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EXECUTIVE SUMMARY 
This report is prepared by MVS Valuers Australia, which has completed the 
Statutory Rating Valuation program in the Local Government Area of Randwick 
Council as of base date 1 July 2015. 
 
The purpose of this report is to describe the process and considerations for the 
1 July 2015 general valuation of the Local Government Area of Randwick. 
The report has been produced on behalf of the Valuer General. 
 
Randwick LGA 
 
Randwick City Local Government Area is located approximately five kilometres 
south-east of the Sydney Central Business District.  It covers an area of 
3,634 hectares and has an estimated population of approximately 142,310 people.  
One of the key features of Randwick City Council is the large area of coastline that 
it covers (approximately 25 kilometres). 
 
Randwick District is bounded to the north by Waverley Municipality and 
Centennial Park.  The west is bounded by South Sydney and Botany Council areas, 
with the boundary defined by major roads, open space and golf courses which 
cover the low-lying area known as the Lachland Swamps and Botany Wetlands.  
The Pacific Ocean and Botany Bay form the eastern and southern boundaries. 
 
Randwick District consists of fourteen suburbs, being: Clovelly, Randwick, 
Kensington, Kingsford, Coogee, South Coogee, Maroubra, Matraville, Chifley, 
Malabar, Port Botany, Little Bay, Phillip Bay and La Perouse. 
 
The district of Randwick has many varied and defining features.  These include the 
large stretch of coastline from Clovelly in the north, to Cape Banks in the south, 
and the area along the shores of Botany Bay.  A large part of the Port Botany 
Container Terminal is included in the Council area. 
 
Residential housing varies, dependent upon the location factors of the area.  
1960’s and 1970’s residential flat buildings proliferate in the coastal areas of 
Maroubra and South Coogee.  Victorian and Federation dwellings dominate in the 
northern sector, Californian bungalows are dominant around Maroubra, Kensington 
and Kingsford, whilst older style dwellings in the more affluent areas of Clovelly, 
Lurline Bay and South Coogee are continually making way for new larger 
residences.  Localities such as Chifley, Maroubra, Matraville and Malabar are 
slowing being gentrified. 
 
 
Land Value Changes 
 
A total of 26,485 valuations were completed for local government and Land Tax 
purposes as at base date 1 July 2015. 
 
The change in total land value from the previous 1 July 2014 base date, which was 
$31,711,113,686, to the current base date, which is $40,792,124,124 equates to a 
high percentage increase of 28.64% for the whole district.  The new 2015 values 
are higher than the previous 2013 values of $27,417,190,408 2012, and the 
1 July 2012 base date values of $26,878,691,672 
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In general, the market has showed robust increases in land values having occurred 
over most classes of real estate within the Randwick Local Government Area.  
Residential properties have shown very high increases between 20% to 40%, 
whereas Commercial properties have shown moderate to high increases between 
14% to 20%.  This is supported by an analysis of sales that have occurred primarily 
in 2015 which have shown high increases in land values from the previous 
base date. More specific details of each sale can be found in the detailed sales 
analysis reports that have been supplied to the Valuer General. 
 
The overall general market in Randwick has seen an overall high increase in values 
from July 2014 - July 2015.  The residential market in Randwick previously saw 
reductions in values from July 2011 to July 2012 and then a recovering market with 
slight increases in values from July 2012 to July 2013.  The first half of 2013 saw 
prices start to increase, with the market strengthening through the second half of 
2013 and the first half of 2014.  From mid-2014 the Randwick residential market 
gained great momentum with the market reflecting increases of between 20% -
30% from July 2014 to July 2015, in the majority of areas within the Randwick 
LGA. 
 
In general, the market has increased significantly, by as much as 40% - 50%, 
since the last General Valuation, across all classes of residential markets. 
 
Properties Valued and Total Land Value 
 

Zone Use No. of 
Properties 

2015 
Land Value 

2014  
Land Value  
(annual) 

% 
Change 

2014-2015 

2012  
Land Value  

(GVal) 

% 
Change 
2012-
2015 

R2, R3 Residential 24,856 $34,680,301,474 $26,608,414,306 30.33% $24,563,451,102 41.18% 
 

B1, B2 Business 1,078 $2,163,810,170 $1,839,580,270 17.62% $1,440,198,747 50.24% 
 

IN2, IN4 Industrial 138 $981,384,500 $840,606,620 16.74% $715,051,000 37.24% 
 

E1, E2, RE1, 
RE2, RU4 

Open Space 281 $467,389,740 $366,661,910 27.47% $323,534,960 44.46% 

SP1, SP2 Special Use 132 $1,195,773,280 $989,178,200 20.88% $1,012,954,900 18.04% 
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Planning Rules  
 
Randwick Local Environmental Plan 2012 
 
A Local Environmental Plan (LEP) prepared under the State legislation – 
Environmental Planning and Assessment Act 1979, is a key tool used by the 
Randwick City Council to implement planning policies and directions. 
 
The City of Randwick’s new LEP, known as Randwick Local Environmental Plan 
2012, was gazetted on 1 February 2013 and formally commenced on 15 February 
2013, replacing Randwick LEP 1998 (Consolidation).  This LEP adopts the 
requirements of the State Government’s Standard Template for LEPs and 
consolidates previous amendments.   
 
State/Local Government Legislation Major Changes  
 
The LEP allocates land for specific purposes through zoning and development 
controls.  It also contains provisions to conserve Randwick’s Heritage and protect 
sensitive land.  Amendments to the current Plan are made from time to time to 
rezone land or amend the Plan’s provisions.  Amendments must be formally 
gazetted in the Government Gazette.  Gazetted amendments are listed below: 
 
 

Number Amendment Status Date 
Gazetted 

N/A Inglis Newmarket site – mixed use 
redevelopment 
 
Planning proposal to amend Randwick 
LEP 2012 for the Inglis Newmarket site 
bounded by Barker, Jane, Young and 
Botany Streets, Randwick.  Proposed 
rezoning for mixed density residential 
and neighbourhood business. 
 
 

The Minister for Planning determined in 
September 2012 that the Joint Regional 
Planning Panel (JRPP) will act as the 
planning authority for this proposal. 
 
The Planning Proposal and supporting 
studies were on public exhibition from 
27 March until 1 May 2013.  Council’s 
submission to the JRPP was reported to 
the Council meeting of 14 May 2013. 
 
On 7 May 2014, the JRPP resolved to 
recommend that the Minister for 
Planning and Environment make the 
Local Environmental Plan (LEP) for the 
Inglis Site subject to development 
parameters. 
 

2 April 
2015 

N/A Royal Randwick Racecourse Hotel 
Development. 
 
Planning proposal to amend Randwick 
LEP 2012 to allow additional permitted 
uses on the Royal Randwick 
Racecourse, being a hotel/motel and 
serviced apartments, with integrated 
conference and function facilities and 
ancillary bar and restaurant, in the 
“spectator precinct” of the Racecourse 
site. 
 

Gazetted 
 
The Director General, Department of 
Planning, is the relevant planning 
authority for this proposal. 
 
The proposal is currently being assessed 
by the Department of Planning. 
 
 
 

21 
November 
2014 
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Sydney Light Rail Program 
 
In December 2012, the NSW Government announced that it would extend light rail 
from Circular Quay to Kingsford and Randwick, through the heart of the 
Sydney CBD via George Street.  Following feasibility investigations and consultation 
with key stakeholders, the NSW Government is proceeding with a new light rail 
line, extending 12 kilometres from Circular Quay, along George Street to 
Central Station, then to Kingsford via Anzac Parade, and Randwick via Alison Road. 
 
 
The New South Wales Value General  
 
In New South Wales (NSW), the Valuer General is the State Government’s principal 
advisor on all land valuation matters. The Valuer General has a statutory 
responsibility to provide fair and accurate land valuations for rating and taxing 
purposes, to determine compensation following the compulsory acquisition of land, 
and to provide specialist valuation and property advice to government and the 
public.  
 
The Valuer General values all land on behalf of the State Government and 
maintains a Register of Land Values containing information in relation to land 
ownership, location, occupation, value and other information as required by the 
Valuation of Land Act 1916 - see the NSW Legislation site at 
www.legislation.nsw.gov.au. 
 
The Register of Land Values contains the following information in relation to land: 
 

• the ownership of land 
• the occupation of land 
• the value of land 
• reference to the title of the land 
• the area of the land 
• any other information as required by the Valuation of Lands Act 1916 

 
Land & Property Information support the role of the Valuer General through the 
provision of technical and operational expertise in producing and recording land 
values for New South Wales. 
 
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. 
 
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 Land & Property 
Information website at http://www.lpi.nsw.gov.au/land_property_information. 
  



   
Final Report 2015 - Randwick 

© Copyright 2015.  All rights reserved.  MVS Valuers Australia Pty Ltd Page 7 of 60 
 

 
 
In accordance with accepted practice, internal inspections of properties are not 
undertaken for mass appraisal valuations. 
 
This report is for the use of and may be relied upon only by the party to whom it is 
addressed. No other party is entitled to use or reply upon it and the valuer shall 
have no liability to any party who does so.  
 
This valuation is current as at the date of valuation only. The value assessed herein 
may change significantly and unexpectedly over a relatively short period (including 
as a result of general market movements or factors specific to the particular 
property). We do not accept liability for losses arising from such subsequent 
changes in value. Without limiting the generality of the above comment, we do not 
assume any responsibility or accept any liability where this valuation is relied upon 
after the expiration of three months from the date of the valuation, or such earlier 
date if you become aware of any factors that have any affect on the valuation.  
 

OVERVIEW OF THE AREA 
Randwick City Local Government Area is located approximately five kilometres 
south-east of the Sydney Central Business District.  It covers an area of 
3,634 hectares and has an estimated population of approximately 142,310 people.  
One of the key features of Randwick City Council is the large area of coastline that 
it covers (approximately 25 kilometres). 
 
Randwick District is bounded to the north by Waverley Municipality and 
Centennial Park.  The west is bounded by South Sydney and Botany Council areas, 
with the boundary defined by major roads, open space and golf courses which 
cover the low-lying area known as the Lachland Swamps and Botany Wetlands.  
The Pacific Ocean and Botany Bay form the eastern and southern boundaries. 
 
Randwick District consists of fourteen suburbs, being: Clovelly, Randwick, 
Kensington, Kingsford, Coogee, South Coogee, Maroubra, Matraville, Chifley, 
Malabar, Port Botany, Little Bay, Phillip Bay and La Perouse. 
 
The district of Randwick has many varied and defining features.  These include the 
large stretch of coastline from Clovelly in the north, to Cape Banks in the south, 
and the area along the shores of Botany Bay.  A large part of the Port Botany 
Container Terminal is included in the Council area. 
 
Residential housing varies, dependent upon the location factors of the area.  
1960’s and 1970’s residential flat buildings proliferate in the coastal areas of 
Maroubra and South Coogee.  Victorian and Federation dwellings dominate in the 
northern sector, Californian bungalows are dominant around Maroubra, Kensington 
and Kingsford, whilst older style dwellings in the more affluent areas of Clovelly, 
Lurline Bay and South Coogee are continually making way for new larger 
residences.  Localities such as Chifley, Maroubra, Matraville and Malabar are 
slowing being gentrified. 
 
Based on the 2011 Census, in 2011, Randwick had 55,421 dwellings, with the type 
of dwelling being proportioned between high density flats/units (44.5%), separate 
houses (29.2%) and medium density dwellings (25.8%).  The 2011 Census showed 
that 42.5% of the dwellings stated as being rented. 
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The population density of Randwick Local Government Area is concentrated more in 
the northern part of Randwick district, particularly in the suburbs of Kingsford, 
Randwick, Coogee and Maroubra Junction. 
 

       
Source: ID Consulting Pty Limited 
 
There are several large retail/commercial precincts included in the district. 
Randwick, Kingsford and Maroubra Junction retail areas are the most concentrated, 
with several smaller strip centres such as Maroubra Beach, Coogee Bay Road, 
The Spot and Anzac Parade from Kingsford to Matraville. 
 
There is a small yet significant industrial component located around Matraville, 
which is adjacent to Botany Bay and the industrial centres of Botany, Mascot and 
Port Botany. 
 
Open Space and parkland accounts for a large portion of the district’s land content, 
with Centennial Park located in the north, and the natural coastal environment of 
Botany Bay National Park to the south, as well as various regionally significant 
recreational facilities dominating the area including: Royal Randwick Racecourse, 
three major Golf Courses (The Australian, NSW and St Michaels Golf Courses), 
swimming and surfing beaches.  Other facilities include: the Long Bay Correctional 
Centre, Botany Cemetery and Eastern Suburbs Crematorium.  
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VALUATIONS UNDERTAKEN 
 
MVS Valuers has completed a total of 26,485 valuations in the Local Government 
Area of Randwick at Base Date 1 July 2015.  
 

