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EXECUTIVE SUMMARY
LGA Overview:
Local Government Area:

100 – Shellharbour (Wollongong Contract)

Valuations:

A total of 24,323 properties have been valued at the base date; 1st July
2015 @ $8,044,096,190

Prior Base Date:

1st July 2014 @ $6,247,212,748

Prior LGA Base Date:

1st July 2012 @ $5,708,289,851
(Last Local Government Base Date)

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
ZONE

ZONE
CODE

RESIDENTIAL

A, R1, R2,
R3, R5
B1, B2,
B3, B4, B5
IN1, IN2
R, RU1,
RU2, RU6
E1, E2, E3,
E4, P
SP1, SP2
RE1, RE2

COMMERCIAL
INDUSTRIAL
RURAL
ENVIRONMENTAL
INFRASTRUCTURE
PUBLIC RECREATION
TOTAL

ENTRIES

2015 TOTAL
LAND VALUE

PRIOR
ANNUAL
VALUATION
(2014)

%
CHANGE

PRIOR LGA
VALUATION
2012

%
CHANGE

22,649

$7,095,705,210

$5,378,571,275

31.9%

4,824,667,331

47.1%

308

$236,303,144

$217,622,636

8.6%

208,041,064

13.6%

374
261

$205,978,630
$238,473,612

$185,707,456
$214,063,065

10.9%
11.4%

182,920,408
224,512,461

12.6%
6.2%

148

$92,144,800

$84,885,696

8.6%

89,932,200

2.5%

80
503

$33,223,280
$142,267,514

$31,186,400
$135,176,220

6.5%
5.2%

34,726,080
143,490,307

-4.3%
-0.9%

24,323

$8,044,096,190

$6,247,212,748

28.8%

5,708,289,851

40.9%

State and local government legislation for Shellharbour 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 Shellharbour Local Environmental Plan 2013 (SLEP 2013) was gazetted 5 April 2014. The
Shellharbour LEP boosts job and business opportunities by expanding Albion Park and Warilla
commercial areas and supporting new residential development in most of the region's centres in line
with the Illawarra Regional Strategy.
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The Calderwood development area is covered by a separate planning instrument. The Calderwood
Urban Development Site was gazetted in the State Environmental Planning Policy 2005, (Major
Development). Further commentary on the status of this development is discussed later in this report.
Where a property or area is a Deferred Matter, the zoning under the previous Shellharbour LEP 2000
or Shellharbour Rural LEP 2004 applies.
Between 1 July 2014 and 24 July 2015, there were nine amendments to SLEP 2013 (Amendments 3 to
11), all of which have been accounted for in our land values. The most notable amendments relate to
a number of properties known as Deferred Matters, which are no longer deferred and are instead
appropriately zoned under SLEP 2013. There are now only 214 properties that remain Deferred
Matters, of which 184 properties are residential home sites in Tullimbar.

Market overview and sales of particular interest:
Much of the large prices rises across Shellharbour LGA are for residential properties affordable for first
home buyers and low end investment property. This focussed the market on the older suburbs with a
larger proportion of former (and current) public housing, such as Mount Warrigal, Lake Illawarra and
Warilla. Shellharbour’s existing older housing stock in established suburbs has also experienced strong
growth in the past twelve months.
The amount of vacant land on the market has reduced significantly in the past twelve months
throughout the Shellharbour LGA. The existing residential estates such as Shell Cove, Sea Crest
(Flinders) and Woodlands (Blackbutt) are now completed with the only stock available for sale being
re-sales of vacant lots, with an asking prices being a substantial increase to the original purchase
prices.
An emerging development trend within the Shellharbour LGA has been the development of corner lots
into Torrens Title duplexes. Some of these developments have land areas as small as 220 square
metres but the completed dwellings are very popular in the market due to their affordability and low
maintenance. The main target market for these properties are still older couples looking to downsize
and first home buyers. The corner lots being sold for this type of development are selling at a
premium to inside lots, reflecting the extra development potential.
Industrial and commercial sales analysis has demonstrated a strong demand for properties with sound
investment fundamentals, however owner occupiers are still active in the market.

Summary of significant issues and developments
There have not been any significant developments or applications for developments outside of those
that are permissible under the current zoning and therefore no special consideration is required.

Summary of significant value changes
The most significant changes have been in values of vacant residential land, and residential properties
in older, more established suburbs.
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Summary of significant value changes since previous General Valuation (2012)
The most significant changes since the previous General Valuation in 2012 has been for residential
land across the LGA. Land in the newer residential suburbs such as Flinders, Blackbutt and Shell Cove
has experienced substantial increases in values whilst the previously undesirable suburbs with a high
proportion of public housing have become attractive due to pricing and land size, allowing potential
redevelopment opportunities.
Since the 2012 General Valuation, total residential land value in Shellharbour LGA has increased over
47%.

Summary of valuation changes to residential land
Shellharbour LGA has seen a boom in residential property in the year to the 2015 Base Date, a ripple
effect from Wollongong and Sydney metropolitan area. Shellharbour LGA has been experiencing
strong growth in values as many suburbs are coming off a low base value. Much of the boom was in
first home and low end investment property which was focussed on Shellharbour’s older, more
established suburbs.
Overall the residential land increased by approximately 32% since the 2014 Base Date.

Summary of valuation changes to commercial land
Shellharbour’s commercial market improved during the 2015 year, increasing investor sentiment in
the region. Again the focus and strongest value movement has been for properties with good
investment fundamentals as well as those properties with residential development potential.

Summary of valuation changes to industrial land
Shellharbour’s retail market have improved during the 2015 with strengthening consumer confidence
levels and retail spending. Again the focus and strongest value movement has been for properties with
mixed used zoned properties with residential development potential.
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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
Shellharbour 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 of the District
The Shellharbour Local Government Area covers an area of 147 square kilometres. The Shellharbour
City Centre is situated some 20 kilometres south of the Wollongong Central Business District.
The City is bounded by Lake Illawarra and the Wollongong Local Government Area to the north,
Macquarie Pass and the escarpment to the west, the South Pacific Ocean to the east and Kiama Local
Government area to the south. The Shellharbour Local Government Area was formed in 1859 and
spans 154 square kilometres.
Adjoining Local Government areas are the Municipality of Kiama to the south, the Shire of
Wingecarribee to the west and the City of Wollongong to the north.

