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EXECUTIVE SUMMARY
LGA Overview:
The Auburn local government area comprises residential, commercial, industrial, infrastructure, environmental
and public recreation zones. There were 15,918 properties valued at the base date of 1 July 2015, and valuations
are reflective of the property market at that time.
In general the property market within the LGA continues to remain strong. Across most classes of land there has
been significant increases in the market
Residential zoned land comprises approximately 86.57% of the entries in the LGA. There has been consistent
increase in value levels throughout the residential components. Density sites continue to show good gains. The
levels of value determined are based on analysis of the available market evidence. Sales in close proximity to the
base date have been preferred.
Commercial zoned land (inclusive of all “B” Business) comprises approximately 6.6% of the entries in the LGA.
The large increases remain with development which has a strong residential component. The levels of value
determined are based on analysis of the available market evidence.
Industrial zoned land (inclusive of all “I” Industrial) comprises approximately 4.88% of the entries in the LGA.
Industrial values remain constant without showing any significant increase in their value. The levels of value
determined are based on analysis of the available market evidence.
Valuation changes in the local government area and percentage changes between the council valuation years of
1 July 2012 and 1 July 2015 and the land tax valuation year of 1 July 2014 are as follows:

PROPERTIES VALUED AND TOTAL LAND VALUE
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State and local government legislation for AUBURN LGA:
The State Government’s planning reforms which include the Standard Instrument, Local
Environmental Plans (LEPs) Order 2006 (Standard Instrument) introduced in 2006 requires Local
Councils to introduce standardised planning instruments. The Standard Instrument is the state wide
template for LEPs which all Councils must use to prepare a new LEP.

The Auburn Local Environmental Plan 2010 (or “Auburn LEP 2010”) was notified on the 29th October
2010 and repealed the Auburn Local Environmental Plan 2000. The Auburn LEP 2010 is Council's
principal LEP prepared in accordance with State Government planning reforms including the Standard
Instrument (Local Environmental Plans) Order 2006.
The Auburn LEP 2010 is the starting point for all zoning, land use and development enquiries. It
includes land use tables, schedules and maps for zoning, maximum building height, heritage items and
more. It enables Council to determine the type of land uses allowed in a particular zone, among other
matters such as flood-prone land, acid sulphate soils and other miscellaneous provisions.
The Auburn LEP 2010 applies to the entire Auburn local government area, excluding:



land in Sydney Olympic Park. Sydney Olympic Park is covered by State Environmental Planning
Policy (Major Development) 2005; and
land at Wentworth Point, which is covered by the Sydney Regional Environmental Plan No. 24
- Homebush Bay Area.

Sydney Olympic Park
Development of land within Sydney Olympic Park is controlled by SREP No. 24-Amendment No. 2 with
the Minister for Planning as the consent authority.
Master Plan 2030 has been prepared in accordance with the requirements of the Sydney Olympic Park
Authority Act 2001. Master Plan 2030 will be the development control plan for all new development at
Sydney Olympic Park.
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Residential development in Sydney Olympic Park is well underway following the completion of One
Australia Avenue comprising 216 units, 485m² of retail space on the ground floor and a 40 place child
care centre. The redevelopment of site 3 in Australia Avenue delivers approximately 685 units in four
tower buildings and is known as the Australia Towers Complex and had a total development cost of
$320 million.
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Market overview and sales of particular interest:
CVS has undertaken significant analysis of the Auburn district property market to provide an accurate
and reliable basis of valuation. 281 number of sales have been analysed to enable the establishment
and verification of land values as at 1 July 2015. These analysed sales also support the grading across
components. Analysed sales reports are provided to Land and Property Information on a consistent
basis throughout the year.
The added value of improvements are also analysed to enable the accurate deduction of land values.
CVS undertakes this process using the paired sales approach and the replacement cost approach. In
analysing sales before or after 1 July it is necessary to adjust the contract price in terms of market
movement. In the Auburn LGA district this year sales and resales of properties indicated strong
increase in values throughout the year with significant movement from August 2014 to 1 July 2015 for
properties zoned residential.
Industrial and commercial rental Analysis has demonstrated a steady demand for properties with
sound fundamentals.

