
 

 

 
 
 
 
 
 

THE CITY OF CAMPBELLTOWN 
 
 

PROPERTY DEVELOPMENT REPORT 
 

 

 
 

   Location: 123 Sample Street, Campbelltown 

   Parcel ID: 

   Report Processed: 28/04/2016 

   Max Volume: 4 

    

 

 

 

 
 

 



www.ipData.com.au 

PROPERTY DEVELOPMENT REPORT  
 

 

 

ipData Pty Ltd Disclaimer 

  
Whilst all reasonable effort is made to ensure that the information contained in this report is current and reliable, 

ipData does not underwrite the completeness or accuracy of the data and information contained in this report and to 

the full extent not prohibited by law excludes all for any loss or damage arising in connection with the data and 

information contained in this report. 

 
This report contains information that has been derived from a number of sources including Government and non- 

Government databases. This Residential Development Algorithm (RDA) has been calibrated to market conditions that 

will only be updated on a periodic basis and therefore the date of the report only reflects the request date. The report 

is computer generated and is not a professional appraisal of the subject property by a valuation expert, planner, builder 

and sales agent and should not be relied upon as such. The accuracy of the RDA used to assess this property and arrive 

at the preferred development type and net profit result is subject to a number of parameters of the subject property, 

and the accuracy of the numerical values are estimates based on available data and are not guaranteed or warranted. 

InfraPlan excludes all liability for any loss or damage arising in connection with the methods applied by ipData. The 

recommended purchase price of the subject property, as well as the sale price of the final building product, is indicative 

only and based on valuation data and Real Estate sales data and may not reflect the actual purchase price of the 

property, before or after development. 

 
State Government Copyright Notice and Disclaimer 
SA - © 2015 Copyright in this information belongs to the South Australian Government and the South Australian 

Government does not accept any responsibility for the accuracy or completeness of the information or its suitability 

for purpose. 
 

Data Explanation 

 

ipData has not applied a professional valuation of the property given that the objective is to purchase below the market 
cost for any given parcel. 

 
The shape of the parcel has been assumed to be rectangular or square applying the dimensions of area and frontage. 

To this extent if the shape varies from this assumption in any way the results contained in this report may not be 

representative of actual results and therefore ipData professional services or a professional planner should be 

consulted. 

 
Assumptions are provided within this report where appropriate. 

 
The property is located in Council or Shire referred to in this document and therefore all zoning information relates to 

planning policy at the time the tool algorithm databases were updated. While every endeavor is made to update the 

policy parameters applied by the RDA Tool this can vary and therefore a planner's professional opinion (council or 

private company) should be sought. 
 

 
ipData Pty Ltd 

L3, 66 Wyatt St, Adelaide 

ABN: 26 166 676 919 

P: +618 8227 0372 

E: admin@ipdata.com.au 
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 PROPERTY ATTRIBUTES AND PURCHASE DETAILS 

 

Property Attr ibutes 

 

The defined parcel has an area of 697 m², with a frontage to street of 55.8 m 

 
This data has been accessed from Cadaster/GIS data bases relating to this parcel. 

 

The property is located in The City of Campbelltown and therefore all zoning information relates to 

planning policy at the time the RDA Tool databases were updated. 
 

The zoning policy for this subject property is titled: Residential - 3 - Regeneration - greater than 

400m from Magill, Montacute or Lower North East Rd 

 

The abbreviated zone policy description is: R3_GT400 

This property currently accommodates 1 dwelling(s) 

 

Purchase Details 
 
ipData has applied various restrictions and calculations to this parcel governed by the Development Plan, including 

front, side and rear setbacks as well as areas required for open space and driveways, and  this parcel potential is as 

follows: 

Potential to subdivide this parcel Subject to Council Consent (STCC) 
 

The RDA Tool applies a recommended purchase range and cost but then recommends a purchase cost. This is an 

Automatic Valuation based on previous valuations and sales data. The purchase cost is highly likely to vary on the day 

of sale and therefore a reappraisal by a valuer and/or sales agent will be required. CoreLogic RP Data also provides an 

Automated Valuation for a fee. You can enter your own price if required. 

