
Ms S Bashford 
Manager - Strategic Planning  

Lane Cove Council 
 
 

6 April 2016 

Dear Stephanie 

Subject:  St Leonards South Precinct S94 Parkland / Open 

Space Acquisition Rate Advice 

In response to your request to identify a suitable land acquisition rate 

for parkland and open space for inclusion in the S94 Contributions 

Plan, we have undertaken analysis of recent site sales in the St 

Leonards South Precinct and conducted our development feasibility 

modelling as a second approach to support our findings. 

Location 

It is our understanding 

that you seek an 

indicative site 

acquisition rate ($/m²) 

for inclusion in the S94 

Contributions Plan to 

fund your future 

acquisition of dwellings 

to be amalgamated 

into parkland and / or 

open space situated in 

the higher density sector of the Precinct to the east of Berry Road 

depicted in the map (right). 

Market Value Basis 

We have assessed an indicative site acquisition rate for this higher 

density precinct based on recent site sales of multiple dwelling lots.   

These indicative sales have not settled and remain reflections of 

developers' early perceptions of development potential revealed in 

the Master Plan.The sales rates show a narrow range (expressed as $ 

/m² of site area) that is supported by our development feasibility 

modelling explained below.  
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Background 

The recent sale price trend for detached dwellings in the St Leonards 

South precinct based on the densities in the Lane Cove LEP 2009 has 

shown a core range of $2.5 to $3.0million over the past 24 months 

with fewer sales above $3.0million. 

For a typical lot size of 650m² this shows an indicative rate of 

$4,615/m² (based on $3.0m). 

Pricing perceptions have increased sharply since the adoption by 

Council in mid 2015 of the Precinct Master Plan for dwellings east of 

Berry Road, particularly after the results became known for the 

amalgamated lot sales summarised in tables below that show a 

substantially higher rate per dwelling around $6.0million and up to 

$11,500/m² of land area. 

As expected a degree of speculation from developers has emerged as 

the planning process progresses toward a gazetted LEP for the re-

zoned land.  Selling agents marketing information reveals the 

vendors have been advised of a maximised FSR of 3.5:1 with the 

qualification "STCA" which has been reflected in the early purchase 

prices paid for key amalgamated sites in the higher density precinct 

east of Berry Road. 

The sales summarised have not settled and are likely to contain 

varying contract conditions that could allow some purchasers to vary 

the price or even rescind the contracts as further planning 

information is obtained in their due diligence and affects their 

estimated costs of achieving their target density that may not reach 

3.5:1.0 in their revised estimates. 

Another typical trend to emerge in these circumstances of re-zoning 

land (with up-lifted density) is the conditioning of vendor's pricing 

perceptions.  Further commentary is provided below for the effect of 

initial sales for the most appealing sites setting an upper benchmark 

of achievable prices ($ /dwelling) for home owners. 

Outcome 

Our sales research and feasibility modelling have revealed an 

indicative site rate of $11,000 /m² of site area that is recommended 

for adoption in Council's S94 Contributions Plan for parkland and 

open space acquisition.  
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This site acquisition rate is reflected in the latest site amalgamation 

sales that have occurred since Council's adoption of the Master Plan 

but reflects the degree of speculation in the market presently fuelled 

by overseas developers acquiring the best sites with substantial scale 

(site area).  This observed site rate may reduce for subsequent 

development site sales of less appeal in the Precinct 

Site sales Research 

Our research and 

enquiry into recent 

relevant site sales 

within the Precinct 

have revealed the 

following transaction 

details that have been 

confirmed with the 

selling agents. 

The analysis of each 

sale (3) follows the 

map (right). 
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Sale 1 

23-31 Holdsworth Ave & 24-32 Berry 

Rd, St Leonards 

Date Sale Price  Site Area $/m² 

Jan. 2016 $61,500,000 5,574m² $11,033 

 After a high profile marketing campaign this site comprising ten detached dwellings is located 

500 metres from St Leonards Railway Station and the Pacific Highway sold to overseas interests 

(reportedly a Chinese developer). 

The site has a rectangular shape with a dual street frontage of 76 metres will provide district 

views to the south over the Harbour and Sydney CBD from the upper levels. 

Close proximity to extensive infrastructure has appeal to overseas (unit) buyers. 

Marketed with the selling agent's expressed estimates of 246 apartments and a potential gross 

floor area (GFA) of 19,927m² ("STCA").  This equates to an estimated FSR of 3.57:1.0 given an 

average unit area of 81m² and shows a derived purchaser's site rate of $250,000 /unit. 

Sale 2 

31-41 Canberra & 28-32 Holdsworth 

Ave.s, St Leonards 

Sept. 2015 $66,000,000 5,700m² $11,579 

 A key site comprising eight (8) dwellings situated close to Newlands Park and around 500 metres 

from the St Leonards Railway Station. 

This location allows a (walking) proximity to the planned railway station upgrade (public) works.  

The tower will provide district views to the south over the Harbour and  CBD from the upper 

levels.  This site has a broad street frontage relative to the site area. 

