CROWN VALUATION SERVICES

FINAL REPORT

BASE DATE 1 JULY 2015
MUNICIPALITY OF NORTH SYDNEY
NORTH HARBOUR CONTRACT

OCTOBER 2015

North Sydney Final Report 2015

Executive Summary
Local Government Area: 088 - North Sydney
North Sydney is situated on the Lower North Shore which on the northern shore of Sydney Harbour. The
area is surrounded on three sides by water, with Middle Harbour to the north and Sydney Harbour to the
east and south. It is bounded to the east by Mosman Local Government Area (LGA) with Lane Cove and
Willoughby LGA’s to its west and north respectively. North Sydney contains a number of Harbour suburbs,
including McMahons Point, Kirribilli, Neutral Bay and Cremorne.
A total of 10,414 properties have been valued as at the 2015 Base Date.
The total land value determined as at 01/07/2015 is $20,450,383,426.
The total land value determined as at 01/07/2014 is $18,301,014,736.
Local Government Year: 2013. The change in land values from 2013 to 2015 has been + 23.16%.

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

Property Type

Zone Codes

Number
of
entries

Residential
Commercial
Industrial
Environmental
Special Uses
Open Space

R2, R3, R4 & E4
B1, B3 & B4
IN1 & IN4
E2
SP2 & SP2
RE1 & RE2

8,428
1,039
63
25
249
217

$15,889,238,590
$3,712,441,241
$118,761,020
$22,325,270
$540,823,010
$166,794,295

$14,133,898,710
$3,339,824,982
$110,856,020
$22,325,270
$530,961,360
$163,148,394

12.42%
11.16%
7.13%
0.00%
1.86%
2.23%

$12,885,901,410
$2,935,569,972
$105,917,710
$21,552,850
$491,148,760
$164,432,434

Change
From
Prior LG
Valuation
23.31%
26.46%
12.13%
3.58%
10.11%
1.44%

10,414

$20,450,383,426

$18,301,014,736

11.74%

$16,604,523,136

23.16%

Total

2015 Total Land
Value

Prior Annual
Valuation (2014)

Change
From
2014

Prior Local Gov’t
Valuation (2013)

State and local government legislation for North Sydney
North Sydney Local Environmental Plan 2013 is the principal legal document for controlling development
and guiding planning decisions made by Council to facilitate new development that is compatible and
appropriate with the preferred role and character of an area. The LEP has been created to comply with the
State Government’s Standard Instrument (Local Environmental Plans) Order 2006, which requires local
councils to implement a ‘Standard Instrument’ LEP. North Sydney LEP 2013 was made on the 2nd August
2013, and came into force on 13th September 2013.
North Sydney Development Control Plan (DCP) 2013 supports the implementation of the provisions to
North Sydney LEP 2013. It contains detailed provisions on all aspects of development not covered under
North Sydney LEP 2013. The DCP provisions are not legally binding, however they are given weight in the
assessment of all development applications.
All development is assessed and must comply with this planning legislation. There is no broad summary for
these documents and maps with details, including relevant amendments are found at the New South Wales
Government’s NSW legislation website http://www.legislation.nsw.gov.au/. There have been a number of
amendments since the application of the existing LEP and DCP. These are discussed in at a later stage in
this report have been considered in applying this year’s values to the district.
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Market overview and sales of particular interest
CVS have undertaken significant analysis of the North Sydney district property markets to provide an
accurate and reliable basis of valuation. At the date of writing this report 306 sales have been analysed to
enable the establishment and verification of land values as at 1st July 2015. These analysed sales also
support the grading across components.
The added value of improvements are also analysed to enable the accurate deduction of land values. CVS
undertakes this process using the paired sales approach and the replacement cost approach. In analysing
sales before or after 1st July it is necessary to adjust the contract price in terms of market movement. In the
North Sydney LGA district this year sales and resales of properties indicated strong increase in values
throughout the year in various markets in the district.
The lower price bracket within the North Sydney LGA are those properties that sell below $2,000,000. This
market experienced some of the districts highest price gains. Moreover there has been a notable increase
in certain sectors of the LGA’s higher price bracket properties such as exclusive high end harbour-fronts
which have showed greater volatility in recent years. Examples of the strong prices being paid for welllocated, smaller, more affordable properties include:
 18 Jefferis St, Kirribilli: Sold on the 03/07/2015 for $2,930,100.
 127 Carabella St, Kirribilli: Sold on the 09/10/2014 for $3,350,000.
 18 Hayberry St, Crows Nest: Sold on the 05/12/2014 for $1,875,000.

Not all sections of the market have experienced strong growth. A notable 2015 sale is that of adjoining
properties 16, 18 & 20 Lodge Road, Cremorne. This property sold for $11,200,000 on the 03/06/2015. The
property previously sold in 2008 for $16,000,000 and was organically listed for $25,000,000 with hopes of
attracting an overseas buyer. The highest recorded sale was for $12,306,000 for 11 Holbrook Ave, Kirribilli.
Vacant land sales are rare in this built up locality with some of the most recent examples being:
 4 Ross Street, Waverton: Sold on the 21/11/2014 for $1,775,000. Small 240.3m² site with good
harbour views and two street frontages.
 2 Priory Rd, Waverton: Sold on the 31/07/2014 for $1,785,000. Corner site of 526m² with an
extensive street frontage.
 134 Holt Ave, Cremorne: Sold on the 18/03/2015 for $2,410,000. DA on the R3 medium density site
of 663.9m² for five dwellings.
 41 Churchill Cres, Cammeray: Sold on the 31/07/2014 for $2,230,000. Steep site of 645m² with
Middle Harbour and Primrose Park views.
 70 Ellalong Rd, Cremore: Sold on the 06/11/2014 for $2,160,000. Good building site of 543m² with
potential for northerly views. Sold with older style improvements
Other notable sales include 84-90 Atchison Street, Crows Nest which sold for $13,450,000. The property is
currently utilised as a commercial building and is to be demolished with 45 units constructed. The sale
reflects $268,000 per unit. The most recent unit site sale is that of a recently constructed block of eleven
units sold in one line at 38 Morton St, Wollstonecraft. The property sold for $9,550,000 on the 05/09/2015.
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Recent site sales for within the R4 High Density zone include:
 5 Belmont Ave, Wollstonecraft. Sold for $9,200,000 after selling for $4,800,00 in 2013. The site is
expected to be developed as 30 units at $317,000 per unit.
 1 Christie St, Wollstonecraft. Sold for $2,200,000 after selling for $1,560,000 in 2013. The site sold
with a brick and tile federation home. DA has been lodged for 6 x 2 bedroom units at $372,000 per
unit.
Capital values of office properties in North Sydney in September 2015 typically range between $7,500 and
$12,000 per square metre for A Grade buildings, and between $5,000 and $7,000 per square metre for
secondary grade buildings. Average A Grade capital values are reported to currently be $9,623 per square
metre, a 12 percent increase over the last 12 months. Notable sales within the B3 - Commercial Core zone
over the 2015 valuation year include:






73 Miller Street, North Sydney: Sold for $110,525,093. Good site with multiple frontages, 11 level
office tower with desirable views.
140 Arthur Street, North Sydney: Sold for $58,200,000. Resale of a 16 levels office tower with
harbour views. Last sold for $39,096,123 in late 2012.
101 Miller Street, North Sydney: Sale of a 50% interest for $305,150,000.
619-621 Pacific Highway, St Leonards: Sold for $39,180,000. Large site within St Leonards precinct
that sold with a substantial mixed use development concept plan.
2 Elizabeth Plaza, North Sydney: Sold for $45,600,000. Well located office building.

