275,000 ($2,292/m2) for this type of
dwelling and another $40,000 for other site improvements.
Or paired with:
28 Bay St, Croydon. Sold on 03/09/2015 for $1,400,000
Dims: 12.19 x 63.5 / 63.3m
Area: 771.4m2
Single storey two bedroom timber weatherboard dwelling all presenting in good condition
throughout. Situated in a two way street with light passing traffic. GBA of dwelling 135m2. After
allowing for area, size, shape, date of sale, etc. improvements show $250,000 ($1,852/m2) for this
type of dwelling and another $30,000 for other site improvements.
 Site Value sale at 39 Bartlett St, Summer Hill. Sold 14/03/2015 for $935,000 (analysed
$676,500
Dims: 4.94 / 4.98 x 30.48m
Area: 150.4m2
Paired with:
3 Frederick St, Ashfield. Sold on 20/01/2015 for $875,000
Dims: 9.14 x 33.1 / 33.6m
Area: 297.2m2
One and a half storey four bedroom partly renovated but unfinished brick and tile dwelling all
presenting in average condition throughout. GBA of dwelling 105m2. After allowing for area,
size, shape, date of sale, etc. improvements show $200,000 ($1,905/m2) for this type of dwelling
and another $20,000 for other site improvements.
Or paired with:
7 Beatrice St, Ashfield. Sold on 08/08/2015 for $980,000
Dims: 8.5 / 7.04 x 23.48m
Area: 187.9m2
A small single storey semi-detached 2 bedroom federation period home in renovated condition
presenting in good condition throughout. Situated in a quiet cul-de-sac. GBA of dwelling 100m2
and other site improvements including courtyard and landscaping. After allowing for area, size,
shape, date of sale, etc, improvements show $300,000 ($3,000/m2) for this type of dwelling and
another $40,000 courtyard and landscaping.
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5.0 ADDED VALUE OF IMPROVEMENTS. (Continued)
 Site Value sale at 84 Brighton St, Croydon Park. Sold 14/11/2014 for $1,062,000
(analysed $915,500)
Dims: 13.411 / 14.125 x 40.704 / 39.23m Area: 517m2
Paired with:
42 Baker St, Enfield. Sold on 20/06/2015 for $1,218,000
Dims: 10.058 x 60.96m
Area: 607m2
A small single storey freestanding 2 bedroom brick and tile dated bungalow style dwelling with
carport and entertainment area all presenting in average condition throughout. Situated in a quiet
narrow two way street. GBA of dwelling 120m2. After allowing for area, size, shape, date of sale,
etc. improvements show $300,000 ($2,500/m2) for this type of dwelling and another $20,000 for
other site improvements.
Or paired with:
24 Brighton St, Croydon. Sold on 20/06/2015 for $1,390,000
Dims: 10.6 x 40.82m
Area: 410.65m2
A single storey freestanding 3 bedroom brick and tile dated bungalow style dwelling with off
road parking all presenting in average condition throughout. Situated in a moderately busy two
way street. GBA of dwelling 130m2. After allowing for area, size, shape, date of sale, etc.
improvements show $350,000 ($2,692/m2) for this type of dwelling and another $15,000 for
other site improvements.
 Site Value sale at 73 Lang St, Croydon. Sold 29/05/2015 for $1,200,000 (analysed
$916,000)
Dims: 12.19 x 36.58m.
Area: 470m2
Paired with:
55 Croydon Ave, Croydon. Sold on 04/07/2015 for $1,325,000
Dims: 13.95 / 2.01 x 56.21 / 53.86m
Area: 427.5m2
Single storey three bedroom brick and tile federation style dwelling with attic all presenting in
good condition throughout. Situated in a moderately busy two way street. GBA of dwelling
145m2. After allowing for area, size, shape, date of sale, etc. improvements show $400,000
($2,759/m2) for this type of dwelling and another $25,000 for other site improvements.
Or paired with:
81 Mitchell St, Croydon Park. Sold on 02/07/2015 for $1,350,000
Dims: 11.56 x 40.325 / 40.315m
Area: 467m2
Single storey three bedroom brick and tile Californian bungalow style dwelling with attic all
presenting in good condition throughout. Situated on a wide two way street with moderate
passing traffic. GBA of dwelling 130m2. After allowing for area, size, shape, date of sale, etc.
improvements show $350,000 ($2,692/m2) for this type of dwelling and another $40,000 for
other site improvements.
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5.0 ADDED VALUE OF IMPROVEMENTS. (Continued)
 Site Value sale at 3 Brooklyn St, Strathfield South. Sold 17/10/2014 for $927,000
(analysed $763,000)
Dims: 11.94 x 46.13m.
Area: 470m2
Paired with:
1 Brooklyn St, Strathfield South. Sold on 16/09/2015 for $1,120,000
Dims: 11.28 / 11.15 x 30.78m
Area: 341.5m2
Single storey three bedroom brick and tile restored and renovated Californian bungalow style
dwelling with attic all presenting in good condition throughout. Situated on a quiet two way
street. GBA of dwelling 130m2. After allowing for area, size, shape, date of sale, etc.
improvements show $350,000 ($2,692/m2) for this type of dwelling and another $30,000 for
other site improvements.
Or paired with:
10 Hill St, Strathfield South. Sold on 16/09/2015 for $1,120,000
Dims: 11.28 / 11.15 x 30.78m
Area: 341.5m2
Single storey four bedroom brick and tile restored and renovated Californian bungalow style
dwelling with attic all presenting in good condition throughout. Situated on a quiet two way
street. GBA of dwelling 140m2. After allowing for area, size, shape, date of sale, etc.
improvements show $350,000 ($2,692/m2) for this type of dwelling and another $30,000 for
other site improvements.
 Site Value sale at 32 Courallie Ave, Homebush West. Sold 04/08/2015 for $1,250,000
(analysed $971,000)
Dims: 12.19 x 39.62m
Area: 482.97m2
Paired with:
13 Arthur St, Strathfield. Sold on 22/12/2014 for $1,420,000
Dims: 15.24 x 45.72m
Area: 696.77m2
Single storey three bedroom brick and tile bungalow style dwelling with garage, all presenting in
good condition throughout. Situated on a quiet two way street. GBA of dwelling 155m2. After
allowing for area, size, shape, date of sale, etc. improvements show $400,000 ($2,581/m2) for this
type of dwelling and another $30,000 for other site improvements.
Or paired with:
9 Cartwright Ave, Homebush. Sold on 13/04/2015 for $1,260,000
Dims: 12.65 x 39.01m
Area: 493.48m2
Single storey three bedroom brick and tile well-kept original bungalow style dwelling with
garage, all presenting in average condition throughout. Situated on a quiet two way street. GBA
of dwelling 125m2. After allowing for area, size, shape, date of sale, etc. improvements show
$300,000 ($2,400/m2) for this type of dwelling and another $15,000 for other site improvements.

