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Executive Summary – Wyong LGA 2014 at a Glance
LGA Overview
Wyong Shire Council area is located on the Central Coast Region of New south Wales,
approximately 90 kilometres to the north of Sydney Central Business District.
Wyong Shire covers an area of 827 square kilometres and forms the northern portion of the
Central Coast Region. The Pacific Ocean forms the eastern boundary stretching 33 kilometres
from Catherine Hill Bay in the north to Forresters Beach in the south. The Shire’s three main
lakes (Tuggerah, Budgewoi and Lake Munmorah) form the Tuggerah Lakes system which runs
parallel to the coastline. Gosford City forms the southern boundary, Lake Macquarie City the
northern and the State Forests (Olney, Wyong and Ourimbah) the western boundary. Most
people within the Shire live east of the M1 Motorway in 56 square kilometres of suburbs
clustered around Tuggerah Lakes.1
Number of properties valued this year and the total land value in dollars
The Wyong Shire Local Government Area (LGA) comprises 60,646 entries valued for the 2015
program. These entries are spread across the standardised zones of business, industrial
residential, rural, environmental, special use, recreation and waterways as represented in the
table below.
There have been significant increases across the zones most sought after for residential
purposes, including, residential, rural, environmental and special use (SP3 Tourist). Modest
increases have been recorded across the business and industrial zones. Wyong LGA is
characterised as having predominately residential property land use base and offers a diverse
range of residential options. These range from beachside and lakeside suburban settings to
non-urban rural residential lifestyle properties. Business and industrial zones development is to
substantially support the local population however does include a range of national suppliers.
Valuation changes in the LGA expressed in dollars and percentage between the current annual
program and the 2014 General Valuation year program are as follows;

1

http://www.wyong.nsw.gov.au/getmedia/b69eea7e-d1b1-439e-89f0-03ad93707be2/Regional-Profile---Chapters-1and-2.aspx
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Properties Valued and Total Land Value – 014 Wyong
Zone

2015
2014
prior
2015 zone number
2015 total land annual general %
code
of
value
valuation
land change
properties
values

Business

B 1-7

Industrial

IN 1-2

Residential

R 1-3, 5

Rural

1,054

$577,118,760

$559,898,090

3.08%

569

$299,523,090

$297,189,600

0.79%

53,676

$12,931,485,181

$10,500,665,874

23.15%

RU 1-3, 5-6

1,540

$831,293,800

$704,278,570

18.03%

Environmental

E 1-4

2,111

$860,888,149

$698,002,254

23.34%

Special Use

SP 1-3

653

$317,252,800

$230,495,700

37.64%

Recreation

RE 1-2

994

$229,569,365

$218,596,234

5.02%

Water Ways

W 1-2

49

$242,000

$251,000

-3.59%

60,646

$16,047,373,145

$13,209,377,322

21.48%

Total

State and Local Government Legislation for LGA
Wyong LEP 2013 commenced on 23 December 2013. This is a new Standardised Instrument
as required in NSW.
There have been five (5) LEP amendments for the Wyong LGA during the 2015 Annual
Program.
Date

Amendment

14/11/2014 Wyong Local Environmental Plan 2013 (Amendment No 5) (2014-724)
8/12/2014

Wyong Local Environmental Plan 2013 (Amendment No 11) (2014-809)

16/02/2015 Wyong Local Environmental Plan 2013 (Amendment No 15)
20/03/2015 Wyong Local Environmental Plan 2013 (Amendment No 13)
17/04/2015 Wyong Local Environmental Plan 2013 (Amendment No 14)
Wyong Local Environmental Plan 2013 (Amendment No 8) (2015-350) —
26/06/2015 published LW 26 June 2015
4/09/2015

Wyong Local Environmental Plan 2013 (Amendment No 7) (2015-541) —
published LW 4 September 2015
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Market Overview and Sales of Particular Interest
A significant body of sales analysis has been undertaken across the Wyong Shire property
market to provide an accurate and reliable basis of valuation.
In excess of 1,600 market sales, across all major land use zones, have been analysed to
enable the establishment and verification of land values as at 1 July 2015. These analysed
sales also support the grading across components. Analysed sales reports are provided to
Land and Property Information on a consistent basis throughout the year. The added value of
improvements are also analysed to enable the accurate deduction of land values. This process
utilises the Paired Sales and the Replacement Cost Approach. This analysis is described in
detail within the main body of this report, and includes paired sales schedule and the resultant
table of added values of improvements.
In analysing sales before or after 1 July it is necessary to adjust the contract price in terms of
market movement. Analysis and resale evidence of properties indicated substantial variance in
values throughout the year from September 2014 to 1 July 2015 for properties zoned
residential, environmental, rural and special use SP3 tourist. A schedule of resales is included
in the body of this report.
Sales of particular interest are described in some detail under this heading within the main body
of the report. These sales include
Property PID

Zone Address

3316699

B5

53 Lake Haven Drive, Lake Haven

335405,

B4

1 Bent St, The Entrance

335406

B4

3 Bent St, The Entrance

3626061

IN2

80 Pacific Highway, Charmhaven

378471, 378472

R1

71-77 Sparks Rd, Warnervale

3388294, 3389590, 3389591 RU6

11, 20, & 30 Pacific Hwy, Doyalson

2824285

R2

2 Werrina Pde, Blue Bay

351739

R2

38 Greenacre Ave, Lake Munmorah

377812

R1

34 Sirius Ave, Bateau Bay

389639

RU1

582 Yarramalong Rd, Wyong Creek
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Significant Issues and Developments
Throughout the year we have regularly identified and reported significant market movement
across all residential market segments, including vacant & improved homesites, density
development sites, and rural-residential lifestyle properties. Value growth across all these
market segments has been substantial and widespread.
The scale of increases has ranged from component factors of 1.1 to 1.37 (10-37%).
Central Coast region was declared a natural disaster zone after widespread April storm cells
caused significant property damage across the region and the state. This had little apparent
effect on the surge in property prices.
Residential subdivision approvals and commencements have increased substantially through
the year, continuing the trend commenced throughout 2014. Large numbers of vacant lot single
dwelling homesites have become available and sold strongly across all identified growth areas,
including, Gwandalan, Woongarrah, Hamlyn Terrace and Wadalba.

SIGNIFICANT VALUE CHANGES
Summary of Valuation Changes to Residential Land
Central Coast as a region lacks the market driving forces of both adjoining and dominating
regions, Sydney and Newcastle.

Scenic beauty can only provide limited development

potential. The lack of natural resources to exploit, such as in the Hunter, and proximity to
the overpowering dominance of both Sydney and Newcastle as competitors for commercial
development and investment opportunities significantly impacts on the Central Coast as a
region to attract or provide for development opportunities to stimulate its economy. In its
stead the Central Coast, Gosford and Wyong LGA’s, act as labour force feeders to the
Sydney greater metropolitan area with a significant workforce commute on a daily basis
throughout the working week, and as a weekend, tourist/holiday recovery destination in
close proximity for the Sydney based workforce.

Changes since previous Valuation Year (2014)
Total Value of All Lands

+21.48% from 2014 to 2015

The overall increase builds significantly on the 2014 overall increase of 6.4% and the small
increase of 2013, +0.6%, and more than replaces the losses of 2012, -5.7%.

13 November 2015
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By far the greatest contributor to this overall increase is residential zone lands in that they
comprise the largest number of individual properties to the total. However all residential
property segments of the zones, Residential, Rural, Environmental, SP3 Tourist and RE2
Private Recreation show significant value gains.
In general terms this growth has been increasing in momentum for the past two years and has
been primarily driven by the residential market, as one might expect from its representation in
the preceding pie graphs. As a generalisation the broader macro-economic policies of both
State and Federal Governments and Reserve Bank response to national and global economic
indicators and their impact on the nation, manifesting through the cash rate, currently at 2.0%,
(this rate having been reduced twice during the annual program, by -0.25% in February and
May) may be considered the stimulus in returning confidence to this market. In particular the
presence of foreign and local investment funds is seen as having a high presence in the volume
of sales and influencing the increase value trend.

Residential Zoned Lands

+23.15% from 2014 to 2015

Total land values have continued to improve as indicated over the +7.4% gain in 2014.
Comprising 71 components, including 14 waterfronts, 19 general residential, 32 low density
residential, 3 medium density, 2 englobo, 1 large lot residential. Across this segment all
components through the application of primary component factors increased in value. This
outcome indicates Wyong Shire residential property has and is currently experiencing similar
market pressures as reported throughout NSW.
Increases, as reflected via component primary factors, were in the range of 1.049 to 1.375.
Waterfronts
There are 16 waterfront components in Wyong Shire comprising 14 residential, 1 Natural
Waterways and 1 Recreational Waterways.
Residential waterfront properties experience an average market growth of 18.3% in 2015
across the 14 components in Wyong Shire. The component primary factors for 2015 were in
the range of 1.06 to 1.3.
It should be noted that much of the property in the residential waterfront segment is lake-front
and low lying. There is limited open beach and coast front land. The market wariness of flood
prone land experienced in 2014 has appeared to mostly have evaporated in 2015 as the coast
experienced a bull market which has had a direct influenced on values in the waterfront
components.
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Page | 6

014 WYONG ANNUAL VALUES FINAL REPORT 2015

Medium Density, including both zones R1 and R3
R1 General Residential zone lands comprise 18 components and 1 component comprising
exceptions to residential development of the zone.
These 18 components experienced an average increase of 22.8% for 2015 with their primary
factor within a range between 1.1 and 1.375. The exception component experienced an
increase of its primary factor of 1.049.
R3 Medium Density Residential zone lands comprise of 3 components.
These components experienced an increase in primary factors within the range between 1.163
and 1.316 and have a direct correlation to the primary factors experienced in the neighbouring
R1 components.
General Residential
R2 Low Density Residential comprises of 31 components and 1 component comprising
exceptions to residential development of the zone.
The 31 residential components experienced an average increase of 23.9% with their primary
factor within the range between 1.136 and 1.346. The exception component experienced an
increase of its primary factor of 1.111.
Commercial Zoned Lands

+3.08% from 2014 to 2015

Commercial property in Wyong is represented by 18 components. Of the 18 components, 10
increased in value showing component primary factors in the range 1.027 to 1.159, the
remaining 8 were static. This builds on a similar 3.1% overall growth in 2014 and 1.2% in 2013.
Three consecutive years of modest growth are encouraging signs after many previous years of
contraction or nil growth. It would be anticipated this type of slow steady growth to more likely
be retained in this market segment over the coming years.
Industrial Zoned Lands

+0.79% from 2014 to 2015

Industrial property is represented in 10 components. Of the 10 components, 7 increased in
value showing component primary factors in the range 1.039 to 1.101, the remaining 3 were
static. This outcome claws back some of the overall contractions of both 2014 and 2013. Value
increases were most evident in well located and accessible locations, including Warnervale,
Wyong, Tuggerah and Berkeley Vale. Those remaining static generally being the smaller low
profile precincts, including Ourimbah and Bushells Ridge

13 November 2015
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Non-Urban Zoned Lands

+18.03% and 23.34% from 2014 to 2015

Rural and Environmental Zones respectively
The components comprising this class of land are:
•

10 components zoned E1 through E4

•

12 components zoned RU1 through RU6

The 22 non-urban components experienced an increase in primary factors within the range
between 1.05 and 1.359. This class of land experienced an average increase of 18%. Some of
the strongest gains were made in locations close to freeway access, Fountaindale, Kangy Angy
and Ourimbah, and the traditionally most popular lifestyle locations, Glenning Valley through to
Tumbi Umbi.

13 November 2015
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Disclaimer – Purpose of this Report
The purpose of this report is to provide preliminary advice to both council and LPI for the 1 July
2015 General Valuation of Wyong Local Government Area. The report has been produced on
behalf of the Valuer General.
The land values have been specifically made for rating and taxing purposes. Land values
produced as part of this process should not be used for any other purpose without the specific
agreement of the Valuer General.
Land values must have regard to specific requirements and assumptions in rating and taxing
legislation. Consequently these valuations may vary from market levels.
The land values have been determined using a methodology prescribed by the Rating and
Taxing Valuation Procedures Manual. The Manual allows mass valuation methodologies that
involve assessing large numbers of properties as a group to be utilised where appropriate.
Mass valuation methodologies are by their nature likely to be less accurate than individually
assessed valuations, however are utilised worldwide for rating and taxing purposes to deliver
valuations within an acceptable market range.
Town planning, land use and other market information contained in this report has been
compiled based on enquiries undertaken during the valuation process. Third parties should
make their own inquiries into these details and should not rely on the contents of this report.
The Valuer General disclaims any liability to any person who acts or omits to act on the basis of
the information contained in this report.
More information on the valuation process is available from the Land and Property Information
website at www.lpi.nsw.gov.au/valuation

13 November 2015
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LGA OVERVIEW
Wyong, including Gosford as the Central Coast Urban Area, is the third largest urban area in
New South Wales after Sydney and Newcastle. The majority of the working population of
Wyong Local Government Area (LGA) is employed in what may be broadly described as
service industries, including health and welfare, construction, rural, retail, food and
accommodation, and administration.
There is very little primary or manufacturing industry located within the Central Coast. Some of
the defining and most notable features of the Central Coast include its popularity as: 

Retirement and holiday destination



The predominance of national parks and bushland over suburban areas



The concentration of these suburban areas along the coastal strip



The extensive inland waterways including Brisbane Waters and Tuggerah Lakes

Key attractions within the Wyong Shire include The Entrance Peninsula (based around
Tuggerah Lakes); Toowoon Bay, Magenta Shores Resort and Golf Course (located north of
The Entrance North); the Norah Head Lighthouse; the popular waterways near Toukley and
Budgewoi; Wyong (the historic timber-cutting town and farming village); the foreshores of
Southern Lake Macquarie (Australia’s biggest coastal lake), Watagan Mountains, and the
Yarramalong and Dooralong Valleys inland from Wyong. Holiday parks are located in most
prominent coastal locations including Budgewoi, Canton Beach, Norah Head and Toowoon
Bay.
The Central Coast has a substantial proportion of its working population employed outside the
region resulting in significant daily road and rail commute, primarily to Sydney.
This latter feature maintains in the public eye the benefits and shortcomings of the main roads
system, in particular the Sydney/Newcastle M1 Motorway.
Profile id Wyong Shire is also renowned for its coastline and surfing beaches including Lakes,
Soldiers, The Entrance North, The Entrance, Toowoon Bay and Shelly Beach, and has more
than 300 kilometres of pedestrian designated walking paths/cycle ways and on-road bicycle
lanes.
Wyong Shire has three Federal electorates: Dobell, Robertson and Shortland.
With very little primary industry, the largest employment categories are manufacturing, retail
trade and health, in that increasing order. A significant percentage of the working population
is employed outside the LGA.

13 November 2015
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Description of LGA
Wyong LGA Key Statistics (as at 2011 Census)

Important Statistics:

Population
2
159,015( )

Land area
74,013
hectares
2)
(740km

Population density
2.15 persons per hectare

Data for this QuickStats was collected from the 2011 Census of Population and Housing. Some values in
this QuickStats may have been adjusted to avoid release of confidential data. These adjustments may
have a significant impact on the calculated percentages in QuickStats.

2

http://profile.id.com.au/wyong/population-estimate
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Total Value Composition

Business
Industrial

$577,118,760 ,
4%
$299,523,090 ,
2%

Residential

$12,931,485,18
1, 81%
Rural
$831,293,800 ,
5%
$860,888,149 ,
Environmental
5%
Special Use

Recreation
Water Ways
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Graphical Representation of Wyong LGA 2015 at a Glance
Wyong LGA comprises 60,646 entries valued for the 2015 Program.
Overwhelmingly Residential zoned land dominates the number of roll entries with 88% of the
roll content.
The Pie Charts illustrated above demonstrate the significance of Residential zoned lands in
the composition of the valuation roll for Wyong LGA.
The first Pie Chart takes the total of all land values, $16,047,373,145, and demonstrates by
percentage and dollars the contribution by the various land uses; whilst the second takes the
total of all properties, 60,646, and demonstrates by percentage the contribution by the various
land uses.
The bar graph demonstrates the value trends for various land uses and the overall trend for
all land uses. The single greatest value increase occurred in the Special Use SP3 Tourist
zone, this includes the Kooindah and Magenta Shores community estates and the Canton
Beach precinct. After this the residential, rural and environmental zones recorded very
strong growth this year. The strength of this growth is consistent with broader market
indicators coming out of the Sydney metropolitan markets for residential property.
As a generalisation the greatest area of value change has occurred in the low to mid-price
range of the residential market. Investors and first home buyers continue to make the most
of the current low interest rate environment placing upward pressure on the low to mid points
of this market segment. As displayed in the graph confidence and increasing land values
have also emerged for Commercial and Industrial lands.

Location of the District
Wyong Shire covers an area of 827 square kilometres and forms the northern portion of the
Central Coast Region. The Pacific Ocean forms the eastern boundary stretching 33 kilometres
from Catherine Hill Bay in the north to Forresters Beach in the south. The Shire’s three main
lakes (Tuggerah, Budgewoi and Lake Munmorah) form the Tuggerah Lakes system which runs
parallel to the coastline. Gosford City forms the southern boundary, Lake Macquarie City the
northern and the State Forests (Olney, Wyong and Ourimbah) the western boundary. Most
people within the Shire lived east of the M1 Motorway in 56 square kilometres of suburbs
clustered around Tuggerah Lakes.3

3

http://www.wyong.nsw.gov.au/getmedia/b69eea7e-d1b1-439e-89f0-03ad93707be2/Regional-Profile---Chapters-1and-2.aspx
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Page | 15

014 WYONG ANNUAL VALUES FINAL REPORT 2015

Source: Wyong Shire Council website

Principal Towns or Suburbs
Within the Wyong LGA, there can be identified several principal suburbs representing focal
points for their surrounding districts as primary centres for commerce, services and transport
hubs. These include:-

Wyong
Hosting the Local Council administrative centre and the areas principal commuter road/rail
interchange for the suburbs extending north from there and following the western and northern
shores of the Tuggerah Lakes network. Prominent suburbs in this direction include Hamlyn
Terrace, Woongarrah and Lake Haven to the western shore of Tuggerah Lake, whilst Toukley
and Noraville have a prominence to the eastern shore. Further to the north hugging the shores
of Budgewoi and Munmorah Lakes and the southern shores of Lake Macquarie are a number
of residential suburbs centred on lakeside bays and separated by national parkland or
environmentally sensitive lakeside bushland and large tracts of land dedicated to Munmorah
and Vales Point electrical power stations.