Some of the notable sales within the B4 - Mixed Use zone over the 2015 valuation year include:
 3 Winnie Street, Cremorne: Sold for $4,750,000. Resale with improvements built between sales
providing an indication of added value.
 319-321 Pacific Highway, North Sydney: Sold for $10,500,000. Good corner site with multiple
frontages to be redeveloped as retail and 36 units. Included sale of a benchmark property.
 222 Pacific Highway, Crows Nest: Sold for $6,380,000. Regular shaped site fronting a busy road to
be redeveloped as mixed use development.
Significant issues and developments
A significant development is the NSW State Government Metropolitan Strategy. This has identified St
Leonards as a specialised economic and employment hub in Sydney. As a result Lane Cove, North Sydney
and Willoughby Councils have prepared a St Leonards Strategy that provides a framework for cooperation
in the future planning of St Leonards. The Inner North is to accommodate 30,000 new dwellings and 60,100
new jobs between 2004 and 2031. Of this, North Sydney is required to contribute 5,500 dwellings and
capacity for 15,000 new jobs.
The North Sydney Centre Review: A multi-faceted, comprehensive planning review of Sydney's third largest
central business district and a growing mixed-use periphery. The Review aims to identify and implement
policies and strategies to ensure that the North Sydney retains and strengthens its role as a key component
Sydney's global economic arc, remains the principle economic engine of Sydney's North Shore, and
becomes a more attractive, sustainable and vibrant place for residents, workers and businesses.
Planning study of the St Leonards/Crows Nest: The planning review is broken up into 4 precincts with the
Precinct 1 study undertaken in 2011. Precinct 1 study was placed on public exhibition from Thursday 27
October 2011 to Friday 18 November 2011 and was formally adopted by Council on 5 December 2011.
Precincts 2 & 3 were formally adopted by Council on 18th May 2015 following public exhibition in late 2014
and early 2015 the St Leonards / Crows Nest Planning Study. Precinct 4 remain an ongoing project for the
Crown Valuation Services Pty Ltd
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council. The planning study of Precinct 4 may be heavily influenced by a St Leonards / Crows Nest Metro
station, which may be located within the vicinity of Precinct 4.
The NSW Government has announced that RMS and Government Property NSW have entered into an
agreement to lease with Pacifica Developments (formerly Meridien Marinas) to develop a maritime
precinct at this site. The agreement for lease sets out the conditions Pacifica Developments must adhere to
before they can be granted a formal lease for the site.
The ongoing conversion of lower grade office space to residential units or serviced apartments continues to
attract strong demand. The district’s noteworthy developments are discussed in detail later in this report.
Significant value changes
Value changes from prior base dates have been consistent with market movement. Properties within the
LGA that have had significant value changes in this current year program reflect CVS’s broad market
analysis. A number of properties within North Sydney have had significant movements in their Land Values
in this current year program. Some values that have moved significantly are those where the variation is
the result of a variation in the development potential of a particular site. This can be seen in a number of
properties where changes to heights have allowed greater development potential.
It is also noted that there has been continued strong demand for sites with mixed use development
potential. This has seen values in the market continue to rise. Additionally, the year to the 2015 saw
significant increases to much of Sydney’s residential market. North Sydney had residential markets which in
line with this were subject to substantial growth since the prior 2014 values.
Other significant variations in values are the result of handcrafting through verification a one off value
changes that have been brought about by sales analysis. All new values with significant changes were
included in the values upload and the attached VAR. These properties have a Risk Rating of 1 indicating a
high value change.
Summary of valuation changes to residential land
Residential zoned land comprises some 80.93% of the properties valued in the North Sydney LGA. The Total
Residential Land Value increased from the 2014 Base Date of $14,133,898,710 to $15,889,238,590 or
11.74%. The overall increase in the total value of residential land is in line with the increase in residential
value levels. The values determined are based on analysis of the available market evidence. Sales of vacant
land/lightly improved properties and those in close proximity to the base date 1/07/2015 have been
preferred particularly in this year of rapid growth.
In broad terms the Sydney wide residential market has undoubtedly seen one of the most spectacular
booms in Sydney’s real estate history. Further interest rate cuts earlier this year extended the boom, along
with strong demand from investors and a shortage of stock that resulted in auction clearance rates peaking
at 89% in May. On June 30 2013, Sydney’s median house price was $662,500 and it had risen 6.3% over the
year. Over the next 12 months we saw another 16.2% rise and a further 17.8% gain by June 30 2015. By
September 2015, Sydney’s median house price was $900,000 and peaked at just over $1,000,000 for the
first time.
As at July 2015 sales indicated moderate to strong price increases from 2014 value levels. Low interest
rates and rising confidence levels have helped to increase demand for property. North Sydney has been
experiencing moderate to strong to growth in values, though this has been less dramatic than other
locations across Sydney which have been coming off a low value base. Much of the enormous prices rises in
the Sydney boom were in first home and low end investment property. North Sydney’s single residential
housing market is one of Sydney’s more affluent markets.
Crown Valuation Services Pty Ltd
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The lower price bracket within the North Syndey LGA are those properties that sell below $2,000,000. This
market experienced some of the districts highest price gains. Moreover there has been a notable increase
in certain sectors of the LGA’s higher price bracket properties such as exclusive high end harbour-fronts
which have showed greater volatility in recent years.
224 residential sales have been analysed to enable the establishment and verification of land values as at
1st July 2015. These analysed sales also support the grading across components. Analysed sales reports are
provided to Land and Property Information on a consistent basis throughout the year.
Changes since previous General Valuation (2013)
Local Government Year: 2013 Based on average values per entry (to account for the discrepancy in
numbers of properties valued) the change in total land values from 2013 to 2015 has been + 23.16%.
Changes since previous valuation year (2014)
The total land value determined as at 01/07/2015 is $20,450,383,426. This has increased 11.74% since the
2014 total land value of $18,301,014,736.
Summary of valuation changes to commercial land
Commercial zoned land comprises some 9.98% of the properties valued in the North Sydney LGA. The Total
Commercial Land Value increased from the 2014 Base Date of $3,339,824,982 to $3,712,441,241 or
11.16%.
The overall increase in the total value of residential land is in line with the increase in commercial value
levels based on extensive 2015 sales evidence. The levels of value determined are based on analysis of the
available market evidence. A considerable portion of this increase may be attributed to the increase in
values in the mixed use development market. This market has again been a stand out performer as well as
the redevelopment of obsolete commercial properties into upmarket apartments. Strong developer
interest exists on the fringe of the North Sydney CBD and St Leonards commercial precinct.

Report Prepared For:

Land & Property Information.

Report Prepared By:

Crown Valuation Service Pty Ltd.

NOTE: This Executive Summary must be read in conjunction with the attached report and the details
contained therein.
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Disclaimer
Purpose of this Report
The purpose of this report is to describe the process and considerations for the 1 July 2015 General
Valuation of North Sydney. The report has been produced on behalf of the Valuer General.
The land values have been specifically made for rating and taxing purposes. Land values produced as part
of this process should not be used for any other purpose without the specific agreement of the Valuer
General.
Land values must have regard to specific requirements and assumptions in rating and taxing legislation.
Consequently these valuations may vary from market levels.
The land values have been determined using a methodology prescribed by the Rating and Taxing Valuation
Procedures Manual. The manual allows mass valuation methodologies that involve assessing large numbers
of properties as a group to be utilised where appropriate. Mass valuation methodologies are by their
nature likely to be less accurate than individually assessed valuations, however are utilised worldwide for
rating and taxing purposes to deliver valuations within an acceptable market range.
Town planning, land use and other market information contained in this report has been compiled based
on enquries undertaken during the valuation process. Third parties should make their own inquiries into
these details and should not rely on the contents of this report.
The Valuer General disclaims any liability to any person who acts or omits to act on the basis of the
information contained in this report.
More information on the valuation process is available from the Land and Property Information website at
www.lpi.nsw.gov.au/valuation.
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District Overview
Location
North Sydney is situated on the Lower North Shore which forms part of the northern shore of Sydney
Harbour. The area is surrounded on three sides by water, with Middle Harbour to the north and Sydney
Harbour to the east and south. It is bounded to the east by Mosman Local Government Area (LGA) with
Lane Cove and Willoughby LGA’s to its west and north respectively. North Sydney contains a number of
Harbour suburbs, including McMahons Point, Kirribilli, Neutral Bay and Cremorne.