Zone Use No. of  
Properties Percentage 

R2, R3 Residential 24,856 93.85% 
B1, B2 Business 1,078 4.07% 
IN2, IN4 Industrial 138 0.52% 
E1, E2, RE1, RE2, RU4 Open Space 281 1.06% 
SP1, SP2 Special Use 132 0.50% 

 

PLANNING 
 
Randwick Local Environmental Plan 2012 
 
A Local Environmental Plan (LEP) prepared under the State legislation – 
Environmental Planning and Assessment Act 1979, is a key tool used by the 
Randwick City Council to implement planning policies and directions. 
 
The City of Randwick’s new LEP, known as Randwick Local Environmental Plan 
2012, was gazetted on 1 February 2013 and formally commenced on 15 February 
2013, replacing Randwick LEP 1998 (Consolidation).  This LEP adopts the 
requirements of the State Government’s Standard Template for LEPs and 
consolidates previous amendments.  The LEP comprises: 
 
Written Document: 
 
Instrument (NSW Legislation) 
 
Maps: 
 
• Land Application Map 
• Land Zoning Map 
• Floor Space Ratio Map 
• Height of Buildings and Alternative Height of Buildings Map 
• Lot Size Map 
• Foreshore Building Line and Foreshore Scenic Protection Area Map 
• Heritage Map 
• Land Reservation Acquisition Map 
• Acid Sulphate Soils Map 
• Terrestrial Biodiversity Map 
• Flood Planning Map 
• Key Sites Map 

All DA’s lodged before 15 February 2013 (commencement of Randwick LEP 2012) 
were assessed under the previous LEP 1998 (Consolidation) and previous 
Development Control Plans.  
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The LEP allocates land for specific purposes through zoning and development 
controls.  It also contains provisions to conserve Randwick’s Heritage and protect 
sensitive land.  Amendments to the current Plan are made from time to time to 
rezone land or amend the Plan’s provisions.  Amendments must be formally 
gazetted in the Government Gazette.  Gazetted amendments are listed below: 
 

Number Amendment Status Date 
Gazetted 

N/A Inglis Newmarket site – mixed use 
redevelopment 
 
Planning proposal to amend Randwick 
LEP 2012 for the Inglis Newmarket site 
bounded by Barker, Jane, Young and 
Botany Streets, Randwick.  Proposed 
rezoning for mixed density residential 
and neighbourhood business 
 
 

The Minister for Planning determined in 
September 2012 that the Joint Regional 
Planning Panel (JRPP) will act as the 
planning authority for this proposal. 
 
The Planning Proposal and supporting 
studies were on public exhibition from 
27 March until 1 May 2013.  Council’s 
submission to the JRPP was reported to 
the Council meeting of 14 May 2013. 
 
On 7 May 2014, the JRPP resolved to 
recommend that the Minister for 
Planning and Environment make the 
Local Environmental Plan (LEP) for the 
Inglis Site subject to development 
parameters. 
 

2 April 
2015 

N/A Royal Randwick Racecourse Hotel 
Development. 
 
Planning proposal to amend Randwick 
LEP 2012 to allow additional permitted 
uses on the Royal Randwick 
Racecourse, being a hotel/motel and 
serviced apartments, with integrated 
conference and function facilities and 
ancillary bar and restaurant, in the 
“spectator precinct” of the Racecourse 
site. 
 

Gazetted 
 
The Director General, Department of 
Planning, is the relevant planning 
authority for this proposal. 
 
The proposal is currently being assessed 
by the Department of Planning. 
 
 
 

21 
November 
2014 

 
 
Randwick Comprehensive Development Control Plan 2013 
 
A Development Control Plan (DCP) provides detailed planning and design guidance 
for new development, which supplements the provisions of Randwick Local 
Environment Plan 2012. 
 
Randwick DCP 2013 was approved at the Council meeting 28 May 2013 and 
formally commenced on Friday 14 June 2013, replacing all other DCPs and some 
Council Planning Policies. As per the Randwick Council website, this new 
comprehensive DCP comprises: 
 
Part A – Introduction 
 
This Part provides introductory information and explains the structure of the DCP 
and how to use it.  It describes key requirements to be addressed in development 
applications (DAs), notification processes and should be read first. 
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Part B – General Controls 
 
This Part contains key controls that apply to all DAs and should be read in addition 
to the controls for particular development types and locations in other Parts of the 
DCP. 
 
This Part covers design, heritage, ecologically sustainable development, 
landscaping and biodiversity, trees and vegetation, recycling and waste, traffic, 
parking and access, water management, management plans, foreshore scenic 
protection areas and laneway development. 
 
Part C – Residential 
 
This Part establishes provisions for all types of residential accommodation and 
includes guidance on site planning, building envelopes, building design, setbacks, 
open space, landscaped area, amenity, car parking and ancillary elements for low 
density and medium density residential development.  This Part also has separate 
sections on boarding houses and adaptable and universal housing. Sections include: 
 

• Low Density Residential 
• Medium Density Residential 
• Adaptable & Universal Housing and Boarding Houses 

 
Part D – Commercial and Industrial 
 
This Part focuses on the City’s commercial centres with specific sections for certain 
Centres, including:- 
 

• Kensington Centre 
• Kingsford Centre 
• Randwick Junction Centre 
• Maroubra Junction Centre 
• Matraville Centre 
• Maroubra Beach Centre 
• The Spot, Randwick 
• Neighbourhood Centres – General Controls 

 
This Part also sets out provisions for specific commercial land uses, such as 
backpackers accommodation, child care centres, footpath dining and trading, 
late night trading and sex service premises.  It also includes a section on industrial 
development: 
 

• Specific Commercial Uses 
• Industrial Areas 

 
Part E – Specific Sites 
 
This Part provides additional provisions for Specific Sites in the City.  These 
override similar provisions in other parts of the DCP unless otherwise noted.  
The Specific Sites are: 
 
 Bundock Street, Randwick 
 Randwick Education and Health Specialised Centre 
 Royal Randwick Racecourse 
 Prince Henry Site, Little Bay 
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Part F – Miscellaneous 
 
This Part includes a range of uses and development that may arise across the City 
in a variety of zones.  It includes provisions relevant to recreation zones, outdoor 
advertising, Sydney Airport (noise and height) and telecommunications and radio 
communications and must be referred to depending on the location and nature of 
the proposed development. 
 
OTHER PLANNING CONTROLS 
 
State Environmental Planning Policies (SEPP) 
 
The following State Environmental Planning Policies and Regional Environmental 
Planning Policies currently apply in Randwick: 
 

SEPP  TITLE 

4 Development Without Consent 
19 Bushland in Urban Areas 
32 Urban Consolidation (Redevelopment of Urban Land) 
33 Hazardous and Offensive Development 
55 Remediation of Land 
64 Advertising and Signage 
65 Design Quality of Residential Flat Development 
70 Affordable Housing 
71 Coastal Protection 
SEPP Housing for Seniors or People with a Disability 
SEPP BASIX (Building Sustainability Index) 2004 
SEPP Major Developments 2005 
SEPP Temporary Structures and Places of Public Entertainment (2007) 
SEPP Infrastructure 2007 
SEPP Exempt and Complying Development Codes 2008 
SEPP Affordable Rental Housing 2009 
SEPP State and Regional Development 2011 
SEPP Port Botany 2013 
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Sydney Metropolitan Strategy (SEPP) 
 
The Sydney Metropolitan Strategy is the State Government’s key long term plan for 
Sydney’s growth and change.  The draft Metropolitan Strategy for Sydney is a new 
plan to guide Sydney’s growth. 
 
The new draft strategy will help to put new housing and jobs in places across 
Sydney.  In particular, the draft strategy identifies a number of key places to focus 
new housing and jobs alongside good transport connections. 
 
These plans are based on the latest information and evidence, and align with the 
projects in the Long Term Transport Master Plan and the State Infrastructure 
Strategy. 
 
Anzac Parade Corridor 
 
This is an area identified in the draft Metropolitan Strategy for Sydney.  
This corridor connects the University of NSW and Prince of Wales Hospital to 
Malabar and La Perouse.  Additional housing and jobs will be focused around 
centres along Anzac Parade, including the Anzac Parade South and Randwick Urban 
Activation Precincts.  Renewal will be supported by improvements to infrastructure 
and public spaces.  Additional opportunities to improve transport in the area will be 
investigated; for example, increased bus services and extending the light rail 
corridor. 
 
Urban Activation Precincts (UAP) 
 
The NSW Government’s Urban Activation Precincts (UAP) program includes 
two precincts within Randwick LGA  -  Randwick North UAP and Anzac Parade South 
UAP.  These areas are being investigated by the NSW Government for housing and 
employment growth. 
 
Randwick Urban Activation Precinct 
 
The Randwick Urban Activation Precinct encompasses the University of New South 
Wales, Prince of Wales Hospital, Randwick Childrens Hospital, Randwick Racecourse 
and the National Institute of Dramatic Art.  It includes parts of Randwick, 
Kensington and Kingsford. 
 
Many people travel to Randwick precinct each day to work, study and socialise.  
The introduction of the Light Rail to the area will be a catalyst for urban renewal. 
 
More homes and jobs close to public transport will improve the work / life balance 
of existing and new residents in this precinct. 
 
Anzac Parade South Urban Activation Precinct 
 
This precinct has excellent access to regional services, including the University of 
NSW, Prince of Wales Hospital and Randwick Childrens Hospital.  It is also close to 
employment precincts, including, Sydney Airport, Port Botany, Randwick, 
Bondi Junction and the Sydney Central Business District.  The precinct includes a 
corridor around Anzac Parade from South of Kingsford to La Perouse. 
 
Growth will create new jobs, increased housing choices, enhanced public spaces 
and improved transport connections and, provide more people with the opportunity 
to live, work, be educated, shop and socialise in the one area. 
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Heritage 
 
Heritage affected properties have been set out in the instrument of the 
Randwick LEP 2012.  In addition, reference is made to localities under heritage 
nomination as shown on the heritage map, which forms part of Randwick LEP 2012. 
The impact of the heritage implication depends on the degree and restrictive nature 
of the listing.  The nature of the listing is set out in the Randwick 2012. 
 
Aircraft Noise Land Use Controls 
 
The new Randwick LEP 2012 replaces the existing aircraft noise clause with a new 
clause consistent with State Government’s Standard Template.  The new clause 
specifies noise control construction standards for residential development on land 
affected by aircraft noise.  The objectives of this clause are to:- 
 
a) Prevent certain noise sensitive developments from being located near the 

Sydney (Kingsford Smith) Airport and its flight paths; 
 
b) Assist in minimising the impact of aircraft noise from that airport and its flight 

paths by requiring appropriate noise attenuation measures in noise sensitive 
buildings; 

 
c) Ensure that land use and development in the vicinity of that airport do not 

hinder or have any adverse impacts on the ongoing, safe and efficient 
operation of that airport. 

 
It applies to development on land that is near the Sydney (Kingsford Smith) Airport 
and land that is in an ANEF contour of 20 or great. 
 
The ANEF chart for 2033 identifies parts of Coogee, South Coogee, Randwick and 
Kingsford where development needs to consider noise attenuation. 
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The new Randwick Comprehensive Development Control Plan 2013 comprises 
specific development control plans and detailed planning and design guidance for 
development within areas affected by Aircraft Noise under Section F – 
Miscellaneous. 
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Minimum Allotment Sizes 
 

Zone Minimum 
Allotment Size 

Minimum 
Frontage 

Minimum 
Allotment Size for 
Dual Occupancy 

R2 400m² 12m 450m² 

R3 325m² N/A N/A 
 
 
Building Controls - Maximum Floor Space Ratio (FSR) & Heights 
 

Zone Max FSR Additional FSR Comments Max. Height 

For dwelling houses & semi-attached dwellings in R2 and R3 zones (to respond to varying lot sizes): 

R2 & R3 

On Merit 
0.75:1 
0.65:1 
0.6:1 
0.5:1 

For sites up to 300m² 
For sites 301m² to 450m² 
For sites 451m² to 600m² 
For sites over 600m² 
For Dual Occupancy 

9.5m 

For all other permissible land uses (including dual occupancy): 

R2 0.5:1  9.5m 

R3 0.75:1 
0.9:1 

0.65:1 for sites less than 
700m² 

9.5m 
12m 

R1 0.5:1 to 1.9:1 
As identified in the built form 
control maps applicable to 
the subject land 

Various 
(between 

9.5m – 47m) 
B2 Centres 

Maroubra Junct 
Kensington 
Matraville 

 
Other B2 Centres 

Randwick Junct 
Coogee 

Kingsford 

 
No FSR 
No FSR 
No FSR 

 
 

2.0:1 
1.5:1 
3.0:1 

 
 

Shown by distinctive shading 
on Map  

 
 

Various 
 

B1 Centres 
1.1:1 
1.5:1 
2.0:1 

Shown by distinctive shading 
on Map 

9.5m or 
12m 
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Section 94 Contributions 
 
Section 94 of the Environmental Planning and Assessment Act enables Council to 
levy developers for contributions to public amenities and services, as required, as a 
consequence of development activity. A commercial or residential development that 
results in increased resident or working populations will be subject to this levy. This 
levy contributes to the public services and community facilities, which in turn meet 
the needs of the increased population. 
 
