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1.0 Executive Summary
1.1

LGA Overview

Young Local Government Area
Young Shire is located approximately 360 km to the south east of Sydney on the south west slopes of NSW. The Shire
has a total area of approximately 2,663 sq km and is approximately 3.5 hours drive from Sydney Metropolitan. Young
Shire varies geographically from undulating/steep, fine wool grazing country and scrub towards the eastern boundary,
with more arable land featuring wide productive valleys and undulating hillsides supporting cropping, horticultural
and viticultural enterprises west of Young township. The annual rainfall reduces west of Young as the topography
levels out with cropping becoming the main rural enterprise for the western portion of the Shire. The town of Young is
at an elevation of 440 metres above sea level.
The Bureau of Meteorology (BoM) states the annual medium temperature for the Shire is 22°C with maximum in the
low 30°s C and minimum temperatures down to 0°C. BoM shows the annual rainfall for the Young Shire is measured at
653mm per year although this has reduced in recent times due to drought conditions.

Number of properties valued this year and the total land value in dollars
6,704 properties were valued at the Base Date of 1 July 2015, and valuations are reflective of the property market at
that time. Previous Notices of Valuation were issued to owners for the Base Date of 1 July 2013.
Overall the total land value for Young LGA had a slight increase with a slight decrease in village values being offset by a
slight rises in all other sectors apart from the Infrastructure sector. The slight decrease in the village sector was mainly
due to a decrease in values to properties west of the Olympic Highway in the village of Koorowatha. The slight
increase to values in the rural sector applied to mixed farming country throughout the Young Shire. The increase in
the Recreation sector resulted from an increase in properties in the Public Recreation zone.
Valuation changes in the Local Government Area and percentage changes between the Annual Valuation year of 1 July
2014 to the Annual Valuation year of 1 July 2015 are as follows:

Zone
Residential

Zone Code
R1, R5

3257

220,180,902

218,645,832

1%

RU5

577

15,485,691

15,788,501

-2%

Rural

RU1, RU4

2154

732,204,040

703,617,975

4%

Commercial

B4, B6, B7

429

62,605,260

61,537,160

2%

Village

Industrial
Infrastructure

I, IN1

128

19,261,370

18,928,000

2%

SP1, SP2

20

1,940,000

1,940,000

0%

E3

57

7,075,600

7,002,600

1%

RE1, RE2

82

4,894,040

4,625,030

6%

6704

1,063,646,983

1,032,085,178

3%

Environmental
Recreation
Total

1.2

No. of 2015 Total Land Prior Annual
%
Entries
Value
Valuation (2015) Change

State & Local Government Legislation for LGA

The Young Local Government Area is governed by the Young Local Environmental Plan 2010 gazetted on 2 August
2010. The plan is based on the standardised Local Environmental Plan prescribed by the New South Wales Legislation.
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Young Local Environmental Plan 2010 (Amendment No 7) has been gazetted since the previous valuation. This
amendment related to the addition and omission of various permitted uses in the Land Use Tables. Relevant values
have been reviewed in response to this amendment.

1.3

Market Overview and Sales of Particular Interest

Opteon (Central West NSW) Pty Ltd has undertaken significant analysis of the Young LGA property market to provide
an accurate and reliable basis of valuation. 255 sales have been analysed to enable the establishment and verification
of land values as at 1 July 2015. These analysed sales also support the grading across components. Analysed sales
reports are provided to Land and Property Information on a consistent basis throughout the year. The added value of
improvements are also analysed to enable the accurate deduction of land values. Opteon (Central West NSW)
undertakes this process using the Paired Sales Approach and the Replacement Cost Approach.
In analysing sales before or after 1 July it may be necessary to adjust the contract price in terms of market movement.
In the Young Local Government Area this year sales and resales of properties indicated little variance in values
throughout the year. Rental and commercial rental analysis and feasibility studies that were carried out also reflected
this.

1.4

Significant issues and developments

No significant issues have been identified at this time. A more detailed review of the market is articulated later in the
report.

1.5

Significant Value Changes

Summary of Valuation Changes to Residential Land
Changes since previous valuation year (2014)
Residential market in the town of Young has decreased slightly in activity during the last year with 204 open market
transactions recorded in the twelve months since 1 July 2014 compared with approximately 211 open market
transactions recorded for the previous twelve months.
A total of 28 vacant land sales occurred in the twelve months since July 2014. The supply of vacant residential land in
Young is still limited with vacant land in favoured residential estates attracting strong demand.
Residential values in Young have generally increased slightly over the past year.
Village Land values have experienced a slight drop values to properties west of the Olympic Highway in the village of
Koorowatha.