Figure 1: Shellharbour LGA Location Map

Shellharbour is serviced by the South Coast Railway line and private bus companies. Road access to
Sydney City is primarily via the F6 freeway. Access to the western and north-western suburbs of
Sydney has been enhanced by the opening of the M7 Motorway, which in conjunction with Picton or
Appin Roads and the M5 provides a more direct route, free of traffic lights.
Principal Towns and Suburbs
Predominantly a rural community until the 1960’s, Shellharbour City today contains a number of urban
townships/suburbs and rural localities. Urban townships/suburbs include Shellharbour Village, Barrack
Heights, Flinders, Blackbutt, Shell Cove, Barrack Point, Warilla, Lake Illawarra, Mt Warrigal, Oak Flats,
Albion Park Rail and Albion Park. The newest urban suburb is Shellharbour City Centre located in the
geographic heart of the urban area which comprises the major retail, commercial and bulky goods
services in the city. It is the business and commercial heart of Shellharbour City. Rural localities include
Dunmore, Croom, Yellow Rock, Tullimbar, Calderwood, Tongarra and North Macquarie.
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The population of Shellharbour Local Government Area is approximately 63,600 which represents a
growth rate of 2.00% per annum. Projections for further growth as detailed in “Shellharbour City
Council Social Plan” have an estimated total population in 2018 of 73,000 residents. The main growth
areas over the next 5 to 10 years are expected to be:





Shellharbour, Shell Cove
Flinders, Woodlands
Shellharbour City Centre
Albion Park and Calderwood Valley

In relation to ages of population the 2011 Census reveals that people aged over 55 represented 25.7%
of the population, ages 0-14 represented 21.3% and ages 15-24 years represented 13.4%. The median
age within the LGA is 37 which is noted as being slightly below the state average of 38 years.
Main Industry
Traditionally Shellharbour’s main economic activity revolved around mining, dairy farming and
manufacturing. However recent years have seen extensive residential development. This
development, which is expected to continue into the future, not only increases the area’s population,
but has a large impact on its economy. The volatile broader economy and a struggling local
manufacturing industry continue to place pressures on business confidence in the region.
The greater Illawarra economy is experiencing gradual change, away from traditional employment
sectors such as mining and steel production, towards service industries such as higher education,
research, aged care and tourism.
IRIS Research provides varied statistical and market research throughout the Illawarra region to
government bodies and businesses. The latest IRIS report Profile Illawarra as at September 2015
noted;
-

An increase in employment,
An increase in import levels and export tonnage through Port Kembla,
A slight reduction in coal production and
Improved trading conditions for both small businesses and large firms.
Increased building approvals for residential property.

Visit Wollongong (through Destination NSW) has noted in its most recent statistics that as at the end of
June 2015, the South Coast experienced an increase in both domestic and international overnight
visitors.
The general upbeat and positive sentiment across the Illawarra is despite the recent closure of
Wollongong Coal’s at Russell Vale mine, job losses at South32 / Illawarra Coal, Endeavour Energy, the
Metropolitan mine at Helensburgh, the Illawarra Mercury and the impending loss of 500 jobs at
BlueScope. However, BlueScope have recently announced that the steelworks would not close in the
near future.
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The most recent report from Regional Development Australia, Illawarra division, outlines the challenges
currently being faced by the Illawarra Region:
“The high Australian Dollar and the international downturn in steel demand have had a
significant impact on the demand for steel from the BlueScope Steel plant. This reduced
demand, along with increasing automation of the steelmaking process, has led to significant
reductions in the labour needs at the plant. The Illawarra region has an unemployment rate
greater than the National average and a significant youth unemployment rate.
Diversification and development of new industries is a common need for the entire region,
but is a particular need for the Shellharbour LGA, which is over-represented in unskilled and
semi-skilled jobs categories. Reductions in employment in these job categories across the
Illawarra will particularly affect families in this LGA. The creation of job opportunities for
unskilled and semi-skilled workers in the Shellharbour LGA is considered critical to ensure
the economic health of the region.”
It is possible that despite the large increases in land values experienced across the Shellharbour LGA
over the past twelve months, the next twelve months may see a plateau or a small decline in land
values as a result of the state of the local economy, together with a general slowdown in the property
market.
Significant Retail Centres
The largest, most significant retail centre within Shellharbour is Stockland Shellharbour. This existing
centre is situated within the proposed future “City Hub.” The redevelopment and extension of
Stockland Shellharbour was completed with Myer opening in May 2013. The completed
redevelopment reportedly cost $330million. Major Tenants include Myer, Kmart, Coles, Target,
Woolworths, Best & Less, JB Hi-Fi, 220 speciality stores, a new and expanded fresh food precinct & a
community plaza with alfresco dining. Stockland’s annual report notes that the most current valuation
of this property is $680 million as at December 2013 and annual sales of $405 million.
There are a number of smaller commercial precincts situated in central locations throughout the LGA.
These include neighbourhood centres and small villages such as:







Shellharbour Village
Oak Flats
Albion Park
Albion Park Rail
Warilla Grove
Barrack Heights

Type of Residential Development
Residential development primarily consists of free standing residential dwellings. This is due to the
relatively abundant amount of residential land in the area. Increasing population and continuing
development of greenfield sites provides a growing amount of residential housing with the majority of
this development consisting of single residential dwellings. Attached housing is becoming more
popular as it provides a cheaper accommodation for the lower socioeconomic population within the
area and has been supported by legislation within the Shellharbour LEP 2013. Higher density
residential development occurs rarely throughout the LGA with a small amount located in positions
that offer superior access to transport and services, generally around commercial precincts. However,
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the upcoming stages around the Shell Cove marina will have a number of sites zoned for high density
residential development.
IRIS Research describes the general land-use pattern within Shellharbour LGA to be a mix of
“established urban and commercial areas in the northeast fringed by new residential estates to the
south at Shell Cove and the west at Albion Park. Much of Shellharbour’s urbanised area is either spread
along sparkling coastline, set on hills with spectacular views of the ocean and escarpment or
surrounded by peaceful rural land.”

