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EXECUTIVE SUMMARY
LGA OVERVIEW
Port Stephens Local Government Area
Port Stephens is located on the Hunter Coast of New South Wales, approximately 200
Kilometres north of Sydney and adjoining, immediately to the north, the Newcastle Local
Government Area.
Port Stephens boasts both rural and coastal environments and a rapidly growing population
base supporting a range of industries and businesses including the growth aerospace
industry associated with Newcastle Airport RAAF base located at Williamtown.
Industrial land at both Tomago and Heatherbrae is available for development with these
areas offering key advantages of proximity to Newcastle Airport, major transport corridors,
and large commercial centres within Newcastle.1
Newcastle Airport and Williamtown RAAF Base are key economic drivers for Port Stephens
and the wider Hunter Valley. Other major employment industries include tourism,
government, transport and logistics, manufacturing, construction and retail.
There are various commercial and industrial developments, residential, medium density and
Greenfield residential development opportunities throughout the LGA. Some of these
developments are discussed in this report.
Port Stephens benefits from its geographical proximity to Newcastle, with many associated
businesses and industries being located within Port Stephens.

Port Stephens LGA Last Local Government Valuation
The previous Local Government Valuation was undertaken July 1, 2013. Port Stephens LGA
real estate values have generally shown a marginal increase since this date.

Number of properties valued this year and the total land value in dollars
Port Stephens LGA comprises 29,319 entries which have been valued this year for the 2015
program. Overwhelmingly residential zoned land dominates the number of roll entries with
over 81.67% of the roll (about 23,945 entries) comprising residential lands.
Rural and Environmental lands are defined as non urban zoned lands represent only about
3,524 entries in the roll, which is approximately 12.02% of the roll entries for Port Stephens
LGA.
Commercial zoned lands constitute approximately 590 entries within the roll for Port Stephens
LGA, which equates to approximately 2.01% of the current roll entries. Maitland LGA in
comparison has about 5.3% commercial zoned lands, with Cessnock LGA having about 2.7%
and Dungog LGA, about 2.8%.
Industrial zoned lands in Port Stephens LGA comprise 585 industrial zoned entries currently
recorded for the Port Stephens LGA roll. This represents approximately 1.99% of all entries in
1

www.businessportstephs.com.au
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the roll with some of these entries comprising multiple lots held as a single roll entry. Maitland
LGA in comparison has about 0.4% industrial zoned lands, Dungog LGA 0.7% and Cessnock
LGA, about 1.0%.
Refer to the following table for total values by zone year to year:

Properties Valued and Total Land Value - 010 Port Stephens
Zone

Zone Code

Number
of
Entries
@ 2015

2015 Total Land
Value

Residential

R1, R2, R3,
R5

Rural

RU1, RU2,
RU3, RU5

3066

$

Commercial

B1, B2, B3,
B4, B5, B7

590

Industrial

IN1, IN2, IN4

Infrastructure

7.86%

875,919,081

816,557,581

7.26%

$

275,131,150

$274,463,150

0.24%

585

$

245,899,561

$260,446,371

-5.58%

SP1, SP2,

223

$

80,353,611

$

79,489,612

1.08%

Environmental

E1, E2, E3,
E4

458

$

150,511,780

$

142,794,660

5.40%

Public Recreation

RE1, RE2

429

$

109,051,270

$

109,274,890

0.20%

Waterways

W2

23

$

3,640,500

$

3,615,500

0.69%

29,319

$ 5,617,130,470

% Change

$5,207,629,780

Total

23,945

Prior Annual
Valuation (2014)

$ 7,357,637,423

$6,894,271,544

6.72%

State & Local Government Legislation for LGA
The Port Stephens Local Environmental Plan (LEP) 2013 came into effect on 22 February 2014
and comprises a written instrument and zoning maps. The PSLEP is the main environmental
planning instrument that applies to the Port Stephens Local Government area.
The aim of the Port Stephens Local Environmental Plan (LEP) 2013 is to make local
environmental planning provisions for land in Port Stephens in accordance with the relevant
standard environmental planning instrument under section 33A of the Act

Market Overview and Sales of Particular Interest
To date in the current 2014 Annual Program for the Maitland Contract we have completed
sales analysis for 1,743 sales (628 Sales in Port Stephens LGA) used to determine the 2015
value recommendations, which have now been accepted and applied within Valnet after
comprehensive statistical and quality assurance checks were completed by both us as the
contractor responsible and by LPI in the function of Audit Managers.
These sales have
146 components
recommendations
entries at the
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and 408 benchmarks being valued to determine the 2015 value
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SIGNIFICANT ISSUES AND DEVELOPMENTS
Significant issues and developments have been reported throughout the year, as they happen
in the Monthly Progress Reports. Issues and developments reported have included:
Williamtown Contamination
A toxic leak of the fire fighting chemicals perfluorooctane sulfonate (PFOS) and
perfluorooctanoic acid (PFOA) from Williamtown RAAF base into surrounding properties and
ground water was reported in local media in August. The chemicals were historically used in fire
fighting foams at the RAAF base. The EPA issued warnings to residents on 4th September
advising of significant contamination issues in the vicinity of the Williamtown RAAF Base. We
have identified those properties which are located within the ‘exclusion zone’ map provided by
council and tagged these with a ‘property identifier’. We have been in contact with the EPA.
They have indicated they may also be able to provide a list of affected properties by lot/DP for
comparison with our list. We obviously have no market evidence as yet on possible impact on
values; however media reports are indicating commercial/mortgage valuations on affected
properties reflecting ‘zero’ values

Multi-million dollar development boosts confidence in Nelson Bay CBD
Port Stephens Council approved the final component of a multi-million dollar redevelopment of
one of Nelson Bay's landmark accommodation properties, paving the way for a reinvigoration
for the CBD. The Marina Resort development will comprise two towers of residential
apartments, hydrotherapy pool and car park were lodged shortly afterwards. The total
development will deliver 94 one, two, three and four bedroom apartments, two pools and a 400seat conference centre to the site on Magnus Street. The total project is worth more than $26
million.

SIGNIFICANT VALUE CHANGES
 Summary of Valuation changes to Residential Land
Residential Zoned Lands

7.86% from 2014 to 2015

The residential market sector represents the largest segment in terms of entries and value
within the Port Stephens valuation roll. An ongoing positive trend continues with value increase
of 7.86% after the 2014 result of 2.3% increase after the four years of negative results.
The residential sector comprises over 23,000 entries which are separated into 36
components. Through the application of the primary component factors, 31 of these
components indicated factors in excess of 1.00, with the remainder indicating no change at all.
 Summary of Valuation Changes to Rural land
Non Urban Zoned Lands

6.99% from 2014 to 2015

Rural/Environmental zoned lands (nonurban) comprises 19 components. Through the application of
primary component factors, 17 components showed an increase with the remainder remaining
unchanged.
The change in values is largely attributed the smaller lifestyle lot entries which have seen rises in the
order of 5-16% increases over the valuation year.
November 12, 2015
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The components that have little or no increase in values are in the main larger properties and the
more restrictive environmentally zoned properties.

 Summary of Valuation Changes to Commercial land
Commercial Zoned Lands

0.24% from 2014 to 2015

Commercial property in Port Stephens is represented by 10 components. Overall in 2015,
values essentially remained flat (marginal increase of 0.24%). Three components showed a
marginal increase, one component decreased in value while the remainder showed no change
to value.
 Summary of Valuation Changes to Industrial Land
Industrial Zoned Lands

-5.58% from 2014 to 2015

Industrial property in Port Stephens is represented by 5 components. Overall in 2015, values
decreased by -5.58%, this was driven primarily by properties in Tomago as a result of the
downturn in mining related investment. Other localities including Raymond Terrace and
Heatherbrae remained unchanged in value.
 Summary of Valuation Changes to Other Zoned Lands
Other Zoned Lands
0.35% from 2014 to 2015
Other zones include open space RE1 and RE2, W2 recreational waterways and the special
uses zones SP1, SP2 . Generally these zones have very little if any sales activity from year to
year. Values are reviewed utilising the most comparable sales evidence available with an
overall view to the changes occurring in values across the LGA as a whole. A marginal increase
was applied to component REB (RE2) of 1.05 with the balance of properties within this category
remaining unchanged.
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Disclaimer – Purpose of this Report
The purpose of this report is to provide preliminary advice to both council and LPI for the 1
July 2015 General Valuation of Port Stephens Local Government Area. The report has been
produced on behalf of the Valuer General.
The land values have been specifically made for rating and taxing purposes. Land values
produced as part of this process should not be used for any other purpose without the
specific agreement of the Valuer General.
Land values must have regard to specific requirements and assumptions in rating and taxing
legislation. Consequently these valuations may vary from market levels.
The land values have been determined using a methodology prescribed by the Rating and
Taxing Valuation Procedures Manual. The Manual allows mass valuation methodologies that
involve assessing large numbers of properties as a group to be utilised where appropriate.
Mass valuation methodologies are by their nature likely to be less accurate than individually
assessed valuations, however are utilised worldwide for rating and taxing purposes to deliver
valuations within an acceptable market range.
Town planning, land use and other market information contained in this report have been
compiled based on enquiries undertaken during the valuation process. Third parties should
make their own inquiries into these details and should not rely on the contents of this report.
The Valuer General disclaims any liability to any person who acts or omits to act on the
basis of the information contained in this report.
More information on the valuation process is available from the Land and Property Information
website at www.lpi.nsw.gov.au/valuation

November 12, 2015

Page | 7

010 PORT STEPHENS 2015
FINAL REPORT

LGA Overview
Important Statistics:

Population
2
69,728
ABS ERP 2014

Land area
97,900 hectares
2
(979 km )

Population density
0.71 persons per hectare

Port Stephens Local Government Area (LGA) has the second largest number of entries within
the Maitland Contract which also comprises the LGAs of Maitland, Cessnock and Dungog.
Port Stephens is located on the Hunter Coast of New South Wales, approximately 200
Kilometres north of Sydney and adjoining, immediately to the north, the Newcastle Local
Government Area.
Port Stephens boasts both rural and coastal environments and a rapidly growing population
base supporting a range of industries and businesses including the growth aerospace
industry associated with Newcastle Airport RAAF base located at Williamtown.
Industrial land at both Tomago and Heatherbrae is available for development with these
areas offering key advantages of proximity to Newcastle Airport, major transport corridors,
and large commercial centre’s within Newcastle.3
Newcastle Airport and Williamtown RAAF Base are key economic drivers for Port Stephens
and the wider Hunter Valley. Other major employment industries include tourism,
government, transport and logistics, manufacturing, construction and retail.
There are various commercial and industrial developments, residential, medium density and
Greenfield residential development opportunities throughout the LGA. Some of these
developments are discussed in this report.
Port Stephens benefits from its geographical proximity to Newcastle, with many associated
businesses and industries being located within Port Stephens.
Newcastle is second largest City in New South Wales and seventh across Australia. The
City offers Port Stephens resident’s easy access to employment opportunities, Major
shopping centre’s, University and major hospital facilities. Newcastle also has a working
harbor, which plays a vital role in the national economy in terms of exports earnings;
primarily coal exports which is a key employment driver throughout the Hunter region.

2
3

This is the Estimated Residential Population, updated each year according to profile.id.com.au
www.businessportstephs.com.au
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Principal Towns
 Raymond Terrace
Raymond Terrace is situated entirely to the east of the Hunter and Williams rivers and
consists of three distinct regions. The north and south regions are primarily rural/semi-rural
and occupy approximately 74% of the town's land with only 3% of the population living in
these areas. Most of the population lives in the town itself.
The centre of the town, where the shopping district is located, is adjacent to the Hunter
River, just south of the confluence of the two rivers. Access to the northern sides of the
rivers is via the Fitzgerald bridge which crosses the Williams River immediately adjacent to
and upstream of the confluence.3
 Tomago
Is a combined industrial/semi-rural suburb of the Port Stephens local government area in
the Hunter Region of New South Wales, Australia. It is located just north of the Hunter
River and west of the body of water known as Fullerton Cove.
Major industrial sites in the area are the Tomago aluminium smelter, Forgacs Shipyard, Valley
Longwall International and the Tomago Sandbeds water treatment works.3
 Nelson Bay
Is located on a bay of the same name on the southern shore of Port Stephens about 60
kilometres (37 mi) by road north-east of Newcastle, its nearest rail link. At the 2011 census,
Nelson Bay had a population of 5,396. It is a major tourism centre, particularly for dolphin
and whale watching, surfing, diving, fishing and other recreational aquatic activities.
The eastern boundaries of Nelson Bay lie within the Tomaree National Park while the
southeastern section is almost entirely within the park.3
 Corlette
Corlette is located just to the west of Nelson Bay on the shores of Port Stephens. It was named
after Captain James Corlette who skippered the 63 tonnes (62 long tons) cutter Lambton which
was the first privately owned local vessel. The Corlette was first used to ship timber and wool
out of Port Stephens in 1816.
While property values throughout the suburb average around $475,000, in the most affluent
areas on the shores of Salamander Bay individual sale prices of $3.7 million have been
realised.3
 Soldiers Point
Located on the southern shores of Port Stephens it is almost entirely surrounded by the port
and is a popular location for fishing and boating. While primarily residential it, like other
suburbs around Port Stephens, is a popular tourist destination, especially in summer
months.
Soldiers Point was originally the site of a garrison of soldiers that was established in 1820 to
hunt down escaped convicts.3
 Anna Bay
The suburb and town are immediately adjacent to the north-eastern end of Stockton
Beach and the town provides one of the major entry points to the beach here. Both were
named after the bay of the same name which is now located in the adjacent suburb of One
Mile.
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 Main Industry
Due to its position in a broader regional economy, Port Stephens has a unique combination
of industries with four key industry sectors:

Defence & Aviation

Manufacturing & Logistics

Retail & Services

Tourism
All sectors of industry are becoming more skill intensive and knowledge based.
Communications technologies have also driven change and created new opportunities. The
development of high speed broadband has enabled service industries to operate outside of
capital city locations and has encouraged the development of home based employment and
telecommuting. All of these factors favour locations like Port Stephens. A focus on energy
efficiency and transport efficiency is creating highly efficient intermodal logistics networks to
distribute products to markets by road, rail and air. The tourism market is changing as
people seek new experiences and short breaks rather than extended holidays.
Employment ratios are changing in service industries, as new retail formats are emerging
and new businesses are developing to meet service needs. Hours of work are changing,
with a number of people in service industries opting for part-time employment or a portfolio
of jobs.
Lifestyle factors (including employment structures and work-life balance) are becoming
important as businesses seek to attract and retain talent. In this environment of change,
Port Stephens has a number of assets including a quality environment, lifestyle options,
affordable housing, key infrastructure and jobs in a growing economy. Over the last 10
years, the area has moved to become a lifestyle location, service centre and value added
manufacturing and defence technology hub.
 Significant retail Centres
There are no regional shopping centres in the Port Stephens LGA. The main retail centres are
within Raymond Terrace, Nelson Bay and Salamander Bay with smaller shopping areas in
Anna Bay, Tanilba Bay, Medowie and Karuah.
 Type of Residential Development
In the Port Stephens LGA, the majority of residential development is single and two-storey
detached dwellings.
There are small pockets of residential medium/high density
development in Raymond Terrace, Nelson Bay, Soldiers Point and Shoal Bay.
 Port Stephens LGA Key Statistics (as at 2011 Census)
The following statistical tables have been sourced from the Australian Bureau of Statistics,
Quickstats website.
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State & Local Government Legislation for LGA
Planning documents guide Council when determining proposed development within a city.
There are three levels of planning instruments that apply within a Local Government Area
(LGA). These are:


Local Plans (including Local Environmental Plans and Development Control Plans



Regional Plans



State Environmental Planning Policies

A Local Environmental Plan (LEP) is prepared by councils to guide planning decisions and
control development through land use zoning and development standards.
The main function of an LEP is to separate incompatible land uses through land use zones.
In addition, LEPs often include other planning provisions which set out additional planning
controls or matters to consider so to guide development.
Each council in NSW is required by law to have an LEP, which is prepared by council in
consultation with the community before it is approved by the Minister for Planning. The
Minister for Planning grants approval in accordance with the Environmental Planning and
Assessment Act and its associated Regulations.