Snapshot of North Sydney
The North Sydney Council Local Government area, covering 11 square kilometres, incorporates a Central
Business District for commercial use and two high-density mixed use centres being St. Leonards and
Milson’s Point. The current population for North Sydney Council in 2015 is approximately 71,000. It is
forecast to grow to 76,861 by 2031.
Of the 71,000 people who work in North Sydney Council area, 9,657 or 14.6% also live in the area and
those who work in the area, but live outside are 56,289 people or 85.4%. There is a significant movement
of young adults aged 20-34 into the area, predominantly looking to access employment opportunities in
and around the city. By the time they reach 35-49, a large number of them move out, often to find more
space for their growing families.
Analysis of individual income levels in North Sydney Council area in 2011 compared to Greater Sydney
shows that there was a higher proportion of persons earning a high income (those earning $1,500 per week
or more) and a lower proportion of low income persons (those earning less than $400 per week).
Overall, 35.3% of the population earned a high income, and 17.4% earned a low income, compared with
15.3% and 34.8% respectively for Greater Sydney.
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9

North Sydney Final Report 2015

Analysis of the household/family types in North Sydney Council area in 2011 compared to Greater Sydney
shows that there was a lower proportion of couple families with children as well as a lower proportion of
one-parent families. Overall, 15.4% of total families were couple families with children, and 4.8% were oneparent families, compared with 34.8% and 10.8% respectively for Greater Sydney.
There were a higher proportion of lone person households and a higher proportion of couples without
children. Overall, the proportion of lone person households was 34.1% compared to 21.5% in Greater
Sydney while the proportion of couples without children was 28.1% compared to 22.6% in Greater Sydney.
As well as its residential population, North Sydney also has large numbers of day-time visitors. There are
about 60,053 people employed in North Sydney. The industries employing the highest number of people
are professional, Scientific and Technical Services", (19.9%), Health Care and Social Assistance (13.8),
Manufacturing (10.1%), Administrative Services (5%), Wholesale Trade (7.9%) and retail Trade 7.6%. There
are also 19 educational institutions drawing a total student population of 18,282 students, of which
significant numbers live outside North Sydney.
The largest changes in the jobs held by the workforce between 2006 and 2011 in North Sydney Council
area were for those employed in:









Professional, Scientific and Technical Services (+978 people)
Health Care and Social Assistance (+484 people)
Electricity, Gas, Water and Waste Services (-424 people)
Construction (-268 people)
In 2011, there were 4,518 separate houses in the area, 8,985 medium density dwellings, and
21,203 high density dwellings.
Analysis of the types of dwellings in North Sydney Council area in 2011 shows that 12.9% of all
dwellings were separate houses; 25.7% were medium density dwellings, and 60.8% were high
density dwellings, compared with 58.9%, 19.7%, and 20.7% in the Greater Sydney respectively.
In 2011, a total of 89.7% of the dwellings in North Sydney Council area were occupied on Census
night, compared to 92.9% in Greater Sydney. The proportion of unoccupied dwellings was 10.1%,
which is larger compared to that found in Greater Sydney (6.9%).

North Sydney CBD Aerial Photo
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The municipality includes the following localities:






North Sydney
Crows Nest
Neutral Bay
Cremorne
Cammeray






Kirribilli
McMahons Point
Wollstonecraft/Waverton
St. Leonards

North Sydney is an affluent area with expensive harbour-side properties and large estates. The district also
comprises a number of high-rise developments constructed in the 1970’s and a large mixture of low-rise
units and townhouses. The dwelling density is higher than in most other parts of Sydney and is increasing.
52.7% of residents live in high density housing (flats in blocks of three storeys or more), 35% in median
density (units, townhouses, semis and terraces) and 12.3% in separate housing.
North Sydney retains its role and function as an area where young professionals move for employment,
living in lone person or couple only households, however this is diversifying a little, with more children
being born and an increase in families and family housing types.

Crown Valuation Services Pty Ltd
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State and Local Government Legislation for LGA
Development within the North Sydney District is guided by a combination of the North Sydney LEP and DCP
2013. The LEP sets out relevant guidelines such as zoning, minimum lot size and maximum permissible
building heights in maps that cover the whole district. All development is assessed and must comply with
this planning legislation. There is no broad summary for these documents and maps with details, including
relevant amendments found at the New South Wales Government’s NSW legislation website
http://www.legislation.nsw.gov.au/.
North Sydney Local Environmental Plan 2013
North Sydney LEP 2013 is the principal legal document for controlling development and guiding planning
decisions made by Council to facilitate new development that is compatible and appropriate with the
preferred role and character of an area. The LEP has been created to comply with the State Government’s
Standard Instrument (Local Environmental Plans) Order 2006, which requires local councils to implement a
‘Standard Instrument’ LEP. The State Government created the Standard Instrument LEP to streamline the
NSW Planning system.
North Sydney LEP 2013 came into force on the 13th September 2013.
North Sydney Development Control Plan 2013
North Sydney DCP 2013 supports the implementation of the provisions to North Sydney Local
Environmental Plan 2013. It contains detailed provisions on all aspects of development not covered under
North Sydney LEP 2013. The DCP provisions are not legally binding, however they are given weight in the
assessment of all development applications.
North Sydney DCP 2013 was adopted by Council at its meeting on 2nd September 2013 and it came into
force on 13th September 2013. It supersedes all other development control plans previously adopted by
Council. The DCP applies to all subject to North Sydney LEP 2013, which generally applies to all land in the
North Sydney Local Government Area.
North Sydney DCP 2013 identifies all of North Sydney's planning controls in two ways. Firstly, it focuses on
general issues such as residential development and cultural resources. Secondly, it is based on localised
planning issues derived from the Area Character Study.
Town Planning Amendments
There have been a number of amendments since the application of the existing LEP and DCP. These are
listed below and have been considered in applying this year’s values to the district.
NSLEP 2013 - Amendment No.1 - North Sydney Olympic Pool: On 17 January 2014, Amendment No.1 to
NSLEP 2013 was made and came into force. The amendment allows the additional use of a 'function centre'
on the portion of the site which is identified as "Area A" on the Additional Permitted Uses Map. NSLEP
2013 (Amendment No.2 - Exceptions to Development Standards in St Leonards)
NSLEP 2013 - Amendment No.2 restricts the use of Clause 4.6 to NSLEP 2013: On 22 November 2013, was
made and came into force. The amendment restricts the use of Clause 4.6 to NSLEP 2013 as it relates to the
variation of the building heights controls on land in St Leonards.
NSLEP 2013 - Amendment No.3 – 12 Shirley Road, Wollstonecraft: On 23 May 2014, Amendment No.3 to
NSLEP 2013 was made and came into force. Amendment No.3 applies to the site known as 12 Shirley Road,
Wollstonecraft and rezones a portion of the subject site from IN4 - Working Waterfront to E4 Environmental Living and applies a minimum subdivision lot size requirement of 450m2 to that part of the
site which was rezoned.
Crown Valuation Services Pty Ltd
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NSLEP 2013 - Amendment No.4 – 7-19 Albany Street, St Leonards: On 11 July 2014, Amendment No.4 to
NSLEP 2013 was made and came into force. Amendment No.4 applies to the site known as 7-19 Albany
Street, St Leonards and amends the provisions to the site to:
 increase in the maximum height control from 26 metres to 40 metres; and
 introduce a maximum floor space ratio (FSR) control of 5.6:1.
The Planning Proposal was accompanied by a Voluntary Planning Agreement (VPA) which provides
significant public benefit on the site through:
 a monetary contribution of $700,000 to Council for the provision of new open space;
 the provision of a 3 metre setback from the Oxley Street frontage to allow for a widened
footpath and outdoor seating; and
 a restriction on building height below the current permitted height on the western portion of
the site to ensure solar access to existing residential units on the southern side of Pole Lane.
NSLEP 2013 - Amendment No.5 – 101-111 Willoughby Road and Portion Zig Zag Lane, Crows Nest: On 24
October 2014, Amendment No.5 to NSLEP 2013 was made and came into force. Amendment No. 5 applies
to the site known as 101-111 Willoughby Road and portion Zig Zag Lane, Crows Nest and amends the
maximum height controls across the subject site and rezones a portion of the site from SP2 Infrastructure
to B4 Mixed Use. The Planning Proposal was accompanied by a Voluntary Planning Agreement which has
been adopted by Council and is progressing toward execution. A copy of the amendment can be found
here:
NSLEP 2013 - Amendment No.6 – 12 Shirley Road, Wollstonecraft: On 21 November 2014, Amendment
No.6 to NSLEP 2013 was made and came into force. Amendment No.3 applies to the site known as 12
Shirley Road, Wollstonecraft. This amendment was processed under 73A of the EP&A Act 1979, to correct a
drafting error published under making Amendment No.3. A copy of the amendment can be found here:
NSLEP 2013 - Amendment No.7 – Exceptions to Development Standards (heights) in St Leonards: On 6
February 2015, Amendment No.7 to NSLEP 2013 was made and came into force. Amendment No. 7
reactivates clause 4.6(8)(ca) to temporarily limit the ability to vary the maximum building height on land
generally bound by Chandos Street, Hume Lane, Albany Street, the Pacific Highway, and St Leonards
Railway Station. The restriction will cease on 31 December 2015.
NSLEP 2013 - Amendment No.8 – 144-154 Pacific Highway & 18 Berry Street: On 4 September 2015,
Amendment No.8 to NSLEP 2013 was made and came into force. Amendment No.8 amends the nonresidential floor space ratio range requirements of North Sydney Local Environmental Plan 2013 as it
applies to 144-154 Pacific Highway and 18 Berry Street, North Sydney. In particular, the non-residential
floor space ratio range requirements have been amended from part 3:1-4:1 and part 0.5:1 to a minimum of
1.4:1 across the entire site with no maximum requirement.
NSLEP 2013 - Amendment No.9 – 200-220 Pacific Highway: On 31 July 2015, Amendment No.9 to NSLEP
2013 was made and came into force. Amendment No. 9 amends the non-residential floor space ratio range
requirements of North Sydney Local Environmental Plan 2013 from 0.5:1 - 2:1 to 0.24:1 – 2:1 as it applies
to 200-220 Pacific Highway, Crows Nest.
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Joint Regional Planning Panels
As a result of the removal of Part 3A of the Environmental Planning and Assessment Act, the state
government implemented the Joint Regional Planning Panels.
“From 1 October 2011, as part of the government's reform of the NSW planning system, the regional
panels will no longer determine:





development applications (DAs) for some designated development
DAs for smaller coastal subdivisions and other coastal development
DAs lodged from 1 October 2011 for residential subdivisions of more than 250 lots
DAs lodged from 1 October 2011 for 'general development' with a capital investment value (CIV) of
between $10 million and $20 million.

The regional panels will now determine the following new classes of regional development:








development with a CIV over $20 million
development with a CIV over $5 million which is
- council related
- lodged by or on behalf of the Crown (State of NSW)
- private infrastructure and community facilities or
eco-tourist facilities
extractive industries, waste facilities and marinas that are designated development
certain coastal subdivisions
development with a CIV between $10 million and $20 million which are referred to the regional
panel by the applicant after 120 days

Crown Valuation Services Pty Ltd
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Market Overview and Sales of Particular Interest
Single Residential Market
North Sydney is an older established area with a mix of housing types including single dwelling homes,
semi’s and terraces. Many areas include medium density development and higher density developments
scattered throughout. There is very little undeveloped land remaining, therefore, it is in–fill developments
and demolitions that provide most of the supply of residential land for new buildings.
The Maurici matter has emphasised the need to consider a broad range of evidence (including improved
sales) in arriving at the Land Value and has led to the general principle of using a broader range of sales to
establish Land Value. It is relevant to North Sydney as due to the lack of vacant land, improved sales are
sometimes redeveloped but there may be similar sales where the improvements are retained and seen to
add considerable value. To determine defendable Land Values it is necessary to allow for the added value
of the improvements.
This has undoubtedly been one of the most spectacular booms in Sydney’s real estate history. Further
interest rate cuts earlier this year extended the boom, along with strong demand from investors and a
shortage of stock that resulted in auction clearance rates peaking at 89% in May. On June 30 2013,
Sydney’s median house price was $662,500 and it had risen 6.3% over the year. Over the next 12 months
we saw another 16.2% rise and a further 17.8% gain by June 30 2015. By September 2015, Sydney’s median
house price was $900,000 and peaked at just over $1,000,000 for the first time.
North Sydney has been experiencing moderate strong to growth in values, though this has been less
dramatic than other locations across Sydney which have been coming off a low value base. Much of the
enormous prices rises in the Sydney boom were in first home and low end investment property. North
Sydney’s single residential housing market is one of Sydney’s more affluent markets.
The lower price bracket within the North Sydney LGA are those properties that sell below $2,000,000. This
market experienced some of the districts highest price gains. Moreover there has been a notable increase
in certain sectors of the LGA’s higher price bracket properties such as exclusive high end harbour-fronts
which have showed greater volatility in recent years. Examples of the strong prices being paid for welllocated, smaller, more affordable properties include:




18 Jefferis St, Kirribilli: Sold on the 03/07/2015 for $2,930,100.
127 Carabella St, Kirribilli: Sold on the 09/10/2014 for $3,350,000.
18 Hayberry St, Crows Nest: Sold on the 05/12/2014 for $1,875,000.

Our CVS data indicates 346 residential sales 1/7/2013 to 1/7/2014 with an average price of $1,928,724 and
a median value of $1,596,500.
2015 CVS data indicates 347 single dwelling sales 1/7/2014 to 28/10/2015 with an average price of
$2,309,584 and a median value of $2,000,000.
The highest recorded sales were for $12,306,000 for 11 Holbrook Ave, Kirribilli, followed by $9,850,000 for
18 Bayview St, Lavender Bay and $9,250,000 14 Adderston Ave, North Sydney.These properties are heavily
improved waterfront properties with extensive harbour views. A trend has been identified for smaller well
located waterfront sites or sites with extensive views that are suitable for the development of a prestige
“trophy homes.” The dwellings built or renovated on these sites are typical of top end prestige houses with
the highest quality fitout. An example of this can be seen in the recent increase in the small waterfront
sites in Adderstone Avenue, North Sydney.

Crown Valuation Services Pty Ltd
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Vacant land sales are rare in this built up locality with the most recent examples being:
 4 Ross Street, Waverton: Sold on the 21/11/2014 for $1,775,000. Small 240.3m² site with good
harbour views and two street frontages.
 2 Priory Rd, Waverton: Sold on the 31/07/2014 for $1,785,000. Corner site of 526m² with an
extensive street frontage.
 134 Holt Ave, Cremorne: Sold on the 18/03/2015 for $2,410,000. DA on the R3 medium density site
of 663.9m² for five dwellings.
 41 Churchill Cres, Cammeray: Sold on the 31/07/2014 for $2,230,000. Steep site of 645m² with
Middle Harbour and Primrose Park views.
 70 Ellalong Rd, Cremore: Sold on the 06/11/2014 for $2,160,000. Good building site of 543m² with
potential for northerly views. Sold with older style improvements.
Not all sections of the market have experienced strong growth. A notable 2015 sale is that of adjoining
properties 16, 18 & 20 Lodge Road, Cremorne. This property sold for $11,200,000 on the 03/06/2015. It is
subject to the less favourable E4 zoning and sold with DA approval for a $12 million mansion with nine
bedrooms, a guest house, caretaker's quarters, two swimming pools, rooftop tennis court, billiard room,
home theatre, gymnasium and study all spread over three levels. The property previously sold in 2008 for
$16,000,000 and was organically listed for $25,000,000 with hopes of attracting an overseas buyer.

