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Executive Summary
The Valuer General requested Land and Property Information (LPI) undertake this study to
investigate if the Coal Seam Gas (CSG) industry is having a material impact on land values in
New South Wales (NSW).
The objectives of this study were to assess:
a) if the presence of the CSG industry on a property has a material impact on the land
value of that property
b) if the presence of the CSG industry in a locality has a material impact on the land
value of adjoining or surrounding properties
c) the prevalence or otherwise of market evidence to support the findings made above
d) research undertaken by other states (and where available overseas) on the impact
of the CSG industry on land values and policies implemented to address any impact
on land values
e) whether specific technical guidance is required for the valuation of lands in CSG
industry localities.
The CSG industry is a relatively new industry in NSW. The only location in the state where
CSG is currently being produced is in the Sydney Basin where AGL’s Camden Gas Project
started producing CSG in 2001. Exploration for CSG has occurred in a number of other areas
in NSW and some large scale projects are now being developed.
The study comprised a review of existing research, a survey of rating and taxing contract
valuers undertaking valuations on behalf of the Valuer General and a review of property sales
transaction data in the key areas of NSW where the CSG industry is active. The areas
investigated were Camden, Gloucester, Narrabri and Casino (and their surrounding environs).
Consultations were also held with property professionals and community representatives in
these areas.
The research indicated that there are elements of the CSG industry which have the potential
to impact property values both positively and negatively. A review of existing research
revealed that there have been limited studies competed to date. The studies that have been
completed are mostly from North America and are not directly comparable to the NSW
context.
It was found that there were only a limited number of property sale transactions available to
investigate in NSW. The property sales that were available were analysed using conventional
valuation techniques and no impact to land values was evident. However, the low level of
market evidence limited the extent to which conclusions could be drawn from this study.
Anecdotal evidence indicated that in some areas negative perceptions of CSG led to a
reduction in the number of potential purchasers and an increase in the time taken to sell
properties.
The current LPI policy on the CSG industry and land valuations is considered to be
appropriate and no further technical guidance is recommended at this stage. It is
recommended that rating and taxing contract valuers continue to monitor the development of
the CSG industry in their contract areas.
This is a complex topic to investigate with limited sales evidence available at present. The
CSG industry in NSW is expanding and more sales data will become available for future
research. Some of the features that are likely to be factors in the CSG industry’s impact on
land values include the positioning of wells, well design, compensation provided to
landholders, surrounding land uses, effect on the environment and community perceptions.
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1. Context
The New South Wales (NSW) land valuation system is based on the analysis of a range of
sales transactions within the real estate market. This same system is in common use across
much of the developed world. Land and Property Information (LPI) manage the valuation
system on behalf of the Valuer General and all valuations are undertaken by professional
valuers that are contracted to LPI.
As the Coal Seam Gas (CSG) industry is a relatively new industry there has been limited
sales evidence available to establish the affect that such developments may have on land
values. In the last few years the Valuer General has received some enquiries from residents
concerned about the possible impact of the CSG industry on land values in their area.
In July 2012, a memorandum was issued to all rating and taxing contract valuers asking them
to monitor the development of the CSG industry in their contract areas and any impact that
such development may have on market values of affected properties. A copy of the
memorandum is at Appendix 6.
As stated in the memorandum when determining the land value of any parcel, regard is made
to the physical condition of the land, and any other land, and the manner in which the land
may be used as at the date the valuation is made (Section 14K of the Valuation of Land Act
1916). This will include regard to the existence of CSG development located on or near a
property.
The memorandum further states that the value of such lands and surrounding lands that may
be impacted by their proximity to a CSG well, are to be determined having regard to the
physical existence and use of such well. The impact on value can only be reflected through
the analysis of market evidence for similarly affected lands.
In June 2013 the Valuer General asked LPI to conduct a study into the impact of the CSG
industry on land values to support the analysis that was already being undertaken by contract
valuers when preparing land values in areas where the CSG industry is active.

2. Introduction
The aim of this study is to investigate if the CSG industry is having a material impact on land
values in NSW.
The Terms of Reference for the study are at Appendix 1.
The objectives of this study are to assess:
a) if the presence of the CSG industry on a property has a material impact on the land
value of that property
b) if the presence of the CSG industry in a locality has a material impact on the land
value of adjoining or surrounding properties
c) the prevalence or otherwise of market evidence to support the findings made above
d) research undertaken by other states (and where available overseas) on the impact
of the CSG industry on land values and policies implemented to address any impact
on land values
e) whether specific technical guidance is required for the valuation of lands in CSG
industry localities.
The scope of the study is restricted to matters of valuation. There have been other general
reviews done in relation to CSG and an Independent Review of CSG Activities is currently
being undertaken by the NSW Chief Scientist and Engineer at the request of the Premier. As
part of the review an initial report into CSG activities was released publicly in July 2013.
Study on the impact of the Coal Seam Gas industry on land values in NSW
February 2014

Page 5 of 73

CSG extraction has occurred in the mining industry since the early 1900s but commercial
extraction outside of mines has been a more recent development (NSW Chief Scientist &
Engineer, 2013). In 2001 AGL began producing CSG at their Camden Gas Project south of
Sydney. This is currently the only location in NSW where CSG is being produced. Exploration
for CSG has occurred in a number of areas throughout NSW and some large scale projects
are now being developed. An overview of current CSG activity in NSW is presented in section
2.1 below.
Some NSW landholders have expressed concern regarding CSG activities and property
values. There are several aspects associated with the CSG industry which have the potential
to impact property values. CSG activity on a property can result in impacts to the usable area,
visual amenity, noise levels, access arrangements and income to a property. These are all
factors which are known to impact property values both positively and negatively.
Furthermore, as outlined in the NSW Chief Scientist & Engineer’s initial report (2013) there
are concerns in the community about the contamination and health risks of CSG activity.
These include concerns such as the contamination and depletion of groundwater resources
and drinking water catchments; impacts to the environment from hydraulic fracturing; fugitive
emissions; and impacts to human health.
The initial report indicated that some of these concerns are able to be addressed through
appropriate planning, infrastructure, best practice technologies and compliance, while others
are not yet fully understood and require further research. This includes research on the
connectivity between groundwater bodies, shallow aquifers and connected surface water
bodies, fugitive emissions and health impacts. These areas of community concern have the
potential to impact property values. Market perception of an issue, whether based on clear
evidence or opinion, can impact property values.

2.1 Summary of CSG activity in NSW
The exploration and production of CSG is regulated by the Petroleum (Onshore) Act 1991.
Under this legislation a variety of licenses and leases are granted for different stages of CSG
exploration, assessment and production. These are commonly referred to as petroleum titles.
According to NSW Trade and Investment data as at January 2014 there were a total of 47
petroleum titles in NSW. There were 39 petroleum exploration licences (PELs), one petroleum
exploration permit (PEP), one petroleum assessment lease (PAL) and six petroleum
production leases (PPLs). The location and area covered by these titles is displayed on the
map on the next page.
The exploration licenses cover large areas of NSW and are generally situated along the east
coast from south of Nowra up to Taree, extending west from Newcastle up through the Hunter
Valley, Liverpool Plains and stretching up to the Queensland border. There are also
exploration licenses in the areas around Grafton and the Northern Rivers region of NSW.
Of the six production leases five are located at AGL’s Camden Gas Project and the other is
held by Santos and located near Narrabri.
In October 2013 the NSW Government introduced an exclusion zone banning CSG
exploration and production activity on, under and within two kilometres of existing residential
areas. In January 2014 the exclusion zone was also applied to future residential growth areas
and Critical Industry Clusters including the Upper Hunter equine and viticulture industries. A
hold on exploration and extraction of CSG in the 'Special Areas' zone of the Sydney drinking
water catchment also now applies pending an investigation by the NSW Chief Scientist and
Engineer on the impact of these activities (CSG NSW Fact Sheet 2, 2014).
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Petroleum Titles in NSW as at October 2013. Source: NSW Trade & Investment
Division of Resources and Energy
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2.2 Overview of the features of a CSG development
Some of the features of CSG developments and their physical impacts to properties are
described below. This information is primarily based on field observations in NSW.
The first stage of CSG exploration usually consists of desktop studies and field surveys. On
identification of likely CSG deposits gas companies drill core holes to sample the
underground geology features and may then drill exploratory and production wells (Office of
Coal Seam Gas, 2014).
The construction of the well involves the use of a drilling rig and associated infrastructure.
This can take up an area of land around an 80m x 100m plot. The time taken to drill the well is
usually about four to six weeks. The drilling of a well is one of the largest visual and noise
impacts to a property. An example of a well drill site is shown below.

View of example CSG drill rig

Close up view of example CSG drill rig
2

Once drilled the CSG well area is generally reduced to around 10-20m . The surrounding land
is restored and can be utilised by the landholder. The number of wells on each well pad can
vary and the size of the well pad increases as more wells are placed on it. The CSG well
includes visible above ground features including a well head, some mechanical equipment,
gas pipes, water storage and fencing. These features can differ between sites.

Example CSG wells
The noise levels generated from CSG developments is at its highest during the drilling of a
well. Noise levels vary during gas production from silent to clearly audible sounds, such as
flowing water and gas.
The construction and ongoing operation of CSG wells also involves shared access to the
property. Vehicle movements are required during the construction phase and ongoing
production phase. In some cases new access roads, fencing and gates are built. There will
also be gas transportation pipes built which are usually laid underground and gas processing
facilities constructed on other land in the vicinity. The new roads and the land above an
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underground gas pipe can generally be used by the landholder but they may be restricted
from building over them. This is usually specified in individual agreements.
The lifespan of a CSG well is usually between 20 to 30 years. After production is completed
the CSG company is required to seal the wells below the ground and rehabilitate the land
disturbed (NSW Chief Scientist & Engineer, 2013).
The level of income received by the landholder is also impacted. CSG companies are legally
required to enter into access agreements with a landholder and make provisions for
compensation to be paid to the landholder before it may commence exploration activities on a
property (Office of Coal Seam Gas, 2014). Further details regarding access agreements and
compensation are discussed later in the report.

3. Review of existing research
There has been little research completed to date in Australia and internationally on the impact
of the CSG industry on land values.

3.1 International research
The few studies that have reviewed sales data are primarily from North America and some of
these are on the shale gas industry. A brief overview of these studies and their findings is
included below.
It should be noted that the shale gas industry has some distinct differences to the CSG
industry in terms of the size of the operation and impacts to surrounding land. Shale is harder
than coal and is located approximately three to five times deeper than coal seams. Because
shale is harder and located deeper than coal a larger operation is required to fracture a shale
well than to fracture a coal seam gas well (Inquiry into Coal Seam Gas, 2012).
The following studies generally use hedonic modelling techniques to analyse sales
transaction data. Hedonic modelling investigates the relationship between variables and an
item being investigated (such as property value) by deconstructing the item being researched
into its constituent characteristics and obtaining estimates of the contributory value of each
characteristic. This is usually achieved through a statistical method known as regression
analysis.

“Shale Gas Development and the Costs of Groundwater Contamination Risk”Muehlenbachs, Spiller & Timmins (2013) – USA
Muehlenbachs, Spiller and Timmins (2013) investigated the impacts of shales gas activities
on nearby property values in Washington County, Pennsylvania. This study analysed 19,055
property sales transaction data from 2005 to 2009 in Washington Country, Pennsylvania.
The study concluded that properties with access to public water supplies and in close
proximity to wells see increased property values due to mineral rights and economic activity
(note in the USA some landholders also own the subsurface mineral rights). However,
groundwater contamination concerns for properties that are groundwater-dependent offset
gains by reducing these property values up to 26%.

“Is the Shale Boom a Bust for Nearby Residents? Evidence from Housing Values in
Pennsylvania” – Gopalakrishnan & Klaiber (2012) – USA
Gopalakrishnan & Klaiber (2012) from The Ohio State University measured the impact of
early shale gas exploration on surrounding property values. The study analysed 3,646 sales
transaction data from 2008 to mid 2010 in Washington County, Pennsylvania.
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The results indicated that the impact of shale gas development on surrounding homeowners
is not a one size fits all characterisation. The study found that the impact depends on a
property’s proximity to and the intensity of the shale gas activity. The overall finding was a
0.8% reduction to property value. This reduction was larger for properties located near major
a highway which was considered to be due to increased traffic movements. The reduction
was also larger for properties that are dependent on groundwater resources and for
properties surrounded by agricultural lands. The study also found that the impacts were only
temporary and short term in duration.

“The Impact of Oil and Natural Gas Facilities on Rural Residential Property Values: A
Spatial Hedonic Analysis” – Boxall, Chan & McMillan (2005) – Canada
This study examined the impacts that oil and gas facilities have on property values in Alberta,
Canada. The study analysed 532 rural residential property sale transactions from 1994 to
2001.
The study showed a negative correlation between property values and the number of sour
gas wells and flaring oil batteries located within 4km of the property. Sour gas is distinguished
from other gas types because it contains hydrogen sulphide which imposes potential health
risks. The mean reduction in value was between 4% and 8% but ranged up to twice this
depending on the intensity and the type of oil and gas producing activity.

“Measuring the Impact of Coalbed Methane Wells on Property Values”- BBC Research
& Consulting (2001) – USA
BBC Research & Consulting completed a study on the impact of Coalbed Methane Wells (i.e.
CSG) on property values for Greystone Environmental Consultants in Denver in the USA.
The study analysed 754 property sale transactions during the period 1989 to 2000 located in
La Plata County, Colorado. A total of 12 sales with wells located on the property and 544
sales with wells located within approximately 800 metres were analysed.
The study found a net reduction in value of approximately 22% for properties which sold with
wells located on them. The results also showed that the overall effect to all properties in the
study area on average was less than a 1% reduction in value.