Significant value changes
Summary of valuation changes to residential land
Changes since previous General Valuation (2012) and since the previous valuation year (2014)
There has been strong growth in most of the Auburn residential locations of the market since the last
general valuation in 2012, with increases across the board.
The overall increase in residential values is attributable to robust prices, clearance rates and market
conditions in general.
Properties that are well located to the main centres have shown strong interest and the further
located lower value areas have increased from a low cost base driven by first home buyer and investor
demand.
Within the single residential components, the values have increased in total by approximately 50%
from 2012 up until the current 2015 Base Date. Since 2014 the residential component increases are
between 20%-30%.
Residential zoned land (inclusive of all “R” Residential) comprises approximately 86.57% of the entries
in the LGA. The levels of value determined are based on analysis of the available market evidence.
Density sites in the Auburn LGA have shown strong growth. Traditional property fundamentals
remain the same in terms of a desirable site, but as social and economic parameters expand so
does the need for extra housing within the LGA.
Auburns population has increased approximately by 6% since 2012. Greater numbers of people
have moved to the Auburn LGA due to a range of factors, such as being a centrally located suburb
with good train line services to the City and it’s comparatively lower home prices. Moreover, the
newer urban precincts such as Wentworth Park, and Sydney Olympic Park have other appealing
attributes including proximity to sporting & recreational amenities and facilities.
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Summary of valuation changes to commercial land:
Changes since previous General Valuation (2012) and since previous valuation year (2014)
B4 Mixed Use zoned sites, particularly in Sydney Olympic Park and the Auburn & Lidcombe centres
have seen strong market interest and increasing value levels given their location within the Sydney
metropolitan area and proximity to transport and sporting infrastructure. There have been large
increases in land values from the 2012 General valuation year.
The residential component of a mixed use zone continues to be the catalyst for high growth.
The value of the residential component in commercial developments has increased in line with the
strong interest by developers in the unit market. This is a feature of the current property market
particularly on the larger business/mixed use sites located on the fringe of established business
centres.
It is evident that well located retail properties are still sought after in the market place as evidenced
by the sales in these precincts.

Summary of valuation changes to industrial land
Changes since previous General Valuation (2012) and since previous valuation year (2014)

Industrial land values have seen minor increases since the 2012 general valuation year.
There appears to be steady demand for properties of various sizes and classes which is supporting
values, particularly in the past year. The market has been fairly steady with fairly stable vacancy
rates.
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DISCLAIMER: Purpose of this Report
The purpose of this report is to describe the process and considerations for the 1 July 2015 Valuation
of Auburn LGA. The report has been produced on behalf of the Valuer General.
The land values have been specifically made for rating and taxing purposes. Land values produced as
part of this process should not be used for any other purpose without the specific agreement of the
Valuer General.
Land values must have regard to specific requirements and assumptions in rating and taxing
legislation.
Consequently these valuations may vary from market levels.
The land values have been determined using a methodology prescribed by the Rating and Taxing
Valuation
Procedures Manual. The manual allows mass valuation methodologies that involve assessing large
numbers of properties as a group to be utilised where appropriate. Mass valuation methodologies are
by their nature likely to be less accurate than individually assessed valuations, however are utilised
worldwide for rating and taxing purposes to deliver valuations within an acceptable market range.
Town planning, land use and other market information contained in this report has been compiled
based on enquires undertaken during the valuation process. Third parties should make their own
inquiries into these details and should not rely on the contents of this report.
The Valuer General disclaims any liability to any person who acts or omits to act on the basis of the
information contained in this report.
More information on the valuation process is available from the Land and Property Information
website at
www.lpi.nsw.gov.au/valuation
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LGA OVERVIEW:
Location:
The Auburn Local Government Area covers an area of approximately 3,251 hectares and is situated
some 17 kilometres west of Sydney’s Central Business District. Auburn is close to the demographic and
transport centre of the Greater Sydney Metropolitan Region.
The municipality is bounded by the Parramatta River to the north, Duck River in the west, part
Centenary Drive Homebush Bay through to and including Rookwood Cemetery in the east and the
Sydney water pipeline in the south.