STATE and LOCAL GOVERNMENT LEGISLATION:
Shellharbour Local Environmental Plan 2013
The Shellharbour Local Environmental Plan 2013 (SLEP 2013) was gazetted 5 April 2014. The
Shellharbour LEP boosts job and business opportunities by expanding Albion Park and Warilla
commercial areas and supporting new residential development in most of the region's centres in line
with the Illawarra Regional Strategy.
The LEP does not cover the Killalea State Park, which retains its current zonings under the former
Shellharbour LEP 2000 to allow the council, government and Killalea Park Trust to discuss the
protection and future development of this area. Other areas remaining Deferred Matters in SLEP 2013
include:
-

Illawarra Regional Business Park (Albion Park Rail)
Parts of the Shell Cove Boat Harbour Precinct
Tullimbar

Where a property or area is a Deferred Matter, the zoning under the previous Shellharbour LEP 2000
or Shellharbour Rural LEP 2004 applies.
The Calderwood development area is covered by a separate planning instrument. The Calderwood
Urban Development Site was gazetted in the State Environmental Planning Policy 2005, (Major
Development). Further commentary on the status of this development is discussed later in this report.
It identifies two Heritage Conservation Areas - the Illawarra Escarpment lands and Shellharbour Village
foreshore and harbour area - to protect the cultural and heritage values for generations.
Zones
SLEP 2013 has been prepared to meet the requirements of the State Government’s Standard
Instrument for Principal Local Environmental Plans.
The Standard Instrument sets out 34 standard zones for councils to use when preparing new principal
LEPs for their local government area. Councils are not allowed to add new zones or create subzones,
or change the name of a standard zone. Shellharbour City Council has used 24 of these zones in
preparing the Shellharbour LEP 2013.
The Shellharbour LEP 2013 also has detailed building design controls such as building height limits,
maximum floor space ratios and active street frontage requirements. Subdivision controls are also an
important component.
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A summary of each zone, as provided by Shellharbour council is provided following.
RU1 Primary Production
This zone is generally intended to cover land used for most kinds of commercial primary industry
production, including extensive agriculture, intensive plant agriculture, intensive livestock agriculture,
aquaculture, mining, forestry and extractive industries. The zone is aimed at using the natural resource
base in a sustainable manner.
RU2 Rural Landscape
This zone is generally intended for rural land used for commercial primary production that is
compatible with ecological or scenic landscape qualities that have been conserved (often to do with
topography). It may apply to land that is suitable for grazing and other forms of extensive agriculture
or intensive plant agriculture, but where the permitted uses are usually more limited and differ from
RU1 land due to landscape constraints.
RU6 Transition
This zone is generally intended to be used in special circumstances only in order to provide a transition
between rural land uses (including intensive agriculture, landfills and extractive industries) and other
areas supporting more intensive settlement or environmental sensitivities.
R2 Low Density Residential
This zone is generally intended to be applied to land where primarily low density housing is to be
established or maintained. The zone objectives also encourage the provision of facilities or services
that meet the day-to-day needs of residents.
R3 Medium Density Residential
This zone is generally intended for land where a variety of medium density accommodation is to be
established or maintained. Other residential uses (including typically higher or lower density uses)
could also be permitted in the zone where appropriate. A variety of residential uses have been
mandated to encourage housing choice and diversity in this zone.
R5 Large Lot Residential
This zone is generally intended to cater for development that provides for residential housing in a rural
setting. The allocation of large lot residential land that has not already been subdivided must be
justified by a strategy prepared in accordance with guidelines issued by the NSW Department of
Planning. This zone was formerly known as a Rural Residential zone.
B1 Neighbourhood Centre
This zone is generally for neighbourhood centres that include small-scale convenience retail premises,
business premises, medical premises or community uses that serve the needs of the surrounding area.
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B2 Local Centre
This zone is generally intended for centres that provide a range of commercial, cultural and residential
uses that typically service a wider catchment than a neighbourhood centre.
B3 Commercial Core
This zone is generally intended for major regional centres, such as Shellharbour City Centre, that
provide a wide range of uses including retail, employment, entertainment and community uses. Higher
density residential accommodation has been included to try and activate the area outside of working
hours.
B4 Mixed Use
This zone is generally intended for use where a wide range of land uses are to be encouraged,
including commercial, residential and community uses.
B5 Business Development
This zone is generally intended to provide for business, warehouse and bulky goods retail uses that
require a large floor area, in locations that are close to, and that support (and do not detract from) the
viability of centres.
B7 Business Park
This zone is generally intended for land that primarily accommodates office and light industrial uses,
including high technology industries. The zone also permits a range of facilities and services to support
the day-to-day needs of workers, such as child care centres and neighbourhood shops. There are
currently no properties zoned R7 within Shellharbour LGA at present.
IN1 General Industrial
This zone is generally intended to accommodate a wide range of industrial and warehouse uses and
includes general industry, high technology industries, industrial training facilities and depots.
IN2 Light Industrial
This zone is generally intended for land that provides light industry, warehouse or distribution centres
or depots. The types of uses need to be light in nature, meaning they will not cause nuisance or
adversely affect the surrounding amenity, for example by way of noise or emissions.
SP1 Special Activities
This zone is generally intended for land uses or sites with special characteristics that cannot be
accommodated in other zones. Some examples include land on which there is, or is proposed to be, a
major scientific research facility, or communications establishment, or an international sporting
facility. This zone is not the same as the Special Uses zone that appeared in the previous LEPs. For
example, a school or fire station can generally be accommodated in an adjoining zone.
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SP2 Infrastructure
This zone is generally intended to cover infrastructure land that is highly unlikely to be used for a
different purpose in the future, for example, cemeteries and major sewerage treatment plants.
RE1 Public Recreation
This zone is generally intended for a wide range of public recreation areas and activities, including
local and regional open space. The uses may include recreation facilities, community facilities such as
lifesaving clubs, environmental facilities and other uses compatible with the primary use of the land.
RE2 Private Recreation
This zone is generally intended to cover a wide range of recreation areas and facilities on land that is
privately owned or managed. The use of facilities on the land may be open to the general public or
restricted to registered members only.
E1 National Parks and Nature Reserves
This zone is generally intended to cover existing national parks and nature reserves. All uses currently
authorised under the National Parks and Wildlife Act 1974 will continue to be permitted without
consent within this zone.
E2 Environmental Conservation
This zone is generally intended to protect land that has high conservation values outside the national
parks and nature reserve system.
E3 Environmental Management
This zone is generally intended to be applied to land that has special ecological, scientific, cultural or
aesthetic attributes, or land highly constrained by hazards. This zone might also be suitable as a
transition between areas of high conservation value and other land uses such as rural or residential.
E4 Environmental Living
This zone is generally intended for land with special environmental or scenic values where low impact
residential development could be accommodated.
W1 Natural Waterways
This zone is generally intended for natural waterways that are to be protected due to their ecological
and scenic values, for example sea grass beds. A limited number of low impact uses that do not have
an adverse effect on the natural value of the waterway can be permitted in this zone. There are
currently no properties zoned W1 within Shellharbour LGA at present.
W2 Recreational Waterways
This zone is generally intended for waterways. There are currently no properties zoned W2 within
Shellharbour LGA at present.
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Principal Development Standards
Minimum subdivision lot size - allows SLEP 2013 to create local goals for subdivision and in some zones
a minimum lot size for proposed subdivisions has been imposed. These sizes are shown on the
Minimum Lot Size Map. This means that if two lots are proposed to be created, both of the lots need
to be at least as big as the size shown on the Map. The Map needs to be reviewed carefully because in
some cases the colours required to be used cover more than one lot size. For example, in some of the
rural areas the same colour is used for lots that range in area from 10 hectares to 49.9 hectares.
Exceptions – SLEP 2013 also sets minimum lot sizes in R2 Low Density Residential and R3 Medium
Density Residential zones for dual occupancies at 450sqm, multi dwelling housing at 600sqm and
residential flat buildings at 900sqm. A minimum lot size of 225sqm is set where it is proposed to carry
out attached and semi detached dwellings. The LEP also provides for a minimum lot size of 200sqm
where a development application for subdivision into three or more lots also includes details for
attached and semi detached houses that are proposed on the lots.
Building Height - These are shown on the Height of Buildings Map. Different heights may be shown on
the Height of Buildings Map for different zones or for different land in the same zone
Floor Space Ratio - These are shown on the Floor Space Ratio Map. Different floor space ratios may be
shown on the Floor Space Ratio Map for different zones or for different land in the same zone.
Heritage Controls
The Shellharbour LEP 2013 has an updated list of Heritage properties. Whilst a small number of
properties are no longer heritage listed, there has been an increase in the number of heritage listed
properties. Most controversially a number of homes, designed or built by Edwin Klein, an architect of
some local importance, located within Shellharbour Village have been newly heritage listed. The
heritage value of these homes has been called into question by some in the community. The land
values of these properties now appropriately reflect the new heritage listing.
Shellharbour LEP 2013 Amendments
Between 1 July 2014 and 24 July 2015, there were nine amendments to SLEP 2013 (Amendments 3 to
11), all of which have been accounted for in our land values. The most notable amendments relate to
a number of properties known as Deferred Matters, which are no longer deferred and are instead
appropriately zoned under SLEP 2013. There are now only 214 properties that remain Deferred
Matters, of which 184 properties are residential home sites in Tullimbar.
Shellharbour Development Control Plan 2014
The New South Wales Government now requires all councils to have just one Development Control
Plan (DCP) apply to any area of land. Council satisfies this requirement with the Shellharbour DCP for
the whole of the Shellharbour Local Government Area. Previously Shellharbour Council had almost 40
DCPs and associated policies, so there were numerous DCPs applying to any area of land.
Shellharbour DCP 2014 came into effect 26 June 2014. The DCP applies to all of the Shellharbour
Council area, except the Calderwood development area. The DCP is structured into six parts. Planning
objectives and advice for specific uses of land are in Parts 2 and 4. These uses include:
•