3.2 Australian research

“AGL Catchment Area Study” – RP Data (2013) - Australia
RP Data prepared a report for AGL in which they analysed housing markets in the areas
where AGL have CSG operations. The study analysed median house price growth in the
areas of Camden, the Hunter Valley, Gloucester and Moranbah in Queensland from the
period June 2003 to June 2013. The results in each region were compared with a broader
benchmark region.
It was found that the annual rate of growth in median house prices has been similar or
superior within the areas that AGL have active CSG operations in comparison to the wider
surrounding benchmark areas. Camden was the only exception where the annual growth rate
over the decade was slightly lower compared to the wider region.
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Information from the Queensland State Valuation Service
Out of all of the Australian states the CSG industry has been most active in Queensland. CSG
exploration in Queensland began in 1976 and commercial extraction started in 1996.
Queensland now produces 97.5% of all CSG produced in Australia (NSW Chief Scientist &
Engineer, 2013). In undertaking this study LPI consulted with the Queensland State Valuation
Service (SVS). The SVS provided information on its experience with the CSG industry and its
impact on property values and their position when determining land values for rating and
taxing purposes.
SVS reported that due to the infancy of the CSG industry and the subdued state of the rural
property market, at this time, there is insufficient market sales data to provide definitive
evidence about the impact of CSG operations on land values for rating and taxing purposes.
The SVS in Queensland has developed a position for the valuation of properties impacted by
CSG development. Through public consultation that occurred for the revaluation of the
Western Downs Regional Council in 2010 it was determined that the SVS would take a
conservative and consistent approach to reduce the valuations of properties with CSG
production wells on their land for rating and taxing purposes. Statutory land valuations for
rural lands affected by CSG production wells and associated infrastructure are given
allowances for the effect of the CSG related activity in the valuation. Allowances range from
2.5 per cent to 20 per cent for grazing lands. The impact on farming land is to be dealt with on
a case by case basis as they arise. The magnitude of the allowance depends on the number
of production wells, the extent of supporting infrastructure and other relevant factors. No
allowance in value is made until wells are in production.
SVS advised that there have been three recent sales of properties with CSG production wells
on them. Of these three sales one was considered too complex to assess whether the CSG
activity impacted on the price as it was a very unique property for the local area. Of the other
two sales analysed one was a rural grazing property with 13 CSG production wells that sold in
May 2010 and the other was a rural part timbered and part grazing property with 19 CSG
production wells that sold in June 2013.
Both of these properties sold for prices comparable to prices paid for properties not directly
impacted by CSG production wells in the surrounding areas. It is also noted that both
properties were purchased by an adjoining owner who had CSG wells on their existing
properties. This initial sales evidence may indicate that the income being received by the
landholder from the land access agreement, titled a “Conduct and Compensation Agreement”
in Queensland, is offsetting any impact of the CSG development to the property. However, no
information on the CSG compensation agreements was available for these recently sold
properties as they are confidential.
The SVS position for properties with CSG production wells was developed through a public
consultation process and it was agreed by the stakeholders that when sufficient relevant sales
evidence becomes available, the allowances would be reviewed. In the event that those
sales revealed no difference in value to those properties without wells, the respective
allowances would be removed. With only a few known sales with CSG production wells on
them occurring to date in Queensland there is still insufficient evidence available to provide
definitive evidence about the impact of CSG operations on land values for rating and taxing
purposes.

3.3 Summary of existing research
The existing international and Australian research provides some background information.
Some of the studies found that the gas extraction industries studied (shale, sour and coal
seam) had a negative impact on property values. However, the application of the findings in
these studies to the NSW context is restricted. It is not possible to directly compare the
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findings to NSW due to the differences in the gas extraction industries studied, mineral
ownership rights and limitations of some of the research.

4. Methodology
This study comprised two stages. In the first stage LPI surveyed rating and taxing contract
valuers on their experience in their contract areas with regard to the impact of CSG on
property values. In the second stage LPI investigated sales transaction data in the key areas
of NSW where the CSG industry is active.

4.1 Stage 1 - Rating and taxing contractor survey
Each year LPI contracts out the provision of rating and taxing land valuations for all Local
Government Areas (LGA) in NSW on behalf of the NSW Valuer General. Rating and taxing
contract valuers are professional valuers who work for private valuation firms contracted to
LPI. They are selected through an independent open tender and rigorous evaluation process
and are considered expert valuers in their local areas.
In July 2012, a memorandum was issued to all rating and taxing contract valuers asking them
to monitor the development of the CSG industry in their contract areas and any impact that
such development may have on market values of affected properties.
As part of this study LPI surveyed rating and taxing contract valuers regarding the impact of
CSG on land values in their contract areas. A copy of the survey is at Appendix 2.
The survey asked for a response to the following issues;
1. The level of public debate/concern in relation to CSG development in their areas.
2. The main concerns/impacts being raised in relation to CSG.
3. If there were any sales of properties in the local area with CSG development on the
property. If so, did their analysis demonstrate any consideration for the existence of
CSG development?
4. If there were any sales of properties located nearby to CSG developments. Did the
analysis demonstrate any consideration for the existence of the nearby CSG
development compared to sales not impacted by CSG development?
5. The contract valuer’s opinion of the impact of CSG to property values within their
contract areas.
6. How contract valuers addressed the impact of CSG in the delivery of the 1 July 2013
land values.
7. Contact information for any relevant industry professionals.
All of the rating and taxing contract valuers were invited to respond to this survey although
responses were especially sought from contract valuers in areas affected by CSG
development.

4.2 Stage 2 – Investigation of areas in NSW where the CSG
industry is active
The second stage of this study involved the investigation of specific areas in NSW where the
CSG industry is active.
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In NSW four areas where the CSG industry is active were selected for review. These areas
are Camden, Gloucester, Narrabri and Casino (and their surrounding environs). As described
in Section 2.1 of this report there is CSG exploration activity occurring across large areas of
NSW. The majority of these areas are still in the early exploration stages. In some areas the
CSG company has suspended operations. The four areas investigated were selected
because CSG exploration is in the most advanced stages in those areas and they were
considered to have the most sales data available to analyse.
For each area LPI reviewed the available property sales evidence. A limited number of sales
in each area were available for analysis. These sales were primarily rural or rural lifestyle
properties. Due to the limited amount of sales data and large differences in the physical
characteristics of properties, the sample was not considered suitable for hedonic modelling
techniques used in the international research reviewed in section 3.1. The available sales
were analysed using conventional valuation techniques. These include the ‘Matched Pairs’
and direct comparison sales analysis techniques. These techniques have been widely used
and accepted by the valuation industry in property compensation matters. Additionally, a
direct comparison of sales provides reasonably clear evidence as to whether or not there is a
difference in price attributable to a property in comparison to other properties.
For each area the properties with CSG well activity were mapped and sales transaction
records reviewed. The sales prices of these properties were then compared to sales of other
properties located at varying distances from the CSG activity. This included sales in the
immediate local area and those located further away. The term ‘well activity’ includes
properties with CSG wells currently located on the property (producing gas or suspended)
and those properties that have had wells drilled on them previously and are now permanently
sealed.
An issue in analysing the sales evidence was the matching of property sales transaction
records with CSG well locations. Petroleum licenses and leases (CSG wells) are not
registered on property titles in NSW. The NSW Department of Trade and Investment hold a
registry of CSG well locations and petroleum titles. This data is available to the public in a
number of formats including Google Earth. To find properties with well activity on them the
wells were mapped using Google Earth and then matched to LPI cadastre maps (maps
containing property boundaries and legal descriptions). Once the properties with CSG well
activity on them were located the LPI sales transaction registry was searched to see if the
property had since sold.

4.2.1 Limitations
One of the difficulties encountered in the analysis of sales data was classifying which
properties were located in an area potentially affected by the CSG industry and which were
not. Ideally a property would be classified as not being impacted by CSG activity if it was not
in a PEL area. However, the size of the CSG exploration footprint is very large. The PELs
often cover areas hundreds of kilometres in length and exploration wells are usually drilled
across large areas throughout the PEL. Comparison of properties located outside of the PEL
with those in the PEL was not considered relevant due to the extensive size of the PELs.
Properties located large distances apart usually have different base value levels. These
factors reduced the relevance of direct comparisons.
Current CSG activity in NSW is generally concentrated to a specific location within the PEL
and once granted the PPL is a defined smaller area within a PEL. Thus, it is possible to
analyse sales located within the area of planned activity and those located at varying
distances from this activity.
This study has therefore concentrated on analysing sales of properties directly affected by
CSG activity in comparison to those located at varying distances away from CSG activity.
However, it is acknowledged that being located at greater distance from an area of CSG
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activity does not automatically mean the property is not impacted by the activity. This is
especially the case when considering the impacts of public concerns, whether real or
perceived, on the contamination of water sources.
Another limiting factor is the time period over which CSG activity occurs in an area. To
analyse sales on a ‘Before and After’ basis a time period is required to be defined for when
the event under investigation occurred. However, the CSG exploration process has been
spread out over many years in most areas in NSW (sometimes 10 years). By the time
production starts in an area it can be expected that a large number of exploration wells will
have been drilled over many years. This limited the availability of sales data which could be
analysed using the ‘Before and After’ method and subsequently this technique was not used
in the study.

4.2.2 Anecdotal evidence and stakeholder consultation
Due to the scarcity of actual sales evidence and limitations to their analysis, when visiting the
areas investigated, LPI held consultations with a cross section of the community and their
representatives to determine if there was any anecdotal evidence emerging. For all areas
investigated in the study, LPI:




met with the CSG Company operating in the area and toured the project area;
consulted with community representatives and local property professionals; and
consulted with landholders directly impacted by CSG activities and local residents
who had contacted the Office of the Valuer General in regard to the study when they
were available.

LPI met or made contact with a number of NSW government departments to discuss the
study and improve its understanding of the CSG industry including the Department of
Planning and Infrastructure, the Office of Coal Seam Gas and the Office of the Chief Scientist.
LPI also contacted the representative body for the CSG industry, the Australian Petroleum
Production and Exploration Association (APPEA). Both APPEA and AGL voluntarily provided
a submission in regards to this study to the Valuer General.
In addition to the four areas included in this study, LPI also inspected AGL’s Hunter Gas
Project. AGL is part way through the exploration stage of the Hunter Gas Project and have
drilled a number of exploratory wells. The area was not included in the study due to the
limited availability of sales data. There is also a high level of open cut coal mining activity in
this area and as discussed further on page 36 of this report it is difficult to differentiate
between impacts, if any, between coal mining activities and CSG.
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5. Results
5.1 Stage 1 - Rating and taxing contractor survey results
In the first stage of the study LPI surveyed rating and taxing contract valuers. The survey
consisted of seven questions requesting information on the valuers’ experience in their
contract areas with regard to the impact of CSG on property values. Six survey responses
were received. The results of the surveys have been summarised and reported under the
topic headings below.
1. The level of public debate/concern in relation to CSG development in contract area
All areas where there is current CSG exploration activity reported high levels of community
concern and debate. In many of the impacted areas community opposition groups and
alliances have been formed.
2. The main concerns/impacts being raised in relation to CSG
The main topics raised include:
•
Impact to groundwater resources
•
Soil degradation
•
Agricultural areas being transformed to industrial areas
•
Impact on lifestyle/amenity
•
Impact on environment and health concerns
•
Damage to native flora/fauna
•
Continued expansion and increases to the number of wells
•
Landholder/property rights
•
Land value depreciation
3. Sales of properties in the local area with CSG development on the property
No sales were reported. A number of sales with CSG wells on them are reported in this study.
However, it is noted that all of these sales occurred prior to July 2012 when LPI requested
that the rating and taxing valuers monitor sales with CSG wells on them. One recent sale is
included in this study but it had only just settled at the date of the study.
4. Sales of properties located nearby to CSG developments
No sales were reported.
5. Contract valuer’s opinion of the impact of CSG to property values within their
contract areas
The majority of responses considered that there was currently no discernable impact. The
impact of CSG to property values, if any, was said to be not yet determined in their areas as
there was no market evidence at present. Some valuers considered that once CSG projects
commenced in their areas values may be negatively affected.
6. How contract valuers are addressing the impact of CSG in the delivery of the 1 July
2013 land values
The majority of responses indicated that contract valuers are monitoring CSG development
activity in their contract areas and will adjust land values if and when evidence becomes
available.
7. Contact information for any relevant industry professionals
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A number of contact details were provided for industry representative and real estate
professionals.

5.2 Stage 2 - Sales investigation
The second stage of this study involved the review of sales data in specific areas of NSW
where the CSG industry is active. The areas investigated were Camden, Casino, Narrabri and
Gloucester. The results for each area are presented individually below. Each area includes an
area overview, market overview, market evidence section and a summary of findings.

5.2.1 Region 1 - Camden
Area Overview

Map of CSG well activity in Camden area. Source: http://www.csg.nsw.gov.au/
The Camden Gas Project is located approximately 65 kilometres south west of Sydney CBD
in the Macarthur region. CSG has been produced in the area since 2001 with exploration
mainly occurring in the 1990s but also dating back to the early 1960s. The current project
involves exploration for gas under PEL 2 and production of gas under PPL 1, 2, 4, 5 and 6.
The PPLs cover an area in the Campbelltown, Camden and Wollondilly LGAs from the suburb
of Leppington in the north to the suburb of Razorback in the south. The PEL covers a much
larger area stretching from south of Bowral north through Penrith, Richmond and Peats Ridge
ending around the suburb of Laguna in the Cessnock LGA.
In July 2013 the project consisted of 144 CSG wells, of which 95 were producing gas, a
network of underground low pressure gas gathering lines and the Rosiland Park Gas Plant.
The wells are mainly located to the south of Camden around the Menangle Park area.
Originally operated by Sydney Gas and AGL the project is now fully owned and operated by
AGL. The project currently produces approximately five percent of NSW gas use.
The land use across the project and surrounding areas varies with a mix of urban home sites,
rural residential lots and medium to large sized rural holdings. There are a number of equine
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focused properties in the area and wells are located on the Elizabeth Macarthur Agricultural
Institute and Menangle Park Paceway.

Example photos of CSG wells in Camden area
Residential Market Overview
The median price and number of improved residential sales in the local government area of
Camden from 2000 to 2013 are presented in the graph below (Wollondilly and Campbelltown
LGAs show similar movements and are included in Appendix 3.8) to provide a general
overview of the local property market movements.
The CSG wells in this area are predominately located amongst rural properties. It is not
meaningful to graph the median price movement of rural properties in the area because few
sales of these properties have occurred and because the characteristics of these properties
vary widely.