Map of the City of Auburn LGA. (Source: Auburn Council)

Principal Towns
The Auburn LGA includes the suburbs of Auburn, Berala, Homebush Bay, Lidcombe, Newington,
Regents Park, Rookwood, Silverwater and Sydney Olympic Park. Newington is one of Auburns newer
suburbs and is built on 87.2 hectares of the former Newington Armament Depot and is in part the
legacy of the Sydney 2000 Olympics. Newington is located to the west of Stadium Australia and
Olympic Park Railway Station, east of the Silverwater industrial area and lies between the M4
motorway and the Parramatta River comprises residential precincts of over 2,070 dwellings, an
industrial estate, the Newington Business Park, and Newington Village - a neighbourhood retail and
community area. Sydney
Major features of the Council area include Sydney Olympic Park, State Sports Centre, ANZ Stadium,
Acer Arena, Sydney Aquatic Centre, TAFE NSW South Western Sydney Institute (Lidcombe College),
The University of Sydney (Cumberland Campus), Rookwood Necropolis (Cemetery), Silverwater &
Mulawa Correctional Centre, Auburn District Hospital, Auburn Botanic Gardens and Bicentennial Park.
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Sydney Olympic Park is one of Sydney’s fast growing suburbs. A number of high rise residential
apartment buildings have been built with in Australia Avenue and Wentworth Point, with many more
developments in the pipeline. Sydney Olympic Park comprises the nine precincts surrounding the
Olympic Park railway station. Adjoining Local Government Areas are the Municipality of Strathfield
and the Cities of Canada Bay, Bankstown and Parramatta.
Auburn is well served by transport being on the main western and south-western railway lines. The
area enjoys excellent road access to the east and west via Parramatta Road and the M4 Western
Motorway and access to the north and south via Silverwater Road and Centenary Drive.
The estimated population of the Auburn LGA as at 30 June 2014 census is 85,446 residents which
shows an increase of 2.5% since last year. A continuation in residential growth (see chart below)
follows expansion of residential development in:








“Botanica” – the former Lidcombe Hospital site
“Ashgrove” – the former RAAF site at Regents Park
Redevelopment of part of the Homebush Bay West Estate now part of an Activation Precinct
Proposed new dwellings on the Olympic Park site
Residential development in commercial areas, and
In-fill development of medium density zoned lands
Mixed use commercial/residential developments in business zones.

Significant Retail
Auburn shopping centre including “Auburn Central” is the most significant retail centre. Other
shopping centres are located at Lidcombe, Berala, Regents Park and Newington. As well, Parramatta
Road has many large bulky goods complex’s and direct factory outlets.
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Type of Residential Development
The 2011 Census reveals that there are 24,631 occupied dwellings in Auburn made up of 11,997
detached houses, 5,685 medium density units and 6,849 high density dwellings. Analysis of the types
of dwellings of the households in Auburn Council area in 2011 shows that 48.7% occupied a separate
house; 23.1% occupied a medium density dwelling; while 27.8% occupied high density dwellings.
The total number of dwellings in Auburn City increased by 2,287 between 2006 and 2011. The largest
changes in the type of dwellings found in Auburn City between 2006 and 2011 were:





High density (+1,911 dwellings)
Medium density (+461 dwellings)
Separate house (+132 dwellings)
Other (-61 dwellings)