Different forms of residential development and associated provisions on things like private open
space, streetscape, fencing, building lines/setbacks
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Residential subdivision
Commercial development, including specific provisions for centres such as Albion Park,
Shellharbour City Centre and Shellharbour Village
Child care centres
Industrial development

Planning objectives and advice that apply to various types of land uses are in Parts 3 and 5. These
include:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

•

Parking, traffic and transport
Waste minimisation and management
Access for people with a disability
Crime prevention through environmental design
Landscaping
Preservation and removal of trees or vegetation
Contamination
Floodplain risk management
Stormwater management
Bushfire hazard
Aboriginal heritage
European heritage
Building height
Development on or near the airport
Development in deferred areas (i.e. still zoned under LEP 2000 or LEP 2004)

Part 6 contains the Appendix with the site specific provisions for Tullimbar Village.
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MARKET OVERVIEW AND SALES OF PARTICULAR INTEREST
Residential Market
Residential zoned lands make up approximately 93% of the number of properties in the Shellharbour
LGA, and is representative of a mid-priced provincial residential area. Over the past five years, the LGA
has undergone modest price fluctuations compared to the Sydney metropolitan area. However, over
the past twelve months, the Shellharbour LGA has experienced significant residential price increases
across the entire LGA. Overall, the volume of property sales has risen over the past year with
increased sales activity, auction rate clearances and a much more buoyant market as part of a ripple
effect from the Sydney property boom.
2015 has undoubtedly been one of the most spectacular booms in Sydney’s real estate history. Further
interest rate cuts earlier this year extended the boom, along with strong demand from investors and a
shortage of stock that resulted in auction clearance rates peaking at 89% in May.
Much of the large prices rises across Shellharbour LGA are for properties affordable for first home
buyers and low end investment property, and focussed on the older suburbs with a larger proportion
of former (and current) public housing, such as Mount Warrigal, Lake Illawarra and Warilla.
Shellharbour’s existing older housing stock in established suburbs has also experienced strong growth
in the past twelve months.
Our CVS data indicates 1,384 residential sales (both single dwelling and vacant land) 1/7/2013 to
1/7/2014 with an average price of $408,916.
2015 CVS data indicates 1,239 residential sales (both single dwelling and vacant land) 1/7/2014 to
1/7/2015 with an average price of $498,928.
High end properties such as beach front and waterfront locations have also experienced strong
increases in price movements, but to a lesser extent compared to lower priced suburbs.
The highest recorded residential dwelling sale was $2.0 million for 43 Junction Road, Barrack Point
whilst the highest reported sale (not yet settled) was $2.4 million for 36 Headland Pde, Barrack Point
which sold at auction. These were heavily improved waterfront properties
The amount of vacant land on the market has reduced significantly in the past twelve months
throughout the Shellharbour LGA. The existing residential estates such as Shell Cove, Sea Crest
(Flinders) and Woodlands (Blackbutt) are now completed with the only stock available for sale being
re-sales of vacant lots, with an asking price being a substantial increase to the original purchase price.
A new 60 lot subdivision in Albion Park, known as Whistlers Run, sold out within weeks of release.
Prices ranged from $230,000 for a steep sloping block up to $285,000 for a large, level lot. Site areas
ranged from 521 to 1,856 square metres. These lots exchanged in December 2014 and settled in April
and May 2015 with resales settling by August 2015.
The only area where land remains available for sale is at Tullimbar, on the western edge of the LGA.
The most recent releases at Tullimbar Village (Stages 3A & 3B) have sold out with no land currently on
the market, but with further stages due for release in early 2016. The 27 lot subdivision known as
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Tullimbar Heights on Yellow Rock Rd is currently on the market, with prices starting at $270,000 for a
532sqm lot.
The large residential englobo site at Tullimbar owned by Shellharbour City Council was sold in 2015.
The site has an area of 42.25 hectares and DA approval for 284 residential lots plus 3 medium density
super lots. The property was sold subject to a two year Put and Call Option and the purchaser has
lodged a Section 96 application increasing the development yield. This development, when it
commences construction, will add greatly to the amount of vacant land stock on the market in the
western area of the LGA.
The fully master planned development known as Calderwood commenced construction in August
2015. The Stage 1 land release comprises 221 lots and marketing commenced December 2014. The
developer, Lend Lease, manages their land releases by Online Land Release Priority Process and it has
been reported that all lots in Stage One have sold out.
Land releases at Shell Cove has come to an end for the time being, with all residential land outside the
Marina Precinct (now known as The Waterfront) now having been developed. The first residential
stages in The Waterfront are due to be released in early 2016 and are much anticipated within the
residential property market. The last stage within Shell Cove was released to the market and sold out
in November 2014.
The lack of land available for sale throughout the Shellharbour LGA has resulted in resales of land in
new subdivisions, resulting in large increases in prices. One example is Lot 54 at Whistlers Run, Albion
Park, which originally sold off the plan for $215,000 and recently sold for $279,000, settling in
September 2015, an increase in land value of almost 30% in eight months. Another example is 24
Cowries Crescent, Shell Cove, which sold off the plan in November 2014 for $380,000, settling in
March 2015, resold at auction on 4 July 2015 for $460,000, an increase of 21% in eight months.
It is expected that further urban development in the LGA will continue in 2016 with the ongoing
development of Calderwood and Tullimbar. However, until the Waterfront precinct becomes
available, the supply of residential land remains tight, pushing up prices of existing vacant land.
This market evidence collected throughout the year reinforces that different residential markets in the
district have exhibited different levels of growth or reductions in value. Shellharbour’s waterfront land
and properties with water views have shown good increases in value in the year to the 2015 Base
Date, whilst rural lifestyle properties have also shown a small increase in values over the past twelve
months.
Pricefinder median house values in Shellharbour LGA show a median house price much higher at
$485,000 that of last year’s 2014 Base Date of slightly above $425,000, an increase of 14.1%. These
figures are expressed in the following graph.
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Pricefinder Median Sale Price and Sales Volume in Shellharbour LGA – Houses

