
 

 

ADDITIONAL ITEM 

Reference: F2020/03104 - D14977708 

Author: Joe O'Connor, Commercial Property Manager, Commercial Property   

Manager: Jamie Barclay, Unit Manager Development and Property   

Executive: Natalia Cowley, Director Corporate Affairs and Chief Financial Officer   

 

Recommendation 

 

That Council resolve that the following land has been sold and will be removed from 

Council’s land register: 

 

a) 225 Sparks Road, Jilliby (Lot 15 DP 259530)  

b) 671 Hue Hue Road, Jilliby (Lot 16 DP 259530) 

c) 689 Hue Hue Road Jilliby, (Lot 17 DP 259530)  

d) 701 Hue Hue Road Jilliby, (Lot 18 DP 259530) 

e) 725 Hue Hue Road Jilliby, (Lot 4 DP 239704) 

f) 725 Hue Hue Road Jilliby, (Lot 25 DP 259530) 

g) 725 Hue Hue Road Jilliby, (Lot 26 DP 259530) 

h) 749 Hue Hue Road, Jilliby (Lot 19 DP 259530) 

i) 781 Hue Hue Road, Jilliby (Lot 6 DP 239704) 

j) 791 Hue Hue Road, Jilliby (Lot 7 DP 239704) 

k) 811 Hue Hue Road, Jilliby (Lot 8 DP 239704) 

 

Report purpose 

 

To provide an end of year update on Council’s Asset Sales program and to remove various 

land that has been sold from its land register.    

 

Executive Summary 

 

Council is continuing the path to financial recovery and sustainability with further actions 

implemented from the adopted Business Recovery Plan.  Part of the significant steps being 

undertaken, include the sale of Council assets which are underperforming or surplus to 

Council’s current and future needs.  This process is crucial to deliver a much-needed boost 

to Council’s financial position and provide confidence to our lenders that Council 

operations can continue sustainably, and loans serviced. 

 

 

  

Item No: 2.17  

Title: Council's Asset Sales Program - End of year update  

Department: Corporate Affairs  

14 December 2021 Ordinary Council Meeting       
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Background 

 

Council resolved to sell and prepare for sale various Council owned land at its meeting of 

30 November 2020, being known as the Tranche 1 properties. Marketing of assets listed in 

Tranche 2 commenced in early February 2021, these included a group of properties resolved 

for sale by the former Wyong Shire Council, so no further resolution was required. After a 

period of 28 days allowing for community consultation, Council resolved to sell a further 

group of properties known as Tranche 3 on 27 July 2021.  

 

The sale of the land, known as “Warner Industrial Park,” contained in this report was resolved 

for sale at Council’s meeting of 30 November 2020. This report provides a further update to 

the report which was previously considered by Council at its meeting of 23 November 2021, 

providing an end of year update.  

 

Current Status 

 

As of the date this report was authored, the list of properties sold within this calendar year 

(2021), are as follows:   

 

Property Address Lot/DP Settlement 

Date 

Valuation 

Price 

Sale Price 

Properties previously reported as sold 

(refer to Council report 23/11/2021) 

$5,132,088 $7,707,000 

Warner Industrial Park 

- 225 Sparks Road 

and 671, 689, 701, 

725, 749, 781, 791, 

811 Hue Hue Road, 

Jilliby, 2259 

Lots 15, 16, 17, 18, 

19, 25 and 26 in DP 

259530, Lots 4, 6, 7 

and 8 in DP 239704 

10/12/2021 $19,500,000 $27,031,775 

TOTAL VALUE   As of 

10/12/21 

$24,632,088 $34,738,775 

 

Warner Industrial Park was sold by private treaty, for greater than its market valuation. Please 

refer to Attachment 1 which provides the valuation for Warner Industrial Park.  

 

Financial Considerations 

 

At its meeting held 19 October 2020, Council resolved the following: 

 

1108/20 That any motions put before Council for the remainder of this term of Council 

that have financial implications require the Chief Executive Officer to provide 

a report on how those additional costs will be met. 

 

The following statement is provided in response to this resolution of Council. 
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The sale of the Warner Industrial Park site achieved a sale’s value of $27,031,775 (excluding 

GST) and this has contributed to Council’s financial recovery.  

 

Link to Community Strategic Plan 

 

Theme 4: Responsible 

 

Goal G: Good governance and great partnerships 

R-G2: Communicate openly and honestly with the community to build a relationship based 

on transparency, understanding, trust and respect. 

 

Risk Management 

 

Risk mitigation has been achieved during the sales process through ensuring adequate due 

diligence.  This process included:  

 

 Reviewing these sites against Council resolutions and historical records  

 Ensuring Council retains ownership of land that is needed for its current and 

future service delivery  

 Ensuring that any sale would not contravene legislative requirements  

 Consultation with internal stakeholders affected by the disposal of these assets.  

 

Council staff have engaged with independent property development experts Michael Filo and 

Steve Rowe to execute the functions of the Independent Advisory Group.  The Advisory 

Group’s function is to provide an independent panel to review asset sales program prior to 

going to Council, review and advise on conditional sales for commercial and industrial sales 

and to review opportunities and advise Council on potential highest and best use analysis to 

ensure Council is receiving value for the sale. 