Randwick City Council has recently introduced the new Randwick City 
S94A Development Contributions Plan 2012, which commenced on 17 July 2012.  
This new plan repeals Randwick City Section 94A Contributions Plan 2007. 
 
Section 94A Development Contributions Plan was introduced by the 
NSW Department of Planning, under the Environmental Planning and Assessment 
Act 1979, in order to allow appropriate development contributions to be levied in 
areas such as rural and regional areas, where there are sporadic or slow rates of 
development, as well as urban areas where development may also be sporadic and 
consists mainly of infill development. 
 
This plan applies to all development applications lodged after 17 July 2012, 
however some exemptions do apply. 
 
A site specific plan applies to the Department of Defence site at Bundock Street, 
Randwick.  In addition, a site specific Deed of Agreement (2005) applies to the 
Prince Henry site, Little Bay. 
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ISSUES & FACTORS AFFECTING VALUE 
 
Economic Overview: 
 
At its meeting on 6 October 2015, the Reserve Bank of Australia decided to leave 
the cash rate at 2.0%.  There have been two decreases in the past 12 months, with 
the Reserve Bank dropping the rate by .25% in February and May 2015. This has 
brought the cash rate down from 2.5% this time last year to its current rate of 
2.0%.  This has resulted in interest rates for borrowers being at their lowest in 
recent years.   
 
The Reserve Bank of Australia most recent considerations for Monetary Policy 
centre on the global economy expanding at a moderate pace, with some further 
softening in conditions in China and East Asia recently, but stronger US growth.  
Commodity prices have declined over the past year, in particular, the price of oil, 
which reflects a combination of lower growth in demand and significant increases in 
supply, including from Australia. 
 
The Reserve Bank of Australia states that moderate expansion in the Australian 
economy continues, and whilst the growth has been somewhat below longer-term 
averages for some time, it has been accompanied with somewhat stronger growth 
of employment and a steady rate of unemployment over the past year.  The 
Reserve Bank expects the economy to be ‘operating with a degree of spare capacity 
for some time yet, with domestic inflationary pressures contained’.  Inflation is 
expected to remain consistent with the target over the next one to two years, even 
with a lower exchange rate. 
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Inflation rose just 1.5% through the year to the September 2015 quarter, which is 
the same pace as in the previous June 2015 period and slightly higher than the 
annual increase of 1.3% recorded for the March 2015 quarter.  This is lower than 
expected and below the Reserve Bank of Australia’s target inflation range.  The 
quarterly figures show only a 0.5 percent rise in the September 2015 quarter which 
is 0.2 percentage points less than expected.  
 
 
Whilst the headline inflation has remained below the Reserve Bank’s target range of 
between 2.00 – 3.00 percent, underlying inflation rose by 0.3 percent to 
2.1 percent for the year ending September 2015.  This is just within the 2.00% -
3.00% band and was also beneath expectations.   
 
The Australian dollar fell by 1 percent after the release of CPI data, to 71.19c, and 
the lower than expected inflation rate has prompted speculation that the Cash Rate 
will be lowered at the next November Reserve Bank of Australia meeting. 
 
The Reserve Bank has reiterated over the past few months that in this 
environment, monetary policy needs to be accommodative.  Low interest rates 
have been helping to stimulate borrowing and spending.  Credit is recording 
moderate growth overall and growth in lending to the housing market has been 
broadly steady over recent months.  Dwelling prices have continued to rise strongly 
in Sydney and Melbourne, and prices for commercial property has been supported 
by lower long-term interest rates. 
 
 

 
Source:  Reserve Bank of Australia 
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In addition to the lower than expected increases in inflation, our GDP growth for the 
quarter ended June 2015 was also low.  Australia’s GDP growth from April until 
June came in lower than expectations at 0.2 percent, the economy’s weakest 
quarter of growth in two years.  Australia is growing faster than Brazil, Japan and 
Canada, all of which are experiencing negative economic growth, but more slowly 
than Greece, Poland, South Korea and most other developed nations.  The annual 
growth for June 2015 was 2.0 percent.  Growth in the Australian economy is 
expected to pick up gradually to be over 3 percent by 2017. 
 
The Reserve Bank of Australia indicate that the key forces shaping the outlook for 
GBP growth are strong growth of resource exports, which is expected to offset large 
falls in mining investment.  Growth of household consumption is expected to be 
supported by very low interest rates and dwelling investment is likely to remain 
strong for some time.  Rising household expenditure and the response of net 
exports to the exchange rate depreciation are expected to support a rise in non-
mining business investment over time. 
 
The unemployment rate for September 2015 remained at 6.2 percent, which was 
the same rate recorded for the month of August, and in line with market forecasts.  
August unemployment rate had eased back from the 6.3 percent rate recorded for 
July 2015.  However, the number of people employed dropped by 5,100.  This was 
after five consecutive monthly increases in employment since April 2015.  The 
unemployment rate is not expected to change from these levels over the next 12-
18 months. 
 

 
 
  

Unemployment Rates - Seasonally Adjusted
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General Market Commentary 
 
According to the Residex Pty Limited, the June 2015 basic indicators for the 
Residential Sydney Market are as follows: 
 
 Median Price Quarterly Growth Annual Growth 

Houses $993,500 6.94% 20.36% 
Units $656,000 5.84% 15.44% 

 
 
Sydney residential vacancy rates remain positive with supply starting to meet 
demand, according to data released by the Real Estate Institute of New South 
Wales.  The September 2015 Vacancy Rate Survey shows the number of properties 
for rent across Sydney increase 0.1 percent to 1.9 percent.   Supply is still strong 
with vacancy rates remaining close to 2.0 percent. 
 
Inner Sydney saw falls of 0.2 percent to 2.0 percent, while Middle Sydney saw 
increases of 0.4 percent to 1.9 percent and Outer Sydney increased by 0.1 percent 
to 1.7 percent. 
 
According to the Real Estate Institute of NSW, rental vacancy factors across Sydney 
are as follows: 
 
 Sept  

2015 
Aug 
2015 

July 
2015 

June 
2015 

May 
2015 

April 
2015 

Sydney 1.9 1.8 1.9 2.1 1.9 1.9 

Inner 2.0 2.2 2.1 2.6 1.7 1.7 

Middle 1.9 1.5 1.7 1.9 2.2 2.1 

Outer 1.7 1.8 1.6 1.7 1.9 2.0 

 
 
Data released by the Australian Bureau of Statistics, as at August 2015, in relation 
to the House Price Index for 8 Capital Cities for the quarter ended June 2015:- 
 
House Price Indexes Mar Qtr 15 to 

Jun Qtr 15  
Jun Qtr 14 to 

Jun Qtr 15  
Established House Prices  % change  % change  

Weighted Average of 8 Capital Cities 4.7 9.8 
Sydney  8.9 18.9 
Melbourne  4.2 7.8 
Brisbane  0.9 2.9 
Adelaide  0.5 2.7 
Perth  -0.9 -1.2 
Hobart  0.0 1.5 
Darwin  -0.8 -1.8 
Canberra  0.8 2.8 
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The average weighted capital growth for the past 12 months is 9.8% with most 
capital cities reflecting a positive price change, with the exception of Perth and 
Darwin. 
 
Capital City house price growth has been uneven across the capital cities, with 
Sydney by far the standout for capital growth.  CoreLogic RP Data report that 
although combined capital city home values increased by 11.1% over the 12 
months to July 2015, the rate of growth has varied significantly across each capital 
city.  The overall growth in capital city index is largely being driven by Australia’s 
two biggest cities, Sydney (18.4%) and Melbourne (11.5%).  Perth and Darwin are 
the only two capital cities that have recorded a fall in house prices over the past 
year of -0.3% and -5.3% respectively.  Brisbane has recorded growth of 3.9%, 
Adelaide 3.4%, Hobart 2.5% and Canberra 1.2%. 
 
Home values in Sydney have increased at the fastest pace of all capital city markets 
over the past year.  In addition to the rise in house values over the past year, the 
average time on the market has fallen to record lows and discounting also sits at 
low levels. 
 
Whilst value growth has been strong, rental growth is moderating and as a result, 
rental yields are at record lows. 
 
It would appear, though, that the growth in the property market has reached a 
peak, and capital growth is now increasing at a much slower rate.  Domain Property 
Group reports that the Sydney auction clearance rate has fallen from 73.9 per cent 
in August to 69.9 percent over September.  The low rate for September was the 
lowest rate recorded for September since 2012 and is extremely low in contrast to 
May when rates across Sydney hit an all-time high of 83.3 percent. 
 
Domain Group Senior Economist, Dr Andrew Wilson states that “the high volume of 
listings will continue to test the Sydney market”.  He says that “Vendors are still 
enjoying strong selling conditions, but it looks like buyers are slowly regain some 
leverage in what has been a very hot market”.  “With the first month of spring 
behind us, it is clear that housing market conditions are being tested, particularly in 
Sydney.” 
 
The graph below shows the annual percentage change in established house prices 
over a 12 year period in Sydney compared to weighted average of 8 capital cities 
across Australia: 
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Consensus regarding the future for the Sydney housing market is mixed at this 
point.  Some predictions are for downturns next year; however, other predictions 
are for more moderate slow-down. 
 
The latest National Australia Bank Residential Property Survey shows faster than 
expected price growth in the two largest cities will be followed by a steeper 
downturn next year.   
 
A recent industry survey showed that Sydney has the biggest proportion of investor 
activity in the residential housing market of any city in the country.  Tight credit has 
re-emerged as the biggest and growing constraint for new housing development in 
NSW.  Housing affordability is the next biggest constraint. 
 
The National Australia Bank has lowered its expectations for national price growth 
next calendar year to 2.3 percent, from 6.1 percent and has cut its Sydney 
expectations to 1.2 percent from 3.9 percent. 
 
In its 2016 Housing Boom and Bust Report, released 19 October 2015, 
SQM Research suggests that while the general Australian property market is about 
to hit a go-slow phase, Melbourne looks set to outshine Sydney when it comes to 
price growth.  It predicts that the eight capital city house prices will rise between 
3 percent and 8 percent next year.  That is a slowdown from the 9.8 percent rise 
recorded for the 12 months to June 2015. 
 
The national housing market will slow down as a result of the slowing Sydney 
housing market; however, SQM Research does not believe there will be falls in 
prices.  Marginal quarterly declines may be apparent, however, annual results 
should see some growth.  SQM forecasts that Sydney will see property prices rise 
between 4 percent and 9 percent, compared to the 18.9 percent in the year to June 
2015. 
 
  

Annual Percentage Change in House Prices

Sydney Australia
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The Maurici Decision 
 
In the Maurici case the High Court laid down principles to be applied in making 
valuations for rating and taxing purposes, and they include: 
 

• The selection of comparable sales should not be confined to the sales of 
vacant land and should include the broader market evidence. 

• A reasonably representative group of comparable sales should be selected 
upon which to rely in the valuation exercise. 

• The comparable sales should be analysed by subtracting the added value of 
the improvements on the land to derive a value unimproved.   

 
Consequently, in accordance with both the Maurici decision and the Procedure 
Manual, we have considered the broader market and included both the sales of 
vacant land and sales of improved properties with an allowance for the added value 
of existing improvements in our analysis. 
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LOCAL ISSUES 
 
Sydney Light Rail Program 
 
In December 2012, the NSW Government announced that it would extend light rail 
from Circular Quay to Kingsford and Randwick, through the heart of the Sydney 
CBD via George Street.  Following feasibility investigations and consultation with 
key stakeholders, the NSW Government is proceeding with a new light rail line, 
extending 12 kilometres from Circular Quay, along George Street to Central 
Station, then to Kingsford via Anzac Parade, and Randwick via Alison Road. 
 
