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Executive summary 

Property ‘Portside’ 
Residential apartment 

 20/16 Quarry Street, Port Kembla, New South Wales 2505 

  

Instructed by Rita Thakur and Associates 
Rita Thakur 
PO Box 5154 
Wollongong East NSW 2520 

Farrar Gesini Dunn 
Kasey Fox  
Level 1, 10 Rudd Street 
Canberra ACT 2601 

   

Your client Mary- Anne Cairns Graham Patrick Marning 

   

Your reference 20004 N/A 

   

Our reference 20210381 

  

Purpose Property settlement purposes  

  

Interest valued Unencumbered fee simple  

  

Basis of valuation Market value on a vacant possession basis 

  

Town planning R2 Low Density Residential in Wollongong Local Environmental Plan 2009 

  

Brief description The subject property comprises a modern, residential strata apartment located 
on the second floor level, forming part of the Portside Development originally 
constructed circa 2015. 
  
Accommodation includes two bedrooms, two bathrooms, open plan lounge, 
dining and kitchen area with balcony, plus internal laundry, and lift access to 
basement security garage and storage room.  
 
The subject complex is located to the north western side of Gallipoli Street 
overlooking Gallipoli Park at Port Kembla some 10 kilometres south of 
Wollongong city centre.  

  

Previous sale New South Wales government records indicate the subject property previously 
sold on the 2nd of October 2015 for $630,000. The property transferred from 
Hilltact Pty Limited to Jump Right In Pty Limited.  

  

Date of inspection 12th April 2021 

  

Date of valuation 12th April 2021 

  

Valuation SEVEN HUNDRED THOUSAND DOLLARS ($700,000). 

  

This executive summary must be read in conjunction with the entire report and the details contained therein. 
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Market Uncertainty 

The market is being impacted by the uncertainty caused by the COVID-19 pandemic. As at the date of valuation 
we consider that there is market uncertainty resulting in significant valuation uncertainty.  

This valuation is therefore reported on the basis of ‘significant valuation uncertainty’. As a result, less 
certainty exists than normal and a higher degree of caution should be attached to our valuation than normally 
would be the case. Given the unknown future impact that COVID-19 might have on markets, we recommend 
that the user(s) of this report review this valuation periodically.  

This valuation is current at the date of valuation only. The value assessed herein may change significantly 
and unexpectedly over a relatively short period of time (including as a result of factors that the valuer could 
not reasonably have been aware of as at the date of valuation). We do not accept responsibility or liability for 
any losses arising from such subsequent changes in value. 

Despite any other comment/forecast in this advice, should a major local or global financial event, natural disaster or 
pandemic occur, we recommend Walsh & Monaghan be instructed to review the potential impact on the assessed 
value. 

Assumptions, disclaimers, limitations and qualifications summary 

This valuation report is provided subject to the assumptions, disclaimers, limitations and qualifications detailed 
throughout this report. Reliance on this report and extension of Walsh & Monaghan’s liability is conditional upon the 
reader’s acknowledgement and understanding of these statements.  This valuation is for the use only of the party to 
whom it is addressed and for no other purpose.  No responsibility is accepted to any third party who may use or rely 
on the whole or any part of the content of this valuation. 

Prepared by 
 
Walsh & Monaghan Pty Limited   
 

 
 
Andrew Kelkert (Director) AAPI CPV CPP 
Certified Practising Valuer 
Certified Property Practitioner 
API Member 69005 
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1.0 Introduction and instructions 

1.1 Property 

‘Portside’ - Residential apartment – 20/16 Quarry Street, Port Kembla, New South Wales, 2505 

1.2 Instructing party  

Instructed by Rita Thakur and Associates 
Rita Thakur 
PO Box 5154 
Wollongong East NSW 2520 

Farrar Gesini Dunn 
Kasey Fox  
Level 1, 10 Rudd Street 
Canberra ACT 2601 

   

Your client Mary- Anne Cairns Graham Patrick Marning 

   

Your reference 20004 N/A 

   

Our reference 20210381 

  

1.3 Instructions 

My instructions are to assess the market value of the subject property for property settlement purposes. 