The median residential price in the Camden area increased from 2000 to 2004. After 2004 the
market remained steady with slight reductions in the median residential price and reduced
sales numbers through to 2007. The median residential price reduced slightly in 2008 with the
Global Financial Crisis (GFC). The median residential price has increased in recent years.
Market Evidence
The following sales of properties with CSG wells located on them have been analysed and
compared to surrounding market evidence located at varying distances from the wells.
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1)

Address:

Property A,
Razorback

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

13.4 Ha
21/10/2013
$1,620,000

Analysed Rate:
Zoning:
Number of
CSG Wells:

$69,030/Ha
RU1

Description of
Property:

An irregular shaped improved lot. Mostly cleared with a timbered
section along the eastern frontage of the property. Moderately
undulating in topography with a level building site. Rural valley views.
Large dam on property. Improved with a circa 1990 brick and
colorbond detached dwelling with double lock up garage and carport.
Bull nose verandah. Dwelling comprises four bedrooms and three
bathrooms and is in average condition with good appeal. Partially
landscaped grounds and in ground swimming pool, in ground
concrete water tank, gravel driveway and various fencing.

$925,000

1

This property has one CSG well located on it. The well is
approximately 138 metres from the house and in full view. It was
drilled in 1999 and hydraulically fractured. The CSG well is 14 years
old and nearing the end of its useful life. There are another three
CSG wells on the adjoining property to the rear of the subject but only
one is currently producing gas. There are also a number of CSG well
sites that have been plugged and abandoned in the area and more
production CSG wells are located on nearby properties.

Finding:

2)

Discussions with the selling agent indicated that there was not a lot of
concern from potential purchasers over the existence of the CSG well
on the property. According to RP data the property was on the market
for 92 days.
An analysis of sales evidence used as comparison for this type of
property is located in Appendix 3.1. The sale price of this property did
not appear to be impacted. However, there was limited sales
evidence available to compare to the subject property.

Address:

Property B,
Menangle

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

37.67 Ha
11/09/2007
$2,000,000

Analysed Rate:
Zoning:

$43,801/Ha
RU2

$1,650,000

Study on the impact of the Coal Seam Gas industry on land values in NSW
February 2014

Page 18 of 73

Number of
CSG Wells:
Description of
Property:

3
An irregular shaped improved lot. Mostly cleared with a timbered
section to the rear. Level with road then gently undulating and
moderate rise towards the rear of the property. Rear of property also
has frontage to road. Home site at rear of property with good rural
views. Improved with a circa 1980s split level brick and tile and
corrugated metal detached dwelling. Attached double garage,
inground pool, older tennis court, long gravel driveway, extensive
boundary and paddock fencing, sheds and workshops, dams.
This property has three CSG wells located on it. The wells are
located along the northern boundary of the property the closest being
approximately 350 metres from the residence. The wells were drilled
in 2007 (prior to sale date) and hydraulically fractured. At the date of
inspection the wells were suspended and not producing gas. There
are also multiple CSG wells on the adjoining and surrounding
properties. Listing details from RP Data indicate the property was on
the market for 17 months.

3)

Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 3.2. The sale price of this property did
not appear to be impacted.

Address:

Property C,
Cawdor

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

11.51 Ha
01/04/2006
$1,610,000

Analysed Rate:
Zoning:
Number of
CSG Wells:

$127,715/Ha
RU2

Description of
Property:

Irregular shaped lot with long frontage to tar sealed road. Mostly
cleared site with a section of timbered land in the north east corner
and some scattered timbers through the remainder of the site. Site
has two dams and is fenced into four paddocks. Site is mostly level to
gently undulating in topography. Improved with a single level circa
1960 brick cottage and a corrugated iron farm shed.

Finding:

$1,470,000

1

This property has one CSG well located on it. The well is located
along the northern frontage of the property approximately 250 metres
from the house. It was drilled in 2000 and not hydraulically fractured.
At the date of inspection the well was suspended and not producing
gas.
An analysis of sales evidence used as comparison for this type of
property is located in Appendix 3.3. The sale price of this property did
not appear to be impacted.

Study on the impact of the Coal Seam Gas industry on land values in NSW
February 2014

Page 19 of 73

4)

Address:

Property D,
Cawdor

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

24.27 Ha
10/08/2011
$2,222,000

Analysed Rate:
Zoning:
Number of
CSG Wells:

$85,290/Ha
RU2

Description of
Property:

Irregular shaped corner lot. The land is gently undulating with a slight
fall. Mostly cleared grazing land with some timbered sections around
the middle to southern boundary of the lot. Improved with an older
weatherboard and corrugated metal detached dwelling. Gravel
driveway and corrugated metal shed. Steel post and wire fencing. Tar
sealed road access and frontage.

$2,070,000

1

This property has one CSG well located on it. The well is located in
the north western corner of the lot approximately 350 metres from the
house. It was drilled in 2000 and hydraulically fractured. At the date
of inspection the well was suspended and not producing gas.

5)

Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 3.4. There are limited directly
comparable properties in size and land use to the subject. The
subject property’s analysed land value is above the range in values of
the sales evidence. However, this would be expected given it is
considered a superior property to the sales evidence and with the
lack of more directly comparable sales it is not possible to fully
assess this sale.

Address:

Property E,
Menangle

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

4 Ha
09/09/2009
$650,000

Analysed Rate:
Zoning:
Number of
CSG Wells:

$160,000/Ha
RU1

$640,000

0
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Description of
Property:

An irregular shaped vacant cleared lot. A corner property with
frontage to bitumen sealed roads. The land rises from the road level
with the site having 360 degree valley views. Basic fencing and
driveway at date of sale. Since improved with a substantial single
level dwelling with good street appeal.
This property was subdivided off a property which has six CSG wells
on it. All wells were drilled in 2003 and five were hydraulically
fractured. The closest well is located approximately 200 metres away
from the subject lot and one is visible from the subject. This well has
a concrete noise barrier surrounding it.

Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 3.5. The sale price of this property did
not appear to be impacted.

The above sales one through four are all of properties with CSG wells located on them. These
properties sold for prices comparable to prices paid for properties not directly impacted by a
CSG development located at varying distances away from the wells. The compensation
received from the CSG companies may be offsetting some of the impacts of having the wells
on the property. However, the income received for each of the properties was not available to
review as this information is held commercial in confidence. Please refer to section 5.3.1 for a
review of the income received by the landholder from CSG activity.
Sale five was of a property without CSG wells on it that had been subdivided off a property
with wells on it. The neighbouring wells are located in close proximity to Sale 5 and one well
can be seen from the property. The sale price of this property did not appear to be impacted.
It is also noted that a total of 29 comparable sales were analysed at distances from 200
metres to 20 kilometres from CSG well activity (see appendix 3.1 through 3.5). There was no
observable difference in the value levels of the comparable sales based on their distance
from the CSG well activity.
Anecdotal evidence from discussions with local property professionals indicated that they did
not feel the CSG industry has had any impact on land values in the area. They consider that
the extent of CSG development in the area is not obtrusive. They also indicated that people in
the area were aware of some advantages to having wells on their property such as the
additional income and work being completed on the property by the gas company such as
resurfaced roads, new gates and fences.
Mount Annan Subdivision
The suburb of Mount Annan, located between Camden and Campbelltown, has had a
residential subdivision developed within close proximity to CSG wells.
Approximately 100 metres to the south of the Mount Annan subdivision there is a CSG well
pad site with two production wells located on it. The wells were drilled in 2005 and 2006, were
both hydraulically fractured and are currently producing gas.
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Mount Annan Subdivision

CSG Wells

Aerial photo displaying proximity of CSG wells to Mount Annan subdivision

View of CSG wells looking north to
subdivision

View from subdivision looking south at CSG
wells

There are approximately eight standard residential lots in the subdivision which have direct
views of the CSG wells. The lots have all been sold with some having houses built and some
in the process of construction on the date of inspection. These lots have a south to south
easterly aspect with bushland views over the rear property and adjoining Mount Annan
Botanical Gardens.
The standard residential lots in view of the wells sold for between $220,000 and $245,000 in
2012. A direct comparison of these lots to other lots in the subdivision without views of the
CSG wells found no reductions in value (Appendix 3.6). Also, the median price of vacant
residential land in Mount Annan for 2012 was $230,000 (Source: LPI analysis of sales data).
This indicates that there is no reduction in value between sites with views of the wells and
those without in this subdivision.
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Spring Farm Subdivision
There is also a residential subdivision in the suburb of Spring Farm which is located in close
proximity to CSG wells.
There are two CSG well pads located approximately 450 metres and 800 metres from the
current subdivided lots. The furthest well pad has three wells on it which were drilled in 2009
and are producing gas. These are horizontally drilled wells. The well pad is surrounded by a
bund (earth mound) and vegetation screen and the well infrastructure is not visible from the
subdivision. The closest well pad has four wells on it which were drilled in 2010 and are
producing gas. These are also horizontally drilled wells. This well pad is more visible from the
surrounding area with the earth mound and vegetation screen not yet fully developed. Note a
horizontally drilled well can extend around 2km from the well pad site.

Spring Farm Subdivision

CSG Wells

Aerial photo displaying proximity of CSG wells to Spring Farm subdivision

View of CSG well site

View of CSG wells looking west towards
subdivision
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A direct comparison of sales in the Spring Farm subdivision to other lots located at varying
distances from the CSG production wells found no reductions in value (Appendix 3.7).
Furthermore, when comparing the median price of sales in the Spring Farm subdivision to
that of the wider Camden area there does not appear to be an impact to value. The median
price of residential land sales in the Spring Farm subdivision in 2012 was $210,000. The
median price of residential land sales in the whole of the Camden LGA in 2012 was $244,000.
The Spring Farm median price is approximately 14% lower than the median price for the
Camden LGA. However, the average size of the lots in the Spring Farm subdivision was also
13% less than the average size of lots in the Camden LGA. The lower value of the Spring
Farm properties is considered to be due to their smaller size.
Thus, there does not appear to be an impact to the value of the lots in Spring Farm in
comparison to the surrounding areas of Camden. The 2012 median price was analysed as at
the time of reporting not all sales data records from 2013 were available (Source: LPI analysis
of sales data).
The selling agents of the subdivisions advised that they did not engage in any discounting of
properties because of their proximity to the CSG wells and that they did not consider values
were impacted. They did note that some people were not interested in purchasing in the
estate because of the CSG development and that the sales rate was reduced because of this.
Summary of Findings
The CSG industry has been active in the Camden area for over ten years. Currently there are
144 CSG wells in the area and 95 of these are producing gas. The wells are predominately
located on rural or rural residential properties.
Four sales of properties with CSG activity on them and one sale of a property that had been
subdivided off a property with wells on it were analysed. The sale price of these properties did
not appear to be impacted by CSG activity. A total of 29 comparable sales were analysed at
distances from 200 metres to 20 kilometres from the CSG well activity. There was no
observable difference in the value levels of the comparable sales based on their distance
from the CSG well activity.
A limitation of these findings is the scarcity of market evidence available to make comparisons
with some of the sale properties. Furthermore, comparisons made between rural lifestyle lots
are impacted by a variety of factors and can be subjective when comparing features and the
added value of improvements.
The analysis of the sale prices at the Mount Annan and Spring Farm subdivisions indicated
no impact to value of single residential home sites located in view of or in close proximity to
CSG production wells.
Discussions with property professionals in the local area indicated that they did not feel that
the CSG industry had impacted on land values in the area. They considered that the CSG
industry was not obtrusive in the area. However, it was noted that when a well was in the
process of being drilled this impacted the sales rate of residential land as the drilling rig was
large and impacted on people’s perceptions of the area. Once drilling was completed and the
well was operational this was no longer an issue.
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5.2.2 Region 2 - Casino
Area Overview

Map of exploration wells in Casino area. Source: http://www.csg.gov.au/
There are a number of PELs located in the Northern Rivers area of NSW. These PELs cover
a large area from the south of Grafton up to the NSW and Queensland border. To date the
majority of the exploration wells that have been drilled in this area are located around the
town of Casino. Metgasco holds PEL 16 which was granted in 1996 and covers a large area
around the town of Casino. Metgasco reports that over 50 wells have been drilled in the
region and from the above map it can be seen that the majority of these have been
permanently sealed (Metgasco 2013).
Metgasco applied for a PPL in 2009 for an area to the south of Casino. In early 2013
Metgasco announced that they had suspended their field operations. Then in October 2013 it
announced that they were recommencing their gas exploration with an exploration well
planned to be drilled in 2014 on a site located 12km northeast of Casino (Metgasco 2013).
Casino is the largest town in the Richmond Valley LGA. It is located approximately 726 km
north of Sydney and 256 km south of Brisbane. Casino is known for its beef production,
timber and agriculture and has a population of approximately 11,000 people (Casino, 2013).
The CSG activity is located on properties surrounding the town and these consist mainly of
rural grazing farms and some land used for cultivation.

Study on the impact of the Coal Seam Gas industry on land values in NSW
February 2014

Page 25 of 73

Example photos of CSG wells near Casino that have been permanently sealed and a holding
pond that is being converted into a dam

Residential Market Overview
The median price and number of improved residential sales in the Richmond Valley local
government area from 2000 to 2013 are presented in the graph below:
The CSG wells in this area are predominately located amongst rural properties. It is not
meaningful to graph the median price movement of rural properties in the area because few
sales of these properties have occurred and because the characteristics of these properties
vary widely.

The Richmond Valley LGA saw an increase to the median residential price from 2001 through
2010. In 2011 and 2013 the median residential price decreased as did sales volumes.
Market Evidence
There have only been two sales of properties that have had wells drilled on them in the
Casino area. These sales have been analysed and compared to market evidence located at
varying distances from the wells.
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1)

Address:

Property F,
Dobies Bight

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

70.71 Ha
5/06/2009
$925,000

Analysed Rate:
Zoning:
Number of
CSG Wells:

$10,748/Ha
RU1

Description of
Property:

$760,000

1 (permanently sealed)
An irregular shaped improved rural lot. Property has frontage to
bitumen sealed Sextonville Road. Located 11km north west of
Casino. Backs on to Eden Creek at northern boundary. The land falls
slightly from road level, is predominantly cleared and mostly level.
Predominately alluvial creek flats. Cultivation land that at time of sale
was used for cattle grazing. Fenced into five paddocks. Improved
with a single level weatherboard and metal dwelling and old dairy.
An exploration well was drilled on the property in 2007 and was
plugged and abandoned in 2011. It was not hydraulically fractured.
The well was located on south eastern corner of the property just off
Elfords Road. At the date of inspection there was no visible sign of
well pad and land had recently been ploughed. The purchaser had
owned another property with wells on it prior to purchasing this
property.