 

 

Attachments 

 

1⇩  Valuation  D14977743 

  

 

OC_14122021_AGN_AT_SUP_files/OC_14122021_AGN_AT_SUP_Attachment_26372_1.PDF
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Liability limited by a scheme under Professional Standards Legislation

Suite 1, Ground Floor, 168 Parry Street, Newcastle NSW 2300 T +61 (0) 2 4920 5700 F +61 (0) 2 4927 1755
PO Box 1720 Newcastle NSW 2300
www.knightfrank.com.au enquiries.newcastle@au.knightfrank.com

Newcastle Corporate Real Estate, trading as Knight Frank Newcastle, ABN 48 962 509 406

This business is independently owned and operated by Newcastle Corporate Real Estate Pty Limited

12 January 2021

Consultancy Desktop Advice: Warner Industrial Park, Sparks Road & Hue Hue Road, Jilliby

NSW 2259

We refer to your initial email request to provide market commentary and an indicative range of market 

values for the above detailed property.  We also refer to your instructions to update our original advice 

dated 24 February 2020.

Our advice is undertaken on the following basis:

� An indicative range of market values assuming approval for a 69 lot industrial subdivision 

(Stages 1 – 8)

� An indicative range of market values for Stage 1 adopting the existing DA Consent for 13 

industrial lots.  We have not been provided with site specific costs, however Central Coast 

Council previously have provided us with an estimate of project costs which we have placed 

some reliance upon in this assessment.  We have undertaken a hypothetical development 

assessment to assist us in our opinion of the indicative value range 

� Comment regarding indicative average annual growth rates of industrial land over a historical 

period, along with commentary on the market generally

� We have undertaken a kerb side (Hue Hue Road) inspection on 12 January 2021, although we 

have predominantly relied upon on-line mapping and the proposed subdivision plans, as 

supplied
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Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 2 of 26

1. Critical Conditions and Assumptions 

� Our advice is limited and qualified based on the information supplied to us by Central Coast 

Council

� Notwithstanding the kerb side inspection, this advice is essentially a desktop assessment

� In the absence of verified development costs it is necessary for us to rely upon our assumptions

in relation to project costs, end allotment sale values and sale rates

� We have not had regard to site specific development constraints such as subsidence, 

contamination, supply of water, power and sewerage other than the project cost as reported in 

Section 5.2 of the NSW Government Planning approval MP07-0162

� Reliance on the correspondence from Wyong Council stating that the existing NSW State 

Government subdivision approval is current with substantial commencement achieved

� Our research and investigations are undertaken on a strictly confidential basis

� Our report to Central Coast Council is provided on a strictly confidential basis

� It is agreed that this advice is indicative only and may not be relied upon by the instructing party 

for any purpose beyond determination of an indicative market value range as part of Central 

Coast�Council’s�broader�asset�disposal�program.
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Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 3 of 26

2. Land Particulars 

Location

Position

� The Property is located approximately 12km by road north of the Wyong town centre, the southern boundary of 

the Property is located at the access ramp onto the M1 Motorway.

� At its eastern boundary the Property is positioned alongside the Sydney to Newcastle M1 Motorway.

Surrounding and Adjoining Development

� Access to existing schools including the Lakes Grammar School and Warnervale Public School.

� The Central Coast Airport is located 1km to the east of the Property.

� Wyong Town Centre is located approximately 8.5km to the south of the Property via Hue Hue Road.

� On the opposite side of the Motorway is the Sanitarium warehouse facility and the Woolworths Wyong Regional 

Distribution Centre.

Road System and Access

� Strategically located near the M1 Motorway, the subject Property is well positioned to commute south to Sydney 

or north to Newcastle.

� Warnervale Railway Station is approximately 3.5km by road to the east of the subject Property.

� The Link Road Stage 2 extension is also predicted to help with faster connections.

� The widening of the M1 Motorway and improved road access along Sparks Road is intended to increase traffic 

flow and improve accessibility.

 
Map is provided by courtesy of Six Maps
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Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 4 of 26

Title Details & Site Description

Registered Owner Wyong Council (Central Coast Council)*

Title Description Lot 4, 6 – 8 in DP239704, 15-16 in DP259530 & 25-26 in DP259530

Registered Address 671, 725, 781, 791, 811 Hue Hue Road, Jilliby NSW 2259 and 225 Sparks Road 

Jilliby NSW 2259

Identification The Property has been identified by reference to Plans as supplied.  We have not 

inspected the Property, other than kerbside from Hue Hue Road.

Physical Description Property is partly cleared and consists of undulating timbered rural/grazing land

Dimensions We have been advised that the total site area is circa 87.95 hectares.

The Property comprises a large number of separate land titles, as such, we 

have not undertaken a Title search and receipt of a land survey is recommended 

to confirm the total site area.

It is noted that for this assessment we have had regard to net developable 

areas, as estimated.

We cannot confirm if there are any encroachments upon the Property. The 

above measurements have been advised by the instructing party and confirmed 

from online database and aerial mapping

*We have not ordered a Title search to confirm ownership

Town Planning Details

Municipality and Planning Scheme

Wyong Local Environmental Plan 2013

Zoning – Significant Land Zone
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Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 5 of 26

We have utilised on-line mapping tools (NSW ePlanning Spatial Viewer) to determine the component of Industrial 

(IN1 zoned land).  We have estimated the following:

IN1 – General Industrial Circa 66 Hectares

E2 – Environmental Conservation Circa 17 Hectares

Net Developable Area (per proposed plan of subdivision) Circa 55.59 Hectares (excludes internal 

roads)

IN1 General Residential

1. Objectives of zone

• To provide a wide range of industrial and warehouse land uses.

• To encourage employment opportunities.

• To minimise any adverse effect of industry on other land uses.

• To support and protect industrial land for industrial uses.

• To enable other land uses that provide facilities or services to meet the day-to-day needs of workers in the 

area.