Key features of the project include:- 
 
• Nine stops between Circular Quay and Central Station 
• Seven stops between Central Station and Kingsford, including the University of 

NSW at Anzac Parade and Moore Park. 
• Six stops between Central Station and Randwick, serving the Prince of Wales 

Hospital, University of NSW at Wansey Road, Randwick Racecourse and 
Moore Park. 

• Interchanges located at major rail stations – Central Station, Town Hall, 
Wynyard and Circular Quay and bus interchanges at both Randwick and 
Kingsford. 

• Pedestrian zone from Bathurst Street to Hunter Street, with light rail operating 
through the centre. 

• Segregated traffic and light rail lanes between Central Station and Bathurst 
Street and between Hunter Street and Circular Quay. 
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Randwick City Council, the University of NSW, the Australian Turf Club, 
the Centennial Park and Moore Park Trust, the Sydney Cricket and Sports Ground 
Trust, and the City of Sydney, support the light rail. 
 
Light Rail to Randwick City would generate significant direct and indirect 
employment benefits.  Randwick City Council indicates it will:- 
 

• Create 500 to 700 indirect jobs from construction of the light rail; 
• Support growth of over 4,000 jobs in education, research and health in the 

Randwick Education and Health Specialised Centre; 
• Support ongoing success and growth of Sydney-wide event destinations 

including Randwick Racecourse; 
• Create jobs to meet additional demands for student and key worker 

housing, shops, services and related business, and provide the opportunity 
for Transit-Oriented-Development at key stations and interchanges. 

 
Key Drivers in this light rail project are:- 
 

• The Randwick – Anzac Parade transport corridor supports the highest 
concentration of employment, education, health, event and recreation 
destinations in Sydney, with peak travel demand in both directions 
between CBD and Randwick. 

• This location generates over 25 million trips per year – regular commuting 
trips for work or study, as well as trips to events and major recreation 
attractions for people across Sydney. 

• Over 50,000 trips per day are made to the Randwick Education and Health 
Specialised Centre. 

• Over 11,000 residents in Randwick City commute to central Sydney for 
work every day. 

 
In March 2014, the Inner West Light Rail was opened to the public.  The CBD and 
South East Light Rail project received planning approval on 4 June 2014 and early 
preparatory works began in August 2014.  Major construction has now commenced 
along George Street, Sydney, with the system expected to be open and operational 
in 2019/2020. 
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Inglis Newmarket Site, Randwick 
 
The planning proposal for mixed use redevelopment of this site was approved by 
the Joint Regional Planning Panel and gazetted on 2 April 2015. 
 
This planning proposal amends the Randwick LEP 2012 for the Inglis Newmarket 
site bounded by Barker, Jane, Young and Botany Streets, Randwick.  It proposed 
rezoning for mixed density residential and neighbourhood business. 
 
The proposal involves: 
 

• Rezone lots on Barker Street to B4 Mixed Use and R3 Medium Density 
Residential for the remainder of the site; 

• Introduce building heights varied across the site from 10 – 30 metres 
• Introduce floor space ratios varied across the site from 1.3:1 to 4.4:1 
• Amend the Southern boundary of the Struggletown Heritage Conservation Area 

to remove the stables, exercise area and car park; 
• Amend the heritage schedule to more specifically refer to individual buildings 

and associated curtilages; 
• Introduces a 5 percent affordable housing provision for the Newmarket site; 
• Secures a minimum 5,000m² of the land area as publicly accessible open 

space; 
• Includes a site specific Development Control Plan in accordance with 

Clause 6.11 of the Randwick LEP 2012. 
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Randwick Education and Health Specialised Centre 
 
The Randwick Education and Health Specialised Centre comprises the University of 
New South Wales, Randwick Health (hospitals) Campus, Royal Randwick 
Racecourse and nearby areas. 
 

 
 
 
The NSW Government has identified the Randwick Education and Health Specialised 
Centre in the NSW Government’s Sydney Metropolitan Strategy and 
draft East Subregional Strategy as a Specialised Centre, given its significant cluster 
of specialised health, education and research activities, playing a vital economic 
and employment role within the Sydney region and beyond. 
 
It is formed by several major institutions and destinations, including the University 
of NSW, the Randwick Health Campus with four major hospitals forming Australia’s 
largest complex of teaching hospitals, and some of Australia’s premier research 
institutions including Neuroscience Research Australia. 
 
Collectively, the University and Health Campuses are the largest employers in 
Randwick City, with almost 40 percent of its workforce.   
 
A Precinct Plan was prepared in 2011 to provide more detailed strategic directions 
and actions for the Centre, involving input and feedback from key stakeholders in 
the Centre, State Government agencies and the community.  The key strategies 
from this Precinct Plan form planning principles for this section of the new 
Development Control Plan 2013. 
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Royal Randwick Racecourse & Hotel Development 
 
A site specific Development Control Plan now exists as part of the 
Randwick Comprehensive DCP 2013, for Royal Randwick Racecourse.  New facilities 
for the Racecourse, either underway, approved or under consideration, include a 
major redevelopment of the spectator precinct, a new stabling complex, hotel and 
convention facilities. 
 
Further to these projects, the State Government is in the planning stages for 
bringing light rail to Randwick, including the Racecourse, and is also undertaking an 
Urban Activation Precinct study to investigate the potential of land around the light 
rail route to accommodate additional housing and/or employment.  These projects 
may have further future implications for planning and development on the 
Racecourse site. 
 
The State Significant Development application for the Hotel Development has been 
exhibited and is currently with Department of Planning & Infrastructure for final 
deliberation.  The development will include construction of a 170-room, 8-level 
hotel with ancillary restaurant, bar, conference facilities and basement parking at 
the Royal Randwick Racecourse.  This is in addition to the existing $150 million 
works being undertaken in the upgrade of Royal Randwick Racecourse 
infrastructure to enable the improvement of an existing grandstand and the 
building of a new grandstand, a parade ring and owners and trainers pavilion.   
 
Maroubra Beach Commercial Centre 
 
The new DCP for this commercial centre has now been completed, exhibited and 
gazetted (28 May 2013).  It now forms part of the Randwick Comprehensive 
Development Control Plan 2013. 
 
Defence Force’s Bundock Street Site 
 
This 69-hectare site was sold to Mirvac and work on the site continues.  These 
developments have changed the supply aspects of property in the market and 
generally will improve the surrounding area. 
 
The Council adopted a master plan that covers 51 hectares of the site, which now 
forms part of the new Randwick Development Control Plan 2013. The plans include 
a strong emphasis on environmentally sustainable development standards. 
The plan is for the creation of 32 “super lots” for a mixture of residential type 
developments, an environmental park to protect natural vegetation and wildlife, 
seven parks, a purpose-built community facility on a 3,000m² parcel of land, retail 
facilities and a package of transport and traffic measures.  
 
Construction continues with a large portion of the site yet to be developed. 
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Little Bay Cove 
 
This site is 17ha site, and previously site of University of NSW playing fields.  It is 
located adjacent to the Prince Henry Hospital site, on its northern border.  The site 
comprises 3 large lots, two of which make up 3.4ha of Environmental Conservation 
Open Space, and the remaining lot of 13.6ha which is being developed for 
residential use by Charter Hall and TA Global Berhad. 
 
An initial Development Application was lodged in February 2009 for Stage 1 
built form controls, site remediation, bulk earthworks, infrastructure and service 
works, demolition of all structures on site and subdivision of the site into 
28 residential lots and 10 super lots, comprising approximately 450 dwellings.  This 
proposal was initially refused by Council in October 2009 but approved by the 
Land & Environment Court in December 2009. 
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The development will include a mix of apartments, courtyard homes and single 
residential allotments. 
 
Since the initial development approval, three additional development applications 
have been submitted to Council for approval. These are:- 
 

• DA 495/2011 – Stage 2 DA for Lots 3 and 4 comprising 66 x two and three 
storey terrace dwellings with basement parking for 132 vehicles – 
Lodged 30/06/2011 and approved 05/10/2011. 
 

• DA 496/2011 – Stage 2 DA for Lot 5 comprising construction of a 5 storey 
multi-unit residential development with 45 apartments, basement parking 
for 47 vehicles – Lodged 30/06/2011 and approved 05/10/2011. 
 

• DA 812/2011 – Stage 2 DA for Lot 11 to construct 3x5 storey multi unit 
housing buildings with 179 dwellings, share basement parking for 
226 vehicles – Lodged 28/10/2011 and approved 15/02/2012. 

 
Initial subdivision of the site commenced in the second half of 2014 and 
development of the entire site is expected to continue over the next few years.  It 
will provide for a mix of residential living including 1 and 2-bedroom apartments, 
townhouses and single residential lots. 
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Prince Henry Hospital  
 
Development is now at final stages at the site of the old Prince Henry Hospital.  The 
master plan for the hospital site and subsequent DCP, which was approved by 
Council in July 2004, has paved the way for transformation of the site into a 
waterside residential estate, incorporating a number of residential styles and 
community centres and groups.  It features single residential home sites, medium 
and high density residential sites, aged care and self care for over 55’s groups, 
large amounts of open space and accommodation for community groups remaining 
on the site.  The site incorporates 50 hectares of public open space while the 
remaining 33 hectares is expected to eventually house 1,800 residents.  Most 
development has been completed, with only a few density development sites to be 
completed. 
 
Work has been completed on a number of the former heritage hospital buildings, 
including conversion of the old Matron Dickson Nurses Building to a three-storey 
residential unit building comprising 42 residential units in total.  The former 
Flowerward Buildings have been completed with one of the buildings restored and 
converted to The Nursing and Medical Museum and another of these buildings 
converted to The Coast Centre for Seniors.  The remaining four Flowerward 
Buildings have been restored and converted into The Heritage Manor Homes, 
resulting in single level terrace style dwellings, by Multiplex Living. 
 
A couple of the remaining few density sites are currently under development and a 
number of heritage buildings have now had restoration works commenced.   
 
Construction is now completed on a new Mixed Use development at the entrance to 
Prince Henry precinct, on the corner of Anzac Parade and Pine Avenue.  This new 
development caters for ground floor retail and 60 residential units. 
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ADDED VALUE OF IMPROVEMENTS 
 
Sales of both vacant land and improved properties have been analysed within the 
Local Government Area of Randwick in the assessment of land values as at the 
Base Date 1 July 2015. We have adjusted improved sales, vacant site sales and 
potential vacant site sales to reflect land value as defined in the Valuation of 
Land Act. 
 
We have inspected improved sales throughout the year and deducted the added 
value of improvements in order to establish adjusted land values. 
 
With regard to commercial land values, residual valuations were undertaken on 
improved commercial sales to establish the added value of improvements upon 
which a deduced land value was assessed. 
 
The adjusted land values from both improved and vacant land sales have formed 
the basis for the proposed level of value recommendations. 
 
It is considered the best form of evidence in establishing land values levels is to 
assess vacant land site sales or where the existing improvements add little value to 
the overall sale price of the land, i.e. improvements in poor or derelict condition. 
Further evidence is assessed from improved sales in which the estimated added 
values of improvements are deducted from the sale price. 
 
The Paired Sales Approach has been used to analyse the added value of 
improvements in the absence of sufficient vacant land sales. The land value 
demonstrated by vacant land sales, or near vacant land, or non-renovated, when 
compared to renovated properties has been taken from the sale price of improved 
properties to determine the added value of the improvements. 
 
 
Sales Analysis Note 
 
The analysed sales of consolidated development sites may show an overall 
significantly higher land value than the sum of the land values of the individual 
properties that were amalgamated. The amalgamated site sales can have higher 
values than individual isolated sites that may have no potential for redevelopment. 
The factors resulting from this can be erroneous and therefore a hypothetical land 
value for the consolidated site has been created and added to the analysis so that 
the factor is more reflective of movements in land values from the previous base 
date. 
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MARKET OVERVIEW 
 
RANDWICK SALE STATISTICS 
 
The numbers of property transfers as recorded from sales received was reviewed. 
For freehold properties in the 12-month period from 1 July 2014 to 2015 numbered 
963 which showed a decrease of 7.8% from the 1,044 transfers from the previous 
12-month period ending 30 June 2014, but a slight increase of 3.4% from the 931 
transfers from the previous 12-month period ending 30 June 2013.  The slight 
decline in levels in sales volume in the Randwick LGA reflects the strong sellers’ 
market that has prevailed in the residential housing market in this locality has been 
strong throughout 2014 and 2015. 
 