The valuation is to reflect the market value of the freehold interest and is to be undertaken in accordance with the 
Australian Property Institute’s definition of market value which is -   

“The estimated amount for which an asset or liability should exchange on the valuation date between 
a willing buyer and a willing seller in an arm’s length transaction, after proper marketing and where 
the parties had each acted knowledgeably, prudently and without compulsion”. 

This report has been expressly prepared for reliance by the Federal Circuit Court of Australia. 

Neither the valuer nor any member of our firm has any conflict of interest or direct or indirect financial interest in relation 
to the property nor any parties to the transaction including agent, purchaser, seller, developer or associated entities. 

1.4 Date of inspection  

12th April 2021 

1.5 Date of valuation 

12th April 2021 
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2.0 Property details 

2.1 Legal description 

2.11 Title details 

The title search (extract below) describes the property as Lot 20 in Strata Plan 96267 at Port Kembla, Local 
Government Area Wollongong.  

2.12 Registered owner 

The title search indicates the registered owner to be Jump Right In Pty Ltd. 

 

Figure 1 Extract from Title Search 

2.13 Easements/encumbrances 

I am unaware of any other easements or encumbrances which detrimentally affect the subject property and my report 
is made on that understanding. 
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2.2 Location and surrounding development 

The subject complex is located to the north western side of Quarry Street, directly opposite Anzac Way and adjacent 
to Gallipoli Park / playground, at Port Kembla.  

Port Kembla is located within the southern suburbs of the Illawarra region some ten kilometres south of Wollongong 
city centre, with a population of circa 5,014 persons (2016 Census).  

Surrounding development comprises predominantly mixed residential housing, ranging from attached residential 
apartments, detached single level and two storey residential homes intermingled with some villa and townhouse type 
development. Port Kembla adjoins Port Kemba harbour, foreshore nature reserve and is within close proximity to Blue 
Scope Steel / Steelworks. 

 

Figure 2 Location Map 
(Source: EAC online mapping) 

 

Figure 3 Location Map 
(Source: Whereis.com) 
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2.3 Site and services 

2.31 Site description and topography 

The subject complex is constructed on a large, irregular site located to the north western side of Quarry Street. The 
land falls below the street frontage in a south-east to north-west direction with moderate cross fall to the southern side 
boundary. The subject complex is situated within an elevated position with good northerly aspect over adjoining 
Gallipoli Park, and ocean views further to the north.  

 

Figure 4 Aerial Photograph  
(Source: EAC online mapping) 

 
 

Northerly aspect over Gallipoli Park  

 
 

Northerly aspect over Gallipoli Park 
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2.32 Site area 

Strata Plan (extract below) states Lot 20 has a strata area of 144 square metres. 

 

Figure 5 Extract from Strata Plan 96267 

2.33 Unit entitlements 

The subject property has a unit entitlement of 390 out of an aggregate of 4,623. 

Lot Unit entitlement 

15 382 

16 378 

17 360 

18 369 

19 394 

20 390 

21 372 

22 381 

23 410 

24 404 

25 385 

26 397 

Total 4,623 

2.34 Access 

Vehicular and pedestrian access is available off the north western side of Quarry Street which comprises a fully 
bitumen sealed roadway with concrete kerb and guttering and concrete footpaths.  

2.35 Services 

All the essential services, namely electricity, telephone, town water, gas and sewer are available and connected. 

2.36 Identification 

The subject property has been identified with reference to the registered proprietor, Strata Plan, and my physical 
inspection.  
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2.4 Environmental/hazardous materials 

My onsite inspection did not reveal any additional obvious environmental concerns or known hazards such as flooding, 
bushfire, landslip, drainage or mine subsidence. Interested parties should obtain a Section 10.7 Certificate from the 
relevant council to confirm. 

2.41 Site contamination 

My onsite inspection did not reveal any obvious site contamination. 

The status of the site has not been confirmed by an Environmental Audit or a search of the contaminated sites register.  