The largest proportion of the Auburn LGA is used for residential purposes with the next major uses
being used for industrial/commercial purposes. Special Use zoned lands comprise the next major land
use with the Rookwood Necropolis being the largest of sites in this category (and the largest cemetery
in the Southern Hemisphere).
Open Space is also a major land use with 390 hectares of passive and active zoned lands excluding the
425 hectares of Sydney Olympic Parklands and the 191 hectares of sporting and community facilities
of Sydney Olympic Park.
Main Industry
Traditionally the main employer industry in the Auburn Local Government Area has been
manufacturing located in the Silverwater industrial area with the next group being employed in the
retail industry. Over the last 20 years business parks have been developed in the Silverwater,
Newington and Regent’s Park industrial areas. More recently bulky goods and direct factory outlets
located on Parramatta Road have been developed.
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STATE and LOCAL GOVERNMENT LEGISLATION:
The State Government’s planning reforms which include the Standard Instrument, Local
Environmental Plans (LEPs) Order 2006 (Standard Instrument) introduced in 2006 requires Local
Councils to introduce standardised planning instruments. The Standard Instrument is the state wide
template for LEPs which all Councils must use to prepare a new LEP.
The Auburn Local Environmental Plan 2010 (or “Auburn LEP 2010”) was notified on the 29th October
2010 and repealed the Auburn Local Environmental Plan 2000. The Auburn LEP 2010 is Council's
principal LEP prepared in accordance with State Government planning reforms including the Standard
Instrument (Local Environmental Plans) Order 2006.
The Auburn LEP 2010 is the starting point for all zoning, land use and development enquiries. It
includes land use tables, schedules and maps for zoning, maximum building height, heritage items and
more. It enables Council to determine the type of land uses allowed in a particular zone, among other
matters such as flood-prone land, acid sulphate soils and other miscellaneous provisions.
The Auburn LEP 2010 and DCP 2010 apply to the entire Auburn local government area, excluding:



land in Sydney Olympic Park. Sydney Olympic Park is covered by State Environmental Planning
Policy (Major Development) 2005; and
land at Wentworth Point, which is covered by the Sydney Regional Environmental Plan No. 24
- Homebush Bay Area and the Wentworth Point Activation Precinct was notified on the 4th
July 2014.

This current LEP includes the following zones;
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Development Control Plans

Development Control Plans provide objectives and controls to enhance the function, appearance and
amenity of development in the Auburn area. The development controls include setbacks, urban
design, stormwater drainage, landscaping, parking and access. They cover various development types,
including residential, commercial and industrial developments.
Industrial Development Controls:


Generally no minimum site area, however the minimum average width shall be 30m.

Local Centres Development Controls:


Proposed lots shall be of sufficient area and dimension to allow a high standard of
architectural design, the appropriate siting of buildings and the provision of required car
parking, loading facilities, access and landscaping.

Residential Development Control – Detached Dwellings, Dual Occupancy DCP:





All proposed residential allotments must have a minimum site area of 450m². (not including
the area of ‘access handles’ - for battle axe sites.
Two Attached Dwellings on one allotment must have a minimum site area of 450m² and an
average minimum site width of 15m.
Two Detached Dwellings on one allotment must have a minimum site area of 600m² and an
average minimum site width of 15m.
There is no minimum site area requirement for the construction of a single detached house.

Residential Development Control - Flat Sites:


A residential medium density development in R3 zone has no minimum site area, however
should not isolate individual lots and requires minimum width of 18m.
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A Residential Flat Building development in R4 zone should have a minimum site area of
1000m² and an average minimum width of 24m.

Joint Regional Planning Panels:
As a result of the removal of Part 3A of the Environmental Planning and Assessment Act, the newly elected
government implemented the Joint Regional Planning Panels. “The Environmental Planning and Assessment
Amendment (Part 3A Repeal) Act 2011 (the Repeal Act) commenced on 1 October 2011. New classes of regional
development are now set out in Schedule 4A of the Environmental Planning and Assessment Act 1979 (the Act).
This schedule replaces the former classes of regional development set out in Part 3 of State Environmental
Planning Policy (Major Development) 2005 (MD SEPP).”
Types of development that regional panels determine:
“From 1 October 2011, as part of the government's reform of the NSW planning system, the regional panels will
no longer determine:

development applications (DAs) for some designated development

DAs for smaller coastal subdivisions and other coastal development

DAs lodged from 1 October 2011 for residential subdivisions of more than 250 lots

DAs lodged from 1 October 2011 for 'general development' with a capital investment value (CIV) of
between $10 million and $20 million.
The regional panels will now determine the following new classes of regional development:

development with a CIV over $20 million

development with a CIV over $5 million which is

council related

lodged by or on behalf of the Crown (State of NSW)

private infrastructure and community facilities or

eco-tourist facilities

extractive industries, waste facilities and marinas that are designated development

certain coastal subdivisions

development with a CIV between $10 million and $20 million which are referred to the regional panel by
the applicant after 120 days

Crown development applications (with a CIV under $5 million) referred to the regional panel by the
applicant or local council after 70 days from lodgement as undetermined, including where recommended
conditions are in dispute.”