Number of 
Sales 2011/2012 2012/2013 2013/2014 2014/2015 

Freehold 796 931 1,044 963 

Strata 1,732 1,835 1,899 1,788 

Total Sales 2,528 2,766 2,943 2,751 
 
 
Number and Percentage of Sales Analysed 
 
The number of sales analysed includes outlier marked sales. The percentage of 
sales analysed is based on all duplicate/triplicate etc. sales not being counted more 
than once, and excludes all strata sales. 

 
 All # All % Res # Res % Com # Com % 

1/1/15 – 1/9/15 298/544 54.8% 261/503 51.9% 37/41 90.2% 

1/5/15 – 1/9/15 100/258 38.8% 88/242 36.4% 12/16 75.0% 
 
There are a very low number of vacant land sales in Randwick, so the majority of 
vacant land sales that date back to 1 January of the prior year of the valuation 
program have been included. This is due to vacant land sales being the primary 
sales evidence of land value. The vacant land sales are the majority of the older 
sales that have been included. Note that the vacant land sales do take time to 
reveal themselves as it is a long process to get to DA application stage and that is 
when they are discovered. 
 
A large number of the current sales are very highly improved properties and as 
many of these sales as possible have been included, but they are considered as 
only fair evidence of land value so slightly older sales with lower quality 
improvements that provided much better evidence of land value have been added. 
Due to the fickle, changing economic conditions at the base date, sales within 
two months of the base date were relied upon whenever possible. This is one of the 
most expensive districts in Australia and the quality and added value of the 
improvements are often very significant. 
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OVERVIEW OF THE RANDWICK RESIDENTIAL MARKET 
 
The area covered by Randwick Local Government Area is a large and diverse area.   
It contains some of Sydney’s most popular beaches and coastal areas such as 
Coogee and Maroubra beaches and Botany National Park on the La Perouse 
peninsular.  The residential market is extremely diverse in its types of housing and 
location aspects.  There is an extreme variation in topographical and sociological 
factors within the area. 
 
The overall general market in Randwick has seen an overall high increase in values 
from July 2014 - July 2015.  The residential market in Randwick had seen 
reductions in values from July 2011 to July 2012 and then a recovering market with 
slight increases in values from July 2012 to July 2013.  The first half of 2013 saw 
prices start to increase, with the market strengthening through the second half of 
2013 and the first half of 2014.  From mid-2014 the Randwick residential market 
gained great momentum with the market reflecting increases of between 20% - 
30% from July 2014 to July 2015, in the majority of areas within the Randwick 
LGA. 
 
Sales statistics indicate a robust recovery in the residential market in the Randwick 
LGA which is reflected in the level of sales activity. Sales transactions for single 
residential properties in the 12-month period from 1 July 2014 to 1 July 2015 
was 966, which was a slight decrease of 7.8% when compared to the previous 
base date of 1,044 single residential sales. 
 
Auction clearance rates have been at a record high and where there was once 
significant discounting by vendors to effect a sale, there has been a complete 
turnaround during the 2015 program with auction sales producing record prices, 
with many properties selling way above reserve, in some instances 15% -20% 
above the reserve. 
 
A turnaround was evident during 2013 with homes selling faster than previously 
experienced in the previous 12 months.  During 2014, the residential market 
continued to strengthen, and from the latter part of 2014, prices increased 
dramatically.  
 
The last cut to official interest rates occurred in May 2015 to 2.0%, the lowest it 
has been in more than 50 years.  Since this cut, official interest rates have 
remained at 2.0%.  Low interest rates has helped to fuel the lower end of the 
residential market.  
 
The prestige market, for the most part, has also been strong in house price 
increases; however, purchasers are more selective and discerning of the quality 
properties as compared to those of lesser quality.  However, this market has also 
been very robust during the 2014 - 2015 year.  
 
Anecdotal evidence is that the unit density residential market has also shown 
considerable increases from previous years and there is evidence of increases in 
development applications for mixed use sites, supported by an increase in demand 
for residential units.  
 
The rental market continues to reflect historically low vacancies, due to a shortage 
in supply of rental properties and the increasing property prices. Renting is 
increasingly becoming a popular alternative to buying a home. 
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OVERVIEW OF THE RANDWICK RETAIL MARKET 
 
The retail centres and neighbourhood retail strips within the Randwick LGA include: 
 

Anzac Parade, Kensington 
Anzac Parade, Kingsford 
Anzac Parade, Maroubra Junction 
Belmore Road, Randwick 
Coogee Bay Road, Coogee 
Bunnerong Road, Matraville 
The Spot – Perouse Road, Randwick 
McKeon Street, Maroubra Beach 
Frenchmans Road, Randwick 
Clovelly Road, Randwick 

 
The general fabric of the retail component of the City of Randwick Local 
Government Area contains larger sites, having capacity to yield mixed 
retail/commercial/residential development; coupled with traditional ribbon retail 
holdings in primary and secondary neighbourhood centres of the district.  
 
The retail / commercial market has been underpinned by a low interest rate 
environment supported by a paucity of stock listed on the market.  The element of 
overseas buyer interest competing with local buyers has benefited the 
commercial/retail market. The market conditions within the residential market have 
influenced mixed use development sites, with developers negotiating amalgamation 
of sites under option to benefit on the residential unit buyer demand. 
 
Retail trade in the greater part of the Randwick Local Government Area's 
commercial centres has been balanced. Fringe locations within the centres have 
reflected higher vacancy factors than prime locations. Retail centres supported by 
nearby hospital and tertiary education facilities appear to feature lower vacancy 
factors. Traders placed in beachside retail centres which are primarily supported by 
tourism, have been affected by the stronger Australian Dollar, though vacancy 
factors have improved. Generally retail / commercial rentals in traditional ribbon 
retail centres have remained static in real terms. Commercial Leasing Agents 
advised that landlords are providing favourable incentives to entice tenancies, with 
space renegotiated under option terms reflecting minor adjustments from prior 
base rental positions.  
 
Commercial holdings upon Anzac Parade - Kingsford, Maroubra Junction, 
Coogee Beach and Belmore Road – Randwick (inclusive of The Spot), continue to 
attract good levels of enquiry, with property in these areas considered to be 
“trophy” holdings. The scarcity of property being offered for sale in these areas 
provides strong competition from buyers when they are listed on the market. Local 
buyers have been competing with overseas interest who have a different 
investment demand/strategy in comparison to local buyers.  Generally, these 
precincts of Randwick LGA are tightly held, with few properties listed on the market 
over the past 12 months. The low interest rates have continued to ease pressure on 
landowners to realise holdings in the district. Agents advised that enquiry rates 
from investors for commercial holdings improved in the third quarter of 2014 as 
interest rates softened with yields of commercial property providing superior 
returns. The lower Australian Dollar has also had a positive attraction to the market 
from overseas interests. 
 
  



   
Final Report 2015 - Randwick 

© Copyright 2015.  All rights reserved.  MVS Valuers Australia Pty Ltd Page 37 of 60 
 

 
 
It has been evident that developers' interest in mixed use commercial sites has 
been improved with the increased level of demand in the residential market.  An 
increase in Development Applications for mixed use sites in the District has 
occurred, supported by the increase in demand for residential unit. Developers are 
reverting to amalgamation of small holdings in ribbon retail centres by means of 
securing options on such holdings. Development site demand is influenced by local 
buyers and overseas buyers. Overseas buyers have levels of restrictions under 
Foreign Review Board guidelines to be limited to new stock. The demand from 
overseas "off the plan" buyers has assisted developers gain pre-commitment from 
financiers to commence developments. 
 
The Kensington retail centre has reflected evidence of "off market" site 
amalgamations by overseas interests, attempting to take advantage of the 
Kensington Centre Development Control Plan density envelope ratios. Matraville 
centre is reflecting activity in the form of mixed use development projects 
commencing of near completion though the quality of retail traders is lesser than 
more affluent areas of the eastern suburbs. The standard of retailer traders in the 
Matraville neighbourhood centre has improved as development has been 
completed, though a high portion of retail space appears to be utilised for 
commercial purposes. Developers of mixed use sites continue to maximise Floor 
Space Ratios that exceed planning provisions through Land & Environment Court 
judgements or State Environmental Planning provisions. 
 
Prospective investors of commercial property during the year continue to reflect a 
strong desire towards properties which are located in well-known retail areas and 
feature secure lease tenures, with tenants that have reflected a good trading 
history.  Several sales transacted have been "off market" i.e. direct negotiations 
with owners to achieve a sale. Research with commercial agents indicates that the 
level of owner occupier demand for freehold property is softer in comparison to 
investor and developer interest. Assessed Yields of freehold commercial holdings 
have reflected a slight firming (assisted by a low interest rate environment), though 
rental levels have been by and large static.   Retail areas such as Maroubra Beach 
and Lexington Place in the southern section of the District continue to be affected 
by social issues. 
 
Review of the retail centres within the district indicated that a low vacancy factor 
existed in the prime centres. The low vacancy can be attributed in part by a steady 
unemployment rate, with supporting public infrastructure and recreational areas 
which assist centres. Secondary neighbourhood centres reflected a higher level of 
vacancy, with some centres affected by socio economic problems.  Urban renewal 
and redevelopment programs are needed to rejuvenate their fabric to entice 
confidence from traders and landowners. An increase in retail space in the 
Matraville area has occurred, stemming from mixed use development completions 
over the past 12 – 24 months. 
 
Rental levels over the past 12 months generally have reflected no "real" increases 
(allowing for CPI adjustments) in the prime segments of the district. Enquiries over 
the year with commercial managing agents indicated a strong trend by tenants to 
move towards rental determination when lease options occur.  
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Effects of the Sydney Light Rail Project 
 
With the progression of the Sydney Light Rail Project within the local government 
area of Randwick and more specifically, within the retail strip centres of Kensington 
and Kingsford, the effect of this project on property values is being monitored.  
However due to the early stages of this project, no real discernible effects can be 
directly attributed to this project at this point in time. 
 
There is however some initial indications, mainly on an anecdotal basis, which 
would indicate that the market is beginning to shift with respect to grading of 
values along the route.  Furthermore, it appears that in a general sense, the 
market has reflected a positive view with respect to this project, albeit there is still 
some element of hesitation due to the early stage of the project and the impact it 
may have on the development potential and use of land which surrounds the 
subject route.  Our investigations have revealed that there is some concern from 
properties along this route to the possible negative affect it may have with respect 
to parking and ease of access and egress from neighbouring properties to the light 
rail corridor.  A rental survey of the retail strips reveals an increase in retail 
vacancy from last year’s levels. 
 
Value levels have increased but this may be contributed to the general increase in 
market value levels within the market, rather than any special factor caused by the 
Sydney Light Rail Project. 
 
General Comments 
 
To conclude, some of the smaller yet stronger neighbourhood centres, which have 
good levels of exposure and a wealthier demographic retail trade catchment, have 
attracted reasonably good levels of interest. Lesser, more isolated retail centres 
such as in Chifley and Malabar, which do not have the benefit of higher Floor Space 
Ratios, will continue to be valued in-line with residential value levels, with some 
retail buildings in these dormant commercial centres solely occupied on a 
residential basis.  Terraces zoned Business and used residentially that are located in 
fringe business locations will continue to be valued in-line with residential value 
levels. 
 
Market analysis within the business components of the Randwick Local Government 
Area did not reveal any sale and resale transactions within the year; with typical 
low volumes transacting. Value levels for all commercial properties have been 
supported by the available sales evidence.  
 
OVERVIEW OF THE RANDWICK INDUSTRIAL MARKET 
 
The South Sydney/Botany area is one of New South Wales oldest industrial 
locations.  The valuation roll has 31 industrial zoned properties on its record and 
104 zoned within the Ports SEPP on its record. The recent gazettal of the new 
Randwick LEP 2012 has seen a significant amount of the previously zoned industrial 
properties now falling within the new State Environmental Planning Policy 
(Port Botany and Port Kembla) 2013 (Ports SEPP). This has seen a reduction of 
industrially zoned properties from 135 to 31 within Randwick. 
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Port Botany and Port Kembla are two of the State’s largest ports.  The NSW 
Planning System recognises Port Botany and Port Kembla as state significant sites 
due to their importance to the NSW economy.  The new State Environmental 
Planning Policy (Port Botany and Port Kembla) 2013 (Ports SEPP): 
 

• Ensures consistent planning controls across the ports; 
• Protects the ports from incompatible land use; and 
• Stipulates zones for the land and surrounding waterways to accommodate 

port activities. 
 