2. Permitted without consent

Nil

3. Permitted with consent

Depots; Food and drink premises; Freight transport facilities; Garden centres; General industries; Hardware 

and building supplies; Industrial training facilities; Kiosks; Landscaping material supplies; Light industries; 

Liquid fuel depots; Neighbourhood shops; Oyster aquaculture; Places of public worship; Plant nurseries; 

Roads; Rural supplies; Tank-based aquaculture; Timber yards; Vehicle sales or hire premises; Warehouse or 

distribution centres; Any other development not specified in item 2 or 4

4. Prohibited

Agriculture; Boat launching ramps; Boat sheds; Camping grounds; Caravan parks; Cemeteries; Charter and 

tourism boating facilities; Commercial premises; Correctional centres; Eco-tourist facilities; Educational 

establishments; Entertainment facilities; Environmental facilities; Exhibition homes; Exhibition villages; 

Extractive industries; Farm buildings; Forestry; Function centres; Heavy industries; Heavy industrial storage 

establishments; Home-based child care; Home businesses; Home occupations; Home occupations (sex 

services); Information and education facilities; Jetties; Marinas; Mooring pens; Moorings; Open cut mining; 

Passenger transport facilities; Pond-based aquaculture; Public administration buildings; Recreation facilities 

(indoor); Recreation facilities (outdoor); Registered clubs; Residential accommodation; Tourist and visitor 

accommodation; Water recreation structures; Wharf or boating facilities

E2 Environmental Conservation

1. Objectives of zone

• To protect, manage and restore areas of high ecological, scientific, cultural or aesthetic values.

• To prevent development that could destroy, damage or otherwise have an adverse effect on those values.

• To protect endangered ecological communities, coastal wetlands and littoral rainforests.

• To enable development of public works and environmental facilities if such development would not have a 

detrimental impact on ecological, scientific, cultural or aesthetic values.

2. Permitted without consent

Nil



2.17 Council's Asset Sales Program - End of year update 

Attachment 1 Valuation 
 

 

  
Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 6 of 26

3. Permitted with consent

Eco-tourist facilities; Environmental facilities; Environmental protection works; Flood mitigation works; Oyster 

aquaculture; Recreation areas; Research stations; Roads; Water reticulation systems

4. Prohibited

Business premises; Hotel or motel accommodation; Industries; Multi dwelling housing; Pond-based 

aquaculture; Recreation facilities (major); Residential flat buildings; Restricted premises; Retail premises; 

Seniors housing; Service stations; Tank-based aquaculture; Warehouse or distribution centres; Any other 

development not specified in item 2 or 3

Masterplan Approval – NSW Planning

Development Application MP07-0162

Determination Approved

Determination 27 August 2010

Substantial Commencement Achieved – Refer to Correspondence 15 April 2015 from Wyong Shire 

Description Masterplan 120 lot subdivision

Subject Land 69 lot subdivision

Comment Our advice is issued on the basis that the estimated construction costs are 

adequate to meet all conditions detailed within the development approval.  

Independent quantity surveyor advice is recommended to confirm the same
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Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 7 of 26

3. Market Intelligence

Central Coast Overview

Located approximately an hour north of Sydney and south of Newcastle. The Central Coast offers a 

coastal lifestyle, a regional city in Gosford, a strategic position for business logistics operations and a 

mobile workforce.

With an estimated population of 342,047 people in June 2018, the Central Coast is a quickly growing 

region, driven in part by population pressures in Sydney. The NSW Government introduced the Central 

Coast Regional Plan 2036 to grow the population, create excess of 24,000 jobs and increase the supply 

of housing. Health Care, Social Assistance, Retail and construction industries were the largest 

industries of employment across the Central Coast. The region offers connectivity to key labour and 

consumer markets and is a viable alternate business and residential location to Sydney.

There has been a strong increase in land values across the Central Coast Council area. The increase 

was consistent across all market segments, one exception being the commercial zoned lands which 

showed only a moderate increase.

The increases have been driven by strong demand and competition form out of area buyers, together 

with affordability in comparison to the Sydney markets. Other significant drivers include progressive 

main road upgrades improving access to and throughout the region, particularly the M1 Motorway 

upgrades.

Warnervale Town Centre
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Central Coast Council

Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
Page 8 of 26

The Central Coast Business Review (September 2020) report the following with regard to the Town

Centre.  “The adjoining residential component is starting to take shape with property developer 

Landcorp NSW well advanced with only 26 lots of the first stages of their 140 lot Hilltop Park 

development left for sale.

Lot sizes range from 447 sqm to 614 sqm and have realised at prices from $315,000 to $350,000.

The first homes to be built at Hilltop Park are nearing completion as the various local home builders 

lay the foundations for even more.

Central Coast Council will deliver a water and sewerage upgrade in Warnervale Town Centre following 

the provision of an $8.5M funding package from the NSW Government announced in July by 

Parliamentary Secretary for the Central Coast, Adam Crouch.

The town centre is planned to include a variety of retail shops, family tavern, medical facilities and 

pharmacy, a long day childcare centre, children's play centre.

A Woolworths neighbourhood centre supermarket is proposed on Sparks Road thereby enlarging the 
overall Town Centre itself.

Additionally, the completion of the new parklands at the heart of the town centre will include open-air 

sports facilities, bike tracks, jogging tracks and other community amenities, which Landcorp NSW 

contemplates will be completed by early 2022.”

Recent Activity: 

The University of Newcastle began construction of the $72.5 million Central Coast Medical School and 

Central Coast Research Institute adjacent to the Gosford Hospital.

Joint Venture between AA Crown Holdings and Northside Group lodged a State Significant 

Development Application for $350 million development of a private hospital in West Gosford. Pending 

approval, the development is expected to be completed 2022, subsequently Commercial hq and 

Gibbens Group will develop a $30 million Medical Precinct adjacent to the private hospital on the 3.1ha 

site.�The�Kibbleplex�sites�(‘Gosford�Alive’)�State�Significant�Development�comprises�of�a�$280�million�

for 5 towers above a podium with mixed-use residential, retail, entertainment and recreation. In 

September 2019, St Hilliers lodged a masterplan DA with the NSW Department of Planning for a mixed-

used precinct with their previous development Central Coast Quarter.

