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Executive Summary
LISMORE L.G.A. DISTRICT 159– Base Date 1ST JULY 2015

Lismore Overview
Lismore City Council area is located in the Far North Coast of the State of New South Wales,
approximately 765 kms north of Sydney and 200 kms south of Brisbance QLD. Lismore district
has a total land area of some 128,779 ha. The Lismore Local Government area extends from
North Woodburn in the south to Nimbin in the north and from Clunes in the east to just west of
Goolmangar. Lismore CBD is located approx 35 kms from the eastern coast.

Number of properties valued this year & the total land value in dollars
The Lismore City Council Local Government Area comprises of Residential, Rural, Commercial,
Industrial, Infrastucture, Environmental, Public Recreation & Scenic Protection zones.
17,959 properties were valued at the Base Date of 1 July 2015, and valuations are reflective of the
property market at that time. The Lismore property market has shown a small increase across
most zones with a few showing no value changes at all. A strong interest in purchasers have been
from Sydney and further south wanting a sea change in the Far Northern NSW region and other
have been Queensland purchasers wanting to get into the NSW market nearer to the Qld/NSW
border, for weekends/holidays & investment growth.
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:
Lismore 2015 Annual Valuation
%
Change

%
Change

Zone

Zone
Codes

Residential

R1, R2,
RU5, R5

11,759

1,547,781,130

1,479,235,280

4.5%

1,478,786,720

4.5%

4,709
713
441
79
1
180
77
17959

1,287,361,850
1,232,278,860
195,154,475
194,715,955
70,642,050
69,135,940
28,044,500
26,997,900
22,000
22,000
22,794,780
22,794,780
10,063,800
9,914,800
$3,161,864,585 $3,035,095,515

3.5%
0.0%
2%
4.0%
0%
0%
2%
4%

1,244,764,940
201,961,180
68,211,550
27,746,900
22,000
22,804,780
9,903,800
$3,054,201,870

3.5%
‐3.5%
3.5%
1%
0%
0%
1.5%
3.5%

Rural
Commercial
Industrial
Infrastructure
Environmental
Public Recreation
Scenic Protection
Total

RU1, RU2
B1‐4, B6
IN1, IN2
SP2
E1
RE1, RE2
P

2015 Total
Land Value

Prior Annual
Valuation
(2014)

Prior Local
Government
Valuation
(2012)

Number
of
Entries

*Please note all figures & percentages listed are approximates.
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State & Local Government Legislation for LGA

The Lismore Local Environmental Plan 2012 (LEP 2012) has come into effect following its
notification on the NSW Legislation website on 22 February 2013. The Lismore LEP 2012 brings
the Local Government Area into line with other parts of the State which have adopted new LEPs
using a standard template prepared by the State Government. The new LEPs have a more
consistent language, while providing some degree of local flexibility. It provides additional land for
residential, business and industrial uses, while maintaining around 85% of the Local Government
Area within a rural zone.
There have been 5 amendments to the 2012 LEP since October 2014. These 5 amendments have
been identified & investigated with alterations to value levels addressed on supplementary
valuations carried out to the valuation roll where relevant.

Market Overview and Sales of Particular Interest

Southern Cross Valuation Services have a team that has undertaken significant analysis of the
Lismore district property market to provide an accurate and reliable basis of valuation.
Approximately 450 sales have been analysed to enable the establishment and verification of land
values as at 1st July 2015. These analysed sales also support the grading across components.
Analysed sales reports are provided to Land and Property Information on a consistent basis
throughout the year. The added value of improvements are also analysed to enable the accurate
deduction of land values. The Paired Sales Approach and the Replacement Cost Approach has
been used widely throughout our programme.
In analysing sales prior & after the base date 1/7/2015, care has been taken to adjust the price
where needed in be inline with market movements. As the prior table has demonstrated overall
there has been no change to 5% increase across all zones. Attention has also been taken in
graded areas that may of seen increases & decreases over the past 12 months.