Prominent amongst these are Budgewoi and

Gwandalan.

13 November 2015
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Tuggerah
Hosting the regional shopping centre, Tuggerah Westfield which has around 100,000 m2 of
floor space with plans to increase this area in the near future. Tuggerah also has a major
road/rail interchange servicing the extensive network of suburbs extending along the southern
to eastern shores of Tuggerah Lake and the beachside strip of suburbs, the principal suburb of
this southern reach of the district is Bateau Bay where a significant sub-regional retail and
service centre, Bay Village is situated. Prominent suburbs in this sub-region include The
Entrance, having a wider reputation as a popular tourist and holiday destination, and extending
south along the coast/beach front from here are the premium beachside suburbs of Toowoon
Bay, Blue Bay and Shelly Beach.

Warnervale
Of note is the district of Warnervale as being the intended location for the short to longer
term Greenfield suburban and employment zone development.

Wyong Shire has an

average growth of 2,300 new residents per annum over the past twenty years and it is
estimated that 1500 new jobs per year will be needed to keep pace with population growth.
The purpose of the Warnervale Employment Zone (WEZ) is to provide such an area which
promotes economic development within Wyong Shire. The WEZ centres on 340 hectares of
industrial zoned land with access to the major arterial road, the M1 Motorway, between
Sydney and Newcastle. It was declared a State Significant Site in mid 2006, creating new
zones to accommodate employment and large industry needs such as manufacturing,
warehousing, storage and research purposes. It is anticipated that the area will facilitate
approximately 6,000 local jobs and generate a minimum of $1.5 billion of investment in the
Central Coast economy.
The Warnervale Town Centre precinct is intended to host a new railway station and transport
interchange, and create employment opportunities for 1,200 people, including 25,00sqm retail
space, 15,000m2 of commercial space and 8,00m2 of bulky goods space. It will also create
housing opportunities for 5,000 people and include 525 houses, 220 townhouses and a1455
apartments. A major shopping centre will also feature, with Woolworths to begin construction in
the near future.4

4

http://www.wyong.nsw.gov.au/getmedia/7b6d29a4-9610-43ac-bce0-6bfe73fde852/Wyong-Shire.aspx
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Main Industry
The Central Coast economy comprises a large number of small and medium sized businesses.
At the smaller end there are a significant number of micro businesses and home based
businesses, many of which service local markets. There are few large employers. The larger
employers included the health service, State and local government, several manufacturers,
food processors, logistics and distribution centres, construction, clubs, resorts, call centres,
large retailers and the education section (schools, university and TAFE). The region has been
successful in attracting larger businesses in manufacturing, food processing and logistics, with
these businesses being part of national or global enterprises. There are only a handful of
locally grown large businesses located on the Central Coast.5

Significant Retail Centres
Tuggerah Westfield is Wyong LGA’s only regional shopping centre. There is also in Tuggerah,
a complementary bulky goods retail area located to the east of this regional centre.
Other significant retail centres are located at Wyong (hosting the Council administrative centre),
Bateau Bay and Lake Haven (both of which are substantial sub-regional shopping complexes).
These three locations each feature major rail and/or road/bus transport interchanges.
The Entrance, Killarney Vale, Toukley and Budgewoi are prominent commercial/business
centres in providing limited choice retail and service provisions at a more localised level. The
Entrance is also significant as a tourist retail centre providing a wide range of dining
alternatives, gift and boutique retail outlets.
A new shopping centre has been opened at Lake Munmorah during 2013, with a Woolworths
Supermarket being the major tenant. This centre is in the neighbourhood category similar as to
be found at Wadalba. Its significance is that it represents the expansion of this type into the
northern region of the LGA.

Type of Residential Development
In the Wyong LGA, the majority of dwellings are single and two-storey detached dwellings.
Residential density areas are focused at The Entrance and extending south from there through
Long Jetty and adjoining beachside suburbs, then adjoining Wyong railway station, at Toukley
and Gorokan.

5

http://www.rdacc.org.au/filelibrary/Regional%20Economic%20Development%20and%20Employment%20Strategy%2
0Document.pdf
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The majority of density development in recent years has focused around the business district of
The Entrance. Development at The Entrance has been of the high rise type whilst all the other
mentioned density centres are developing at a slower pace to medium density levels in the villa
and townhouse style.
Detached low density development has been concentrated around Tuggerah/Mardi,
Watanobbi, Wadalba, Hamlyn Terrace and Woongarrah over the past decade. There exists a
reasonably substantial supply of englobo lands available for development.
In addition there are the extensive tracts of RU6 Transition land surrounding the Warnervale
Town Centre awaiting release subject to servicing and demand. Current levels of demand for
dwelling sites are low as a result of broader economic circumstances. This has limited the
development of new residential estates and the sales volumes within the existing new estates
in these locations.
The Central Coast has long been a popular destination for retirees from outside the region.
As such, there is an obvious representation of retirement villages and over 55’s estates
across the region. Significant examples of these developments can be found in Bateau Bay
and Berkeley Vale and further examples are spread throughout the area. Mobile home
villages for retirees are also well represented.
In 2011, there were 53,410 separate houses in the area, 9,154 medium density dwellings,
and 2,021 high density dwellings. In addition, there were 756 caravans/cabins/houseboats in
the area.
Analysis of the types of dwellings in Wyong Shire in 2011 shows that 81.4% of all dwellings
were separate houses; 14.0% were medium density dwellings, and 3.1% were high density
dwellings, compared with 58.9%, 19.7%, and 20.7% in the Greater Sydney respectively
The total number of dwellings in Wyong Shire increased by 3,156 between 2006 and 2011.
The largest changes in the type of dwellings found in Wyong Shire between 2006 and 2011
were:


Separate house (+1,917 dwellings)



Medium density (+908 dwellings)



High density (+451 dwellings)



Caravans, cabin, houseboat (-227 dwellings)6

6

http://profile.id.com.au/wyong/dwellings
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Land Use
Wyong Shire is a growing residential area, with some business and industrial land use. The
shire encompasses a total land area of over 820 square kilometres, including substantial areas
of national parks, state forests, coastline and lakes.

The western half of the Shire is

predominantly rural. Rural land is used mainly for farming, timber-getting and coal mining for
electricity generation. 7

State & Local Government Legislation for LGA
Planning documents guide Council when determining proposed development within a city.
There are three levels of planning instruments that apply within a Local Government Area
(LGA). These are:


Local Plans (including Local Environmental Plans and Development Control Plans



Regional Plans



State Environmental Planning Policies

A Local Environmental Plan (LEP) is prepared by councils to guide planning decisions and
control development through land use zoning and development standards.
The main function of an LEP is to separate incompatible land uses through land use zones.
In addition, LEPs often include other planning provisions which set out additional planning
controls or matters to consider so to guide development.
Each council in NSW is required by law to have an LEP, which is prepared by council in
consultation with the community before it is approved by the Minister for Planning. The
Minister for Planning grants approval in accordance with the Environmental Planning and
Assessment Act and its associated Regulations.

Wyong Local Environment Plan (LEP) 1991
This instrument has now been largely superseded by LEP 2013. However remains in force
for land described under the LEP 2013 as Deferred Matter Lands

7

http://profile.id.com.au/wyong/about
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Wyong Local Environmental Plan (LEP) 2013
Wyong LEP 2013 was gazetted on December 23 2013. It follows the Standard Instrument
LEP Program initiated in 2006 to create a common format and content for LEPs across the
State. The aims of the Plan are:


This Plan aims to make local environmental planning provisions for land in Wyong in
accordance with the relevant standard environmental planning instrument under section
33A of the Act.



The particular aims of this Plan are as follows:



Foster economic, environmental and social well-being so that Wyong continues to
develop as a sustainable and prosperous place to live, work and visit,



Encourage a range of housing, employment, recreation, human services and
appropriately located tourism-related development in Wyong to meet the existing and
future needs of residents and visitors,



Promote the efficient and equitable provision of public services, infrastructure and
amenities,



Provide for a range of local and regional community facilities for recreation, culture,
health and education purposes,



Apply the principles of ecologically sustainable development to guide future
development within Wyong,



Conserve, protect and enhance the environmental and cultural heritage (both
indigenous and non-indigenous) values of Wyong,



Protect areas of high scenic landscape value,



Maintain and enhance the existing character, amenity and environmental quality of
Wyong,



Minimise risk to the community in areas subject to environmental hazards, including
flooding, climate change and bush fires,



Promote a high standard of urban design that responds appropriately to the existing or
desired future character of areas,



Encourage development that increases public transport patronage, walking and cycling.

13 November 2015

Page | 21

014 WYONG ANNUAL VALUES FINAL REPORT 2015

There are various Strategic Plans and Planning Controls in place to aid in the development
of a framework for the future of Wyong Shire.
The LEP is supported by the following documents:

Settlement Strategy
Which looks at planning for the Shire’s growing population and demographic changes
over the next 25 years as well as support business growth and employment.

Development Control Plan (DCP) 2013
Provides Council’s requirements for sustainable quality development and environmental
outcomes.

Residential Development Strategy
A comprehensive strategy to guide residential development and increase the quality and
diversity of development in the Shire.

Warnervale Planning Strategy
The Warnervale/Wadalba Urban Release Area covers the suburbs of Warnervale,
Hamlyn Terrace, Woongarrah, Wallarah and Wadalba.

Wyong Shire Retail Strategy
The purpose of the Strategy is to consider opportunities for the redevelopment and
renewal of existing centres in Wyong and establish broad planning requirements for the
planning and development of new centres.

Wyong Development Control Plan (DCP) 2013
The Development Control Plan (DCP) 2013 is an integrated design and policy document
developed to support the Wyong LEP 2013 which provides Council’s requirements for
sustainable quality development and environmental outcomes within Wyong Shire.
To comply with the changes in the Local Environmental Plan (LEP) 2013 the DCP has been
reviewed to make sure the information and various supporting maps, pictures, tables,
references and design advice meet the new requirements.

Details about various

development types and specific localities are included - and it explains the objectives behind
Council’s requirements. It also includes various illustrations, photographs, references and
design advice to ensure that proposals will meet the identified assessment provisions for
land uses and zones established by the LEP.
13 November 2015
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The aims of the DCP 2013 are to:


Identify Council's expectations and requirements for development within the Wyong
Shire



Identify approaches and techniques which promote quality development outcomes in
Wyong Shire



Promote best practice and quality environmental outcomes



Facilitate the orderly and economic development of land



Facilitate employment generating development



Promote the integration of economic, social and ecological sustainability principles into
development to encourage vibrant and liveable communities and ensure the future
health of the local environment



Ensure that land is adequately serviced

Additional plans impacting across the Wyong LGA include:

Sydney Regional Environmental Plan No 8 (Central Coast Plateau Areas)
The general aims of this plan are:


Provide for the environmental protection of the Central Coast plateau areas and to provide
a basis for evaluating competing land uses



Encourage the use of land having a high agricultural capability for that purpose and, as
much as possible, to direct development for non-agricultural purposes to land of lesser
agricultural capability



Protect regionally significant mining resources and extractive materials from sterilization



Enable development for the purposes of extractive industries in specified locations



Protect the natural ecosystems of the region



Maintain opportunities for wildlife movement across the region



Discourage the preparation of draft local environmental plans designed to permit rural
residential development



Encourage the preparation of draft local environmental plans based on merits.
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Sydney Regional Environmental Plan No 9—Extractive Industry (No 2—1995)
This plan aims:


Facilitate the development of extractive resources in proximity to the population of the
Sydney Metropolitan Area by identifying land which contains extractive material of
regional significance



Permit, with the consent of the council, development for the purpose of extractive
industries on land described in Schedule 1 or 2



Ensure consideration is given to the impact of encroaching development on the ability of
extractive industries to realise their full potential



Promote the carrying out of development for the purpose of extractive industries in an
environmentally acceptable manner



Prohibit development for the purpose of extractive industry on the land described in
Schedule 3 in the Macdonald, Colo, Hawkesbury and Nepean Rivers, being land which is
environmentally sensitive.

2008 Central Coast Regional Strategy
The NSW Central Coast is well known for its outstanding environment and coastal lifestyle.
Covering 1854 square kilometres and 81 kilometres of coastline, more than half the region is
national parks, bushland, open space and aquatic environments.
Currently over 300,000 people live on the Central Coast and the region continues to grow at
one of the fastest rates in NSW. Just one hour from Sydney and Newcastle, the region
offers great opportunities for business with both land available and skilled local workforce.
The Central Coast Regional Strategy is the NSW Government's long term land use plan for
the region, which covers the Gosford City and Wyong Shire local government areas. The
regional strategy contains policies and actions designed to cater for the region's projected
housing and employment growth over the period to 2031.
The strategy outlines how and where future development should occur to appropriately
accommodate this growth and to provide sufficient capacity to cater for more than 45,000
new jobs, reducing the need for local residents to commute outside of the region for work.
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North Wyong Shire Structure Plan
The North Wyong Shire Structure Plan is a high level land use strategy that will guide
greenfield development in some 11,500 hectares across the northern and north eastern
areas of the Wyong local government area to 2031 and beyond.

The Wyong LGA is

expected to provide 70 per cent of the Central Coast’s new housing and 60 per cent of its
new employment to 2031, predominantly in the northern half of the LGA.

Wyong Local Environmental Plan (LEP) Amendments
These amendments are tracked using the Department of Planning Gateway System with
amendments reported in each Monthly Progress Report for the Gosford and Wyong Contract.
Most LEP Amendments relate to changes in zoning, enabling clauses, heritage listing etc.
Date

Amendment

14/11/2014

Wyong Local Environmental Plan 2013 (Amendment No 5) (2014-724)
Applies to Lot 229, DP 847847, 47 Pinaroo Road, Gwandalan (PID 356785). This Plan amends the
following maps: Additional Permitted Uses Map, Land Zoning Map and Lot Size Map. The effect of this
amendment is to rezone this parcel from E2 Environmental Conservation to split zone R2 Low Density
Residential & R5 Large Lot Residential.

8/12/2014

Wyong Local Environmental Plan 2013 (Amendment No 11) (2014-809)
Applies to certain land to which Wyong Local Environmental Plan 2013 applies. The effect of this
amendment is to make changes to the flood planning and flood risk management clauses 7.2, 7.3 and to
Dictionary definitions.

16/02/2015

Wyong Local Environmental Plan 2013 (Amendment No 15)
Applies to land at 211 Wallarah Road, Kanwal, being Lot 2, DP 518378. The effect to enable the
additional permitted use of the site for service station.

20/03/2015

Wyong Local Environmental Plan 2013 (Amendment No 13)
Applies to part of Lot 200, DP1181287, No 15 Regatta Way, Summerland Point, rezoned from E2 to R2

17/04/2015

Wyong Local Environmental Plan 2013 (Amendment No 14)
Applies to land at Pacific Highway, Lisarow, being Lot 1, DP862725, Additional Permitted, Development
for the purpose of bulky goods premises and office premises is permitted with development consent if the
total floor area does not exceed 5,500m2.

26/06/2015

Wyong Local Environmental Plan 2013 (Amendment No 8) (2015-350) — published LW 26
June 2015
Applies to certain land at Bay Village Road, Community Road, Morris Place and The Entrance Road,
Bateau Bay

4/09/2015

Wyong Local Environmental Plan 2013 (Amendment No 7) (2015-541) — published LW 4
September 2015
Applies to the following land: (a) certain land at Bannister Drive, Forrow Drive and Jordan Lane, Lake
Haven, being Lots 1–4, 9, 10 and 14, DP 270014, (b) 68 and 70 Chelmsford Road and 3 Forrow Drive,
Lake Haven, being Lot 11, DP 881944 and Lots 20 and 21, DP 1197089, respectively, (c) 1, 2 and 4
Forrow Drive, Lake Haven, being Lots 11, 13 and 12, DP 270014, respectively, (d) certain road reserves
at Goobarabah Avenue and Lake Haven Drive, Lake Haven, being land adjoining Lots 3 and 4, DP
270014, and Lot 1, DP 1111485, respectively, (e) 43 and 53 Lake Haven Drive, Lake Haven, being Part of
Lot 1, DP 1084245, and Lot 1, DP 1111485, respectively, (f) certain land at Stratford Avenue,
Charmhaven, being Lot 3, DP 1071491, (g) the road reserve at Stratford Avenue, Charmhaven and Lake
Haven. (2) To the extent that this Plan removes a minimum lot size control, this Plan applies to 68
Chelmsford Road, Lake Haven, being Lot 11, DP 881944.
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Various State Environmental Plan Policies (SEPPS) and Other Plans
These are accounted for as they change.
There are numerous SEPPs that apply to Wyong Local Government Area consistent with their
application across a majority of councils in New South Wales.

Market Overview and Sales of Particular Interest

Local Trends

LPI Provided Median Sales and Activity Charts
The LPI provide the following information to contractors in relation to changes in median values
across three broadly defined market segments. These are: 

Properties Zoned Residential



Properties Not Zoned Residential



Strata Properties (All Zones)

The use of Median value changes is an accepted means of comparison from one year to
another, with no distortions of value changes being the result from poor grading or inconsistent
application of values. This is why the LPI choose to focus on this measure and why this
information is provided back to contractors as a source of trends.
In fact this information is provided to all contractors and actually measures every LGA in the
state over the same three year period.

This information makes for some interesting

comparisons between different districts and even adjoining districts.
The following graphs have been provided by Land & Property Information and comprise Median
Sales Charts for the period June 2013 to June 2015.
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Wyong Sales - July 2013 to June 2015
Contract (Exchange) Date for sales as received at LPI before 1 September 2015
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Legend:

Market Value Trends During the 2015 Program
The following commentaries are drawn from our organisation of properties into components as
required for the management of properties for rating and taxing purposes, reference to
properties is also a reference to components and vice versa unless otherwise stated.