Figure 2: Source Pricefinder single residential dwellings

The following graph provided by PriceFinder tracks sales volume and the median sale price for vacant
residential land within the LGA from 2011 to September 2015. Information gathered supports the
adopted factors and 2015 Land Values across the residential markets of Shellharbour LGA. Pricefinder
median land values show a median land value at $305,000 compared to that of last year’s 2014 Base
Date of $285,000, an increase of m7.0%. These figures are expressed in the following graph.
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PriceFinder Median Sale Price and Sales Volume in Shellharbour LGA – Land

Figure 3: Source Pricefinder residential vacant land

Older existing dwellings in Shellharbour Village on larger lots are being turned over for redevelopment
and consolidation purposes in line with much of the suburb being zoned for medium density. The
Village has become a desirable address and properties with water views close to Addison Street
continue to experience strong sale price and value increases over the past twelve months, although
not as the same level as the previous twelve months.
The Shellharbour LGA continues to mature, with much of the LGA now developed, the remaining
development in two distinct locations, being Calderwood in the west and the Marina development in
the east.
Medium Density Residential Market
Shellharbour has limited areas zoned for medium density purposes and has historically limited
demand for such developments. This is partly due to the abundant amount of residential land within
the LGA. Development of Greenfield sites continues in a number of locales across the district. Small
villa sites are easier to market and develop. This class of property is more akin to the single residential
market than unit sites.
The Shellharbour LEP 2013 has increased the areas where medium density is permitted. However,
unless lot size is sufficient for immediate redevelopment there is been little or no increases in value of
smaller sites. The R3 Medium Density Residential zone is intended for land where a variety of medium
density accommodation is to be established or maintained. Other residential uses (including typically
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higher or lower density uses) could also be permitted in the zone where appropriate. A variety of
residential uses have been mandated to encourage housing choice and diversity in this zone.
Across Shellharbour LGA sales there continues to be few medium density developments and
development sites and even fewer sales. The trend within the LGA, especially in the R3 zone has been
the amalgamation of adjoining sites to provide good medium density sites for villas and townhouses.
This has been especially evidence in Oak Flats and Lake Illawarra. Landcom has also released some
medium density sites in Blackbutt close to Shellharbour Junction in the last of the remaining vacant
land within the area. Available evidence shows a strong increase in values of this property class. This
has been reflected in the 2015 Land Values. The increase in values is due to increased demand for
affordable property in locations that are well located in regard to local amenities, beaches and shops.
An emerging development trend within the Shellharbour LGA has been the development of corner lots
into Torrens Title duplexes. Some of these developments have land areas as small as 220 square
metres but the completed dwellings are very popular in the market due to their affordability and low
maintenance. The main target market for these properties are still older couples looking to downsize
and first home buyers. The corner lots being sold for this type of development are selling at a
premium to inside lots, reflecting the extra development potential.
The following graph with information sourced from Pricefinder tracks sales volume and the median
sale price for residential strata units within the LGA from 2011 to the 2015 Base Date. The following
graph shows a rise in both the median sale price and volume over the last five years. Pricefinder
shows a median unit value at $365,000 compared to that of last year’s 2014 Base Date of $340,000, an
increase of 7.3%. These figures are expressed in the following graph.
Pricefinder Median Sale Price and Sales Volume in Shellharbour LGA – Units

Figure 4: Source Pricefinder residential units
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Retail & Commercial Market
Commercial land within the district covers a wide variety of properties from small neighbourhood
shops to a large regional shopping centre. The retail strip centres of Warilla, Shellharbour Village,
Albion Park, Albion Park Rail and Oak Flats service their respective local communities. Bulky goods
retailing is located in the Stoney Range centre at Shellharbour. The major retail centres in Shellharbour
LGA are the Stockland Shellharbour regional centre and Warilla Grove. Woolworths also operate a
substantial supermarket at the Stoney Range centre and in Albion Park.
The Shellharbour LEP 2013 sets out five separate business zonings throughout the district.









B1 – Neighbourhood Centres. Sites typically include small sites situated within a cluster of 2 – 10
neighbourhood shops in otherwise isolated locations.
B2 – Local Centres. Properties located in larger groups usually situated around transport hubs and
include a mix of larger shopping centres to smaller strip retail sites. It allows a broader range of
development potential depending on location, lot size etc. Each residential suburb in the LGA has
a cluster of B2 zoned sites.
B3 – Commercial Core.
All properties are situated within the Shellharbour City Centre. The
zone is intended for major regional centres and provides for a wide range of uses including retail,
employment, entertainment and community uses. Higher density residential accommodation has
been included to try and activate the area outside of working hours.
B4 – Mixed Use. There are a number of sites situated Calderwood that have portions zoned for
mixed use under the Calderwood SEPP. The B4 zoning is found in two other locations in the LGA.
There are a number of B4 zoned sites in Oak Flats at the intersection of the Princes Hwy and New
Lake Entrance Rd. There is an additional single B4 site on Cygnet Ave that makes up part of the
Shellharbour City Centre.
B5 – Business Development. Designed to encourage development of mixed business and bulky
goods sites that require large floor areas. There are four clusters of B5 zoning in the district, all with
exposure to New Lake Entrance Rd or Shellharbour Rd.