Significant Issues and Developments

The sale of vacant land in Goonellabah has shown that good level elevated block are reaching
between $150,000 - $280,000. One subdivision in Apo Street 4 out of the 5 blocks reached
$220,000. On the other end of the scale steep large blocks reaching between $90,000 to
$150,000. All these sales also depend on other factors ie views, location, surrounding
development & nearby amenities. But an increase in interest definitely is evident in sales that have
occurred & sales off plans on subdivision development currently being constructed. The extension
of Avondale Estate in Dunoon has begun selling with at least 4 out of 11 blocks sold. These blocks
range from 2500sqm to 3050sqm asking $195,000 - $215,000.
Overall the lower end of the market (vacant residential blocks, residential/village dwellings & small
rural homesites) have been moving which has seen an increase of around 25-30% in sales
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volumes in the past 6 months, the values have increased slightly, being that is so The increased
real estate market in Sydney appears to be having a roll on effect on the coastal markets between
Sydney and Brisbane. This increased demand for real estate is having the effect of increased sales
and decreasing supply.

Significant Value Changes
Summary of Valuation Changes to Residential Land
Changes since previous General Valuation (2012)
Since 2012 – 2014 Residential, Village and Large Lot Residential values remained fairly steady, it
is only in the past 12 months that Residential & Village land values overall have shown an increase
of about 4.5%, with some areas having 2-3% increases. Subdivisions have been selling off the
plans with extension of subdivisions in Dunoon & Goonellabah finally at completion stage.
Changes since previous Valuation Year (2014)
Residential, Village and Large Lot Residential land values overall have shown an increase of
about 4.5%, with some areas having no changes, and other village lots seeing increases of
between 3-5% movements.

Summary of Valuation Changes to Rural Land
Changes since previous General Valuation (2012)
Overall rural land values have shown an increase of about 3.5% overall. This is about the same
movement as residential lands which the increase only seen in the past 12 months, between 2012
– 2014 the values have remained fairly steady throughout the district.
Larger rural 40ha+ property have seen an increase of about 3.5% overall, this some areas
northwest showing little to no movement & northeastern areas around Clunes, Dunoon showing up
to 9-10% increases. Southern areas seeing about a 4-5% increase overall in the past 12 months.
Hobby Farms 10-40ha seeing about a 4-5% increase in the last 12 months, between 2012 & 2014
no real movement.
Small rural homesites increases of about 4-5% pretty similar to hobby farms 10-40ha & very similar
to Large Lot Residential. Again increases only within the last 12 months.
Horticultural land has seen a decrease over the past 3 years, between 2012 – 2014 values
dropped about 10% due to many factors including market prices of produce ie macadamias/sugar
& production costs, weather & current financial market, but over the past 12 months with low
interest rates, market prices increases & clear interest shown in farm purchases values have
increased by 5%. Showing overall a 5% decrease, still not reaching 2012 land values but definitely
improving from 2013 & 2014.
Changes since previous Valuation Year (2014)
Overall rural land values have shown an increase of about 3.5% overall.
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Larger rural 40ha+ property have seen an increase of about 3.5% overall, this some areas
northwest showing little to no movement & northeastern areas around Clunes, Dunoon showing up
to 9-10% increases. Southern areas seeing about a 4-5%..
Hobby Farms 10-40ha & Smaller Rural Homesites seeing about a 4-5% increase in the last 12
months.
Horticultural land showing overall a 5% increase in past 12 months, still not reaching 2012 land
values but definitely improving from 2013 & 2014.

Summary of Valuation Changes to Commercial Land
Changes since previous General Valuation (2012)
Over the past 3 years Commercial values have shown between 15% decreases in Commercial
CBD area & surrounding areas close to CBD – up to 2% increase mainly in Neighbourhood
Centres.
Changes since previous Valuation Year (2014)
Since last year values in most commercial areas have been steady with only Neighbourhood
Centres showing an increase of about 2% in values.