Local Environmental Plan (LEP) 2013
The Port Stephens Local Environmental Plan (LEP) 2013 came into effect on 22 February 2014
and comprises a written instrument and zoning maps. The PSLEP is the main environmental
planning instrument that applies to the Port Stephens Local Government area.
The aim of the Port Stephens Local Environmental Plan (LEP) 2013 is to make local
environmental planning provisions for land in Port Stephens in accordance with the relevant
standard environmental planning instrument under section 33A of the Act
 The Lower Hunter Regional Strategy (LHRS) 2010
In 2010 a plan was prepared to ensure the region develops in a strong and sustainable way.
The NSW Government’s 25-year land use strategy for the region guides local planning in the
five local government areas of Newcastle, Lake Macquarie, Port Stephens, Maitland and
Cessnock.
The Lower Hunter Regional Strategy is a land use planning document that outlines the
provision of sufficient, appropriately placed housing and employment land to cater for the
Region’s predicted growth over the next 25 years. The strategy is based on population growth
projections which forecast that there will be an additional 160,000 people in the Region by
2031.
 Draft Rural Residential Strategy
Port Stephens Council resolved on 28 July 2015 to place the Draft Port Stephens Rural
Residential Strategy on public exhibition.
Rural Residential development refers to land in a rural setting, used for dwellings that are not
primarily associated with agriculture with a minimum lot size of 4000m2.
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The Draft Strategy has been prepared to provide a framework to consider future Planning
Proposals and aims to:
 To provide a framework for which Council can assess the appropriateness of future rural
residential development proposals.


To ensure future development protects the environmental and cultural values of the area.



To ensure that existing prime agricultural land is preserved and agricultural industries are
able to prosper and expand without being unduly limited by neighbouring residential uses.



To ensure that rural residential development does not hinder the strategic development of
urban settlements in the future.



To ensure new developments can have access to an appropriate level of community
services in a cost effective manner.

 Williams River Catchment Regional Environmental Plan 1997
The aims of this plan are to protect and improve the environmental quality of the Williams
River catchment through the management and use of the catchment’s resources in an
ecologically sustainable manner.
 Port Stephens Futures Strategy 2009
Developed with extensive community and State Government consultation and adopted on 13
October 2009 the Strategy comprises of a series of strong statements about the future of
Port Stephens and how to achieve desired outcomes.
 Port Stephens Planning Strategy (PSPS) 2011
The Port Stephens Planning Strategy (PSPS) was adopted by Council on the 20 December
2011. The PSPS is one of a suite of high level strategic documents produced by Port Stephens
Council to guide the operations of the Council, and the future growth and sustainability of the
Local Government Area.
The PSPS responds to the State Government's Lower Hunter Regional Strategy and Lower
Hunter Regional Conservation Plan by providing local level detail, and by incorporating the
results of more recent studies, such as the Port Stephens Commercial and Industrial Land
Study and the Rural Lands Study.
The primary purpose of the PSPS is to guide land use planning and decision making for
development and environmental outcomes. The PSPS provides the framework for the broad
strategic base to manage growth and is supplemented by the development of sub-strategies
to provide an additional level of detail for specific areas or issues.
These sub-strategies facilitate the release of urban lands supported by timely infrastructure
provision such as the new release areas of Kings Hill (North Raymond Terrace), Anna Bay
and Medowie, the emerging Heatherbrae Enterprise Corridor and Defence and Airport
Related Employment Zone Business Park, and the continued development of Raymond
Terrace as the major regional centre.
 Anna Bay Strategy and Town Plan 2008
This Strategy was adopted on 16 December 2008 and guides the management of future
population growth and the building of neighborhoods in Anna Bay. It establishes a context
and policy direction for future rezoning requests and development controls in the Anna Bay
area. It also integrates the location, timing and funding for community facilities and
infrastructure.
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 Karuah Growth Strategy 2011
Adopted on 20 December 2011 and jointly prepared by Port Stephens and Great Lakes
Council, this Strategy provides direction for the future urban growth while recognising the need
to protect the highly valued environmental lands of the area.
 Medowie Strategy 2013
Adopted on 23 April 2013 the Strategy guides the management of future population growth
and the building of neighborhoods in Medowie. It establishes a context and policy direction
for future rezoning requests and development controls in the Medowie area. It also
integrates the location, timing and funding for community facilities and infrastructure.
 Nelson Bay Town Centre and Foreshore Strategy 2012
Adopted on 24 April 2012 the Strategy provides a vision for change and details the key
initiatives and strategies that will guide the Town Centre and the Foreshore, while the
Improvement Program outlines key public domain improvements, a framework to guide
infrastructure and capital improvements, and facilitate the delivery of the Strategy.
Key recommendations of this Strategy include new development controls that will be
implemented through a proposed new Nelson Bay Town Centre locality chapter in the Port
Stephens Development Control Plan (DCP), recommendations for additional clauses to be
included in the Port Stephens Local Environment Plan 2000 (and subsequently the Port
Stephens Local Environmental Plan 2012 (Standard Instrument Principal LEP). Once
drafted, both of these documents will be placed on public exhibition and will be available for
public comment.
 Port Stephens Commercial and Industrial Lands Study 2010
Prepared by SGS Economics and Planning in July 2010 for Port Stephens Council, the study
informs Councils strategic land use planning with a detailed investigation into the role of
industrial land within the LGA.
 Port Stephens Rural Strategy and Port Stephens Rural Lands Study 2011
Prepared by Edge Land Planning and completed in February 2011 these documents inform
Council’s strategic land use planning.
 Williamtown Defence and Airport Related Employment Zone (DAREZ) Land Use
Development Strategy 2008
The Lower Hunter Regional Strategy that was released in October 2006 identifies where future
employment lands are to be focussed to meet the demands of the expected population growth
in the region. Logically the land in the vicinity of the RAAF Base Williamtown and Newcastle
Airport has been earmarked as having potential for employment generating development.
GHD Pty Ltd was engaged by the Department of Planning in May 2006 to prepare a Land
Use and Development Strategy for the proposed DAREZ Zone at Williamtown.
The Strategy was prepared in consultation with the Project Control Group which included
representatives from Port Stephens Council, the Department of Planning, the Department of
Defence, Hunter Water Corporation, Newcastle Airport Limited, NSW Premiers Department
and the Department of State and Regional Development.
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The Williamtown DAREZ Land Use Development Strategy was adopted on 24 June 2008
and was developed in order to present the outcomes for a preferred land use scenario for
the staged development of the subject area over the next 10 to 25 years.
It provides a development control framework to guide the future use of the land within the
proposed employment hub. It has been prepared in the form of a Local Environmental Study
so that it may be used by Port Stephens Council to assist with the rezoning process and to
progress the development of the land as an important regionally significant employment
generating initiative.
Port Stephens Local Environmental Plan (LEP) Amendments
These amendments are tracked using the Department of Planning Gateway System with
amendments reported in each Monthly Progress Report for the Port Stephens Contract.
Most LEP Amendments relate to changes in zoning, enabling clauses, heritage listing etc.
Market Overview & Sales of Particular Interest
Port Stephens LGA comprises 29,319 entries which have been valued this year for the 2015
program. Overwhelmingly residential zoned land dominates the number of roll entries with
over 81.67% of the roll (about 23,945 entries) comprising residential lands.
The bar chart on the previous page shows the trends diagrammatically for particular zones and
total for Port Stephens LGA for 2015. The pie charts represent total value composition and
total entry composition.
Rural land represents only about 3,066 entries in the roll, which is approximately 9.56% of the
roll entries for Port Stephens LGA. Commercial zoned lands constitute approximately 590
entries within the roll for Port Stephens LGA, which equates to approximately 2.01% of the
current roll entries. Maitland LGA in comparison has about 5.18% commercial zoned lands,
with Cessnock LGA having about 2.7% and Dungog LGA, about 2.8%.
Industrial zoned lands in Port Stephens LGA comprise 585 industrial zoned entries currently
recorded for the Port Stephens LGA roll. This represents approximately 1.99% of all entries in
the roll with some of these entries comprising multiple lots held as a single roll entry. Maitland
LGA in comparison has about 0.4% industrial zoned lands, Dungog LGA 0.7% and Cessnock
LGA, about 1.0%

Total Entries Composition
2%
2%

1%2% 1% 0%

2%
3%

Residential 81.67%

1%

Total Value Composition
2%

0%

Residential 79.18%

4%

Rural 12.35%

Non Urban 10.46%

10%

Commercial 2.01%

Commercial 3.88%

12%

Industrial 2.00%

Industrial 3.47%

Infrastructure 0.76%

Infrastructure 1.13%
Environmental 2.12%

Environmental 1.56%
82%

Public Recreation 1.46%
Waterways 0.08%
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Main Features of the Market and Market Movent since Previous Valuation
Total Values of All Lands

6.72% for 2015

The overall increase in values of 6.72% builds on the previous marginal increase for the 2014
program of 1.25% which followed marginal falls for the previous 4 years. The value increase
reflects an increase in buyer demand and in sales activity within the residential and rural market
sectors, which represents the majority of entries and majority of value within the Port Stephens
local government area (LGA).
This trend is similar to the overall increases experienced in the LGAs of Maitland and Cessnock
but contrary to the falls experienced in Dungog LGA. Both Maitland and Cessnock have been
beneficiaries of the local Coal Industry Resources Boom which has contracted since 2012.
The opening of The Hunter Expressway in March 2014 and the completion of road widening on
Nelson Bay Road finishing June 2015, have seen travel times between Newcastle, Port
Stephens and the Upper Hunter continue to improve, which has continued aggregate demand
for property within these districts at reasonable high levels.
Port Stephens’ local economy, which includes the property sector, is also driven by factors such
as specialised industry and a significant tourism industry within the Bays area.
Australia’s monetary policy over the last 12 months has seen very stable interest rates in an
effort to increase overall demand within the national economy, the Port Stephens property
sector as with Cessnock, Maitland and Newcastle has benefitted from this stable,low interest
economic environment .
Residential Land Values

7.86% for 2015

The residential market sector represents the largest segment in terms of entries and value
within the Port Stephens valuation roll. An ongoing positive trend continues with value increase
of 5% after the 2014 result of 2.3% increase after the four years of negative results.
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The residential sector comprises over 23,000 entries which are separated into 36 components.
Through the application of the primary component factors, 31 of these components indicated
factors in excess of 1.00, with the remainder indicating no change at all.
Noteworthy suburbs indicating increases include most of Raymond Terrace and Medowie.
These suburbs, this due to their relatively low base value and their close proximity to the major
transport routes, Newcastle Airport and the Royal Australian Air Force Base (RAAF). Properties
offer reasonably good value for money as permanent residential housing in comparison to other
areas of the districts.
New residential sub-divisions located in Fern Bay, Fullerton Cove, Medowie and Corlette
continue to show modest growth with allotments selling before or soon after registration.
All other residential zoned areas throughout the Nelson Bay LGA have shown modest
increases with exception of Karuah/Swan Bay, Anna Bay/Fishermans/ Boat Harbour ocean
fronts and Tanilba Bay/Mallabulla/Lemon Tree Passage waterfronts. The sales evidence for
these localities demonstrated that values have remained static.
Rural Zoned Land Values

6.99% for 2015

Rural/Environmental zoned components (non urban) comprises over 3,524 entries separated
into 19 components. The 6.99% builds on the marginal 2014 increase of 1.8% after the four
preceding valuation years showed decreases.
Overall value levels have continued to show increases through the majority of locations. The
local road infrastructure improvements (Nelson Bay Road widening), has seen strong sales
through most components with good access and located in the more densely developed
locations of the LGA.
Larger lots and the more isolated localities have seen little or no growth in values over the
valuation year. The primary factors that were applied are location specific and reflect the
general location market trends indicated from sales evidence.Through the application of
primary component factors, 17 of the 19 components experienced an increase in values with
only 2 remaining unchanged with lack of sales evidence and surrounding market trends
indicating no increase in values was required.
Commercial Zoned Land Values

0.24% for 2015

Commercial property in Port Stephens is represented by 10 components. Overall in 2015,
values essentially remained flat (marginal increase of 0.24%). Three components including
BAA and BAE which are fringe B1 zones and BAD which is B3 core zone in Salamander Bay
showed factors of 1.026, 1.034 and 1.032 respectively. The B7 component of BAJ which is
represented by more industrial type uses in Taylors Beach and Salamander Bay showed a
moderate fall with a primary factor of 0.964. This was in line with falls across the industrial
sector due to a general slow down in mining related investment. The remaining six components
remained unchanged.
Stability in commercial values has occurred for the past three years, after a prolonged trend of
falling values over preceding years (post GFC). The local economy and property market have
gone through a period of consolidation and confidence appears to be returning and a new
phase of growth may be imminent. Commercial vacancy rates have reduced; a number of
residential developments are mooted while redevelopment of the Nelson Bay Coles to a
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Woolworths anchored Shopping Centre is well under way. The redevelopment of the
Newcastle Airport at Williamtown is also providing an investment stimulus to the local economy,
with the new Mercure Hotel Convention Centre opened in July.
Industrial Zoned Land Values

- 5.58% for 2015

Industrial property in Port Stephens is represented by 5 components. Overall in 2015, values
decreased by -5.58%, this was driven primarily by significant fall in values for properties located
in Tomago as a result of the downturn in mining related investment. Other localities including
Raymond Terrace and Heatherbrae remained unchanged in value.
Solid demand and firm values were demonstrated for small to mid-size properties in
Heatherbrae where new development has occurred recently, however sales of smaller lots
within Tomago showed slow demand and a fall in values. A small number of heavily improved
large-scale industrial sales occurred in Tomago which showed very little added value for very
large but slightly obsolete buildings. Possibly a reflection of easing demand emanating from the
mining related sector.
Other Zoned Land Values

0.35% for 2015

Other zones include open space RE1 and RE2, W2 recreational waterways and the special
uses zones SP1, SP2 . Generally these zones have very little if any sales activity from year to
year. Values are reviewed utilising the most comparable sales evidence available with an
overall view to the changes occurring in values across the LGA as a whole. A marginal increase
was applied to component REB (RE2) of 1.05 with the balance of properties within this category
remaining unchanged.
In Conclusion
The overall trend of value increases in 2015 at 6.72% builds on 2014’s increases of 1.25%
following previous falls experienced in 2013, 2012, 2011 and 2010 (prior government valuation
year).
Since 2013 (General Valuation Year) overall the total valuation of the roll has increased by
6.25%, notwithstanding the slight increase in the number of entries being valued since that
time. We consider that moving forward into 2016, the stabilisation of values for most segments
of the market in Port Stephens will continue, after considerable decreases in previous years.
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LPI Provided Median Sales and Activity Charts
The LPI provide the following information to contractors in relation to changes in median values
across three broadly defined market segments. These are: 

Properties Zoned Residential



Properties Not Zoned Residential



Strata Properties (All Zones)

The use of Median value changes is an accepted means of comparison from one year to
another, with no distortions of value changes being the result from poor grading or inconsistent
application of values. This is why the LPI choose to focus on this measure and why this
information is provided back to contractors as a source of trends.
In fact this information is provided to all contractors and actually measures every LGA in the
state over the same three year period.