Source: Agent’s Listing photos.

Recent years have seen strong numbers of housing approvals. Residential building approval statistics are
used in both the public and private sectors as a leading indicator of the general level of economic activity,
employment and investment. It is noted that the number of building approvals have dropped off into 2015.
North Sydney LGA
Number
Year (ending June 30)
Houses
Other
Total
FYTD (2 mth)
3
94
97
2014-15
38
205
243
2013-14
89
1,089
1,178
2012-13
95
368
463
2011-12
55
260
315
2010-11
44
721
765
2009-10
74
200
274
2008-09
45
115
160
2007-08
78
197
275
2006-07
80
212
292
2005-06
45
163
208
Source: Australian Bureau of Statistics, Building Approvals. Compiled in profile.id.

Crown Valuation Service has undertaken significant analysis of the North Sydney LGA property market to
provide an accurate and reliable basis of valuation. 224 residential zoned sales have been analysed to
Crown Valuation Services Pty Ltd
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enable the establishment and verification of land values as at 1st July 2015. These analysed sales also
support the grading across components. Analysed sales reports are provided to Land and Property
Information on a consistent basis throughout the year.
The added value of improvements are also analysed to enable the accurate deduction of land values. CVS
undertakes this process using the paired sales approach and the replacement cost approach. In analysing
sales before or after 1 July it is necessary to adjust the contract price in terms of market movement. In the
North Sydney LGA district this year sales and resales of properties indicated strong increase in values
throughout the year.
It now appears and property market commentators are now saying that we are moving out of a boom
period and into the next stage of the property cycle. This is being evidenced by stabilising demand,
significantly lower auction clearance rates and a steadying of prices.

Crown Valuation Services Pty Ltd
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Residential Density Market
There is continuing strong demand for both development sites and for new apartments in the Inner North
Shore, reflecting the heightened demand for new apartments in close proximity to commercial business
centres and transport infrastructure.
The most recent example of this trend is the strong developer interest in larger mix use and residential
density sites. With recent sympathetic planning changes these are predominantly found in locations close
to commercial centres such as in St Leonards/Crows Nest precincts, Walker Street and along the Pacific
Highway, just north of the North Sydney commercial precinct. Other locations include those found along
Miller Street, Cammeray and along Military Road from Neutral Bay to Mosman.
A trend observed through 2015 was an increase in the number of conversion developments of older office
towers into new apartment blocks. The unprecedented demand for residential property including
residential units through 2014 - 2015 has seen conversion of office space to residential units increase in the
North Sydney LGA despite strengthening office vacancy rates. A CBRE report from May 2015 says that up to
60,000sq m of office stock could be withdrawn from North Sydney alone over the next five years.
There have been a number of sales of older office buildings in the LGA to developers with hopes to
undertake residential conversions. Milsons Point as well as properties within the suburb of North Sydney
have been specifically targeted for conversion. A recent conversion that saw residential units recently
offered to the market is the “Bridgehill” development at 80 Alfred Street. The 1980s office building
previously known as Tower Life building will now comprise 125 apartments.

Source: Bridgehill office to residential conversion.

Bridgehill managing director Yibin Xu had the following comments about the development. “Despite being
an often challenging process, transforming commercial buildings in prime locations into apartments has
numerous benefits. A new apartment with good views can be worth seven times more than what the space
was worth as a dated office. Another plus is that the infrastructure and related services are already in
place, (and) then there are the environmental benefits. It’s far kinder on the environment to re-use as
much as possible.” After the success of 80 Alfred Street conversion Bridgehill have been reportedly
interested in another nearby site touted for residential conversion. Negotiations were reported as;

Crown Valuation Services Pty Ltd

18

North Sydney Final Report 2015

“Bob Ell has moved cash in on the Chinese investment boom by selling an office tower in Milsons Point on
Sydney Harbour for about $80 million to successful mainland developer Bridgehill. The 13 storey tower is
leased to health products group Kimberly-Clark but a conversion into apartments is seen as likely.”
This North Sydney LEP 2013 which came into effect in late 2013 introduced the R4 - High Density zone into
the LGA for the first time. The objectives for this zone are to:
 To provide for the housing needs of the community within a high density residential environment.
 To provide a variety of housing types within a high density residential environment.
 To enable other land uses that provide facilities or services to meet the day to day needs of
residents.
 To encourage the development of sites for high density housing if such development does not
compromise the amenity of the surrounding area or the natural or cultural heritage of the area.
 To ensure that a reasonably high level of residential amenity is achieved and maintained.

The smaller sites with six to eight units show rates between $250,000 to $380,000 per unit. The larger high
density and mixed use development sites typically show unit rates of between $100,000 to $280,000 per
unit. Those unit developments around the Harbour command much greater rates between $550,000 per
dwelling to over $1,000,000 per dwelling where views are possible.
Recent site sales for within the R4 High Density zone include:


5 Belmont Ave, Wollstonecraft. Sold for $9,200,000 after selling for $4,800,00 in 2013. The site is
expected to be developed as 30 units at $317,000 per unit.



1 Christie St, Wollstonecraft. Sold for $2,200,000 after selling for $1,560,000 in 2013. The site sold
with a brick and tile federation home. DA has been lodged for 6 x 2 bedroom units at $372,000 per
unit.

Other notable sales include 84-90 Atchison Street, Crows Nest which sold for $13,450,000. The property is
currently utilised as a commercial building to be demolished with 45 units constructed. The sale reflects
$268,000 per unit. The most recent significant sale is that of a recently constructed block of eleven units
sold in one line at 38 Morton St, Wollstonecraft. The property sold for $9,550,000 on the 05/09/2015.
With State Government imposed dwelling targets on Local Councils and new LEP re-zonings, there are a
number of apartments in the development pipeline, particularly in the Inner City and Middle Zone
locations. A recent feature of the density site market is the increasing added value, of a development
approval. Initial sales of properties for site amalgamation, when compared to the resale of an
amalgamated site with approval can show a large increase. This increase captures the added value of;





Profit & Risk
Professional Fees (these have increased dramatically with changes to DA procedures)
Legals, Government fees & charges
Finance Costs

It is acknowledged that site sales for amalgamated density developments are not necessarily applicable to
single holdings of residential land as the surrounding properties may not meet all the criteria required for
there to be a higher development potential.

Crown Valuation Services Pty Ltd
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Commercial Office Market
The North Sydney office market, which includes Milsons Point is Australia’s third largest office centre with
approximately 866,000 square metres of office space. It was recently surpassed by North Ryde/Macquarie
which overtook North Sydney as second largest office CBD in January 2014.
Other competing markets include Crows Nest/St Leonards which are also situated within the North Sydney
LGA and the nearby Chatswood. Premium and A-Grade office space represents 29% of total stock, while
secondary (B, C & D-grade) comprises the remaining 71%.