2)

Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 4.1. The sale price of this property did
not appear to be impacted. However, one of the limitations with this
analysis is the difficulty in finding properties located more than a few
kilometres away from well activity. Exploratory wells have been drilled
at various sites in the Richmond Valley, Lismore and Kyogle LGAs.

Address:

Property G,
Dyraaba

Area:

97.21 Ha

Sale Date:
Sale Price:

9/05/2008
$720,000

Analysed Land
Value:

$520,000

Analysed Rate:

$5,349/Ha

Zoning:
Number of
CSG Wells:

RU1
1 (permanently sealed)
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Description of
Property:

An irregular shaped improved rural lot. Located 15km north west of
Casino. Gravel road access, lot is bisected by Sextonville Road.
Property has frontage to Eden Creek to the eastern boundary.
Topography comprises a mixture of creek flats and undulating grazing
land. Easterly aspect and there is a large dam surrounding the
dwelling. Lightly timbered at rear western boundary. Improved with
single story weatherboard and metal dwelling. Other improvements
include timber post and wire fencing, sheds, steel yard and
machinery.
An exploration well was drilled on the property in 2007 and was
plugged and abandoned in 2009. It was not hydraulically fractured.
The well was located in the south eastern corner of property near
road. No visible signs of well pad at date of inspection.

Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 4.2. The sale price of this property did
not appear to be impacted.

Summary of Findings
The CSG industry is in the exploration stage in the Northern Rivers region. Exploratory wells
have been drilled in various areas throughout the region, predominately around the town of
Casino. The majority of wells have been permanently sealed. Two properties with CSG
activity on them that have sold were analysed and the sales prices did not appear to be
impacted. A total of 12 comparable sales were analysed at distances from 200 metres to 20
kilometres from well activity. There was no observable difference in the value levels of the
comparable sales based on their distance from the well activity.
Discussions with local property professionals revealed some differing opinions on the impact
of the CSG industry to the region. They generally agreed that there was divided opinion in the
community and that the CSG industry would potentially decrease the market size (number of
potential purchasers) mainly for rural lifestyle properties. Whether this translates to reduced
sale prices is yet to be seen but some professionals expected purchasers to price in a risk
factor for properties in close proximity to CSG activity.
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5.2.3 Region 3 - Narrabri/Gunnedah
Area Overview

Map of CSG exploration wells in Narrabri/Gunnedah area. Source: http://www.csg.gov.au/
There has been substantial exploration for CSG around the towns of Gunnedah and Narrabri
in North West of NSW. The main focus of activity is within PEL 238 which covers a large area
around Narrabri, the Pilliga Forest and land to the west of Gunnedah. PEL 238 was granted in
1980 and acquired by Eastern Star Gas around 2001. Initially Eastern Star Gas focused on
conventional gas deposits in the area and commenced production of conventional natural gas
from the Coonarah Gas Field in 2004. Conventional gas was produced by means of five wells
and used by the purpose built Wilga Park Power Station. Under a sublease agreement with
Eastern Star Gas, Forcenergy explored for CSG in the PEL up until 2004. Then Eastern Star
Gas took over operations and a number of test wells have been drilled in the area since
(Eastern Star Gas, 2007). There are also a number of other PELs in the area including PEL,
450, 452, 462, 433 and 434 and PAL 2 and PPL3 (NSW Chief Scientist & Engineer, 2013).
The operations are now owned by Santos after they acquired the rights in 2011 and their
activities are focused on the Narrabri Gas Project which covers an area of approximately
98,000 hectares of land south west of the town of Narrabri and in the Pilliga Forest. This
project is in the exploration and assessment stage and is located within PEL 238. Santos
have plans to drill up to 850 production wells in the project area, construct a central water
management facility, a central gas processing facility and a gas pipeline to connect to the
NSW market. Santos expects gas production to commence around 2017 (Santos, 2013).
The Narrabri and Gunnedah area is comprised of mostly agricultural land including wheat,
cotton and cattle grazing properties. Bore water is relied on by properties throughout the area.
The CSG project area also covers land in the Pilliga Forest.
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Example photos of CSG wells and a site that has been permanently sealed in the
Narrabri/Gunnedah area

Residential Market Overview
The median price and number of improved residential sales in the Gunnedah and Narrabri
local government areas from 2000 to 2013 are presented in the graph below:
The CSG wells in this area are predominately located amongst rural properties. It is not
meaningful to graph the median price movement of rural properties in the area because few
sales of these properties have occurred and because the characteristics of these properties
vary widely.
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The Gunnedah and Narrabri LGAs both showed consistent growth in the median residential
price from 2000 to 2013. The Narrabri market had a slight reduction in 2004 and 2009 with
the median residential value increasing in the following years. Gunnedah also had a slight
reduction in 2009 and increased the following years with preliminary 2013 data indicating a
slight reduction compared to 2012 but it is noted that not all of the 2013 sales data was
available at the date of reporting. Sales volumes have remained relatively stable in both LGAs
with some fluctuations especially in 2003 and 2004 in Gunnedah when the residential market
boomed and sales volumes increased significantly.
Market Evidence
The following sales of properties with CSG well activity on them have been analysed and
compared to surrounding market evidence located at varying distances from the well activity.
1)

Address:
Area:
Sale Date:
Sale Price:
Analysed Land
Value:
Analysed Rate:
Zoning:
Number of
CSG Wells:

Property H,
Mullaley
205.4 Ha
16/11/2011
$1,000,000
$900,000
$4,382/Ha
1(a) Rural Large
Holdings
1 (permanently sealed)
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Description of
Property:

An irregular shaped improved lot located 5km west from Mullalley
and 40km south west of Gunnedah. Cleared and level cultivation
land. Frontage to Oxley Highway with bitumen road access. Home
site is located in the south west corner of the lot and is accessed from
Oxley Highway. Improved with a timber and tile three bedroom
detached cottage in basic condition plus detached double garage,
water bore, trough, tank, silo, windmill and steel post and wire
fencing. Property purchased by adjoining owner to the south.
An exploration well was drilled on the property in 2009 and was also
plugged and abandoned in 2009. It was not hydraulically fractured.
The well was located along the northern boundary. No visible signs of
the well were evident at the date of inspection.

2)

Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 5.1. The sale price of this property did
not appear to be impacted.

Address:

Property I,
Bohena Creek

Area:
Sale Date:
Sale Price:
Analysed Land
Value:

200 Ha
24/05/2006
$270,000

Analysed Rate:
Zoning:
Number of
CSG Wells:

$1,175/Ha
RU1

Description of
Property:

An irregular shaped vacant lot. Located approximately 12km to the
south west of Narrabri town centre. Land is mostly level and cleared.
Front part of property is cultivation land and rear is open grazing land
with some timbers. Gravel road access. Includes boundary steel post
and wire fencing, water bore and dams. Transmission line easement
crosses property in south eastern corner. Adjoins Wilga Park power
station to the north.

$235,000

1

An exploration well was drilled on the property in 1998 and was still
on the property at the time of sale. The well was located in the centre
of the property. The well was permanently sealed in 2013. The owner
received payments from Santos under the access and compensation
agreement for the period up until the well was sealed. Details of the
amount of income received were not available.
Finding:

An analysis of sales evidence used as comparison for this type of
property is located in Appendix 5.2. The sale price of this property did
not appear to be impacted.

Summary of Findings
The CSG industry is in the exploration and assessment stage in the Gunnedah and Narrabri
area. Santos has plans to drill up to 850 production wells at their Narrabri project area, with
production to commence around 2017. Exploratory wells have been drilled in various areas
throughout the region. The majority of wells have been permanently sealed with some
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suspended. Two property sales with CSG activity on them were analysed and the sales prices
did not appear to be impacted. A total of 11 comparable sales were analysed at distances
from one kilometre to 38 kilometres from well activity. There was no observable difference in
the value levels of the comparable sales based on their distance from the well activity.
Discussions with local property professionals indicated that the majority did not feel the CSG
industry was having an impact on property values but there had not been enough sales data
to determine the true effect. It was acknowledged that the market was conscious of CSG and
that there was definitely a concern within the community with some strong opposition to the
CSG industry. For some of those owning rural properties in the area the prospect of having a
well site on the property was believed to be a positive one with the potential for additional
income, especially for some of the marginal rural properties in the area. Please refer to the
anecdotal evidence section 5.3.1 of this report for a review of the income potential for
properties hosting CSG activity.
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5.2.4 Region 4 - Gloucester
Area Overview

Map of CSG well activity in Gloucester area. Source: http://www.csg.nsw.gov.au/
The Gloucester Gas Project is located south of the town of Gloucester approximately 100
kilometres north of Newcastle, NSW. The project is located within PEL 285 which is owned
and operated by AGL. PEL 285 covers an area from the south of the town of Stroud
stretching up the Gloucester basin to just north of the town of Gloucester. PEL 285 was
granted in 1992 and Pacific Power started drilling exploration wells soon after. In December
2008 AGL took over exploration in PEL 285 and drilled 18 core holes (AGL, 2013).
In February 2011 the Gloucester Gas Project was approved by the NSW Planning
Assessment Commission. In 2012 AGL began their Waukivory Pilot Program which involved
the drilling of four pilot wells which were hydraulically fractured. At Gloucester AGL are also
trialling the use of produced water to irrigate crops.
In Stage 1 of the Gloucester Gas Project AGL plan to drill 110 CSG wells and build a central
processing facility, a gas fired electricity generating facility and a gas pipeline to Hexham. The
wells are expected to be drilled from 2015 and AGL expects gas production from the
Gloucester region is to commence by 2016 (AGL, 2013). Stage 1 of the project was approved
prior to the introduction of the NSW Government’s policy banning all new CSG exploration
and production activity on, under and within two kilometres of existing residential areas, in
October 2013.
Gloucester is a town located in the Gloucester Shire on the Mid North Coast of NSW within
the Manning District, approximately three hours north of Sydney. The population of
Gloucester is approximately 5,000 people with 2,600 of those living within the town. The
major industries are in agriculture, traditionally beef and dairy with other established industries
such as vineyards, wineries, olive groves and specialist nuts (Gloucester Shire Council,
2014).
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A coal mine, which began production in 1995, is located at Stratford, approximately 12km
south of Gloucester (Yancoal, 2014). The land use across the Gloucester Gas Project area is
mostly grazing or cultivation with some rural residential properties and single residential
properties closer to the towns in the area. Properties in the area generally do not rely on
ground water. The Rocky Hill Coal Project is planned in the area to the south east of the town
of Gloucester and the development application is currently being assessed.

Example photos of a CSG drill site and wells in Gloucester area
Residential Market Overview
The median price and number of improved residential sales in the Gloucester local
government area from 2000 to 2013 are presented in the graph below:
The CSG wells in this area are predominately located amongst rural and rural residential
properties. It is not meaningful to graph the median price movement of rural and rural
residential properties in the area because few sales of these properties have occurred and
because the characteristics of these properties vary widely.

The residential market in the Gloucester LGA area increased from 2001 to 2004. After 2004
the residential market remained steady with a further increase in 2007. There was a reduction
in 2008 coinciding with the GFC and then the median residential price increased in 2010 and
2011. In 2012 the median residential price showed a slight decrease and appears to have
remained steady in 2013. However, the median residential price difference from year to year
should be viewed with caution due to the low number of sales that the statistic is calculated
on.
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Market Evidence
The majority of properties in the Gloucester area with well activity on them that have sold
have been purchased by AGL or a coal mine company. The impact of the proposed open cut
Rocky Hill coal mine poses a challenge for the analysis of market evidence in Gloucester. The
following anecdotal evidence gained from discussions with local property professionals
provides some insights into the market in this area.
Property professionals working in the Gloucester area report that the number of potential
purchasers has decreased in the south east Gloucester area where properties are in close
proximity to the CSG area and the proposed mine. Agents report that potential purchasers
have an aversion to the CSG and mine areas of Gloucester but the main concern is the mine.
In analysing the sales evidence it is not possible to separate the impact of the proposed mine
from the impact of the CSG industry as they are located in approximately the same area.

Gloucester

Proposed Rocky
Hill Mine

Stratford Coal Mine
Map of Gloucester showing CSG wells and approximate area of coal mining activity
The proposed mine is located to the east of the rural residential area of Forbesdale and south
east of a rural residential area located on the south east fringe of the town of Gloucester.
Views of property professionals are mixed with some agents reporting that values in these
areas are decreasing while others maintain they have remained steady and that properties
still sell in the area but may take longer to sell. All agree that the pool of potential purchasers
has decreased and some are waiting for a decision to be made on the mine before
purchasing in the area. The reduction in the pool of potential purchasers is said to mainly be
comprised of those that are not already in the local area with some local residents and mining
employees still interested in purchasing in these areas.
Summary of Findings
It was not possible to analyse any sales evidence in the Gloucester area as the impact of the
CSG industry, if any, could not be separated from the mining industry. Anecdotal evidence
suggests that the presence of the CSG industry is contributing to a reduction in the size of the
number of potential purchasers for rural lifestyle lots and an increase in the time it takes to
sell these properties.
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5.3 Anecdotal evidence and observations
In undertaking this study a number of observations and anecdotal findings about the impact of
the CSG industry on land values were evident.