The table below highlights the structural format on how the new JRPP currently operates.
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SIGNIFICANT ISSUES AND DEVELOPMENTS:
The Department of Planning has established dwelling targets to 2031 for all local government areas in
Metropolitan Sydney as part of its strategic planning vision for Global Sydney. It achieves this through
subregional strategies that cover Metropolitan Sydney.
The Auburn local government area has been allocated 17,000 dwellings as per the West Central Draft
Subregional Strategy. Of this figure, 6000 dwellings have been allocated to the Olympic Park - Rhodes
Specialised Centre. Because Sydney Olympic Park Authority land is excluded from the Draft Auburn
Local Environmental Plan 2009, this Dwelling Target Analysis investigates Council’s ability to meet the
remaining 11,000 dwellings within its local centres and infill areas.
Wentworth Point Activation Precinct
The Wentworth Point Activation Precinct was notified on the 4th July 2014.




The Wentworth Point Urban Activation Precinct comprises two land parcels, bounded by the
Parramatta River to the north, Sydney Olympic Parklands to the west, Homebush Bay to the
east and future high density residential development to the south. The two parcels are
separated by land in the ownership of the Sydney Olympic Park Authority. This land currently
accommodates a ferry terminal (with associated parking and open space) and has been
earmarked for future high density mixed use development.
On 24 July 2015, an application for a Planning Proposal was submitted to Auburn City
Council, relating to land at 1-17 Grey Street and 32-48 Silverwater Road, Silverwater. The
Planning Proposal seeks to amend the Auburn Local Environmental Plan 2010 by rezoning the
land from B6 Enterprise Corridor to B2 Local Centre, and amending associated lot size, height
of buildings, floor space ratio (FSR), and key sites controls.
The B2 Local Centre zone allows the development of a wide range of uses including
apartments, mixed use buildings (usually a building with shops or offices on the ground floor
and apartments on the upper floors), child care centres, community facilities, offices and
shops, medical centres and service stations. The planning proposal seeks a maximum building
height control of up to 32 metres and a maximum FSR control of 4.0:1.
The application was placed on public exhibition from Tuesday 4 August 2015 to Tuesday
8 September 2015

Carter Street Precinct, Lidcombe
Planning NSW have recently identified the Carter Street Precinct in Lidcombe on the fringe of Sydney
Olympic Park as an urban activation precinct. The area was selected as it is within close proximity to
Sydney Olympic Park station, will support the continued growth of the area and is expected to be
financially viable consistent with market demand. The precinct is currently largely zoned for
employment purposes.
Redevelopment of the precinct will support Sydney Olympic Park in its current role as a specialised
centre and as a potential major centre, providing a mixture of housing, retail, office–based
employment and services complemented by good public transport and access to open space and
recreational facilities. The investigation process being undertaken will also allow broader transport
capacity issues related to the Sydney Olympic Park corridor to be considered.
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Up to 5,500 homes in buildings of mainly 4-6 storeys along east-west streets, 6-8 storeys
along main streets and parks, and up to 20 storeys on five sites.
New 1.8 ha park incorporating recreation uses as well as water sensitive urban design.
The Haslams Creek foreshore will be accessible to the public with pedestrian and cycle
paths linking to the extensive existing network throughout Sydney Olympic Park.
New retail centre along Uhrig Road with up to 12,000 m2 of shops and services, focussing
on a village square where residents and workers can meet and socialise, and a village
park with an adjacent community centre.
Office, business, retail and light industrial uses on 11.4 ha of highly accessible land along
the M4 corridor.
New primary school,