Southern Alliance Valuation Services Pty Ltd - Hunters Hill Final Report - BD 1 July 2015

Page 27 | 44

Hunters Hill Final Report 2015

5.0 ADDED VALUE OF IMPROVEMENTS. (Continued)
Commercial / Retail:
Due to the lack of sufficient vacant land sales in the Hunters Hill LGA for the above zone categories, the
Replacement Cost approach was applied when analysing sales evidence. The Replacement Cost
approach is based upon the principle that the informed purchaser would pay no more than the cost to
reproduce the sale property. Hence the methodology used on analysis is as follows:
Replacement Cost Methodology:
 Reasonable allowance for refurbishment costs added to the sale price to bring the
improvements to an as new replacement standard where the returns would be equivalent to as
new.
 An appropriate entrepreneurial profit and risk allowance. On average between 15% – 25% in
the Hunters Hill valuation area.
 Allowance for interest on funds during the hypothetical construct to completion period. This
is inclusive of holding charges and construction costs. Depending on borrowings between 7%
- 9% was applied.
 The adjusted sale price can now be analysed for land content by using industry accepted cost
estimates for the as new building and development expenses. As a general summary, the cost
new applied in the Hunters Hill district were as follows:
Prestige residential dwelling
$3,000 - $6,000 m2 gross building area
Single storey retail shop
$2,000 m2 gross building area
Two storey retail shop with office above
$1,500 m2 gross building area
Two storey retail shop with residential above
$2,000 m2 gross building area
Industrial (depending on construction type)
$500 - $1,000m2 gross building area
The residual amount following this exercise will show the adjusted land value at the base
date.
Other costs accounted for are:


All professional fees



Costs of site works in preparation for building



Cost of stamp duty and legal charges on purchase of site



Costs of rates and taxes over development period



Loss of interest on capital outlaid on purchase of site



Loss of interest on capital outlaid on construction (av. 50% of dev. period).



Legal costs and commission on sale for development sites.

Critical to the analysis is that the added value only is to be captured and taken from the Sale Price
to show the Residual Land Value.
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6.0 CHANGES TO COMPONENTS ILLUSTRATED BY CHANGES TO THE EXISTING
VALUE RELATIONSHIPS.
From the analysed sales evidence available at the commencement and during the programme, the amount
of variation applied to the value of properties within each zone & component is as follows:
Value Levels - Typical Properties
Typical Single Dwelling Site – Gladesville (Single Res. - West of Burns bay Rd) (EAG)
Dimensions
:
15.24m x 33.53m
Site Area
:
510.9m2
BD 0714 Land Value :
$805,000
Factor Update
:
1.242
BD 0715 Land Value :
$1,000,000
Typical Single Dwelling Site – Hunters Hill (Single Res. - West of Burns bay Rd (EAH)
Dimensions
:
15.24m x 51.61m/51.69m
Site Area
:
787.2m2
BD 0714 Land Value :
$1,080,000
Factor Update
:
1.250
BD 0715 Land Value :
$1,350,000
Typical Single Dwelling Site – Pittwater Rd (Main Road Frontage) (EAG)
Dimensions
:
15.24m x 39.62m
Site Area
:
603.8m2
BD 0714 Land Value :
$670,000
Factor Update
:
1.249
BD 0715 Land Value :
$837,000
Typical Single Dwelling Site – Hunters Hill (East of Burns Bay Rd) (ECC)
Dimensions
:
15.24m x 44.78m
Site Area
:
682.4m2
BD 0714 Land Value :
$1,610,000
Factor Update
:
1.199
BD 0715 Land Value :
$1,930,000
Typical Single Dwelling Site – Hunters Hill (Water views East of Burns Bay Rd) (EDD)
Dimensions
:
15.10m/15.11 x 37.80m/38.99m
Site Area
:
571.9m2
BD 0714 Land Value :
$2,080,000
Factor Update
:
1.197
BD 0715 Land Value :
$2,490,000
Typical Single Dwelling Site – Hunters Hill (Waterfrontage Parramatta River) (EEE)
Dimensions
:
12.19m x 73.15m/70.10m
Site Area
:
1,266m2
BD 0714 Land Value :
$3,920,000
Factor Update
:
1.158
BD 0715 Land Value :
$4,540,000
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6.0 CHANGES TO COMPONENTS ILLUSTRATED BY CHANGES TO THE EXISTING
VALUE RELATIONSHIPS (Cont.)