5.3.1 Access agreements and compensation
Before any exploration activities may commence on a property the CSG company must enter
into a written access arrangement with the landholder under Section 69C of the Petroleum
(Onshore) Act 1991 (the Act). Section 69D1(f) of the Act sets out that the access agreement
must make provisions for the compensation to be paid to the landholder as a consequence of
the exploration activities and Section 109 sets out how compensation is to be measured.
Items referred to include damage to land, deprivation of possession or use of surface land,
severance, destruction, disturbance and interference.
If a property sells the new owner has the right to object to an existing access agreement and
if they choose to do so they are required to enter into a new agreement with the CSG
company. A comparative analysis of the compensation provisions under the Act and review of
case law has been completed by Fibbens, Mak and Williams (2013).
The information in the access agreements is generally held commercial in confidence. This
limits the ability to analyse sales evidence of properties with CSG wells on them. Anecdotal
evidence indicated the structure of payments and the items included in the agreements varies
as well as the level of compensation. The NSW Land and Water Commissioner is currently
overseeing the development of a standardised land access arrangement (CSG NSW Fact
Sheet 7, 2014).
Throughout this study various landholders, property professionals and CSG companies
revealed information on the compensation being paid. The compensation generally included
at least one if not more of the following items:






A one off payment for the drilling of a well on the property
An ongoing annual payment per well located on the property
A payment for the area of the property used by the CSG company. This is generally
based on its land value on a rate per square metre basis.
The CSG companies may also complete various works that benefit the host property
including building new or repairing existing roads, fences, gates and dams.
One company has announced it will also be paying host properties and the community
a share of the amount equivalent to 5% of the royalty payment paid to the government
(Santos, 2014).

The level of compensation (income) received by properties with CSG wells on them is likely to
be a major factor on the impact to land value. The analysis of properties with CSG wells on
them competed in this study did not find any impacts to value. This may be because the
detrimental effects of the CSG activity such as loss of land, shared access, visual and noise
affectation are adequately compensated for. However, this cannot be reliably determined as
exact details of each property’s income levels were not available. In some areas, especially
marginal farming properties, the prospect of additional income may even lead to an increase
to the value of the land the CSG wells are located on. However, this is not evident in the
current sales data.
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5.3.2 Visual and noise affectation
The visual and noise impact of a CSG well on the surrounding property is at its highest during
drilling. Anecdotal evidence indicates the presence of a drill rig can deter potential
purchasers. However, the drill rig is not a permanent fixture and it usually takes around four to
six weeks to drill a well.
The visual and noise affectation of wells is variable. A number of different variations to the
design of wells were observed throughout NSW. The well design can significantly change the
appearance and visual impact of the well from the property. As can the positioning of wells on
a property. One well positioned in the middle of the paddock is considered to have only a
minimal visual impact. Multiple wells in close proximity to each other and in prominent
positions on the property have the potential to increase the visual impact.
A CSG well may also generate noise. The level of noise changes at different periods of
production. The majority of wells inspected in this study generated no noise. Some were
observed to generate a relatively loud noise. The instillation of ground barriers and walls
surrounding the wells and drill sites can be used to reduce the impact of noise.
The design and positioning of wells can help CSG companies minimise the impact of the
activity on properties. At AGLs Hunter Gas Project a number of different well pad
constructions were observed which were designed to reduce the visual impact of the well on
the surrounding property. Also, at the Camden Gas Project some wells were blocked from
view from the surrounding areas through the use of bunds (earth mounds) and the planting of
screening trees.

Examples of different CSG well designs

CSG Wells

Example of a CSG well visually screened out with plants
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5.3.3 The impact of perceptions
Public perceptions of the CSG industry have the potential to impact on land values. As
outlined in the NSW Chief Scientist & Engineer’s initial report (2013) there are concerns in the
community about the contamination and health risks of CSG activity. The initial report
indicated that some of these concerns are able to be addressed through appropriate planning,
infrastructure, best practice technologies and compliance. While other areas of concern are
not yet fully understood and require further research.
In all of the areas that were investigated property professionals reported that there were
people who, because of their concerns and negative perceptions of the CSG industry, would
no longer be in the market for properties in close proximity to CSG activity. Anecdotal
evidence indicated that in some areas the reduction in the number of potential purchasers
was increasing the time it took to sell properties. While it was not found to be currently
impacting sale prices, any impact to supply or demand in a property market has the potential
to impact values.
The contamination and depletion of groundwater resources and contamination of surface
watercourses appeared to be the main concern of the community and landholders. Rural
landholders’ that are dependent on groundwater are concerned for the loss of water from their
bores and also the contamination of ground water resources. For properties that are
dependent on groundwater the risk of loss of water access, whether real or perceived, may be
a factor that a potential purchaser would factor into the purchase price. If a total loss of
ground water access was to occur the impact of this to the property’s value would likely be the
difference between properties in the area with access to water compared to one without.
For rural lifestyle properties the fear of contamination of the ground water and surface
watercourses subtracts from the perceived amenity of the area. As a large proportion of these
properties value is attributed to lifestyle factors any reduction to their perceived amenity has
the potential to impact the property values.
Another factor that real estate agents are reporting could impact on the market is the impact
of anti-CSG signs being displayed on the front fence of properties in some areas. These signs
can be off-putting for potential purchasers’ regardless of their views on CSG developments.
In parts of NSW visited it was not just the immediate local community that was concerned with
the impact of the CSG industry. Often residents from neighbouring and more distant areas
were just as concerned. While it is possible to distinguish between properties that are visually
or noise affected by CSG wells it is more difficult to classify which properties are impacted by
concerns and perceptions of the CSG activity and which are not. As petroleum exploration
licenses cover large areas of NSW the potential for exploration to actively commence in these
areas can leave residents with similar concerns and perceptions to those located closer to
current activity. This is especially the case around the fear of the potential contamination to
water resources.
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6. Conclusion
The main objectives of this study were to assess if the presence of the CSG industry on a
property has a material impact on the land value of that property and surrounding properties,
identify the prevalence of market evidence to support any findings and to determine whether
specific technical guidance is required for the valuation of lands in CSG industry localities. A
review of existing research was also undertaken as part of this study.
The review of existing research revealed that there has been limited studies competed to
date. The studies that have been done provide some background information with some
studies finding negative impacts of gas extraction industries (shale, sour and coal seam) on
property values. However, the studies are mostly from North America and their findings are
not directly comparable to the NSW context. This is due to the differences in the gas
extraction industries studied, mineral ownership rights and limitations of some of the research.
The CSG industry is a relatively new industry in NSW. Exploration for CSG has occurred in a
number of areas throughout NSW and some large scale projects are now being developed
but there is only one location in the state where CSG is currently being produced. The
consequent low availability of market evidence limits the extent to which conclusions can be
drawn from this study.
A total of eight property transactions with CSG well activity located on the property were
investigated through conventional valuation sales analysis. From the analysis the value of all
of these properties did not appear to have been impacted by CSG activity. A total of 53
comparable sales located at distances from 200 metres to 38 kilometres from CSG activity
were analysed. There was no observable difference in the values of the comparable sales
based on their distance from the CSG activity. The analysis of sale prices of single residential
home sites at two subdivisions located in view of or in close proximity to CSG wells indicated
no impact.
Thus, the limited market evidence available for this study indicated no clear impact of the
CSG industry on land values in NSW. However, a major limitation of these findings is the low
number of sales that are available to analyse. The co-existence and impact of mining activity
also limited the ability of the study to investigate some locations with CSG developments. It is
also acknowledged that values of rural and rural residential properties are impacted by a
variety of factors and comparisons made from one property to another can be subjective. The
property market is complex and a very wide range of (often interacting) property features
affect the price paid. Studies of property markets will always be influenced by the subjectivity
that often accompanies the property purchase decision.
Anecdotal evidence indicated that the presence of the CSG industry in an area may
potentially cause a reduction to the number of potential purchasers and an increase to the
time taken to sell a property. Some people dislike the industry and consider that it leads to the
industrialisation of an area with the further potential for contamination and health risks. These
perceptions can lead to a stigma developing in an area. This was considered to be most
prominent in rural lifestyle areas where a high proportion of a property’s value is attributed to
the scenic and rural amenity of the area.
This is a complex topic to investigate with limited sales evidence available at present. The
CSG industry in NSW is expanding, it is an evolving industry and so is the scientific
understanding of its impacts to the environment. With time the level of market evidence
available to analyse will eventually increase and allow for more comprehensive future
research.
It is considered that LPI’s current policy on CSG and land valuations, issued in the Chief
Valuer’s Memorandum 2012/2003 (Appendix 6), is appropriate and no further technical
guidance is recommended at this stage. It is recommended that rating and taxing contract
valuers continue to monitor the development of the CSG industry in their contract areas.
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Some of the features that are likely to be factors in the CSG industry’s impact on land values
include the positioning of wells, well design, compensation provided to landholders,
surrounding land uses, effect on the environment and community perceptions.
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Glossary
The following definitions are provided for terms used in this study.
Analysed land value: The sale price of a property is adjusted to reflect the land value only at
the date of sale. This is achieved by removing the added value of the property’s
improvements from the sale price. The value of improvements is their worth as reflected by
the real estate market in an area. The value of improvements is generally not equal to their
replacement or insurance value.
‘Before and After’ sales analysis: A before and after sales analysis compares the sale price
of a property before an event took place to the sale price of the property after the event
occurs. Changes in factors (e.g. market conditions) other than the event under investigation
are controlled.
Direct comparison method: The direct comparison method compares the property under
investigation with recent sales of properties which have been sold in the area. The sales that
are considered similar to the property under investigation act as a guide to assist in
determining the market value of that property. Adjustments are made for the different features
of the sales in comparison to the property under investigation.
Coal Seam Gas: Coal Seam Gas (CSG) is naturally occurring methane gas in coal seams. It
is also referred to as coal seam methane and coal bed methane. Petroleum production in
NSW is primarily in the form of CSG. A small amount of conventional gas (liquefied natural
gas) is also produced in NSW.
Hydraulic fracturing: Hydraulic fracturing (also called fracture stimulation, fraccing or
fracking) is a process that involves pumping a fluid, comprised of water and sand, under
pressure through a gas well into coal seams. The sand props open the cracks in the coal
seam to release the water within, depressurising the gas from the pores of the coal seam so it
can be extracted from the well (Office of CSG, 2014).
Land value: Land values in New South Wales are determined under the Valuation of Land
Act 1916. A land value is the market value of the land assuming it was vacant.
‘Matched Pairs’ sales analysis: A valuation technique used to find the value of one
particular attribute. For example a coal seam gas well. The valuer locates two (or more) sales
where the only major difference is the attribute sought.
Petroleum titles: Granted under the Petroleum (Onshore) Act 1991 for different stages of
CSG exploration, assessment and production. These include:
-

-

Petroleum Exploration Licence (PEL): Provides the titleholder the exclusive right to
explore for petroleum within an exploration licence area.
Petroleum Assessment Lease (PAL): Provides the titleholder the exclusive right to
explore and further evaluate specific resources, as well as carry out feasibility studies
within the licence area.
Petroleum Production Lease (PPL): Provides the titleholder the exclusive right to
extract petroleum within the production lease area.

Plugged and abandoned: Refers to a CSG well where the well hole has been cemented and
sealed below the surface. The site is then required to be fully rehabilitated to its previous state
(Office of CSG, NSW Government).
Rating and taxing contract valuers: Each year Land and Property Information (LPI)
contracts out the provision of rating and taxing land valuations for all Local Government Areas
(LGA) in NSW on behalf of the NSW Valuer General. Rating and taxing contract valuers are
professional valuers who work for private valuation firms contracted to LPI. They are selected
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through an independent open tender and rigorous evaluation process. They are considered
expert valuers in their local areas.
Shale Gas: A natural gas found trapped within shale formations.
Sour Gas: A natural gas which contains levels of hydrogen sulphide which imposes potential
health risks.
Suspended CSG well: A well which is no longer producing gas but may still be physical in
nature.
Valuer: A person who, by education, training and experience is qualified to perform a
valuation of real property. A valuer must be registered/licensed/approved to carry out property
valuations under a State, Territory or Commonwealth legislation (API, 2014).
Well activity: Includes properties with CSG wells currently located on the property (producing
gas or suspended) and those properties that have had wells drilled on them previously and
are now permanently sealed.
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Appendices
Appendix 1 – Terms of Reference
General
The coal seam gas industry is a relatively new industry in New South Wales (NSW).
Concerns have been raised about the possible impact of the coal seam gas industry on land
values in a number of localities.
The Valuer General is commissioning this study to investigate if the coal seam gas industry is
having a material impact on land values. Land and Property Information (LPI) will undertake
the study on behalf of the Valuer General and provide its findings to the Valuer General by
February 2014.
Project objectives
The aim of the project is to investigate and determine if the coal seam gas industry is having a
material impact on land values in New South Wales.
The project will review and consider:
a) if the presence of the coal seam gas industry on a property has a material impact on
the land value of that property
b) if the presence of the coal seam gas industry in a locality has a material impact on
the land value of adjoining or surrounding properties
c) the prevalence or otherwise of market evidence to support the findings made above
d) research undertaken by other states (and where available overseas) on the impact
of the coal seam gas industry on land values and policies implemented to address
any impact on land values.
e) whether specific technical guidance is required for the valuation of lands in coal
seam gas industry localities.
Valuation considerations
Regions currently impacted by coal seam gas wells include the Far North Coast, New
England, Hunter, Central Coast, Sydney, Illawarra, the lower part of the Mid North Coast and
part of the Riverina/Murray area. These areas will be the main focus of this review.
The validity of any outcomes will be dependent upon the volume of relevant sales information
available in a range of geographical locations within the project’s parameters.
Studies undertaken in other states (and where available overseas) are to be examined
together with any market indicators available as to the impact of coal seam gas industry on
property values in those areas.
The study will also make reference to analysis already undertaken by contract valuers across
NSW on behalf of LPI.
The study will have regard to all factors influencing the sales prices paid for properties,
inclusive of both current and proposed Government policy in relation to CSG activities.
Earlier this year the NSW Government instigated a policy that will apply a two kilometre
exclusion zone for CSG activities across existing residential zones, as well as lands identified
for future residential growth.
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Appendix 2 – Rating and taxing contractor survey
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Appendices 3.1 to 3.8 - Camden
Appendix 3.1
Comparable Sales Evidence – Sale 1 – Property A, Razorback
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