This information makes for some interesting

comparisons between different districts and even adjoining districts.
The following graphs have been provided by Land & Property Information and comprise Median
Sales Charts for the period June 2013 to May 2015.

Port Stephens Sales – July 2013 – June 2015
Contract Exchange Date for sales as received at LPI before 1 September 2015

According to the LPI charts, “Properties Zoned Residential” from July, 2013 through to June
2015, the Median Purchase Price increased marginally from $250,000 to $400,000 with very
little volatility. Sales volumes ranged from 140 to 155 properties per month with a reasonable
amount of volatility.
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With respect to the graph below showing properties “Not Zoned Residential”, from July 2013
through to June 2015, the “Median Purchase Price” indicated a reasonable amount of volatility
ranging from as low as $310,000 up to as high as $505,000. Sales volumes indicated a similar
amount of volatility with sales volumes ranging from 13 to 21 properties a month.

With regard to “Strata Properties (All Zones)”, from July 2013 to June 2015, the Median
Purchase Price decreased marginally from around $275,000 to $355,000 with little volatility.
Sale volumes on the other hand went from 23 to 41 properties per month with a large amount
of volatility.
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Sales of interest 2015
The following sales are of particular interest, in that we consider them key sales that
represent what is happening to particular segments of the market.
Address

Sale Price Sale Date Land Area

66 Sandy Point Road, Corlette 2315

$2,490,000 13/10/2014531.1m2

Adjusted
$/sqm
Zoning
Land Value
$ 1,283,400 $2,416.49
R2

Property Description

.

Improved. Tar sealed road with kerb and gutter. Fully
serviced. Set to road alignment, near level, regular in shape.
Zoned R2 low density residential. Backs Port Stephens
council waterfront reserve, obtaining expansive water views
north over Nelson Bay.
Identified on Council mapping as Flood Prone Land and
Bushfire Prone Land.
Commentary
Located in a residential area with surrounding development
comprising predominantly contemporary dwellings. Erected
upon the land is a circa 2000s single storey double brick
and ribbed metal roof dwelling with 6 bedrooms, 3
bathrooms, double garage with mezzanine, car port,
covered outdoor areas and established grounds.
Improvements in above average standard finish. Sold by
Ray White - Port Stephens

Address

Sale Price

Sale Date Land Area

20 Gymea Way, Nelson Bay 2315

$1,925,000 15/03/2015 1289m2

Adjusted
Land Value
$

462,000

$/sqm

Zoning

$423.20

R2

Property Description
Improved. Tar sealed road with kerb and gutter. Fully serviced.
Set to road alignment, near level, regular in shape. Zoned R2
low density residential. Located in an elevated new sub-division
overlooking Nelson Bay known as "Nelson Ridge".
Approximately 1.5 kilometres south-west of Nelson Bay CBD.
Bushfire prone.

Commentary
Located in a developing housing estate with surrounding
development comprising predominantly contemporary dwellings
and vacant land. Considered a market sale. Sold by McGrath
Newcastle City - Newcastle. Erected upon the land is a circa 2014
triple storey concrete and steel framed with ribbed metal roof
architect designed dwelling with 4 bedrooms, 3 bathroom, large
double garage, covered and uncovered outdoor areas, infinity
edge pool and established grounds. Improvements in above
average renovated condition, finished to a very high standard.
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Address

Sale Price

15 Green Wattle Creek Road, Butterwick 2321

Sale Date Land Area

$1,360,000 21/01/2015 112.4 h

Adjusted
Land Value
$

615,250

$/h
$0.55

Zoning
RU2

Property Description
Improved. Unsealed all weather road access. Set above road
alignment, level to undulating, mainly cleared grazing land
rising steadily to the North West and north east timbered
slopes. Zoned RU2 Rural Landscape.
.
Located approximately 19 kilometres north east from Maitland
CBD and approximately 30 kilometres north west from the
Raymond Terrace CBD.
The property is fenced into 4 paddocks with direct access to
the cattle yard. The paddocks have large water troughs that
have water fed to them from the main dams. The cattle yards
are complete with cattle crush and digital scales for cattle
weighing.
Part bushfire prone. Acid Sulfate Soils Class 5
Commentary
Located in a rural residential area with surrounding
development comprises a mixture of rural holdings improved
with a variety of dwelling types. Erected upon the land is a
renovated and extended 1960s single storey brick/cladding
and metal sheet dwelling with 4 bedrooms. Self contained
flat attached to main dwelling via a breezeway.
Other improvements include substantial covered verandahs,
substantial metal shedding and open machinery
bays/carports, water tanks, 2 large dams, cattle crush and
fencing. Sold by Century 21 East Maitland. Considered a
market sale. DA consent for Staged Development - Rural
Landsharing Community.

Address

Sale Price

175 Spinnaker Way, Corlette 2315

$630,000

Sale Date

Land Area

30/01/2015 792.4m2

Adjusted
Land Value
274,000

$/sqm

Zoning

$367.74

R2

Property Description

.

Improved. Tar sealed road with kerb and gutter. Fully serviced.
Set to road alignment, steady cross fall, regular in shape.
Zoned R2 - Low Density Residential. Approximately 500 metres
from Bagnalls Beach.
Bushfire prone.

Commentary
Located in a residential area with surrounding development
comprising predominantly contemporary dwellings.
Considered a market sale. Sold by PRDnationwide - Port
Stephens. Erected upon the land is a circa 2000s single storey
brick and tile dwelling with 4 bedrooms, 2 bathrooms, double
garage, paved outdoor areas and established grounds.
Improvements in average original condition.
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Address

Sale Price

Sale Date Land Area

Adjusted
Land Value

2 Boat Harbour Road, Boat Harbour 2316

$530,000

10/04/2015 607m2

$

381,900

$/sqm

Zoning

$629.16

R2

Property Description
Improved. Tar sealed road with kerb and gutter. Fully serviced.
Set to road alignment, steady cross fall north to south, regular
in shape. Zoned R2 low density residential.
Located approximately 100 metres north of Boat Harbour
Beach and 2.8 kilometres east of Anna Bay shopping precinct
and local shops.
Acid Sulfate Soils Class 5. Bushfire prone.

Commentary
Located in a residential area with surrounding development
comprising a mixture of older style and contemporary
dwellings. Considered a market sale. Sold by Nelson Bay Real
Estate - Nelson Bay. Erected upon the land is a circa 1950s,
part two storey clad and ribbed metal roof dwelling with 3
bedrooms, 2 bathrooms, attached tandem car port, detached
double garage with workshop, covered veranda areas and
established grounds. Improvements in average original
condition.

Address

Sale Price

Sale Date Land Area

Adjusted
Land Value

15 Church Street, Nelson Bay 2315

$825,000

23/12/2014 2105m2

$

650,000

$/sqm

Zoning

$308.79

R2

Property Description
Vacant development site. Tar sealed road with kerb and gutter.
Fully serviced. Set to road alignment, near level, regular in
shape. Zoned R3 medium density residential. Located on the
southern fringe of Nelson Bays CBD.
Acid Sulfate Soils Class 5. Development controls include a
maximum building height of 15 metres.

Commentary
Marketed by several Agencies and sold by Raine & Horne Nelson Bay. Considered a market sale.
The allotment has development approval determined on
18/12/2007 (application number 1014/2000) for 21 Units over
two towers with five storey's comprising 2x5, 12x3, 2x4, 5x2
bedroom apartments with basement parking. Earthworks have
been undertaken.
Surrounding development comprises a mixture of low and
medium density development of varying ages and
construction types.
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Adjusted
Land Value

Address

Sale Price

Sale Date Land Area

16 Pastures Drive, Medowie 2318

$395,000

25/08/2014 10,000m2 $

395,000

$/sqm
$39.50

Zoning
R5

Property Description
Vacant land. Tar sealed road with kerb and gutter. Fully
serviced. Set to road alignment, near level, mostly regular in
shape corner lot. Zoned R5 large lot residential. Approximately
20 kilometres north of Newcastle CBD.
Bushfire prone.

Commentary
Located in a developing rural residential housing estate known
as Waterside Pastures, with surrounding development
comprising predominantly contemporary dwellings and vacant
land. Considered a market sale. Sold by the developer.

Address

Sale Price

Sale Date Land Area

Adjusted
Land Value

148 Sunningdale Circuit, Medowie 2318

$220,000

07/08/2014 701m2

$

219,000

$/sqm

Zoning

$312.41

R2

Property Description
Vacant land. Tar sealed road, concrete kerb and gutter. Fully
serviced. Regular shaped lot, which is set slightly below the
road frontage and then gently falls through to the rear
boundary. Located approximately 3.5km south east of the
Medowie town centre.
Identified on Council mapping as Bushfire Prone Land.

Commentary
Forms part of the Ridge Precinct in the Pacific Dunes residential
estate. Surrounded by a mixture of contemporary dwellings,
vacant lots, golf course and resident facilities. South facing, fully
cleared allotment with some boundary fencing. Marketed by RCL
Port Stephens Pty Ltd. Considered to be a market transaction.
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Address

Sale Price

Sale Date Land Area

Adjusted
Land Value

52 George Street, Karuah 2324

$350,000

23/02/2015 888.1m2

$

122,600

$/sqm

Zoning

$138.05

R2

Property Description
Improved. Tar sealed road with kerb and gutter. Fully serviced. Set
above road alignment, rising gently to the rear boundary, regular in
shape. Zoned R2 low density residential. Located in the "River
Glades Estate", approximately 800 metres west of Karuah township
and 22 kilometres north-east of Raymond Terrace.
Bushfire prone.

Commentary
Located in a developing housing estate with surrounding
development comprising predominantly contemporary dwellings
and vacant land. Considered a market sale. Sold by Dowling Real
Estate - Medowie. Erected upon the land are a circa 2014 single
storey brick and tile dwelling with 4 bedrooms, 2 bathrooms,
double garage, covered outdoor areas and established grounds.
Improvements in average original new condition.

Address
14 Martin Drive Tomago

Sale Price

Sale Date

$3,150,000

09/05/2015

Land Area

Adjusted Land
Value

$/sqm

Zoning

1.256 ha

$813,750

$64.79

IN1

Property Description
Improved. Tar sealed road with kerb and gutter. Fully serviced. Set to road alignment, near level,
regular shaped lot.

Located approximately 8 kilometres south from the Raymond Terrace CBD with surrounding
development comprising a mixture of industrial uses. Substantial improvements comprise a high
clearance 2 bay metal sheet workshop with 3 OH cranes and attached office/admin building, a metal
sheet stores building and significant hardstand. Improvements in good serviceable condition. Sold
vacant possession by Raine and Horne Commercial. Market transaction.
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Address
6 Campbell Street Tomago

Sale Price

Sale Date

Land Area

Adjusted Land
Value

$/sqm

Zoning

$975,000

08/04/2015

9426 m2

$577,630

$61.28

IN1

Property Description
Improved. Tar sealed road with kerb and gutter. Fully serviced. Set to road alignment, near level,
regular in shape.
Located within a small industrial estate in Tomago with surrounding development comprising similar
industrial parcels. Improvements comprise 2 very substantial metal sheet sheds plus approximately
500 m2 of office space. Includes 5 overhead cranes and 5 jib cranes plus substantial hardstand.
Improvements discounted substantially to reflect specialisation, obsolescence and scale. Sold vacant
possession by Colliers. Market Transaction.

Address
28 Kennington Drive Tomago

Sale Price

Sale Date

Land Area

Adjusted Land
Value

$/sqm

Zoning

$300,000

11/11/2014

3836 m2

$300,000

$78.21

IN1

Property Description
Vacant land. Tar sealed road with kerb and gutter. Fully serviced. Set to road alignment, near level,
wedge shaped lot. Fully cleared. Zoned IN1.
The Hunter Industrial Park is located (15) mins from the Port of Newcastle, (5) mins from the M1
Motorway and only (2) mins from the junction of the New England and Motorways and only (10)
minutes from the Newcastle Airport.
This level parcel of industrial land has a sand base for easy construction and is a wedge shape with
approximately a (53) metre frontage to Kennington Drive. Surrounded by other industrial buildings on
the western side of SGM Fabrications. The broad road frontage allows for easy ingress of large
vehicles. Market Sale. Sold By Raine and Horne Commercial.
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Address
32 Camfield Drive Heaterbrae

Sale Price

Sale Date

Land Area

Adjusted Land
Value

$/sqm

Zoning

$363,000

27/07/2015

4073 m2

$363,000

$89.12

IN1

Property Description
Vacant land.Tar sealed road/water/sewer. Regular in shape, near level, fully cleared lot. Immediate
surrounding development comprises mostly vacant industrial lots in conjunction with modern
detached tilt slab industrial warehouse/factories. Located within the Heatherbrae industrial estate.
Sold by Colliers. Market transaction.

Address
13A Yacaaba Street Nelson Bay

Sale Price

Sale Date

Land Area

$552,500

09/05/2015

734 m2

Adjusted Land
Value

$/sqm

Zoning

$447,500

$609.42

B2

Property Description
Improved. Tar sealed road with kerb and gutter. Fully serviced. Set to road alignment, near level,
regular in shape. Zoned B2.
No readily identifiable environmental issues.
Located within the Nelson Bay CBD with surrounding development comprising a mixture of
commercial and retail uses. Improvements comprise a disused brick and clad fire station with two
detached metal sheds. Specialised improvements with limited utility and as a consequence,
considered to have reduced added value. Value is considered to be in the potential redevelopment of
the site in the future. Market Transaction. Sold by LJ Hooker.
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Address
42 LLoyd George Grove TanilbaBay

Sale Price

Sale Date

Land Area

Adjusted Land
Value

$/sqm

Zoning

$145,000

16/06/2015

834.7 m2

$143,000

$171.32

B2

Property Description
Vacant land. Tar sealed road. Fully serviced. Set to road alignment, near level, regular in shape. Fully
cleared. Good perimeter fencing. Zoned B2.
No readily identifiable environmental issues.
Located in Tanilba Bay commercial precinct, backing on the Coles Supermarket with surrounding
development comprising a mixture of commercial and residential development. Expired DA for 2
storey residential/commercial building(2 units + 2 retail) Market transaction. Sold by Raine and
Horne.

 Resales
Robertson & Robertson utilises a number of different mechanisms to help determine market
movements over time within each Annual Program. Re-sales analysis is one of the tools that
assist with the determination of these measures, provided the property remains essentially the
same at the time for both transactions.
Obviously re-sales occurring within about a two year period are not common in comparison to
all sales transactions; but when they do occur they can be an effective pointer to changes in
market movement for particular segments of the market – if the property being sold is
essentially unchanged from the previous transaction.
Vacant land re-sales are the most effective in this regard because there are no improvements to
possibly distort buyer’s perception of the added value of any improvements.
The re-sales illustrated within our Re-sales Analysis for each district have been filtered and
selected as much as possible on the basis that the property being sold has remained essentially
unchanged from the earlier transaction to the last transaction. The selection of vacant land is
best in this regard; however our analysis represents a combination of improved and unimproved
re-sales in order to have wider application and relevance.
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SaleID PID

No Street

Suburb

Comp

Settlement
Zone Contract Date Date

Price

Purchasers

487300

268937

2 BOYD AVE

LEMON TREE PASSAGE AAP

R2

10/03/2015

507263

268937

2 BOYD AVE

LEMON TREE PASSAGE AAP

R2

9/06/2015

7/07/2015 $ 308,000.00 COTTON,COTTON

Improved. Renovated items include internal painting, polishing of timber floors, bathroom and kitchen
cabinetary.