There is limited land supply coming on line with existing Randwick industrial zoned 
sites being rezoned SEPP or used for residential and/or commercial purposes.  The 
current City of Botany Bay LEP extends the uses within the traditional zoned 
industrial areas and allows for a mix of uses such as residential and commercial 
with industrial. 
 
The recent gazettal of the new Botany Bay LEP 2013 has seen developers searching 
for opportunities, purchasing available sites that can accommodate retail and 
apartment projects. This has pushed up land prices with developers' demand at its 
highest in a decade. The potential for change of uses, proximity to rail and the end 
price point is driving demand for mixed use sites in this market. 
 
Supply in the Botany area has increased due to land being made available. Orica is 
now subdividing and selling 13.1 hectares of vacant industrial land at the 
Southlands site. This site is contaminated and is currently being remediated. The 
site is split into 2 blocks, which are separated by Springvale Drain and an unformed 
road, Nant Street. With the exception of groundwater extraction wells, monitoring 
wells and associated pipe work, the site has not previously been built on. This is 
now a reported sale, but it has not officially come through as a "matched sale" as 
at the date of this report. 
 
Land closer to the Sydney CBD, air and sea ports has been densely developed and 
is tightly held by its owner. Land values for industrial zoned sites increased 
dramatically from the period of 2000-2006 with a stabilisation of values seen over 
2006 to 2008 and a slight decline due to the Global Financial Crisis in 
September/October of 2008 with a stabilisation of values during the last four years 
in which values have generally remained unchanged or at best shown a slight 
increase. Land values for industrial zoned sites have again significantly increased 
from the 2014 to 2015. 
 
Industrial leasing demand has remained stable with no real change to rentals and 
level of incentives offered.  
 
The lower end of the market is made up predominately by owner occupiers and has 
generally remained solid. Zoning and planning controls have dramatically changed 
once large tracts of industrial zoned land have been rezoned to that of Residential 
and Mixed Use purposes. Vacant land parcels are limited, with any future supply 
coming from tightly held older style industrial properties. The Botany Bay industrial 
market is still underpinned by its strategic location being in close proximity to the 
City, Port Botany and Airport. 
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The growth and supply areas of the Sydney industrial market is considered to be 
from the outer industrial regions of the south west and the outer west. These areas 
have benefited from increased road infrastructure and release of land for large 
scale industrial developments. The South Sydney/Botany and inner industrial ring 
areas have the advantage though with their close proximity to the Sydney CBD, 
Botany Port terminals, Sydney domestic and international airport, and road and rail 
infrastructure. These factors will maintain these areas as Sydney’s most sought-
after industrial real estate. 
 
 
SEPP (Major development) 2005 
 
The introduction of the SEPP (Major Development) 2005 gazetted 24 July 2009   
has seen large parcels of previously IN1 General Industrial zoned land. This has the 
potential to increase FSR and heights of buildings. It is noted that this introduced 
mid 2009 and only recently have there been sales showing a change in land values. 
The land bound by the SEPP will continue to be monitored for the 2014 program.  
 
Port Botany 
 
Port Botany underwent a major expansion of its container port facilities to cater for 
long term trade growth. The expansion was one of the largest port projects ever to 
be undertaken in Australia in the last 30 years. 
 
The New South Wales Government approved a $500,000,000, 51 hectare 
expansion of Port Botany container terminal, with possibly more reclamation in the 
future. This expansion included the planning of road upgrades and separate train 
lines for cargo to cover predicted increases in container transport. Projects include 
the widening of the M5 and a possible tunnel linking the port with the M4. The plan 
is to see 40% of freight carried by train, up from the present 20% and the Port to 
handle 2.9 million containers by 2020, more than double the current volume of 
1.34 million. 
 
SPECIAL USES 
 
The analysis of data indicates a moderate increase from 2013 written levels which 
are partly influenced by surrounding value levels.  There have been no sales of 
Open Space zoned parcels of land.   
 
Land values are based on those of surrounding zoning values unless the existing 
use is of greater value. In these instances the higher value will be adopted.  
 
PUBLIC OPEN SPACE / PRIVATE OPEN SPACE 
 
The analysis of data indicates a moderate increase from 2013 written levels which 
are partly influenced by surrounding value levels. The land values have been valued 
on the basis of the existing use and or potential use. There has been only one sale 
of an Open Space zoned parcel of land, which was analysed in the 2014 program. 
 
Adjustments for time have not been made in the analysis of special uses and 
open space site sales due to their not being any evidence to support any market 
movement.  
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VERIFICATION OVERVIEW 
 
Within the Randwick district, verification has been carried out on a number of 
components as outlined in the table below.  
 

COMPONENT 
NUMBER  

OF PROPERTIES 
VERIFIED 

ALA – Nth Randwick NW Coogee Residential R2 1,035 

ALB – Clovelly Residential East R2 993 

ALC – Kensington, Kingsford, West Randwick Residential R2 1,312 

ALE – Coogee, East Randwick Residential R2 38 

ALF – Maroubra Junctn West, Kingsford Sth Residential R2 54 

ALG – Low Density in R1 Whole District 26 

ALH – Maroubra Junctn East Residential R2 201 

ALJ – Coastal South Coogee, Lurline Bay Residential R2 38 

ALK – Maroubra Beach & Hts, Sth Coogee West Residential R2 43 

ALL – Heffron Park Maroubra Residential R2 39 

ALN – Matraville, Sth Maroubra Residential R2 2,107 

ALP – Chifley Residential R2 1,154 

ALR – Malabar Residential R2 42 

ALT – Little Bay to La Perouse Residential R2 543 

AMA – Nth Randwick NW Coogee, Clovelly Low Density Res in R3 1.466 

AMC – Kensington, Kingsford, West Randwick Low Density Res in R3 356 

AME – Coogee, East Randwick Low Density Res in R3 34 

AMN – Matraville, Sth Maroubra Low Density Res in R3 120 

AMW – Maroubra Central Low Density Res in R3 382 

Residential Medium Density Components 204 

Business Components 405 

Industrial Component 58 

All Other (including Special Use, Open Space, Small Sites) 64 

TOTAL PROPERTIES VERIFIED 10,714 

 
Total verifications for Randwick District amounts to 40.45%. 
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Some of the changes made while undertaking the verification process were for the 
following types of property: 
 

• Coastal properties. 
• Properties where the components have been changed. 
• Density land values. 
• Main road locations. 
• Below average size allotments. 
• Above average size allotments. 
• Irregular shaped lots. 
• Properties with views. 
• Heritage properties. 
• Section 6A(2) properties. 

 
The 2013 program saw the commencement of the new zonings and components for 
the new Randwick LEP 2012.  All properties were relocated to new components, 
which corresponds with their new zoning.  Further verification of some of these 
properties occurred during 2015 program. 
 
A number of properties have also been verified outside of the components listed 
above, due to sales evidence indicating the values are incorrect in the current 
market as at Base Date 1 July 2015. These properties have been altered 
accordingly, as well as surrounding properties with similar characteristics. 
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Verification Overview and Component Sign Off – 3 Year Summary 
(1 March 2012 – 9 October 2015) By Component 
 

Zone Component 
Code 

Risk 
Rating 

Total No. 
Of Prop 

No. of Prop 
Verified 

Percentage 
Of Comp 
Verified 

Comp Sign 
Off Date 

B1 BNA 2 212 212 100% 09/10/15 
B1 BNB 2 86 86 100% 09/10/15 
B1 BNC 2 55 55 100% 09/10/15 
B2 BLA 2 122 122 100% 09/10/15 
B2 BLB 2 277 277 100% 09/10/15 
B2 BLC 2 87 87 100% 09/10/15 
B2 BLD 2 150 150 100% 09/10/15 
B2 BLM 2 89 89 100% 09/10/15 
E1 ENP 1 6 4 66.67% 28/10/14 
E2 ECN 1 10 7 70.00% 28/10/14 
IN2 INL 2 31 31 100% 09/10/15 
IN4 INP  * 2 107 107 100% 09/10/15 
R1 ALG 3 492 492 100% 24/10/14 
R1 CLG 3 60 60 100% 29/09/14 
R2 ALA 3 1035 1035 100% 09/10/15 
R2 ALB 3 993 993 100% 09/10/15 
R2 ALC 3 1949 1645 84.40%  
R2 ALE 3 1263 207 16.39%  
R2 ALF 3 1861 1861 100% 14/09/14 
R2 ALH 3 1844 1844 100% 17/07/13 
R2 ALJ 3 748 748 100% 26/09/12 
R2 ALK 3 1241 922 74.29%  
R2 ALL 3 1108 1108 100% 30/06/14 
R2 ALN 3 2107 2107 100% 09/10/15 
R2 ALP 3 1155 1154 99.91% 09/10/15 
R2 ALR 3 955 955 100% 04/10/13 
R2 ALT 3 543 543 100% 09/10/15 
R2 CLA 3 64 64 100% 29/09/13 
R2 CLC 3 34 34 100% 03/10/13 
R2 CLE 3 95 95 100% 02/05/14 
R2 CLW 3 94 94 100% 29/09/14 
R2 CLY 3 99 99 100% 03/10/13 
R2 CLZ 3 48 48 100% 03/10/13 
R3 AMA 3 1466 1466 100% 09/10/15 
R3 AMC 3 596 481 80.70%  
R3 AME 3 1054 238 22.58%  
R3 AMN 3 1006 277 27.53%  
R3 AMW 3 573 528 92.15%  
R3 CMA 3 603 193 32.01%  
R3 CMC 3 408 102 25.00%  
R3 CME 3 604 142 23.51%  
R3 CMW 3 101 16 15.84%  
R3 CMY 3 389 112 28.79%  
R3 CMZ 3 254 68 26.77  
RE1 RPU 3 256 163 63.67%  
RE2 RPR 3 5 5 100% 24/09/13 
RU4 RUR 3 4 4 100% 28/10/14 
SP1 SPA 3 3 3 100% 23/09/13 
SP2 SPN 3 129 88 68.22  
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Verification Overview – 2015 Summary – By Risk Rating 
 

Risk Rating Category Risk 
Rating 

Total 
Number of 
Properties 

Number of 
Properties 

Verified 

Percentage of 
Category 
Verified 

Shopping Centre 1 1 1 100% 
Contaminated Land 1 1 1 100% 
Englobo Parcel 1 0 0 0% 
Mine 1 0 0 0% 
High Value Property 1 20 20 100% 
Benchmark Property 1 159 159 100% 
Objection 1 3 3 100% 
Analysed Sale 1 329 329 100% 
Commercial Zoned Land 2 1036 363 35.04% 
Industrial Zoned Land 2 124 44 35.48% 
Rural Zoned Land where 
predominant use is 
primary production 

2 0 0 0% 

Heritage Listed 14G and 
Section 125 

2 703 230 32.72% 

Land Value Basis other 
than 6(A1) 

2 516 16 3.10% 

Allowance or Concession 2 64 22 34.38% 
Residential, Village & Rural 
Res Lands with 6(A1) Basis 

3 23,237 9,502 40.89% 

Open Space, Special Use, 
Reservation Zoned Lands 

3 286 24 8.39% 

 
Verification Overview – 3 Summary 
(1 March 2012 – 29 October 2015) By Risk Rating 
 

Risk Rating Category Risk 
Rating 

Total 
Number of 
Properties 

Number of 
Properties 

Verified 

Percentage of 
Category 
Verified 

Shopping Centre 1 1 1 100% 
Contaminated Land 1 1 1 100% 
Englobo Parcel 1 0 0 0% 
Mine 1 0 0 0% 
High Value Property 1 20 20 100% 
Benchmark Property 1 159 159 100% 
Objection 1 3 3 100% 
Analysed Sale 1 329 329 100% 
Commercial Zoned Land 2 1,036 1,036 100% 
Industrial Zoned Land 2 124 124 100% 
Rural Zoned Land where 
predominant use is 
primary production 

2 0 0 0% 

Heritage Listed 14G and 
Section 125 

2 703 703 100% 

Land Value Basis other 
than 6(A1) 

2 516 516 100% 

Allowance or Concession 2 64 64 100% 
Residential, Village & Rural 
Res Lands with 6(A1) Basis 

3 23,237 18,122 77.99% 

Open Space, Special Use, 
Reservation Zoned Lands 

3 286 152 53.15 
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QUALITY ASSURANCES 
 
In accordance with the current Department of Lands Procedures Manual, Quality 
Control requirements, MVS Valuers has used the State Val software system that 
undertakes the following Statistical Measures: 

 
• Component Data Analysis 
 
Component analysis using the QRANGE and QRP - the advice is provided in a 
table for the whole district listing each component and showing the following 
information: 

 
Ø Component. 
Ø Zone. 
Ø Number of entries. 
Ø Benchmark value. 
Ø Benchmark variation from median. 
Ø Minimum value. 
Ø Maximum value.  
Ø Median value. 
Ø QRANGE. 
Ø QRP. 
 

