
Sam Clements – Valuation Rolls Administrator
Mark Kay – Valuer-General for the Northern Territory

Department of Infrastructure, Planning and Logistics

The role of Valuation Services
Our interactions with Local Government Agencies



2

Agenda
- What do we do?
- How are values determined?
- Revaluation timeline
- Address update request and general address updates
- Current vs Proposed Report
- Notice of Valuation and the Objection Period
- The final Valuation Roll
- Supplementary Valuations
- Cross-Referenced Records
- NT Atlas online maps
- Our services to Council



What do we do?
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Statutory Valuations
- Valuation of Land Act 1963 requires that the Valuer-General cause a 

valuation of Unimproved Capital Value to be made every three years on all 
rateable land in the Northern Territory

- This is done as a Mass Appraisal revaluation program
- The programs run on a 3 yearly rolling basis with different Districts being 

valued each year
- The current programs being undertaken are:

- Coomalie, Katherine and Wagait effective for 1 July 2022
- Darwin, the Waterfront, Palmerston and NTRAA effective for 1 July 

2023
- Litchfield, Alice Springs and LGRCA effective for 1 July 2024 (this 

year)
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Statutory Valuations
- Effective for Date: the date that the valuation is in effect from
- All Rateable land in the NT is assessed and updated every 3 years
- Outsourced to local valuation firms with quality assurance undertaken by 

this office:
- Coomalie & Wagait 2022: Valuations NT
- Darwin, Waterfront, Palmerston and NTRAA 2023: Herron Todd White
- Alice Springs 2024: Herron Todd White
- Litchfield 2024: Frontier Valuations
- LGRCA 2024: Territory Property Consultants
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Statutory Valuations

In the NT we only value Unimproved Capital Value (or site value).
The UCV does not account for any structures or improvements affixed to 

the land (eg. Houses, sheds, offices, shops, fences etc).

The UCV is the market value of your land only, as if it sold on 1 July in the 
valuing year.



How are values 
determined?
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How are values determined?
New values are determined based upon analysis of sales of similar properties 
that have occurred since the last valuation (3 years).

- Submarket Groups (SMG’s):
- Groups of land that would be expected to experience similar changes 

in value. Often based upon location and Town Plan Zone
- Eg. SMG: NAKARA LR would be a group of all of the Low Density 

Residential (LR) zoned lots within Nakara
- Contractors required to investigate and analyse sufficient sales in each 

SMG to determine a pattern to show how the UCV’s on file may have 
changed since the last review

- Analysis of recent sales are more desirable than older sales which can be 
affected by time since the sale
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How are values determined?

- Vacant sales are more desirable than improved (house and land) sales as 
they are a direct indication of how values of land have changed

- Improved sales need to be analysed to bring them back to a land only 
value

- Contractor assesses the value of all of the improvements and deducts 
them from the sale price to get back to a land only value which is then 
utilised as sales evidence

- Once market movement comparing UCV with the analysed sales has been 
determined it is applied to the SMG to update the new values for all of the 
lots within that SMG



Revaluation timeline
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Revaluation Timeline
Using the Alice Springs 2024 program as an example:

- July 2023 contract is awarded (year before the values are due) for SMG, 
problem parcel and previous objection review

- July 2023 – 30 June 2024: sales are analysed and values updated. Draft 
Valuation Roll due on 30 June 2024 for upload to ILIS

- 1 July 2024 – September 2024: Quality assurance undertaken by 
Valuation Services as well as a request for an address update from Council

- August/September 2024: Provide Current vs Proposed report to the 
Council for review and comment

- Mid October – Mid November 2024: Send Notices of Valuation to all 
Landowners (Post or email)
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Revaluation Timeline

- 30 days from posting/emailing the Notice: Objection Period ends
- Early December – late December 2024: The close of the Objection Period, 

review of any objections – and may include advising objectors of the VG 
decisions and VBR hearings

- Early January 2025: Finalisation of the Valuation Roll and delivery to the 
Council

These dates are subject to change depending on the number and complexity 
of any objections that are received and also whether those objections are 
elevated to the Valuation Board of Review



Address update request and 
general address updates
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Address updates
During the revaluation program we usually request an address update from the Council prior 
to sending out the Notices of Valuation.

The purpose of this is to capture any delivery addresses that may have been updated with 
the Council but not with us. The majority of our enquiries after sending out Notices of 
Valuation each year are for address updates. We also receive a lot of Notices returned to us 
as they could not be delivered at the known address.

We are looking to work with all of the Councils to hopefully figure out a way to capture any 
delivery address changes (especially emails) that are made to the Rates Rolls as they occur 
rather than requesting the bulk address update once every three years. 
We are very open to discussions with all of the Councils around how this might occur.