630 MENANGLE RD,
DOUGLAS PARK

22/08/2013

$720,000

11.06 Ha

$705,000

Vacant irregular long and narrow shaped lot. Undulating property with some valley views.
Land is mostly cleared and partially covered in bush. Power, telephone and water available
to property. Two lot sub-division approved by council. Surrounded by similar rural lifestyle
properties. Zoned E4 Environmental Living. Shows $63,743/Ha.
Located approximately 2km to the south of production wells.
55 LINCOLN DR,
ORANGEVILLE

18/08/2011

$665,000

8.119 Ha

$655,000

Vacant irregular shaped lot. Predominantly cleared, near level land with gentle slope to rear.
Modest rural views. Dam and basic post and wire fencing. Zoned E4 Environmental Living.
Shows $80,675/Ha.
Located approximately 10km to the north west of production wells.
50 CEDAR CREEK RD,
THIRLMERE

24/01/2013

$1,375,000

23.94 Ha

$1,330,000

Vacant almost regular shaped lot. Land is level to undulating in topography and is a mixture
of cleared land to the front half of block and scattered timbers to the rear half.
Improvements included a dam, dilapidated shed and cattle yard. Fenced into two paddocks
with fair to average stock fencing. Power, telephone and water are available to property.
Zoned RU1 Primary Production. Shows $55,556/Ha.
Located approximately 10km to the south west of production wells.
75 BURRAGORANG
RD, MOUNT HUNTER

20/02/2013

$695,000

10.11 Ha

$671,000

Vacant almost regular shaped lot. Undulating in topography rising moderately to steeply
toward the centre of the block. Mostly cleared land with two dams. Good rural and suburban
views from the centre of the property in all directions. Fenced into three paddocks with fair
to average stock fencing. Bitumen sealed road access. There are no services connected to
the land with power, telephone and water available. Zoned RU2 Rural Landscape. Shows
$66,370/Ha.
Located approximately 1.3km to the north west of production wells.
1495 BARKERS
LODGE RD, OAKDALE

17/04/2013

$650,000

10.16 Ha

$625,000

Regular shaped vacant lot. Mostly cleared with some timbers to the rear of the lot.
Generally level to the road to gently undulating. Power, telephone and water are available to
site. Zoned RU1 Primary Production. Improvements include three horse shelters, unformed
dirt driveway and boundary fencing. Shows $61,516.
Located approximately 12km to the west of wells.
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REMEMBRANCE DR,
RAZORBACK

05/09/2012

$600,000

9.977 Ha

$595,000

Irregular shaped lot of vacant land. Land falls from road and is undulating in topography.
Small cleared sections along road frontage remainder mostly covered in bush. Distant rural
views. Power, telephone and water. Includes boundary fencing. Shows $59,637/Ha.
Located approximately 3km to the south west of production wells.
775 WEROMBI RD,
THERESA PARK

24/10/2012

$1,900,000

13.75 Ha

$955,000

Irregular shaped lot of partially cleared pasture improved land and part covered in bush.
Land is undulating and rises above road level to a building site. Extensive distant rural
views. Zoned RU2 Rural Landscape. An equestrian (rural lifestyle) property improved with
a large sized circa 1990s full brick (convict sandstock bricks) and corrugated metal
detached dwelling with attached double garage in good condition. Other improvements
include horse stable block with six stallion boxes, inground pool, spa, underground concrete
water tank, equestrian arena and covered entertainment area with good landscaping.
Fenced into eight paddocks with good electric horse fencing. Power, telephone, and water
connected. Shows $69,455/Ha.
Located approximately 10km to the north west of production wells.
Analysis
The above comparison properties are located from one to 12 kilometres away from CSG
wells. These sales range in value from $595,000 to $1,330,000 or from $55,556/Ha to
$80,675/Ha. The evidence is somewhat dispersed in size and value with limited directly
comparable properties available to analyse. The most comparable property to the subject is
775 Werombi Road, Theresa Park. This property is similar in size and features to the
subject. It is located 10km away from the closest well and has a similar analysed land value
to the subject.
The subject property’s analysed land value of $925,000 and $69,030/Ha fits within the
range of the above analysed sales evidence. Its value appears to be at a level
commensurate with its features in comparison to the sales evidence. However, it is noted
that comparisons made between rural lifestyle lots are impacted by a variety of factors and
can be subjective when comparing features and the added value of improvements. There
was also limited directly comparable properties available to analyse.
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Appendix 3.2
Comparable Sales Evidence – Sale 2 – Property B, Menangle
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

755 SILVERDALE RD,
WEROMBI

31/01/2006

$1,585,000

30.93 Ha

$1,120,000

Almost regular shaped lot. Cleared land with gentle to moderate cross slope. Rises up from
land to elevated home site. Improved with a brick and tile dwelling and various sheds.
Boundary fencing and dam on site. Zoned RU2 Rural Landscape. Shows $36,211/Ha.
Located approximately 12km to the north west of production wells.
495 SPRING CREEK
LANE, MOUNT
HUNTER

08/08/2007

$740,000

30.68 Ha

$715,000

Irregular shaped lot of vacant land. The land rises up from the road level to a ridge line
moderate to steeply sloping. Mostly cleared with part covered in timbers along the ridgeline.
Power lines running across street frontage. Zoned RU2 Rural Landscape. Fenced into 3
paddocks with fair to average stock fencing. Shows $23,305/Ha.
Located approximately 5km to the west of production wells.
1210 MENANGLE RD,
RAZORBACK

25/09/2007

$765,000

36.77 Ha

$700,000

Irregular shaped lot, cleared land undulating in topography and rising from street level then
becoming steep towards the rear. Single level older style clad cottage with a tin roof.
Detached garage/shed, earth drive, and boundary fencing. Zoned Rural 1(a3). Power, water
and telephone connected. Shows $19,037/Ha.
Located approximately 6.5km to the south west of production wells.
310 BENTS BASIN
RD, WALLACIA

10/04/2006

$1,125,000

23.36 Ha

$850,000

Irregular shaped lot split by road. Nepean river frontage. Mostly cleared level land along
river then rises to timbered ridgeline on opposite side of road. Improved with old two storey
concrete block home plus 2 large sheds. Zoned RU1 Primary Production. Shows
$36,387/Ha.
Located approximately 20km to the north west of production wells.
570 PICTON RD,
WILTON

12/05/2006

$1,900,000

44.41 Ha

$1,465,000

Irregular shaped lot that is mostly cleared with timbered section to the northern end of the
lot with small frontage to Nepean river. Multiple dams on site with creek flowing off river
running through the northern section of the site to a large dam. Improved with an older brick
and tile detached dwelling, shed, inground pool and some landscaping and paddock
fencing. Zoned RU2 Rural Landscape. Shows $32,988/Ha.
Located approximately 9km to the south of wells.

Study on the impact of the Coal Seam Gas industry on land values in NSW
February 2014

Page 52 of 73

325 MONTPELIER
DR, THE OAKS

01/04/2005

$975,000

19.85 Ha

$925,000

Irregular shaped lot of mostly cleared land with a small section covered in bush along the
rear boundary to a creek. Undulating in topography. Zoned RU1 Primary Production. Gravel
driveway and paddock fencing. Shows $46,599/Ha.
Located approximately 8km to the west of production wells.
55 MOULDERS RD,
ORANGEVILLE

27/09/2010

$1,400,000

20.23 Ha

$930,000

Irregular shaped lot of mostly cleared land with a timbered section along the rear boundary.
The land is undulating in topography. Improved with a circa 1960s brick and tile detached
dwelling in average condition. Office block with toilets, machinery shed, three stable
complex and tack room. Some landscaping with pool and driveway. Fenced into twenty
paddocks with average horse fencing, part wooden rails. Zoned RU2 Rural Landscape.
Shows $45,971/Ha.
Located approximately 9km to the north west of production wells.
Analysis
There are limited directly comparable properties in size and land use to the subject. The
above comparison properties are located from five to twenty kilometres away from CSG
wells. These sales range in value from $700,000 to $1,465,000 or from $19,037/Ha to
$46,599/Ha. The most comparable sale is considered to be 755 Silverdale Rd, Werombi.
This property is slightly smaller than the subject has similar features and is located further
from town. It is located 12 km away from the closest well and it shows an analysed land
value of $36,211/Ha which is slightly below the subjects value.
The subject property’s analysed land value of $1,650,000 and $43,801/Ha fits within this
range of the above sales evidence and is at the upper end. Its value appears to be at a level
commensurate with its features in comparison to the sales evidence.
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Appendix 3.3
Comparable Sales Evidence – Sale 3 – Property C, Cawdor
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

100 FOSTERS LANE,
MOUNT HUNTER

06/09/2005

$1,400,000

11.78 Ha

$1,325,000

Vacant irregular shaped lot. Site rises above road level and then is generally level to gently
undulating in topography. Mostly cleared with some scattered timbers. Tar sealed road
access and frontage. Two dams on site and perimeter fencing. Zoned RU2 Rural
Landscape. Shows $112,479/Ha.
Located approximately 800m to the north west of production wells.
85 FOSTERS LANE,
BICKLEY VALE

20/07/2007

$1,070,000

8.094 Ha

$1,050,000

Vacant irregular shaped lot. A cleared elevated gently undulating site with quite expansive
views to the east. Site is fenced with 3 dams. Zoned RU2 Rural Landscape. Shows
$129,726/Ha. Located approximately 550m to the north west of production wells.
30 SILVERWOOD RD,
BROWNLOW HILL

20/10/2006

$1,740,000

8.01 Ha

$1,000,000

Irregular shaped lot that falls gently at first then rises gently towards the rear. Improvements
consist of a high quality single level rendered and corrugated metal detached dwelling
approximately 1-3 years old, detached large American style barn, gravel drive, good
boundary fencing with front brick gates, 4 dams, and landscaped gardens. Zoned E4
Environmental Living. Shows $124,844/Ha. Located approximately 5km to the north west of
production wells.
300 MCKEE RD,
THERESA PARK

20/10/2005

$1,600,000

15.7 Ha

$1,210,000

Irregular shaped lot. Land is undulating in contour and is predominantly in pasture. Rear of
property backs onto Nepean River. Improved with a brick and tile residence, built in the
1980’s, with attached single garage, in an average condition. Outbuildings include farm
shed. Fair to average landscaping. Located 14 kilometres north west of Camden. Fenced
into five paddocks with fair to average stock fencing. Services available include power,
telephone and water. Zoned RU1 Primary Production. Shows $77,070/Ha. Located
approximately 12km to the north west of wells.
Analysis
The above comparison properties are located from 550m to 12 kilometres away from CSG
wells. These sales range in value from $1,000,000 to $1,325,000 or from $77,070/Ha to
$129,726/Ha. The first three sales are all in comparable locations to the subject and have
comparable land values to the subject. The fourth sale is in a slightly inferior location further
from Camden and shows a lower land value on rate per hectare basis.
The subject property’s analysed land value of $1,470,000 and $127,715/Ha fits within the
range of sales evidence towards the upper end. Its value appears to be at a level
commensurate with its features in comparison to the sales evidence.
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Appendix 3.4
Comparable Sales Evidence – Sale 4 – Property D, Cawdor
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

98 WEELSBY PARK
DR, CAWDOR

24/11/2010

$1,620,000

16.29 Ha

$1,125,000

Irregular shaped battle-axed lot, level with the road. The land is flat to undulating in contour
with eight hectares in pasture and eight hectares in bush / trees with some pasture. Fenced
into five paddocks with fair to average stock fencing. Improved with a circa 1990s brick and
iron roofed residence in an average condition. Outbuildings include double garage and
carport and machinery shed with attached carport. Average landscaping with good in
ground swimming pool and surrounds. Services available include power, telephone and
water. Zoned RU2 Rural Landscape. Shows $69,061/ha.
Located between two properties with production wells on them.
775 WEROMBI RD,
THERESA PARK

24/10/2012

$1,900,000

13.75 Ha

$955,000

Irregular shaped lot of partially cleared pasture improved land and part covered in bush.
Land is undulating and rises above road level to a building site. Extensive distant rural
views. Zoned RU2 Rural Landscape. An equestrian (rural lifestyle) property improved with
a large sized circa 1990s full brick (convict sandstock bricks) and corrugated metal
detached dwelling with attached double garage in good condition. Other improvements
include horse stable block with 6 stallion boxes, inground pool, spa, underground concrete
water tank, equestrian arena and covered entertainment area with good landscaping.
Fenced into eight paddocks with good electric horse fencing. Power, telephone, and water
connected. Shows $69,455/Ha.
Located approximately 10km to the north west of production wells.
55 MOULDERS RD,
ORANGEVILLE

27/09/2010

$1,400,000

20.23 Ha

$930,000

Irregular shaped lot of mostly cleared land with a timbered section along the rear boundary.
The land is undulating in topography. Improved with a circa 1960s brick and tile detached
dwelling in average condition. Office block with toilets, machinery shed, three stable
complexes and tack room. Some landscaping with pool and driveway. Fenced into twenty
paddocks with average horse fencing, part wooden rails. Zoned RU2 Rural Landscape.
Shows $45,971/Ha.
Located approximately 9km to the north west of wells.
50 CEDAR CREEK
RD, THIRLMERE

24/01/2013

$1,375,000

23.94 Ha

$1,330,000

Vacant almost regular shaped lot. Land is level to undulating in topography and is a mixture
of cleared land to the front half of block and scattered timbers to the rear half.
Improvements included a dam, dilapidated shed and cattle yard. Fenced into two paddocks
with fair to average stock fencing. Power, telephone and water are available to property.
Zoned RU1 Primary Production. Shows $55,556/Ha.
Located approximately 10km to the south west of production wells.
551 BENTS BASIN
RD, WALLACIA

16/10/2012

$1,000,000

19.61 Ha
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Irregular shaped vacant lot with narrow access handle. Distant rural and bush land views
are afforded. Land is level in contour and is predominantly cleared agricultural land. Zoned
RU1 Primary Production. Shows $45,385/ha.
Located approximately 18km north west of production wells.
Analysis
There are limited directly comparable property sales in size and land use to the subject. The
above comparison properties are located from 200m to 18 kilometres away from CSG wells.
These sales range in value $930,000 to $1,330,000 or from $45,385/Ha to $69,455/Ha. The
subject property is considered superior to the sales evidence being in a superior location
with superior topography and/or size. The subject property’s analysed land value of
$2,070,000 and $85,290/Ha is above the range in values of the sales evidence as would be
expected given it is considered a superior property to the sales.
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Appendix 3.5
Comparable Sales Evidence – Sale 5 – Property E, Menangle
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