Summary of Valuation Changes to Rural Land
Changes since previous valuation year (2014)
The Young district experienced mostly good seasonal conditions during the 2014/2015 valuation year. This provided at
least average grain yields for the 2014/2015 harvest along with satisfactory cherry yields. This outcome has resulted in
a continued firming of prices for mixed farming land in most areas. Despite solid livestock returns, demand for grazing
land has remained relatively steady.
There was a good number of larger rural holdings transactions with 11 sales occurring throughout the year, similar to
last year. In many cases the sales occurred without the involvement of an agent to adjoining or nearby owners.
The Hobby Farm sector appears to be steady overall with values generally maintained. Good access, views and
desirable locations appear to be the key factors in completing sales within this sector. Prices vary significantly
depending on location and size. Overall there was an increase in market activity in this sector with 68 recorded open
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market transactions of rural properties with Land areas between 1ha and 100 ha across the Shire since 1 July 2014
compared to 63 the previous twelve months.
There was a slight firming of values for hobby farms with a minimum lot size of 2 ha close to Young. There was also a
slight firming of values for small to medium hobby farms around Bribbaree, Bendick Murrel, Murringo and west and
south of Young. Values of the remaining properties in this sector remained steady.

Summary of Valuation Changes to Commercial Land
Changes since previous valuation year (2014)
The Commercial and Business Sector has been quiet with just 9 sales including 2 going concern sales in the twelve
months since 1 July 2014.
Prices and rental analysis indicates that values in the central business precinct have risen slightly over the last several
years.

Summary of Valuation Changes to Industrial Land
Changes since previous valuation year (2014)
The industrial market has also been quiet this year with 7 transactions occurring in the twelve months since 1 July
2014.
Values have been mostly maintained except for a slight rise in values of properties on the western outskirts of Young.

Opteon Property Group | VALUE MADE VISIBLE

4

Final Report 2015
Young LGA (022) Land Tax Valuation 2015

2.0 Disclaimer – Purpose of this Report
The purpose of this report is to describe the process and considerations for the 1 July 2015 Valuation of Young 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 6.6.2. 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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3.0 LGA Overview
3.1

Location of the District

Young Shire is located approximately 360 km to the south east of Sydney on the south west slopes of NSW. The Shire
has a total area of approximately 2,663 sq km and is approximately 3.5 hours drive from Sydney Metropolitan. Young
Shire varies geographically from undulating/steep, fine wool grazing country and scrub towards the eastern boundary,
with more arable land featuring wide productive valleys and undulating hillsides supporting cropping, horticultural
and viticultural enterprises west of Young township. The annual rainfall reduces west of Young as the topography
levels out with cropping becoming the main rural enterprise for the western portion of the Shire. The Town of Young
is at an elevation of 440 metres above sea level.
The Bureau of Meteorology (BoM) states the annual medium temperature for the Shire is 22° C with maximum in the
low 30’s C and minimum temperatures down to 0° C. BoM shows the annual rainfall for the Young Shire is measured
at 653mm per year although this has reduced in recent times due to drought conditions.

3.2

Principal Towns and Villages

Young
Young is the main town in the Young Shire with latest census data recording a population of approximately 6,960
people.

Villages
The remainder of the Shire consists of approximately 5,276 people spread between the rural locations and the villages
of:


Koorawatha (the largest with a population of approximately 258 people)



Monteagle



Wirrimah



Bendick Murrell



Murringo



Thuddungra



Bribbaree
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3.3

Main Industries

Australian census data shows that 10.2% of all people employed in Young Shire are in agricultural based enterprises,
comprising predominantly fine wool production towards the eastern portion of the Shire to mainly cropping and some
beef to the western part of the Shire. Surrounding the township of Young is horticulture and viticulture with the area
well known for its stone fruits and in particular cherries. Other main industries include mining, light manufacturing,
tourism, retail, service industries, poultry sheds, piggeries, Young Flour Mill, Young Abattoirs and health services.

3.4

Significant Retail Centres

Whilst Young has no major shopping centre a number of large national outlets are located within the township
including Big W, McDonalds, ABC Childcare Centre, Rivers Super Store, other specialty stores include Bakers’ Delight,
KFC, most major Banks, Best and Less, Ella Bache Beautician, Landmark, Just Jeans, Mathers Shoes, The Reject Shop,
car dealers including Toyota, Holden & Ford, Mitre 10 Home and Trade Centre, Woolworths, Retravision, Aldi
Supermarket and numerous other retail stores and fashion outlets.