Much of the retail zoned property within Shellharbour exists in tightly held smaller neighbourhood
centres and villages where sales are rare.
The Illawarra commercial market has clearly improved over the past twelve months with an increase
in the number of commercial property sales in Shellharbour as well as the usual number of transfers
between related parties.
Many sales have been to owner occupiers, however investors are being enticed back to the market by
a yield arbitrage and a common view that the commercial market has reached the bottom. However,
investors are still primarily motivated by good quality assets, strong lease covenants and rental
security. This is evident in the sales of the ANZ bank building at Albion Park (144 Tongarra Road), and
a multi tenanted retail building at Albion Park Rail (185 Princes Hwy).
There has also been a number of transactions of land zoned B3 located within Shellharbour City
Centre, which has seen few transactions over the past three years. Two retail investments known as 1
Burra Place and 6 Memorial Drive were sold to investors, whilst three vacant development sites sold
over the past twelve months, including 9 Minga Ave, which has a development approval for 67
serviced apartments and a lease to Quest, and 5 Memorial Drive which was purchased by the
adjoining hotel.
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Also driving the development of Shellharbour City Centre is Council’s City Hub development. The
development is a new multi-purpose complex which is proposed to include the council chambers,
library, museum and auditorium. At a cost of $59.5 million, the development has planning approval
and has appointed contractors to manage the next phase.
The Illawarra commercial and retail market has shown signs of improvement over the past 12 months
with an increase in sales volumes demonstrating improved confidence after a prolonged period of
static conditions. There is still a large value difference between quality properties with national
tenants and comparable properties with local tenants although this gap is expected to narrow over the
next 12 months. Price point remains a factor with demand typically reducing for higher valued assets.
There is also increasing appetite for high value assets with agents reporting strong competition from
both local and out of area buyers for higher valued assets (circa $5 million plus).
Positives for the commercial market include a stable state economy led by a strong housing market
and construction sector, out of area investment including foreign capital committing funds to large
residential projects, government sector infrastructure projects proposed and currently progressing in
the region, the rejuvenation of the Wollongong CBD and an overall improvement in business
confidence.
Tenant demand is evident from government, not for-profit groups and private organisations and is
concentrated on the higher quality A grade space with reduced interest in lower quality stock. Given
the vacancy rate and the market primarily being driven by affordability, we see no upward pressure
being placed on rents.
Industrial Market
The Shellharbour industrial market is located primarily in Albion Park and Oak Flats with these locales
having good access to the Princes Highway. There is also a small pocket of industrial sites within the
Sunset Ave, Barrack Heights industrial area.
The implementation of the Shellharbour LEP 2013 has had little effect on industrial property in the
district. There are two industrial zonings in the district comprising General Industrial and Light
Industrial. The minimal effect of the new LEP is due to minimal or no changes in development
potential for the vast majority industrial sites. Larger variation in values occurred where a number of
properties were previously zoned residential have been rezoned to allow industrial development in
Albion Park Rail.
The industrial property market has shown signs of slight improvement over the past 12 months with
an increase in sales volumes, demonstrating improved confidence after a prolonged period of static
conditions. Most sales have been to owner occupiers in the sub $2 million range, however investment
transactions are starting to increase as investors are enticed back to the market by yield arbitrage and
a common view that the market has bottomed. However investors are still driven by good lease
covenants and long term rental security.
Rents are currently stable and local agents are reporting an increase in enquiry levels, particularly for
smaller to mid sized efficient warehouse tenancies that are well located. Buyer and tenant demand for
large scale industrial properties with vacant possession remains limited.
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Local industry is benefiting from port related activity at Port Kembla with Kembla Grange evolving into
a significant vehicle transportation hub. Transportation and logistics are filling the void left by the
decline of the traditional heavy manufacturing sector, and the confirmation of BlueScope remaining in
at Port Kembla will only improve the confidence of the local industrial market.
The evolution of the sector to light industrial uses is likely to continue into the future. Other issues
include the scaling back of production at local coal mines and the restructuring that is expected to
continue at the major mining companies.
The opening of the new Masters Home Improvement at Albion Park Rail has lead to a re-working of
the roads in the surrounding industrial estate, providing improved access to adjoining properties in
Shaban Street and Durgadin Drive from the Princes Highway. This has resulted in a number of sales of
vacant land within this pocket, many of which have sat on the market for sale for some time. The
prices achieved for these sites has also seen a good increase in land values for this area.
A number of adjoining industrial properties sold as off market (and related party) transactions at the
northern end of the Princes Highway at Albion Park Rail will likely result in a large redevelopment over
the next 12 – 24 months.
Rural & Environment Market
The rural and environmental protection zoned lands within the Shellharbour district are a tightly held
market. The introduction of the Shellharbour LEP 2013 saw little effect on values within this market
with little overall changes to individual property’s development potential.
Initially, a substantial number of properties had been omitted from zoning by the SLEP 2013 and thus
retained previous zonings. Many of these properties include previously rural or scenic protection
zoned sites that are located close to or adjoining existing residential development. Over the past 12
months, there were nine amendments to SLEP 2013 (Amendments 3 to 11), and the most notable
related to a these omitted properties. A number of properties were zoned RU6 Rural Transition,
whilst others were zoned E4 Environmental Living.
Properties that are now zoned Environmental Conservation have seen no changes to values in line with
the restrictive nature of this zoning, particularly on sites which include little or no cleared land.
A feature of the market is that the district’s most superior rural sites can still attract sale prices which
show no decline in value. However this is not the case for the majority rural & environmental
protection lands. Other properties in these zones show either small increase or no increase in value in
the year to 2015 Base Date. Environmental Conservation, Management and Living properties have
remained stable in value in recent years. Of these sites land which is steep and uncleared or
inaccessible due to topography and thick vegetation is worth little. This inferior land adds little to the
overall value of a site.
Value levels for rural property in the district show slight increases or no movement between Base
Dates 2014 and 2015. Inferior rural or environmental markets have seen decreases in land values and
have been valued as such.
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SIGNIFICANT ISSUES AND DEVELOPMENTS
Primary Growth Areas
Urban development in the Shellharbour LGA will continue with the ongoing development and release
of ‘Greenfield’ areas currently zoned residential and urban consolidation in the existing urban areas.
The council lists the LGA’s main growth areas as:






Tullimbar
Shellharbour City Centre
Albion Park
Flinders
Shell Cove

Shellharbour City Hub
Shellharbour Council has continued planning for a future “City Hub.” The council describes this project
as; “a civic and cultural precinct that could include cultural facilities and a broad range of government
and professional services. It's one of the most significant projects to be developed in the Shellharbour
local government area.”
The Hub forms part of the Shellharbour City Centre Masterplan, which was adopted by Council in
2008. It will provide a level of services and facilities for the people of Shellharbour City not previously
available in the local government area. The first stage of the Shellharbour City Hub will be a new multipurpose complex which is proposed to include:







A city library
A Museum
A civic auditorium
New Council chambers and administration offices
Rooms and facilities for community meetings
'Sessional service' areas' - rooms for the community to access services from visiting
professionals.