Local Industrial Market Overview

The Central Coast industrial property marketed is largely made up of light to medium industrial users 

along with a number of larger scale distribution and manufacturing facilities. The M1 Motorway linking 

Sydney to Newcastle and northern New South Wales and as such the Central Coast is a suitable 

location for large scale distribution centres including the Woolworths Distribution Centre at Warnervale 

and Berkeley Vale Distribution Centre. The five main industrial areas for the Central Coast are:
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Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
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� Tuggerah Business Park

� Berkley Vale

� Somersby

� North Wyong

� Warnervale

The Northern Growth Corridor is the main industrial areas for the Central Coast as it includes the 

Tuggerah Business Park, Berkley Vale, North Wyong, Tuggerah and the Wyong Employment Zone. 

The Southern Growth Corridor includes Somersby, West and North Gosford, Lisarow and Erina.

The Wyong Employment Zone (WEZ) comprises the Warnervale Business Park, plus Precincts 11, 13 

and 14.This area includes the Warnervale airport where a Concept Plan was prepared in 2017 by the 

former Wyong Council for a General Aviation Hub, but no implementation has been made by the 

Central Coast Council.

The Warnervale Business Park covers 47.6 hectares near the Freeway and Sparks Road interchange. 

A number of small logistics companies and distributors are based in the Park. Major businesses include 

Sanitarium, Woolworths Distribution Centre and Coastal transport Services. Wyong Shire Council has 

been� investigating� the�potential� of� an� integrated� ‘Wyong�Educational� and�Business�Precinct’� to� be�

located at Warnervale to encompass integrated education, business/industrial park for greater 

collaboration between educational providers and business/industry groups.
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Consultancy Advice – Sparks Road & Hue Hue Road, Jilliby NSW 2259

File Reference: CK/13178 12 January 2021
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4. Proposed Development

The Property� is� located�within�a� ‘rural’� locality although is well positioned in relation to Warnervale 

Town Centre and the M1 Motorway.  

The Site has an undulating topography with the low point being the transection of the site by 

Buttonberry Creek.

Development Summary:

Stage 1

Lot Position Lot Area (Ha) Lot Area (m²) Lot Area (Ha)

1
Cnr Sparks / Hue Hue 

roads
1.98 19,800 1.98

2 Hue Hue Road 0.99 9,900 0.99

3 Hue Hue Road 1.08 10,800 1.08

4 Hue Hue Road 1.08 10,800 1.08

5 Hue Hue Road 1.22 12,200 1.22

6 Internal road 1.10 11,000 1.10

7 Internal road 0.89 8,900 0.89

8 Internal road 1.06 10,600 1.06

9 Internal road 1.49 14,900 1.49

10 Sparks Road 1.08 10,800 1.08

11 Sparks Road 1.00 10,000 1.00

12 Sparks Road/M1 0.98 9,800 0.98

13 Internal Road/M1 0.78 7,800 0.78

13 14.73 147,300 14.73

Stages 2-8

Stage Lots Per Stage
Total Stage Area 

(Ha)

Total Stage Area 

(m2)

Average Lot area 

(m²)

2 13 7.71 77,100 5,931

3 9 8.18 81,800 9,089

4 9 7.70 77,000 8,556

5 5 4.37 43,700 8,740

6 7 4.62 46,200 6,600

7 5 3.54 35,400 7,080

8 8 4.74 47,400 5,925

TOTAL 56 40.86 408,600 7,296
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5. Valuation Rationale

COVID 19

In the specific case of this valuation there are limited site sales for industrial englobo land parcels in 

Wyong in order to provide a guide to a suitable rate per square metre of site area to apply to the subject 

property.  This may be more related to a general lack of potential supply of larger industrial land parcels 

in the Central Coast rather than any possible negative effects of COVID – 19.

We have been instructed to provide comment on potential value for the englobo development.  As 

such, we have provided a project related site value for the initial Stage 1 of the development and added 

to this the englobo value for DA approved Stages 2-8.  A market value range has been reported.

In order to determine a market value of Stage 1 we have undertaken a Hypothetical Feasibility Study 

(DCF).

We note the Hypothetical Feasibility is limited by the quality/integrity of the assumptions.  In this 

instance there have been no pre-sales and we have not been provided with a formal construction quote 

or quantity surveyor confirmed costs.

Stage 1 - Hypothetical Feasibility Study (DCF) - Development Assumptions 

Gross Realisations

For the purposes of this report, we have assessed hypothetical market values for each lot in Stage 1 

on�an�“As�If�Complete”�basis�assuming�they�are�complete,�sold�subject�to�full�stamp�duty�obligations�

and with standard sale and settlement periods.

Overall, we note that selling agents are reporting broadly stable or improving serviced vacant 

land values over the course of 2020 and into 2021, notwithstanding the impact of COVID 19.

There have been limited sales in Warnervale and Wyong established industrial precincts, due mainly 

to these estates having been predominantly built out.  

Providing reasonable comparable evidence for the subject property is the vacant industrial land 

subdivision providing serviced lots at Morisset which has been recently sold, with similar characteristics 

to the subject property, being its proximity to the M1 Motorway.

Property Sale Price Sale Date Area Zoning Rate/m²

56 GATEWAY 

BOULEVARD 

MORISSET NSW

$455,000 Nov 2020 1,835 m² IN1 - General 

Industrial

$248

Vacant industrial land which is level and cleared located in the comparatively recently 

expanded Morisset industrial precinct.  Close proximity to the M1 Motorway on/off ramp.
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Property Sale Price Sale Date Area Zoning Rate/m²

59 ADVANTAGE 

AVENUE MORISSET 

NSW

$722,000 Oct 2020 2,708 m² IN1 - General 

Industrial

$260

Vacant industrial land which is level and cleared located in the comparatively recently 

expanded Morisset industrial precinct.  Close proximity to the M1 Motorway on/off ramp.