- Check to recognise non-homogenous components.  
- Ensure that the benchmark property is within +/- 5% of the median 

value. 
- QRP. A result above 50% indicates a high variation within the 

component, and will be investigated to find if some properties may be in 
the wrong component or should be dealt with by sub-components.   

 
• 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.   
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The statistical results for Randwick Local Government Area are: 
 
Number of Sales Analysed (excluding outlier sales) 327 
Coefficient of Dispersion (COD) Residential Land 4.01 
Coefficient of Dispersion  (COD) Commercial Land 3.31 
Mean Value Price Ratio  (MVP) Residential Land 93.65%  
Mean Value Price Ratio  (MVP) Commercial Land 94.23% 
Price Related Differential  (PRD) Residential Land 1.0033 
Price Related Differential  (PRD) Commercial Land 1.0032 

 
• Comparison of Average Value Changes  
 
This measures the difference in average value changes between all sold 
properties and the average value change for all values within the component. 
It addresses whether the sold properties have been valued the same way as 
the others; if so, all values should have been changed by a similar amount. 
The difference between the average value changes of sold and unsold 
properties is to be less than 5%.  

 
A general comment is that the Randwick District contains an extremely diverse 
group of properties with such a diverse set of value determinants. The incoming 
sales not only set the general levels of values in each component, but they also 
highlight either individual properties or small groups of properties where values 
may be above or below value levels, in relative terms, of the other values within 
the component. The sales, therefore, reflect individual properties or small pockets 
where there must be a degree of handcrafting to return value relativity. If the CAV 
was 0%, then this would reflect no handcrafting and, therefore, perfect grading, 
which in Randwick would be improbable and so the sales dictate to a strong degree 
where handcrafting has occurred.  
 
MVS Valuers provided a Quality Statement confirming that the following checks 
have been carried out: 
 

Ø Ensuring all properties have been valued, 
 
Ø Ensuring the valuations are within the set parameters (details of 

parameters to be supplied), 
 

Ø That a zone/component code integrity check has been made, 
 

Ø An in-depth value check on those properties that have considerably higher 
values in relation to the average for land use, for example, commercial 
properties, regional shopping centres, large scale unit development, large 
rural properties etc. A list of the properties identified is to be provided, 

 
Ø Ensure that current and proposed DCP and planning changes that affect the 

valuations have been taken into account, 
 

Ø That all Statutory concession valuations and allowances have been supplied, 
including: 

 
o Allowances for development on and off the land. 
o Heritage. 
o Land rating factors. 
o Apportionment of values. 
o Mixed development apportionment factors. 
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Ø Statistical Check Information and Component Data Tables provided, 

 
Ø Land Values have been compared to adjusted land values for analysed sales 

and anomalies have been addressed, 
 

Ø Land values have been compared to all sale prices and anomalies have 
been addressed.  

 
These checks are run against each component, based on the CVS Component 
Quality Check Sheet. The CVS Component Quality Check Sheet records that the 
quality check actions have been undertaken and records details of changes, 
corrections etc and valuation action on outliers/handcrafted properties.   
 
Regular contact has been made with the Contract Manager throughout the program 
in regards to the maintenance of the District.  Part of this maintenance incorporates 
the ongoing objection process. In the instances where issues have been raised by 
the Contract Manager via an objection and/or subsequent re-ascertainment, Land 
Values within that area or properties that have similar characteristics to that of the 
objected property, have been both reviewed, verified and where applicable the 
necessary handcrafting has resulted during this program. 
 
Verification action has been undertaken in accordance with contract and procedures 
manual requirements and in consultation with the Contract Manager. The 
requirement to have Thirty Three per cent of the contract area verified in each 
valuation year will be met.   
 
 

VALUES AMENDED ON OBJECTION OR 
REASCERTAINMENT  
 
In regard to valuations carried out on properties where land values have been 
amended since last year, attention has been paid to the properties’ characteristics 
and reasons for the amendment in land value as at Base Date 1 July 2015.  
In addition, attention has been paid to surrounding properties and properties with 
similar characteristics to those that have resulted in previous amendments.  
 
 

ANALYSED LEVELS OF VALUE 
 
The land values used for rating and taxing purposes have generally increased 
significantly throughout the whole municipality over all classes of zonings for the 
base date 1 July 2015.  
 
These movements are considered to accurately reflect the current market land 
value as at the base date 1 July 2015. 
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Component Variation Factors 
 
Component Description Zone Factor Number of 

Properties 

ALG Low Density in R1 Whole District R1 1.280 492 

ALA Nth Randwick NW Coogee Residential R2 R2 1.240 1,035 

ALB Clovelly Residential East R2 R2 1.293 993 

ALC Kensington, Kingsford, West Randwick Res R2 R2 1.308 1,949 

ALE Coogee, East Randwick Residential R2 R2 1.352 1,263 

ALF Maroubra Junctn West, Kingsford Sth Res R2 R2 1.313 1,861 

ALH Maroubra Junctn East Residential R2 R2 1.301 1,844 

ALJ Coastal South Coogee, Lurline Bay Res R2 R2 1.283 748 

ALK Maroubra Beach & Hts, Sth Coogee Wst Res R2 R2 1.267 1,241 

ALL Heffron Park Maroubra Residential R2 R2 1.303 1,108 

ALN Matraville, Sth Maroubra Residential R2 R2 1.354 2,107 

ALP Chifley Residential R2 R2 1.370 1,155 

ALR Malabar Residential R2 R2 1.286 955 

ALT Little Bay to La Perouse Residential R2 R2 1.408 543 

AMA Nth Randwick NW Coogee, Clovelly Low Density Res 
in R3 R3 1.224 1,466 

AMC Kensington, Kingsford, West Randwick Low Density 
Res in R3 R3 1.299 596 

AME Coogee, East Randwick Low Density Res in R3 R3 1.227 1,054 

AMN Matraville, Sth Maroubra Low Density Res in R3 R3 1.317 1006 

AMW Maroubra Central Low Density Res in R3 R3 1.296 573 

CLG Medium Density in R1 Whole District R1 1.200 69 

CLA Res Density R2 – Nth Randwick, NW Coogee, 
Clovelly R2 1.286 64 

CLC Res Density R2 – Kensington, Kingsford, West 
Randwick R2 1.282 34 

CLE Res Density R2 – Coogee, East Randwick  R2 1.250 95 

CLW Res Density R2 – Maroubra Central R2 1.250 94 

CLY Res Density R2 – Coastal R2 1.275 99 

CLZ Res Density R2 – Sth Maroubra to La Perouse R2 1.176 48 

CMA Res Density R3 – Nth Randwick, NW Coogee, 
Clovelly R3 1.292 603 

CMC Res Density R3 – Kensington, Kingsford, West 
Randwick R3 1.333 408 

CME Res Density R3 – Coogee, East Randwick R3 1.250 604 

CMW Res Density R3 – Maroubra Central R3 1.261 101 

CMY Res Density R3 – Coastal R3 1.268 389 

CMZ Res Density R3 – Sth Maroubra to La Perouse R3 1.311 254 
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Component Description Zone Factor Number of 

Properties 

BNA Business Neighbourhood Randwick LGA North B1 1.188 212 

BNB Business Neighbourhood Randwick LGA Central B1 1.189 86 

BNC Business Neighbourhood Randwick LGA South B1 1.162 55 

BLA Business Local Randwick B2 1.174 122 

BLB Business Local Kensington, Kingsford B2 1.222 277 

BLC Business Local Coogee B2 1.140 87 

BLD Business Local Maroubra Junction B2 1.146 150 

BLM Business Local Matraville B2 1.197 89 

INL Light Industrial IN2 IN2 1.207 31 

INP Industrial Port Botany SEPP SEPP 1.207 107 

ENP Environmental National Park E1 E1 1.231 6 

ECN Environmental Conservation E2 E2 1.290 10 

RPU Public Recreation RE1 RE1 1.308 256 

RPR Private Recreation RE2 RE2 1.294 5 

RUR Rural Small Lots RU4 RU4 1.286 4 

SPA Special Activities SP1 SP1 1.412 3 

SPN Infrastructure SP2 SP2 1.300 129 
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Typical Land Values in Randwick 
 
Residential 
 

Address Site 
Area 

LLG Value 
July 2012 

LLT Value 
July 2014 

Value 
July 2015 

Centennial Avenue, Randwick North 250m² $890,000 $1,080,000 $1,340,000 

Hooper Street, Randwick 330m² $807,000 $980,000 $1,200,000 

Blackwood Avenue, Clovelly 380m² $1,380,000 $1,480,000 $1,910,000 

Cottenham Street, Kensington 570m² $968,000 $1,080,000 $1,410,000 

Forsyth Street, Kingsford 340m² $705,000 $919,000 $1,190,000 

Titania Street, Randwick 306m² $774,000 $917,000 $1,240,000 

Dolphin Street, Coogee West 413m² $842,000 $1,030,000 $1,260,000 

Hincks Street, Kingsford South 417m² $640,000 $816,000 $1,070,000 

Storey Street, Maroubra Junction 362m² $720,000 $860,000 $1,120,000 

Liguria Street, Lurline Bay 367m² $1,300,000 $1,400,000 $1,800,000 

The Causeway, Maroubra Beach 499m² $840,000 $919,000 $1,160,000 

Wilde Street, Maroubra 329m² $550,000 $660,000 $860,000 

Poziers Avenue, Matraville 492m² $650,000 $786,000 $1,140,000 

Portland Crescent, Maroubra South 348m² $518,000 $658,000 $867,000 

Dampier Street, Chifley 519m² $569,000 $729,000 $1,150,000 

Zions Avenue, Malabar 538m² $677,000 $840,000 $1,080,000 

Dwyer Avenue, Little Bay / La Perouse 537m² $616,000 $710,000 $1,030,000 
 
 
Retail 
 

Address Site Area LLG Value 
July 2012 

LLT Value 
July 2014 

Value 
July 2015 

Belmore Road, Randwick 221m² $1,020,000 $1,150,000 $1,350,000 

Anzac Parade, Kingsford 253m² $905,000 $991,000 $1,210,000 

Coogee Bay Road, Coogee Beach 158m² $1,295,000 $1,450,000 $1,650,000 

Bunnerong Road, Matraville 246m² $717,000 $796,000 $953,000 

Anzac Parade, Maroubra Junction 215m² $905,000 $1,020,000 $1,170,000 
 
Industrial 
 

Address Site Area LLG Value 
July 2012 

LLT Value 
July 2014 

Value 
July 2015 

Raymond Avenue, Matraville 1,448m² $1,000,000 $1,160,000 $1,400,000 
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High Value Properties 
 
High value properties have been listed below for Commercial, Residential, Industrial 
and Special Use/Open Space, zoned land. 
 

Commercial 

Comp Address Description Area 2015 
Value 

BLD 116-132 Maroubra Road, 
Maroubra 
 

 
 

Newington Towers – 
Maroubra, comprises a 
10.750m2 site, with three 
street frontage, four 
street access points. 
Improvements comprise 
two high-rise unit 
stratums, with ground 
level retail component. 

1.075ha $37,000,000 

BLA 73-109 Belmore Road, 
Randwick 
 

 

Royal Randwick Shopping 
Centre. The holding's 
main retail frontage is to 
Belmore Road, having 
three street frontages 
(Avoca Street & Short 
Street). The allotment is 
slightly irregular in 
plottage. The holding has 
a site area of 10,710m2. 
The centre has a 
recorded Gross Lettable 
Area of approximately 
14,872m2; with two level 
of retail, commercial and 
two levels of basement 
parking. 

1.071ha $30,000,000 

BLC 212 Arden Street, 
Coogee 
 

 
 

Coogee Bay Hotel. 
Located opposite 
beach/reserve with views 
to the ocean/beach. Site 
area of 7,241m2. Three 
street frontages. Current 
application before 
Minister of NSW Planning 
for redevelopment of the 
holding. 

7,241m2 $26,000,000 
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Commercial 

Comp Address Description Area 
2015 
Value 

BLB 101-107 Doncaster 
Avenue, Kensington 
 

 
 

Mixed Use retail 
residential high-rise 
development complex. 
Irregular in plottage, with 
two street frontages. 
High-rise stratum with 
3 main blocks, basement 
parking.  