 
As a guide and for the purposes of the calculations for every dollar over the 'applied purchase price' the net profit 

wil l decrease by a similar amount. 

 

The recommended purchase cost range is: $390,5000 to $461,500 

For this analysis we have applied a purchase cost of: $408,250 

 

 

 

 

 

 

The client has also nominated an alternative purchase cost of: $463,300 
 

Note that if a developable property provides no increase in the number of dwellings on a parcel, ipData does not 

consider this as a developable parcel. Nevertheless this one-for-one replacement analysis can be supplied to the 

homeowner or purchaser who may be looking to develop a replacement property as their own residence. In this 

instance the Net Profit does not apply. Please contact ipData if a customised report is required. 
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 PARCEL DEVELOPMENT POTENTIAL 
 
 

Planning 
 

Based on the size and frontage of the parcel of land as well as setbacks and constraints as dictated by the local 

Development Plan/  Planning Scheme the sub-divided land size, and market optimum volume of development as well as 

maximum dwelling size are shown in the table below. Each scenario has been tested through special algorithms to 

return unique development attributes (accounting for second storeys) after setbacks, open space requirements, and 

other planning policies have been applied. 
 
 

Table 1: Maximum Build size and development options allowable on the subject land 

 
 

 
Dwelling Type 

 

 
Yield or 

Volume 

 

 
Parcel Land 

Size 

 

 
Max Dwelling Size after setbacks/pl anning policy 

applied, not exceeding market optimum build size 

Detached 1 697 m² 296 m² 

Detached (D) 1 697 m² 330 m² 

Semi-Detached (S) 2 349 m² 148 m² 

Semi-Detached (D) 2 349 m² 296 m² 

Group 2 349 m² 118 m² 

Group (D) 2 349 m² 237 m² 

Row 3 232 m² 200 m² 

Flats 4 697 m² 62 m² 

*(S) denotes 'Single Storey' and (D) denotes 'Double Storey' 

 

ipData has undertaken algorithmic analysis for all possible development types (as shown above) allowable under the 

Development Plan, and has selected the most profitable type as a percentage of total investment. This is considered 

for the lowest risk approach to achieve the highest return compared to other development options. 

 

Calculating the most profitable development type in percentage terms (Return on investment) is a complex process 

involving an interplay of a number of variables and data relationships. According to this assessment, the most 

profitable development type is: 

Group 
 

Please note in some cases the maximum building size allowable under planning provisions may be considered to be too 

large based on development costs and market observations. ipData has recommended a maximum building size based 

on observed market data. 

 
Potential Volume - the potential Volume of development or development yield defines the number of land parcels into 
which you could subdivide the site. The RDA will run its algorithm over all development volume or yield options for the 
different types and more often than not will recommend a lower volume based on the highest profit and market outcome. 
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 DEVELOPMENT COSTS 
 

ipData has assumed market based building costs on a per square meter basis but also accounts for regional variations. 
 

For this analysis a building floor area 

per dwelling of: 118m² 
 

has been applied to estimate building costs. 

 

Development costs included in the development are indicative only based on an assumed unit or area cost: 

ω Site preparation (demolition, geotechnical investigations and surveys) 
 

ω Consultancy costs ArchiTect, Planner, Landscape Architect, Valuer, Legal Adviser) 
 

ω Fixed costs and rates (council planning fee, water rates, marketing) 
 

ω Fees (land tax, bank fees including nominal holding period) 
 

ω Final finishing costs (fencing, landscaping, site services and infrastructure) 
 

ω Pre and Post build costs excluding GST (building permit fees, interest over a nominal period) 

These costs are subject to market trends, inflation and local cost variations. 