Walsh & Monaghan are not experts in contamination issues and while there is no obvious hazard or contamination 
evident on the site or in the buildings, we cannot guarantee there is no contamination present. 

Therefore, the assessment of value has been provided on the basis that there is no contamination, which may require 
clarification if deemed appropriate. 

If required, an Environmental Audit should be completed by a qualified expert and report referred to the valuer for 
comment if there is any contamination discovered. 

2.42 Past uses 

The valuer is unaware of any past or present uses of the subject property which give rise to significant risk of 
contamination. 

2.43 Asbestos/hazardous materials 

The subject building is believed to have been constructed in circa 2015 and therefore the use of asbestos based 
materials is considered to be unlikely. In any case, when properly maintained, buildings that may contain asbestos, do 
not pose any immediate health and safety risk unless they are damaged.  

Formal searches relating to any possible contamination of the land or improvements thereon have not been 
undertaken.   
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3.0 Town planning 

3.1 Local authority 

Wollongong City Council  

3.2 Zoning 

The subject property is zoned R2 Low Density Residential in the Wollongong Local Environmental Plan 2009 which 
was gazetted on the 26th February 2010. 

 

B1 Neighbourhood Centre B2 Local Centre B3 Commercial Core 
      

B4 Mixed Use B5 Business Development B6 Enterprise Corridor 
      

B7 Business Park E1 National Parks and Nature Reserves E2 Environmental Conservation 
      

E3 Environmental Management E4 Environmental Living IN1 General Industrial 
      

IN2 Light Industrial IN3 Heavy Industrial IN4 Working Waterfront 
      

R1 General Residential R2 Low Density Residential R3 Medium Density Residential 
      

R4 High Density Residential R5 Large Lot Residential RE1 Public Recreation 
      

RE2 Private Recreation RU1 Primary Production RU2 Rural Landscape 
      

RU3 Forestry RU4 Primary Production Small Lots RU5 Village 
      

RU6 Transition SP1 Special Activities SP2 Infrastructure  
      

SP3 Tourist W1 Natural Waterways W2 Recreational Waterways 
      

W3 Working Waterways DM Deferred Matter   
      

MD SEPP (Major Development) 2005 UL Unzoned Land   

 
Figure 6 Zoning Map Wollongong LEP 2009 

(Source: Wollongong City Council online mapping information) 
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The Land Use Table in Part 2 of the LEP lists the objectives, permitted and prohibited uses for the zone as follows: 

Zone R2 Low Density Residential 

1. Objectives of zone 

• To provide for the housing needs of the community within a low density residential 
environment. 

• To enable other land uses that provide facilities or services to meet the day to day 
needs of residents. 

2. Permitted without consent 
Home occupations 

3. Permitted with consent 
Attached dwellings; Bed and breakfast accommodation; Boarding houses; Boat launching 
ramps; Centre-based child care facilities; Community facilities; Dual occupancies; Dwelling 
houses; Environmental facilities; Exhibition homes; Exhibition villages; Group homes; Health 
consulting rooms; Home-based child care; Hospitals; Hostels; Information and education 
facilities; Jetties; Multi dwelling housing; Neighbourhood shops; Places of public worship; 
Recreation areas; Recreation facilities (indoor); Recreation facilities (outdoor); Residential flat 
buildings; Respite day care centres; Roads; Semi-detached dwellings; Seniors housing; Shop 
top housing; Signage; Veterinary hospitals 

4. Prohibited 
Any development not specified in item 2 or 3 

(Source:  NSW Legislation) 

3.3 Other planning information 

Other relevant planning information for the subject property includes the following: 

3.31 Development Control Plan and State Environmental Planning Policies (SEPP)  

Development within Wollongong City Council is also subject to a range of Development Control Plans (DCP) and State 
Environmental Planning Policies (SEPP). 