Residential Market Trends
Residential properties comprise 70 components, and include 14 waterfront, 21 medium density,
2 exceptions and 2 englobo; the remaining 31 of low density residential; all components
through the application of primary component factors displayed growth. This compares to 2014,
when one (2%) contracted in value; 47 (67%) increased and 22 (31%) required no value
change. This outcome is strongly consistent with the view presented through the broader media
reporting of an ongoing and enduring strengthening in the residential market leading to firming
and increasing values.
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Low Density Residential Non Waterfront
The components zoned R2 in Wyong Shire consist of 31 residential components and 1
component comprising exceptions to residential development of the zone. Development
across these 31 components consists predominately of detached single dwellings.
Development of secondary dwellings under SEPP Affordable Rental Housing 2009, on
suitable properties in this zone, has been an emerging trend over the preceding two years
and is now well established and strongly evident. Investors in particular have been targeting
suitable property and paying premium price to acquire and develop to this SEPP.
The 31 residential components experienced an average increase of 23.9% with their primary
factor within the range between 1.136 and 1.346. The exception component experienced an
increase of its primary factor of 1.111. This result is consistent with the strength of the
market across NSW.
In 2015 all components increased in value in general by a range of factors greater than
demonstrated by the 2014 results. By comparison the 2014 results were one component
contracting, 4 remained static with the remainder increasing in the range between 1.025 and
1.17.
In line with the R1 zone components the R2 zone components on the eastern and southern
shore of Tuggerah Lake, and to the west and south of the shire experienced the greatest
growth of values with primary factors in the range of 1.237 and 1.346.
Components that generally trended consistently together include the locations of;


The Entrance North R1 at 1.283 and R2 at 1.346,



Long Jetty/The Entrance R1 at 1.375 and R2 at 1.316,



Lake Munmorah R1 at 1.242 and R2 at 1.234,



Gwandalan R1 at 1.176 and R2 at 1.172,



Gorokan R1 at 1.148 and R2 at 1.148,



Blue Bay/Toowoon Bay R1 at 1.329 and R2 at 1.337,



Bateau Bay R1 at 1.297 and R2 at 1.308.

Exception to this trend occurred at:


Blue Haven R1 at 1.328 and R2 at 1.22,



Budgewoi/Buff point R1 at 1.25, Budgewoi/Halekulani R2 at 1.171 and Buff Point R2 at
1.201,



Mannering Park R1 at 1.111 and R2 at 1.339,



Mardi R1 at 1.257 and R2 at 1.324 .
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Overall value increases have been widespread. We will identify the locations by the margin
of increase, as low, below component factor 1.22 and high, component factor greater than
1.22.
At the low end, components primary factors of 1.136 to 1.22, include Wattanobbi, Wyong,
Rocky

Point,

Tuggerawong,

Tacoma,

Gorokan,

Wyongah,

Kanwal,

Charmhaven,

Woongarrah, Hamlyn Terrace, Warnervale, Chain Valley Bay, King Fisher Shores,
Gwandalan, Buff Point, Wadalba, Blue Have and San Remo.
In the high range, component primary factors over 1.22 include Bateau Bay, Lake
Munmorah, Long Jetty, Shelly Beach, Summerland Point, Ourimbah, Chittaway Bay,
Chittaway Point, Tuggerah, Killarney Vale, Toukley, Noraville, Canton Beach Norah Head,
Tumbi Umbi, The Entrance, Long Jetty, Berkeley Vale, Glenning Valley, Mardi, Blue Bay,
Toowoon Bay, Mannering Park.
Regrouping these by subregions shows the following out comes:
The suburbs along the southern shoreline of Tuggerah Lakes, Bateau Bay through to
Chittaway Bay all increased in the high range of component factors over 1.22.
The suburbs to the west of Tuggerah Lake, Wyong, Wyongah, Kanwal, Gorokan,
Charmhaven, Hamlyn Terrace, Woongarrah, increased in the low range, by factors less than
1.22. Ourimbah and Mardi both increased in the high range.
The northern subregion, showed mixed results, Budgewoi, Halekulani, Chain Valley Bay, &
Gwandalan in the low range, whilst Lake Munmorah , Summerland Point & Mannering Park
were in the high range.
To the east of Tuggerah Lake, Toukley, Noraville, Norah Head, The Entrance North, Blue
Bay and Toowoon Bay all increased in the high range.

Englobo
Property is represented by 2 components, one for each zone R1 and R2, comprising a total of
113 entries. Properties within these components have been individually valued and handcrafted
through the verification process. In 2015, the value of land classified as englobo has increased
by 10% overall. This compares to 2014 when this segment showed an overall increase of 42%.
The 2014 increase was exceptional in that it included lands being rezoned under the LEP 2013
conversion and Amendment No 1 to the LEP from 10A Investigation to Residential. These
rezoning’s adding considerable value and development potential to those affected lands. The
2015 increase is consistent with the low end of the broader market movement
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Waterfront Properties
There are 16 waterfront components in Wyong Shire comprising 14 residential, 1 Natural
Waterways and 1 Recreational Waterways.
Residential waterfront properties experienced an average market growth of 18.3% in 2015
across the 14 components. All components increased in value. The increase of primary
component factors for 2015 ranged between 1.06 and 1.3. This compares to the 2014 results
where 11 components remained static, and only 3 components increased by primary
component factors in the range between 1.03 and 1.06.
The greatest increase, primary component factors in excess of 1.22, occurred across 4
components, the lake front locations of Wyongah through to Rocky Point, Chittaway Bay,
Berkeley Vale and Killarney Vale, Wyong River fronts (Tacoma through to Wyong) and the
open beach fronts Noraville, The Entrance North and Blue Bay.
The lowest primary component factor of 1.06 occurred at Mannering Park on Lake Macquarie.
Elsewhere the balance of components around the Tuggerah Lakes system was in the range
1.12 to 1.2.
It should be noted that much of the property in the residential waterfront segment is lake-front
and low lying. There is limited open beach and coast front land. The market wariness of flood
prone land experienced in 2014 has appeared to mostly have evaporated in 2015 as the coast
experienced a bull market which has had a direct influenced on values in the waterfront
components.
The issues observed and highlighted by local real estate agents in 2014 that potential
purchasers are generally highly aware and sensitive to environmental issues such as properties
flood effected areas have appeared to be of less concern in the competitive current market
activity of late 2014 and 2015.
The two waterfront components representing zone W1 Natural Waterways that apply to creeks
and rivers, and W2 Recreational Waterways that apply to the lakes remain unchanged despite
the surrounding residential zone lands being subject of increases. Values within this class of
property were subject to significant variations at Base Date 2012 and again at 2014.
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General and Medium Density
General Residential R1 zone lands make up in total 19 components and include 1
component comprising exceptions to residential development of the zone. Development in
the zone comprises of predominately detached single dwellings and increasingly examples
low density flat building generally ranging in size from 2 to 10 units in the villa and
townhouse style. The locations where development is most active include Long Jetty, The
Entrance and Toukley.
The 18 components all increased in value, to show an average increase of 22.8% for 2015
with their primary factors in the range of 1.1 to 1.375. The exception component experienced
an increase of its primary factor of 1.049. This compares to the 2014 results where, by
primary factor, 5 components remained static, whilst the balance increased with primary
factors in the range 1.02 and 1.15. Overall growth this year has been significantly greater.
Value growth was greatest, primary component factor greater than 1.22, in the components
located to the east and south of the LGA, including, Toukley, Noraville, The Entrance North,
The Entrance, Long Jetty, through to Bateau Bay and Berkeley Vale.
Value growth was in the low end range, primary component factor less than 1.22, for
majority of locations to the west of the lakes system, including Lake Haven, Kanwal through
to Watanobbi and Wyong.
As a generalisation the rate of growth in the R1 zones was generally consistent with R2 Low
Density zone by location. Refer to the demonstration of this association under the R2 zone
commentary.
This year has continued the trend observed and reported on in our final report for 2014 that
due to the widespread improvement in sales volumes and increased values, there is
increasing interest and activity in progressing a selection of sites to development application
and construction. The commencement of the smaller to mid-size developments indicates
that developers/investors perceive the timing to be right to deliver their products to the
market. This is evident in Long Jetty and The Entrance.
Overall value increases have been wide spread. Notwithstanding the locations where
development is most active were included in the high end of value change and those where
developers are less active being in the low end of the value increase.
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Medium Density R3
The three components that comprise the suburbs of Long Jetty, The Entrance , Toowoon Bay,
Canton Beach, Toukley and Wyong located close to the town centres have experienced various
activity levels. Comprising various types and standards of residential dwellings these
components experienced an increase in primary factors within the range between 1.163 and
1.316 and have a direct correlation to the primary factors experienced in the neighbouring R1
components.
The components where development is most active, Long Jetty, The Entrance and Toowoon
Bay experienced a primary factor increase of 1.264 and Canton Beach and Toukley
experienced the highest growth with a primary factor increase of 1.316. The less active location
Wyong experienced the lowest growth with a primary factor increase of 1.163.
We note that the primary component factors for adjoining density zones R1 and R3 were
generally strongly consistent:
•

Long Jetty and The Entrance R1 at 1.375 and R3 at 1.264,

•

Wyong R1 at 1.154 and R3 at 1.163,

•

Canton Beach and Toukley R1 at 1.292 and R3 at 1.316

Non-Urban, Rural and Environmental Protection
Comprising 10 components zoned E1 through E4 and 12 components zoned RU1 through RU6
this class of land experienced an average increase of 18%. All component groups increased in
value as demonstrated by component primary factors. Component primary factors were within
the range from 1.05 to 1.359. This compares to the results of 2014 when total growth was 4.5%
and 4 components contracted between 0.95 and 0.96, one component remained static and the
remaining components increased within the range between 1.038 and 1.129. Overall the total
growth for 2015 is much greater and comprehensive across the zone group.
The 10 components composed of the environmental class of land experienced a primary factor
increase for 2015 within the range between 1.063 and 1.349 which is an average of 19.2%
growth across segment. The 2015 results differ to the 2014 results for the environmental class
which had a primary factor movement within the range between 0.946 and 1.129. The
components located east of Motor Way 1 and west of the lakes in the centre of the shire and
the component located south-west of the lake in the south of the shire experienced the highest
primary benchmark factor increase for 2015 of 1.346 & 1.349 respectfully.
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The 12 components composed of the rural class of land experienced a primary factor increase
for 2015 within the range between 1.05 and 1.359 which is an average of 17% growth across
this segment. In comparison to the 2015 increases the 2014 primary factors experienced a
mixture of falls to 0.95 to some increases to 1.118. The village of Yarramalong zoned RU5 had
the second highest 2015 primary factor increase for the rural class of land of 1.26. The highest
primary factor increase of 1.359 was experienced by the RU6 zoned land located on the edge
and south and east of the latest urban release land located around Wadalba and Kanwal to the
west of Tuggerah lake and to the north/north-west of Wyong. The land in this location zoned
RU6 has been identified in the NSW Government Planning & Infrastructure's North Wyong
Shire Structure Plan October 2012 and identifies that the land is within the medium term
residential development release area. The medium term order of development is described as
"Land that is expected to be zoned in the next 15 Years”.
Overall value increases have been wide spread. We will identify the locations by the margin of
increase, as low and high.
At the low end of the scale, components primary factors between 1.05 and 1.155, include:
•

RU1 zoned land in Alison, Cedar Brush Creek, Dooralong, Jilliby, Kulnura, Lemon Tree,
Little Jilliby, Mardi, Ravensdale and Wyong Creek

•

RU 2 zoned land in Dooralong, Durren Durren, Jilliby and Kulnura

•

RU3 zoned land across the shire

•

RU6 zoned land in Chain Valley Bay, Doyalson, King Fisher Shores and Lake Munmorah

•

E1 and E2 across the shire

•

E3 in Alison, Cedar Brush Creek, Chain Valley Bay, Chittaway Point, Dooralong, Durren
Durren, Gwandalan, Halekulani, Hamlyn Terrace, Jilliby, Kangy Angy, Kulnura, Lake
Haven, Lake Munmorah, Mardi, Ourimbah, Palm Grove, Ravensdale, Summerland Point,
Tacoma, Tuggerah, Tuggerawong, Warnervale, Wyong, Wyong Creek and Yarramalong,

•

E4 Zoned in Gwandalan and Lake Munmorah.

At the high end of the scale, components primary factors between 1.202 and 1.359 include:
•

RU1 in Ourimbah and Palm Grove

•

RU2 in Kangy Angy, Ourimbah and Palmdale

•

RU5 in Yarramalong
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•

RU6 in Charmhaven Hamlyn Kanwal, Terrace, Tuggerah, Wallarah, Wadalba, Warnervale,
Woongarrah, Wyong and Wyongah

•

E3 in Chittaway Point, Hamlyn Terrace, Kangy Angy, Mardi, Ourimbah, Palm Grove,
Tacoma, Tuggerah, Tuggerawong, Wadalba, Warnervale and Wyong

•

E4 in Fountaindale, Glenning Valley, Ourimbah, Tacoma, Tumbi Umbi and Wyong

Regrouping these by subregions shows the following out comes:
•

The north sub-region suburbs are situated to north and west of Lake Munmorah and the
south of Lake Macquarie and include the suburbs of Chain Valley Bay, Colongra, Crangan
Bay, Doyalson, Gwandalan, Halekulani, Kiar, King Fisher and Lake Munmorah and
Summerland Point and to the south-east of lake Munmorah, east of Budgewoi Lake in the
coast suburb of Norah Head, zoned RU6, E3 and E4 and are situated in the low end of the
scale under 1.155

•

The Central Shire East of the M1 sub regional suburbs of Charmhaven, Chittaway Point,
Hamlyn Terrace, Kanwal, Mardi, Tacoma, Tuggerah, Tuggerawong, Wadalba, Wallarah,
Woongarrah, Warnervale, Wyong and Wyongah are zoned RU6 and E3 and are situated
in the high end of the scale above 1.2

The sub regional area known as Yarramalong Valley is situated west of the M1. The suburbs


Cedar Brush Creek, Mardi, Ravensdale, Wyong Creek and Yarramalong, zoned E3 and
RU1 and are situated in the low end of the scale under 1.155,



The village of Yarramalong zoned RU5 is situated in the high end of the scale above 1.2,

•

The sub regional area known as Dooralong Valley is situated west of the M1. The suburbs
of Alison, Dooralong, Durren, Durren and Jilliby, Kiar, Lemon Tree, Little Jilliby, zoned
RU1, RU2 and E3 in the low end of the scale under 1.155,

•

The sub regional area situated in the south and south-west in the shire. The suburbs:



Berkeley Vale, Fountaindale, Glenning Valley, Ourimbah and Tumbi Umbi zoned E3 are in
the low end of the scale under 1.155,



Fountaindale, Glenning Valley, Ourimbah, Tacoma, Tumbi Umbi and Wyong zoned E4 are
in the high end of the scale above 1.2,

•

The sub regional area that comprises the valleys and flats in the south of the shire southeast of the Sydney to Newcastle rail line. The suburbs of Kangy Angy, Ourimbah, Palm
Grove and Palmdale zoned RU1, RU2 and E3 are in the high end of the scale above 1.2
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•

The sub regional area known as Kulnura Valley. The suburb of Kulnura zoned RU1, RU2
and E3 are in the low end of the scale under 1.155,

•

Land zoned RU3, E1 and E2 located across the shire are in the low end of the scale under
1.155,

A trend was observed in particular location and zones of high end values not maintaining a
growth within 5% of the mid quartile values. These properties are situated in:
•

The Dooralong Valley, Yarramalong Valley and Valleys in the south of the shire south east
of the rail line zoned RU1 and RU2 experienced a greater increase,

•

The North of the Shire zoned RU6, Valleys in the south of the shire south east of the rail
line and South and south-west in the shire zoned E4, Central shire east of the M1 zoned
E3 and Yarramalong village zoned RU5 experienced less of an increase.

There are indications that generally the environmental and rural zoned property values continue
the trend observed in 2013 and 2014 of blending in the same locations, based on land size,
topography and clearing without a great deal of influence of the zone.
The uses of land blend as more families seek to escape urban life to rural home site
environment rather than operate working farms. Notwithstanding there remains an obvious
presence of worked farms, most notably in the horse industry.
The issues observed and highlighted by local real estate agents in 2014 that potential
purchasers are generally highly aware and sensitive to environmental issues such as bush fire
preparedness of the improvements and property and to a lesser extent properties flood effected
areas have appeared to be of less concern in the competitive current market activity of late
2014 and 2015.

Business Market Trends
Business zoned property in Wyong is represented by 18 components. Of the 18 components,
10 increased in value showing component primary factors in the range 1.027 to 1.159, the
remaining 8 were static. This builds on a similar 3.1% overall growth in 2014 and 1.2% in 2013.
Three consecutive years of modest growth are encouraging signs after many previous years of
contraction or nil growth. It would be anticipated this type of slow steady growth to more likely
be retained in this market segment over the coming years.
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Of note has been the significant market value growth of the B4 zone land at The Entrance.
Much of this precinct was formerly zoned Residential tourist. All land zoned B4 is managed
within one component. At component level the primary factor was 1.116. The Entrance precinct
required component sub-factors in the range of 1.2-1.4 (20-40%) to apply the market value
movement the local sales activity had demonstrated.
Elsewhere the value growth was generally confined to the larger stronger performing retail
centres of B2 Local Centre zone, including, Killarney Vale, Long Jetty, The Entrance, Toukley,
and Budgewoi. Value growth through component primary factor was in the range 1.027 to 1.07.
The B1 Neighbourhood Centre zone, comprising small village retail precincts showed negligible
value growth.
The greatest rate of growth at component level primary factor, 1.159, was required to be
applied to the B5 Business Development precinct at Bryant Dr and Lake Rd Tuggerah.