32 ACCOLADE 

AVENUE MORISSET 

NSW

$642,500 Oct 2020 2,570 m² IN1 - General 

Industrial

$250

Vacant industrial land which is level and cleared located in the comparatively recently 

expanded Morisset industrial precinct.  Close proximity to the M1 Motorway on/off ramp.

18 PROSPERITY 

CLOSE MORISSET 

NSW

$394,000 Aug 2020 1,970 m² IN1 - General 

Industrial

$200

Vacant industrial land which is level and cleared located in the comparatively recently 

expanded Morisset industrial precinct.  Close proximity to the M1 Motorway on/off ramp.

5 VENTURE CLOSE 

MORISSET NSW

$649,000 July 2020 2,708 m² IN1 - General 

Industrial

$240

Vacant industrial land which is level and cleared located in the comparatively recently 

expanded Morisset industrial precinct.  Close proximity to the M1 Motorway on/off ramp.
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We have also had regard to vacant industrial land sales in Newcastle and Hunter Valley regions.

Property Sale Price Sale Date Area Zoning Rate/m²

10 KENNINGTON 

DRIVE TOMAGO NSW

$623,700 Sep 2020 4,158 m² IN1 - General 

Industrial

$150

Vacant industrial land which is level and cleared.  Agent advised the Property sold to owner 

of neighbouring 12 Kennington Drive with intention to develop industrial units across both 

lots. No DA has been lodged to either lot prior to the sale.

77 MUSTANG DRIVE 

RUTHERFORD NSW

$835,000 Aug 2020 7,028 m² B5 Business 

Development

$119

Vacant industrial Lot with main frontage to New England Highway.  Concept plans or a 

workshop, showroom and specialised self-contained units with no current DA.

16 BOARDMANS 

CLOSE BERESFIELD 

NSW

$2,040,000 Aug 2020 10,200 m² IN2 – Light 

Industrial

$200

Triangular shaped vacant parcel of industrial land sold in an off-market transaction. Agent 

Knight Frank Newcastle.
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Property Sale Price Sale Date Area Zoning Rate/m²

4 DYER CRESCENT 

WEST GOSFORD NSW

$380,000 Jul 2020 1,205 m² IN1 - General 

Industrial

$315

Approximately 1,205 m2 of vacant land which is reasonably level and clear with gravel 

hardstand currently on site.

The land is positioned well and within close proximity to a large range of services and other 

businesses�within�West�Gosford‘s� Industrial�estate.� It� is� located� just off Manns Road with 

easy access.

Centrally located, it is only about 5 minutes to the M1 Motorway which is then approximately 

1 hour drive to Sydney or Newcastle and only a few minutes to the Gosford CBD.

Property sold at auction exclusive of GST.

LOT 1103

IVORY CLOSE 

HEATHERBRAE 

NSW

$1,500,000 Jun 2020 11,000 m² IN1 - General 

Industrial

$136

Industrial land situated in the Heatherbrae industrial precinct accessed from the extension 

of Camfield Drive.  Sold by Knight Frank Newcastle

12 SABRE CLOSE 

RUTHERFORD NSW

$1,199,500 Mar 2020 10,310 m² B5 - Business 

Development

$116

Vacant B5 zoned industrial land. Battleaxe design and adjoins a creek. A warehouse and 

distribution centre DA was approved on the site in July 2020.

Sold for $1,319,450 incl GST. $1,199,500 plus GST. Requires hardstand addition prior to 

being a usable industrial site. Off market transaction.

The sales of industrial vacant land parcels which have a site area of above 10,000m² reflect a range 

of $116/m² of site area to $200/m² of site area.  With adjustments for land area, values towards the 

lower end or middle of this range are reasonable for the subject property.

Although directly comparable evidence is limited, industrial selling agents are reporting stronger 

inquiries for serviced industrial land.  Higher values could be expected for the subject property  in the 

current market as compared to those assessed in the previous report of 24 February 2020.
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The subject is considered to have a strong industrial location being within close proximity to the 

Warnervale business precinct and close access to the M1 Motorway.

For inclusion in the Hypothetical Feasibility Study we have assessed the following indicative values for 

the proposed development.

Lot
Lot Area 

(m²)

Lot Area 

(Ha)

Adopted Gross 

Realisation (Incl. GST)
$Rate/m² (lot area)

1 Cnr Sparks / Hue Hue roads 19,800 1.98 $2,000,000 $101

2 Hue Hue Road 9,900 0.99 $1,300,000 $131

3 Hue Hue Road 10,800 1.08 $1,300,000 $120

4 Hue Hue Road 10,800 1.08 $1,300,000 $120

5 Hue Hue Road 12,200 1.22 $1,300,000 $107

6 Internal road 11,000 1.10 $1,300,000 $118

7 Internal road 8,900 0.89 $1,300,000 $146

8 Internal road 10,600 1.06 $1,300,000 $123

9 Internal road 14,900 1.49 $1,650,000 $111

10 Sparks Road 10,800 1.08 $1,300,000 $120

11 Sparks Road 10,000 1.00 $1,300,000 $130

12 Sparks Road/M1 9,800 0.98 $1,300,000 $133

13 Internal Road/M1 7,800 0.78 $1,120,000 $144

13 147,300 14.73 $17,770,000 $121

Important Notice

Our adopted “As� If� Complete”� values� for� the� various� components� of� the� project� do� not� represent� a� forecast� “on�

Completion”�value�and�the�Reliance�Party�should�seek�a�separate�valuation�of�these�components�once�the�project�is�

constructed and a certification of completion issued by the approving body.