Table 2: Development Cost Summary 
 

 
Items of Interest 

 
Outcome 

Recommended purchase cost $408,250 

Recommended development type Group 

Proposed number of dwellings 2 

Size of each developable parcel 349 m² 

Recommended building size 118 m² 

Development cost per dwelling $147,400 

Investment per dwelling (House & Land) $351,530 
 

 
Please Note 

Developers tend to choose the development type based on highest percentage return (as opposed to highest 

'Quantitative' return in dollars). This reflects a risk-return philosophy where the borrowing amount is minimised given 

the associated holding cost risks until a property can be sold can often be considerable. 

 
However, if the developer is the owner of the property or has capital and intends to increase the value of their holdings 

these risks may not involve the initial upfront borrowing costs to purchase the property and therefore the most 

profitable type in 'quantitative investment return' could be pursued. (In this case, enter an alternative valuation 

reflective of the outstanding mortgage value or $0 if the property is owned outright). 
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 SALES AND INVESTMENT RETURN SUMMARY 

ipData has applied a location-unique algorithm to estimate a combined house and land sales package. This has been 

determined based on 12 month market data for this location and type of development. However, this is indicative 

and may vary widely depending on the quality of finish of the property and site grounds. A higher level of finish may 

or may not return a greater market sales price (to compensate for the extra development cost) and therefore we 

highly recommend an agent is consulted. 

 
Each development type allowed under Table 1 for this site has an assumed house and land sale price unique to that 

development type. The algorithm applies a unique set of inputs for each development option to calculate the 

development type with the greatest percentage return in profits. 

Development Scenario 1 (highest profit in % terms) Group 
Proposed number of dwellings: 2 

  Recommended building size: 118 m² 
Total investment (at recommended purchase price): $703,100 
Recommended house and land sales price per dwelling: (see note over 
page to explain ipData's unique approach) 

 

$421,500 

Projected returns for this address: $843,000 
Estimated Net Profit  (at recommended purchase price): $140,000*  
Which results in a profit  return on investment of: 19.9% 
(note: if a negative, red value is shown this reflects a projected loss to the developer/builder or owner) 

 

However, the development type estimated to generate the greatest profit in a quantative dollar value is: 
 

Development Scenario 2 (highest return in dollars) Row 

Proposed number of dwellings: 3 
Recommended building size: 200 m² 
Total investment (at recommended purchase price): $1,243,330 
Estimated Net Profit (at recommended purchase price): $219,100* 
Which results in a profit return on investment of: 17.6% 

 

As you have provided an alternative site valuation for the purchase of this land parcel, the adjusted return on 

investment outputs is as follows (based on preferred development type - Scenario 1). 

 

 Development Scenario 3 (alternative purchase price ς Sc. 1)   $463,300 

Proposed number of dwellings:                2 
Revised total investment: $758,100 
Projected returns for this address: $843,000 
Estimated Net Profit (at alternative purchase price): $84,900*  
Which results in a profit return on investment of: 11.2% 

 
*excludes Stamp Duty on the purchase price of the property (see note overleaf)
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 SELECTED COST ASSUMPTIONS 
 

The following table summarises the costs included in our development cost assessment relating to Development 

Scenario 1. These represent an indicative price used to determine overall profitability and developability of the parcel. 

Experienced developers and those with connections in the building industry may find these rates high. ipData also offer 

a service to tailor these rates and other costs to each specific development opportunity. 
 

    

Site Preparation costs (per 800m
2 

site area) 

 
$5,500 Includes site clearance costs and Geotechnical 

survey 

Council Building Permit 

 
0.128%  

Consultancy fees (per dwelling constructed) 
 

 

$4,300 Includes design and documentation, engineering 
costs, landscape, valuation and legals 

Rates (per dwelling constructed) $2,200 Council Planning fees, Water/Sewer connection and 
Marketing 

Bank fees (per dwelling constructed) 

 
$1,200  

Construction interest and post construction 
fees 

 

5.50% Includes infrastructure charges, interest on loans 
assuming a 6 month turnaround. 