Current vs Proposed 
Report



16

Current vs Proposed Report

Before sending the Notices of Valuation to Land owners we aim to send the 
Council a report outlining the currently assigned values compared to the new 
draft values for the Council to review and consider if there are any changes 
of concern or significant increases/decreases they would like explained.

Where the Council doesn’t have a right to object to any of these draft values 
we do appreciate any comment regarding any changes that may be of 
concern so we can review them more closely.
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Current vs Proposed Report



Notice of Valuation and 
the Objection Period
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Notice of Valuation & Objection Period
- All land owners receive a NOV stating the 

new valuation and detailing their right to 
object

- 30 day objection period starts from date 
of postage (listed under VG signature)

- Last date to object listed in the details 
which is strictly adhered to

- Receive many enquiries during the 30 day 
period: address updates and queries on 
what the Notice is and how it relates to 
their Rates charges
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Notice of Valuation and Objection Period
- Accepted grounds for objections:

- Value is too high
- Value is too low
- Information on the Notice is incorrect

- Objections must be received with a Form 2 Objection to Valuation form 
which can be provided from this office or via the Valuation of Land Act 
forms (to be made available on our NTG website in future)

- Evidence to support the objection

Once an objection is received it is sent to the Contractor to review and 
report back to the Valuer-General to make a decision to allow or disallow.
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Notice of Valuation and Objection Period
The objector is then notified of the Decision of the Valuer-General.

If the objector is still dissatisfied with the valuation they have the right to 
elevate their objection to the Valuation Board of Review (VBR) within 30 
days of posting of the Form 3 Decision of the Valuer-General.

The VBR is an independent Board of Valuers who will hear the objection and 
make a decision that this office will then be bound to. 

The decisions of the Board are completely independent of this office.



The final Valuation Roll
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The final Valuation Roll
Once all objections have been satisfied the Valuation Roll is considered 
finalised and can be delivered to the Council.

- Usually provided to Councils in January in the year following a revaluation
- Aim to provide the final Roll as soon as possible however this might be 

delayed due to significant and complicated objections
- If objections are taking longer than expected an interim Roll can be 

provided with advice that the objection records may need to be changed 
(particularly difficult to budget when large value lots are being objected 
to)



Supplementary Valuations
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Supplementary Valuations
Supplementary Valuations (Supps) are all valuations that occur outside of the 
Revaluation Programs.

These can be due to:
- New lots from subdivisions
- Change of zoning or Exceptional Development Permits
- Rating amendments
- Cancelled or deactivated Lots/records
- Creation of cross-referenced records
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Supplementary Valuations

We run a report every two weeks to identify any required Supps and send 
these to the contractors to assign values.
The contractors have two weeks to return these to us for upload.

If Council know of any Lots that require values and that we have not notified 
you about at any stage please contact us and let us know and we will make 
sure they are valued ASAP.



Cross-referenced Records
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Cross-referenced Records
Under the Valuation of Land Act owners are able to request that multiple 
lots are valued as one single lot.

- Must meet specific criteria
- Receive one NOV and one Rates Notice for all Lots included
- Usually for multiple adjoining lots with a building spanning across 

boundaries or vacant land
- Owners need to contact our office to request this service
- Usually means they will be paying less rates for one combined lot than 

multiple separate lots



NT Atlas Maps
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NT Atlas online maps
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NT Atlas online maps
URL: https://www.ntlis.nt.gov.au/imfPublic/imf.jsp?site=nt_atlas

NT Atlas is a public facing land administration mapping system.

There are many different layers available that provide information about 
land.

You can search via numerous methods and can produce some of the land 
administration data found on the title.

https://www.ntlis.nt.gov.au/imfPublic/imf.jsp?site=nt_atlas


Our services to Councils
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Our services to Councils
- Monthly Reconciliation Reports
- Valuation Roll updates (whenever required via a request to me)
- Land information enquiries including Parent Parcels, zoning, valuation 

history, survey plans and Unit Titles information
- Reconciling between your Rates Roll and our Valuation Roll as well as data 

cleansing

I am constantly reviewing and making changes to the Valuation Rolls to 
cleanse the data and any assistance from the Councils is welcomed.

Also, if you ever have any weird or confusing enquiries regarding land in the 
NT please get in contact with me and I will do my best to find some 
information to help.
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Contacts

Sam Clements 
sam.clements@nt.gov.au or valuation.services@nt.gov.au
89996054

Mark Kay
mark.kay@nt.gov.au or valuergeneral@nt.gov.au
89355375

mailto:sam.clements@nt.gov.au
mailto:valuation.services@nt.gov.au
mailto:mark.kay@nt.gov.au
mailto:valuergeneral@nt.gov.au
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