3.5

Type of Residential Development

The principal type of accommodation in the Young Shire is detached single dwellings with approximately 45 medium
density sites throughout the town. There are also a large number of rural residential home sites and small acreages as
a result of the Rural Small Holdings zoned areas directly surrounding the Young Township.
Discussions with Young Shire Council indicate that in recent times there has been good enquiry regarding medium
density sites throughout Young, a sign of good growth and strength in the local economy.
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4.0 State and Local Government Legislation for LGA
The Young Local Government Area is governed by the Young Local Environmental Plan 2010 gazetted on 2 August
2010. The plan is based on the standardised Local Environmental Plan prescribed by the New South Wales Legislation.
Young Local Environmental Plan 2010 (Amendment No 7) has been gazetted since the previous valuation. This
amendment related to the addition and omission of various permitted uses in the Land Use Tables. Relevant values
have been reviewed in response to this amendment.
The Plan aims to make local environmental planning provisions for land in the Young Local Government Area in
accordance with the relevant standard environmental planning instrument under Section 33A of the Act.
Young Council has development controls including the Young Development Control Plan 2011 that affects the
subdivision and erection of dwellings which impacts on land values.
These include:

Zone
Residential / Village

Rural

Minimum allotment size
An average lot size of 700m2 on the basis
that a minimum lot size of 650m2 is
achieved or exceeded. (R1 and RU5)
1 ha (R5)
2 ha and 4 ha as indicated (RU4)
24 ha and 170 ha as indicated (RU1)

Business

Council Consent required

Industrial

Have a minimum frontage and square width
of 24 m, and a minimum area of 2000 m².
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5.0 Market Overview and Sales of Particular Interest
5.1

Residential

Residential market in the town of Young has decreased slightly in activity during the last year with 204 open market
transactions recorded in the twelve months since 1 July 2014 compared with approximately 211 open market
transactions recorded for the previous twelve months.
Prices ranged from $22,500 for vacant land in Lachlan Close (blighted by a sewer easement), to $667,500 for a 2.793
ha allotment in Willawong St improved with 4 bedroom brick veneer dwelling. 27 transactions recorded sale prices
above $350,000.
A total of 28 vacant land sales occurred in the twelve months since July 2014. The supply of vacant residential land in
Young is still limited with vacant land in favoured residential estates attracting strong demand.
The highest recorded price paid for a vacant block of residential land not linked to a house and land package was
$128,500 for 6,000 sqm site in the residential area of south Young.
Two englobo sites transacted. A 5.414 ha parcel of land off Templemore Street has been purchased for a
consideration of $450,000 which was listed with plans indicating development potential of 30-35 blocks.
.A 3.587 ha parcel of land consisting 5 portions on Briggs Street has been purchased for a consideration of $205,000.
Overall the residential market in Young has remained steady over the last twelve months with slight changes in some
areas resulting in minor factor changes and some handcrafting.

5.2

Villages

There were 29 residential sales in the outlying villages of Young Shire which is an increase from 21 sales the previous
twelve months.
There has been a slight drop in values to properties west of the Olympic Highway in the village of Koorowatha while
other village values have remained steady.

5.3

Commercial

The Commercial and Business Sector has been quiet with just 9 sales including 2 going concern sales in the twelve
months since 1 July 2014.
Prices and rental analysis indicates that values in the central business precinct have risen slightly
A transaction of note was the sale of a retail premises located in the main shopping strip in October 2014 for a
consideration of $860,000. Rental analysis of the sale involving three tenancies showed rents ranging from $120/m²
to $362/m² providing an overall yield of 6.64% on purchase price which is considered at market levels for Young.
Commercial rents in the business precinct of Young range mainly between $100 - $400/sqm gross pa showing a slight
increase over the past few years. Rental levels vary for location.

5.4

Industrial

The industrial market has also been quiet this year with 7 transactions occurring in the twelve months since 1 July
2014.
Values have been mostly maintained except for a slight rise in values to in the fringe areas on the western outskirts of
Young.
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A transaction of note was the sale of an improved 1.909 ha industrial allotment in the Old Temora Road precinct for
$615,000. Analysis of sale at $18/m² supports land values in that area.