Summary of Valuation Changes to Industrial Land
Changes since previous General Valuation (2012)
General Industrial in Lismore/Sth Lismore has increased in value by about 5% in the past 3 years,
with Goonellabah General Industrial showing the biggest drop of abt 10% decreases in values,
showing interest in Goonellabah being not as sort after as central Lismore. Light Industrial IN2
zones around Lismore & Goonellabah showing 10% increases, which have mainly occurred in past
12 months.
Changes since previous Valuation Year (2014)
Since last year values in General Industrial areas have been steady with only Light Industrial
properties showing 10% increases as mentioned above.
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Disclaimer ‐ Purpose of this report
The purpose of this report is to describe the process and considerations for the 1 July 2015
General Valuation of Lismore 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 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
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LGA Overview
Location of the District
Lismore City Council area is located in the Far North Coast of the State of New South Wales,
approximately 765 kms north of Sydney and 200 kms south of Brisbance QLD. Lismore district
has a total land area of some 128,779 ha. The Lismore Local Government area extends from
North Woodburn in the south to Nimbin in the north and from Clunes in the east to just west of
Goolmangar. Lismore CBD is located approx 35 kms from the eastern coast.

Principal Towns & Villages
Lismore
As the region's capital, the City offers a high standard of services with a wide variety of shopping,
sporting and leisure facilities. Other services include regional medical, professional and
educational facilities including university facilities. The main campus of the Southern Cross
University attract residents and students from Australia and overseas. In addition, Lismore is a
major centre for arts, sport and cultural activities. Lismore is a culturally diverse community and
has been sought after in recent times as part of the “sea change” relocation phenomena of the
ageing population and general migration trend.
Lismore is the region's major commercial centre, but is also considered as a tourism destination
and gateway to the region, with its own jet airport and many different roads and highways leading
from the city. Lismore is also a cultural centre with festivals, theatre productions and groups and
an active regional gallery with monthly exhibitions. Norpa, a regional theatre company, presents
national and regional performances, and Southern Cross University draws students from around
the country.
Sports are well represented in Lismore, with a quality sporting ground for major events at Oakes
Oval, dozens of team sports playing fields & tennis courts, several gymnasiums, horse and
greyhound racing tracks and a Speedway Circuit, the largest in the region. The Lismore Memorial
Baths have recently been rebuilt and extended, and the opening of the Goonellabah Sports &
Aquatic Centre was a well needed asset for the Goonellabah/Lismore community.
The new Woolworths Shopping Centre at Goonellabah opened in August 2012, and the new Aldi
Supermarket in October 2015, giving the Goonellabah area extra services with a large Woolworths
Supermarket, Woolworths Petrol Station & McDonalds Restaurant, as well as 1,244sqm of
specialty retailers. .
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Bexhill
Bexhill is a small village 12km north of Lismore and is home
to an Open Air Cathedral, butcher shop, general store and a
Public School as well as playing fields and churches.

Caniaba
Caniaba is a small village located approx 10kms west of Lismore. The village consists of approx
100 village blocks with the Perrendenya Estate currently being extended on the eastern side of the
village with blocks now selling. Rural grazing, horticultural (macadamia farms) and small rural
homesites also surround the village.

Clunes
Clunes is a small village located twenty kilometres north-east of Lismore, on the Lismore to
Bangalow road being on the border with Byron Shire. Historically the local dairy industry was first
established in this locality. The village is named after an early engineer, Robert Mortimer Clunes;
however, Clunes is a Gaelic word meaning "pleasant place". There are some good examples of
north coast federation houses in the Clunes district, as well as some fine early Australian church
architecture.

Dunoon
Macadamia orchards are a dominant feature of
the landscape around Dunoon.It is known as the
Macadamia Capital of Australia. The macadamia
processing plant on the outskirts of the village
produces macadamia products which compete
on the world market and earns export dollars for
Australia. The extension of May Street,
Avondale Estate has recently been completed
with many lots already sold.

Eltham
The small village of Eltham can be found 19km east north east of Lismore. It is an agricultural and
craft village with a small local hotel.
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Nimbin
Nimbin is surrounded by world heritage National Parks
the nearest of these being Nightcap National Park
which is only fifteen minutes away. The Nimbin town
centre provides a variety of shopping, cafes/restaurants
and accommodation. Other services include sports
grounds, a club, hotel, schools, medical centre and
hospital, post office and churches. Coastal towns like
Byron Bay are less than an hour away. An estimated
three million people live within three hours of Nimbin
and it has a good tourist patronage.
Nimbin holds a special place in the Bundjalung Aboriginal culture. The word Nimbin comes from
the legend of the Nimbinjee people who are also the totem of the local Whiyabul tribe. The ancient
sleeping warrior of the Nightcap Range still lies in watch over the village, like the famous Nimbin
Rocks which are now under the custodianship of the Bundjalung people.
Nimbin is perhaps the centre of alternative culture and thinking in Australia having been the setting
of the Aquarius Festival in 1973. The festival brought an influx of new settlers seeking to build a
new alternative lifestyle away from the city. The village of Nimbin houses a colourful community,
evident in the psychedelic streetscape and culminating in the infamous annual "Mardi Grass"
festival. Nimbin has a reputation for having an open drug culture.
A bush foods oasis has been planted on the village fringe. Visitors from around the world are
coming to study permaculture to help repair the earth. Jarlanbah, a hamlet designed on
permaculture principles, is being built to expand the residential village. Earth friendly technology,
such as solar energy, is being developed. Fashion, arts and crafts are prevalent.