Typical Unit Site – Hunters Hill (Home Unit Sites) (EFG)
Dimensions
:
15.24m x 53.65m
Site Area
:
817.6m2
Development
:
8 x 2 bedroom units (102m2)
BD 0714 Land Value :
$1,520,000 ($190,000/unit)
Factor Update
:
1.197
BD 0715 Land Value :
$1,820,000 ($227,500/unit)
Typical Medium Density Site – Hunters Hill (Residential Villa/Town House Sites) (EFG)
Dimensions
:
45.36m/47.24m x 47.83m/51.38m
Site Area
:
2,188m2
Development
:
10 Villas (220m2)
BD 0714 Land Value :
$2,950,000 ($295,000/unit)
Factor Update
:
1.200
BD 0715 Land Value :
$3,540,000 ($354,000/unit)
Typical Single Dwelling Site – Hunters Hill (Waterfrontage Lane Cove River) (EHH)
Dimensions
:
3.96m/22.86m x 50.37m/94.26m
Site Area
:
1034m2
BD 0714 Land Value :
$3,900,000
Factor Update
:
1.159
BD 0715 Land Value :
$4,520,000
Typical Single Dwelling Site – Hunters Hill (Waterfrontage Lane Cove West BB Rd) (EJJ)
Dimensions
:
12.41m x 53.04m/54.28m
Site Area
:
822m2
BD 0714 Land Value :
$1,920,000
Factor Update
:
1.161
BD 0715 Land Value :
$2,230,000
Typical Single Dwelling Site – Pulpit Point (EPS)
Dimensions
:
Irregular
Site Area
:
386.2m2
BD 0714 Land Value :
$2,280,000
Factor Update
:
1.197
BD 0715 Land Value :
$2,730,000
Typical Unit Site – Pulpit Point (Units & Townhouses) (ERR)
Dimensions
:
Irregular
Site Area
:
5,049m2
Development
:
11 terraces
BD 0714 Land Value :
$5,330,000 ($484,545/unit)
Factor Update
:
1.088
BD 0715 Land Value :
$5,800,000 ($527,273/unit)
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6.0 CHANGES TO COMPONENTS ILLUSTRATED BY CHANGES TO THE EXISTING
VALUE RELATIONSHIPS (Cont.)
Business
Typical Retail Property – Victoria Rd (Retail/Comm. Sites Gladesville S/Centre) (CAA)
Dimensions
:
7.96m/6.82/m x 32.48m/34.55m
Site Area
:
202.3m2
BD 0714 Land Value :
$506,000
Rate per metre frontage:
$63,568/m ftg ($2,501/m)
Factor Update
:
1.399
BD 0715 Land Value :
$708,000
Rate per metre frontage:
$88,945/m ftg ($3,500/m)
Typical Commercial Property – Gladesville Rd (Retail/Commercial H/H S/Centre) (CBB)
Dimensions
:
6.85mx 5m.14m
Site Area
:
341.5m2
BD 0714 Land Value :
$690,000
Rate per metre frontage:
$100,730/m ftg ($2,020/m)
Factor Update
:
1.400
BD 0715 Land Value :
$966,000
Rate per metre frontage:
$141,022/m ftg ($2,829/m)
Typical Retail Property – Pittwater Rd, (Neighbourhood Shopping Centres) (CCC)
Dimensions
:
5.10m x 32.22m
Site Area
:
163.9m2
BD 0714 Land Value :
$372,000
Rate per metre frontage:
$72,941/m ftg ($2,270/m)
Factor Update
:
1.298
BD 0715 Land Value :
$483,000
Rate per metre frontage:
$94,706/m ftg ($5,143/m)
Typical Mix Use Property – Gladesville Rd, Hunters Hill (CVV)
Dimensions
:
13.72m x 54.56m
Site Area
:
743.4m2
BD 0714 Land Value :
$2,250,000
Rate per metre frontage:
$163,994/m ftg ($3,027/m)
Factor Update
:
1.400
BD 0715 Land Value :
$3,150,000
Rate per metre frontage: $229,592/m ftg ($4,237/m)
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6.0 CHANGES TO COMPONENTS ILLUSTRATED BY CHANGES TO THE EXISTING
VALUE RELATIONSHIPS (Cont.)

Base Date Land Value Totals at 31 Oct 2015
Zone
& / or
Property
Category

Total of
2014
LG LV's
as at 31 Oct 14

Total of
2014
Prior LV's
as at 31 Oct 14

Total of
2015
New LV's
as at 31 Oct 15

2014 to
2015
Variation

2014 to
2015
Variation

% of Cat.
to
Total
District
Value
2014

% of Cat.
to
Total
District
Value
2014

% of Cat. to
Total
District
Value 2015

(the totals below include the 31 Oct 2014 Supplementary Import)