Industrial Market Trends
Industrial property is represented in 10 components. Of the 10 components, 7 increased in
value showing component primary factors in the range 1.039 to 1.101, the remaining 3 were
static. This outcome claws back some of the overall contractions of both 2014 and 2013. Value
increases were most evident in well located and accessible locations, including Warnervale,
Wyong, Tuggerah and Berkeley Vale. Those remaining static were the smaller low profile
precincts, including Ourimbah and Bushells Ridge.
Despite sales volumes being low this year, 9 market sales compared to 2014’s 14, the key
vacant land sales supported the market movement applied. These vacant land sales provide a
base for pairing to improved sales in support of our values as provided.
Wyong Industrial market segment consists of a mixture of mature/developed stock, and newer
modern industrial facilities in industrial estates with limited vacant land available. New
subdivision potential is limited more so by economic factors than supply as developer returns
are not positive and the ability to get finance on vacant land is difficult. Older developed sites
with reduced market appeal due to outdated technology and utility are in less demand and not
selling as well as newer, modern sites or sale prices are being discounted because of age and
obsolescence, which can require significant capital expenditure. Development of “business
parks” in proximity to main road access is an example of redevelopment that has occurred over
recent years as it has in Gosford LGA.
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The largest industrial component in Wyong LGA remains Tuggerah, with factories and
warehouses spread along a main arterial road and train line, close to the Sydney-Newcastle M1
Motorway and Tuggerah Railway Station. The next largest component is Wyong North
Industrial Area which also benefits from main road exposure to Pacific Highway. Over the past
2 years a small number of significant developments have occurred in support of an underlying
strength for this market segment whereby existing or new manufacturers have invested in new
development or expansion of existing facilities.
Overall there has been a strengthening of positive sentiment in this segment.

Significant Issues & Developments
As progressively reported through our monthly reports, in summary these include this year,

Issues
April, Central Coast property boom as house prices soar up to 20 per cent, significant market
movement was identified early in the program year
Central Coast region declared a natural disaster zone after widespread storm cells caused
significant property damage across the region and the state.
June, media reports focus on significant Chinese interests and investment across the region,
including, the purchase of resort/golf estates of Magenta Shores and Kooindah Waters, and
with Wyong council support a proposed Chinese cultural theme park complex at Warnervale.
Ongoing media reports confirming value growth for residential property.
July & August, media reports focus on residential sales setting new record sale prices for a
wide range of suburbs including rural-residential lifestyle properties, also reported are the
contracting selling periods, expressed as average time on market, significant numbers of sales
occurring within 30 days of listing, down from the historic average of 60 days.
September, media report, an over view of the revitalization of Wyong CBD following years in
decline, a number of significant projects are underway or approved for commencement,
including, regional performing arts centre, Aldi supermarket, and significant residential
development in or adjacent the CBD precinct.
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Developments
Wyong LEP 2013 Key site, No 14 The Entrance Rd & No 2 Ocean Pde, in The Entrance town
centre opposite Memorial Park development approval for mixed use, commercial & 126
residential units in high rise building on.
After years of minimal activity residential subdivision approvals and commencements increase
significantly across Wadalba, Hamlyn Terrace and Woongarrah, No’s 7 & 8 Gladioli Ave
Hamlyn Terrace 50 lots, No’s 71-75 Sparks Rd Woongarrah (Warnervale Town Centre
precinct) 129 lots, No 1 Drovers Way Wadalba 104 lots, No 155 Johns Rd Wadalba 100 lots,
Louisiana Rd Hamlyn Terrace, various parcels by AV Jennings and Long Homes in excess of
100 lots underway.
Wyong Council undertakes general upgrade of the existing Warnervale airport runway and
facilities with the view to attracting more intense usage. Reports advise of new parachute
school to commence operations.

Sales of Interest
To date in the current 2015 Annual Program for the Gosford and Wyong Contract we have
completed sales analysis for 2,267 sales used to determine the 2015

value

recommendations, which have now been accepted and applied within Valnet after
comprehensive statistical and quality assurance checks were completed by both us as the
contractor responsible and by LPI in the function of Audit Managers.
These sales have been used through the component methodology, which currently utilises
133 components and 276 benchmarks being valued to determine the 2015 value
recommendations for all of Wyong LGA, which comprises a total of about 60,646 entries at
the moment.
The following sales are of particular interest, in that we consider them key sales that
represent what is happening to particular segments of the market.
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Address

53 LAKE HAVEN DR, LAKE HAVEN

Sale Price

Sale Date

$40,500,000

29/10/2014

Land Area

5.229 HA

Adjusted Land
Value

$/sqm

Zoning

$9,200,000

$175.94M2

B5

Property Description
Site description, irregular shape whole block site, bounded by Pacific Hwy, Moala Pde & Stratford
Ave. Topography, moderate cross fall, cut and level to suit substantial commercial development.
Services available water sewer electricity and telephone. All road frontages tar sealed. Primary vehicle
access from Lake Haven Dr with secondary access via Stratford Ave.
Environmental, Mines Subsidence District.
General Comments Lake Haven Home Mega Centre. Sold on passing yield of 8.74%. Gross lettable
area of 21,768sq m and is fully leased to national retailers, including Bunnings, Ray’s Outdoors,
Harvey Norman, Pets Domain, The Sleeping Giant, Anytime Fitness, Autobarn, Beds R Us, Godfreys,
Barbeques Galore and Beacon Lighting. JLL’s Australia, Simon Rooney.
This sale has been paired to the site sale on diagonal opposite corner of PID 3626061 No 89-90
Pacific Hwy Charmhaven, 2.39 ha 07/2014 $6.1m which shows $255/m2, purchaser Bunnings (tenant
of the home maker centre). Acknowledging the potential for special value to the purchaser, adjusting
for greater lot area and ground improvements adopt $175/m2 to the improved sale. Purpose of this

Address

1 BENT ST. THE ENTRANCE

Sale Price

$625,000

Sale Date

10/06/15

Land Area

745.900M2

Adjusted Land
Value

$/sqm

Zoning

$452,000

$605.98M2

B4

Property Description
Improved. Tar sealed road with grass and gravel verges. Fully serviced. Set to road alignment, near
level, regular in shape. Zoned B4 mixed use. Located 50 metres from The Entrance waterfront and
200 west of The Entrance CBD.
Environmental Matters, Flood planning area, source Wyong Council planning.
Located in a residential area with surrounding development comprising a mixture of older style and
developments of density sites. Erected upon the land is a circa 1950s, single storey clad and fibrous
cement sheet roof dwelling with 3 bedrooms and established grounds. Considered a market sale.
The Allotment was marketed and sold, as a multi-lot development site by Alpha & Omega Real Estate
inclusive of 1 & 3 Bent Street and 6 Oakland Avenue The Entrance. Oakland Ave. At the time of
analysis , no DA was lodged with council. The same solicitor conveyed all parcels. No 6 Oakland & No
1 Bent have been available to the market since 2011.
Consider a premium paid to acquire a site of viable development size.
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Address

3 BENT ST. THE ENTRANCE

Sale Price
$625,000

Sale Date
10/06/15

Land Area
745.900M2

Adjusted Land
Value

$/sqm

Zoning

$460,000

$616.70M2

B4

Property Description
Improved. Tar sealed road with grass and gravel verges. Fully serviced. Set to road alignment, near
level, regular in shape. Zoned B4 mixed use. Located 50 metres from The Entrance waterfront and
200 west of The Entrance CBD.
Environmental Matters, Flood planning area, source Wyong Council planning.
Located in a residential area with surrounding development comprising a mixture of older style and
developments of density sites. Erected upon the land is a circa 1950s, single storey clad and fibrous
cement sheet roof dwelling with 3 bedrooms and established grounds. Considered a market sale.
The Allotment was marketed and sold, as a multi-lot development site by Alpha & Omega Real Estate
inclusive of 1 & 3 Bent Street and 6 Oakland Avenue The Entrance. Oakland Ave. At the time of
analysis , no DA was lodged with council. The same solicitor conveyed all parcels. No 6 Oakland &
No 1 Bent have been available to the market since 2011.
Consider a premium paid to acquire a site of viable development size.

Address
80 PACIFIC HWY, CHARMHAVEN

Sale Price

$6,100,000

Sale Date

04/07/2014

Land Area

23900m2

Adjusted Land
Value

$/sqm

Zoning

$6,100,000

$255.23m2

IN2

Property Description
Site Description, slight irregular corner lot to Chelmsford Rd. Comprises three lot parcels including one
for road widening. Topography gentle fall below highway frontage but rises above side road. Services
available include water sewer electricity & telephone, tar sealed residential street, concrete kerb &
gutter.
Environmental Matters, Mines subsidence District, source Wyong Council planning.
Vacant development site. Former concrete products manufacturing site. Existing improvements as
concrete paving and perimeter fencing considered of no consequence in value to purchaser. Private
sale to Bunnings who currently occupy under lease premises on the diagonal opposite corner in the
Lake Haven Home Makers centre. High profile prominent main road corner position. No obvious
marketing. Sale price represents value to the purchaser as project specific site value.
As a sale this is useful as the demonstration of the premium site value to purchaser. Bunnings are a
hardware chain and this use is permitted under the zone land use table.
Development Application history DA - 171 / 2015 - Hardware and building supplies development
(Bunnings), occurring post sale.
Sale has been marked as out of line.

13 November 2015

Page | 41

014 WYONG ANNUAL VALUES FINAL REPORT 2015

Address
71 & 77 SPARKS RD, WARNERVALE

Sale Price
$7,728,680

Sale Date

02/10/2014

Land Area
80940M2

Adjusted Land
Value

$/sqm

Zoning

$6,448,680

$79.67M2

R1

Property Description
Comprising two land parcels, each having regular shape, dual street frontage to both Sparks Rd &
Hiawatha Rd. Topography, the parcel sits on a local hill crest, has gentle slope rising above street
frontages and cross fall along the Hiawatha Rd frontage. Services available include water sewer
electricity telephone. Both roads are currently tar sealed.
Environmental Constraints, Bush fire planning area.
In one line multi propriety sale, PIDs 378471 & 378472, Nos 71 & 77 Sparks Rd Warnervale. Off
market transaction, willing buyers & willing seller indicated. Vendor obtained development application
281/2011 approval in 2013. New owner has amended application 281/2011(A) approved for a lot
layout redesign. The yield remains unchanged at 128 lots.
Contributions indicated in the approval document total $5m.

Address
2 WERRINA PDE, BLUE BAY

Sale Price
$3500000

Sale Date
18/06/2015

Land Area
1437m2

Adjusted Land
Value

$/sqm

Zoning

$1,837,800

1278.91M2

R2

Property Description
Detached Dwelling Beachfront(Blue Bay Beachfront), Oceanfront, Ocean Views (Expansive), Beach
Views, Adjoins bush reserve on the side boundary, Bitumen Sealed Road Access, Concrete Kerb &
Guttering, Improved, West Facing, Inside Position, Level with the street, Generally Level, Levelled
building platform, Steeply Sloping, Fall to rear, Generally Level, Electricity, Water, Sewer, Telephone
Environment: Wyong Shire’s Council Coastal Management plan map indicate that the dwelling is
across the Immediate Coastal Hazard planning line., Wyong Shire’s Council Coastal Management
plan map indicate that the dwelling is across the 2050 Coastal Hazard Planning Line. , Wyong Shire’s
Council Coastal Management plan map indicate that the dwelling is seaward of the 2100 Coastal
Hazard Planning Line, Wyong Shire’s Council Coastal Management plan map indicate that the land is
partially within the Geotechnical Hazard Zone, Wyong Shire’s Council Coastal Management plan map
indicate that the dwelling is within the Geotechnical Hazard Zone., SEPP 71 - Coastal Protection,
council map indicates approximate coverage less than 50% of the property. SEPP 71 - Coastal
Protection, council map indicates approximate coverage equal to or greater than 50% and less than
100% of the property., SEPP 71 -Sensitive Coastal Location, council map indicates approximate
coverage less than 50% of the property.
Improvements: Detached, Circa 2000s, Two storey, Split Two Level, Rendered walls, Tile roof,
Bedrooms X 5, Bathrooms X 3, Ceilings - high, Brick feature wall, Ducted air conditioning, Porch,
Veranda - rear, Verandahs - wrap around, Alfresco area, Garage - four car under main roof,
Improvements appear to be in an original condition externally, Improvements appear to be in an
original condition internally, Landscaping - extensive, Retaining walls, Fencing - Colorbond, Fencing brick, Driveway - pattern concrete, Pool - in-ground, Hardstand - concrete
Location: Established Residential locality, Surrounding development comprises of mixed residential
dwellings, Schools, shops and services are within an expected serviceable distance to property
situated in a residential locality.
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Address
11, 20 & 30 PACIFIC HWY, DOYALSON

Sale Price
$5,291,100

Sale Date
05/12/2014

Land Area
529110m2

Adjusted Land
Value

$/sqm

Zoning

$1,760,000

3.33M2

RU6

Property Description
Three lots sold inline at auction by LJ Hooker for $1,760,000
PID3388294, 20 Pacific Hwy Doyalson a 1,621ha wedge shape lot. The land is situated diagonally
opposite and to the south-east of PID3389590 and west and opposite PID3389591. The lands southwest corner is situated on the corner and to the east of the Pacific Hwy and M1 link road intersection,
the north-west boundary is situated on the south-east side of the Pacific Hwy, the east boundary is
situated and on the west side of the Old Paciifc Hwy and the south boundary adjoins a vacant non
urban lot.
The land is relatively level to a slight undulating topography in the south half of the property that
changes to a moderate undulating rise to the north in the north half of the property. The property has a
sparse to dense scrub and bush cover that is relatively clear along the electricity easement. The
property is burdened by and High tension electrical easement that has an electrical line constructed
over. Environmental issues: Bushfire Category 1: between 50% less then 75% of the property,
Bushfire Category 2: between 25% less then 50% of the property, Mines Subsidence District.
PID3389590, 11 Pacific Hwy Doyalson a 23.33ha irregular shaped lot. The land is situated on the
north side of the pacific Hwy and the M1 link road and intersection of the two roads diagonally
opposite side of the road and to the north-west of PID3388294. The north and west boundary adjoins
non urban properties. The land has a wet weather creek flowing through the middle of the south
boundary creating a low lying swampy ground north-west across the centra of the land to exit through
the middle of the north boundary. The land has a slight to moderate undulating fall from the small low
ridge located on the south boundary near the south west corner towards the west and north
boundarys and the creek to the east and a slight to moderate fall from the north-east corner towards
the creek to the west. The property has a sparse to dense scrub and bush cover that is relatively clear
along the electricity easement. The property is burdened by and High tension electrical easement that
has an electrical line constructed over. Environmental issues: Bushfire Category 1: coverage more
than 75% of the property, Bushfire Category 2: coverage 25% or less of the property, Mines
Subsidence District.
PID3389591, 30 Pacific Hwy Doyalson a 27.96ha lot. The land is situated on the east side of the Old
Pacific Hwy on the opposite side of the road to PID3388294 and on the west side of Scenic Drive. The
north boundary adjoins a small industrial complex and the south boundary adjoins a number of
residential properties and non urban properties. The land has a small low hill located near the northwest corner and near the south-west corner and a small low ridge crossing the south boundary in the
east quarter of the property. The land ahs an undulating slight to moderate falling topograpy from the
two hills and ride to the north-east, west and south. The property has a sparse to dense scrub and
bush cover that is relatively clear along the electricity easement. The property is burdened by and
High tension electrical easement that has an electrical line constructed over. Environmental issues:
Bushfire Category 1: coverage more than 75% of the property, Bushfire Category 2: coverage 25% or
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Address
38 GREENACRE AVE, LAKE MUNMORAH

Sale Price
$1,375,000

Sale Date
19/02/2015

Land Area
2869.2M2

Adjusted Land
Value

$/sqm

Zoning

$1,375,000

479.23

R2

Property Description
Detached Dwelling Beachfront(Blue Bay Beachfront), Oceanfront, Ocean Views (Expansive), Beach
Views, Adjoins bush reserve on the side boundary, Bitumen Sealed Road Access, Concrete Kerb &
Guttering, Improved, West Facing, Inside Position, Level with the street, Generally Level, Levelled
building platform, Steeply Sloping, Fall to rear, Generally Level, Electricity, Water, Sewer, Telephone
Environment: Wyong Shire’s Council Coastal Management plan map indicate that the dwelling is
across the Immediate Coastal Hazard planning line., Wyong Shire’s Council Coastal Management
plan map indicate that the dwelling is across the 2050 Coastal Hazard Planning Line. , Wyong Shire’s
Council Coastal Management plan map indicate that the dwelling is seaward of the 2100 Coastal
Hazard Planning Line, Wyong Shire’s Council Coastal Management plan map indicate that the land is
partially within the Geotechnical Hazard Zone, Wyong Shire’s Council Coastal Management plan map
indicate that the dwelling is within the Geotechnical Hazard Zone., SEPP 71 - Coastal Protection,
council map indicates approximate coverage less than 50% of the property. SEPP 71 - Coastal
Protection, council map indicates approximate coverage equal to or greater than 50% and less than
100% of the property., SEPP 71 -Sensitive Coastal Location, council map indicates approximate
coverage less than 50% of the property.
Improvements: Detached, Circa 2000s, Two storey, Split Two Level, Rendered walls, Tile roof,
Bedrooms X 5, Bathrooms X 3, Ceilings - high, Brick feature wall, Ducted air conditioning, Porch,
Veranda - rear, Verandahs - wrap around, Alfresco area, Garage - four car under main roof,
Improvements appear to be in an original condition externally, Improvements appear to be in an
original condition internally, Landscaping - extensive, Retaining walls, Fencing - Colorbond, Fencing brick, Driveway - pattern concrete, Pool - in-ground, Hardstand - concrete
Location: Established Residential locality, Surrounding development comprises of mixed residential
dwellings, Schools, shops and services are within an expected serviceable distance to property
situated in a residential locality.