The Grey Street, Silverwater Planning Proposal.
On 24 July 2015, an application for a Planning Proposal was submitted to Auburn City Council, relating
to land at 1-17 Grey Street and 32-48 Silverwater Road, Silverwater. The Planning Proposal seeks to
amend the Auburn Local Environmental Plan 2010 by rezoning the land from B6 Enterprise Corridor to
B2 Local Centre, and amending associated lot size, height of buildings, floor space ratio (FSR), and key
sites controls.
The B2 Local Centre zone allows the development of a wide range of uses including apartments,
mixed use buildings (usually a building with shops or offices on the ground floor and apartments on
the upper floors), child care centres, community facilities, offices and shops, medical centres and
service stations. The planning proposal seeks a maximum building height control of up to 32 metres
and a maximum FSR control of 4.0:1.
The application was placed on public exhibition from Tuesday 4 August 2015 to Tuesday
8 September 2015 (inclusive). Information about the Planning Proposal is provided below.
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MARKET OVERVIEW and SALES OF PARTICULAR INTEREST:
Auburn Residential Market 2015:
The Auburn LGA in both single and density residential markets has seen very strong growth with
vendor expectations appearing to have been continually met. In the last 12 months the median house
value LGA wide has increased by approximately 20-30% with the median over the past three years
showing an approximate gain of 50%.
There have been good levels of growth across the LGA, particularly over the last two years. This is in
part due to the higher development potential experienced by certain properties under recent changes
to planning and general demand for the area due to lower price point, population increase, its good
transport networks and its appealing central location and proximity to nearby centres such as Sydney
Olympic Park, Parramatta and 12kms from Sydney central.
Clearance rates up until the end of the 3rd quarter of 2015 were regularly up around 80%-90% mark
although at the writing of this report this does appear to be tapering.
Demolition and infill development continues to be a popular style of development in the district. This
is especially the case with existing larger lots which continue to be met by the market with strong
demand. This increases the amount of dual occupancies and townhouse/villa style developments
across the LGA. The analysis of these sales where existing improvements are demolished is important
and provides good evidence for Land values. As always is the case, sites that offer a clear pathway to
an easy development remain. Sites with DA approval or are located in an area where a saturation
point hasn't been reached still show a solid return.
Examples of vacant land/site sales in the Auburn LGA:

Address

Sale Date

Sale Price

Area/m²

Comment

Platform Street,
Lidcombe

31/05/14

$1,005,000

$1,823/m2

Level Vacant site of 627m2
with 15m street frontage.

Chisholm Road, Auburn 06/02/15

$500,000

$1,091/m2

Level Vacant site of 481m2
with 14m street frontage.

Kihilla Road

20/07/15

$650,000

$2,105/m2

Corner lot, level topography,
7.62 metre frontage.

Albert Road, Auburn

31/01/14

$735,000

$900/m2

Older vacant land sale of
817m2 level block- adjusted
for time shows $836,000 and
$1,023/m2.

In relation to the density site market, we also note the increasing added value of a development
approval. Initial sales of properties for site amalgamation, when compared to the resale of an
amalgamated site with approval can show a large increase.
This unprecedented residential development particularly in relation to medium density housing in
response to continued population growth of Sydney. This growth in part has been in part, the result of
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the New South Wales Government’s Sydney Metropolitan Strategy to accommodate population
growth along transport corridors and urban consolidation.
The State Government imposed dwelling targets on Local Councils and new LEP re-zonings, Both forms
of real estate continue to shows solid gains but in particular it’s currently the larger sites where there
appears to be little or no discount for higher yielding sites. These sites seem to be supported heavily
from overseas developers.
There have been a number of factors coming together to cause the large rise in demand for residential
unit development site. With continued low interest rates and an undersupply of residential units
within the Sydney area, we should see a continued strong interest in residential development activity
and overseas investors.
This has seen the largest increase in unit numbers targeted for the following four LGAs with expected
approvals to be:
•City of Sydney (3700 a year);
•Parramatta LGA (1600 a year);
•Ryde LGA (1200 a year);
•Auburn LGA (1100 a year);
Further evidence of this market can be found in the tables below which shows year ending volumes of
building approval of both single and density dwellings. Whilst in previous years the increases have
been steady, this year’s volume approved has shown a significant jump on previous in both single and
density dwellings.

