
Mr T Tredrea 
Strategic Social Planner 

Lane Cove Council 
 
 

12 July 2017 

Dear Terry 

Subject:  St Leonards South Precinct S94 Parkland / Open 

Space Acquisition Rate Advice 

In response to your request on behalf of Lane Cove Council (Council) 

to identify a suitable land acquisition rate for parkland and open 

space for inclusion in the S94 Contributions Plan, we have updated 

our initial advice provided to you in mid-2016. 

We have undertaken analysis of subsequent site sales in the St 

Leonards South Precinct both amalgamated and individual sales. 

This advice forms an update of that provided in April 2016. 

Market Value Basis 

We have assessed an indicative site acquisition rate for this precinct 

based on recent site sales a sample of which is described in tables 

below. 

We identified two further amalgamated sales and further individual 

single dwelling sales. 

The conditional sales have not settled and illustrate developers' 

perceptions for increased density potential although these 

observations are not based on any statement or document produced 

by Council. 

Background 

Prior to the St Leonards South draft LEP  

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

precinct based on the densities in the Lane Cove LEP 2009 (prior to 

the effect of the draft St Leonards South LEP) has shown a core range 

of $2.5 to $3.0million for dwellings of average size and appeal. 

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

$4,615/m² (based on $3.0m). 
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Sales Rates and Analysis 

Our sales research has revealed recent sales that show a variation 

from $8,800/m² for an unconditional acquisition of amalgamated lots 

(Sale 2) to $11,819/m² containing examples of conditional sales 

analysed in the tables below.  Not all sales align with the range as an 

unconditional sale has occurred at the upper rate (Sale 5). 

Upper End Rate 

The upper end of the range (ie. $11,800 /m² of site area rounded) 

reflects developers gaining control of a significant amalgamated site 

and lowering their risk in a conditional acquisition subject to factors 

such as gaining DA consent with a specific unit yield or gazettal of the 

LEP with (density) content supporting the planned scheme. 

Lower End Rate 

The lower end of the range (ie. $8,800/m² of land area) is illustrated 

by Sale 2 that appears to be based on achieving an FSR of 3.5:1.  This 

applies as a guide for Council’s potential acquisition of land for Open 

Space as the designated areas (see map extracts above) have an FSR 

limited to 2.75:1 in contrast to FSR’s at and above 3.5:1 for the 

“developer sales”. 

Recommendation 

Therefore, a rounded rate toward the lower end of the sales rate 

range of $8,500/m² of land area is recommended for adoption in 

Council's S94 Contributions Plan for parkland and open space 

acquisition with an FSR potential of 2.75:1. 

Based on unconditional completed sales, a rate of $8,500/m² is 

indicative of the premium (above an historic single dwelling price) 

applicable to land in the Precinct to be acquired for Open Space given 

the difference in development potential between the land 

designated for Open Space in the extract maps shown above and the 

nearby land captured in developer sales as analysed below. 

Owners have been conditioned to a higher result by witnessing 

$11,500/m² (rounded) being reported for numerous sales 

(conditional and one unconditional).  It will be necessary in 

negotiations with owners (of future Open Space) to explain these 

development potential differences and hence the lower market value 

attributable to their land given the LEP based development controls 

and the unconditional nature (not dependent upon DA consent) of 

the acquisition.  
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This recommended rate of $8,500/m² reflects the upper end of the 

range and includes aspects of compensation if (compulsorily) 

acquired under the Just Terms Act and a moderate provision for 

possible litigation costs if disputed by the owner. 

Site Sales Research 

Our research and enquiry into recent relevant site sales within the 

Precinct have revealed the following transaction details. 

The analysis of each sale follows the map below. 

Figure 2: St Leonards South Precinct  
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Market Commentary  

We provide a development site property market commentary to 

describe the main drivers that effect purchaser demand, unit pricing 

and as a result development site value rates. 

The main drivers are listed below. 

Interest Rates 

A cycle of historically low interest rates has underpinned buoyant 

house and unit pricing in the Eastern Seaboard capital cities in recent 

years.  This extends to unit pricing on the Upper North Shore and St 

Leonards supporting our average pricing adopted of $800,000 for one 

bedroom units, around $1.30million for two bedroom units and 

$1.70million for three bedroom units. 

Whilst this buoyant market phase is expected to continue in the short 

term some indications of a change in the low interest rate cycle have 

emerged.  Rates for investors have increased with more restrictive 

loan conditions applied. 

Soundings from the Reserve Bank and market commentators suggest 

a series of moderate interest rate increases could occur over 2018 in 

response to a strengthening economy. 

In summary the buoyant market conditions for pricing of both units 

and development sites are broadly understood to be approaching the 

end of the cycle peak, however, the change is expected to be 

moderate over one to two years.  Early signs of an easing market are 

evident in sales clearance rates slowing, pre-sales requiring greater 

time and unit price growth moderating. 