Address
34 SIRIUS AVENUE BATEAU BAY

Sale Price
$990,000

Sale Date
23/12/2014

Land Area
2469M2

Adjusted Land
Value

$/sqm

Zoning

$970,000

455.73

R1

Property Description
Vacant land, Vacant land Site Description: Bitumen Sealed Road Access, Concrete Kerb & Guttering,
Unimproved, East Facing, North-West Facing, Dual Street Frontage, Dual Street Access, Inside
Position, Below the street, Irregular Shaped, Slightly Sloping, Fall to rear, Electricity, Water, Sewer,
Telephone Improvements: Fencing - Brushwood
Location: Established Residential locality, Surrounding development comprises of mixed residential
dwellings, Schools, shops and services are within an expected serviceable distance to property
situated in a residential locality.
Property and Sale Particulars Sold with DA569/2013 for a three stage subdivision comprising a total of
four lots comprising of 559m2, 550m2, 800m2 and 559m2 approved 29/10/2013.

Previous sale 15/11/2013 for $605,000
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Address
582 YARRAMALONG RD, WYONG CREEK

Sale Price
$1860000

Sale Date
31/10/2014

Land Area
648900M2

Adjusted Land
Value

$/sqm

Zoning

$1509900M2

2.33

RU1

Property Description
Improved property situated on the north and south side of the bitumen sealed road.Irregular shaped
non urban property comprising six lots + road permit. Lot 2, DP76142 and part of lot 21, DP528846
being approximately 15ha located on the south side of the road. The south portion of the land has
cleared,sparsely tree covered area of approx 7.7ha, balance of approximately 7.3ha light bush cover.
Part lot 21, DP528846, lots 15 & 28, DP755271 and lot 1, DP76142 approximately 49.89ha is situated
on the north side of the road is divided by Wyong Creek. Approx 30ha of the 49.89ha is cleared
undulating topography, balance has bush cover rising to the north boundary. Approx 37.7ha of the
property is cleared and grass covered with the remaining 27.19ha being bush covered. Sold by
Gittoes - East Gosford.
Agent advised that they did not promote the main dwelling as it is considered uninhabitable as it was
in a derelict condition. She advised the improvements around the main dwelling were in a similar
condition.Their promotion focused on the potential of the property for subdivision. Agent advised the
cabin and stable is in very poor condition but the machinery shed being near new was in very good
condition along with the property and paddock fences. Our inspection indicated that the dwelling has
value. A builder inspected the property advising repairs @ $50,000 to $100,000 to as new. In
summary cleared land 37.7ha @ $36,000 = $1,357,200.Bush land 27.19ha @ $5,616 = $152,700.

Significant Value Changes– from prior to current Annual Valuation
LPI require two levels of significant value change to be addressed for reporting and
reconciliation in the Valuation Analysis Report (VAR), these are


Do all properties have a calculated factor within a 40% range of the component factor?



Do any properties have a factor of less that 0.5 or greater than 2?

Both of these requirements were reported as required in the VAR.
For the former 46 properties were identified and reconciled in the VAR.
For the latter 16 properties were identified and reconciled in the VAR.
Due to the overlapping nature of the two queries there is some duplication of properties
occurring in both lists.
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Our reply was sent to the LPI within their required time frame identifying the reasons for the
change in value. A summary as per the Procedures Manual V6.5 of the reasons for the
change in value are listed below.


Identified through the verification cycle as being historically too high or low



Identified as a grading issue as the result of a sale



Identified as having a zoning change



Identified as heritage listed

The LPI have accepted our value changes and subsequent reasons for these changes.

Added Value of Improvements Determination
The paired sales analysis program and subsequent tables produced annually are maintained
throughout the year with new entries being constantly added as appropriate vacant land and
improved sales occur. This is done each and every year and has been done historically now
with the Gosford and Wyong Contract for many years.
From the tables where we record and analyse the comparison of vacant land to improved sales
we produce absolute values for improvements of particular types in particular locations. From
this information we create value ranges ($/sq.m) for particular types of improvements in
particular localities.
Because of our extensive experience, we can identify when the relative value of improvements
is increasing or decreasing for particular types or market segments of improvements. An
example of a significant change to these relativities occurred with the First Home Buyers Boost
that operated from the end of 2008 through 2009. The extra money provided to first home
buyers flowed through significantly in increasing the added value of improvements, but not land.
From this analysis we adjusted the added value of the improvements for this particular segment
of the market during that time.
The paired sales analysis added value of improvements for different types of buildings and
locations summary and the original analysis that these are based on are supplied to the LPI
within the Final Reports for each LGA within the Gosford and Wyong Contract.
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Added Value of Improvements
Robertson & Robertson provide information about the added value of improvements through
each year’s Paired Sales Analysis. The results of this form the basis of the value ranges that
are appropriate for different locations, age, size and condition of improvements. Obviously the
paired sales analysis does not include all the different possible categories of improvements that
we would have to deduce each year.
Therefore the content of these tables and the value range parameters for the added value of
improvements is built up over many years of completing paired sales analysis for different types
of improvements.
We display the added value information in a summary table form along with the corresponding
estimated replacement costs, as compiled from each year’s updated Building Cost Guide,
Rawlinson’s. The information is displayed in the same table so the individual valuer can
continually see the relationship between the added value of improvements in comparison to the
replacement cost for different categories of improvements.
In most instances, the valuer will not have identical improvements analysed in a paired sales
analysis, so the valuer will need to draw upon their judgment of other paired sales that might be
similar or even replacement costs in some instances.
Robertson & Robertson provide both Added Value of Improvements and Replacement Costs
information within the same tables so the valuer can draw upon this information when making
the required judgments about how to adjust a sale for the value of the improvements.

Development Approvals (DAs)
Rating & Taxing Valuers adjust sales giving consideration to the substantial added value of
DAs, particularly for non-standard properties where risk and/or expected prolonged approval is
reasonably expected at the time of sale.

There would be significant cost savings for a

development having many issues resolved through the Development Approval process. This
would include environmental, contamination, planning, density or lot yield issues etc. Some
risks associated with the development of the site would be alleviated by having the certainty of
a DA.

Replacement Cost
The replacement cost of improvements adds to the information about different types of
improvements. Mostly the added value of improvements determined from the paired sales
analysis represents a depreciation of the new replacement cost to build improvements, so
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knowledge about replacement costs are routinely compared to the results of the paired sales
analysis, added value of improvements.
Some types of development are difficult to determine the added value of improvements
because of infrequent sales analysis or because the component comprises an established area
where vacant land sales rarely occur.
The added value of improvements can be determined through continually comparing the cost of
replacement with the calculated added value of improvements determined each year through
the paired sales analysis program, where there is no opportunity to pair sales.
Comparing this information about the added value of improvements to replacement costs
allows depreciation rates to be calculated. Once depreciation rates have been established, this
can be applied to the cost of replacement in the absence of paired sales analysis to determine
the added value of improvements.
Understanding the depreciation can be done by a percentage reduction compared to new
replacement, or a factor adjustment dollar amount. By displaying the added value information
next to the replacement cost information; our valuers are continually exposed to this information
and can make the right adjustments when required through an appreciation of the differences
for the different market segments.
Costs of replacement improvements are determined from annual updates provided by
Rawlinson’s (Currently Edition 32 for 2014) which we subscribe to each year. These are very
comprehensive and detailed and widely used by Quantity Surveyors throughout Australia. The
information is supplemented with Quarterly Updates.
Relevant information is extracted from this source into our tables where costs can be compared
to the Added Value of Improvements determined from our Paired Sales Analysis.
This is a comparison of the whole building structure to determine the costs of replacement.
Rawlinson’s also has comprehensive detail about parts of buildings, renovations etc. We have
not quoted these within our current tables, but this information is available through perusing the
current edition of Rawlinson’s.
Our current database system also allows us to view all historic sales analysis that we have
completed, and to see various summary details such as $/sq.m for living, garages etc.
We use a broadly similar worksheet in Excel format to that prescribed in Appendix C in the
Rating & Taxing Valuation Procedures Manual v6.3, Sales Analysis by Replacement Cost.
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Added Value Of Improvements Valuer's Guide 2015 Annual Program

These values have been deduced from Paired Sales Analysis in recent years
General Value Added
Est Size Sq.m

Range

Dwelling Type
BASIC FIBRO DWELLINGS

Min

Renovators Special - Not knock over
Fibro 1-2 bedroom
50 - 75
Fibro 2 bedroom
70 - 95
Fibro 3 bedroom
85 - 105
Hardiplank & tile 3 bedroom (Deaves & Bradshaw) '70s/80s
85 - 95

Max

General Value
Estimated
Added $/sq.m Living Replacement Cost Min
Max
Min
Max

$
$
$
$
$

50,000
60,000
80,000
100,000
80,000

$
$
$
$
$

80,000 N/A
110,000
130,000
160,000
150,000

85 - 105
85 - 105

$
$

80,000
160,000

$
$

160,000
250,000

65 - 100
65 - 100
80 - 105
80 - 105
80 - 105
80 - 105

$
$
$
$
$
$

60,000
110,000
100,000
140,000
100,000
140,000

$
$
$
$
$
$

85 - 105
85 - 105
85 - 105
105 - 160
160 - 300
85 - 105
105 - 160
185 - 350
300 - 400

$
$
$
$
$
$
$
$
$

100,000
140,000
120,000
150,000
200,000
120,000
135,000
200,000
330,000

95 - 110
110 - 170
170 - 300

$
$
$

85 - 105
105 - 150
150 - 250
100
125
200
350

N/A

N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A

1000
1500

1500 N/A
2500 N/A

N/A
N/A

110,000
160,000
160,000
200,000
160,000
200,000

1000
1200
1000
1500
1200
1500

1500
1700
1500
2000
1800
2000

N/A
N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A
N/A

$
$
$
$
$
$
$
$
$

160,000
200,000
200,000
220,000
300,000
180,000
200,000
330,000
400,000

1100
1500
1100
1100
1100
1200
1200
1200
1200

1700
2000
1700
1700
1700
1800
1800
2000
2000

N/A
N/A
N/A
N/A
N/A

N/A
N/A
N/A
N/A
N/A

140,000
200,000
300,000

$
$
$

200,000
300,000
500,000

1500
1500
1500

2500
2500
2500

$
$
$

135,000
185,000
275,000

$
$
$

185,000
275,000
400,000

1600
1600
1600

2750 N/A
2500 N/A
2200 N/A

$
$
$
$

250,000
350,000
450,000
600,000

$
350,000
$
450,000
$
600,000
$ 2,000,000
$2,000,000+

1600
1600
1600
1600
3000

3000
3000
3000
3000
5000+ N/A

800
800
800
800

1500
1500
1500
1500

OLDER WEATHERBOARD DWELLINGS

1930s Weatherboard
1930s Weatherboard - Renovated
AGE DEFINED DWELLINGS

1950s
1950s
1960s
1960s
1970s
1970s

Basic Fibro
Basic Fibro - Renovated
Basic Red Brick Veneer
Basic Red Brick Veneer - Renovated
Basic Blonde Brick Veneer
Basic Blonde Brick Veneer - Renovated

PROJECT DWELLINGS

1980s Basic Project Brick Veneer
1980s Basic Project Brick Veneer - Renovated
1990s Small Project Brick Veneer
1990s Medium Size Project Brick Veneer
1990s Large Size Project Brick Veneer
2000s Small Project Brick Veneer
2000s Medium Size Project Brick Veneer
2000s Large Size Project Brick Veneer
Exceptional Modern Project Dwellings

1100
1100
1100
1100

1200
1200
1200
1800

2000
2000
2000

3000
3000
3000

MASTER BUILT DWELLINGS

Master built - Small Size
Master built - Medium Size
Master built - Large Size
POLE HOMES

Modern pole home - small
Modern pole home - medium
Modern pole home - large

N/A
N/A

N/A

Architect Dwellings

Small
Medium
Large
Super Size
Super Opulent/Top of the Range
RURAL DWELLINGS
Smaller Rural Dwelling Equivalent to Projects

Medium Rural Dwellings
Large Rural Dwellings

- 125
- 200
- 350
- 600

1600
1550
1500

2000
2000
2000
2000

3000
3000
3000
3000
N/A

100 - 200
200 - 300
300 - 500

$
$
$

85,000
200,000
300,000

$
$
$

200,000
300,000
600,000

1300
1250
1200

1300
1300
1300

1600
1600
1600

-

$
$
$
$
$
$

1,000
3,500
5,000
5,000
5,000
10,000

$
$
$
$
$
$

1,500
4,500
10,000
12,000
35,000
60,000

50
175
125
400

$

15,000

$

85,000

-

$

1,000

$

7,000

-

-

-

-

-

$

5,000

$

15,000

-

-

-

-

-

$

10,000

$

20,000

-

-

-

-

-

$
$
$

15,000
10,000
2,000

$
$
$

30,000
40,000
10,000

-

-

-

-

-

$
$
$
$
$
$
$
$

10,000
200
100
25,000
10,000
5,000
250
100

$
$
$
$
$
$
$
$

50,000
350
250
50,000
30,000
25,000
500
200

200
(Floodlit)
-

350
-

-

-

Other Improvements (Add to Dwelling)

Single carport (poor quality)
Single carport (good quality)
Single fibro garage
Single brick garage
Fibreglass Inground Pool
Concrete Inground Pool
Pebblecrete Inground Pool

100 N/A
250
350 N/A
600

N/A

250

275
N/A

500

N/A
N/A
N/A

600
N/A
N/A
N/A

Ground Improvements

Fencing, grass, driveway, path- Minimal
Provision
Fencing, lawn, driveway, path, landscaping,
select plantings
Fencing, lawn, driveway, path, landscaping,
increasingly formalised
Fencing, lawn, driveway, path, retaining,
landscaping increasingly formalised
Driveway - Concrete
Driveway - Gravel
Non - Urban Added Value
Cleared lightly tree studded landscaped APZ/Cutilage
Machinery Shed
Shed
Tennis court - full size
Earth Dam
Round Yard
Stable
Single Horse Shelter
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Paired Sales Analysis
Summary information on the Gosford and Wyong Contract Paired Sales Analysis Program for Wyong LGA is provided below.
PID

359982
359983

H/N Street

190 LAKEDGE AVE
192 LAKEDGE AVE

Suburb

Land
area
(m2)

BERKELEY VALE
BERKELEY VALE

505.90
486.90

Contract
date

Adjustments Analysed
land
value
$0 $265,000
22/05/2015 $270,000
22/04/2015 $460,000
$17,461 $249,450

334723
334725

12 BEACH PDE
14 BEACH PDE

CANTON BEACH
CANTON BEACH

720.80 25/11/2014
695.50
3/11/2014

361020
361048

3 LEUMEAH AVE
59 LEUMEAH AVE

CHAIN VALLEY BAY
CHAIN VALLEY BAY

556.40
556.40

383678
383687

33 TREVALLY AVE
15 TREVALLY AVE

CHAIN VALLEY BAY
CHAIN VALLEY BAY

600.70
2/04/2015
600.70 26/08/2014

CHITTAWAY POINT

349627

59 GEOFFREY RD

349618

39 GEOFFREY RD

335806
335808

30 BILLBABOURIE RD
34 BILLBABOURIE
RD

Sales
price

$450,000

Added value Living $/m2 Added value of Description
of
area
improvements
improvement
s
Vacant land
$210,550
140 1100
$210,550 Detached, Circa 1970s

$435,000

$0
$77,429

$450,000
$351,950

$83,050

7/05/2015 $190,000
8/02/2015 $351,000

0
$12,817

$187,000
$183,100

$167,900

$177,000

0

$175,000

$255,000

$24,688

$154,300

632.30 20/08/2014

$235,000

$54,050

$235,000

CHITTAWAY POINT

657.60 27/05/2015

$397,500

$10,558

$263,950

GWANDALAN
GWANDALAN

486.90 28/11/2014
486.90 13/04/2015

$145,000

$21,000
$8,232

$140,000

$400,000

$11,400
$0

$190,000

4785

$159,500

$6,440

$161,000

374059
374090

28 QUINALUP ST
35 QUINALUP ST

GWANDALAN
GWANDALAN

505.90
512.20

9/03/2015 $195,000
9/06/2015 $437,500

384796

8 ULOOLOO RD

GWANDALAN

505.90

1/05/2015 $170,000

384786

13 ULOOLOO RD

GWANDALAN

505.90

9/04/2015 $325,000

$164,650

$190,250

95

750

90 1300

Vacant land
$83,050 Detached, Circa 1950s,
Vacant land
$167,900 Detached, Circa 1980
Vacant land

$100,700

90

950

$100,700 Detached, Circa 1980s,

$133,550

64

1500

$133,550 Detached, Circa 1960s

$235,350

110

1600

$235,350

$247,250

175

1100

$247,250 Detached, Circa 1980s

$164,000

115

1200

$164,000

Vacant land

Vacant land

Detached, Circa 2010s,
Vacant land

Vacant land

Detached, Circa 1980s
350387
350332

67 GILBERT ST
46 GILBERT ST

LONG JETTY
LONG JETTY

695.60
695.60

8/04/2015 $326,500
9/06/2015 $170,000

341663

18 CLEMENTINE
PL
16 CLEMENTINE
PL

MARDI

597.00

4/09/2014

MARDI

$180,000
597.00 20/05/2015 $605,000

341662

$12,860
$0

$321,500
$354,900

$150,100

$37,800
$83,960

$180,000
$209,900

$395,100

Vacant land
113

900

$150,100 Detached, Circa 1960s

Vacant land
270 1300

$395,100

Detached, Circa 2010s
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Resales
Robertson & Robertson utilise a number of different mechanisms to help determine market
movements over time within each Annual Program. Re-sales Analysis is one of the tools that
assist with the determination of these measures, provided the property remains essentially the
same at the time for both transactions.
Obviously re-sales occurring within about a two year period are not common in comparison to
all sales transactions; but when they do occur they can be an effective pointer to changes in
market movement for particular segments of the market – if the property being sold is
essentially unchanged from the previous transaction.
Vacant land re-sales are the most effective in this regard because there are no improvements
to possibly distort buyer’s perception of the added value of any improvements.
The re-sales illustrated within our Re-sales Analysis for each district have been filtered and
selected as much as possible on the basis that the property being sold has remained
essentially unchanged from the earlier transaction to the last transaction. The selection of
vacant land is best in this regard; however our analysis represents a combination of improved
and unimproved re-sales in order to have wider application and relevance.
Sale ID