North Woodburn
Woodburn is a small highway town on the banks of the Richmond River . On the western side of
the river is North Woodburn with just over 50 village blocks. This is the most southern area in the
Lismore district area. Woodburn is part of Richmond Valley LGA and North Woodburn is in the
Lismore LGA, the river is the boundary separating both LGA districts. North Woodburn is
approximately 35 kms southeast of Lismore. The town consists of a number of commercial shops,
post office, police station, public school, parks & sporting fields. The majority of rural lands
surrounding consists of sugar cane & rural grazing lands.

Wyrallah
Wyrallah is a 10km drive from Lismore on the Wilsons River. Its quiet character belies its once
bustling past as an important river town. Tucki Tucki Nature Reserve, a koala haven, is just down
the road from the village as is the aboriginal bora ring, in the grounds of the Tucki Tucki Cemetery.
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Main Industries
Lismore City is the main commercial hub of the region with the existing infrastructure including
‘Southern Cross University’. The city supports & services the surrounding rural communities and is
considered the regional base for the Northern Rivers Area.
Cattle grazing and dairying have been mainstays of the rural economy, (although recently dairying
has declined significantly) accompanied by sugar cane production in the Lower Richmond
Floodplain. Ti tree production & harvesting of oil was developing an expanding industry, but lower
oil prices have decimated the local industry. Macadamia production & processing has become a
major part of the local rural economy. Coffee and tropical fruit production is also expanding in the
northern area of the Shire.

Significant Retail Centres
Lismore City is the main commercial area of the region with the existing infrastructure. The city and
CBD supports & services the surrounding rural communities and is considered as the regional
base for the Northern Rivers Area.
Goonellabah, South Lismore and Wyrallah Rd have significant commercial strips of shops &
businesses supporting the area close to Lismore. Nimbin is the only other village that has good
retails businesses & shops. All other villages have limited to no retail shops & businesses to
service their areas.

Type of Residential Development
Lismore City is predominantly single residential development with some medium density
development increasing with demand over the past couple of years. North & South Lismore has
now been rezoned as R2 low density residential, along with floodprone areas east of Wilsons
River. The Goonellabah and Lismore Heights areas have exhibited the main residential growth in
the north and eastern areas of Lismore City. North Lismore Plateau development still having some
DA problems and will be quite some time till any substantial progress comes to fruition. The
villages are almost all single residential use with some having small commercial support centres.
Nimbin has established its own mini economy with strong tourist influence. Tulsi Lane (The
Ridges) & Aquarius Estate continue to expand the village.
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State & Local Government Legislation for LGA
Lismore LEP 2012
The Lismore Local Environmental Plan 2012 (LEP 2012) has come into effect following its
notification on the NSW Legislation website on 22 February 2013.
LEPs control and guide proposed development using land use zones, development standards and
various heads of consideration. They also contain a range of provisions, for example, those
relating to flooding, heritage, subdivision and vegetation removal.
An LEP is made by Council in consultation with the community, and approved by the Minister for
Planning and Infrastructure, in accordance with the Environmental Planning and Assessment Act
1979 and the Environmental Planning and Assessment Regulation 2000. The new Lismore LEP
was publicly exhibited in its draft form in 2010 and again in 2011. Modifications were made to the
plan after both exhibition periods in response to submissions. The Draft LEP was reported to
Council on 10 November 2011 and 31 May 2012.
The Lismore LEP 2012 brings the Local Government Area into line with other parts of the State
which have adopted new LEPs using a standard template prepared by the State Government. The
new LEPs have a more consistent language, while providing some degree of local flexibility.
Lismore LEP 2012 provides additional land for residential, business and industrial uses, while
maintaining around 85% of the Local Government Area within a rural zone.
There have been 5 amendments to the 2012 LEP since October 2014. These 5 amendments have
been identified & investigated with alterations to value levels addressed on supplementary
valuations carried out to the valuation roll where relevant.
Amendments in the last 12 months are as follows:
(777)