Residential

$5,383,322,421

$5,383,322,421

$6,460,929,181

1.200

1.200

91.86%

91.86%

92.05%

$176,014,080

$176,014,080

$241,273,050

1.371

1.371

3.00%

3.00%

3.44%

$5,326,000

$5,326,000

$5,594,000

1.050

1.050

0.09%

0.09%

0.08%

Open Space

$55,615,170

$55,615,170

$58,808,970

1.057

1.057

0.95%

0.95%

0.84%

Special Uses

$221,055,200

$221,055,200

$232,127,100

1.050

1.050

3.77%

3.77%

3.31%

$18,944,000

$18,944,000

$19,842,400

1.047

1.047

0.32%

0.32%

0.28%

$5,860,276,871

$5,860,276,871

$7,018,574,701

1.198

1.198

100.00%

100.00%

100.00%

Business

Industrial

Miscellaneous
District Land
Value Total
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6.0 CHANGES TO COMPONENTS ILLUSTRATED BY CHANGES TO THE EXISTING
VALUE RELATIONSHIPS (Cont.)

7.0 MARKET COMMENTARY:
A thorough investigation of all categories of property was undertaken for the 2015 revaluation program
to determine the state of the market. A cornerstone of this investigation involved the analysis of as many
sales of vacant land, site values and improved sales as was necessary to determine the level of value as at
the 1st July 2015 Base Date.
Sales analysed by category:
Residential 94
Commercial 10

Southern Alliance Valuation Services Pty Ltd - Hunters Hill Final Report - BD 1 July 2015

Page 33 | 44

Hunters Hill Final Report 2015

7.0 MARKET COMMENTARY (Continued)
Residential – Overall the residential market within the Hunters Hill Local Government Area over the
past year to Base Date 1/7/2015 increased in line with the surrounding areas in the Lower North Shore
and the Inner West of Sydney. The trend was consistent across most property, however property West of
Burns Bay Road, Gladesville and Medium Density property zoned Residential showed a stronger
increase in growth from the previous year. Property with Water Views also showed an increase in growth
from the previous year. Overall single residential as well as density property rose steadily, with the
exception of Medium density – Pulpit Point which rose marginally, between Base Date 1/07/2014 to
Base Date 1/07/2015. The trend from the start to the end of the reporting year was generally
characterised by a steady market, followed by an increase closer to the base date.
The demand for high density units and medium density sites and the finished product itself continues to
be strong. The current low interest rates and the relatively stable political and financial environment
continue to make this market attractive for both local and overseas investors.
Commercial / Retail – Both the commercial and retail property markets within the Hunters Hill Local
Government Area remained stable to buoyant, which can be attributed in part to investors shifting their
focus away from the current low yielding residential property market and into the higher returns
available from either the commercial / retail sectors. The continued limited supply of quality sites
available for sale also helped maintained market levels. Five commercial, three retail properties and two
residential dwellings (Zoned Mixed Use) sold during the reporting period, indicating a consistent
increase of commercial property in most retail areas of the municipality.
The most significant commercial sales recorded during the 12 month period ending 1st July 2015 being:
•
•
•
•
•
•
•

37 Alexandra St, Hunters Hill
107 Pittwater Rd, Hunters Hill
1 Cowell St, Gladesville
61 Gladesville Rd, Hunters Hill
59 Gladesville Rd, Hunters Hill
143 Victoria Rd, Gladesville
145 Victoria Rd, Gladesville

Sold March 2015 for $7,800,000
Sold April 2015 for $1,720,000
Sold Nov 2014 for $2,515,000
Sold Dec 2014 for $2,380,000
Sold April 2015 for $2,000,000
Sold Nov 2014 for $840,000
Sold March 2015 for $1,000,000

Area: 1,051m2
Area: 245m2
Area: 395m2
Area: 302m2
Area: 302m2
Area: 525m2
Area: 651m2

All of the above properties sold with no DA in place and to date there have been no DA’s lodged for
these properties.
Sale and Resales within Hunters Hill LGA & adjoining districts between 2014 & 2015
28 Park Rd, Hunters Hill
Sold 09/09/14 $1,720,000

