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In my  opinion, the rate o f  $53.39/m2 which is set out in the CP is o f  no significance for the purpose 
o f  determining the current market value o f  the Dedication Land. This is no more than a budget 
estimate in the CP. In my experience it is common for budget estimates in a CP to significantly 
overstate or understate the value o f  land which is to be acquired pursuant to a Section 94 
Contribution Plan. My opinion in this regard is also consistent with relevant case law.5 

Valuation Rationale 

You have instructed to provide "desk top" valuation advice to assist your client in undertaking 
negotiations with the Council in respect o f  the Dedication Land. 

In providing this advice, I have researched and analysed a number o f  sales o f  land in the locality of 
the Parent Parcel. There is a lack o f  directly comparable properties to the Dedication Land. 

The sales to which I have had regard are summarised in the table below. 

Sale Address Area Sale Date Sale Price Analysed 
Land 
Value 

Comments 

1. 10 Fern Creek Rd, 
Warriewood 
(Lot 6 DP 736961) 

1.014ha 28/7/16 $7,500,000 $732/m2 An irregular shaped 
englobo allotment zoned 
"R3" located in the 
WVRA. DA lodged for 
20 Lot Community 
Subdivision and a residue 
lot on 15 December 2015 
and approved on 20 June 
2016. Residue lot has DA 
for a 13 unit residential 
flat building lodged 
11/10/16 and approved 
13/4/17. Not flood liable 
or biodiversity 
constrained. 

2. 45-49 Warriewood 
Rd, Warriewood 
(Lot 1 & 2 DP 
349085) 

2.155ha 25/1/2018 $16,450,000 $763/m2 
of land 
area 

A two lot englobo 
allotment zoned 
"R3"located adjoining to 
the Parent Parcel. No DA 
appearing on the Council 
Development Tracker. 
Identified as "Buffer 1G 
& IF  in the CP with 
approximately 1,471m2 to 
be dedicated for Creekline 
Corridor. 

5 See, for example, Seawizz Holdings v Liverpool Council (LEC), Maloney v Minister for Planning (LEC) and Hoy v 
Coffs Harbour Council (LEC). 
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3. 23-27 Warriewood 
Rd, Warriewood 
(Lot 27,28,29 Sec 
C DP 5464) 

2.5331ha 9/9/2015 $16,000,000 $632/m2 
o f  land 
area 

A two lot englobo 
allotment zoned 
"R3"located close to the 
Parent Parcel. DA for 
construction o f  a 
residential aged care 
facility lodged 30/12/16 
and approved 13/7/17. 
Further DA for mixed use 
residential on Lot 25 & 27 
is proposed with 
residential flat buildings, 
semi detached housing 
and dwelling houses. 
Identified as "Buffer 1L 
in the CP, with 
approximately 4,281m2 to 
be dedicated for Creekline 
Corridor. 

4. 3 Boondah Rd, 
Warriewood 
(Lot 2 DP 552465) 

0.6165ha 15/12/17 $2,460,000 $399/m2 An irregular shaped 
parcel o f  land. Zoned 
RU2 and backing onto 
Narrabeen Creek. The 
sale property is wholly 
flood liable with the 
majority affected by the 
1:20 year flood. 
Contained a dated 
dwelling and previously 
utilised a plant nursery. 
Purchased by the Council 
by negotiation for the 
purposes o f  a Sports 
Facility. 

The Dedication Land and rear portion o f  the Parent Parcel appears to suffer a range o f  development 
constraints including flooding and biodiversity including flooding and biodiversity constraints and is 
unlikely to be suitable for built form development. Notwithstanding this situation this land still has 
an intrinsic value as part o f  the Parent Parcel and may be capable o f  various ancillary uses. 

I have not been able to identify any recent sales within the immediate or general locality o f  the 
Parent Parcel which was all similarly constrained. Fortunately there are some sales which include 
areas o f  constrained land and unconstrained land and it is possible to analyse these sales in manner to 
determine the value o f  the constrained land. 

I have analysed Sale 2 and Sale 3 to derive a different rate for the "creek line corridor" land from the 
balance o f  those sale properties as follows: 
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Sale 2 — 45-49 Warriewood Road, Warriewood - $16.45M ($763/m2 overall) 

Creek corridor land 1,471m2 x $200/m2 $ 294,200 

Balance 20,079m2 x $804.60/m2 $16,155,563 

Total (as) $16,450,000 

Sale 3 — 23-27 Warriewood Road, Warriewood - $16M ($632/m2 overall) 

Creek corridor land 4,281m2 x $200/m2 $ 856,200 

Unconstrained land 21,050m2 x $719.42/m2 $15,143,791 

Total (as) $16,000,000 

Note the difference in the analysed value o f  the developable land ($719/m2 v $804/m2) is logical and 
would be expected by reason o f  market gain between September 2015 and January 2018 (the two 
respective sale dates). 