Development Costs

We note that it is difficult to compare development costs from other industrial subdivisions to the subject 

subdivision given such potential for variation in site specific characteristics, importantly the extent of 

site works/fill required and/or amplification of services.

We have relied upon costs for the englobo development (120 lots) detailed in the Project Approval as 

previously supplied by Central Coast Council.  We note that these costs were well dated and as such, 

we have included a 20% contingency which is significantly above a standard industry allowance of say 

5.0%.
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The adopted costs and assumptions in our feasibility analysis are summarised as follows:

Inputs Assumptions

Gross Realisations As detailed above

Rate of Sales Presales 3 lots over 6 months – 0.50 sales / month

Sales Over Construction 3 lots over 8 months – 0.38 sales / month

Sales Post Construction 7 lots over 12 months – 0.58 sales / month

Selling Costs Project Marketing $5,500/lot

Agents Commission 3.0% (inclusive of GST)

Legals on sale $1,100 per saleable lot

Construction Costs (Civils and 

Servicing)

Subdivision $351,014 per lot incl GST (13 lots)

Contingency $912,636 incl. GST (20% subdivision costs)

Professional Fees Allowance $472,911 or 9.5% construction (DA 

achieved)

Project Oversight 1.5% or $150,855 incl GST

Construction Certificate Not issued.  Cost incl in Professional/Statutory cost

Section 94s and DSP Contributions $1,544,944 Per Development Approval.  KF escalation 

allowance of +10%

Land Holding Costs $129,038 allowance for land tax and council rates (for Stage 1 only)

Finance Charges $22,000 Loan Establishment Fee

Interest Rate 6.00% assuming 100% debt financed

It is noted that we are not experts in this field and have made assumptions regarding all project costs 

to assist in determining the market value of Stage 1, subject to the existing Development Consent. 

Prior to reliance on this advice, independent Quantity Surveyor advice should be sought and pre-sales 

achieved.

Target Return Parameters

The determination of the appropriate Target Profit Margin (P&R) and appropriate Internal Rate of 

Return (IRR) to utilise in our calculations is difficult as influences on the target return requirements of 

investors are varied and greatly impacted by a number of key elements. We have considered the 

following key elements of the project;

• The current low interest rate environment as an opportunity cost of investment;

• Since the onset of COVID – 19, the reported apparent economic recovery and improving 

investment confidence;

• The size and length of the project;

• Level of planning risk (Masterplan Approval for lots 69 lots);

• The uncertainty around development costs, and the various assumptions we have made in respect 

to such costs;

• The perceived availability of funding and propensity of the first tier banks to support a development 

of this nature;

• Availability of alternative investment returns across other asset classes;

• Fundamental trends of supply and demand for this style of development;

• Construction time frame and cost.
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From our analysis of sales and first-hand experience of residential development projects across the 

regional market of Central Coast and Newcastle, local developers return requirements appear 

relatively consistent and reflect the nature of the market segment each project occupies.

These return parameters reflect:

• The principal development risks, 

• Development timeframes, 

• Zoning and planning risks, 

• Presales, sales risk and revenue expectations, 

• Purchaser type and demographic demands, 

• Fundamental demand and supply within a locality as well as the complexity and building risk 

associated with the project construction.

Due to the nature of most development projects being, typically less than three years duration the 

primary driver of return in the residual feasibility analysis is the Profit and Risk (P&R) which reflects a 

pure quantum of profit return on the project. Typically,� Internal�Rates�of�Return� (IRR’s)� are� the�

domain of more sophisticated large listed property developers or land subdivisions whereby 

the project duration may extend to beyond five or even 10 years.

The following is an example of the typical required Profit and Risk ranges;

25% - 30% Target returns of this level are usually required for larger long term projects that tend to 

span periods in excess of three years and still have considerable planning risk (re-zoning required or 

approvals) and have yet to achieve significant project targets such as DA or Local Authority 

endorsement.

20% - 25% Target returns of this level are usually reflective of medium to larger long term projects 

that tend to span periods of two to four years and still have some planning risk (i.e. no DA approval) 

and have yet to achieve significant project targets such as presales, but may have advanced project 

planning to a point of seeking pre DA endorsement from the Local Authority.

15% - 20% Target returns in this band are common for medium term projects that have achieved 

significant project targets such as DA, local authority endorsement, presales or significant construction 

commencement.

10% - 15% Target returns at this level are more often accepted in the marketplace for smaller DA 

approved development sites that generally occupy the price band of below ~$5,000,000 and can be 

built in less than 12 months. These sites tend to be purchased by local builder-developers motivated 

by�the�‘pure�profit�quantum’ rather than the more�sophisticated�and�analytical�P&R’s�or�IRR’s. Returns 

of this level will also be acceptable if a development project has achieved significant milestones or has 

advanced construction and has been presold.

As with all Target parameters they remain fluid, are derived and constantly reviewed by way of 

analysing transactions to reflect the current market conditions, interest rate returns and availability of 

funding. An element of professional judgement is required to assess the stage of development each 

project has reached.
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Analysis – Stage 1

Having considered the above and the fundamental elements of the subject project an appropriate 

Target Profit and Risk return should be in the order of circa 25% to 30% and a Target Internal Rate of 

Return (IRR) should be in excess of 30%.  We note the greater reliance upon the Target Profit and 

Risk approach given the shorter timeframe of Stage 1.