Resold 13/04/15 $1,950,000

Shows 13.4% increase

3 Venus St, Gladesville
Sold 14/06/14 $1,416,000

Resold 20/02/15 $1,635,000

Shows 15.5% increase
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7.0 MARKET COMMENTARY (Continued)
NOTE: There were only two (2) sale and resale of freehold property within Hunters Hill between this
time period.
This above results indicates the change in the market over a 12 month period but does not reflect if this
change was uniform over this time frame.
Our own sales analysis supported by broader statistics has revealed that the residential market over the
12 month reporting year has increased consistently. An incremental market change over this 12 month
period by monthly intervals is harder to interpret from the evidence.
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8.0 MANAGEMENT OF COMPONENTS, HANDCRAFTING & VERIFICATION
Sales analysis undertaken for the 2015 revaluation program revealed several anomalies in value
levels that mass valuation techniques alone could not rectify. Handcrafting, of either individual
property or by the use of secondary factors was required to realign several components or part
components. Verification and Handcrafting in Hunters Hill LGA for the 2015 program included
but was not limited to:
•

Handcrafting was undertaken in Residential Component EDD & EAH and to a lesser
extent in other components to grade the areas that have performed differently within the
same component over several years.

•

Residential Component EDD & ESM – All properties within these components were
verified during the 2015 program.

•

Business Component CAA, CVV – A general review of properties within this component
was undertaken. Handcrafting including some structural regrading was under taken.

•

Heritage property in Component EDD & ESM – All properties within this component
were verified during the 2015 program.

Verification Program
•

Verification of some Residential Components following consultation with Contract
Manager.

•

Investigate all property within Residential Component EDD, to determine the direction,
extent and proximity of the views possible from these lots to minimise the subjectivity of
historical grading and take into account the change in market perceptions.
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9.0 QUALITY ASSURANCE
In accordance with Southern Alliance Valuation Services Pty Ltd own internal QA manual and the
Office of the Valuer General Guidelines, the following quality checks have been made in the
delivery of this program:
• Ensuring all properties have been valued.
• Ensuring the valuations are within the set parameters.
• That a zone/component code integrity check has been made.
• An in depth value check on those properties that have considerably higher values in relation to
the average for land.
• Ensure that current and proposed Development Control Plans and planning changes that affect
the valuations have been taken into account.
• Where the land value of a property has been amended on objection, the alignment of values
with nearby properties has been checked.
• That all Statutory concession valuations and allowances have been supplied, including 
Allowances for development on and off the land.

Heritage Values.

Land Rating Factors.

Apportionment of Values.

Mixed Development Apportionment Factors.
The following statistical checks have been carried out for residential zoned properties.
Coefficient of Dispersion (COD)
This measures the relative consistency and, when viewed with the other measures, the relative
accuracy of values in relation to the sales. It shows the amount of variation or the consistency of
the values and also the relative accuracy of the values as the relationship between values and sales
widens.
The accepted measure for the COD is 0 – 15.
Mean Value to Price Ratio (MVP)
This calculates the mean relative accuracy, or level of values, relative to the sales. It shows the
mean level of accuracy of the values assigned compared to the sales evidence. The MVP is to be
calculated only in single dwelling residential categories, including rural home site areas.
The accepted measure for the MVP is 85-100%.
Price Related Differential (PRD)
This test measures the progressive value to sale relativity across the range of values in the sample.
It demonstrates the variations of relativity between the sales and the assigned values and indicates
if there is a progressive change in relativity across the value range.
The accepted measure for the PRD is 0.98 – 1.03.
The results, from all sales analysed and classified as market data sales are appended to this report:
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Purpose of this Report
The purpose of this report is to describe the process and considerations for the 1st July 2015 Land
Tax program of Hunters Hill 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 were made using a mass valuation process that involves assessing large numbers
of properties as a group. While valuations have been prepared with all due care, the mass
valuations methodology by its nature, is likely to be less accurate than individually assessed
valuations.
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 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 Department of Lands website at
www.lands.nsw.gov.au

George Veris
Burwood Area Manager
Southern Alliance Valuation Services Pty Ltd
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District 083 - Hunters Hill LGA 2015
Component Variation of Total Land Values - Residential
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1.201 1.198

1.200

1.2011.198

1.252
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1.199
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1.179

1.150
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District 083 - Hunters Hill LGA 2015
Component Variation of Total Land Values - Business
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ANNEXURE ‘A’ – HUNTERS HILL DA REGISTER:

DA's from 01/7/2014 - 01/102015A75:I82A75:I83H82A75:I81A75:I84
PID

681637

680197

ZONE

B4

R2

ADDRESS

7 Pittwater Rd,
Gladesville

64A High St,
Hunters Hill

DA NO.