Lismore Local Environmental Plan 2012 (Amendment No 7). LW 5.12.2014.
Date of commencement, on publication on LW, cl 2.

(805)

Lismore Local Environmental Plan 2012 (Amendment No 8). LW 12.12.2014.
Date of commencement, on publication on LW, cl 2.

(822)

Lismore Local Environmental Plan 2012 (Amendment No 10). LW 19.12.2014.
Date of commencement, on publication on LW, cl 2.

2015 No 15
(549)

Statute Law (Miscellaneous Provisions) Act 2015. Assented to 29.6.2015.
Date of commencement of Sch 3, 15.7.2015, sec 2 (3).
Lismore Local Environmental Plan 2012 (Amendment No 9). LW 11.9.2015.
Date of commencement, on publication on LW, cl 2.
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LISMORE DEVELOPMENT CONTROL PLAN
The Lismore Development Control Plan applying to land where LEP 2012 applies. The Lismore
Development Control Plan is comprised of two parts – Part A and Part B.
Part A contains controls that apply to particular forms or aspects of development generally
throughout Lismore. Part B contains more specific controls that are applicable to specific areas.
Both Part A and Part B may be applicable to a development and are to be read in conjunction with
each other.
.Zone

Minimum Allotment Size

Residential

R1
R2

400sqm
500sqm

Village

RU5
Village

1000sqm
2500sqm

Large Lot
R5
Residential
Rural

2500sqm

RU1
RU2

40ha
40ha
Council Consent required

or 20ha if previously zoned 1(b) under LEP2000

IN1
IN2

1500sqm
1500sqm

minimum lot size does not apply to
industrial strata or community title lots

Business
Industrial

with reticulated sewer
without reticulated sewer

Market Overview & Sales of Particular Interest
Residential
Since 2012 – 2014 values remained fairly steady, it is only in the past 12 months that Residential &
Village land values overall have shown an increase of about 4.5%, with some areas having 2-3%
increases. Subdivisions have been selling off the plans with extension of subdivisions in Dunoon
& Goonellabah finally at completion stage. Limited available vacant land is still an issue and
neighbouring Ballina LGA has had an increase in vacant sales in new estates in Wollongbar &
Cumbalum
In Lismore & Goonellabah sales have shown an increase in values of around 4-5%.

Low Density

residential North & South Lismore & small number of properties east of Wilsons River also showing
3-5% in values, with sales volumes in and around Lismore increased by 25-30% from last
programme. This shows that low-mid range properties near the coast are in demand and values
are slowing improving. Agents have advised that they are getting more interest from southeast
Queensland & Sydney buyers.
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Sanctuary Hills Estate – Stage 1 selling off plan – ranging from 588sqm to 1012sqm - $155,000 $220,000. Government grants available saving first home owners up to $40,000 – non-first home
buyers up to $25,000.
Avondale Estate – 11 lots – 4 sold – ranging $179,000 - $210,000. 222sqm – 3049sqm. Stage 5
Perradenya Estate – Caniaba -

The blocks range in size from 1028sqm to 3100sqm with prices

ranging from $140,000 to $215,000. Out of the 20 lots at least 6 sold & another 3-4 lots currently
under Contract
The desire to live in smaller villages within easy access to Lismore continues as demonstrated by
sales activity. Bexhill & Clunes showing the biggest increase in values with 10% improvement in
sales, volume in the past year has doubled with 22 properties sold. Dunoon properties sold fairly
steady with 10 sales showing abt 5% increase.