Source: Knight Frank Research/PCA

As previously mentioned residential development activity continues to play a significant role in market
stock levels with a number of buildings being withdrawn for residential conversion. A recent Knight Frank
report notes that “since the beginning of 2013, 33,342m² of office stock has been withdrawn from the
market for such purposes, resulting in total stock declining by 4.4% during this period.” There remains a
further 44,887m² of secondary buildings that have been earmarked for potential conversion to residential
with approximately 40% of this amount anticipated to be withdrawn within the next 24 months.
New supply still remains limited in North Sydney. As reported to LPI throughout the year the only major
office project currently under construction is the situated at 177 Pacific Highway. This site was most
recently inspected in late September 2015. Construction is well underway on the 30 storey project. It is
expected to add 39,144m² of new space to the market in early 2016.
Apart from this the only other supply in the pipeline are two projects which are currently mooted. The two
DA approved sites are 100 Mount Street (40,100m²) and 1 Denison Street (45,720m²). These may go ahead
if there are successful pre-commitments achieved. It is also noted that there has been speculation that
DEXUS is in due diligence to acquire the 100 Mount Street site. 2015 also saw a significant refurbishment of
5,600m² being undertaken of 99 Walker Street, North Sydney. The table following shows the existing
vacancy rates across the North Sydney LGA and the change since the prior valuation year.

Crown Valuation Services Pty Ltd

20

North Sydney Final Report 2015
Grade

Stock (sq m)

Vacancy (sqm)

Vac % Jun-14

Vac % Jun-15

Premium
A Grade
B Grade
C Grade
D Grade
North Sydney
A Grade
B Grade
C Grade
D Grade
Crows Nest / St Leonards

36,500
186,296
430,666
156,957
12,932
823,351
102,699
66,775
163,814
13,646
346,934

488
6,803
43,080
14,504
748
65,623
11,255
7,463
18,575
1,669
38,962

0.0
4.7
11.6
14.3
5.8
10.0
15.8
8.0
13.0
14.4
12.9

1.3
3.7
10.0
9.2
5.8
8.0
11.0
11.2
11.3
12.2
11.2

Source: Savills Research North Shore Office Report October 2015.

Colliers have recently noted that A Grade net face rents in North Sydney have continued to grow off the
back of quality stock available in the last 12 months. Over the last five years average A Grade net face rents
have increased by almost 33% whilst incentives also decreased over the same period. In the 12 months to
September 2015 the major following rentals transpired.

Source: Knight Frank Research n refers net g refers gross U/D refers undisclosed

In recent times sales activity has largely comprised of assets with residential development upside. Savills
has recorded over $700 million in office transactions over the last 12 months where the purchaser intends
to convert the site into residential apartments. In the third quarter 2015, 272-486 Pacific Hwy and 500-520
Pacific Hwy in St Leonards sold for over $270 million combined. Savills also report that the 'Foreign
Investor' purchaser category was the most active in the investment market in the 12 months to September
2015. CVS analyse all commercial sales as they become available. Additionally rental information is also
collected to assist in founding correct land values.
Notable sales within the B3 - Commercial Core zone over the 2015 valuation year include:






73 Miller Street, North Sydney: Sold for $110,525,093. Good site with multiple frontages, 11 level
office tower with desirable views.
140 Arthur Street, North Sydney: Sold for $58,200,000. Resale of a 16 levels office tower with
harbour views. Last sold for $39,096,123.
101 Miller Street, North Sydney: Sale of a 50% interest for $305,150,000.
619-621 Pacific Highway, St Leonards: Sold for $39,180,000. Large site within St Leonards precinct
that sold with a substantial mixed use development concept plan.
2 Elizabeth Plaza, North Sydney: Sold for $45,600,000. Well located office building.
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Some of the notable sales within the B4 - Mixed Use zone over the 2015 valuation year include:




3 Winnie Street, Cremorne: Sold for $4,750,000. Resale with improvements built between sales
providing an indication of added value.
319-321 Pacific Highway, North Sydney: Sold for $10,500,000. Good corner site with multiple
frontages to be redeveloped as retail and 36 units. Included sale of a benchmark property.
222 Pacific Highway, Crows Nest: Sold for $6,380,000. Regular shaped site fronting a busy road to
be redeveloped as mixed use development.

Capital values in North Sydney as at September 2015 typically range between $7,500 and $12,000 per
square metre for A Grade buildings, and between $5,000 and $7,000 per square metre for secondary grade
buildings. Average A Grade capital values are currently $9,623 per square metre, a 12 percent increase over
the last 12 months.
Retail Market
The retail sector in the North Sydney LGA is primarily located along the strip retail precincts of Military
Road, Neutral Bay to Mosman and along Willoughby Road & the Pacific Highway in and around Crows Nest.
We have viewed the Lower North Sydney retail/mixed use markets as a shared market place having similar
characteristics and location on the Lower North Shore to other centres.
Generally conditions within the Sydney retail market have improved in the 2015 valuation year with
consumers increasing their spending and interest rates remaining at historically low levels have made the
investment climate more appealing to investors. Whilst there has been increased competition from larger
enclosed centres which can impact on the retail strip locations loyalty remains to the local area, particularly
for cafes, beauty salons, specialist bakers and butcheries etc.
Over recent years there has been a marked increase in the number of mix use developments with ground
floor retail. This has been driven in part by a change in planning controls and strong demand for modern
residential apartments close to transport, work and recreational opportunities. As previously stated these
sites that offer mixed use or a residential development upside have performed better than the traditional
retail shopfront sites. Some of the notable B4 - Mixed Use sales include:


116 Military Road, Neutral Bay: Sold for $98,000,000. Sale of the heritage listed Big Bear Shopping
centre and an adjoining office building. It is a large site that is elevated with views and significant
mixed use development potential.

Aerial Photo: Big Bear Shopping Centre fronting Military Road
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3 Winnie Street, Cremorne: Sold for $4,750,000 - Resale with improvements built between sales
providing an indication of added value.
134 Willoughby Road, Crows Nest: Sold $6,100,000 - Retail shop, residence above.
242 Military Road, Neutral Ba: Sold $780,000 - Retail shop on a small narrow site.

Sales of sites considered more traditionally retail that are subject to the more restrictive B1 - Neighborhood
are much fewer in number. This is due to the smaller number of properties within this zone but also due to
a market preference for the B4 - Mixed Use sites. The most recent B1 sales are;





469-471 Miller Street Cammery: Sold for $4,650,000 - Three adjoining sites sold to be amalgamated
for a unit development.
6 Carter Street, Cammeray: Sold $1,550,000 - Retail shop, residence above in poor condition
purchased by owner occupier to be a physio.
64a Clark Street, North Sydney: Sold $1,850,000 - Retail shop, residence above.
101 Blues Point Road, Mc Mahons Point: Sold $1,785,000 - Retail shop that is heritage listed with
an approved DA for a dwelling to the rear.
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Significant New Development or Local Issues
A significant development to occur is the NSW State Government Metropolitan Strategy that has identified
St Leonards as a specialised economic and employment hub in Sydney. As a result Lane Cove, North Sydney
and Willoughby Councils have prepared a St Leonards Strategy that provides a framework for cooperation
in the future planning of St Leonards.
The Inner North is to accommodate 30,000 new dwellings and 60,100 new jobs between 2004 and 2031. Of
this, North Sydney is required to contribute 5,500 dwellings and capacity for 15,000 new jobs.
St Leonards/Crows Nest Planning Study: North Sydney Council is undertaking a planning study of the St
Leonards/Crows Nest. The planning review is broken up into 4 precincts. Precinct 1 study was undertaken
in 2011 with Precincts 2 & 3 being publicly exhibited in late 2014 - 2015. Amongst other objectives and
initiatives, the study looks at new open space and redevelopment opportunities. The precinct break up is as
follows.