DA20131152

DA20141174

LODGED
DATE

20/12/2013

23/10/2014

DECISION
DATE

24/11/2014

Due
21/01/2015

DECISION

DETAILS

NOTES

APPLICATION
REFUSED

Demolish Part of an Existing Building and
Retain The 2 Storey Portion To Use as
Commercial (Existing Use). Excavate The
Rear Section of Land To Construct 2 Level
Car Parking Basement Plus a 5 Storey
Residential Building with 22 Apartments

Sold 01/02/2013
$3,380,000

Deferred
Demolish existing building and construct
Commencement
new 3 bedroom dwelling house and a
Approval
home office and 1 bedroom dwelling.
08/04/2015

R2

17 Farnell St
Hunters Hill

DA20141175

24/10/2014

Approved
01/04/2015

681299

R3

29 Moorefield
Ave, Hunters
Hill

DA20141187

17/11/2014

Approved Feb
2015

681826

R2

25 Princes St,
Hunters Hill

DA20151001

7/01/2015

Withdrawn

679730

Demolish existing single dwelling house
and erect new attached dual occupancy
dwelling house with plunge
pool/landscaping and subdivision into 2
strata title lots.
Demolition of all structures on site and
erect a residential flat building
comprising of 4 units with basement
parking and front fence.
Development Application for demolition
of existing single storey dwelling and
removal of existing trees and erection of
two storey dual occupancy

SOLD 12/05/2014
$1,570,000

SOLD 26/07/2014
$1,915,000
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HUNTERS HILL DA REGISTER (Continued):
Demolish existing dwelling, subdivision to
create Lot 1 & 2. Attached dual occ. on Lot
1 plus strata, driveway, fencing and
landscaping
Demolition of existing single dwelling and
construction of dual occupancy.

678680

R2

8 Barons Cres,
Hunters Hill

680212

R2

94 High St,
Hunters Hill

DA20151031

3/03/2015

Pending

682383

R2

21 The Avenue,
Hunters Hill

DA20151070

5/05/2015

Pending

Demolition, excavation and construction of
new dual occupancy.

R3

9 Ryde Rd,
Hunters Hill
11 Ryde Rd,
Hunters Hill
15 Ryde Rd,
Hunters Hill

DA20151078

25/05/20i5

Pending

Demolition of Existing Structures &
Construction of 3 Storey Residential Flat
Building Containing 18 Apartments

Pending

Development Application for demolition of
existing structures and construction of a
new shop-top housing development with
basement level carpark, strata subdivision
and associated works.

Pending

Development Application for a subdivision
of 16 Barons Cres, with civil works for
driveway and carpark platform

SOLD 28/06/2014
$900,000

Pending

Development Application for demolition of
existing dwelling, 3 lot Torrens title
subdivision, erect new dwelling on
proposed lot 3 and establish building

SOLD 02/04/2012
$1,370,000

681965
681966
681967

680226

678687

678701

B1

67 High St,
Hunters Hill

R2

16 Barons Cres,
Hunters Hill

R2

34 Barons Cres,
Hunters Hill

DA20151029

2/03/2015

Pending

DA20151114

DA20151124

DA20151131

8/07/2015

3/08/2015

7/08/2015
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envelopes on lots 1 & 2.

HUNTERS HILL DA REGISTER (Continued):
679533

R2

34 Earl St,
Hunters Hill

678550

R2

45 Auburn St,
Hunters Hill

DA20131075

17/09/2013

DA20151132

10/08/2015

DA20151152

9/09/2015

Approved

Pending

Demolition and dual occupancy
Development application for strata
subdivision
Demolition of existing dwelling and
construction of an attached dual occupancy
and strata title subdivision.
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SOLD 25/10/2013
$1,365,000

Page 4 | 44