Hypothetical Feasibility Study – Results Summary

A summary of the analysis based on industry indicated hurdle rates/expectations for a development 

margin after interest and an Internal Rate of Return (IRR) before interest is as follows:

Our DCF calculations are detailed as follows:

Development Feasibility 

Summary

Discounted Cash Flow Analysis

Gross Realisation

Stage 1 Sales (Incl. GST) $17,770,000

Less calculated GST remittance -$1,615,455

Gross Realisable Value $16,154,545

Less Selling Costs -$618,900

Estimated Net Realisation $15,535,645

Less: Development Profit and Risk -$3,648,889

Total Capital Outlay $11,886,756

Development Costs (Incl. GST) -$8,351,339

GST reclaimed per model $1,005,273

Costs (after GST reclaimed) $4,540,690

Land Acquisition Costs -$250,690

Value Range / Sensitivity (Development Margin)

Resultant Residual Land Value $4,290,000 $3,900,000 $4,675,000 $4,250,000

(Incl GST) (Excl GST) (Incl GST) (Excl GST)

On a per lot basis 13 $300,000 $326,923

On a rate per m² of site area 147,300 $26 $29

On a per Ha basis 14.73 $264,766 $288,527

Target Profit and Risk 30.00% 25.00%

Profit & Risk on basis of Resultant Figure 29.18% 24.98%

Target Internal Rate of Return Plus 30% Plus 30%

IRR on basis of Resultant Figure 39.26% 33.98%
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An indicative Project Related Site Value for Stage 1 with DA Consent for 13 industrial allotments is 

$4,290,000 to $4,675,000 including GST or $3,900,000 to $4,250,000 excluding GST, reflecting a 

Profit and Risk factor within a range of 25% to 30%.  This profit quantum / Development Margin are 

consistent with market norms. We append our Estate Master calculations (based on 30% Development 

Margin) to this report.

Direct Comparison Approach

This approach identifies comparable sales on a dollar rate per hectare or square metre of site area

and compares�the�equivalent�rates�to�the�subject�to�establish�the�Property’s market value for Stage 1.

Englobo Site Sales

Property Sale Price Sale Date Site Area Zoning Rate/m²

LOT 6, 71 INDUSTRIAL 

DRIVE, MAYFIELD

WEST  NSW

$3,850,000 Oct 2019 10.16 ha SP1 Special Activities $38

Purchased�by�adjoining�owner�Sentinel.�The�site�adjoins�Sentinel’s�industrial�investment�at�

51 Industrial Drive, Mayfield, which was purchased for $31 million in 2015.  The site is 

predominantly cleared of vegetation.

No direct port or road access limiting the development options for the site.  Providing road 

access from Industrial Drive may be achievable although at a significantly high cost.

Analysis $378,937/Ha

38 CABBAGE TREE 

ROAD WILLIAMTOWN 

NSW

$19,660,000 Jan 2019 76.52 ha B7 Business Park $26

Vacant land adjoining Williamtown Airport. About 66ha is zoned B7 Business Park with the 

remaining 10 ha zoned RU2 Rural Landscape. Off market purchase by Newcastle Airport 

Ltd to accommodate its Astra Aerolab precinct.  The contract date is to be confirmed however 

we understand the purchase is structured with an upfront payment and further annual 

payments as development stages progress.

Analysis $256,926/Ha
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Property Sale Price Sale Date Site Area Zoning Rate/m²

43-45 GREENLEAF 

ROAD KOORAGANG 

NSW

$7,600,000 Dec 2018 24.33 ha SP1 Special Activities $31

The Property is situated on the western side of Greenleaf Road just south of the Stockton 

Bridge in the Kooragang Island industrial area, located approximately 10km by road north of 

the city of Newcastle.  The property has access to and from Heron Road in the west via an 

easement for access 19 metres wide over adjoining land.

The site was purchased by Eastern Star Gas (Santos) and was mooted for a liquefied natural 

gas (LNG) export terminal, however this did not eventuate. The property had been on the 

market for sale for several years, and an agreement to purchase was reached subject to DA 

Approval for subdivision into a 12 lot Community Title Subdivision.

Development Consent was achieved on 24 November 2018, with the transaction settling as 

per RP Data records on 17 December 2018.

Analysis $312,372/Ha

BALANCE OF LAND -

STEEL RIVER

PAMBALONG DRIVE 

MAYFIELD WEST NSW

$4,500,000 Oct 2017 20.12 ha IN1 General Industrial $22

The site comprises the balance of land at Steel River previously owned by Tinkler Group. 

The land went into receivership and has subsequently been sold.

Throughout the sale campaign approximately 12-15 stockpiles of fill were supposedly 

contaminated with an estimated remediation cost ranging between $2-$m as advised by the 

receivers.

The purchasers have since discovered there the stockpiles are not contaminated, 

significantly reducing the remediation costs of the site.

Analysis $223,658/Ha
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Property Sale Price Sale Date Site Area Zoning Rate/m²

147 MOUNTAIN ROAD 

HALLORAN NSW

$3,250,000 Sep 2017 26.2 ha IN1 General Industrial, 

E2 Environmental 

Conservation

$11

Englobo parcel of land located on the eastern side of Mountain Road. Parcel comprises 

approximately 20 hectares of IN1 General Industrial with the balance zoned E2 

Environmental Conservation. Improved with 3 houses (2 of which are habitable), old stables, 

and machinery shed.

Property was purchased by Moits Civil Engineering for future development of an industrial 

subdivision. In the interim the purchaser will utilise the site as a local depot for projects they 

are working on in the local area. 

Rate per square metre over the developable area reflects a rate of $16.25/m².  