Zone Comp

308430 R2

Address

WWC 77 ALOHA DR CHITTAWAY BAY

494033

Lot/Plan

Area

Contract

Price

85/27960

689.2

5/05/2013

870000

85/27960

689.2

24/04/2015

996000

11/260364

644

24/04/2014

251000

11/260364

644

6/05/2015

275000

56/830706

620.8

22/10/2014

297000

56/830706

620.8

26/06/2015

320000

474/27791

550.1

11/02/2014

320000

474/27791

550.1

4/02/2015

365000

% Change

Time Between
Sales (days)
14.48%
719

Appears to represent the market Improved sale
16 CAROL ANNE CL TUMBI UMBI

381315 R2

494058
Appears to represent the market Vacant land sale
436591 R1

WFG

56 COACHWOOD DR OURIMBAH

515594
Appears to represent the market Vacant land sale
372946 R2

WGC

62 DAMPIER BVD KILLARNEY VALE

485002
Appears to represent the market Improved sale
300094 R2

478/27791

550.1

25/01/2013

305000

478/27791

550.1

16/03/2015

430000

21/854786

10000

25/09/2013

710000

474467
Appears to represent the market Improved sale

21/854786

10000

18/02/2015

810000

36/15922

690.2

21/07/2014

370000

36/15922

690.2

6/03/2015

440000

216/3/11935 765.1

22/11/2014

412000

216/3/11935 765.1

17/05/2015

495000

404025 R2

WGC

54 DAMPIER BVD KILLARNEY VALE

476625
Appears to represent the market Improved sale
155 ELIZABETH BAY DR LAKE
325281 E4
WEP MUNMORAH

WGD

4 GARLAND AVE KILLARNEY VALE

482894
Appears to represent the market Improved sale
445670 R1

WFC

14 GOSFORD AVE THE ENTRANCE

498781
Appears to represent the market Improved sale
298271 R2

WWC 45 HINEMOA AVE KILLARNEY VALE

434229
Appears to represent the market Improved sale

7/245572

569

7/01/2013

495000

7/245572

569

28/09/2014

572000

9.56%

377

7.74%

247

14.06%

358

40.98%

780

14.08%

511

18.92%

228

20.15%

176

15.56%

629
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Sale ID

Zone Comp

343653 R2

WGH

Address
37 JAMES WATT DR CHITTAWAY
BAY

513585
Appears to represent the market Improved sale
335650 R2

WWC

WGT

5 LEAF PL HAMLYN TERRACE

454834
Appears to represent the market Improved sale
362868 R2

WWO

46 LIAMENA AVE SAN REMO

487479
Appears to represent the market Improved sale
291284 R2

WWE

98 MARKS RD GOROKAN

368420
507486
Appears to represent the market Improved sale
421057 R1

WFC

29 OAKS AVE LONG JETTY

482915
Appears to represent the market Improved sale
295116 R2

WGA

7 OCEANSIDE CL BATEAU BAY

474478
Appears to represent the market Improved sale
379762 R2

Contract

Price

33/705573

548.1

18/11/2013

340000

33/705573

548.1

1/06/2015

448000

809.4

24/10/2013

255000

809.4

24/12/2014

345000

225/876966

387

3/07/2014

342500

225/876966

387

1/12/2014

380000

6/206145

708.2

10/02/2014

520000

6/206145

708.2

27/03/2015

600000

10/24662

581.7

4/10/2012

10/24662

581.7

24/02/2014

10/24662

581.7

29/05/2015

827500

161/15577

872.6

6/09/2014

610000

161/15577

872.6

5/03/2015

765000

45/816568

857.9

15/10/2012

665000

45/816568

857.9

28/02/2015

746000

13 RESERVE DR BATEAU BAY

12/27299

560

35.29%

426

10.95%

151

15.38%

410

660000

6.82%

508

705000

17.38%

459

25.41%

180

12.18%

866

17.16%

358

10.39%

207

5.21%

297

22.24%

502

15.71%

320

17.86%

711

50.00%

506

13/1/758063

486.9

7/04/2014

670000

13/1/758063

486.9

31/03/2015

785000

700/29710

556.4

17/10/2014

462000

501004
Appears to represent the market Improved sale

700/29710

556.4

12/05/2015

510000

16/18766
Lic 190899

917.2

8/09/2014

480000

16/18766
Lic 541511

917.2

2/07/2015

505000

727.2

10/01/2014

339500

727.2

27/05/2015

415000

WWD

96 TUGGERAWONG RD WYONGAH

523971
Appears to represent the market Improved sale
352900 R2

WHL

1 VENICE ST LONG JETTY

511528
Appears to represent the market Improved sale
391938 R1

11 VISCOUNT CL SHELLY BEACH

35/789443

665

16/05/2014

700000

482940
Appears to represent the market Improved sale
30 YERAMBA RD SUMMERLAND
296373 R2
WHB POINT

35/789443

665

1/04/2015

810000

207/31339

537.5

22/11/2012

140000

436645
Appears to represent the market vacant land sale

207/31339

537.5

3/11/2014

165000

6024/1052145 742.4

30/09/2013

130000

6024/1052145 742.4

18/02/2015

195000

31/1134889

601.6

15/05/2013

522500

5.26%

110

31/1134889

601.6

2/09/2013

550000

7.27%

424

31/1134889

601.6

31/10/2014

590000

102/1181286 700.3

9/04/2013

210000

23.81%

709

102/1181286 700.3

19/03/2015

260000

11.54%

26

102/1181286 700.3

14/04/2015

290000

27/1182724

1598

18/11/2013

240000

2.92%

276

27/1182724

1598

21/08/2014

247000

19.43%

362

526144
Appears to represent the market vacant land sale
462 TUGGERAWONG RD
367124 R2
WWD TUGGERAWONG

27/1182724

1598

18/08/2015

295000

7/27690

714.3

16/11/2013

246000

33.13%

465

472445
Appears to represent the market vacant land sale

7/27690

714.3

24/02/2015

327500

107/1206605 530.7

28/11/2013

170000

11.76%

526

107/1206605 530.7

8/05/2015

190000
15.15%

81

321755 R1

WFA

51/15462
1/404597
51/15462
1/404597

% Change Time Between
Sales (days)
31.76%

494124
Appears to represent the market Improved sale
71 THOMAS MITCHELL RD
429539 R2
WGC KILLARNEY VALE

419622 R2

WGA

Area

231 LAKEDGE AVE BERKELEY VALE 12/27299

458817
Appears to represent the market vacant land sale
400096 R2

Lot/Plan

WFK

7 WEAVER CRES WATANOBBI

474510
Appears to represent the market vacant land sale
308460 R1

WFG

32 DOG TRAP RD OURIMBAH

319028
439595
Appears to represent the market Improved sale
2 REGATTA WAY SUMMERLAND
307122 R2
WHB POINT
498849
498850
Appears to represent the market vacant land sale
345792 R2

WGS

23 THE RIDGE WADALBA

425770

478315 R2

WHC

6 FAIRWATER DR GWANDALAN

498857
Appears to represent the market vacant land sale
485107 R2

WHC

8 FAIRWATER DR GWANDALAN

503435
Appears to represent the market vacant land sale

108/1206605

532

27/03/2015

165000

108/1206605

532

16/06/2015

190000
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LPI Changes to Current Values
Successful Objections
Successful Objection decisions to current GV & LT values are identified on a weekly basis on
completion of the data imports from LPI each Monday morning. Team leaders allocate each
objection to the relevant valuer to undertake the following action:
•

The objection decision report is downloaded from SIX

•

The report is thoroughly analysed to ascertain the relevant issues which have impacted on
land value

•

Where the issue is considered ‘property specific’ and does not impact on surrounding
entries or grading, the objection report is attached to the entry and a comment is prepared
for inclusion in the VAR.

•

Where the issues identified may relate to surrounding entries and grading, a full review of
surrounding grading and other entries considered to be impacted is undertaken.

•

Where significant other anomalies are identified from this review, a list of the affected
entries with amended value recommendations is sent to LPI for reascertainment action.

•

Where affectation is minor in nature, action is undertaken to better align surrounding values
in the annual values provided for the current year.

Part of our Quality assurance processes is that all successful objections processed (35Bs) are
individually looked at with the surrounding grading or the similar type entries in the roll graded
to reconcile with the new value applied by the 35B process.
We monitor 35Bs each week as they amend the roll value. We generate a simple report that
shows entries that have had basis or value changes such as 35B and 14A(6).
Also we regularly monitor Valnet for Objections, and look at possible objections, applications for
objections and objections that are likely to be determined in the future. Valnet is a great way of
monitoring these processes.
All objections for the current year have been individually listed and the actions undertaken
explained.
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New Land
Value
2014

WWR

$791,000

$925,000

348645 1154 YARRAMALONG RD WYONG CREEK 2259 E3

WEF

$402,000

$340,000

357478 4 KAYSTONE CL BATEAU BAY 2261

R1

WFA

$199,000

$175,000

362801 186 SUNRISE AVE HALEKULANI 2262

RE2

WOC

362819 65 MCPHERSON RD MARDI 2259

E3

WEH

$473,000

$420,000

362820 45-55 MCPHERSON RD MARDI 2259

E3

WEH

$591,000

$530,000

363850 23 MANNS RD FOUNTAINDALE 2258

E4

WEL

$361,000

$400,000

370447 14-36 OURIMBAH ST OURIMBAH 2258

E3

WED

$146,000

$100,000

371473 86 PACIFIC ST LONG JETTY 2261

R1

WFC

$260,000

$235,000

371746 35 PALOMAR PDE TOUKLEY 2263

R2

WHH

$181,000

$155,000

373069 5 PHEASANT AVE BATEAU BAY 2261

R2

WGA

$314,000

$295,000

373621 34 PLAYFORD RD KILLARNEY VALE 2261

R2

WGC

$163,000

$145,000

387459 66 WERRINA PDE BLUE BAY 2261

R2

WHN

$742,000

$650,000

389656 35 BLUE WREN LANE WYONG CREEK 2259

RU1

WRC

$630,000

$580,000

389781 658 YARRAMALONG RD WYONG CREEK 2259

RU1

WRC

$762,000

$700,000

3824999 85 EASTERN RD BATEAU BAY 2261

R1

WFA

$225,000

$50,000

3841148 53 LAKESIDE PDE THE ENTRANCE 2261

R2

WHL

$241,000

$241,000

Property
Address

2014

Property

Old Land
Value

Component
Code

Zone Code

Objection Summary

338483 119 BUDGEWOI RD NORAVILLE 2263

R2

$1,000,000 $1,430,000

Comments
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value
This outcome has been acknowledged, accepted and
incorporated into the determined 2014 value

PID

Address

Zone Code
COMP

New Land
Value

Old Land
Value

Component
Code

Zone Code

Property
Address

Property

Reascertainment Summary

Comments

LGVLV
regrading of value to align with adjoining parcels of
comparable features
all years values regraded to align with BD 2010 objection
outcome deteremined in 2014
$390,000
prior use and value open space, sold by Wyong council
for residential development
$160,000
prior use and value open space, sold by Wyong council
for residential development
$30,000

335664 34 BEULAH RD NORAVILLE 2263

R2

WWH

$154,000

$182,000

345248 834 DICKSONS RD DOORALONG 2259

RU2

WRH

$423,000

347630 3W ERIC PL BERKELEY VALE 2261

R2

WGG

$47,000

355278 6A IRONBARK CL OURIMBAH 2258

R1

WFG

$19,200

356785 47 PINAROO RD GWANDALAN 2259

R2

WHZ

$273,000

$750,000

359668 379A LAKEDGE AVE BERKELEY VALE 2261

R2

WWC

$22,400

$230,000

376294 355 RUTTLEYS RD MANNERING PARK 2259

SP2

WSB

$92,900

$159,000

379555 72 WHIPPET LANE WYONG CREEK 2259

RU1

WRC

$1,150,000

$900,000

386277 4A WALTER CL WYONG 2259

R2

WGO

$22,800

$100,000

3522981 40 RAINTREE TCE WADALBA 2259

R2

WGS

$48,800

$210,000

3684373 315 RUTTLEYS RD MANNERING PARK 2259

SP2

WSB

$100,000

$170,000

rezoned from non urban to residential
prior use and value open space, sold by Wyong council
for residential development
regrading of values of PIDs 3684373 & 376294
subsequent to supplementary action
regrading of value to align with prior BD 2011 objection
determined in 12/2014
prior use and value open space, sold by Wyong council
for residential development
amalgamation of subdividers suplus lots into a dwelling
site
regrading of values of PIDs 3684373 & 376294
subsequent to supplementary action

3868523 32 REIN DR WADALBA 2259

R2

WGS

$1,290,000

$176,000

correction of data entry error
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Statistical Analysis
The Final Statistical checks have been forwarded within our VAR and with the final valuation
recommendations for Wyong LGA on October 6, 2015.
Statistical queries raised by the LPI have been dealt with by end of October 2015 when the
Wyong LGA value recommendations were applied.
Apart from individual check valuations and reviews conducted by way of objections and court
appeals, the principal objective Quality Assurance measures to determine the level of accuracy
and uniformity of valuations are statistical measures.
These were introduced initially in 2003 and now every valuation contract requires them. They
are based on the comparison of valuations made under the mass valuation system for
properties with evidence derived from the analysis of the actual sales of the properties.
The Valuer General employs three more sophisticated statistical measures to provide
combined measures of accuracy and uniformity. Accuracy refers to the closeness of valuations
to actual prices whereas uniformity is a measure of the consistency of the percentage errors
across a sample.
The VAR provides complete explanations and details of all of the statistical measures used.
Zone

B

NUM
PROPS

SALES

COD

MVP

PRD

COMPARISON
OF AVG VALUE
CHANGES

9

0

B1

Business
Neighbourhood
Centre

181

7

2.903

93.064

1.013

1.18

B2

Local Centre

329

5

0.989

90.182

1.004

2.475

B3

Commercial Core

96

1

0

93.98

1

-8.583

B4

112

7

1.943

89.824

0.999

16.068

B5

Mixed Use
Business
Development

23

2

0.386

90.63

0.996

0.337

B6

Enterprise Corridor

237

5

2.324

91.112

1.005

2.416

B7

Business Park

67

1

0

94.31

1

0

E1

National Parks and
Nature Reserves

10

0

E2

Environmental
Conservation

282

1

0

96.97

1

-0.558

887

42

2.482

93.142

1.003

-4.694

932

47

3.07

92.506

1.001

0.808

E4

Environmental
Management
Environmental
Living

IN1

General Industrial

277

5

0.348

90.344

1.001

2.531

IN2

Light Industrial

292

4

0.559

90.275

1.001

5.413

E3
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R1
R2

General Residential
Low Density
Residential

12936

318

3.318

91.589

1.001

0.718

38468

954

3.387

91.618

1.003

0.431

1899

52

3.552

91.943

1

2.755

373

11

2.899

93.856

0.999

-1.614

R5

Medium Density
Residential
Large Lot
Residential

RE1

Public Recreation

680

0

RE2

Private Recreation

314

10

3.224

91.24

1.002

6.012

RU1 Primary Production

810

34

3.676

93.131

1.004

12.932

RU2 Rural Landscape

196

11

3.867

93.58

1.001

27.501

9

0

95

4

1.079

91.315

1.003

0.824

430

8

2.335

92.235

1.015

35.787

1

0
3.476

90.526

1.005

-2.458

R3

RU3 Forestry
RU5 Village
RU6 Transition
SP1

Special Activities

SP2

Infrastructure

189

0

SP3

Tourist

463

48

W1

Natural Waterways
Recreational
Waterways

9

0

40

0

W2

Demolitions and Development Applications
Wyong City Council has a comprehensive web site that we regularly monitor for demolitions
and development applications. The Council was also approachable for telephone enquiries
and this service was also used.