The planning information provided is based on our enquiries and should be confirmed by a Council Planning 
Certificate to ensure there are no amendments or variations applying to the property. If any amendments are 
discovered or consents and orders not complied with or expired, we reserve the right to amend our valuation.  
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4.0 Structural improvements 

4.1 Main improvement 

The main improvement constructed upon the site comprise an attached residential strata apartment forming part of a 
three level complex over basement containing 24 units, originally constructed circa 2015. 

Floors Concrete slab flooring 

External walls Rendered brick and Weathertex 

Internal walls Plasterboard linings 

Windows Aluminium framed 

Roof Colorbond and concrete 

Fitout Timber laminate and carpeted flooring, downlights and light fittings, Roman blinds, 
two mirrored built in wardrobes and stone benchtops. 

Prime cost items Bosch four burner stainless steel cooktop stove, Bosch stainless steel underbench 
oven, Bosch stainless steel rangehood, 1 ½ stainless steel kitchen sink, stainless 
steel laundry tub, two WCs, two vanity units, two shower recesses.  

  

 
 

Front elevation of complex  

 
 

Northern elevation of complex 
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4.2 Accommodation 

Accommodation includes common entry, porch and foyer with lift access; open plan living area – kitchen, lounge and 
dining with balcony; internal laundry, main bathroom, two bedrooms with an ensuite and patio off the main bedroom, 
plus a basement security lock up garage and storage room.  

 
 

Common entry to complex  

 
 

Common lift access  
  

 
 

Entrance door  

 
 

Kitchen  
  

 
 

Main bathroom  

 
 

Ensuite  
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Dining area  

 
 

Lounge room  
  

 
 

Bedroom  

 
 

Walk through robe  
  

 
 

Bedroom  

 
 

Internal laundry  
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Balcony off main bedroom  

 
 

Balcony off living area  
  

 
 

Basement lock up garage  

 
 

Common access to basement  
  

 
 

Common access from Quarry Street 
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4.3 Other improvements 

Ground improvements include exposed aggregate driveway and paths, extensive rendered brick retaining and 
landscaping, plus boundary fencing.  

 
 

Ground improvements  

 
 

Ground improvements  
  

4.4 Areas 

Approximate areas of the building calculated using strata plan measurements are as follows: 

Table 1 Building areas 

Estimate of building areas 

Structure Area (square metres) 

Living and balcony area 119 

Basement garage  21 

Storage room 4 

 

 

4.5 Condition and repair 

The main improvement constructed upon the site comprise an attached residential strata apartment forming part of a 
three level complex over basement containing 24 units, originally constructed circa 2015. Overall, the complex appears 
to have been well maintained commensurate with age.  

Interested parties should note that Walsh & Monaghan Pty Ltd are not qualified to carry out a structural survey 
of the subject property. The description should not be construed to comprise a structural survey. Interested 
parties should obtain a survey from a suitably qualified building consultant or engineer if concerned 

 

 

  



20/16 Quarry Street, Port Kembla – 202101381 – AK:ML 

 
 

 
 

  - 18 - 

   
  
 

5.0 Supporting evidence 

5.1 Sales evidence 

The following sales were considered in assessing the market value of the property. 

Table 2 Sales evidence 

Sale 1  

Address  
5 / 39 O’Donnell Street, Port 

Kembla  

 

Sale date 1st March 2021 

Sale price $417,000 

The property comprised a dated 1970’s brick and tiled roof two  
bedroom one bathroom Strata Unit with balcony and basement 
garage and storage area.  The property is located within an 
elevated position with some views.   

Comparison:  Vastly inferior style, age and accommodation and as such reflect vastly inferior value in comparison 
to the subject property.   

 

Sale 2  

Address  
1 / 2 Tobruk Avenue, Port 

Kembla   

 

Sale date 9th November 2020 

Sale price $727,000 

The property comprised a renovated single level rendered brick 
and tiled roof residential villa featuring three bedrooms one 
bathroom plus attached garage and wrap around courtyard.  
The main improvements are constructed on a small Torrens 
allotment of 342 square metres.   