Precinct breakup (Source: North Sydney Council)

Precinct 1 study was placed on public exhibition from Thursday 27 October 2011 to Friday 18 November
2011 and was formally adopted by Council on 5 December 2011. The study noted that further planning
study work would be required to facilitate the expansion of Hume Street Park and the link to Willoughby
Road through the redevelopment of land within Precinct 1. The St Leonards/Crows Nest Planning Study Precinct 1 Addendum presents the findings and recommendations of this additional work.
The study now presents a vision for Precinct 1 expressed through an Open Space and Pedestrian
Masterplan as well as a Built Form Masterplan. The Masterplans build on, and supersede, the preferred
option as outlined in the original planning study of Precinct 1. The Masterplans aim to provide a holistic
approach to the future planning and development outcomes for the precinct.
Precincts 2 & 3 were formally adopted by Council on 18th May 2015 following public exhibition in late 2014
and early 2015 the St Leonards / Crows Nest Planning Study
The adopted study aims to:
 Establish a liveable, high amenity mixed use centre;
 Support creative/innovative industries establish and grow;
 Improve urban design and street level amenity;
 Improve building design and residential amenity; and
 Increase investment in St Leonards.
Crown Valuation Services Pty Ltd
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The adopted St Leonards / Crows Nest Planning Study - Precincts 2 & 3 is being implemented via the
following strategies:



Landowner initiated changes to local planning provisions; and
Initiatives and works undertaken by Council.

Precinct 4 remains an ongoing project for the council. The planning study of Precinct 4 may be heavily
influenced by a St Leonards / Crows Nest Metro station, which may be located within, or in the vicinity of,
Precinct 4. The location as well as the capacity and design of a new station will have implications for urban
design and built form within the Precinct. Council also has not been informed of whether a new station will
be accompanied by an expectation for increased residential or employment densities. It is considered
prudent to commence work on the planning study of Precinct 4 only once the location of a new St Leonards
/ Crows Nest metro station has been announced by TfNSW.
North Sydney Centre Review: The North Sydney Centre Review is a multi-faceted, comprehensive planning
review of Sydney's second largest central business district and a growing mixed-use periphery. The Review
aims to identify and implement policies and strategies to ensure that the North Sydney retains and
strengthens its role as a key component Sydney's global economic arc, remains the principle economic
engine of Sydney's North Shore, and becomes a more attractive, sustainable and vibrant place for
residents, workers and businesses. The studies informing the overall Review will include:








Traffic and Pedestrian Management study
Land Use and Strategic Vision
Public Domain Review
Late Night Trading and Small Bars study
Capacity and Built Form study
Promotion and Marketing study
Events and Activity review

In 2014/15, Council is undertaking a multi-faceted, comprehensive planning review of Sydney's second
largest central business district and its growing mixed-use periphery. The Review aims to identify and
implement policies and strategies to ensure that the North Sydney retains and strengthens its role as a key
component Sydney's global economic arc, remains the principle economic engine of Sydney's North Shore,
and becomes a more attractive, sustainable and vibrant place for residents, workers and businesses.
Grosvenor Lane Car Park, Neutral Bay: At its meeting on 15 September 2014, North Sydney Council
resolved to place a draft amendment to North Sydney Development Control Plan 2013 (NSDCP 2013) on
public exhibition regarding the Grosvenor Lane Car Park and immediate surrounds. The draft amendment is
informed by the Grosvenor Lane Planning Study, also adopted by Council at the above meeting for
exhibition purposes.
Council has a long standing policy to improve the public domain and parking availability in the Grosvenor
Lane Car Park area. The Planning Study identifies opportunities, constraints and options open to Council to
achieve these objectives.
The Planning Study recommends that a number of principles be adopted and formalised to guide and
inform the consideration of any future development proposals that propose to contribute to the delivery of
the public benefit objectives outlined above. The draft amendment to the DCP reflects these
recommended principles.
The draft DCP amendment and supporting Grosvenor Lane Planning Study was placed on public exhibition
from Thursday 2 October 2014 to Thursday 30 October 2014
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Hume Street Park: At its meeting on 18 May 2015, North Sydney Council resolved to exhibit the draft
Hume Street Park Concept Design Options. Three draft concept design options were prepared when to
provide more open space in the St Leonards area and proposed that Hume Street Park be expanded.
Consistent with that planning study, the three concept design options all involve the partial closure of
Hume Street and the creation of a new urban plaza and link to Willoughby Road.

Proposed Hume Street Park (Source: North Sydney Council Hume Street Park Plans)

North Sydney Bus Depot, Neutral Bay: At its meeting on 15 September 2014, North Sydney Council
resolved to place a draft amendment to North Sydney Development Control Plan 2013 (NSDCP 2013) on
public exhibition regarding the North Sydney Bus Depot site at 359 Ernest Street, Neutral Bay. The draft
amendment is informed by the North Sydney Bus Depot Strategic Review, which forms an attachment
(below) to this exhibition.
Urban Growth NSW, a State Government development corporation has identified the Bus Depot site as an
urban renewal development site and earlier this year called for registrations of interest for its future
redevelopment. In response, Council resolved to undertake the Strategic Review to help inform further
thinking on the future of the site.
Through site, policy, planning, community needs and capacity analyses, the Strategic Review establishes a
number of principles to guide any future redevelopment. The draft amendment to the DCP 2013 Character
Statement for the site reflects these principles.
The draft DCP amendment and supporting Strategic Review will be on public exhibition from Thursday 2
October 2014 to Thursday 30 October 2014
Redevelopment of the Alexander Street car park & Woolworths Site: Amendment 52 is now in force
following publication on the NSW legislation website. Amendment 52 was sought to enable the
redevelopment of the land for the purposes of a supermarket, above ground multilevel public car parking
facility, specialty shops and electrical substation. Work on the redevelopment of Woolworths and the
Alexander St car park in Crows Nest began early May 2014. The $40 million retail development will double
the size of the supermarket, increase parking from 130 to 294 spaces and provide five new specialty retail
stores.
With 3,900sqm of floor space, the new Woolworths will be the first full-range supermarket in Crows Nest.
The project is expected to create 300 new jobs during construction and 120 ongoing positions
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Berry’s Bay Maritime Project: The Berry’s Bay Maritime Precinct comprises the lower section of the former
BP oil terminal and Woodley’s vessel repair facility sites on the western side of Berry’s Bay Waverton.
Roads and Maritime Services (RMS), together with the State Property Authority, own the 4.3 hectare
portion of Berry’s Bay and it is zoned for waterfront maritime uses.
The NSW Government has announced that RMS and Government Property NSW have entered into an
agreement to lease with Pacifica Developments (formerly Meridien Marinas) to develop a maritime
precinct at this site. The agreement for lease sets out the conditions Pacifica Developments must adhere to
before they can be granted a formal lease for the site.
The proposed development includes a marina facility, dry vessel storage, a vessel workshop area, public car
park, public foreshore access, open recreational space, including a playground and picnic area, space for
maritime businesses and space for food retail outlets. Heritage items such as the Woodley’s Shipyard shed
and the existing quay line would be retained as part of the proposal.
Pacifica Developments will prepare a development application which will be assessed by the Department of
Planning and Infrastructure's Joint Regional Planning Panel. The Government has stated that Pacifica
Developments will consult with the community and that plans will be on display for public comment and
submissions on the development application will be considered by the Joint Regional Planning Panel. The
most recent update is only that RMS have “carried out important safety work to the two deteriorating
wharf structures at Berrys Bay to minimise the risk of fallen timbers floating into the Harbour.”