The most useful Wyong Shire Council web site is at

http://www.wyong.nsw.gov.au/.
The Central Coast Express Advocate newspaper is also regularly monitored for information.
The Central Coast Research Foundation also produces information which we regularly receive
and also monitor. They also have a website at http://hvrf.com.au/ccrf.
Another source of particular interest has been the updating of Council Local Environmental
Plans

available

through

the

NSW

Government

Gazette

website

at

http://www.advertising.nswp.commerce.nsw.gov.au/Gazette/Gazette.htm.
We

have

also

found

of

use

the

NSW

Department

of

Planning

website

at

http://www.planning.nsw.gov.au/index.asp.
A Demolition and Development Application Register is maintained and updated weekly. Details
are published on the next page.
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Demolitions Register
Property
PID

Suburb

Bateau Bay
Bateau Bay
Blue Bay
Bateau Bay
Wadalba
Charmhaven

6/11/2014
4/12/2014
10-Dec-14
3/12/2014
3/12/2014
16/12/2014

3634925
372058
344693
360692
373851
357679

80 Minnamurra Road
124 Panorama Ave
3 Delia Avenue
23 Leetes Lane
37 Poplars Ave
67 Kelsey Rd

Gorokan
Charmhaven
Budgewoi
Tumbi Umbi
Bateau Bay
Noraville

5/01/2015
13/01/2015
6/01/2014
20/01/2015
21/01/2015
14/01/2015

387462
363303
363446,
363447
3417836
333974
350140
349129
336657
380743
353197
351125
378106
347253
332373
349749

60 Werrina Parade
287 - 289 Main Road

Blue Bay
Toukley

27/02/2015 DA 730/2012 - Dwelling, inground pool, spa & front fence including demolition of existing structures
3/02/2015 DA 1040/2014 - Demolition of structures (underground storage tanks) and remediation of the site

145 & 147 Main Road
1036 Yarramalong Rd
37 Barry St
69 Georgina Avenue
24 Gamban Road
22 Bondi Road
1 Taronga Avenue
4 Henderson St
44a Gordon Ave
28 Soldiers Point Dr
60 Elsiemer St
6a Anzac Road,
244 Geoffrey Rd
Castle Rose - 54 - 56 Buff
338565 Point Ave

Toukley
Wyong Creek
Bateau Bay
Gorokan
Gwandalan
The Entrance North
San remo
Norah Head
Summerland Point
Norah Head
Long Jetty
Long Jetty
Chittaway Point

4/02/2015
2/02/2015
10/02/2015
6/02/2015
24/02/2015
27/02/2015
6/02/2015
20/02/2015
9/09/2014
6/03/2015
9/03/2015
25/03/2015
23/03/2015

Buff Point

360268
367210
343013
361925
378156
351739
354745
385583
358963

15 Lakeview St
10 Murrawal Rd
60 Craigie Ave
8 Lowana Ave
5 Soldiers Point Dr
38-44 Greenacre Ave
45 Hutton Road
12 Wahroonga Rd
8 Kulgoa St

Toukley
Wyongah
Kanwal
Charmhaven
Norah Head
Lake Munmorah
The Entrance North
Wyongah
Blue Bay

343554
3373085
348569
368591
342175
387170

43 Currawong St
38 Bondi Rd
40 Florida St
21 Norberta St
17 Coogee Ave
68 Waterview St

Blue Bay
The Entrance North
The Entrance North
The Entrance
The Entrance North
Shelly Beach

371522
358996
355242
369225
3674929
387778,
387777
343366,
343367
333628
375717
385198
335097
389659
354217,
354218
363303
354841

14a Pacific St
31 Kullaroo Road
51 Irene Parade
110 Oberon Road
24 Montrose St

Long Jetty
Summerland Point
Noraville
Chittaway Point
Mannering Park

8/04/2015 DA 1037/2014 - Demolition of existing structure
DA 58/2015 - Demolition of Existing Structures, Construction of a Single Storey Attached Dual
10/04/2015 Occupancy and Two (2) Lot Subdivision
17/04/2015 DA 75/2015 - Dual occupancy & subdivision including demolition of existing structures
2/04/2015 DA 89/2015 - Dual occupancy, demolition and 2 lot subdivision
1/04/2015 DA 3469/2014 - Dwelling, garage & demolition of existing dwelling
14/04/2015 DA 187/2015 - Dwelling & secondary dwelling including demolition of existing dwelling
20/04/2015 DA 273/2015 - Demolition
28/04/2015 DA 895/2014 - Dwelling, garage, carport, inground pool including demolition of existing structures
27/04/2015 DA 147/2015 - Dual occupancy including demolition of existing dwelling & 2 lot subdivision
29/04/2015 DA 169/2015 - Dwelling, inground pool & demolition of existing dwelling
DA 175/2015 - Dual occupancy & 2 lot torrens title subdivision including demolition of existing
27/04/2015 structures
30/04/2015 DA 203/2015 - Dwelling & Demolition of existing dwelling
28/04/2015 DA 315/2015 - Demolition of all structures
13/04/2015 DA 317/2015 - Dwelling, detached secondary dwelling & demolition of existing structures
27/04/2015 DA 329/2015 - Demolition of all structures
5/05/2015 DA 309/2015 - Dwelling, fence, inground pool, including demolition of existing structures
DA 112/2015 - Nine (9) dwellings for seniors or people with a disablity and strata subdivision under
State Environmental Planning Policy (Housing for Seniors or People with a Disability) and demolition
21/05/2015 of existing structures.
11/05/2015 DA 159/2015 - Dwelling, inground pool, fence including demolition of existing structures
12/05/2015 DA 336/2015 - Dwelling, shed & demolition of existing structures
23/03/2015 DA 227/2015 - Dwelling including demolition of existing structures
9/06/2015 DA 191/2015 - Dwelling, inground pool, shed & demolition of existing dwelling
DA 1085/2014 - 9 Lot Community Title Subdivision (8 residential lots and 1 community lot),
9/06/2015 demolition of existing structures and fill to facilitate drainage and flood free building pads
DA 303/2015 - Multi dwelling housing comprising 5 units including demolition of existing structures
24/06/2015 and consolidation of two allotments into one
29/05/2015 DA 514/2015 - Dwelling, inground pool including demolition of existing dwelling
11/05/2015 DA 421/2015 - Dwelling & demolition of existing structures
16/06/2015 DA 574/2015 - Demolition of existing dwelling
6/07/2015 DA 551/2015 - Dwelling including demolition of existing dwelling
9/07/2015 DA 613/2015 - Demolition of existing structures
DA 857/2014 - Residential flat building comprising 24 units and 2 ground floor commercial premises,
14/07/2015 including demolition of existing structures
24/07/2015 DA 256/2015 - Service station and signage including demolition of existing structures
13/07/2015 DA 615/2015 - Demolition of existing dwelling
DA 418/2015 - Dual occupancy & subdivision on proposed Lot 101 in existing Lot 1 DP 20978 &
30/07/2015 demolition of existing structures
29/07/2015 DA 659/2015 - Demolition of existing structures
31/07/2015 DA 779/2015 - Demolition of existing structures
18/07/2015 DA 709/2015 - Dwelling including demolition of existing dwelling
17/08/2015 DA 804/2015 - Demolition of existing structures

383557
343992
353178
349182
352262

35 & 41 Wilfred Barrett Dr The Entrance North
20 & 22 Crown St
26 Banksia St
4 Rolls Avenue
14 Ventura Avenue
11a Bellevue St
1127 Yarramalong Rd

Toukley
Canton Beach
Toowoon Bay
Bateau Bay
Long Jetty
Wyong Creek

51 & 53 Howarth St
287 - 289 Main Road
120 Hutton

Wyong
Toukley
The Entrance North

31 Trelawney St
5 Dalnott Road,
15-23 Hely St
126 Gamban Rd
32 Gymea Cres

Killarney Vale
Gorokan
Wyong
Gwandalan
Mannering Park

Date

Description

Address

9 Norahview St
2 Patstone St
10 Yethonga Ave
3 Helen St
200 Johns Rd
141 Panorama Ave

368558
372579
390055
33150
356051
371983

DA 810/2014 - Dwelling including demolition of existing dwelling
DA 866/2014 - Dwelling, inground pool, deck, games room & demolition of existing structures
DA 992/2014 - Dual occupancy & 2 lot subdivision including demolition of existing structures
DA 1078/2014 - Dwelling & shed including demolition of existing dwelling
DA 509/2014 - 25 Lot subdivision
DA 1086/2014 - Dwelling including demolition of existing dwelling
DA 971/2014 - Dual Occupancy under SEPP (Housing for Seniors or People with a Disability) 2004
and demolition of existing structures
DA 1132/2014 - Demolition of existing structures
DA 995/2014 - Two (2) lot subdivision and demolition of the existing garage, carport and shed
DA 118/2012 - Dwelling including demolition of existing dwelling
DA 10/2015 - Demolition of existing dwelling
DA 35/2015 - Dwelling & Demolition of existing structures

DA 1064/2014 - Demolition and alterations
DA 1105/2014 - Demolition of Heritage Item
DA 1148/2014 - Dwelling, detached secondary dwelling & demolition of all structures
DA 1183/2014 - Dwelling & demolition of existing dwelling
DA 4/2015 - Dwelling including demolition of existing dwelling
DA 51/2015 - Dwelling, garage, spa & decks including demolition of existing structures
DA 1186/2014 - Dual occupancy and subdivision and demolition of existing structures
DA 1193/2014 - Dwelling & demolition of existing structures
DA 1149/2014 - Dwelling including demolition of existing dwelling
DA152/2015 - Demolition
DA 1187/2014 - Demolition of existing structures, new Dual Occupancy and subdivision
DA 100/2015 - Dwelling, deck, inground pool & demolition of existing structures
DA 161/2015 - Demolition of dwelling

Page | 57

014 WYONG FINAL REPORT 2014

Register of Development Approvals
Property
PID

Address

Suburb

368875 3 Norton Avenue

Killarney Vale

367954 5 - 7 Newbridge Rd

Berkeley Vale

381513,
369444

14 The Entrance Rd & 2
Ocean Pde

The Entrance

3591670
2964945
3804880,
3804881
3435371,
3329350
384381
342664

165 Kanangra Dr
2 Bryant Dr

Gwandalan
Tuggerah

7 & 8 Gladioli Ave

Hamlyn Tce

511 Pacific Highway & 100 Settlement
Wadalba Dr
3 Tumbi Road
Tumbi Umbi
3 Corella Close
Berkeley Vale

346805 205 Elizabeth Bay Dr
3101184 5 Dunlop Road
387777,
387778
352363,
378476,
354053,
354054
318944

35 & 41 Wilfred Barrett Dr

Lake Munmorah
Blue Haven

The Entrance

236 - 260 Hakone Rd & 99, 103
Woongarrah
& 107 Sparks Rd
28 & 30 Holmes Ave
2 Norberta St

Toukley
The Entrance

Description
DA DateSale Price

DA 241/2014 - Dual Occupancy and 2 lot subdivision including
7-Nov-14 alterations & additions to existing dwelling
DA 827/2014 - General industry for the manufacture of modular
13-Nov-14 residential and commercial buildings
DA 545/2014 - Mixed use, shop top housing development comprising
126 apartments, ground level shops, an upper level restaurant and car
19/12/2014 parking
DA 19/2015 - Minister for Planning - Project No. 10-0205 - 187 lot
9/01/2015 residential subdivision
7-Jan-15 DA 906/2014 - Two (2) lot subdivision
6-Jan-15 DA 977/2014 - Staged 62 lot subdivision
3-Feb-15 DA 703/2014 - Super Lot Subdivision of Eight Lots in a Staged Release
16-Feb-15 DA 752/2014 - Five (5) lot subdivision and boundary adjustment
14-Mar-15 DA 458/2014 - Community Title Subdivision (1 into 6 lots)
DA 457/2014 - Manufactured home estate and community title
subdivision incorporating 52 dwelling sites and ancillary facilities and
21-May-15 works
8-May-15 DA 1094/2014 - Residential flat development consisting of 23 units
DA 1085/2014 - 9 Lot Community Title Subdivision (8 residential lots
and 1 community lot), demolition of existing structures and fill to facilitate
9-Jun-15 drainage and flood free building pads
DA 188/2015 - Remediation works (Asbestos remediation & landfill gas
9-Jun-15 monitoring) SEPP 55
10/08/2015 DA 437/2015 - Multiple Dwelling Housing consisting of 6 units
28-Aug-15 DA 1185/2014 - Residential flat building comprising 46 units

Overview of Verification Program for LGA
Gosford and Wyong Contract is held under the Rating & Taxing Valuation Procedures Manual
V6.5, Verification has been planned for the 6 year period commencing 2014, aligning with the
conversion to standardized LEP process, and following the risk based assessment process.
Verification over this 6 year period and for the 2015 year has been included within our 2015
Annual Program Project Plan, with the current Annual Program identifying the specific
components nominated for the 2015 Annual Deliveries.
The new risk code process identifies and utilises different verification cycles for risks 1, 2 & 3.
The corresponding risk cycle is verification each year for risk assessment 1, every 3 years for
risk cycle 2 and every 6 years for risk cycle 3.
For the 2015 Annual Program, we have identified and utilised the new 16 risk codes. Whilst still
undertaking to complete whole component verification, under the new risk based system, we
now schedule and also report annual verification in terms of not only the completion of whole
components, but also verification completed using the new risk codes.
Due to the considerable overlap of verifying whole components and then having to meet the
risk code verification expectations; we anticipate that each year we will be completing additional
verification and that in some years the various proportions completed between risk 2 and risk 3
entries will not be exactly aligning. Risk 1 assessed entries will be verified each year.

Page | 58

014 WYONG FINAL REPORT 2014

From the tables listed below verification, which includes inspected and verified entries, that has
been completed for the 2015 Annual Program is reported in terms of whole component
completion and risk code completion.
Any shortfalls in verification will be completed over the remainder of the contract year and
delivered with the next annual program.

WBB
WBE
WBF
WBO
WBP
WDM

B1
B2
B2
B2
B3
B

NORTH SHIRE B1
BUDGEWOI B2
TOUKLEY & EAST TOUKLEY B2
REGIONAL CENTRES B2
WYONG B3
TUGGERAH Deferred Matter

2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015
2015

WFD
WFO
WFP
WFR
WFZ
WGG
WGZ
WHE
WHK
WHP
WHV
WHX
WHZ
WNA
WNC
WNF
WNH
WNK
WOB
WOC

R1
R1
R1
R1
R1
R2
R2
R2
R2
R2
R5
R1
R2
IN1
IN1
IN2
IN2
IN2
RE1
RE2

THE ENTRANCE NORTH R1
GOROKAN R1
BLUE HAVEN SAN REMO R1
MANNERING PARK R1
WHOLE SHIRE EXCEPTIONS R1
BERKELEY VALE GLENNING VALLEY R2
MANNERING PARK R2
BUFF POINT R2
THE ENTRANCE NORTH R2
WHOLE SHIRE EXCEPTIONS R2
WHOLE OF SHIRE R5
ENGLOBO WHOLE OF SHIRE R1
ENGLOBO WHOLE OF SHIRE R2
WARNERVALE WEZ IN1
BERKELEY VALE FOUNTAINDALE IN1
BERKELEY VALE IN2
OURIMBAH IN2
DOYALSON GWANDALAN LONG JETTY IN2
WHOLE OF SHIRE COMMERCIAL USE RE1
WHOLE OF SHIRE RE2

2015
2015
2015
2015
2015
2015

WOD
WRB
WRG
WWA
WWN
WWO

RE2
RU1
RU2
R1
R2
R2

PACIFIC LAKES LAKE MUNMORAH RE2
KULNURA RU1
KULNURA RU2
NORTH SHIRE WATERFRONT R1
LAKE MUNMORAH WATERFRONT R2
HALEKULANI BUDGEWOI BUFF POINT SAN REMO WATERFRONT R2

Description

Properties

Code

2015
2015
2015
2014
2015
2015

Zone

Component
Verification

Wyong Verification Program from March 1, 2015 to February 29, 2016

33
25
84
3
98
9
381
734
1816
134
98
2702
743
1177
87
55
374
29
87
63
118
34
20
7
36
85
230
121
15
43
118
467

All whole of component verification has been completed as per our Project Plan Schedule to
enable delivery of all annual verification with Final values
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Risk Rating Verification
Risk Ratings Verification Report
District:

WYONG

Username:

Russell Saunders

Base Date:

01-Jul-2015

Generated:

09 November 2015

Risk Code

Risk
Value

Risk Description

Total
Count

Total
Verified

Percentage
Verified

ANLYSALE

1

1 - Analysed sale

1,520

1,520

100%

BENCHMRK

1

1 - Benchmark property

407

407

100%

CONTAMN

1

1 - Contaminated land

79

79

100%

ENGLOBO

1

1 - Englobo parcel

110

110

100%

HIGHVALU

1

1 - High value change property

14

14

100%

MINE

1

1 - Mine

4

4

100%

OBJECT

1

1 - Objection

13

13

100%

SHOPPING

1

1 - Shopping centre

1

1

100%

2,148

2,148

100%

2 - Allowance or concession (excluding section 125
56
heritage)

8

14.29%

COMMERCE 2

2 - Commercial zoned lands

925

223

24.11%

HERITAGE

2

2 - Heritage listing 14G and section 125

112

42

37.5%

INDUSTRY

2

2 - Industrial zoned lands

512

204

39.84%

LVBASIS

2

2 - Land value basis other than 6A(1)

1,063

331

31.14%

RURAL

2

2 - Rural zoned lands where predominant use is
76
primary production

59

77.63%

2,744

867

31.6%

Summary for Risk Value 1

ALLOWNCE

2

Summary for Risk Value 2

OPNSPACE

3

3 - Open space, special use, reservation zoned
1,560
lands

180

11.54%

RESIDENT

3

3 - Residential, village and rural residential lands
54,208
with 6A(1) basis

9,797

18.07%

Summary for Risk Value 3

55,768

9,977

17.89%

Overall Summary

60,660

12,989

21.41%

Included in total verification are particular entries and components that require special attention
as we progress through each year. Where we identify poor grading of values throughout the
program, we try to incorporate corrections as being verified, either on individual entries, groups
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or areas of entries or sometimes even whole components where we think this action is needed.
This is a work practice that we have adopted in previous years for the Gosford and Wyong
Contract.

Property Risk
Risk Based Verification Cycle
Following this risk based assessment approach, the LPI and other major stakeholders in the
NSW Statutory Valuation System should have confidence that the highest risk entries in
each of the rolls are receiving the individual attention expected as a result of the potential for
greater volatility in land value.

Risk Based Verification Program
From a statistical point of view, the risk based verification program provides a mechanism for
highlighting property specific issues that may otherwise not be reflected in the mass
appraisal of land values.
The risk based verification program requires properties of higher risk to be verified on a more
frequent basis and lower risk properties verified on a less frequent basis.
Risk 1 entries are considered the highest risk entries to be managed by more frequent
individual valuations and verification (annually), with Risk 3 entries representing the lowest
risk and having a longer verification cycle of once every 6 years and no requirement for
individual worksheets. In addition to the risk ratings, the risk assessment matrix supplied by
the LPI assists in identifying properties that may be considered to be of a higher risk rating.
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Risk Based Verification Cycle Table
Category
Properties subject to successful objection the previous year
Benchmarks, Reference Benchmarks and all analysed
sales
Properties considered to be of high risk not already
included in risk rating 1 *
Land subject to allowances
Commercial land
Industrial land
Rural land
Heritage restricted properties
All other properties valued under a valuation basis other
than 6A1 or 14C
Open Space, Special Uses zoned land
Residential zoned land

Verification
Risk Rating
1
1

Verification percentage
annum
100% per annum
100% per annum

per

1

100% per annum

2
2
2
2
2
2

33.3% per annum
33.3% per annum
33.3% per annum
33.3% per annum
33.3% per annum
33.3% per annum

3
3

16.6% per annum over 6 years
16.6% per annum over 6 years
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Worksheet Requirements
In general terms, a worksheet is required for any valuation where any calculation or
explanation is required unless attribute data is otherwise utilised.
Worksheets shall be created and maintained on all properties where calculations are
required following the scheduled verification outlined within this document. Utilising the risk
rating criteria within the Procedures Manual, new worksheets shall be created as required in
accordance with the verification program. As a nominated component is due to be verified,
the worksheet will be updated or created to include the reporting standard of the Procedures
Manual.
Worksheets are created for these types of entries following the verification cycle.