The Shellharbour City Centre comprises a number sites or precincts which each have their own
development pattern and function within the Master plan. It is important to recognise and
differentiate between each of these sites/precincts in terms of their existing development form and
the proposed structure under the Master Plan and to identify the objectives and development
strategies/principles for each of the sites. Note that some precincts overlap.
Funds for the development of City Hub are being raised through the sale of a number of large
properties holdings owned by Shellharbour City Council. CBRE and Martin Morris and Jones were
appointed as joint consultants for these sales. The properties to be sold, and the current status of sale
include:
1. Lot 4000 DP 809913, Lamerton House Shellharbour City Council, Administration Building and
Council Chambers and Lot 3000 - currently on the market for sale, after being passed in at auction on
18 August 2015. Stockland reportedly has a last right of refusal on both properties.
3. Lot 2 DP 833735 - Former Council Chambers & Administration Centre & Warilla Library,
Shellharbour Rd Warilla - sold for $4,050,000 August 2014.
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4. Lot 522 DP 1168919 Noble Rd, Albion Park Tullimbar Estate – reported to be sold under a two year
Put and Call Option for a total price of $12.09 million excluding GST.
5. Lot 2 DP 1062155 Pioneer Drive, Oak Flats – sold to Transport for NSW for $1,580,000, settled
October 2013.
The Shellharbour City Hub was provided with deferred development approval in October 2014 with
further modifications approved in August 2015. The build cost is now estimated to be approximately
$59.5 million, and ADCO have been appointed to manage the first phase of the project. An artist’s
impression of the new library is below.

Source: Shellharbour City Council
Shell Cove
“Shell Cove is the largest coastal tourist/residential development ever initiated by a local government
authority in Australia.”
Boats will be moored in the Shell Cove boat harbour in 2018, according to latest estimates released by
Shellharbour City Council. Construction is continuing in the Shell Cove estate, owned by Shellharbour
City Council and being developed by Frasers (formerly Australand). The preparation and design works
have cost $25 million to date. The forecast construction is in the vicinity of $133 million. When
completed the estate will comprise about 3,000 dwellings, a golf course, 300 berth marina, hotel and
commercial developments and community recreation facilities and parklands.
The Shell Cove project and boat harbour will ultimately provide access to more than 20km of walking
tracks and cycle ways, 60 hectares of public open space, a hotel, golf course, commercial and retail
precinct and business park. The 20-hectare boat harbour and marina is expected to cater for more
than 300 boats with plans included for an international hotel, retail and commercial precinct, while
there will be over 3,000 residential dwellings by the time Shell Cove is complete.
In January 2013, construction of the boat harbour site commenced with Stage 1 civic works continuing
with the first breakwater rocks being put in place in September 2013. The current program of works
predicts that building of the boat harbour will be completed by 2018 and it will be open to the ocean
in 2019 – two years earlier than a recent feasibility study predicted. Stage 2 recently commenced
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construction with Coastwide Civil transforming the Shell Cove landscape as part of the $65 million
Stage 2 works. These works are expected to be completed in early 2017.
The aerial photo below was taken in July 2015 and shows the extent of the harbour development, with
the most recent land releases in the foreground.

Source: Frasers Shell Cove
Retirement Village Developments
Two large retirement village developments received development approvals in the past twelve
months. The property known as 1-23 Cutter Parade, Shell Cove received S96 modification approval in
February 2015 after receiving a full development approval back in April 2012. Works on the $70m
development are due to commence in late 2015. The development owned by Warrigal Care will
comprise a 128 bed aged care facility and 80 x 2 and 3 bedroom villas.
A second retirement village at 7-23 Wallaroo Dr adjoining Shellharbour Square was approved in March
2015. The Uniting Care development is approved for 66 villas, a community centre, club house and
administration building. This development will adjoin the existing Elanora care facility.
To date, the planned UnitingCare development on Wattle Road has not commenced after receiving
development approval in February 2014. The development will comprise Part of this new residential
development will be a 100 unit aged care facility, and will include a number of places for the Italian
community as well as dementia care. Lakeview Village is to include 24 units comprising one, two and
three bedroom units.
Calderwood
In January 2011, the NSW State Government declared an area of land at Calderwood, northwest of
Albion Park, to be a State Significant Site. The Calderwood Urban Development Site was gazetted in
the State Environmental Planning Policy 2005, (Major Development), after a proposal was made to
develop the land for residential, mixed use and environmental uses. As a result of this State Significant
Site listing, the area is excluded from the Shellharbour Local Environmental Plan (LEP) 2013. This site
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has been identified by Planning NSW’s Illawarra Urban Development Program as having the potential
for up to 8,000 dwellings and could contribute to further urban expansion. The development
straddles both the Shellharbour and Wollongong LGAs.
The Concept Plan for the Calderwood Urban Development project includes approximately 50 hectares
of mixed use lands, 4,800 residential dwellings, open space and environmental lands, internal roads,
service infrastructure and community facilities. It is anticipated approximately 12,000 new residents
will live at the site, with a new town and village centre to be established
Stage 1 of the development which includes 221 residential lot and 120 medium density dwellings was
approved by the Land and Environment Court in August 2013. Market for Stage One commenced in
December 2014. The developer, Lend Lease, manages land releases by Online Land Release Priority
Process and it has been reported that all lots in Stage One have sold. Stage One commenced
construction in August 2015. The master plan for the development is below.
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Masters Home Improvement
The Masters Home Improvement chain purchased a large tranche of properties in Albion Park Rail for
the development of a large home improvement retail business in 2013. The JRPP provided deferred
commencement approval for DA192/2013 in December 2013 for the development of a 13,145sqm
building on a 36,274sqm site. Part of the site is to be dedicated back to Shellharbour Council as public
road. Approval of the DA was deferred and subject to the partial road closure of Shandan Circuit and
land dedicated back to Shellharbour Council. Approval becomes operational once this condition has
been satisfied. This condition was met, construction commenced in mid 2014, and Masters opened
the new Albion Park outlet in July 2015.