Berrys Bay Precinct (Source: RMS Website)
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Significant Value Changes
REASONS FOR SIGNIFICANT VALUE CHANGE FROM PRIOR BASE DATES
A number of properties within North Sydney have had significant movements in their Land Values in this
current year program. It is considered that some values have moved significantly enough that its variation
does not just represent normal market conditions but is the result of a variation in the development
potential of a particular site.
Other significant variations in values are the result of handcrafting through verification a one off value
changes that have been brought about by sales analysis.
All new values have been struck and were included in the values upload that attached the VAR and have a
Risk Rating of 1 indicating a high value change.
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Overview of Quality Assurance Processes

CVS is in the position to confirm that all of the Quality Assurance Measures stipulated by LPI have been
met;


















The land values are consistent with each other.
The land value basis has been correctly recorded for each land value.
All statutory concession valuations and allowances have been supplied, Including:
- Allowances for development on and off the land.
- Heritage Values.
- Land Rating Factors.
- Apportionment of Values.
- Mixed Development Apportionment Factors.
Land values for those properties that have considerably higher values in relation to the average for a
land use have been reviewed and are correct. For example, regional shopping centres, large scale
industrial and unit developments, large rural properties etc. A list of the properties identified and
review procedures are to be provided if requested.
Land values that result in substantial changes in valuation parities or unusually large value variations
from the last valuations issued for either land tax or council rating have been checked and are correct.
A broad range of market evidence has been analysed and provided in the market report as required by
the contract.
Adjustments and assumptions within the market analysis have been based on market evidence and
have been fully documented and rationalised.
Analysed sale properties where the sales ratio does not lie within the range 0.85 to 1.00 have been
reviewed and an explanation provided as to why the current land value should be adopted.
A zone/component code integrity check has been made.
The current and proposed planning controls that affect the valuations have been taken into account.
Where the land value of a property has been amended on objection or re-ascertainment, the alignment
of values with nearby properties has been checked.
Statistical checks and Component Data Tables have been prepared, reviewed and anomalies or results
outside the specified parameters have been rationalised and reported.
Land values have been compared to adjusted land values for analysed sales and anomalies have been
addressed.
Land values have been compared to all sale prices and anomalies have been addressed.
Worksheets have been maintained on all properties where calculations are required, such as properties
valued under Sections 26A, 28 and 14I, englobo parcels, Special Use parcels and large value properties
such as shopping centres.
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Quality Assurance Measures Include














The CVS I.T. Manager receives initial supply of Valuation Roll details from the Department of Lands
which is tested for data errors.
Director / Quality Officer ensure all staff is trained in the CVS Quality Control systems.
Director / Quality Officer ensures all staff is supplied a copy of the Procedure Manual and trained in the
service delivery requirements of the contract.
Director / Quality Officer ensure all staff has correct CVS software and access to subscriptions/industry
sources to assist in market analysis.
I.T. Manager reconciles Sales and Supplementaries at the commencement of the program.
I.T. Manager, Directors and Network supplier meet to check and confirm I.T. system has full onsite and
offsite back-up, all computers have current anti-virus, Ad-Aware and Ad-Watch systems in place
Sales and Supplementaries are imported and the recurring function allocated to the responsible staff.
The dates of all actions are recorded.
Director / Quality Officer will the run the Crown.Net Sales and Supplementary Status Report at the start
of each subsequent week. This Report provides a detailed break-up of the numbers of Sales Coded and
Supplementaries completed and the dates the actions were carried out, allow monitoring of the service
delivery outcomes.
Director / Quality Officer ensures all staff commence preliminary checks on basis for the next program,
zoning details, objection outcomes, re-ascertainment’s etc
Contract Service Managers meet with Contract Managers to clarify expectations for the program
Director / Quality Officer ensure all staff undertakes identification of unusual properties that require
Worksheet Information and this information is entered to allow the correct basis of valuation to be
applied during the program.
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CVS Addition Statistical Functions to Improve Valuation Quality
The Crown.Net system uses main grid filters to select residential sales, representing all unanalysed sales
over a representative time, and removes false and atypical sales. This data is used to determine a number
of statistical relationships, including Mean Value to Mean Price Ratio, and graphs Land Values against Sales
Price. This allows a much larger sample of the sales data to be used and the results are useful for the broad
value to sale relationships that is revealed. It is particularly useful for checking base line value levels; the
MVP Ratio will indicate the land value levels comparative to sale prices. Different localities should show
different MVP's, for example in outer suburbs with new housing development, the land value component
of the sale price is typically low - the value attributed to the improvements which are typically large two
storey dwellings is higher - in this example the MVP (Land Value to Improved Price Ratio) Ratio will be in
the range of 40%-50%, but in areas of high demand with aging housing stocks the MVP will be higher - in
the range of 65%-75%. The table in MVP ascending order readily indicates the high and low extremes of
this Ratio and is helpful to indicate where further sales analysis and valuation work may be needed. This
will be used to focus on which areas need attention.
Upon the value recommendations being exported CVS undertakes all required checking and reporting as
set out in the procedures manual.
In summary but not limited to, the CVS team of Valuers have completed the following objectives to meet
and exceed the standards required by the LPI. Each of the pertinent milestones that CVS have met is
explained below:
In summary but not limited to, the CVS team of Valuers have completed the following objectives to meet
and exceed the standards required by the LPI. Each of the pertinent milestones that CVS have met is
explained below:
1. Component Integrity Checking:
 Component Details checked for accuracy
 Component Data Table produced for checking of correctness of BMs and to review other
statistical measures such as the QRP and investigate if the component structure can be
improved.
 Valmap checking for foreign entries
2. Sales Analysis has been undertaken with the assistance of various filters and sorts developed by Crown
to identify that best assists the determination of Land Values, including:
 Sale DA searching
 Contract Date sorting
 Price / Value ratio
3. Sales Analysis Adjustments:
 Paired sales
 Development costs & rents collected
4. Sales Inspections with LPI
5. Confirm analysis with LPI
6. Inspect & Value Benchmark:
 Benchmark to be valued by direct comparison to adjusted sales
 Factor determined from the valuation of the BM
7. Apply Quality checks in accordance with the Procedure Manual:
 Land values to adjusted sales
 Check values determined from the valuation of the reference BMs
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Crown work practices require additional quality checks to be undertaken to ensure higher valuation
accuracy. These include;
Identify outliers including high and low values to be checked against relevant market evidence:
Filters available on Crown.Net to identify outliers or subgroups include: selection by Property ID number,
property address, area, dimensions, value, legislative basis, component code, attribute coding, legal
description, allowances, date valuation made, workflow identification number, sale price, sale date, $/m2
of land value rate, rate per unit and resultant density rate/dwelling for strata properties, owners name and
property name.
Apply Quality checks to all sales in the component:
Use the CVS to select all sales, cull unrepresentative sales. Our software is then able to further filter the
sales to remove out of line sales to improve the representation of the sample selection. The resulting
statistics are then useful; the MVP can help to confirm value levels, and should reflect the type and quality
of housing the component. Different localities should show different MVP's, for example in outer suburbs
with new housing development, the land value component of the sale price is typically low - the value
attributed to the improvements which are typically large two storey dwellings is higher - in this example
the MVP (Land Value to Improved Price Ratio) Ratio will be in the range of 40%-50%, but in areas of high
demand with aging housing stocks the MVP will be higher - in the range of 65%-75%.
CVS then takes this information further. Each sale becomes a de-facto “Reference Benchmark” and by
sorting the sales into sale price to land value ratio it becomes apparent where the Land Values are too low
and where they may be too high. CVS has found this an efficient way to assist in checking values in
components with a large number of properties.
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This report has been prepared by and signed by:

Mark Everitt (AAPI, CPV)

Patrick Long (AAPI, CPV)

Contract Services Manager
North Harbour Contract
Crown Valuation Services
3rd of November 2014

Valuer
North Harbour Contract
Crown Valuation Services
3rd of November 2014
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Information Sources


North Sydney Council website



Knight Frank-North Shore Office Review



Colliers International



PPR Research



North Sydney Council Community Profile (profile.id)



Department of Lands – Spatial Information Exchange



Colliers Research



Department of Planning website



Urbis North Sydney Office Review



NSW Legislation



Savills Research



Property Council of Australia



Department of Housing website



Property Council of Australia



Valuation of Land Act 1916



Department of Planning website



RP Data



Pricefinder



Residex
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