28/04/2015 $ 300,000.00 WOOLMER,WOOLMER

Vendors
DICKER,DICKER
WOOLMER,WOOLMER

3%

354434

262621

9 BROUGH PL

WALLALONG

ABA

R5

17/01/2014

24/02/2014 $ 862,000.00 NELSON,NELSON

INNES,INNES

517461

262621

9 BROUGH PL

WALLALONG

ABA

R5

17/07/2015

21/08/2015 $ 850,000.00 HORGAN,HORGAN

NELSON,NELSON

12/02/2014

19/03/2014 $ 408,000.00 FREEMAN,WHITE

KRIEGER,KRIEGER

23/01/2015

20/02/2015 $ 423,000.00 MALPASS,MALPASS

FREEMAN,WHITE

Improved. No change to 2014 sale improvements.

-1%

364628

264995 154 COACHWOOD DR

MEDOWIE

AAR

R2

464954

264995 154 COACHWOOD DR

MEDOWIE

AAR

R2

Improved. Improvements remain unchanged from 2013 sale.

4%

503167 3857404

5 DIURIS ST

FERN BAY

AAU

R2

503168 3857404

5 DIURIS ST

FERN BAY

AAU

R2

Vacant land. No further improvements since 14/01/2015 sale.

14/01/2015

8/07/2015 $ 250,000.00 MCDONALD JONES HOMES PTY LTD

FERN BAY NO 1 PTY LIMITED

20/05/2015

8/07/2015 $ 259,000.00 BARRACK,BARRACK

MCDONALD JONES HOMES PTY LTD

4%

503159 3857395 23 DIURIS ST

FERN BAY

AAU

R2

14/01/2015

9/07/2015 $ 249,000.00 MCDONALD JONES HOMES PTY LTD

FERN BAY NO 1 PTY LIMITED

503160 3857395 23 DIURIS ST

FERN BAY

AAU

R2

29/05/2015

9/07/2015 $ 260,500.00 JENKINS

MCDONALD JONES HOMES PTY LTD

Vacant land. No further improvements since 14/01/2015 sale.

5%

352719

263573

5 JAMES PATERSON ST ANNA BAY

AAN

R2

19/12/2013

19/02/2014 $ 365,000.00 MEZZASALMA

PARKINSON

484814

263573

5 JAMES PATERSON ST ANNA BAY

AAN

R2

2/04/2015

30/04/2015 $ 390,000.00 MURISON,CLEARY

MEZZASALMA

21/05/2014 $ 530,000.00 STONE,FLEMING

COOK,SCHMIDT

Improved. Apart from changing some floor covering and some internal painting, improvements
remain the same as 2013 sale.

7%

377662

265981 17 KULA RD

MEDOWIE

ABB

R5

9/04/2014

518873

265981 17 KULA RD

MEDOWIE

ABB

R5

7/08/2015

Improved. Improvements remain unchanged from 2014 sale.

4/09/2015 $ 545,000.00 IRWIN

STONE,FLEMING

2/05/2014 $ 436,000.00 KUSZELYK,VINCENT

PETERS,PETERS

3%

372755 3094681

5 MYRTLE PL

MEDOWIE

AAR

R2

26/03/2014

505198 3094681

5 MYRTLE PL

MEDOWIE

AAR

R2

5/06/2015

Improved. No change to 2014 sale improvements.

13/07/2015 $ 465,000.00 PATERSON,FINN

VINCENT,KUSZELYK

7%

445609 3082023

5 SASSIN CRES

MEDOWIE

ABB

R5

3/12/2014

513373 3082023

5 SASSIN CRES

MEDOWIE

ABB

R5

21/05/2015

Improved. No change to 2014 sale improvements.

9/01/2015 $ 585,000.00 VASCONCELOS,TURNER
13/08/2015 $ 620,000.00 SCANLAN,DRISCOLL

DRURY,DRURY
TURNER,VASCONCELOS

6%

Significant Issues since the Previous Valuation
Significant issues and developments have been reported throughout the year, as they happen
in the Monthly Progress Reports. Issues and developments reported have included:
 Williamtown Contanimation
A toxic leak of the fire fighting chemicals perfluorooctane sulfonate (PFOS) and
perfluorooctanoic acid (PFOA) from Williamtown RAAF base into surrounding properties and
ground water was reported in local media in August. The chemicals were historically used in
firefighting foams at the RAAF base. The EPA issue warnings to residents on 4th September
advising of significant contamination issues in the vicinity of the Williamtown RAAF Base. We
have identified those properties which are located within the ‘exclusion zone’ map provided by
council and tagged these with a ‘property identifier’. We have been in contact with the EPA.
They have indicated they may also be able to provide a list of affected properties by lot/DP for
comparison with our list. We obviously have no market evidence as yet on possible impact on
values, however media reports are indicating commercial/mortgage valuations on affected
properties reflecting ‘zero’ values
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Putrid water swamping properties: residents blame drain from RAAF
THE dark, filthy water that surrounds Mark Styles’ Williamtown home has been there since
April.
A ‘‘putrid’’ inland sea that covers most of the 26-hectare property. Two kilometres down the
road, Len and Pam O’Connell are almost out of feed for their cattle and pastures won’t grow on
their waterlogged farm.
Paddocks and yards are sodden, residents fear their soil and water is poisoned, and they are
powerless to stop the relentless drenching.
At the centre of the problem is an outdated drainage system that runs more than 10 kilometres
from Williamtown RAAF Base to Tilligerry Creek.
It is crippling properties with recurring flash floods and in the past few weeks has been revealed
to be carrying toxic fire-fighting chemicals from the air base.
‘‘We’ve had to live for years with this water from the RAAF base all over our properties from the
drain, it’s getting worse all the time, and now they tell us it’s contaminated,’’ Mr O’Connell said.
‘‘Our cattle drink it because it’s everywhere. We’re powerless to stop the cows and powerless to
stop the water. It just keeps coming.’’
Fishing has been suspended in Tilligerry Creek after surface water samples revealed high
levels of chemicals – PFOS and PFOA – from a banned fire retardant foam used at the RAAF
base for 50 years to 2012.
Groundwater from the O’Connell’s Salt Ash farm has also been found to contain levels of the
chemicals not safe for human consumption.
There is no town water in the area and properties rely heavily on bores.
Residents have called on the Port Stephens Council and the Department of Defence to
intervene and stop water from Moors Drain turning vast tracts of land into a quagmire.
The biggest challenge, according to Port Stephens mayor Bruce MacKenzie, is getting Defence
to ‘‘take some responsibility’’.
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Exclusion/Investigation Zone. Source; EPA

Cr MacKenzie wants a levee built on the eastern side of the drain to stop water flooding
properties along Nelson Bay Road and divert it to Hunter Water land to the west.
‘‘The amount of water that comes off the base has been a very big problem for a long time and
with more development it’s set to get worse,’’ he said. ‘‘Now with this chemical scare it’s really
got people worried.
‘‘The amount of money it would cost Defence to fix this is a drop in the ocean compared to what
they’re spending on the base, it’s about doing the right thing.’’
Mr Styles said the water, which usually recedes down Moors Drain, had gotten worse since the
$1.5billion upgrade started at the RAAF base in May.
It sits stagnant around his home and the smell at times is pungent.
Recent rain falls are water logging the patches of higher ground which provided some refuge for
his destitute horses.
‘‘I’m really not sure how they get away with it, we’ve had the water up to our back step,’’ he said.
‘‘It used to drain away, but there is just too much of it now.’’
Cr Geoff Dingle said the outdated drainage system was built in the 1940s and struggled to cope
with development demands.
He said the RAAF handed responsibility for the drain to the council ‘‘many years ago’’ and pay a
$5000 annual fee for its upkeep, which he described as ‘‘paltry’’.
‘‘The biggest problem is that the volume of water going down the drain has gone up and up and
up, and it can’t cope,’’ he said. ‘‘Residents are rightly concerned that the chemicals have been
washing down the drain, running over the levee banks and into their paddocks.’’
Source; Donna Page Newcastle Herald - Sept. 25, 20153
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 CALL FOR COMMUNITY INPUT ON PROPOSED KINGS HILL NAME
The Geographical Names Board is looking for community input before it considers a name
for the suburb suggested as Kings Hill. The Geographical Names Board is calling for public
comment on a proposal to create a new suburb in Port Stephens.
Port Stephens Council wants to rename the area north of Raymond Terrace and south of
Eagleton to create Kings Hill.
The name has been associated with the proposed $1billion residential development since its
inception, and was adopted from what would be the suburb’s geographical high point ‘Kings
Hill’, but the council is now formally moving to have the area’s name changed.
Chair of Geographical Names Board Des Mooney said the board wanted to encourage
public comment before considering the proposal. “It is important place names reflect the
character and history of the local area and community. “We want to make sure everyone has
an opportunity to provide their feedback on the proposal,” he said.
In 2010, the NSW government rezoned the land to the north of Raymond Terrace and
identified it as a significant future residential area that could one day house as many as
11,000 new residents.
The population increase from the development has been included in a number of planning
documents, including the current Raymond Terrace and Heatherbrae Strategy 2015 - 2031.
But despite being identified as a ‘‘major priority release area’’ by the state government, the
project has been stalled for years.
In November last year, the Newcastle Herald reported that the firm behind the suburb, Kings
Hill Development, had offered to pay for the construction of a $36.5million road interchange
because of demands from the Roads and Maritime Service for an overpass linking the
project to the Pacific Highway to be built before any new housing proceeds.
Source: Michael McGowan Newcastle Herald – September 13, 2015

 M1 extension has potential to drive economic boon for Port Stephens
Port Stephens General Manager Wayne Wallis says a revised concept design for a future
extension of the M1 Pacific Motorway to Raymond Terrace is a welcome sign the project is
progressing.
The NSW Government has unveiled new plans for the project, which are available for viewing
at Council's administration building.
A suite of community consultation is also scheduled for this month, including an information
session at Marketplace Raymond Terrace on Thursday 15 October 2015 from 3pm to 7pm.
Mr Wallis said the route for the extension is already reserved in the Port Stephens Local
Environmental Plan.
"This is a project Council has been advocating for since initial planning and investigations
began more than a decade ago because of the potential it has to drive economic development
in Port Stephens," he said.

November 12, 2015

Page | 32

010 PORT STEPHENS 2015
FINAL REPORT

"One of the many advantages of Tomago, Heatherbrae and Raymond Terrace to prospective
new industries is their proximity to major transport links, in particular air and road.
"An extension of the M1 to Raymond Terrace will improve connectivity between the M1 and the
Pacific Highway between the North Coast and Sydney, reduce travel times and delays for
motorists and allow better flow for freight.
"It's great to see that Roads and Maritime Services is making information about the new plans
available to the community, and I would encourage anyone with an interest to go along to a
community information session to meet the people involved."
Mr Wallis said the project was another indication Port Stephens was seen as an important
centre not only for the Hunter Region, but NSW generally.
"The NSW Government has recognised the importance of Raymond Terrace as a service
centre for the Hunter Region, and we have been working towards a framework to guide future
residential and commercial growth through the draft Raymond Terrace and Heatherbrae
Strategy," he said.
"A realised extension of the M1 Pacific Motorway to Raymond Terrace will only enhance this
area as a fantastic place to live, as well as do business."
Source : Port Stephens Council

 $1 million project to extend access to popular Medowie shopping precinct
A $1 million extension of Peppertree Road is scheduled to begin this week, bringing a muchneeded second entrance to Medowie's main shopping precinct.
Port Stephens Council engaged Keller Civil Engineer to undertake the works, which will see
Peppertree Road extended by approximately 100 metres and construction of a new 160
metre road to connect to Medowie Road. The new road is yet to be named.
Greg Kable, Council's Capital Works Section Manager, said the project was a key
infrastructure development for the people of Medowie who could be driving on the new road
by late November, weather permitting.
"The extension of Peppertree Road will ease traffic congestion around the current entrance
to the shopping precinct," he said. "Traffic will be able to turn both left and right out of the
new road onto Medowie Road." The project also caters for pedestrians.
"The amenity of the shopping precinct area will improve with construction of a new footpath
along the eastern side of Peppertree Road, continuing along the new road to the
intersection," Mr Kable said.
"A pedestrian refuge on the new road to join with the existing footpath along Medowie Road
is also included in the works."
Source: Port Stephens Council

 Draft Strategy to promote growth of Port Stephens' regional city
Port Stephens Council will place the Draft Raymond Terrace and Heatherbrae Strategy on
public exhibition from Thursday 6 August until Thursday 3 September 2015.
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The strategy has been produced to guide the development of both Raymond Terrace and
Heatherbrae into a major regional centre, providing higher order functions for the region
relating to areas including health, retail and employment.
The strategy consists of a list of 34 actions targeted to assist the goal of making these two
town centres a strong regional city and a great place to live, work and play.
Some of the strategy's key actions relate to land-use regulation, public domain works and the
development of a commercial strategy to assist in the promotion and profiling of the towns.
Peter Marler, Council's Strategic Planning Coordinator, highlighted the importance of this
strategy to the region.
"The strategy is intended to promote the creation of an urban environment that fosters
economic development, while reinforcing its heritage significance", he said.
"One of the key components of the strategy is the proposed upgrade of the main street of
Raymond Terrace. Three proposed options are included in the strategy and are intended to
create a more desirable environment for people to visit, increasing foot traffic and in turn
supporting local business.
"Members of the community are encouraged to review the draft strategy and provide
comment prior to the completion of the exhibition period", Mr Marler said.
Source: Port Stephens Council

 33-lot residential subdivision offers affordable blocks in ideal location
Construction of a 33-lot residential subdivision at Salamander Bay is scheduled to
commence next month, after Port Stephens Council appointed the Daracon Group to
undertake the civil works.
Councillors at last night's meeting also accepted a tender from LJ Hooker Nelson Bay as the
selling agents for the blocks, to be sold at auction
Council will develop the 4.5 hectare site to provide 33 new home blocks as well as an
environmental conservation lot at 3 Tarrant Road, located off Soldiers Point Road and
adjoining existing residential development in the east, Salamander Bay Sport Complex to the
west and Kanimbla Drive to the south.
Sean Fox, Council's Land Acquisition and Development Manager, said the project would
benefit new home builders looking for affordable land in a pristine location close to shops
and schools.
"The development of this site will provide affordable land to a market where greenfield
opportunities are limited, creating local jobs and local expenditure both during and after
construction," he said.
"The site is ideally located close to a major shopping centre, schools and minutes away from
beautiful coastline."
Daracon's construction program provides for completion of the works in the third quarter of
2015, enabling registration of the plan and potential sale of the lots prior to Christmas.
Mr Fox said the Department of Planning approved the subdivision on 1 April, 2010, when the
residential market was weak.
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"Council considered an offer to sell the site in mid-2014, however improvement in the market
for residential land and the limited supply of land available in the Tomaree Peninsula meant
it was more beneficial for the community for Council to develop the site," Mr Fox said.
Source: Port Stephens Council

 Work complete on $45 million upgrade of Nelson Bay Road
Minister for Roads, Maritime and Freight Duncan Gay and Parliamentary Secretary for the
Hunter & Central Coast Scot MacDonald today opened the newly upgraded $45 million dual
carriageway along Nelson Bay Road.
Minister Gay said the upgraded 4.2 kilometre section of road from Cromarty Lane, Bobs
Farm to the Port Stephens Drive roundabout, Anna Bay is a great example of the NSW
Government delivering on its commitment to improve key infrastructure routes in the Hunter.
“The upgrade was funded through the NSW Government’s Hunter Infrastructure and
Investment Fund and will improve road safety and provide more reliable travel times for the
7000 motorists using this road each day when travelling between Newcastle and Port
Stephens,” Mr Gay said.
“The NSW Government also built five new pedestrian refuges, five u-turn facitilities and 10
bus bays, provided new street lighting and widened road shoulders to improve safety and
access.
“The 10 new bus bays will provide a safer sealed area for buses to pull off the road and
concrete area where passengers can wait and access buses.
“Protecting native flora and fauna in the area is also a priority – two fauna underpasses and
2.5 kilometres of fauna fencing for koalas and other species have been installed. A glider
rope crossing will also be installed in coming months.”
Parliamentary Secretary for the Hunter & Central Coast Scot MacDonald said the completion
of the upgrade is great news for both the local community and visitors alike.
“Motorists travelling between Newcastle, Williamtown and the Tomaree Peninsula will hugely
benefit from reduced travel time and improved road safety,” said Mr Macdonald.
The NSW Government thanks the community and road users for their patience while the
upgrade was completed.
Source: rms.nsw.govT4 Offset ‘used twice’
By Ian Kirkwood, August 27, 2014