Residential building approvals-Auburn
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Examples of median density site sales within Auburn:

Address

Sale Date

Sale Price

Area/m²

Comment

Auburn Road, Auburn

7/05/14

$945,000

778m²

DA lodged for 5 townhouses.

Park Road, Auburn

20/12/13

$1.0 million

841m²

DA lodged for 5 townhouses

Kirkham Road, Auburn

24/01/14

$2.0 million

2,050 m²

Potential Townhouse
development site.

$2.0 million

1600m2

DA approved 11 townhouse
development site.

14/10/13

6a Albert St, Berala

04/03/14

COMMERCIAL/MIXED USE MARKET:
There were also strong increases in Commercial B4 Mixed Use components. This continues the trend
where the residential component of any development appears to be the catalyst for its success.
The value of the residential component in commercial developments has increased in line with the
strong interest by developers in the unit market. This is a feature of the current property market
particularly on the larger business/mixed use sites located on the fringe of established business
centres. A number of mixed use development sites with high a residential component have been sold
throughout metropolitan Sydney showing increasing rate/unit as developers bid over available stock.
It is evident that well located retail properties are still sought after in the market place as evidenced by
the sales tabled below - overall sales evidence in the retail strip centres indicates value levels to have
shown moderate gains.
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Examples of Mix Use Zoned sales within Auburn & Lidcombe:

Address

Sale Date

Sale Price

Area/m²

Comment

South Pde, Auburn

16/12/2014

$4,650,000

770

Mixed Use development
site sale.

Beatrice Street, Auburn

11/10/2014

$1,717,000

444

Improved sale-retail

Beatrice Street Auburn

31/01/2014

$660,000

252.9

Vacant land sale.

Civic Road, Auburn

25/03/2014

$1,320,000

221.3

Improved sale- retail

John Street, Lidcombe

25/08/2014

$1,370,000

221

Improved sale-retail

Sydney Olympic Park continues to expand with a number of commercial and residential developments
underway. As the commercial market throughout Sydney is favouring a more mixed use type of
development so too is the case with the Sydney Olympic Park - the Masterplan and the Carter Street
and Wentworth Point UAP’s having a strong representation of mixed use development included. The
long-term potential for additional commercial floor space may be constrained as a result.
Examples of Major Development sites within SOP:

Address

Sale Date

Sale Price

Area/m²

Comment

Figtree Dr, SOP

01/11/2014

$40,538,395

1.232h

Mixed Use development
site sale.

Murray Rose, SOP

01/07/2015

$30,500,000

6,453

Residential Unit Site sale.
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A snapshot of the Sydney Olympic Park/Homebush Bay commercial market is shown in the Colliers
Research table below;

INDUSTRIAL MARKET GENERAL:
In recent years significant ongoing improvements have been made to Sydney’s metropolitan transport
infrastructure, including the M2 and M5 motorways which are currently being widened to
accommodate increasing traffic volumes during peak periods. Sydney is linked by what is known as the
Sydney Orbital Network, which connects the M1, M2, M4, M5 and the M7. This has allowed direct
access from Sydney’s port and airport Industrial land values slightly increased over the last 12 months,
with signs of further growth in Western Sydney
Industrial land values have seen minor increases over the last 12 months. The market has been fairly
steady with fairly stable vacancy rates. Within the market owner occupiers have remained active while
the larger investors appear to be purchasing properties with good lease coverage and with quality
tenants. It is noted there are some larger investors also securing well located properties with future
redevelopment potential.
Vacancy rates in the Auburn LGA industrial market appear to be fairly stable. According to Knight
Frank Industrial Research July 2015 vacancy rates for the outer west and central west appear to be
trending down which will assist the investment performance of the asset class in the coming 12
months allowing for a continued recovery. It is also noted in Knight Frank’s research that speculative
stock under construction is generally reducing for the Sydney industrial market. Rents have remained
fairly stable commensurate with the age and condition of the space available over the course of 2015.