Comparison:  Superior detached villa and superior size lot and as such reflect superior value in comparison to the 
subject property.   
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Sale 3  

Address  
3 / 1A Marne Street, Port 

Kembla  

 

Sale date 11th March 2021 

Sale price $780,000 

The property comprised a modern two level bagged  brick and 
tiled roof townhouse featuring three bedrooms two bathrooms, 
double garage, verandah and deck area. The property is located 
within a modern Strata complex with good distant ocean views.   

Comparison:  Superior accommodation and improvements and as such reflect superior value in comparison to 
the subject property. 

 

6.0 Valuation rationale 

My valuation is based on the direct comparison method (being the accepted method of valuation for residential 
property), all based on the analysis of comparable sales data.   

After making due adjustments, the most comparable sales indicate the property has a market value of $700,000.  

7.0 Additional comments 

Despite any other comment/forecast in this advice, should a major local or global financial event, natural disaster, or 
pandemic occur, we recommend Walsh & Monaghan be instructed to review the potential impact on the assessed 
value.  

8.0 Declaration 

I declare that in making this valuation: 

I have made all the inquiries I believe are necessary and appropriate and to my knowledge there have not been any 
relevant matters omitted from this report, except as otherwise specifically stated in this report.  

I believe that the facts within my knowledge that have been stated in this report are true. 

The opinions I have expressed in this report are independent and impartial. 

I have read and understand Parts 15.07, 15.08, 15.09, 15.10 and 15.11 of the Federal Circuit Court Rules and have 
used my best endeavours to comply with them.   

I have complied with requirements of the following professional codes of conduct or protocol, being the Australian 
Property Institute’s “Professional Practice”, “Code of Ethics” and “Rules of Conduct”. 

I understand my duty to the court, and I have complied with it and will continue to do so.  
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9.0 Valuation 

Subject to the assumptions and stipulations contained within this report, I assess the market value of 20/16 Quarry 
Street, Port Kembla described as Lot 20 in Strata Plan 96267, for property settlement purposes to be relied upon by 
the Federal Circuit Court of Australia, as at the 12th April 2021, is the amount of SEVEN HUNDRED THOUSAND 
DOLLARS ($700,000). 

 
Market Uncertainty 

The market is being impacted by the uncertainty caused by the COVID-19 pandemic. As at the date of valuation 
we consider that there is market uncertainty resulting in significant valuation uncertainty.  

This valuation is therefore reported on the basis of ‘significant valuation uncertainty’. As a result, less 
certainty exists than normal and a higher degree of caution should be attached to our valuation than normally 
would be the case. Given the unknown future impact that COVID-19 might have on markets, we recommend 
that the user(s) of this report review this valuation periodically.  

This valuation is current at the date of valuation only. The value assessed herein may change significantly 
and unexpectedly over a relatively short period of time (including as a result of factors that the valuer could 
not reasonably have been aware of as at the date of valuation). We do not accept responsibility or liability for 
any losses arising from such subsequent changes in value. 

Walsh & Monaghan Pty Limited 

 
Andrew Kelkert (Director) AAPI CPV CPP 
Certified Practising Valuer     
Certified Property Practitioner 
API Member 69005 
 
 
Liability limited by a scheme approved under Professional Standards Legislation 
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10.0 Report qualifications 

The valuation is made subject to the following: 

The valuation is for the use only of the party to whom it is addressed, and for no other purpose other than the purpose 
specified. No responsibility is accepted to any third party who may use or rely on the whole or any part of the content 
of this valuation. This report is a valuation report only and is not a structural survey. 

This valuation is current as at the date of valuation only. The value assessed herein may change significantly and 
unexpectedly over a relatively short period (including as a result of general market movements or factors specific to 
the particular property). We do not accept liability for losses arising from such subsequent changes in value. Without 
limiting the generality of the above comment, we do not assume any responsibility or accept any liability where this 
valuation is relied upon after the expiration of 3 months from the date of the valuation, or such earlier date if you 
become aware of any factors that have any effect on the valuation. 
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11.0 Annexures 

Title search 

Deposited Plan 

Instructions 

Valuer CV 
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