A 241-HECTARE site at Tomago bought as an environmental offset for T4 had already been
used as an environmental offset for a major WesTrac Caterpillar project in 2009, a hearing
on T4 was told yesterday.
The claim was made on the second day of a two-day Planning Assessment Commission
review of T4 by development company Hardie Holdings.
Using a range of state government documents – some obtained under freedom of
information laws – Hardie Holdings showed how the same Tomago site was used twice as
an environmental offset.
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‘‘PWCS cannot lawfully rely on the ‘Tomago offset site’ to offset the biodiversity impacts of
the T4 project,’’ Hardie Holdings development manager Jamie Boswell told the hearing.
Mr Boswell said the government denied the land had been used twice in a ‘‘double dipping’’
process but even if the site was never formally finalised as an offset for the WesTrac project,
it was clearly relied upon as such in approving the project.
Mr Boswell showed various government statements to the hearing, from departmental
resorts to statements by the premier of the time, Kristina Keneally, that all referred to the
241-hectare Tomago site as the WesTrac offset.
‘‘So if they use it for T4, then WesTrac doesn’t have the offsets that were promised when the
site was developed, or, if it does, then T4 doesn’t have its offset,’’ MrBoswell said.
‘‘Regardless of the fine print, they can’t use it twice.’’
Commenting afterwards, Port Waratah Coal Services chief executive Hennie du Plooy said
the issues had been canvassed earlier in the planning process.
PWCS bought the land from the Hunter Development Corporation for $6.71million and was
told by the government that the land was appropriate to use as an offset.
Mr Boswell said government documents showed the Tomago offset site was originally
intended to be transferred to the National Parks and Wildlife Service.
But a memorandum of understanding to make that happen was rescinded and then PWCS
bought the site as its T4 offset.
In a response to Hardie Holdings, the government said: ‘‘The MOU was formally abandoned
by the Minister for Planning in 2011.
‘‘As such the MOU and representations regarding the MOU are not considered relevant to
this determination.
‘‘The department considers the site to be unencumbered and suitable for use for the
development of an offset.’’4

4

http://www.theherald.com.au/story/2519450/t4-offset-used-twice/?cs=305
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SIGNIFICANT DEVELOPMENTS – FROM PRIOR TO CURRENT ANNUAL VALUATION
 Development Approvals (DAs)
Rating & Taxing valuers adjust sales giving consideration to the substantial added value of DAs,
particularly for non-standard properties where risk and/or expected prolonged approval is
reasonably expected at the time of sale. There would be significant cost savings for a
development having many issues resolved through the Development Approval process. This
would include environmental, contamination, planning, density or lot yield issues etc. Some
risks associated with the development of the site would be alleviated by having the certainty of
a DA.

 Demolitions and Development Applications
Port Stephens Shire Council has a web site that we regularly monitor for demolitions and
development applications. The Council was also approachable for telephone enquiries and this
service was also used. The most useful Port Stephens Shire Council web site is at
http://www.portstephens.nsw.gov.au/.
The Port Stephens Examiner newspaper is also regularly monitored for information.
website for the Port Stephens Examiner is http://www.portstephensexaminer.com.au

The

The Hunter Valley Research Foundation also produces information which we regularly receive
and also monitor. They also have a website at http://hvrf.com.au/.
Another source of particular interest has been the updating of Council Local Environmental
Plans
available
through
the
NSW
Government
Gazette
website
at
http://www.advertising.nswp.commerce.nsw.gov.au/Gazette/Gazette.htm.
We have also found of use the
http://www.planning.nsw.gov.au/index.asp.

NSW

Department

of

Planning

website

at

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

NSW

Department

of

Planning

website

at

A Demolition and Development Application Register is maintained and updated weekly.
010 Port Stephens Demolition Approvals

Property
PID

Address

Suburb

271052

22 Bay St

Nelson Bay

21/11/2014

270640

26 Achilles St

Nelson Bay

18/12/2014

November 12, 2015

DA Date

Description
DA 267/2014 - Dual Occupancy - Two (2)
x Two Storey Dwellings - Demolish
Existing
DA 494/2014 - Demolition of Existing
Dwelling and Construction of Two Storey
Dual Occupancy and Two (2) Lot
Subdivision - TT
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288890

2137 Pacific
Highway

Heatherbrae

268340

29 Market St

Hinton

30/04/2015

289988

7 Cecilia Close

Salt Ash

24/06/2015

5/03/2014

DA 606/2014 - Contamination
Remediation Works
DA 49/2015 - Single Storey Dwelling
(Demolish existing dwelling)
DA 369/2015 - Demolish Dwelling &
Garage

28177

56 Austral St

Nelson Bay

3/07/2015

287793

1057 Lemon
Tree Passage
Rd

Tanilba Bay

12/08/2015

DA 247/2015 - Demolition of Existing
Dwelling and Construction of an Attached
Dual Occupancy and Two Lot Torrens
Title Subdivison
DA 367/2015 - Demolition & Construction
of Medical Centre & Office Premises
(Dental Surgery, Real Estate Office and
Office)

273325

7 Nelson St

Nelson Bay

10/08/2015

DA 266/2015 - Two Storey Dwelling &
Games Room/Office (demolish existing)

010 Port Stephens Development Approvals
Property
ID

Address

Suburb

3097083

177 Benjamin
Lee Dr

Raymond Tce

3/11/2014

Soldiers Point

5/11/2014

289450

6 & 8 Soldiers
Point Rd
657 Tomago
Rd

3747994

285688

DA Date

Description
DA 573/2014 - Detached Dual Occupancy
and Two (2) Lot Torrens Title Subdivision

Tomago

31/10/2014

DA 472/2002 - Shops & Unit Development
DA 19/2014 - Two (2) Lot Subdivision Industrial

1339 Clarence
Town Rd

Seaham

11/11/2014

DA 406/2014 - Neighbourhood Shops,
Signage and Use (Pharmacy)

289565

17 Enterprise
Drive

Tomago

14/11/2014

DA 622/2014 - Vehicle Repair Station and
Transport Depot

287160

49 Yachtsman
Crescent

Salamander Bay

01/012/14

DA 127/2014 - Multi Dwelling Housing (
Three (3) Two Storey Dwellings) and Three
(3) Lot Torrens Title Subdivision

291211

41 Fishermans
Bay Road

Fishermans Bay

5/12/2014

3564460

25B The Cove
Dr

Fullerton Cover

3/12/2014

271052

22 Bay St

Nelson Bay

9/07/2014

289384

575 Cabbage
Tree Road

Williamtown

16/01/2015

34 Camfield
Drive

Heatherbrae

16/03/2015

273619

30 - 36 Shoal
Bay Road

Nelson Bay

4/02/2015

285766

139 Soldiers
Point Road

Soldiers Point

16/02/2015

Heatherbrae

14/04/2015

3273721

2840152

269816
3097077

2308 Pacific
Highway
56 & 58
Meredith
Avenue
167 Benjamin
Lee Dr

November 12, 2015

Lemon Tree Passage
Raymond Tce

DA 633/2014 - Telecommunication Facilty
DA 484/2014 - 141 Lot Subdivision Community Title (Staged)
DA 419/2014 - Two (2) Lot Torrens
Subdivision
DA 652/2014 - Animal Boarding/Training
Establishment (100 Dogs)
DA 771/2014 - Industrial Building and
Associated Office
DA 234/2014 - Multiple Dwelling Housing Ten (10) Units - Two (2) Lot Subdivison TT
DA 589/2014 - Multi Dwelling Housing (Four
Units) and Associated Strata Subdivision Four (4) Lot

6/05/2015

DA 85/2015 - Two (2) Lot Industrial
Subdivision
DA 87/2016 - Multi Dwelling Housing (Five
Dwellings) and Five (5) Lot Torrens Title
Subdivision

28/04/2015

DA 6002/2015 - Subdivision - Residential TT
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288812

8 Kuranga Av

Raymond Tce

2/07/2015

DA 76/2015 - Fourteen (14) Lot Torrens
Title Subdivision

273049

64 Dowling St

Nelson Bay

2/07/2015

DA 16/2014/708 - Residential Flat Building
(9 Dwellings

8 Innovation
Close

Taylors Beach

3594277

21/08/2015

DA 16/2015/413 - Three Lot Community
Title Subdivision

Reasons for Significant Value Changes from 2015
During the 2014 program there were a number of significant value changes. The properties
where these significant changes occurred were sent in an excel spreadsheet from the LPI to
Robertson & Robertson post the provisional deliveries, dated September 17, 2014.
The spreadsheet comprised 19 entries with value changes plus or minus 40% of the 2013
value. Our reply was sent to the LPI within their required time frame identifying the reasons for
the change in value.
A summary as per the Procedures Manual V6.4 of the reasons for the change in value are
listed below: 

Individual properties were identified through the verification process as having a
historically incorrect value. The value was reviewed and corrected in line with
available market evidence.



Individual properties were identified through the verification process as requiring
valuations under section 28 where land is located across LGA boundaries



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



Individual properties were identified through the verification process as requiring
valuation under revised methodology – Capitalisation of Crown Rental income as
per technical instruction for Crown lease restricted land.

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

Added Value of Improvements
This is a substantial process that is documented under the following subheadings and is
generally one of the principle tasks completed by Rating & Taxing valuers to the majority of
sales evidence.
 Added Value of Improvements Determination
The paired sales analysis program and subsequent tables produced annually are maintained
throughout the year with new entries being constantly added as appropriate vacant land and
improved sales occur. This is done each and every year and has been done historically now
with the Maitland Contract for many years.
From the tables where we record and analyse the comparison of vacant land to improved sales
we produce absolute values for improvements of particular types in particular locations. From
this information we create value ranges ($/sq.m) for particular types of improvements in
particular localities.
Because of our extensive experience, we can identify when the relative value of improvements
is increasing or decreasing for particular types or market segments of improvements.
November 12, 2015
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The paired sales analysis added value of improvements for different types of buildings and
locations summary and the original analysis that these are based on are supplied to the LPI
within the Final Reports for each LGA within the Maitland Contract.
 Added Value of Improvements
Robertson & Robertson provide information about the added value of improvements through
each year’s Paired Sales Analysis. The results of this form the basis of the value ranges that
are appropriate for different locations, age, size and condition of improvements. Obviously the
paired sales analysis does not include all the different possible categories of improvements that
we would have to deduce each year.
Therefore the content of these tables and the value range parameters for the added value of
improvements is built up over many years of completing paired sales analysis for different types
of improvements.
We display the added value information in a summary table form along with the corresponding
estimated replacement costs, as compiled from each year’s updated Building Cost Guide,
Rawlinson’s. The information is displayed in the same table so the individual valuer can
continually see the relationship between the added value of improvements in comparison to the
replacement cost for different categories of improvements.
In most instances, the valuer will not have identical improvements analysed in a paired sales
analysis, so the valuer will need to draw upon their judgment of other paired sales that might be
similar or even replacement costs in some instances.
Robertson & Robertson provide both Added Value of Improvements and Replacement Costs
information within the same tables so the valuer can draw upon this information when making
the required judgments about how to adjust a sale for the value of the improvements.
 Replacement Cost
The replacement cost of improvements adds to the information about different types of
improvements. Mostly the added value of improvements determined from the paired sales
analysis represents a depreciation of the new replacement cost to build improvements, so
knowledge about replacement costs are routinely compared to the results of the paired sales
analysis, added value of improvements.
Some types of development are difficult to determine the added value of improvements
because of infrequent sales analysis or because the component comprises an established area
where vacant land sales rarely occur.
The added value of improvements can be determined through continually comparing the cost of
replacement with the calculated added value of improvements determined each year through
the paired sales analysis program, where there is no opportunity to pair sales.
Comparing this information about the added value of improvements to replacement costs allows
depreciation rates to be calculated. Once depreciation rates have been established, this can be
applied to the cost of replacement in the absence of paired sales analysis to determine the
added value of improvements.
Understanding the depreciation can be done by a percentage reduction compared to new
replacement, or a factor adjustment dollar amount. By displaying the added value information
next to the replacement cost information; our valuers are continually exposed to this information
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and can make the right adjustments when required through an appreciation of the differences
for the different market segments.
Costs of replacement improvements are determined from annual updates provided by
Rawlinson’s (Currently Edition 33 for 2015) which we subscribe to each year. These are very
comprehensive and detailed and widely used by Quantity Surveyors throughout Australia. The
information is supplemented with Quarterly Updates.
Relevant information is extracted from this source into our tables where costs can be compared
to the Added Value of Improvements determined from our Paired Sales Analysis.
This is a comparison of the whole building structure to determine the costs of replacement.
Rawlinson’s also has comprehensive detail about parts of buildings, renovations etc. We have
not quoted these within our current tables, but this information is available through perusing the
current edition of Rawlinson’s.
Our current database system also allows us to view all historic sales analysis that we have
completed, and to see various summary details such as $/sq.m for living, garages etc.
We use a broadly similar worksheet in Excel format to that prescribed in Appendix C in the
Rating & Taxing Valuation Procedures Manual v6.4, Sales Analysis by Replacement Cost.
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Added Value Of Improvements Valuer's Guide 2015 Annual Program
These values have been deduced from Paired Sales Analysis in recent years

Est Size Sq.m
Dwelling Type
BASIC FIBRO DWELLINGS
Renovators Special - Not knock over
Fibro 1-2 bedroom
Fibro 2 bedroom
Fibro 3 bedroom
Hardiplank & tile 3 bedroom (Deaves & Bradshaw) '70s/80s
OLDER WEATHERBOARD DWELLINGS
1930s Weatherboard
1930s Weatherboard - Renovated
AGE DEFINED DWELLINGS
1950s Basic Fibro
1950s Basic Fibro - Renovated
1960s Basic Red Brick Veneer
1960s Basic Red Brick Veneer - Renovated
1970s Basic Blonde Brick Veneer
1970s Basic Blonde Brick Veneer - Renovated
PROJECT DWELLINGS
1980s Basic Project Brick Veneer
1980s Basic Project Brick Veneer - Renovated
1990s Small Project Brick Veneer
1990s Medium Size Project Brick Veneer
1990s Large Size Project Brick Veneer
2000s Small Project Brick Veneer
2000s Medium Size Project Brick Veneer
2000s Large Size Project Brick Veneer
Exceptional Modern Project Dwellings
MASTER BUILT DWELLINGS
Master built - Small Size
Master built - Medium Size
Master built - Large Size
POLE HOMES
Modern pole home - small
Modern pole home - medium
Modern pole home - large
Architect Dwellings
Small
Medium
Large
Super Size
Super Opulent/Top of the Range
RURAL DWELLINGS
Smaller Rural Dwelling Equivalent to Projects
Medium Rural Dwellings
Large Rural Dwellings
Other Improvements (Add to Dwelling)
Single carport (poor quality)
Single carport (good quality)
Single fibro garage
Single brick garage
Fibreglass Inground Pool
Concrete Inground Pool
Pebblecrete Inground Pool
Ground Improvements
Fencing, grass, driveway, path- Minimal Provision
Fencing, lawn, driveway, path, landscaping, select plantings
Fencing, lawn, driveway, path, landscaping, increasingly formalised
Fencing, lawn, driveway, path, retaining, landscaping increasingly formalised
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Estimated Replacement
General Value Added
General Value
Cost - Rawlinsons 2015
Range
Added $/sq.m Living
Ed 33 & Others
Min
Max
Min
Max
Min
Max