Significant developments – from prior to current local government council rating valuation
There are a number of significant developments in the Shellharbour LGA since the last local government
council rating valuation in 2012, including:
•
Flinders / Blackbutt – substantial residential development, all of which is now sold
•
Shell Cove & Marina development – land in Shell Cove is sold out for now and work has
commenced on the Marina development.
•
Shellharbour City Hub – Council is selling properties to raise funds for the City Hub development,
and received development approval.
•
Stockland Shellharbour – a substantial extension to Stockland Shellharbour has been completed,
with the inclusion of a department store.
•
Calderwood – this master planned development has received development approval after much
controversy and construction commenced in August 2015.
•

Illawarra Regional Business Park - The proposed Illawarra Regional Business Park comprised
approximately 100 hectares of land to the west of and adjoining the Illawarra Regional Airport
and bordered by the Illawarra Highway to the north and Tongarra Road to the south. The
development never proceeded due to planning and flooding issues and the property was sold by
Receivers in July 2013 for $3,851,000. The proposed Albion Park Rail Bypass appears to cut the
property in half and the future use of the site is in doubt.

•

Masters Home Improvement – a large tranche of adjoining properties, and an existing road were
purchased to provide a site for the first Masters Home Improvement in the Illawarra. The outlet
opened in July 2015.
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SIGNIFICANT VALUE CHANGES
There are a number of properties that have had significant movements in their Land Values in this
current year program. It is considered that some values have moved significantly enough that the
variation represents normal market conditions.
Particular attention is drawn to the strong increase in residential vacant land, due to the lack of land
available for sale on the market.
Other significant variations in values are the result of handcrafting through verification or one off
value changes that have been brought about by sales analysis.
Significant value changes – from prior to current local government council rating valuation
Since the last general valuation in 2012, values have generally been stable until the past twelve
months, which has seen a large increase in values, in line with the Wollongong and Sydney property
markets. The 2015 values have been set and were included in the values upload together with an
accompanying Valuation Analysis Report.
There are a small number of properties within the LGA that have had significant changes in their Land
Values in the current year’s program and since the previous general valuation year in 2012.
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 via the
commencement of the Shellharbour Local Environment Plan 2013. As a result some properties have
shown an increase or decrease in development potential. The relevant values have been changed to
reflect the market evidence where necessary.
Properties with significant value change have a Risk Rating of 1 indicating a high value change. Other
significant variations in values are the result of handcrafting through verification or one off value
changes that have been brought about by sales analysis.
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CVS Quality Assurance Measures
LPI has been provided with a detailed valuation analysis report, which details the quality assurance
process of CVS we are in the position to confirm that all of the Quality Assurance Measures stipulated
by LPI have been met, including;



















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

CVS has developed additional statistical functions to assist the valuation quality.
The Crown.Net system uses main grid filters to select residential sales, representing all unanalysed
sales over a representative time, and removes false and atypical sales. This data is used to determine a
number of statistical relationships, including Mean Value to Mean Price Ratio, and graphs Land Values
against Sales Price. This allows a much larger sample of the sales data to be used and the results are
useful for the broad value to sale relationships that is revealed. It is particularly useful for checking
base line value levels; the MVP Ratio will indicate the land value levels comparative to sale prices.
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Different localities should show different MVP's, for example in outer suburbs with new housing
development, the land value component of the sale price is typically low - the value attributed to the
improvements which are typically large two storey dwellings is higher - in this example the MVP (Land
Value to Improved Price Ratio) Ratio will be in the range of 40%-50%, but in areas of high demand with
aging housing stocks the MVP will be higher - in the range of 65%-75%. The table in MVP ascending
order readily indicates the high and low extremes of this Ratio and is helpful to indicate where further
sales analysis and valuation work may be needed. This will be used to focus on which areas need
attention.
Upon the value recommendations being exported CVS undertakes all required checking and reporting
as set out in the procedures manual.
In summary but not limited to, the CVS team of Valuers have completed the following objectives to
meet and exceed the standards required by the LPI. Each of the pertinent milestones that CVS have
met is explained below:
1.




2.




Component Integrity Checking:
Component Details checked for accuracy
Component Data Table produced for checking of correctness of BMs and to review other statistical
measures such as the QRP and investigate if the component structure can be improved.
Valmap checking for foreign entries

Sales Analysis has been undertaken with the assistance of various filters and sorts developed by
Crown to identify that best assists the determination of Land Values, including:
Sale DA searching
Contract Date sorting
Price / Value ratio




3. Sales Analysis Adjustments:
Paired sales
Development costs & rents collected




4. Sales Inspections with LPI:
5. Confirm analysis with LPI
6. Inspect & Value Benchmark:
Benchmark to be valued by direct comparison to adjusted sales
Factor determined from the valuation of the BM

7. Apply Quality checks in accordance with the Procedure Manual:
 Land values to adjusted sales
 Check values determined from the valuation of the reference BMs
Crown work practices require additional quality checks to be undertaken to ensure higher valuation
accuracy. These include;


8. Identify outliers including high and low values to be checked against relevant market evidence:
Filters available on Crown.Net to identify outliers or subgroups include:
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selection by Property ID number, property address, area, dimensions, value, legislative basis,
component code, attribute coding, legal description, allowances, date valuation made, workflow
identification number, sale price, sale date, $/m2 of land value rate, rate per unit and resultant density
rate/dwelling for strata properties, owners name and property name.


9. Apply Quality checks to all sales in the component:
Use the CVS to select all sales, cull unrepresentative sales. Our software is then able to further filter
the sales to remove out of line sales to improve the representation of the sample selection. The
resulting statistics are then useful; the MVP can help to confirm value levels, and should reflect the
type and quality of housing the component. Different localities should show different MVP's, for
example in outer suburbs with new housing development, the land value component of the sale price
is typically low - the value attributed to the improvements which are typically large two storey
dwellings is higher - in this example the MVP (Land Value to Improved Price Ratio) Ratio will be in
the range of 40%-50%, but in areas of high demand with aging housing stocks the MVP will be higher
- in the range of 65%-75%.

CVS then takes this information further. Each sale becomes a de-facto “Reference Benchmark” and by
sorting the sales into sale price to land value ratio it becomes apparent where the Land Values are too
low and where they may be too high. CVS has found this an efficient way to assist in checking values
in components with a large number of properties.

Kelvin Long A.A.P.I.

Felicity Hoolihan A.A.P.I.

Certified Practising Valuer

Certified Practising Valuer

Registered Valuer No. 2434

Registered Valuer No. 3679

For Crown Valuation Service Pty Ltd.

For Crown Valuation Service Pty Ltd.

VLAUER AND CONTRACT SERVICES MANAGER
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