2.130ha 
 

$24,200,000 

BLC 242 Arden Street, 
Coogee 
 

 

Crown Plaza hotel/ 
restaurant premises. 
Corner allotment with 
2 street frontages. The 
land is set above the 
Arden Street frontage 
and has a natural rise to 
the rear. The holding is 
set opposite the southern 
section of the Coogee 
Beach / reserve and 
benefits from good 
elevated views. Site 
subject to Local Heritage 
provisions Listing 169 
(Sandstone Walls). 
 

4,541m2 $22,300,000 

 
  



   
Final Report 2015 - Randwick 

© Copyright 2015.  All rights reserved.  MVS Valuers Australia Pty Ltd Page 53 of 60 
 

 
 

Industrial 

Comp Address Description Area 
(Ha) 

2015 
Value 

INP 36-42 Friendship Road, 
Port Botany 

 
 

Good building land, near 
level, irregular shaped lot, 
Part of Port Botany. 

39.25 $145,000,000 

INP 1891 Botany Road, 
Matraville 

 
 

Good building land, at 
street level with moderate 
slope. Two street 
frontages. 

15.58 $51,700,000 

INP 33-41 Military Road, 
Matraville 

 
 

Good building land, at 
street level with moderate 
slope. Two street 
frontages. 

11.34 $46,100,000 

INP 8 Military Road, 
Matraville 

 
 

Good building land, 
irregular shape lot with 
large frontage to Botany 
Road and access via 
Military Road, moderate 
slope to eastern boundary. 

7.242 $34,600,000 

INP 39 Friendship Road, 
Port Botany 

 
 

Good building land, at 
street level, near level, 
slightly irregular shaped 
lot. 

7.502 $34,500,000 
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Residential 

Comp Address Description Area 
(Ha) 

2015 
Value 

CLG 33-99 Bundock Street, 
Randwick 
 

 
 

Good building land, at street 
level, near level irregular 
shaped lot, General 
Residential R1.  This is the 
remaining portion of the, as 
yet, undeveloped land of the 
Bundock Street development 
site. This site has separate 
built form controls. 

27.32 $176,000,000 

CMA 30-36 Dangar Street, 
Randwick 
 

 
 

Good building land, with 
gentle gradient to north west 
corner. Large rectangular 
shaped lot with three street 
frontages and containing large 
Montefiore Home Aged Care 
Facility.  Zoned Residential 
R3. 

2.935  $60,000,000 

CLG 19 Cawood Avenue,  
Little Bay 
 

 

Good building land, with 
moderate gradient to eastern 
boundary. Irregular shape 
site. Remaining portion of 
englobo site at 1406R Anzac 
Parade, Little Bay. Previous 
University of NSW land which 
is now being redeveloped for 
residential use. Currently 
under subdivision at this time. 
This portion of the site is the 
remaining area to be 
redeveloped. Half of the site 
has already been subdivided 
into residential sites ranging 
from single residential to high 
density sites. Some portions 
to be left as open space. 
Adjoins Prince Henry site and 
Golf Course / Ocean front. 
Zoned General Residential R1. 

5.775 $54,000,000 

CMZ 173-199 Bilga Crescent, 
Malabar 
 

 
 

Good building land, at street 
level, near level with slight 
gradient to eastern boundary, 
irregular shaped lot, zoned 
Residential R3. Comprises 
various Department of 
Housing residential flat 
buildings, 2-3 stories in 
height. 

4.269  $43,100,000 
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Residential 

Comp Address Description Area 
(Ha) 

2015 
Value 

CMA 256-274 Alison Road, 
Randwick 
 

 
 

Good building land, elevated 
site with gradient to Alison 
Road, irregular shape lot, 
zoned Residential R3.  Valued 
on 6A2 basis due to highly 
developed nature of site.  

1.127  $42,100,000 

 
 

Special Use & Open Space 

Comp Address Description Area 
(Ha) 

2015 
Value 

SPN 330 Anzac Parade, 
Kensington 
 

 
 

Good building land with 
moderate gradient to Western 
boundary along Anzac Parade. 
Large irregular shape site, 
bounded by Anzac Parade, 
High Street, Barker Street and 
Botany Street. Comprises 
University of NSW 

35.59 $235,000,000 

SPN 1250 Anzac Parade, 
Malabar 
 

 
 

Good building land, large 
irregular shape site with 
moderate gradient to Anzac 
Parade.  Site comprises Long 
Bay Gaol. 

33.75 $88,000,000 

SPN 220 Avoca Street, 
Randwick 
 

 
 

South Eastern Sydney & 
Illawarra Area Health Service 
site comprising Prince of 
Wales Hospital, Sydney 
Childrens Hospital and Royal 
Hospital for Women. Good 
building land, near level with 
slight slope. Large rectangular 
shaped corner lot bounded by 
Avoca, High & Barker Streets. 
Zoned Special Uses. 

13.26 $78,000,000 
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Special Use & Open Space 

Comp Address Description Area 
(Ha) 

2015 
Value 

SPN 1-23 Bundock Street, 
Randwick 
 

 

Good building land, at street 
level, near level, irregular 
shaped corner lot, with dual 
street access via Bundock & 
Avoca Streets. Zoned Special 
Use.  This is the portion of the 
Department of Defence site 
which remains as Defence 
land. The adjoining site is 
being redeveloped for 
residential use with separate 
built form controls. 
 

17.17 $60,200,000 

RPU 43 Alison Road, 
Randwick 
 

 
 

Randwick Racecourse. Large 
irregular shape site, relatively 
level with natural gradient to 
the north west.  Bounded by 
Alison Road, Wolseley Road 
and High Street. Zoned Open 
Space. 

 80.360 $57,600,000 

RPU 2R Darley Road, 
Centennial Park 
 

 
 

Centennial Park. Large 
irregular shape site with 
various parklands. Zoned 
Open Space.  

185.352 $37,500,000 
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LOCAL GOVERNMENT VALUATION MARKET 
INFORMATION 
 
Previous Local Government Valuation Base Date 
 
In regard to valuations carried out for Local Government - the current valuation 
program as at Base Date 01/07/2015 is a Council general valuation program and 
these values will supersede the prior Council general valuation program as at 
Base Date 01/07/2012.   
 
 
Significant Issues Since Previous Base Date 
 
The property market has been steadily increasing since early 2013.  A number of 
factors have impacted on the increased values in Randwick LGA property market 
over the past few years. 
 
The most significant is the continued low levels of interest rates.  In July 2013, the 
cash rate was 2.75 per cent and the Reserve Bank of Australia have continued to 
lower the cash rate at various intervals, with the current cash rate at a record low 
of 2.0 per cent. 
 
Foreign investment within the Sydney market, which includes localities within the 
Randwick LGA, has experienced a significant increase in recent years.  Foreign 
investment, particularly from Asian countries, has created greater demand, 
especially for properties which fulfil the foreign investment guidelines.  The 
investment of new properties (as opposed to existing properties) has created a 
buoyant market which has, in turn, created significant increases in development for 
density residential within the LGA. 
 
The proximity of property within a relatively short distance from the Sydney CBD 
and the close proximity to beachside areas and educational facilities, and the fact 
that the area is well serviced by public transport, are considered attractive qualities 
for foreign buyers.  Furthermore, it is our understanding that foreign buyers view 
our stable government, security of tenure and sovereign state, as important issues 
that minimise risk and therefore encourage investment within Australia.  The 
Australian Dollar has also declined from the last General Valuation, resulting in 
better value for money for foreign investors. 
 
Randwick real estate market has seen a significant increase since last base year of 
2014.  
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Sales of Particular Interest Since LGA Valuation 
 
The last wave of upper end residential sales occurred in 2008 leading up to the 
beginning of the GFC. Since this market recovery in the past 12-24 months, there 
have been some new residential records broken. 
 
The record price for a residential property in Coogee was broken in December 2014 
by the sale of 5 Gordon Street, Coogee for $9 million.  This 730sqm site backs on 
to the coastal walk and overlooks Gordons Bay and comprises an architect designed 
residence over three levels. 
 
This followed other sales within this same pocket over the past two years: 
 
3A Gordon Avenue, Coogee – 2,304 sqm – sold for $7 million in June 2013 
9 Gordon Avenue, Coogee – 682 sqm – sold for $6.3 million in August 2013 
 
South Coogee has also had some significant sales, with 23 Pearce Street, 
South Coogee being the highest priced sale at $8.18 million in July 2015, a clifftop, 
and oceanfront, 1,157 sqm site with expansive ocean and coastal views and tri-
level executive residence. 
 
Some significant density site sales have occurred in Kensington, with the sales of 
the following sites: 
 
49-59 Boronia Street, Kensington, a 1,909 sqm site, sold in January 2013 for 
$5,850,000 with DA in place to construct a 4–5-storey multi-unit development. 
 
2-6 Goodwood Street, Kensington, a 2,207 sqm site, sold in April 2013 for 
$9,882,777 with DA in place to construct a mixed development with 68 residential 
units and 3 retail area. 
 
47-51 Anzac Parade, Kensington, a 884 sqm site, sold in October 2014 for 
$9,750,000 with DA in place to demolish existing commercial buildings and erect a 
7-storey mixed development with ground floor retail and 33 residential units. 
 
A number of developments and subdivisions are occurring or have been completed 
in South Coogee (Endeavour 88 Mirvac subdivision) and Little Bay (Prince Henry 
Hospital site and the new Little Bay Cove site). 
 
 
Market Movement Since Last LGA Valuation 
 
The overall general market in Randwick has seen an overall high increase in values 
from July 2014 - July 2015.  The residential market in Randwick previously saw 
reductions in values from July 2011 to July 2012 and then a recovering market with 
slight increases in values from July 2012 to July 2013.  The first half of 2013 saw 
prices start to increase, with the market strengthening through the second half of 
2013 and the first half of 2014.  From mid-2014 the Randwick residential market 
gained great momentum with the market reflecting increases of between 20% - 
30% from July 2014 to July 2015, in the majority of areas within the Randwick 
LGA. 
 
In general, the market has increased significantly, by as much as 40% - 50%, 
since the last General Valuation, across all classes of residential markets. 
 
  



   
Final Report 2015 - Randwick 

© Copyright 2015.  All rights reserved.  MVS Valuers Australia Pty Ltd Page 59 of 60 
 

 
 
Trends Since Previous Annual Valuations in 2014 
 
Residential  High Increase 
Commercial  Moderate to High increase 
 
 
Overview of Individually Verified Land Values Since Last LGA Base Date 
 
As a general overview, the residential properties verified would be the heritage 
properties, coastal properties, high value properties, mainly in the suburbs of 
Clovelly, Coogee, South Coogee, Lurline Bay (Maroubra) and Maroubra Beach and 
residential density properties. 
 
The commercial properties verified would be those in Randwick, Coogee, Maroubra, 
Kensington, Kingsford and Matraville. 
 
 

LOCAL GOVERNMENT VALUATION MEDIA 
RELEASE INFORMATION 
 
The number of Analysed Sales for the Current Base Date 
 
Land Use  Total Sales 
 
Residential  360 
Commercial    58 
Industrial     5 
Total    423 
 
Value Analysis – Trends since previous Annual Valuations issued to Council in 2012 
 
Property Type  Trend 
 
Residential  High increases 
Commercial  Moderate to high increases 
All Other Zones Moderate to high increases 
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DISCLAIMER 
 
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. 

  
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 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. 

  
More information on the valuation process is available from the Lands and Property 
Information website at http://www.lpi.nsw.gov.au/land_property_information 
 
In accordance with accepted practice, internal inspections of properties are not 
undertaken for mass appraisal valuations. 
 
This report is for the use of and may be relied upon only by the party to whom it is 
addressed. No other party is entitled to use or reply upon it and the valuer shall 
have no liability to any party who does so.  
 
This valuation is current as at the date of valuation only. The value assessed herein 
may change significantly and unexpectedly over a relatively short period (including 
as a result of general market movements or factors specific to the particular 
property). We do not accept liability for losses arising from such subsequent 
changes in value. Without limiting the generality of the above comment, we do not 
assume any responsibility or accept any liability where this valuation is relied upon 
after the expiration of three months from the date of the valuation, or such earlier 
date if you become aware of any factors that have any effect on the valuation.  
 
 
Report Prepared by 
 

 
 
Leanne Willersdorf, AAPI 
Registered Valuer 7121 
Certified Practising Valuer 
 
6 November 2015 
 