Shopping centres



Englobo parcels



Mines



Rural properties where there are mixed land types



Benchmark properties



High risk properties



Special use parcels



Valuations made under Section 26A



14I Crown lease restricted properties as well as any land under a NSW Maritime lease



Heritage valuations under 14G or Sec 125 Heritage Act



Valuations made under Section 6A(2)



Valuations subject to Section 28 apportionments



Section 62K or 585 calculations



MUAF & MDAF calculations



Section 14L allowances for Profitable Expenditure



Section 14T allowances for Subdivision



Properties amended on objection where the decision was not carried forward to
following valuations



Fragmented holdings

Additionally, worksheets should be created for any property with unusual physical
characteristics and where this would affect the value, e.g. flood liability, steep topography,
access issues, lack of services, exceptional views, contamination, affects from surrounding
development etc.
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The Quality Assurance Process
Quality Assurance
Our goals mirror those of the LPI in that we seek to improve the quality of valuation outcomes
and provide a cost effective means of delivering land values for rating and taxing purposes.
Later versions of the Procedures Manual from v6.3 (2012), v6.4 (2013) and now v6.5.1(2014),
all prescribe extra measures that will improve valuation quality if completed. Naturally,
additional time/resourcing is required to improve quality under those terms, however once
processes are in place that achieve those quality improvements they can be maintained with
effective and innovative implementation of management strategies at minimum additional cost.
From v6.3 onwards changes to the timing and frequency of verification is a feature of the new
arrangements, with contractors required to complete the whole year’s verification concurrently
with all valuations during the first 6 months. A greater volume of sales analysis has been
required. Adopting and identifying the new Risk Codes within the roll has also required
additional work over previous v6.2.2 (2011) contract requirements
During the past 6 years we have undertaken an intensive examination of the Rating and Taxing
Valuation process and implemented many important changes to methodology and processes,
particularly of the more specialised valuations. Most of which have focused on the creation of
Quality Assurance measures and management practices to provide better valuation outcomes.
We apply the appropriate methodology depending upon the identified type of property or risk
code of property being valued.
The following headings outline key features of our QA systems and an over view of our actions
in various key areas of the annual program.

Project Plans
The project plan is the cornerstone of our QA processes by providing for the scheduling of
tasks we are constantly aware of work in progress, completed and deliverable-by set dates and
can apply the various QA measures according to this timetable.
Our Project Plans shows how we have scoped each project and how we intend to service the
proposed contract for valuation services. The plan includes all scheduling except for supps and
sales coding, which occurs over the first few days of each week. Our expertise to demonstrate
how we would manage a contract should also be seen in the context of our experience with
providing these specialised services for over 10 years and for up to 8 districts.
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Component Structure & Valuation Accuracy
We annually review the component structure to see how the entries have been componentised.
Any changes to components are very carefully considered and only following consultation both
internally and externally with LPI.
Dividing entries into components requires finding the right balance between applying
reasonably accurate valuations and applying valuer resources to generate the valuation
outcomes. A smaller number of components translates into less benchmarks overall, and less
sales analysis required to value less benchmarks.
The mass valuation process of applying factors to create new values is in essence a sampling
methodology which relies upon the concept of statistical inference. That is, from a sample of
benchmarks and sales analysis within each component grouping, a factor or trend is
established either overall or applied independently depending upon what the valuation of each
benchmark is pointing to in terms of change of value.
If the trends are reasonably consistent for the valuation of each benchmark within a component,
and the component is relatively homogenous, then factoring should be relied upon given these
circumstances. Where the valuation of benchmarks within a component is showing inconsistent
factor variations more analysis across these components is required. Sometimes even more
benchmarks than the minimum number specified helps to improve valuation outcomes as does
any additional sales analysis that focuses more attention on the grading of a specific
component. The valuer needs to be aware of the pointers to when mass valuation methods
require enhancements, our valuation staff are specifically trained in understanding the
significance of these variations. Team Leaders help with solutions to dealing with grading
issues or factor variations that are not pointing to any specific clear trend.

Component Data Analysis
Statistical analysis is carried out throughout the annual program with the Component Data
Table as the reference point. This is used to review components and benchmarks selections.
Review of component’s primary and reference benchmarks is undertaken with the benefit of the
Component Data Table to ensure they comply with procedural selection criteria.
Our component benchmark reviews are completed just prior to July 1, each year, therefore
representing each component at the Base Date prior to any component factors being applied.
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Every time values are changed in a manner that is not uniform; changes to median values,
quartile ranges and even the QRP measure may occur. Having ongoing access to the
component data table, its ability to be updated in real time to account for change, aids correct
selections. We ensure our valuers understand the construct of these tables. This assists the
application of QA processes at all valuer levels.

Benchmark Selection
Our database program incorporates reports for Benchmark Exceptions, Benchmark Factor
Variation and within its Component Reports function includes a check for the number of
benchmarks required per component. Benchmark selection shows that we have the correct
minimum number of and quartile placement of benchmarks in all components, with some
components having additional benchmarks where we have identified these as being useful.
Valuers and Team Leaders have access to this information on a daily basis thus ensuring
ample opportunity to avoid compliance failure in this regard.

QRP Measures (Variability of Component Distribution)
The QRP measures the variability of values within a particular component. This measure is
readily identified in our Component Data Table Report. It is calculated on both the whole value
and rate per square metre basis. Our valuers are trained and regularly workshopped to
acknowledge the impact of this measure on individual components and adapt their work
practice accordingly to ensure the best value outcomes for the range of QRP measures they
are required to work with. The QRP measures clearly identify the variability of values within
particular components over the middle quartiles. The highest scores are often seen measured
in business, industrial, density residential, rural and protection zoned components where
allotment sizes vary over a wide range of sizes within a confined location.
Generally, residential type components have lower QRP measures as the component sizes
tend to be larger and the variability between sizes and values tends to be less. QRP measures
are also used on a $/sq.m basis which is more appropriate for business and industrial
components. For components with high QRP measures the procedural requirements for
additional reference benchmarks is designed to improve accuracy by imposing the
acknowledgment of this value range and ensuring it as managed.
We aim to individually review the high and low values within components as these tend to be
outliers within the Component Model. Outliers also tend to require individual attention because
the benchmark typically does not represent them.
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Risk Based Assessments and Worksheets
Higher risk entries and entries that require more complex valuations should be capable of
individual review in much the same way as an individual property valuation requested by a bank
or the owner would be open to review by the instructing party or others that rely upon that
valuation.
The highest risk entries that have a risk rating of “1” are subject to peer review of worksheets.
We expect these individual valuations to be the subject of more thorough examination from the
LPI by way of requests and audits targeted towards these entries.
The worksheets are prepared with this expected level of scrutiny in mind. Our acknowledgment
of these is included elsewhere in this Project Plan.

Individual Valuations
Whilst Rating and Taxing valuations employ a mass appraisal methodology, many property
specific scenarios, Risk Rating/Risk Code, Legislative framework or LPI instructions require
different methodologies or individual valuations (Worksheets) to be the means of determining
the value.
Robertson & Robertson applies a pro-active approach to quality assurance, with management
instilling an enduring culture of quality throughout the organisation. The Robertson &
Robertson valuers providing services for the LPI are amongst the most senior and experienced
in the company. Any advice prepared by our valuation staff pursuant to a contract for the
services will be the subject of stringent peer review and discussion prior to its release.

Quality Assurance Review Project 2012 & 2013 (QARP 2012 & 2013)
The Quality Assurance Review Project 2012 (QARP 2012) was originally undertaken by
Robertson & Robertson at the start of the 2012 Annual Program. A second QARP was
undertaken during 2013. This was not an LPI requirement but was our own initiative and part of
what the firm considers being best practice in this field. These projects may recur at irregular
intervals in maintenance mode or as issues arise that require such review.
Our Team Leaders Management Group review and refine processes each year with a focus for
cost effective solutions to improve the quality of valuation outcomes across the whole division.
It is only through critical assessment of our current processes that we can improve outcomes
moving forward. We review our current Rating & Taxing processes in this context and in the
context of the LPI’s Queries and Audits during the year.
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In this context we have developed a register for all LPI queries and audits, where issues and
specific processes are identified. This system has been operating since the beginning of the
2012 Annual Program.
Any issues that develop throughout each year are reviewed in the context of what process was
involved. In this way, the Team Leaders Management Group can look at what needs to change
with a certain process. Issues are looked at in the context of processes, training, scheduling
and possible IT development that would eliminate or reduce the likelihood of a particular QA
issue. Of critical importance to this process are the results of Final Values Audits, Sales
Analysis Audits and any other audits which show any deficiencies which should be acted upon.
The QARP Meetings referred to are done to find any solutions to systematic issues or reduce
the likelihood of one off issues. The LPI is appraised of the results of our internal reviews and
improved processes that may result.
Utilising the existing body of Audits and Queries from the LPI, as well as other processes of
self-assessment utilised by Robertson & Robertson over recent years, we have reviewed all our
current processes and policies from a Quality Assurance (QA) perspective; identified QA risks
and explored different options to mitigate these risks where possible.

The Ongoing Goals of QARP 2012 & 2013 are to:
Regularly review all current processes and procedures undertaken by the Rating & Taxing
Division
Provide a systematic protocol to process Quality Assurance Issues as they come to light, and to
pre-emptively seek ways and means of eliminating future potential Quality Assurance issues
Discuss how best to communicate Quality Assurance initiatives to the LPI at all levels
Use the Quality Assurance Review Project (QARP) as a way of formalising continuous
incremental improvements in standards
Enact our policies and procedures in relation to Quality Assurance matters more efficiently and
effectively
Discuss the roles and responsibilities of staff in the various QA processes within the Rating &
Taxing Division
Benchmark standards across the whole Rating & Taxing Division for the various processes
Continually seek improved efficiency methods to standardise work practices for all staff and
promote Research & Development as part of our company culture.
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Continually we need to determine alternative ways of performing rating and taxing work
efficiently that will give us an advantage over existing work practices. For example, faster more
efficient computers, bigger screens, the use of 2 and 3 screens, IT development and
development of specialised forms, view spreadsheets more effectively, increasing our
knowledge with the use of GIS systems, GIS layers etc..
The development of new policies and procedures was a product of the original QARP 2012
meetings as well as the immediate development of process checklists that could be used by all
valuers and administration staff within the Rating & Taxing Division. For example, we undertook
a process that included an analysis of all vacant land in our district, listed for sale and cross
referenced the listed ‘for sale’ or asking price against our current valuations. This process of
cross referencing asking prices against our valuations for these properties represents another
level of checks which ensures better quality valuations are achieved prior to any sales evidence
becoming available. This process resulted in a number of value reductions.
We consider this to be an example of a pro-active approach where we were not just reliant on
the properties selling but examining the market at another level. This process is now done
every year. The QARP process will be continue on an irregular basis or as issues arise which
have potential to impact across a wide range of existing processes

Valmap Expertise
Robertson and Robertson have developed considerable expertise in the use of Valmap.
We are currently in process of moving to Valmap 4.1 and merging its functionality with our new
data base program.
Valmap is considered a critical tool for Quality Assurance, but does require specific training to
be able to use the more advanced features contained within the layers of information provided.
Functions of Valmap in the area of thematic layers which can provide visual schematics for
values and value change of both the whole value and rates per metre square are regularly
explored and exploited to provide quick reference to valuation change data.
With regular cadastre and planning updates as provided by the LPI Valmap will continue to
provide the backbone to the integration of mapping, cadastre and value information for rating
and taxing contractors.
Our ongoing commitment to the system includes regular workshops to ensure our valuers
continue to utilise known functionality and explore other functions as they come to our
awareness.
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Nearmap
Robertson & Robertson currently subscribes to a multi-user licence for Nearmap in NSW. This
site represents the most up to date aerial imagery available in NSW, with eastern coastal
locations being updated every 2 to 3 months. This system complements the older aerial
imagery available via Valmap, SIX Maps and now NSW Globe/Google Earth.

Statistical Standards
The LPI through the Rating & Taxing Procedures Manuals utilises a number of statistical
standards to determine the quality of the valuation recommendations and a number of
quantitative measures to determine that adequate sales analysis allowing for the proper
valuation of all benchmarks has been undertaken as well as reflecting “breadth of the market”.
Our database program incorporates these checks and they can be calculated at various levels
at regular intervals to monitor the potential emergence of issues. Additionally we have always
ensured through training and workshops our staff has an understanding of the construct of
these statistical and quantitative checks in order to recognise, acknowledge and report
exceptions which may be highlighted through the various measures. This spread of skill across
all valuer levels ensures a broader approach to QA processes.
Robertson & Robertson has a proven track record with compliance of both the statistical
measures and qualitative/quantitative measures that include number of sales analysed, number
of benchmarks, etc.

Other Practical Examples of QA Processes
The following represents a selection of other individual measures which when combined, further
reinforce the QA culture and outcomes of the firm’s work practices. Detail of these practices is
offered in our weekly/monthly/annual scheduling


Filtering of all sales imported each Monday into all sales identified requiring analysis. As
discussed in detail in our weekly scheduling.



The use of Control Tables to monitor all Quality Assurance measures, identifying and
grading of supps, receipt and acknowledgement of changes to the valuation roll example
35B objections and 14A(6) reascertainments.

As described in detail under our

weekly/monthly/annual scheduling.


Maintaining a commercial database of listings for sale from local papers and magazines.
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These are easily cross referenced against sales that occur weekly when these properties
are sold and imported. We receive notification that we are holding information about the
property from the time it was ‘For Sale’.



LPI Queries and Audits database. This facility provides valuable reporting information
across all 3 contracts of any specific types of issues that we should be addressing. This
database was created from a need identified through the QARP process to record this
valuable feedback in a more systemic way that can be easily accessed and reported.

Initiatives Undertaken
We have undertaken and committed to undertake several initiatives to identify entries of high
risk. These include


Writing to owners of contaminated properties asking for information in relation to the known
contamination and any scoping or remediation costs that are known.



Writing to significant stakeholders in each district asking for information in relation to known
contamination and remediation costs. This includes all of the individual Councils, Hunter
Water, Central Coast Development Corporation, Hunter Development Corporation and
Aluminum Smelters.



Writing to various developers asking for information in relation to known new estates
including the costs of developing these estates. Information collected is used each year to
update identified offsite, on-site and subdividers allowances.



For Lease – Rental Database. We include many ground rents for general industrial
properties, specialised ports precinct properties, marinas, golf courses. Commercial and
industrial rents are collected by following up entries that have previously been listed for
lease.



For Sale Database – Commercial, Industrial, Englobo, Density Sites, Properties of Interest.
This material is attached electronically to the roll entry. When the property sells we are
alerted that we are holding advertising material about this property so it should be
analysed.



Vacant Land for Sale. We commenced this process in 2012 in response to some vacant
sites that were listed for sale for less than land values that were applied in that year. We
now review every vacant allotment that is listed for sale and recorded by RP Data. RP Data
collect information for the vast majority of real estate agencies within NSW, so this record
is very comprehensive and very effective in determining situations where some lands may
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be overvalued. This can be determined and corrected prior to any sale occurring. This preemptive action occurs before any sale is even started.

Delivery Schedule for 2 Contracts Comprising 6 LGAs
Robertson & Robertson Proposed Delivery Schedule All Contracts 2015 - Version 2- July 2015
LGA
Code
001
002
003
005
010
014

LGA

Cessnock
Dungog
Gosford
Maitland
Port Stephens
Wyong

Contract

Maitland
Maitland
Central Coast
Maitland
Maitland
Central Coast

Provisional
Valuation
Recommendations
Thursday 10/09/2015
Thursday 27/08/2015
Monday 14/09/2015
Tuesday 01/09/2015
Thursday 03/09/2015
Monday 07/09/2015

General
Valuation
Recommendations & VARs
Thursday 08/10/2015
Thursday 24/09/2015
Tuesday 13/10/2015
Tuesday 29/09/2015
Thursday 01/10/2015
Tuesday 06/10/2015

Final
Amendments
Friday 30/10/2015
Friday 30/10/2015
Friday 30/10/2015
Friday 30/10/2015
Friday 30/10/2015
Friday 30/10/2015

Final
Total
As a % As a %
Report
Entries of Contract of All
(Estimated)
Area Districts
Friday 13/11/2015
22,859
27.59% 11.11%
Friday 13/11/2015
4,791
5.78%
2.33%
Friday 13/11/2015
63,261
51.48% 30.75%
Friday 13/11/2015
27,120
32.73% 13.18%
Friday 13/11/2015
28,097
33.91% 13.66%
Friday 13/11/2015
59,618
48.52% 28.98%

Contract

205,746
100.00%
Total
% All
Entries Contracts

Maitland
Central Coast

82,867

40.28%

122,879

59.72%

All Districts

205,746 100.00%

Entries listed above are indicative only. Absolute count of entries varies due to supplementary
actions throughout the Annual Program.
The above delivery dates were approved by Michael Tadros, Contracts & Procurement
Manager, Valuation Services on June 23, 2015. Using version control (Version 2), the above
Delivery Schedule represents the delivery schedule for all contracts and districts – including the
details for the Maitland Contract.

Meetings with other R&T Contractors in adjoining districts
The districts adjoining the Wyong LGA include Gosford, Cessnock, and Lake Macquarie LGAs.
Robertson & Robertson is the R&T Contractor for Gosford and Cessnock.

Page | 72

014 WYONG FINAL REPORT 2014

Robertson & Robertson as Author of this Final Report
Robertson & Robertson is the author of this report, produced on behalf of the NSW Valuer
General and forwarded to the Department of Land and Property Information (LPI).
Town planning, land use and other market information contained in this report have been
compiled based on enquiries undertaken during the valuation process. Third parties should
make their own enquiries into these details and should not rely on the contents of this report.
The Valuer General disclaims any liability to any person who acts or omits to act on the basis of
the information contained in this report. More information on the valuation process is available
from the LPI website at http://www.lpi.nsw.gov.au/
ROBERTSON & ROBERTSON

......................................................
RUSSELL SAUNDERS
Gosford and Wyong Team
Leader
Contract Services Manager
AAPI
Certified Practising Valuer
Registered Valuer 2662
November 12, 2014
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