7 sales in Gundurimba, Goolmangar & Wyrallah

and nearby Caniaba (12) more than double from last years’ volumes all support 5% increases
overall. The villages of Nimbin & The Channon has increased volume of properties sold since last
year (12) to 20 sold for this years’ programme & supports a 5% increase in values. Residential
properties in village of Caniaba continue to be steady with 12 sales for the year (last year 6), and
values have also seen about a 5% increase. North Woodburn also showing 5% increase in values
with 2 sales supporting the increase (last year there was only 1 sale).
Smaller rural homesite as well as Large Lot residential sales have shown an increase of about 45% in values during the past 12 months in all areas. Sales volumes have remained steady, due
only to no new areas being developed & lack of properties available for sale. Agent have also
noticed a demand for lifestyle properties close to major towns & smaller villages, within 45 minutes.

Rural
Overall rural land values have shown an increase of about 3.5% overall. This is about the same
movement as residential lands which the increase only seen in the past 12 months, between 2012
– 2014 the values have remained fairly steady throughout the district.
Larger rural 40ha+ property have seen an increase of about 3.5% overall, this some areas
northwest showing little to no movement & northeastern areas around Clunes, Dunoon showing up
to 9-10% increases. Southern areas seeing about a 4-5% increase overall in the past 12 months.
Hobby Farms 10-40ha seeing about a 4-5% increase in the last 12 months, between 2012 & 2014
no real movement.
Small rural homesites increases of about 4-5% pretty similar to hobby farms 10-40ha & very similar
to Large Lot Residential. Again increases only within the last 12 months.
Horticultural land has seen a decrease over the past 3 years, between 2012 – 2014 values
dropped about 10% due to many factors including market prices of produce ie macadamias/sugar
& production costs, weather & current financial market, but over the past 12 months with low
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interest rates, market prices increases & clear interest shown in farm purchases values have
increased by 5%. Showing overall a 5% decrease, still not reaching 2012 land values but definitely
improving from 2013 & 2014.
Sales of smaller homesites in the Rosebank/Repentance have shown values a little low, only a
small number of properties needing value increases.

PID1758915 due to no building entitlement

has been reduced on objection from $245,000 to $60,000.

Commercial
Over the past 3 years Commercial values have shown between 15% decreases in Commercial
CBD area & surrounding areas close to CBD – up to 2% increase mainly in Neighbourhood
Centres.
Since last year values in most commercial areas have been steady with only Neighbourhood
Centres showing an increase of about 2% in values.
Relatively few sales indicating little market interest as earlier developments worked through. LSW
is static, ALDI and Dan Murphy well established; new Goonellabah Centre (Woolworths,
McDonalds Caltex etc.) settling down.

Note ALDI in Goonellabah, ex Telstra site opposite

Woolworths and near Coles has just opened in October 2015. The neighbourhood centre is now a
substantive retail focus servicing the new Residential developments to the east.
Main CBD still quiet although lower valued Keen and Magellan Sts more occupancies, sales.
Molesworth St strip has several vacancies, most recently “Crazy Clarks”; others are long standing.
There seems little pressure to sell non performing property.
Masters development adjacent to Bunnings Bruxner Hwy has opened this year, but no more recent
sales in “Enterprise Corridor.

Industrial
General Industrial in Lismore/Sth Lismore has increased in value by about 5% in the past 3 years,
with Goonellabah General Industrial showing the biggest drop of abt 10% decreases in values,
showing interest in Goonellabah being not as sort after as central Lismore. Light Industrial IN2
zones around Lismore & Goonellabah showing 10% increases, which have mainly occurred in past
12 months.
To risk an opinion on limited evidence,

there will only be substantive sales for high value

investment properties when economic conditions improve generally. Owners of rented, income
generating properties have no incentive to sell out of a large regional centre given the relative
uncertainty of equities, cash/bonds and other investments. A lot of “sales” activity is due to
individuals moving assets into the formation of SMSFs. Purchases of development sites will be
driven by DA and lease commitment certainties (problems for S6A assessments) or finance will not
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be available. Institutions, especially the big retailers are selling their structured, developed stores
into property trust holdings for sale, again driven by SMSF interest.
These issues tend to keep statutory land values conservative, as the test of “open market” requires
extensive adjustment to conditional transactions that are related mainly to the guarantee of the
improved development.