Capital Sources 

The residential development market in Sydney continues to be 

underpinned by overseas capital pursuing the key sites in capital 

cities and inner ring areas such as St Leonards South. 

Local developers have also participated in sites acquisitions with a 

number of established entities such as Winten and Dyldam entering 

(and exiting) St Leonards. 

Development sites form one of the most volatile property sectors 

therefore rates paid will decline in response to a fall in sentiment in 

unit pricing where early signs are emerging.  The pricing adopted for 

St Leonards South is expected to reflect the peak of the market. 
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area as at June 2017 for inclusion in the S94 Contributions Plan that 

reflects the current state of the market. 

This rate is based on described site sales following Council's adoption 

of the Master Plan and is also characteristic of many other Sydney 

neighbourhood precincts similarly affected with LEP based density 

uplifts pending that attract speculative developer interest. 

Recommendation 

Recommending $8,500/m² of site area for inclusion in the S94 

Contributions Plan has been explained above to reflect a reasonable 

rate drawn from the sales evidence to date with relevance to the 

specific land designated for Open Space in the draft LEP map (extract 

included). 

Allowing negotiations to commence (and possibly conclude) below 

this rate for a 90 day settlement (ie. unconditional) is anticipated in 

providing this advice   This recommended rate of $8,500/m² is 

considered reasonable and should therefore reduce the likelihood of 

litigation costs.  Each specific acquisition case should be evaluated 

separately and be potentially finalised at a lesser rate. 

This recommended rate is inclusive of reasonable compensation 

costs under the Just Terms Act that will include (specified) 

consultants costs and re-location costs (all referred to as 

“Disturbance Costs”) and a small allowance permitted by the Act for 

long term occupiers of a principle residence (“Solatium”).  Stamp 

duty recovery is also permitted under Just Terms but is not included 

in the rate advised. 

It is recommended 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 

Senior Associate 
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APPENDIX A: ESTATE MASTER 

FEASIBILITY MODELLING (FSR 2.75:1) 
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Disclaimer 

1. This report is for the confidential use only of the party to whom it 

is addressed ("Client") for the specific purposes to which it refers 

and has been based on, and takes into account, the Client’s 

specific instructions. It is not intended to be relied on by any third 

party who, subject to paragraph 3, must make their own 

enquiries in relation to the issues with which this report deals.  

2. Hill PDA makes no representations as to the appropriateness, 

accuracy or completeness of this report for the purpose of any 

party other than the Client ("Recipient"). Hill PDA disclaims all 

liability to any Recipient for any loss, error or other consequence 

which may arise as a result of the Recipient acting, relying upon 

or using the whole or part of this report's contents.  

3. This report must not be disclosed to any Recipient or reproduced 

in whole or in part, for any purpose not directly connected to the 

project for which Hill PDA was engaged to prepare the report, 

without the prior written approval of Hill PDA. In the event that a 

Recipient wishes to rely upon this report, the Recipient must 

inform Hill PDA who may, in its sole discretion and on specified 

terms, provide its consent.  

4. This report and its attached appendices are based on estimates, 

assumptions and information provided by the Client or sourced 

and referenced from external sources by Hill PDA. While we 

endeavour to check these estimates, assumptions and 

information, no warranty is given in relation to their reliability, 

feasibility, accuracy or reasonableness. Hill PDA presents these 

estimates and assumptions as a basis for the Client’s 

interpretation and analysis. With respect to forecasts, Hill PDA 

does not present them as results that will actually be achieved. 

Hill PDA relies upon the interpretation of the Client to judge for 

itself the likelihood of whether these projections can be achieved 

or not.  

5. Due care has been taken to prepare the attached financial 

models from available information at the time of writing, 

however no responsibility can be or is accepted for errors or 

inaccuracies that may have occurred either with the 

programming or the resultant financial projections and their 

assumptions.  

6. This report does not constitute a valuation of any property or 

interest in property. In preparing this report Hill PDA has relied 

upon information concerning the subject property and/or 

proposed development provided by the Client and Hill PDA has 
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not independently verified this information except where noted 

in this report.  

7. HillPDA makes no representations or warranties of any kind, 

about the accuracy, reliability, completeness, suitability or fitness 

in relation to maps generated by HillPDA or contained within this 

report. 

8. This report has been prepared for the private and confidential 

use of Lane Cove Council.  It should not, without the express 

written authority of HillPDA be reproduced in whole or in part or 

relied upon by any other party for any purpose. Our warning is 

registered here, that any party, other than those specifically 

named in this paragraph, should obtain their own valuation 

before acting in any respect to the property. 

9. This valuation is current as at the date of valuation only.  The 

value assessed herein may change significantly unexpectedly over 

a short period (including and because of general market 

movements or factors specific to the particular property).   

 

Liability limited by a scheme approved under the Professional Standards Legislation 