50 - 75
70 - 95
85 - 105
85 - 95

$
$
$
$
$

15,000
40,000
50,000
60,000
80,000

$ 40,000 N/A
$ 60,000
$ 70,000
$ 80,000
$ 105,000

85 - 105
85 - 105

$ 40,000 $
$ 55,000 $

65 - 100
65 - 100
80 - 105
80 - 105
80 - 105
80 - 105

$
$
$
$
$
$

40,000
55,000
65,000
70,000
70,000
80,000

85 - 105
85 - 105
85 - 105
105 - 160
160 - 300
85 - 105
105 - 160
185 - 350
300 - 400

$
$
$
$
$
$
$
$
$

65,000
80,000
85,000
120,000
200,000
80,000
135,000
200,000
330,000

N/A
350
350
350
850

750
750
750
950

N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A

60,000
85,000

350
650

850 N/A
1400 N/A

N/A
N/A

$ 70,000
$ 85,000
$ 85,000
$ 100,000
$ 95,000
$ 110,000

350
750
800
900
850
900

750
1200
900
1400
950
1400

N/A
N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
N/A

120,000
135,000
120,000
200,000
300,000
150,000
200,000
330,000
400,000

800
950
875
850
850
1100
1100
1100
1100

900
1400
1000
1000
1000
1250
1250
1250
1400

N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A

95 - 110
110 - 170
170 - 300

$ 140,000 $ 200,000
$ 200,000 $ 300,000
$ 300,000 $ 500,000

1300
1300
1300

1500
1500
1500

85 - 105
105 - 150
150 - 250

$ 135,000 $ 185,000
$ 185,000 $ 275,000
$ 275,000 $ 400,000

1600
1600
1600

2750 N/A
2500 N/A
2200 N/A

100 - 125
125 - 200
200 - 350
350 - 600

$
$
$
$

1400
1400
1400
1400
3000

2750
2500
2300
2200
5000+ N/A

100 - 200
200 - 300
300 - 500

250,000
350,000
450,000
600,000

$
$
$
$
$
$
$
$
$

$ 350,000
$ 450,000
$ 600,000
$ 2,000,000
$2,000,000+

$ 85,000 $ 200,000
$ 200,000 $ 300,000
$ 300,000 $ 600,000

-

$ 1,000 $
$ 3,500 $
$ 2,500 $
$ 4,500 $
$ 5,000 $
$ 10,000 $
$ 15,000 $

1,500
4,500
4,000
6,000
35,000
60,000
85,000

-

$1,000
$5,000
10000
15000

$7,000
$15,000
$20,000
$30,000

1300
1250
1200
50
175
125
400

1600
1550
1500
100 N/A
250
350 N/A
600
N/A
N/A
N/A

1000
1000
1100
1100

1200
1200
1200
1400

1300
1300
1300

1600
1600
1600
N/A
N/A
N/A

1750
1750
1750
1750

1900
1900
1900
1900
N/A

1300
1300
1300

1600
1600
1600
N/A

250

275
N/A

500

600
N/A
N/A
N/A
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 Paired Sales Analysis
Property
ID
267629
267717
281321
3525928
281222
3179106

H/N
63
16
127
83
56
13

Area
(sq.m)

Price

Analysed
LV

LTV LV

Adj. Land
Value

Contract
Date

Street

Suburb

Comp

Living Area

LENTARA ST
MARINE DR
HORACE ST
TOMAREE RD
GOVERNMENT RD
SHIMMER ST

FINGAL BAY
FINGAL BAY
SHOAL BAY
SHOAL BAY
SHOAL BAY
NELSON BAY

AAA
AAA
AAB
AAB
AAB
AAC

613.3
619.7
512.2
733.5
613
1033

340000
525000
515000
361000
482500
295000

340000
354400
272400
306000
283900
290000

387000
338000
228000
246000
238000
232000

340000
354400
272400
306000
283900
290000

19/11/2014
28/01/2015
11/03/2015
20/11/2014
13/01/2015
15/10/2014

0
130
210
0
180
0

Living
$/sqm
0
800
1000
0
900
0

274518

24 TRAFALGAR ST

NELSON BAY

AAC

777.8

425000

271600

230000

271600 23/01/2015

150

900

270795

44 ARMIDALE AVE

NELSON BAY

AAC

822

660000

281900

245000

281900

5/09/2014

280

1100

NELSON BAY
NELSON BAY

AAD
AAD

499.5
673.1

485000
265000

350500
262000

314000
228000

350500 26/11/2014
262000 11/11/2014

130
0

900
0

NELSON BAY
CORLETTE

AAD
AAE

847.3
702.3

400000
260000

257000
260000

224000
234000

257000
6/01/2015
260000 13/01/2015

115
0

1000
0

271981
3101444
271849
3822362

128 GOVERNMENT RD
17 PRIMARY CRES
24 GALOOLA DR
3 BURRUGI ST

Living
value

Dwelling Style
0

104000 1970's BRICK AND TILE
210000 2000'S BRICK AND TILE
0
162000 2000'S BRICK AND TILE
0
1980'S SINGLE STOREY
BRICK AND TILE
1980'S DOUBLE STOREY
308000 BRICK AND TILE
1950'S DOUBLE STOREY
117000
CLAD AND TILE
0
1970'S CLAD AND RIBBED
115000
METAL ROOF
0
1990'S SINGLE STOREY
BRICK AND TILE
1990'S SINGLE STOREY
170000
BRICK AND TILE
0
1980'S DOUBLE STOREY
198000
BRICK AND TILE
1990'S DOUBLE STORET
264000 RENDERD BRICK AND
RIBBED METAL
1970's SINGLE STOREY
150000 RENOVATED RENDERED
BRICK AND TILE
0
0
1980'S SINGLE STOREY
247000 BRICK AND TILE
180000

CORLETTE

AAE

640.5

427500

228500

221000

228500 21/11/2014

180

1000

CORLETTE
CORLETTE

AAE
AAE

657
1194

457500
355000

257400
355000

227000
320000

257400 27/11/2014
355000 18/11/2014

170
0

1000
0

SALAMANDER BAY

AAF

663.4

720000

472900

437000

472900 13/03/2015

220

900

SALAMANDER BAY

AAF

272.5

445000

146200

130000

146200 27/02/2015

220

1200

23 CALEDONIA CL
14 CORELLA CL
21 CROMARTY RD

SALAMANDER BAY
SALAMANDER BAY
SOLDIERS POINT

AAF
AAF
AAH

602.7
634
834.7

415000
230000
355000

245500
228000
315000

213000
199000
270000

245500 15/01/2015
228000 30/09/2014
315000 18/02/2015

150
0
0

1000
0
0

284154
264384

7 LYNDEL CL
10 RECLUSE CT

SOLDIERS POINT
BOAT HARBOUR

AAH
AAM

613.4
722

725000
255000

441400
251000

361000
206000

441400 15/12/2014
251000 24/11/2014

190
0

1300
0

264431

25 ONE MILE CL

BOAT HARBOUR

AAM

662.3

900000

261000

219000

261000 11/12/2014

430

1200

264401

29 RICHARDSON AVE

BOAT HARBOUR

AAM

651.3

550000

313650

266000

313650 11/11/2014

200

1000

BOAT HARBOUR

AAM

537.5

530000

281900

236000

281900

2/02/2015

230

900

BOAT HARBOUR
ANNA BAY

AAM
AAN

743.2
644.3

525000
250000

302700
240000

266000
205000

302700 29/01/2015
240000 23/07/2014

175
0

1100
0

ANNA BAY

AAN

845.7

668000

280400

231000

280400 14/01/2015

280

1100

23 MORNA POINT RD

ANNA BAY

AAN

340.8

465000

166200

142000

166200 11/03/2015

240

1100

77 CAMPBELL AVE
4 CONQUEST CRES

ANNA BAY
TANILBA BAY

AAN
AAO

613.1
860

347000
180000

213400
176000

184000
129000

213400 10/02/2015
176000 21/11/2014

120
0

900
0

TANILBA BAY

AAO

777.8

355000

147000

128000

147000 18/11/2014

175

1000

16 PERSHING PL

TANILBA BAY

AAO

1043

400000

161400

141000

161400 22/01/2015

190

1000

1980'S SINGLE STOREY
BRICK AND TILE
2000'S SINGLE STOREY
190000
BRICK AND TILE

8 CONQUEST CRES
48 BRITTANIA DR

TANILBA BAY
TANILBA BAY

AAO
AAO

860
626.8

322000
190000

151100
190000

129000
147000

151100 17/02/2015
190000
6/03/2015

110
0

1000
0

110000 1960'S SINGLE STOREY
CLAD AND RIBBED METAL
0

286599
270972
3822365
284621

3169751

282676
3175663
283007

24 THE PENINSULA
104 BAGNALL BEACH RD
55 GAWUL CCT
62 RANDALL DR

134 PORT STEPHENS DR

0
2000'S PART DOUBLE
STOREY RENDERED BRICK
AND RIBBED METAL ROOF
1970'S PART DOUBLE
200000 STOREY BRICK AND RIBBED
METAL ROOF
1980'S DOUBLE STOREY
207000
BRICK AND TILE
2000'S SINGLE STOREY
192500 BRICK AND TILE
516000

264209
264200
291125
3202049
3118184
263115
287668
287837
287957

287666
3341191

7 GRAHAM ST
22 CORYULE ST
104 OLD MAIN RD
6 SHELBY CL

4 LLOYD GEORGE GR
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0
2000'S RENDRED SINGLE
STOREY BRICK AND TILE
2000'S DOUBLE STOREY
264000
BRICK AND TILE
1960'S SINGLE STOREY
108000 CLAD AND TILE
308000

0
175000
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Property
ID
H/N

Suburb

Area
Comp (sq.m)

269165

19 ELIZABETH AVE

LEMON TREE PASSAGE

AAP

556.4

144500

142500

129000

142500 12/09/2014

0

0

269147

20 ELAINE AVE

LEMON TREE PASSAGE

AAP

758.8

339000

161700

139000

161700 22/12/2014

140

1000

269805
3827019

34 MEREDITH AVE
26 WATERSLEIGH AVE

LEMON TREE PASSAGE
MALLABULA

AAP
AAQ

695.6
600.7

260000
300000

137000
297000

126000
320000

137000
2/12/2014
297000 16/12/2014

100
0

900
0

270550

22 WATERSLEIGH AVE

MALLABULA

AAQ

569.1

655000

321100

335000

321100 27/02/2015

240

1200

264812

28 BRUSH BOX AVE

MEDOWIE

AAR

615.9

330000

169100

138000

169100

8/01/2015

150

900

265272

13 ELM AVE

MEDOWIE

AAR

615.9

325000

169800

138000

169800 19/12/2014

120

1000

265442
105 FERODALE RD
3787139 145 A SUNNINGDALE CCT

MEDOWIE
MEDOWIE

AAR
AAS

576
765.5

285000
220000

162100
220000

130000
182000

162100 16/12/2014
220000
9/02/2015

110
0

900
0

3294352
3787157

184 SUNNINGDALE CCT
148 SUNNINGDALE CCT

MEDOWIE
MEDOWIE

AAS
AAS

974.5
701

550000
220000

217100
219000

184000
182000

217100 11/03/2015
219000
7/08/2014

240
0

1200
0

3294359
3787151
3826544

157 SUNNINGDALE CCT
160 SUNNINGDALE CCT
119 DUNE DR

MEDOWIE
MEDOWIE
FERN BAY

AAS
AAS
AAU

918
1025.3
705.6

610000
249000
303500

225300
249000
303500

193000
203000
273000

225300 28/01/2015
249000 20/02/2015
303500 25/06/2014

280
0
0

1200
0
0

51 IRONBARK DR
53 HOLDOM RD

FERN BAY
KARUAH

AAU
AAV

727
736.3

660000
120000

301000
120000

268000
128000

301000 17/02/2015
120000 30/01/2015

270
0

1200
0

268466

21 CARLISLE CRES

KARUAH

AAV

847.3

170500

82700

75600

82700

9/10/2014

90

800

268459

7 CARLISLE CRES

KARUAH

AAV

701.9

225000

93500

81700

93500 12/12/2014

110

1000

268615
3337831
3203939

6 MEMORIAL DR
86 PEACHEY CCT
64 GEORGE ST

KARUAH
KARUAH
KARUAH

AAV
AAV
AAV

632.3
853.3
1584

455000
130000
125000

188400
129000
125000

166000
125000
129000

188400
6/12/2014
129000 14/10/2014
125000
7/01/2015

215
1
0

1000
1000
0

RAYMOND TERRACE

AAW

760.6

366000

176400

140000

176400 18/03/2015

175

900

RAYMOND TERRACE
RAYMOND TERRACE

AAW
AAW

623.5
608.1

372500
131000

175900
131000

143000
119000

175900 19/03/2015
131000 12/02/2015

170
0

900
0

3320672
268566

276346
275548
276814

Street

2 CEDERWOOD CRES
95 ALTON RD
122 DAWSON RD

Price

Analysed
LV
LTV LV

Adj. Land Contract
Value
Date

Living
Living Area $/sqm

Living
value

275501

12 ALTON CL

RAYMOND TERRACE

AAW

689.2

315000

170800

139000

170800 17/10/2014

120

1000

276393

38 CHARLES ST

RAYMOND TERRACE

AAW

828.3

238000

89400

73800

89400 12/02/2015

125

900

277693
277076
3758589

21 HILLSIDE CL
9 ELLIOTT CL
9 SCOTT ST

RAYMOND TERRACE
RAYMOND TERRACE
WALLALONG

AAW
AAW
AAX

564.2
749.1
3720

260000
127000
259000

114600
123000
256000

92800
101000
225000

114600 22/12/2014
123000 10/11/2014
256000 29/08/2014

120
0
0

1000
0
0

HIGH ST
GWANDALAN CL
DIAMANTINA PL
CARRAMAR CL
SOUTH ESK DR
GERILL CL
BOWALLA CL

WALLALONG
BRANDY HILL
WALLALONG
BRANDY HILL
SEAHAM
WALLALONG
WALLALONG

AAX
ABA
ABA
ABA
ABA
ABA
ABA

1619
450000
14780
370000
8914
810000
10150 1050000
10000
345000
7343
330000
7500
812000

201400
340000
329000
318500
303500
330000
298250

195000
298000
289000
274000
274000
282000
266000

201400
4/11/2014
340000
4/02/2015
329000 10/12/2014
318500 24/09/2014
303500
6/11/2014
330000 16/01/2015
298250
8/08/2014

160
0
320
410
0
0
360

900
0
1200
1300
0
0
1100

26 GWANDALAN CL

BRANDY HILL

ABA

19500 1020000

333000

279000

333000 24/11/2014

350

1300

262700
280763
2772323
280681
280769
3153934
262782
280753

119
6
7
3
4
1
1
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Dwelling Style
0