Marketed with an agent's expressed estimate of 257 apartments in a scheme provided by JBA 

Urban.  Based on an average unit area of 80m² this equates to a potential GFA of 20,560m² and 

an FSR of 3.6:1.0.  This shows a derived purchaser's site rate of $257,000 /unit. 

Sale 3 

12 Marshall & 1-3 Holdsworth Ave.s, 

St Leonards 

Sept. 2015 $30,000,000 2,626m² $11,424 

 This site comprises four (4) dwellings also in a key position of the Master Plan Precinct with 

similar features to that described above.  This site lies opposite the first major sale in the 

Precinct being 1-13 Marshall Avenue. 

It lies in a lower price range to the transactions above (ie. greater demand) but is located in the 

same key sector of this Precinct. 

It was marketed with an agent's expressed estimates of a potential GFA of 9,200m² and an FSR of 

3.5:1.0.  Given an average area of 80m² per unit this equates to 115 units and a derived 

(purchaser's) site rate of $261,000 /unit. 
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Further sales of amalgamated sites in the same precinct may not 

achieve the same scale (ie. site area) and consequently may be 

inferior without as many upper level (penthouse) units where the 

highest unit sales prices (returns) are achieved.  Smaller sites are 

therefore expected to show lower acquisition rates despite 

resistance from vendors who will be "conditioned" to expect $5.5 to 

$6.0 million per dwelling given the sales results (for the tabulated 

sales) published in the press.   

That is, developers will expect to pay prices reflecting lower site rates 

given less appealing features than the sales above and will encounter 

resistance from vendors with expectations of achieving at least the 

same price ($/dwelling) revealed by the sales above. 

This conflict of developers offering lower site rates (prices) against 

owners' expectations of achieving prices matching recent sites sales 

rates will slow the rate of development site sales. 

Eventually a "middle ground" will be reached between vendors' and 

developers' pricing with a "stepped" trend line expected to be seen in 

the future sales results. 

Development Feasibility Modelling 

In order to independently test the viability of development within the 

Precinct, we have conducted feasibility models for the density 

evident in these sales (FSR of 3.5:1) in addition to a base case density 

of 2.5:1 anticipated in the LEP and an interim case of 2.75:1. 

FSR 3.5:1.0 

For the highest density of 3.5:1 our feasibility modelling shows lower 

project returns than conventionally expected based on a rate of 

$11,000/m² of site area or $3,140/m² of GFA being an IRR of 16.20% 

considered to be a marginal return compared to the benchmark rate 

(IRR of 18.0%). 

Range of feasibility returns 

Upon adopting lower densities of 2.5:1 and 2.75:1, the residual land 

values based on the sales acquisition rate of $11,000/m² for the site 

area show returns to be non-viable as depicted in the table below. 

Density   2.5:1 2.75:1 3.5:1 

IRR % 7.2% 

Non-viable 

10.4% 

Non-viable 

16.20% 

Marginal 
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Base Case  -  FSR of 2.5:1 

Our base case density modelling for an FSR of 2.5:1 reveals a 

proportionally lower site acquisition rate to be applicable for a 

benchmark return level (IRR of 18%). 

For a hypothetical site of 2,100m² developed with a density of 2.5:1, 

a yield of 59 units is achieved and the following rate results are 

shown. 

Project Rate of Return Site Acquisition Rate GFA (floor area) Rate  

18.0%  * $8,250/m² $3,300/m² 

* ("feasible" project rate of return) 

It follows that lower development site rates are expected for site 

sales in the Precinct that: 

 achieve a lesser density than 3.5:1; 

 achieve a density of 3.5:1 but at higher project costs than 

anticipated by purchasers for bonus FSR; 

 of lesser scale (less site area) lowering the average sale rate 

achievable. 

A site pricing trend reduction will be met with resistance from 

vendors due to their conditioned price expectations from nearby 

sales to date. 

We are aware of currently marketed sites of substantial size (10-12 

dwellings) where the agents' indicated FSR's remain at around 3.5:1.  

Future analysis of the eventual sales results will confirm whether the 

observed price trends are maintained. 

Recommendation 

To facilitate Council's acquisition of parkland and open space in the St 

Leonards South Precinct, we recommend incorporating a rate of 

$11,000/m² of site area in the S94 Contributions Plan that reflects 

the current state of the market based on information available as 

summarised in the sales analysis above. 

This rate is based on "early" sales following Council's adoption of the 

Master Plan and depicts the anticipated top of the range of rates 

likely to be observed in the Precinct given the speculation currently 

characterising many Sydney suburban residential property 
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development markets.  It may decline for subsequent acquisitions of 

smaller sites with lower sales targets and a lower achievable density.   

It is recommended that this result is reviewed periodically as the site 

sales trend rate will vary over time as the Precinct is developed. 

 

Yours faithfully 

 

 

 

CHRIS D. SMITH  FAPI, MRICS 

Associate Director 

Registered Valuer  (NSW) 018877 
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APPENDIX A: ESTATE MASTER 

FEASIBILITY MODELLING (FSR 3.5:1.0) 
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APPENDIX B: ESTATE MASTER 

FEASIBILITY MODELLING (2.5:1.0) 




