10 BURRELLS RD,
MENANGLE

20/07/2010

$500,000

4.595 Ha

$500,000

Vacant irregular shaped cleared lot located in small rural lifestyle subdivision. The land is
generally level and starts to rise towards the rear of the lot. A creek crosses through the lot
near the eastern boundary. Zoned E4 Environmental Living. Since improved with a
substantial single level dwelling with good street appeal and landscaping. Shows
$108,814/Ha.
Located approximately 1.5km to the south of production wells.
545 MENANGLE RD,
DOUGLAS PARK

24/10/2007

$515,000

2.949 Ha

$495,000

Vacant irregular shaped cleared lot. The land falls moderately from the road level with
extensive valley views. Zoned RU2 Rural Landscape. Shows $167,854/Ha.
Located approximately 1.75km to the south of production wells.
8 GIBRALTAR DR,
DOUGLAS PARK

05/02/2010

$425,000

3.786 H

$405,000

Vacant irregular shaped lot. The land falls below the road, having a gentle to steep contour
throughout. Limited local outlook. Covered in timbers. The site has a newly formed
driveway. Zoned E4 Environmental Living. Shows $106,973/Ha.
Located approximately 3km to the south west of production wells.
224 DONALDS RANGE
RD, RAZORBACK

19/06/2009

$800,000

7.479 Ha

$780,000

Vacant irregular shaped lot with narrow access handle and a long frontage to a bitumen
sealed road. The land has a gentle to moderate fall to, is cleared and has valley views.
Basic fencing, gravel driveway and two dams on site. Zoned E4 Environmental Living.
Shows $104,292/Ha.
Located approximately 4km to the south west of production wells.
241 WILTON PARK RD,
WILTON

11/11/2009

$730,000

6.121 Ha

$707,000

Vacant irregular shaped lot. The land falls below the road, having a gentle contour
throughout. The land is predominantly open grazing pasture with scattered bush thickening
towards the rear. Limited local outlook. Small frontage to bitumen sealed road. The site is
vacant with minor improvements being fencing and two dams. Services available to the
property include power and telephone. Zoned RU2 Rural Landscape. $115,504/Ha.
Located approximately 11km to the south west of production wells.
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25 PASCHENDAELE
RD, BROWNLOW HILL

06/09/2010

$630,000

3.536 Ha

$625,000

Regular shaped corner block, rising up from the road. Land is undulating in contour and is
predominantly cleared. Rural views. Power lines traverse the property. Zoned E4
Environmental Living. Services available include power, telephone and water. Shows
$176,753/Ha.
Located approximately 5km to the north of production wells.
Analysis
The above comparison properties are located from one to eleven kilometres away from
CSG wells. These sales range in value from $405,000 to $780,000 or from $104,292/Ha to
$176,753/Ha. The most comparable properties are 10 Burrells Road, Menangle, 241 Wilton
Park Road, Wilton and 25 Paschendaele Road, Brownlow Hill.
10 Burrells Road, Menangle sold for $500,000 and is slightly larger than the subject but has
inferior views and is located further from town.
241 Wilton Park Road, Wilton has an analysed land value of $707,000 and is larger than the
subject, located further from town with inferior views. It shows a value of $115,504/Ha which
is below the subjects.
25 Paschendaele Road, Brownlow Hill has an analysed land value of $625,000. It is slightly
smaller than the subject and shows a slightly lower overall value.
The subject property’s analysed land value of $640,000 and $160,000/Ha fits within this
range. Its value appears to be at a level commensurate with its features in comparison to
the sales evidence.
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Appendix 3.6
Mount Annan Vacant Land Sales with Views of CSG Wells
Property Address

Sale Date

Sale Price

Area

2 ALCHORNEA CCT,
MOUNT ANNAN

02/08/2012

$245,000

738.8m

Distance From
CSG Well
2

180m

A vacant irregular shaped corner lot with a gentle slope. Located approximately 180 metres
from wells. View of wells from site.
1 CAESIA WAY,
MOUNT ANNAN

20/07/2012

$240,000

756.8m

2

150m

A vacant irregular shaped corner lot with a gentle slope. Located approximately 150 metres
from wells. View of wells from site.
3 CAESIA WAY,
MOUNT ANNAN

28/08/2012

$230,000

465.5m

2

135m

A vacant regular shaped inside lot with a slight cross fall. Located approximately 135 metres
from wells. View of wells from site.
5 CAESIA WAY,
MOUNT ANNAN

27/06/2012

$230,000

469.4m

2

135m

A vacant regular shaped inside lot with a slight cross fall. Located approximately 135 metres
from wells. View of wells from site.
96 ALCHORNEA CCT,
MOUNT ANNAN

28/06/2012

$245,000

750.8m

2

95m

A vacant corner lot with a gentle to moderate rise to rear. Located approximately 95 metres
from wells. View of wells from site.
94 ALCHORNEA CCT,
MOUNT ANNAN

15/10/2012

$220,000

505.3m

2

90m

A vacant regular shaped inside lot with a gentle to moderate rise to rear. Located
approximately 90 metres from wells. View of wells from site. Site was purchased by a
building company and has since had a house built on it and then on sold.
92 ALCHORNEA CCT,
MOUNT ANNAN

15/08/2012

$220,000

505.3m

2

90m

A vacant regular shaped inside lot with a gentle to moderate rise to rear. Located
approximately 90 metres from wells. View of wells from site. Site was purchased by a
building company and has since had a house built on it and then on sold.
90 ALCHORNEA CCT,
MOUNT ANNAN

26/03/2013

$225,000

559.5m

2

95m

A vacant splayed inside lot with a gentle to moderate rise to rear. Located approximately 95
metres from wells. View of wells from site. Site was purchased by a building company and
has since had a house built on it and then on sold.
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Comparison Market Evidence with No Views of CSG Wells
Property Address

Sale Date

Sale Price

Area

66 ALCHORNEA
CCT, MOUNT
ANNAN

17/09/2012

$232,000

456.9m

Distance From
CSG Well
2

330m

Vacant regular shaped inside lot with views over Botanical Gardens.
96 MOYENGULLY
AVE, MOUNT
ANNAN

02/04/2012

$215,000

520.1m

2

500m

A vacant irregular shaped corner lot with a gentle to moderate slope from rear. Turfed and
part fenced.
56 ALCHORNEA
CCT, MOUNT
ANNAN

23/01/2012

$247,000

611.7m

2

300m

Vacant regular shaped inside lot. High side of road with slight rise to rear.
49 SWANSONA
AVE, MOUNT
ANNAN

27/08/2012

$222,000

523.5m

2

445m

600.3m

2

685m

Vacant regular shaped inside lot. North westerly aspect.
22 AOTUS CCT,
MOUNT ANNAN

20/04/2012

$235,000

Vacant regular shaped inside lot. North easterly aspect.
Analysis
The lots with views of the CSG wells sold for between $220,000 and $245,000. The above
comparison properties in the Mount Annan subdivision that do not have views of the CSG
wells range in value from $215,000 to $247,000. There are some slight differences in value
between individual lots but this is generally attributed to differences in lot sizes and
topography.
The lots with views of the CSG wells show no reduction in value in comparison to the
properties without views of the wells.
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Appendix 3.7
Spring Farm Subdivision Vacant Land Sales
Property Address

Sale Date

Sale Price

Area

Distance From
CSG Well

5 PLYMOUTH BVD,
SPRING FARM

23/02/2012

$235,000

527.6 M

500m

A vacant regular shaped lot. A near level lot which has since been improved with a single
storey brick veneer & colour-bond four bedroom dwelling. Located approximately 500m
south west from well.
25 EASTON AVE,
SPRING FARM

19/04/2012

$250,000

663 M

650m

Fairly regular shaped vacant lot. Level lot that sits slightly above road level. Located
approximately 650m south west from well.
22 PARTRIDGE ST,
SPRING FARM

31/01/2012

$205,000

475.2 M

650m

Vacant regular shaped lot. Lot is at street level and is mostly level overall. Located
approximately 650m south west from well.
9 CONRAN WAY,
SPRING FARM

23/08/2012

$215,000

457.7 M

800m

Vacant regular shaped lot. Lot falls gently from road level to rear boundary. Has been
improved since 2012 sale date. Located approximately 800m south west from well.
23 PLYMOUTH BVD,
SPRING FARM

27/04/2012

$199,000

461.6 M

600m

Vacant regular shaped lot. Lot is gently sloping and slightly below road level. Located
approximately 600m south west from well.
Comparison Market Evidence not within Spring Farm Subdivision
Property Address

Sale Date

Sale Price

Area

7 BUTLER ST,
GREGORY HILLS

25/01/2012

$177,000

306m

Distance From
CSG Well
2

5km

Vacant regular shaped inside lot. Level land at grade with street level.
29 MCKENZIE BVD,
GREGORY HILLS

26/03/2012

$210,000

375m

2

5.4km

Vacant regular shaped inside lot. Gentle slope to rear.
39 TANDER ST,
ORAN PARK

16/10/2012

$219,500

427.1m

2

6.8km

Vacant regular shaped inside lot. At grade with street level and gentle cross slope.
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Developer offered $10,000 rebate if residence built and landscaped in 12months of sale.
60 ADAMS CCT,
ELDERSLIE

17/02/2012

$240,000

542.7m

2

1.7km

Vacant regular shaped inside lot. Moderate slope to rear. Located in the Ridges Estate.
32 LILLYDALE AVE,
GLEDSWOOD HILLS

27/03/2012

$245,000

500.1m

2

6.3km

Vacant regular shaped inside lot. At grade with street level and level land. Located in
Hermitage Estate, developer offered $10,000 rebate if residence built and landscaped in
18months of sale.
Analysis
The sample lots within the Spring Farm subdivision sold for between $199,000 and
$250,000. The above comparison properties across the wider Camden area at varying
distances from CSG production wells range in value from $177,000 to $245,000. There are
some slight differences in value between individual lots but this is generally attributed to
differences in lot sizes and topography.
The lots within the Spring Farm subdivision show no reduction in value in comparison to the
properties located across the wider Camden area at varying distances from CSG production
wells.
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Appendix 3.8
Median improved residential price sales graphs for the Campbelltown and Wollondilly LGAs
are included below.
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Appendices 4.1 to 4.2 - Casino
Appendix 4.1
Comparable Sales Evidence – Sale 1 - Property F, Dobies Bight
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

SULLIVANS RD,
STRATHEDEN

29/09/2009

$700,000

80.43 Ha

$690,000

Vacant irregular shaped lot adjoining Richmond River along half of the eastern boundary.
Fairly level land which falls slightly below road level. Predominately cleared grazing land
with mountain views. Includes boundary fencing. Zoned RU1 Primary Production. Shows
$8,579/Ha.
Located approximately 1.5km north from closest CSG well activity.
ELFORDS RD,
DOBIES BIGHT

16/03/2007

$320,000

37.44 Ha

$310,000

Vacant irregular shaped lot. Lot has frontage to bitumen sealed Sextonville Road and
Elfords Road (part gravel, part bitumen). Lot is bisected by Sextonville Road. Adjoins the
Richmond River to the south eastern boundary. A creek runs through property either side of
Sextonville Road. Site rises along road frontage then falls below road level and is
moderately undulating grazing land. Small dam and timber post and wire boundary fencing.
Zoned RU1 Primary Production. Located approximately 8km north west of Casino town
centre. Shows $8,280/Ha.
Adjoins a property to the north where a CSG exploratory well was drilled approximately
200m from property. The well was drilled in February 2007 and has since been permanently
sealed.
51 KYOGLE RD,
TUNCESTER

09/12/2009

$800,000

52.16 Ha

$565,000

Irregular shaped improved rural lot. Alluvial river flats. Fully cleared, all arable. Long
frontage to Leycester Creek. Cut into by Kyogle road & disused railway line. Well located
2km to west of Lismore. Subject to flooding. Access road is tar sealed. Improved with a
single level weatherboard and galvanised iron detached dwelling, dairy, garage, sheds, old
piggery and various fencing. Zoned RU1 Primary Production. Shows $10,832/Ha.
Located approximately 7km north from closest CSG well activity.
137 GRENNAN RD,
WYRALLAH

15/06/2009

$540,000

51.53 Ha

$540,000

Vacant irregular shaped lot. Gently undulating rising to ridgeline at the rear. Mostly cleared
land with some scattered timbers on the hilly section. Zoned RU1 Primary Production.
Shows $10,479/Ha.
Located approximately 2.5km north from closest CSG well activity (drill hole that has been
permanently sealed) and 25km east of Casino.
543 CROSS RD,
NUMULGI

18/05/2009

$725,000

40 Ha
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Irregular shaped rural lot. Mix of undulating grazing land with elevated plateau, remnant old
growth forest with intermittent creek running through property. Good arable land. Good rural
outlook. Surrounding properties include macadamia farms & grazing land. Located
approximately 11km north of Lismore. Improved with a circa 1980s weathertex and
corrugated metal detached dwelling, shed, driveway and fencing. Zoned RU1 Primary
Production. Shows $12,500/Ha.
Located approximately 20km north from closest CSG well activity (drill hole that has been
permanently sealed).
33 EGGINS RD,
DOUBTFUL
CREEK

21/12/2009

$1,000,000

99.73 Ha

$750,000

Irregular shaped lot of improved rural land. Undulating to hilly, cleared, grazing land with
creek frontage and some creek fats. Average rural views, north aspect, rural surroundings,
30km to Kyogle. Improved with a 1950's weatherboard cottage with galvanised iron roof
with detached weatherboard garage/carport, 2 tanks, various farm sheds, cattle yards,
dams and fencing. Zoned RU1 Primary Production. Shows $7,520/Ha.
Located approximately 6km north from closest CSG well activity at time of sale.
STRATHEDEN RD,
STRATHEDEN