140000

1990'S SINGLE STOREY
BRICK AND TILE

1980'S SINGLE STOREY
90000 BRICK AND TILE
0
1960'S DOUBLE STOREY
288000 MASTER BUILT CLAD AND
RIBBED METAL
1980'S SINGLE STOREY
135000
BRICK AND TILE
2000'S SINGLE STOREY
120000
BRICK AND TILE
1980'S SINGLE STOREY
99000
BRICK AND TILE
0
2010'S SINGLE STOREY
288000
BRICK AND TILE
0
2010'S SINGLE STOREY
336000
BRICK AND TILE
0
0
2010'S SINGLE STOREY
324000 BRICK AND TILE
0
1950'S SINGLE STOREY
72000 CLAD AND RIBBED METAL
ROOF
1980'S A-FRAME TYPE
110000 TIMBER CLAD AND RIBBED
METAL ROOF
1980'S DOUBLE STOREY
215000 BRICK AND RIBBED METAL
ROOF
1000
0
1980'S SINGLE STOREY
157500
BRICK AND TILE
1990'S SINGLE STOREY
153000
BRICK AND TILE
0
1980'S SINGLE STOREY
120000
BRICK AND TILE
1950'S SINGLE STOREY
112500
CLAD AND TILE ROOF
1950'S SINGLE STOREY
120000 RENOVATED CLAD AND
TILE ROOF
0
0
1980'S SINGLE STOREY
144000
BRICK AND TILE
0
384000 1990"s Brick & Tile
533000 2000'S BRICK & TILE
0
0
396000 2000'S BRICK & TILE
1990'S BRICK & RIBBED
455000 METAL
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Property
ID
H/N
266601
278232
3808089
2932394
3812200

Street

58 RYAN RD
29 KINGSTON PDE
19 PASTURES DR
103 SOUTH ST
51 SOUTH ST

Suburb

Area
Comp (sq.m)

MEDOWIE
HEATHERBRAE
MEDOWIE

ABB
ABB
ABB

4592
2771
10000

545000
650000
365000

281400
252700
365000

259000
209000
312000

281400 12/12/2014
252700 12/12/2014
365000 19/12/2014

190
310
0

1000
1000
0

MEDOWIE
MEDOWIE

ABB
ABB

2150
2009.2

640000
285000

289650
285000

235000
237000

289650 22/01/2015
285000
3/02/2015

280
0

1100
0

Price

Analysed
LV
LTV LV

Adj. Land Contract
Value
Date

Living
Living Area $/sqm

3820754
3120070

44 LISADELL RD
14 ECHO PL

MEDOWIE
ONE MILE

ABB
EAB

10000
4313

619800
325000

305300
320000

265000
275000

305300 22/12/2014
320000 14/02/2014

180
0

1000
0

3120043
263196

9 REFLECTIONS DR
15 CASUARINA CL

ONE MILE
ONE MILE

EAB
EAB

3285
4657

490000
914000

315000
392600

267000
340000

315000
8/09/2014
392600 26/02/2015

150
260

1000
1100

25
10
19
22

SHOAL
SHOAL
SHOAL
SHOAL

MAA
MAA
MAA
MAA

600.7
594.4
600.7
613

610000
439000
320000
430000

318300
308100
320000
302600

249000
256000
249000
240000

318300 17/03/2015
308100 25/10/2014
320000
2/12/2014
302600
9/01/2015

190
120
0
130

1200
800
0
800

NELSON BAY

MAB

910.5

488000

354600

314000

354600 18/11/2014

140

800

NELSON BAY
NELSON BAY
TANILBA BAY
TANILBA BAY
HINTON

MAB
MAB
MAE
MAE
RAA

351.4
2105
802.2
697.6
2090

357500
825000
180000
305000
250000

180500
650000
175000
155500
250000

158000
566000
167000
131000
195000

180500 13/02/2015
650000 23/12/2014
175000
9/10/2014
155500
5/02/2015
250000 12/01/2015

145
0
0
130
0

1000
0
0
900
0

HINTON

RAA

829.6

345000

132800

104000

132800

4/11/2014

145

1000

HINTON
SEAHAM

RAA
RAE

900.1
6069

470000
190000

135900
175000

110000
159000

135900 13/01/2015
175000 23/02/2015

170
0

1750
0

GLEN OAK

RAE

18830

435000

281300

249000

281300 10/02/2015

120

900

438 ITALIA RD

EAST SEAHAM

RAE

34120

655000

347400

302000

347400

6/01/2015

220

1100

289055
3350427
290840
291403
3802064

3
7
219
7
196

SEAHAM
SEAHAM
EAGLETON
GLEN OAK
BOBS FARM

RAE
RAE
RAF
RAF
RAJ

35980
2057
101300
161900
268700

872500
265000
183000
725000
340000

362000
225000
183000
361750
340000

315000
198000
237000
336000
320000

362000
225000
183000
361750
340000

23/03/2015
12/03/2015
29/10/2014
3/10/2014
19/09/2014

220
0
0
220
0

1000
0
0
900
0

3837995

161 LEMON TREE PASSAGE RD
SALT ASH

RAJ

198000

620000

350000

320000

350000 12/12/2014

250

800

282261
282314
282264
281239
271482

3143829
3238406
3530888
3369794
2932431

TOMAREE RD
VICTOR PDE
TOMAREE RD
GOVERNMENT RD

2 DALTON ST

1
15
71
32
298

MOOROOBA CRES
CHURCH ST
PERSHING PL
BEATTY BVD
HINTON RD

268376

5 PATERSON ST

268290
3447947

29 PATERSON ST
76 WARREN ST

3256926
291477

2889884
290303

2 OAKENDALE RD

GILES RD
MIDDLE CRESCENT ST
WINSTON RD
STORKS RD
MARSH RD

BAY
BAY
BAY
BAY

78 FULLERTON COVE RD

FULLERTON COVE

RAJ

192500

950000

411600

373000

411600

8/04/2015

270

1200

17 SHADY AVE

SALT ASH

RAJ

74450

695000

285000

256000

285000 13/02/2015

300

1000
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Living
value

Dwelling Style

1980'S BRICK & RIBBED
METAL
310000 1990'S BRICK & TILE
0
2000'S DOUBLE STOREY
308000
CLAD & RIBBED METAL
0
2000'S DOUBLE BRICK &
180000 RIBBED METAL
190000

0
1970'S RENDERED BRICK &
TILE
286000 1990'S BRICK & TILE
1970'S RENOVATED
228000 DOUBLE STOREY BRICK &
RIBBED METAL
96000 1980'S BRICK & TILE
0
104000 1980'S BRICK & TILE
1980'S DOUBLE STOREY
112000
BRICK & TILE
150000

145000 1960'S RENDERED
RENOVATED BRICK & TILE
0
0
117000 1990'S BRICK & TILE
0
145000

1980'S DOUBLE STOREY
CLAD & RIBBED METAL

1850"S SANDSTOCK BRICK
297500 CHURCH STYLE
0
1950'S CLAD & TILE
RENOVATED
2000'S RANCH STYLE BRICK
242000
& RIBBED METAL
108000

220000 2000'S RENDERED
RENOVATED BRICK & TILE
0
0
198000 1980'S BRICK & TILE
0
1980'S CLAD AND RIBBED
METAL
2000'S DOUBLE STOREY
324000
BRICK & TILE
1990'S BRICK & RIBBED
300000
METAL
200000
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Overview of the Quality Assurance Process
 Quality Assurance
Our goals mirror those of the LPI in that we seek to improve the quality of valuation outcomes
and provide a cost effective means of delivering land values for rating and taxing purposes.
Later versions of the Procedures Manual from v6.3 (2012), v6.4 (2013) and now v6.5.1(2014),
all prescribe extra measures that will improve valuation quality if completed. Naturally,
additional time/resourcing is required to improve quality under those terms, however once
processes are in place that achieve those quality improvements they can be maintained with
effective and innovative implementation of management strategies at minimum additional cost.
From v6.3 onwards changes to the timing and frequency of verification is a feature of the new
arrangements, with contractors required to complete the whole year’s verification concurrently
with all valuations during the first 6 months. A greater volume of sales analysis has been
required. Adopting and identifying the new Risk Codes within the roll has also required
additional work over previous v6.2.2 (2011) contract requirements
During the past 6 years we have undertaken an intensive examination of the Rating and Taxing
valuation process and implemented many important changes to methodology and processes,
particularly of the more specialised valuations. Most of which have focussed on the creation of
Quality Assurance measures and management practices to provide better valuation outcomes.
We apply the appropriate methodology depending upon the identified type of property or risk
code of property being valued.
The following headings outline key features of our QA systems and an over view of our actions
in various key areas of the annual program.
 Project Plans
The project plan is the cornerstone of our QA processes by providing for the scheduling of
tasks we are constantly aware of work in progress, completed and deliverable-by set dates and
can apply the various QA measures according to this timetable.
Our attached Project Plans shows how we have scoped each project and how we intend to
service the proposed contract for valuation services. The plan includes all scheduling except
for supps and sales coding, which occurs over the first few days of each week. Our expertise
to demonstrate how we would manage a contract should also be seen in the context of our
experience with providing these specialised services for over 10 years and for up to 8 districts.
 Component Structure & Valuation Accuracy
We annually review the component structure to see how the entries have been componentised.
Any changes to components are very carefully considered and only following consultation both
internally and externally with LPI. Dividing entries into components requires finding the right
balance between applying reasonably accurate valuations and applying valuer resources to
generate the valuation outcomes. A smaller number of components translates into less
benchmarks overall, and less sales analysis required to value less benchmarks.
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The mass valuation process of applying factors to create new values is in essence a sampling
methodology which relies upon the concept of statistical inference. That is, from a sample of
benchmarks and sales analysis within each component grouping, a factor or trend is
established either overall or applied independently depending upon what the valuation of each
benchmark is pointing to in terms of change of value.
If the trends are reasonably consistent for the valuation of each benchmark within a component,
and the component is relatively homogenous, then factoring should be relied upon given these
circumstances. Where the valuation of benchmarks within a component is showing
inconsistent factor variations more analysis across these components is required. Sometimes
even more benchmarks than the minimum number specified helps to improve valuation
outcomes as does any additional sales analysis that focuses more attention on the grading of a
specific component.
The valuer needs to be aware of the pointers to when mass valuation methods require
enhancements, our valuation staff are specifically trained in understanding the significance of
these variations. Team Leaders help with solutions to dealing with grading issues or factor
variations that are not pointing to any specific clear trend.
 Component Data Analysis
Statistical analysis is carried out throughout the annual program with the Component Data
Table as the reference point. This is used to review components and benchmarks selections.
Review of component’s primary and reference benchmarks is undertaken with the benefit of the
Component Data Table to ensure they comply with procedural selection criteria.
Our component benchmark reviews are completed just prior to July 1, each year, therefore
representing each component at the Base Date prior to any component factors being applied.
Every time values are changed in a manner that is not uniform; changes to median values,
quartile ranges and even the QRP measure may occur. Having ongoing access to the
component data table, its ability to be updated in real time to account for change, aids correct
selections. We ensure our valuers understand the construct of these tables. This assists the
application of QA processes at all valuer levels.
 Benchmark Selection
Our database program incorporates reports for Benchmark Exceptions, Benchmark Factor
Variation and within its Component Reports function includes a check for the number of
benchmarks required per component.
Benchmark selection shows that we have the correct minimum number of and quartile
placement of benchmarks in all components, with some components having additional
benchmarks where we have identified these as being useful.
Valuers and Team Leaders have access to this information on a daily basis thus ensuring
ample opportunity to avoid compliance failure in this regard.
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 QRP Measures (Variability of Component Distribution)
The QRP measures the variability of values within a particular component. This measure is
readily identified in our Component Data Table Report. It is calculated on both the whole value
and rate per square metre basis. Our valuers are trained and regularly workshopped to
acknowledge the impact of this measure on individual components and adapt their work
practice accordingly to ensure the best value outcomes for the range of QRP measures they
are required to work with.
The QRP measures clearly identify the variability of values within particular components over
the middle quartiles. The highest scores are often seen measured in business, industrial,
density residential, rural and protection zoned components where allotment sizes vary over a
wide range of sizes within a confined location.
Generally, residential type components have lower QRP measures as the component sizes
tend to be larger and the variability between sizes and values tends to be less. QRP measures
are also used on a $/sq.m basis which is more appropriate for business and industrial
components.
For components with high QRP measures the procedural requirements for additional reference
benchmarks is designed to improve accuracy by imposing the acknowledgment of this value
range and ensuring it as managed.
We aim to individually review the high and low values within components as these tend to be
outliers within the Component Model. Outliers also tend to require individual attention because
the benchmark typically does not represent them.
 Risk Based Assessments and Worksheets
Higher risk entries and entries that require more complex valuations should be capable of
individual review in much the same way as an individual property valuation requested by a bank
or the owner would be open to review by the instructing party or others that rely upon that
valuation.
The highest risk entries that have a risk rating of “1” are subject to peer review of worksheets.
We expect these individual valuations to be the subject of more thorough examination from the
LPI by way of requests and audits targeted towards these entries. The worksheets are
prepared with this expected level of scrutiny in mind.
Our acknowledgment of these is included elsewhere in this Project Plan.
 Individual Valuations
Whilst Rating and Taxing valuations employ a mass appraisal methodology, many property
specific scenarios, Risk Rating/Risk Code, Legislative framework or LPI instructions require
different methodologies or individual valuations (Worksheets) to be the means of determining
the value.
Robertson & Robertson applies a pro-active approach to quality assurance, with management
instilling an enduring culture of quality throughout the organisation. The Robertson &
Robertson valuers providing services for the LPI are amongst the most senior and experienced
in the company. Any advice prepared by our valuation staff pursuant to a contract for the
services will be the subject of stringent peer review and discussion prior to its release.
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 Quality Assurance Review Project 2012 & 2013 (QARP 2012 & 2013)
The Quality Assurance Review Project 2012 (QARP 2012) was originally undertaken by
Robertson & Robertson at the start of the 2012 Annual Program. A second QARP was
undertaken during 2013. This was not an LPI requirement but was our own initiative and part of
what the firm considers being best practice in this field. These projects may recur at irregular
intervals in maintenance mode or as issues arise that require such review.
Our Team Leaders Management Group review and refine processes each year with a focus for
cost effective solutions to improve the quality of valuation outcomes across the whole division.
It is only through critical assessment of our current processes that we can improve outcomes
moving forward. We review our current Rating & Taxing processes in this context and in the
context of the LPI’s Queries and Audits during the year.
In this context we have developed a register for all LPI queries and audits, where issues and
specific processes are identified. This system has been operating since the beginning of the
2012 Annual Program.
Any issues that develop throughout each year are reviewed in the context of what process was
involved. In this way, the Team Leaders Management Group can look at what needs to change
with a certain process. Issues are looked at in the context of processes, training, scheduling
and possible IT development that would eliminate or reduce the likelihood of a particular QA
issue. Of critical importance to this process are the results of Final Values Audits, Sales
Analysis Audits and any other audits which show any deficiencies which should be acted upon.
The QARP Meetings referred to are done to find any solutions to systematic issues or reduce
the likelihood of one off issues. The LPI is appraised of the results of our internal reviews and
improved processes that may result.
Utilising the existing body of Audits and Queries from the LPI, as well as other processes of
self-assessment utilised by Robertson & Robertson over recent years, we have reviewed all our
current processes and policies from a Quality Assurance (QA) perspective; identified QA risks
and explored different options to mitigate these risks where possible.
 The Ongoing Goals of QARP 2012 & 2013 are to:










Regularly review all current processes and procedures undertaken by the Rating &
Taxing Division;
Provide a systematic protocol to process Quality Assurance Issues as they come to light,
and to pre-emptively seek ways and means of eliminating future potential Quality
Assurance issues;
Discuss how best to communicate Quality Assurance initiatives to the LPI at all levels;
Use the Quality Assurance Review Project (QARP) as a way of formalising continuous
incremental improvements in standards;
Enact our policies and procedures in relation to Quality Assurance matters more
efficiently and effectively;
Discuss the roles and responsibilities of staff in the various QA processes within the
Rating & Taxing Division;
Benchmark standards across the whole Rating & Taxing Division for the various
processes; and
Continually seek improved efficiency methods to standardise work practices for all staff
and promote Research & Development as part of our company culture.
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Continually we need to determine alternative ways of performing rating and taxing work
efficiently that will give us an advantage over existing work practices. For example, faster more
efficient computers, bigger screens, the use of 2 and 3 screens, IT development and
development of specialised forms, view spreadsheets more effectively, increasing our
knowledge with the use of GIS systems, GIS layers etc..
The development of new policies and procedures was a product of the original QARP 2012
meetings as well as the immediate development of process checklists that could be used by all
valuers and administration staff within the Rating & Taxing Division. For example, we
undertook a process that included an analysis of all vacant land in our district, listed for sale
and cross referenced the listed ‘for sale’ or asking price against our current valuations. This
process of cross referencing asking prices against our valuations for these properties
represents another level of checks which ensures better quality valuations are achieved prior to
any sales evidence becoming available.
This process resulted in a number of value reductions. We consider this to be an example of a
pro-active approach where we were not just reliant on the properties selling but examining the
market at another level. This process is now done every year. The QARP process will be
continue on an irregular basis or as issues arise which have potential to impact across a wide
range of existing processes
 Valmap Expertise
Robertson and Robertson have developed considerable expertise in the use of Valmap.
We are currently in process of moving to Valmap 4.1 and merging its functionality with our new
data base program.
Valmap is considered a critical tool for Quality Assurance, but does require specific training to
be able to use the more advanced features contained within the layers of information provided.
Functions of Valmap in the area of thematic layers which can provide visual schematics for
values and value change of both the whole value and rates per metre square are regularly
explored and exploited to provide quick reference to valuation change data.
With regular cadastre and planning updates as provided by the LPI Valmap will continue to
provide the backbone to the integration of mapping, cadastre and value information for rating
and taxing contractors.
Our ongoing commitment to the system includes regular workshops to ensure our valuers
continue to utilise known functionality and explore other functions as they come to our
awareness.
 Nearmap
Robertson & Robertson currently subscribes to a multi-user licence for Nearmap in NSW. This
site represents the most up to date aerial imagery available in NSW, with eastern coastal
locations being updated every 2 to 3 months. This system complements the older aerial
imagery available via Valmap, SIX Maps and now NSW Globe/Google Earth.
 Statistical Standards
The Final Statistical checks have been forwarded within our VAR and with the final valuation
recommendations for Port Stephens LGA in October 2015.
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Statistical queries raised by the LPI have been dealt with by October 31, 2015 when the Port
Stephens LGA value recommendations were applied.
Apart from individual check valuations and reviews conducted by way of objections and court
appeals, the principal objective Quality Assurance measures to determine the level of accuracy
and uniformity of valuations are statistical measures.
These were introduced initially in 2003 and now every valuation contract requires them. They
are based on the comparison of valuations made under the mass valuation system for
properties with evidence derived from the analysis of the actual sales of the properties.
The Valuer General employs three more sophisticated statistical measures to provide
combined measures of accuracy and uniformity. Accuracy refers to the closeness of valuations
to actual prices whereas uniformity is a measure of the consistency of the percentage errors
across a sample.
The VAR provides complete explanations and details of all of the statistical measures used.
The Mass Valuation Statistical Report is reproduced below:
Zone

Num
Props

Sales COD

MVP

PRD

Comp Avg
Value
Changes

B1

Neighbourhood Centre

55

3

1.19

90

0.99

-0.11

B2

Local Centre

265

12

3.88

93.47

1.01

0.23

B3

Commercial Core

127

1

0

91.85

1

-0.39

B5

Business Development

136

5

3.3

95.74

1

-5.1

B7

Business Park

8

0

E1

National Parks and Nature Reserves

22

0

E2

Environmental Conservation

93

3

2.99

90.02

1.03

4.52

E3

Environmental Management

103

10

3.66

95.93

1.01

-1.46

E4

Environmental Living

240

13

1.48

91.13

1

1.1

IN1

General Industrial

381

13

3.76

91.47

1

3.99

IN2

Light Industrial

126

2

0.19

95.06

1

0

IN4

Working Waterfront

79

2

4.09

92.27

0.98

-0.05

R1

General Residential

8

0

R2

Low Density Residential

20535

308

2.69

93.22

1

-0.91

R3

Medium Density Residential

1354

37

2.4

92.94

1

2.73

R5

Large Lot Residential

2048

54

3

93

1

0.43

RE1

Public Recreation

359

0

RE2

Private Recreation

70

0

RU1

Primary Production

607

14

2.76

92.53

1.02

-0.18
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Zone
RU2

Rural Landscape

RU3

Num
Props

MVP

PRD

Comp Avg
Value
Changes

4.58

92.35

0.99

3.24

2.07

92.66

1

1.71

Sales COD

2306

58

Forestry

11

0

RU5

Village

142

5

SP1

Special Activities

114

0

SP2

Infrastructure

109

0

W2

Recreational Waterways

23

0

 Other Practical Examples of QA Processes
The following represents a selection of other individual measures which when combined, further
reinforce the QA culture and outcomes of the firm’s work practices. Detail fo these practices is
offered in our weekly/monthly/annual scheduling:

Filtering of all sales imported each Monday into all sales identified requiring analysis.
Discussed in detail in our weekly scheduling.



The use of Control Tables to monitor all Quality Assurance measures, identifying and
grading of supps, receipt and acknowledgement of changes to the valuation roll example
35B objections and 14A(6) reascertainments. Again described in detail under our
weekly/monthly/annual scheduling.
Maintaining a commercial database of listings for sale from local papers and magazines.
These are easily cross referenced against sales that occur weekly when these properties
are sold and imported. We receive notification that we are holding information about the
property from the time it was ‘For Sale’.
LPI Queries and Audits database. This facility provides valuable reporting information
across all 3 contracts of any specific types of issues that we should be addressing. This
database was created from a need identified through the QARP process to record this
valuable feedback in a more systemic way that can be easily accessed and reported.





RISK CODE ASSESSMENT VERIFICATION
 Risk Based Verification Cycle
Following this risk based assessment approach, the LPI and other major stakeholders in the
NSW Statutory Valuation System should have confidence that the highest risk entries in
each of the rolls are receiving the individual attention expected as a result of the potential for
greater volatility in land value.
 Risk Based Verification Program
From a statistical point of view, the risk based verification program provides a mechanism for
highlighting property specific issues that may otherwise not be reflected in the mass
appraisal of land values.
The risk based verification program requires properties of higher risk to be verified on a more
frequent basis and lower risk properties verified on a less frequent basis.
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Risk 1 entries are considered the highest risk entries to be managed by more frequent
individual valuations and verification (annually), with Risk 3 entries representing the lowest
risk and having a longer verification cycle of once every 6 years and no requirement for
individual worksheets. In addition to the risk ratings, the risk assessment matrix supplied by
the LPI assists in identifying properties that may be considered to be of a higher risk rating.
 Risk Based Verification Cycle Table
Category
Properties subject to successful objection the previous year
Benchmarks, Reference Benchmarks and all analysed sales
Properties considered to be of high risk not already included
in risk rating 1 *
Land subject to allowances
Commercial land
Industrial land
Rural land
Heritage restricted properties
All other properties valued under a valuation basis other than
6A1 or 14C
Open Space, Special Uses zoned land
Residential zoned land

Verification
Risk Rating
1
1
1

Verification percentage
annum
100% per annum
100% per annum
100% per annum

per

2
2
2
2
2
2

33.3% per annum
33.3% per annum
33.3% per annum
33.3% per annum
33.3% per annum
33.3% per annum

3
3

16.6% per annum over 6 years
16.6% per annum over 6 years

VERIFICATION
 Verification Programme for LGA
Verification has been planned for the next 6 years following the risk based assessment process
defined in v6.4 contract arrangements. Verification for the next 6 years has been nominated
within our 2015 Annual Program Project Plan, with the current Annual Program identifying the
specific components nominated for the 2015 Annual Deliveries.
The new risk code process identifies and utilises different verification cycles for risks 1, 2 & 3.
The corresponding risk cycle is verification each year for risk assessment 1, every 3 years for
risk cycle 2 and every 6 years for risk cycle 3.
For the 2015 Annual Program, we have identified and utilised the new 16 risk codes. Whilst still
undertaking to complete whole component verification, under the new risk based system, we
now schedule and also report annual verification in terms of not only the completion of whole
components, but also verification completed using the new risk codes.
Due to the considerable overlap of verifying whole components and then having to meet the
risk code verification expectations; we anticipate that each year we will be completing additional
verification and that in some years the various proportions completed between risk 2 and risk 3
entries will not be exactly aligning. Risk 1 assessed entries will be verified each year.
From the tables listed below verification, which includes inspected and verified entries, that has
been completed for the 2015 Annual Program is reported in terms of whole component
completion and risk code completion.
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Risk Code
ANLYSALE

Risk Description
1 1 - Analysed sale

Total Verified

%

560

560

100%

BENCHMRK 1 1 - Benchmark property

231

231

100%

CONTAMN

1 1 - Contaminated land

85

85

100%

ENGLOBO

1 1 - Englobo parcel

34

34

100%

HIGHVALU

1 1 - High value change property

17

17

100%

MINE

1 1 - Mine

-NA-

-NA-

-NA-

OBJECT

1 1 - Objection

2

2

100%

SHOPPING

1 1 - Shopping centre

1

1

100%

918

918

100%

ALLOWNCE 2 2 - Allowance or concession (excluding section 125 heritage)

82

47

57.32%

COMMERCE 2 2 - Commercial zoned lands

541

162

29.94%

HERITAGE

2 2 - Heritage listing 14G and section 125

88

44

50%

INDUSTRY

2 2 - Industrial zoned lands

521

2

.38%

LVBASIS

2 2 - Land value basis other than 6A(1)

1360

781

57.43%

RURAL

2 2 - Rural zoned lands where predominant use is primary production

1

0

0

Summary for Risk Value 2

2593

1036

39.95%

OPNSPACE

3 3 - Open space, special use, reservation zoned lands

641

187

29.17%

RESIDENT

3 3 - Residential, village and rural residential lands with 6A(1) basis

25168

3701

14.71%

Summary for Risk Value 3

25809

3888

15.06%

Overall Summary

29320

5838

19.91%

Summary for Risk Value 1
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 Whole of Component Verification Review
Scheduled Month

Code

Zone

Description

Mar-15

MAC

R3

R3 Nelson Bay (Little Bay)

Mar-15

MAD

R3

R3 Salamander Bay & Soldiers Point

Mar-15

MAE

R3

R3 Tanilba Bay

Mar-15

MAF

R3

R3 Raymond Terrace

Apr-15

AAL

R2

R2 Anna Bay, Fishermans Bay & Boat Harbour (Oceanfront Reserves)

Apr-15

AAM

R2

R2 Boat Harbour

Apr-15

AAN

R2

R2 Anna Bay & Fishermans Bay

May-15

AAQ

R2

R2 Tanilba Bay, Mallabula & Lemon Tree Passage (Waterfronts)

May-15

AAT

R2

R2 Fern Bay

May-15

AAU

R2

Fern Bay (Seaside villgae)

Jun-15

ABA

R2

R5 Brandy Hill, Seaham & Wallalong

Jun-15

BAA

B1

B1 The Peninsula Fringe Business

Jun-15

BAD

B3

B3 Salamander Bay

Jun-15

BAH

B5

B5 Heatherbrae

Jun-15

BAI

B7

B7 Williamtown

Jun-15

BAJ

B5

B5 Salamander Bay & Taylors Beach

Jul-15

ENA

R2

R2 Port Stephens Residential Englobo

Jul-15

SAA

SP1

SP1 Port Stephens LGA

Jul-15

SAB

SP2

SP2 Port Stephens LGA

Aug-15

RAC

RU1

RU1 Port Stephens West of the Pacific Hwy (5.01- 40ha)

Aug-15

RAD

RU1

RU1 Port Stephens West of Pacific Hwy (over 40.01ha)

Aug-15

RAK

RU2

RU2 Port Stephens East of the Pacific Hwy excl. Tomaree (40.01ha & over)

Aug-15

WAT

W2

W2 Waterways

Successful Objections
Successful Objection decisions to current GV & LT values are identified on a weekly basis on
completion of the data imports from LPI each Monday morning. Team leaders allocate each
objection to the relevant valuer to undertake the following action:


The objection decision report is downloaded from SIX



The report is thoroughly analysed to ascertain the relevant issues which have impacted on
land value



Where the issue is considered ‘property specific’ and does not impact on surrounding
entries or grading, the objection report is attached to the entry and a comment is prepared
for inclusion in the VAR.



Where the issues identified may relate to surrounding entries and grading, a full review of
surrounding grading and other entries considered to be impacted is undertaken.



Where significant other anomalies are identified from this review, a list of the affected
entries with amended value recommendations is sent to LPI for reascertainment action.



Where affectation is minor in nature, action is undertaken to better align surrounding values
in the annual values provided for the current year.
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 Objections 35B
Property Property
Address
9 School Dr,
Tomago NSW
289592 2322
11 School Dr,
Tomago NSW
289591 2322
4 Frost Rd,
Anna Bay NSW
291106 2316

Zone Component Latest Event
Code Code

IN1

IAC

IN1

IAC

RU2

RAM

Objection allowed
with a change to
value
Objection allowed
with a change to
value
Objection allowed
with a change to
value

Old
Land
Value

New
Land
Value

209000 150000

188000 135000

390000 340000

 Reascertainment Corrections 14A(6)
There were no (0) reascertainment corrections for the Port Stephens LGA.

DELIVERY SCHEDULE FOR 2 CONTRACTS COMPRISING 6 LGAS

Entries listed above are indicative only. Absolute count of entries varies due to supplementary
actions throughout the Annual Program.
The above delivery dates were approved by Michael Tadros, Contracts & Procurement
Manager, Valuation Services on July 10, 2015 (Version 2). The above Delivery Schedule
represents the delivery schedule for all contracts and districts – including the details for the
Maitland Contract.

MEETINGS WITH OTHER R & T CONTRACTORS IN ADJOINING DISTRICTS
Robertson & Robertson currently service two of the districts that adjoin Port Macquarie LGA,
Maitland & Dungog, under the Maitland Contract.
Newcastle LGA also adjoins Port Stephens LGA and is serviced by Preston Rowe Paterson in
Gosford. Discussions regarding values have been ongoing throughout the year.
To the north of Port Stephens is the district of Great Lakes. First State Property Valuers service
the Great Lakes and Gloucester districts and a conference with this contractor was organised
for August 10, 2015, to discuss the values between the LGA boundaries.

ROBERTSON & ROBERTSON AS AUTHOR OF THIS FINAL REPORT
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Robertson & Robertson is the author of this report, produced on behalf of the NSW Valuer
General and forwarded to the Department of Land and Property Information (LPI).
Town planning, land use and other market information contained in this report have been
compiled based on enquiries undertaken during the valuation process. Third parties should
make their own enquiries into these details and should not rely on the contents of this report.
The Valuer General disclaims any liability to any person who acts or omits to act on the basis of
the information contained in this report. More information on the valuation process is available
from the LPI website at http://www.lpi.nsw.gov.au/
ROBERTSON & ROBERTSON

GLENN WILLIAMS
Maitland Contract
Assoc Dip Bus (Val) M. Com (Val)
AAPI Certified Practising Valuer
Certified Property Practitioner
Registered Valuer 6535

NIGEL PAGE
Operations Manager Rating & Taxing
Adv. Dip. Valuation Grad. Dip. UESTM
AAPI Certified Practising Valuer
Certified Property Practitioner
Registered Valuer 6708
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