Property was purchased by Moits Civil Engineering for future development of an industrial 

subdivision. In the interim the purchaser will utilise the site as a local depot for projects they 

are working on in the local area.   Rate per square metre over the IN1 zoned area reflects 

$16.25/sqm.  We have adopted $1,000,000 as the value of the E2 zoned land and the 

improvements resulting in the IN1 zoned land having a value of $2,250,000 or $11.25/sqm

Analysis $124,046/Ha

198 LENAGHANS 

DRIVE BLACK HILL 

NSW

$16,000,000 Jan 2015 183 ha IN2 Light Industrial;

E2 Environmental 

Conservation 

$9

Ex-Coal and Allied land, the site is known as Black Hill Estate at Black Hill with significant 

frontage and exposure to the M1 Motorway. Site was one of the largest freehold industrial 

englobo sites for sale in New South Wales. Site comprises 73% of IN2 Industrial land with 

the balance zoned E2 Environmental Conservation. The site was purchased by Hunter Land 

and Stevens Group who have entered into a JV with plans to develop the land into a 200 lot 

industrial subdivision over 8 stages. The DA currently pending approval proposes varying 

lot sizes ranging from 1,500m² through to larger lots exceeding 3 ha.

The development proposes entrance to the site from John Renshaw Drive with a traffic light 

intersection as well as secondary left in-left out access further to the east. 

Analysis $87,432/Ha

$$80,000/lot

The above sales indicate a range per hectare from $87,432 for a very large parcel of industrial land at 

Black Hill to $312,372 for a 24 hectare site in the well established specialised port/coal precinct at 

Kooragang Island, Newcastle and a higher rate at $378,937 for a smaller site of 10.16 hectares at 

Industrial Drive Mayfield West.  The sales reflect a rate per square metre of $9/m2 to $38/m2 of site 

area.
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We are advised that the Property was to be sold at an agreed purchase price of $17,000,000 excluding 

GST (not confirmed). Allowing $510,000 for the E2 zoned land this reflects circa $296,636 per hectare 

over the estimated 55.59 square metres of developable land for stages 1-8. We understand that this 

sale will not proceed.

Given the location, land size, zoning and topography of the subject site we consider a suitable rate per 

hectare in the range of $32.50/m2 to $37.50/m2 is appropriate to the subject.  Given the lack of directly 

comparable larger englobo land parcels and the lack of confirmed development costs and pre-sales, 

we have not assessed a higher rate for the subject englobo site, since our report of February 2020.  

Our calculations follow:

Net Developable Area (m²) rate ($) / sqm Resulting Value

408,600 $32.50 $13,279,500

408,600 $37.50 $15,322,500

Overall

Adopt for Residual land (stages 2-8) $13,300,000 $15,300,000

Residual Stage 1 Land Value - Range $3,900,000 $4,250,000

Resulting Range - Overall $17,200,000 $19,200,000

Adopt Indicative Range $17,000,000 $19,500,000

Comment on Potential Disposal

We�understand�that�this�advice�forms�part�Council’s�asset�disposal�program.�We�would�expect�that�a�

realisation of the subject property would fall somewhere towards the middle of our advised range. 

Comment on Historical Industrial Land Value Growth

We have been asked to provide commentary on expected capital growth of industrial land.  We are not 

qualified to comment on future growth, however, have analysed sales of industrial land in Central Coast 

and Newcastle locations which provides an indicative historical growth rate.  The average growth rates 

are limited by the following factors:

� Commercial land zones vary (although predominantly industrial)

� We are not aware of the circumstances behind each transaction

� We have not had regard to sales of englobo industrial land parcels, due to lack of availability 

Any or all of the above factors may skew the average growth rates and therefore the reported rates 

are indicative only. Since our previous report of February 2020, we have analysed the following 

additional sales.  Overall, land values appear to have increased over the course of 2020 and into 2021, 

although an accurate growth rate is difficult to quantify and will depend on the circumstances of each 

industrial estate.
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Sale Date

Oct-18 Dec-18 Feb-19 Jul-19 Oct-20 Aug-20 Nov-20 Overall

Av. 

Annual 

Growth

Industrial Land Sales

56 Gateway Bvd

Morisset $417,500 $455,000 9%
9%

15 Poynton Pl

Thornton $1,320,000 $1,850,000 40%
20%

37 Mustang Dr

Rutherford $454,545 $590,909 30%
30%

77 Mustang Dr

Rutherford $750,000 $835,000 11%
6%

The above table indicates a broad range of values and the results may not be statistically significant 

to determine a more recent trend.  Supporting the above strong growth, industrial selling agents are 

reporting reasonable demand for serviced industrial land in well located industrial precincts.
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6. Conclusion

Acting under instructions from Joe�O’Connor from Central Coast Council Knight Frank Newcastle has 

undertaken an initial desktop assessment of market value for Warner Industrial Park, Sparks Road & 

Hue Hue Road, Warnervale NSW 2259. We confirm that we have not fully inspected the Property.

Subject to the overriding stipulations contained within the body of this advice, we are of the opinion 

that the indicative range for the subject property assuming a sale of the freehold interest and relevant 

to prevailing levels of value as at 12 January 2021 for potential disposal purposes is:

Indicative Site Value Range with DA consent for Stage 1 together with the Residual Land 
(stages 2-8)

$17,000,000 to $19,500,000 (excluding GST)

Should you need any further clarification in relation to this advice, please do not hesitate to contact the 

undersigned.

Knight Frank Newcastle

Disclaimer – Important Notice to Third Parties

This report is prepared for the private and confidential use of the reliance party/parties named in Section 1.1 of this 

report, and only for the purpose outlined in Section 1.1. It should not be relied on by the nominated party/parties for 

any other purpose and should not be reproduced in whole or part for any other purpose without the express written 

consent of Knight Frank Newcastle. Any party that is not named as a reliance party/parties may not rely on this report 

for any purpose and should obtain their own valuation before acting in any way in respect of the subject Property.

Liability limited by a scheme approved under Professional Standards Legislation.
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