14/10/2010

$415,000

68.54 Ha

$390,000

Vacant irregular shaped lot adjoining Eden Creek to the western boundary. Low lying
grazing land, mostly level. Large dam limits cultivation and grazing on approximately 20% of
land. Access from southern boundary leads to rear cultivation/grazing land. Includes
boundary fencing. Zoned RU1 Primary Production. Shows $5,690/Ha.
Located approximately 1.5km south from closest well activity.
165 BEND RD,
CASINO

11/12/2009

$525,000

20.24 Ha

$330,000

Improved irregular shaped lot with frontage to Richmond River to the western boundary.
Land is mostly level alluvial grazing flats. Zoned RU1 Primary Production. Improved with a
single level dwelling. Shed and basic fencing also on property. Shows $16,304/Ha
Located approximately 1.5km from closest CSG well activity.
Analysis
There are limited directly comparable property sales available to use as points of
comparison to the subject sale. The above comparison properties are located from 200m to
20 kilometres away from CSG well activity. These sales range in value $330,000 to
$750,000 or from $5,690/Ha to $16,304/Ha. The sale at Sullivans Road, Stratheden is
located approximately 1.5 km to the north of the subject and is considered comparable land
being slightly larger. It has a slightly lower land value on a rate per hectare basis of $8,579
compared to the subjects $10,748. This is expected as it is larger than the subject. The
sales at 51 Kyogle Rd, Tuncester and 137 Grennan Rd, Wyrallah show land value rates in
line with the subject property at $10,832/Ha and $10,479/Ha respectively. The sale at 165
Bend Rd, Casino shows an analysed land value of $16,304/Ha. This is higher than the
subjects land value rate as the property is in a superior location closer to Casino and
significantly smaller in size.
The subject property’s analysed land value of $760,000 and $10,748/Ha fits within the
range of the above analysed sales evidence. Its value appears to be at a level
commensurate with its features in comparison to the sales evidence.
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Appendix 4.2
Comparable Sales Evidence – Sale 2 - Property G, Dyraaba
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

STRATHEDEN RD,
STRATHEDEN

14/10/2010

$415,000

68.54 H

$390,000

Vacant irregular shaped lot adjoining Eden Creek to the western boundary. Low lying
grazing land, mostly level. Large dam limits cultivation and grazing on approximately 20% of
land. Access from southern boundary leads to rear cultivation/grazing land. Includes
boundary fencing. Zoned RU1 Primary Production. Shows $5,690/Ha.
Located approximately 1.5km south from closest well activity.
605 STRATHEDEN
RD, STRATHEDEN

16/06/2010

$1,010,000

112.3 Ha

$760,000

Improved irregular shaped lot adjoining Eden Creek to the western boundary. Land falls
gently from road to good arable flats on creek to west. Approx 45ha cleared grazing slopes,
scattered shade and shelter, 67.3ha arable creek flats. Zoned RU1 Primary Production.
Improved with dwelling and associated sheds, cattle yards and machinery shed. Dwelling is
large circa 1940s single level timber and metal dwelling. Purchased by adjoining owner.
Shows $6,768/Ha.
Located directly opposite creek to east of subject property approximately 300m from closest
well activity.
2474 WYNDHAM
RD, WYNEDEN

1/05/2009

$390,000

72.84 Ha

$365,000

Vacant irregular shaped lot bisected by Wyndham Road. Land is mix of creek flats to
hilly/undulating grazing land. Frontage to Wyndham Creek. Mostly cleared with part timber
coverage. Access from Gravel road. Includes dams and boundary fencing. Zoned RU1
Primary Production. Located approximately 12km north west of Kyogle town centre. Shows
$5,011/Ha.
Located approximately 11km north west of the nearest CSG well activity.
BOOTHS RD,
DOUBTFUL CREEK

12/10/2009

$400,000

110 Ha

$375,000

Irregular shaped vacant lot. Mostly cleared undulating to hilly grazing land with some
scattered timbers and some thicker growth along the northern border. Poor access via 4km
unformed road. Adjoining owner purchase. Fenced. Located 13.5km south west of Kyogle.
Zoned RU1 Primary Production. Shows $3,409/Ha.
Located approximately 9km north west of the nearest CSG well activity.
SULLIVANS RD,
STRATHEDEN

29/09/2009

$700,000

80.43 Ha

$690,000

Vacant irregular shaped lot adjoining Richmond River along half of the eastern boundary.
Fairly level land which falls slightly below road level. Predominately cleared grazing land
with mountain views. Includes boundary fencing. Zoned RU1 Primary Production. Shows
$8,579/Ha.
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Located approximately 1.5km north from closest CSG well activity.
33 EGGINS RD,
DOUBTFUL
CREEK

21/12/2009

$1,000,000

99.73Ha

$750,000

Irregular shaped lot of improved rural land. Undulating to hilly, cleared, grazing land with
creek frontage and some creek flats. Average rural views, north aspect, rural surroundings,
30km to Kyogle. Improved with a 1950's weatherboard cottage with galvanised iron roof
with detached weatherboard garage/carport, two tanks, various farm sheds, cattle yards,
dams and fencing. Zoned RU1 Primary Production. Shows $7,520/Ha.
Located approximately 6km north from closest CSG well activity at time of sale.
Analysis
There are limited directly comparable property sales available to use as points of
comparison to the subject sale. The above comparison properties are located from 300m to
11 kilometres away from CSG gas well activity. These sales range in value $365,000 to
$750,000 or from $3,409/Ha to $8,579/Ha. The sales at Stratheden Road, Stratheden and
605 Stratheden Rd, Stratheden show land value rates of $5,690/Ha and $6,768/Ha
respectively. These sales are in close proximity to the subject and are generally in line with
the subjects land value rate of $5,349. The sale at 605 Stratheden Rd, Stratheden is slightly
above the subjects land value rate as would be expected given the sale property is slightly
superior land to the subject. The sale at Booths Rd, Doubtful Creek shows an analysed land
value of $3,409/Ha. This is lower than the subjects land value rate but the property is in an
inferior location with inferior topography. The sales at Sullivans Road, Stratheden and 33
Eggins Road, Doubtful Creek both show a higher analysed rate per hectare and are both
considered superior properties to the subject.
The subject property’s analysed land value of $520,000 and $5,349/Ha fits within the range
of the above analysed sales evidence. Its value appears to be at a level commensurate with
its features in comparison to the sales evidence.
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Appendices 5.1 to 5.2 – Narrabri/Gunnedah
Appendix 5.1
Comparable Sales Evidence – Sale 1 – Property H, Mullaley
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

10232 OXLEY HWY,
MULLALEY

19/03/2012

$887,000

285 Ha

$865,000

Irregular shaped vacant lot. Gently undulating land mix of cultivation (125ha) and grazing
(160ha) land. Includes fencing and dam. Access via bitumen sealed Oxley Highway. The
property is fenced into one paddock and has one large dam and a smaller holding dam. The
grazing section of the property is subject to flooding. Sold by Elders Gunnedah to a
neighbouring owner. Located approximately 7km north east of Mullaley. Zoned RU1
Primary Production. Shows $3,035/Ha.
Located approximately 5km from well activity.
WOOL ROAD,
GOOLHI

04/07/2011

$878,385

209.1 Ha

$800,000

Irregular shaped improved lot. Mostly cleared, gentle sloping cultivation land. Access from
bitumen sealed Wool Road via gravel driveway. Improved with a hardiplank and metal
dwelling in poor condition at time of sale and a garage attached. Also improved with
machinery sheds, two silos, two dams, one bore and fencing. Part of larger property that
was split up three ways and sold to adjoining owners. Located approximately 12km north
west of Mullaley. Zoned 1(a) Rural Large Holdings. Shows $3,826/Ha.
Located approximately 7km north west of well activity.
2918 GOOLHI RD,
GHOOLENDAADI

17/03/2010

$850,000

203.2 Ha

$835,000

Irregular shaped lot of vacant land adjoining Cox’s Creek to the eastern boundary. Gently
undulating cultivation land (173.2ha). Grazing land located close to creek boundary (30ha).
Flood prone along creek. Includes boundary fencing. Located approximately 17km north of
Mullaley. Zoned RU1 Primary Production. Shows $4,109/Ha.
Located approximately 7km from well activity.
10663 BLACK STUMP
WAY, MULLALEY

04/07/2011

$840,155

200 Ha

$825,000

Regular shaped lot of vacant land. Mostly cleared and generally level to gently sloping
topography. Good quality mixed farming country. No legal access and purchased by an
adjoining owner. Includes boundary fencing. Part of larger property that was split up three
ways and sold to adjoining owners. Located approximately 12km north west of Mullaley.
Zoned 1(a) Rural Large Holdings. Shows $4,125/Ha.
Located approximately 7km north west of well activity.
787 DENVER LANE,
PIALLAWAY

20/04/2012

$1,040,000

259 Ha

$795,000

Regular shaped improved lot. Generally level cleared cultivation land. Access is off the
gravelled Denver Lane. Improved with a fibro and galvanised iron dwelling. Machinery shed,
steel cattle yards, old cottage and three silos, three bores, one equipped with electric
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submersible pump, two windmills, one dam, fenced and three rainwater tanks. Zoned RU1
Primary Production. Shows $3,069/Ha.
Located approximately 25km from closest well activity.
248 BITHRAMERE
LANE, BITHRAMERE

30/05/2012

$1,300,000

259.7 Ha

$990,000

Irregular shaped improved lot. Located about 15 kms to the west of Tamworth in Tamworth
Regional LGA. Gently sloping/undulating cultivation country with creek edge grazing.
Improved with a weatherboard and corrugated iron detached dwelling, machinery shed, two
haysheds, two dams and fencing. Zoned RU1 Primary Production. Shows $3,812/Ha.
Located approximately 38km from closest well activity and in Tamworth CSG free area not
under a PEL.
Analysis
The above comparison properties are located from five to 38 kilometres away from CSG
wells. These sales range in value from $795,000 to $990,000 or from $3,035/Ha to
$4,125/Ha. These sales are all fairly comparable to the subject with the lower land values
on rate per hectare basis primarily attributed to those properties with part grazing land as
opposed to all cultivation. The sale at 248 Bithramere Lane, Bithramere has comparable
features to the subject property being slightly larger and showing a slightly lower land value
of $3,812/ha which is primarily due to the larger size of the property. This sale is located
approximately 38km from closest well activity and in Tamworth CSG free area not under a
PEL.
The subject property analysed land value of $900,000 and $4,382/Ha fits within the range of
the above analysed sales evidence and is at the upper end of the range. Its value appears
to be at a level commensurate with its features in comparison to the sales evidence.
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Appendix 5.2
Comparable Sales Evidence – Sale 2 – Property I, Bohena Creek
Property Address

Sale Date

Sale Price

Area

Analysed Land
Value

931 KIANDOOL
LANE, BOHENA
CREEK

16/02/2005

$120,000

100.3 Ha

$100,000

Regular shaped lot. Approx 40% of the property has been previously farmed, 50% open
grazing and the remainder being timbered country. Gravel road access from Kiandool Lane.
Records show sale included fencing and dam at time of sale, improved with detached
dwelling at date of inspection. Property is located approximately 12.5km to the south west of
Narrabri town centre. Zoned RU1 Primary Production. Shows $997/Ha.
Located approximately 1km to the west of wells.
1463 YARRIE
LAKE RD,
NARRABRI

25/08/2006

$131,000

100 Ha

$120,000

Regular shaped vacant lot. Fairly level land, 80% timbered, remaining 20% is grazing land
with scattered shade timbers. Accessed from bitumen sealed Yarrie Lake Road. Includes
boundary fencing and dam. Property is located approximately 15km to the south west of
Narrabri town centre. Zoned RU1 Primary Production. Shows $1,200/Ha.
Located approximately 3.5km north of wells.
78 STUMPY LANE,
YARRIE LAKE

24/02/2006

$200,000

226.2 Ha

$190,000

Irregular shaped vacant lot. Land is mostly level and cleared. Vacant farming land. Gravel
road access off Stumpy Lane. Includes boundary fencing. Located approximately 25km
west of Narrabri. Property is located approximately 25km to the south west of Narrabri town
centre. Zoned RU1 Primary Production. Shows $840/Ha.
Located approximately 8km west of wells.
FOREST WAY,
YARRIE LAKE

31/08/2006

$180,000

262.24 Ha

$150,000

Irregular shaped vacant lot. Mostly level open grazing land, timbered in parts. Watercourses
run through lot. Access from Forest Way, gravel road. Includes boundary fencing, old timber
yards, dam and tank. Property is located approximately 32km to the south west of Narrabri
town centre. Zoned RU1 Primary Production. Shows $572/Ha.
Located approximately 12.5km west of wells.
2595 BALD HILL
RD, BELLATA

07/06/2007

$300,000

251.1 Ha

$275,000

Vacant irregular shaped lot. Mostly level cleared cultivation land not farmed around sale
date. Includes dams and fencing improvements. Located 32km north west of Narrabri.
Zoned RU1 Primary Production. Shows $1,095/Ha.
Located approximately 18km south of well activity (permanently sealed well) and 40km
north of wells.
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Analysis
The above comparison properties are located from one to 18 kilometres away from CSG
activity. These sales range in value from $100,000 to $275,000 or from $572/Ha to
$1,200/Ha. The most comparable sales are 2595 Bald Hill Road, Bellata which sold for a
rate of $1,095/Ha and 78 Stumpy Lane, Yarrie Lake which sold for a rate of $840/ha. The
Bald Hill Rd sale is similar quality land located further away from Narrabri and shows a rate
slightly below the subject. The Stumpy Lane sale is similar in size and features to the
subject and shows a slightly lower land value as expected given its location further from
town. These sales both support the subject’s value as being in line with the market.
The subject property’s analysed land value of $235,000 and $1,175/Ha fits within the range
of the above analysed sales evidence. Its value appears to be at a level commensurate with
its features in comparison to the sales evidence.

Study on the impact of the Coal Seam Gas industry on land values in NSW
February 2014

Page 71 of 73

Appendix 6 – Chief Valuer’s Memorandum 2012/003
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