5.5

Rural locations within the LGA

The Young district experienced mostly good seasonal conditions during the 2014/2015 valuation year. This provided at
least average grain yields for the 2014/2015 harvest along with satisfactory cherry yields. This has resulted in a
continued firming of prices for mixed farming land in most areas. Despite solid livestock returns, demand for grazing
land has remained relatively steady.
There was a good number of larger rural holdings transactions with 11 sales occurring throughout the year, similar to
last year. In many cases the sales occurred without the involvement of an agent to adjoining or nearby owners.
Higher analysed Land Values included $5,520/ha for mixed farming and grazing country off Berthong Road south of
Young, $3,200/ha for mixed farming country west of Koorowatha and $3,300/ha for mixed farming and grazing
country just 12 kms north west of Young.
Lower Land Values included $1,230/ha for partly timbered and mixed farming country on Tubbul Road west of Young
and $1,137/ha for grazing country south east of Murringo Village.
There was an slight increase in market activity in the hobby farm sector with 68 recorded open market transactions of
rural properties with land areas between 1ha and 100 ha across the Shire since 1 July 2014 compared to 63 the
previous twelve months.
There was a slight firming of values for hobby farms with a minimum lot size of 2 ha close to Young. There was also a
slight firming of values for small to medium hobby farms around Bribbaree, Bendick Murrel, Murringo and west and
south of Young. Values of the remaining properties in this sector remained steady.
There was a good range of vacant hobby farm sales with 24 sales occurring in the last twelve months.
Prices ranged from $30,000 for a 6.28 ha vacant hobby farm without dwelling entitlement off Millers Road west of
Wirrimah to $290,000 for a 60 ha vacant hobby farm west of Crowther.

6.0 Significant Issues and Developments
6.1

Significant developments – from prior to current annual valuation

Young Council operates under an integrated Planning and Reporting Framework which incorporates:


a 10 year Community Strategic Plan and Resourcing Strategy,



a 2 Delivery Program and budget for this Council term, and



a yearly Operational Plan and budget.




Significant undertakings by Council include:



Library Replacement designated for 2017/2018



Parking improvements designated for 2016/2017



Stormwater improvements over 4 years from 2014 to 2018



Sportsground Improvements over 9 years from 2012 to 2021
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Significant developments over the past year in the Young shire include:


Funding for the repair of the Burrangong Creel Bridge and the widening of the Milvale Road.



The commencement of the $2.4 million dollar upgrade to the Lovell Street B-double route.



Signing of contracts to launch an agricultural college at the old Mercy Care Hospital site.



Young Shire Council has moved to provide in-principle support to borrow around $8 million to ensure a primary
healthcare hub is built in Young to address the ongoing community concerns in attracting doctors to Young. Two
sites have been proposed for the development - one being a vacant piece of land at Southern Cross Village in
Demondrille Street and the other on the Boorowa Street site vacated by National Engineering.



Approval of a variation to the Development Application regarding the establishment of a permanent rodeo facility
at the Toompang Racecourse.



Council approved the 3 stage development of a piggery north of Young reaching a capacity of 1,464 sows.



A proposed development from 2006 for a 200 lot rural residential subdivision located approximately 2.5 km west
of the main business district of Young was initially refused by Council for a variety of reasons. Council
subsequently issued construction plans for Stage 1 (15-20 lots) and the road network but development is yet to
commence.

7.0 Significant value changes
7.1

Significant value changes – from prior to current annual valuation

Since the Prior Annual Valuation (July 2014), most values have remained steady with the exception of areas noted
below:


Large lot residential land (R5) has increased by 5%.



Land in the central business precinct of Young has increased by 5%.



Pockets of residential land including land in the north east of Young township and in the periphery areas of B4
zoned land has increased by 5%.



Industrial land in the western outskirts of Young has risen by 5%.



Small to medium hobby farms around Bribbaree, Bendick Murrel, Murringo and west and south of Young have
increased by 5% while hobby farms with a minimum lot size of 2 ha close to Young have increased by 5%. to 10%.



Mixed farming land throughout the Young Shire has increased by 5% to 10%..



Allotments zoned Public Recreation have increased by 10%.



Land west of the Olympic Highway in the village of Koorowatha has decreased by 10%.
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8.0 Overview of the Quality Assurance Process
LPI has been provided with a detailed valuation analysis report, which details the quality assurance process of
Goulburn Valuation District Contractor and outlines that the verification process and certifies that land values meet all
statistical measures and component data analysis. In addition, a quality statement and lists of high value and high risk
properties is also provided in the valuation analysis report. Checks have been undertaken to ensure that all properties
have been valued, land values are consistent with each other, land value bases have been correctly determined and all
concessions and allowances have been supplied. Additionally, properties that had land values amended through the
objection or re ascertainment process were individually examined to reconcile surrounding land values and ensure
accuracy of the grading of surrounding land values. Benchmarks and reference benchmarks are core elements of the
quality assurance processes and are identified and individually valued in accordance with the Rating and Taxing
Procedures Manual Version 6.6.2. 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:

Mark Hopcraft
FAPI CPV
Contract Services Manager
Goulburn Contract Area
th
11 November 2015
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AAPI CPV
Valuer Responsible
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th
11 November 2015
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