Significant Issues and Developments
Significant developments – from prior to currently annual valuation
Development Application approvals were monitored from 2012 - 2015. We download monthly
significant development approvals in PDF format, which we supply in our monthly progress report.
Currently – North Lismore Plateau housing development on hold after Bundjalung Aboriginal elder
successfully had the area's rezoning declared invalid .
DA14/189 – DA approval to subdivision of 5 Apo St Goonellabah for 6 lot subdivision has been
approved 19/8/2014.
DA15/163 - PID1744246 - 5 Apo St Goonellabah - Subdivision for 23 additional lots lodged 25/6/15
- Cost of Work est $1.55M - awaiting approval.
DA2015/165/1 - PID3283087 - 224 Invercauld Road Goonellabah - lodged 26/6/15 - Subdivision to
create 132 lots Subdivision to create 132 residential allotments, one open space allotment,
construction of internal roads, stormwater treatment, drainage features, removal of vegetation,
landscaping and associated infrastructure - Est Cost of Works - $7.5M – awaiting approval.
DA15/114 Lodged - PID1747619 – 26 Dibbs St Lismore - Social Housing Development Social
housing development including 1 x 2 bedroom and 20 x 1 bedroom dwellings, associated
structures and improvements - est cost over $2Million - awaiting decision.
DA2009/175/3 Lodged - PID1761118 - 47 Sibley St Nimbin - Subdivision and Shopping Centre
Subdivision Shopping Centre - est cost $3.5Million- awaiting decision.
DA14/197 – A new 20M housing development approved for Goonellabah, called Altitude 2480, the
staged development will include 222 (1 & 2 bed units) on a 32 acre site between Invercauld Rd &
Fischer St.
DA14/236 – 214 Molesworth St / 9 Market St – Commercial Building Four (4) storey commercial
building comprising offices, cafe, car parking with associated civil works for site levelling and
removal of concrete slabs, together with a Voluntary Planning Agreement for carparking at the
corner of Market & Victoria Streets – est Cost of Work - $6.8M.
Cameron Park Estate - McLeans Ridges - 16 allotments from 3000sqm - 2.5351ha - ranging in
prices from $220,000 - $330,000.
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Significant Value Changes
Significant Value Changes – from prior to currently annual valuation
Overall most residential & rural zones have seen a small increase in values of between 4-5%, with
volume of sales nearly double from 2013 – 2014.
Commercial values have remained fairly steady with no change to about 2% increase mainly in
Neighbourhood Centres.
Since last year values in General Industrial areas have been steady with only Light Industrial
properties showing 10% increases as mentioned above.

Significant Value Changes – from prior to current local government
council rating valuation
Overall most residential/village & rural zones have seen a small increase in values of between 45%, with volume of sales nearly double from 2013 – 2014. Clunes & Bexhill showing the biggest
increases of between 5-10%.
Horticultural lands did drop in values between 2012 – 2014 of around 15%, with values slowing
increases in the past 12 months to only showing about 5% decrease overall since 2012.
Over the past 3 years Commercial values have shown between 15% decreases in Commercial
CBD area & surrounding to 2% increase mainly in Neighbourhood Centres.
General Industrial in Lismore/Sth Lismore has increased in value by about 5% in the past 3 years,
with Goonellabah General Industrial showing the biggest drop of abt 10% decreases in values,
showing interest in Goonellabah being not as sort after as central Lismore. Light Industrial IN2
zones around Lismore & Goonellabah showing 10% increases.

Overview of the Quality Assurance Process
LPI has been provided with a detailed Valuation Analysis Report, which details the Quality
Assurance Process of Southern Cross Valuation Services 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 basis’ have been correctly
determined and all concessions and allowances have been supplied. Additionally, properties that
had land values amended through the objection or ascertainment process were individually
examined to reconcile surrounding land values and ensure accuracy of the grading of surrounding
land values.

Lismore Final Report 2015

Page 16 of 17

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 6.6.2. 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.
REPORT
PREPARED BY:

Grace Bostock

Trainee Valuer
SOUTHERN CROSS VALUATION SERVICES
14th November 2015

Brigid Chapman

A.A.P.I. (Val)

Registered Valuer No. 3206
Managing Director
SOUTHERN CROSS VALUATION SERVICES
14th November 2015
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