I also note that the Parent Parcel was acquired by your client in May 2016 for $12M. The Parent 
Parcel comprises a total area o f  2.6ha on an overall (or average) basis the actual sale o f  the Parent 
Parcel may be analysed to reflect a rate o f  $462/m2. 

As I have indicated above, significant parts o f  the Parent Parcel are constrained by biodiversity 
issues and flooding. Indeed your client's proposed development plan (see Appendix 1) seeks to 
undertake built form development over an area o f  only approximately 50% o f  the Parent Parcel. 

I have analysed the actual sale o f  the Parent Parcel as follows: 

Potentially developable land 13,000m2 (50%) x $725/m2 6 $ 9,425,000 

Constrained Land 13,000m2 (50%) x $198/m2 $ 2,574,000 
Total (as) $12,000,000 

The foregoing analysis demonstrates: 

i) In the case o f  Sale 2 and Sale 3, the value o f  the constrained and undevelopable land was 
$200/m2, and 

ii) In the case o f  the actual sale o f  the Parent Parcel the value (and price paid) by your client for 
the constrained, non-developable part o f  the Parent Parcel was $198/m2. 

Sale 4 above was acquired by the Council for public recreation purposes. Whilst constrained (being 
entirely flood liable) it appears to me that the sale property enjoyed a so-called dwelling entitlement 
under its "RU4" zoning7. 

6 The rate o f  $725/m2 is supported by the forgoing analysis o f  Sale 2 and Sale 3 and also the contemporaneous sale of 
Sale 1, an unconstrained "R3" development site in July 2016 at a rate o f  $732/m2. 
7 Noting that the sale property contained a dated dwelling. 
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In my  opinion Sale 4 is o f  some assistance to determine the market value o f  the Dedication Land. 

I consider that significant downward adjustment is required to the rate o f  $399/m2 to bring into 
account the lesser constraints and superior development potential (dwelling entitlement) which was 
enjoyed by Sale 4. 

Although subjective, it is my opinion that a downward adjustment in the order o f  50% is required to 
Sale 4. 

I f  a downward adjustment o f  50% were to be made, an adjusted value (i.e. indicative market value of 
the Dedication Land) o f  $200/m2 would be derived. 

Although not a primary consideration, I am also aware o f  other sales o f  constrained "Creek Corridor" 
and "Riparian" land within other developing localities throughout the North West Growth Centre of 
Sydney. 

The Hills Shire has recently acquired numerous properties within the Box Hill release precinct. I am 
aware o f  numerous sales within the Box Hill release precinct which reflect values of: 

- $100/m2 for creek corridors (creek bed and banks) 

- $125/m2 for riparian corridors either side o f  a creek corridor 

I appreciate that it is difficult to draw a meaningful comparison between Box Hill and Warriewood. 
One would reasonably expect the value o f  constrained land at Warriewood to significantly exceed 
that at Box Hill. 

Conclusion 

For the foregoing reasons I have formed the opinion that the current market value o f  the Dedication 
Land is $200/m2. On this basis I have calculated the market value o f  the Dedication Land as follows: 

3,977m2 x $200/m2 $795,400 

I consider that the estimated acquisition cost, in the CP, at the rate o f  $53.39/m2 significantly 
underestimates the market value o f  the Dedication Land. This is less than half the rate which is 
demonstrated on the analysis o f  the clearly inferior (and less valuable) properties within the Box Hill 
release precinct within the North West Growth Centre o f  Sydney. 

I trust the foregoing advice is sufficient for your requirements. 

Yours faithfully, 

' 

David Lunney B.Com(L.Ec) AAPI 
Certified Practising Valuer 
Director 

Annexures 

1. Aerial Plan o f  Parent Parcel and Extract o f  Plan o f  Subdivision 
2. Extract o f  Urban Release Area Map 
3. Extracts f rom PLEP Development Control Maps and Flood Plan 
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Appendix 1 — Aerial Plan o f  Parent Parcel and Extract o f  Plan o f  Subdivision 
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Appendix 2 — Extract o f  Urban Release Area Map 
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Appendix 3 — Extracts from PLEP Development Control Maps and Flood Plan 

PLEP - Land Zoning Map no. 12 
"R3-Medium Density Residential" 

PLEP — Height o f  Building Map no. 12 
"K — Area 6" 

PLEP — Land Acquisition Map no. 12 

PLEP — Biodiversity Map no. 12 
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PLEP — Acid Sulfate Soils Map no. 12 
Class 3 and Class 4 

LEGEND 

Catchment Boundary 

Peak Flood Inundation Extent 

20% AEP Event 
5% AEP Event 
1% AEP Event 
0.2% AEP Event 
PMF Event 

Extract Narrabeen Lagoon Flood Study - September 2013 — B M T  WBM Pty Ltd 
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