Savills Research in 2015 indicated the relativity of land values across Sydney industrial markets:
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Examples of Major Industrial Sales:

Address

Sale Date

Sale Price

Area/m²

Comment

13 George Street, Auburn

05/03/13

$1,300,000

$348/m2

Vacant industrial land
sale.

Manchester Road, Auburn

25/08/14

$50,000,000

$175/m2

Large distribution centre.

42 Birnie Ave, Lidcombe

08/04/14

$12,200,000

$247/m2

Large
Industrial/office/warehou
se complex.
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SIGNIFICANT VALUE CHANGES:
Significant value changes – from prior to current annual valuation
In broad terms the Sydney wide market has seen unprecedented increases particularly in residential/mixed use
markets. Spurred on by current interest rates which sit at their lowest rates since the 1960’s, the influx of global
money, clearer development pathways with the new and standardised LEP’s and the fear of missing out
scenario, Sydney’s median house price is now hovering close to the $1mill mark.
On average the Sydney wide median has increase 23% in the 12months prior to this current Base Date with 8.4%
of that growth occurring in the last quarter to BD. This type of growth has not been seen since the boom period
of the early 1980’S.
Within the Auburn LGA there has been significant and consistent interest across all levels of single/multi
residential dwellings and mixed use development. The demand for residential property within the LGA has been
widespread and improved markedly over the current valuation year with good levels of supply available.
Properties within the LGA have had significant movements in their Land Values in this current year program.
Significant value changes – from prior to current local government council rating valuation
Since the last general valuation in 2012, values have generally seen large increases. This follows the same overall
trend from the previous valuation year and supports that the current market levels have generally seen high
level increases.
The case remains that dwellings and sites with good public and private infrastructure or good development
potential and where vendors have realistic expectations are being sold in reasonable time frames with general
market indicators continuing to show a positive outlook for the foreseeable future.
Properties within the LGA have had significant movements in their Land Values in this current year program. In
some instances it is considered that some values have moved significantly enough that its variation does not just
represent normal market conditions but is the result of a variation in the development potential of a particular
site. This has been most evident in the B4 Mixed Use zoned sites, particularly in the Sydney Olympic Park &
Auburn/Lidcombe Central precincts and the high density sites in Wentworth Point. These precincts have seen
strong market interest and increasing value levels given their location within the Sydney metropolitan area and
proximity to transport and sporting infrastructure.
There have been large increases in land values from the 2012 General valuation year.
Other significant variations in values are the result of handcrafting through verification a one off value changes
that have been brought about by sales analysis.
All new values have been struck and were included in the values upload that attached the VAR and have a Risk
Rating of 1 indicating a high value change.
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OVERVIEW OF THE QUALITY ASSURANCE PROCESS:
The LPI has been provided with a detailed valuation analysis report, which details the quality assurance process
of Crown Valuation Service and outlines that the verification process and certifies that land values meet all
statistical measures and component data analysis. In addition, a quality statement and lists of high value and
high risk properties is also provided in the valuation analysis report. Checks have been undertaken to ensure that
all properties have been valued, land values are consistent with each other, land value bases have been correctly
determined and all concessions and allowances have been supplied. Additionally, properties that had land values
amended through the objection or re ascertainment process were individually examined to reconcile
surrounding land values and ensure accuracy of the grading of surrounding land values. Benchmarks and
reference benchmarks are core elements of the quality assurance processes and are identified and individually
valued in accordance with the Rating and Taxing Procedures Manual Version 6.5.1. Worksheets have been
maintained on all properties where calculations are required. We have also ensured that adjustments and
assumptions within the market analysis have been based on market evidence and have been fully documented
and rationalised.

Signed

Mark Everitt
CONTRACT SERVICES MANAGER
Parramatta Contract
5th November 2015

Nick Taylor-Fick
Senior Valuer
Parramatta Contract
5th November 2015
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