Cost of Building rate (per m2 of floor space) $950 This is an indicative rate for a medium to low spec 
home (or rate tailored for this suburb) and is in 
addition to the other costs listed above. 

Applied Cost of Development (per m2 of floor 
space) 

$1,249  

 

 

Exclusions 
 

Project management fees have been excluded from this cost assessment as it is assumed that the builder will act as 

the manager or that the owner will seek a fixed price contract with a builder. Costs assume inclusion of detailing in 

design documentation. 

 

GST has been excluded as are other taxes as the tax environment is complex.  

 

* Government Stamp Duty usually applied to the purchase of the property has been excluded for this analysis. A 

home owner using the tool to test the potential of their property will  not need to pay Stamp Duty. Stamp Duty 

varies across ǇǊƻǇŜǊǘƛŜǎ ŀƴŘ ǘƘŜǊŜŦƻǊŜ ǎƘƻǳƭŘ ōŜ ŀǇǇƭƛŜŘ ǎŜǇŀǊŀǘŜƭȅ ŀƴŘ ŘŜŘǳŎǘŜŘ ŦǊƻƳ ǘƘŜ Ψ9ǎǘƛƳŀǘŜ bŜǘ tǊƻŦƛǘΩΦ 

 

If you are considering property development as an option, ipData recommends speaking to a qualified tax 

accountant to discuss the taxation costs and discounts that may be available to you in your specific circumstances. 
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 LONG TERM INVESTMENT SUMMARY 
 

In some instances the purchaser may want to hold onto their property as a long term investment. While some 

development parcels may not be profitable now, they may be profitable to develop at some time in the future. The 

Capital to Site Value ratio is a rough indicator of long term development potential. 

 
If a Capital to Site Value ratio is between 1 and 1.3 it is generally ready to develop now subject to the Residential 

Development Algorithm. If iǘΩǎ between 1.3 - 2.0 it will generally be ready to develop at some time over the next five to 

ten years. 

 
Note: This is only a rough guide for about 70% of all development sites. In some cases the Development Profit may be 

high irrespective of a high 'Capital to Site' Value ratio. 

 
  Capital Value to Site Value ratio (CV/ SV): 1.08 

 

 IPDATA'S UNIQUE 'HOUSE AND LAND' SALE PRICE FORMULA 
 

Why is land on some streets worth significantly more than the median land price? How does land size in relation to the 

building affect the final house and land package price? When do developers build to a higher standard of product and 

for which suburbs and streets? A Feasibility Report based only on median house prices, to determine the purchase price 

and final house and land sales price (as offered by other companies) carries with it  significant risk and possible margin 

of error. ipData recommends this approach be avoided at all costs. 

 
The size of the building and the land and how these two separate components interact to produce a 'House and land' 

sale price is unique to every parcel of land. This is because land size and location is a key determinant of the final price 

as is the premium that should be spent on the quality of the house to achieve the market optimum result. ipData have 

developed unique neighbourhood level supply and demand curves (exponential, log and quadratic) that finely tune 

this relationship to give you a more accurate recommended 'House and Land' package sale price. The algorithm will 

iterate hundreds of times until it determines a market optimum irrespective of development costs. 

 

 NEXT STEPS 
 
The ipData 'Residential Development Algorithm' is a first step and only a guide in a long process to develop a property. 

The profit margin and return provides you with an indication of whether you think its worth developing the property. 

There are many variables at play and even though some developers would seek a minimum 20% profit this can be 

restrictive on your decision. 

 
The Net Profit in quantitative terms is also determined by your purchase price. If you own the property already and you 

are seeking to further capitilise on the property then the total equity outcome can include the house 'Capital Value' or 

sale price. To shore up the costs presented in this report we recommend further investigations be undertaken by our 

recommended professionals. The report allows you to either proceed under your own accord (where you carry the risks 

of development); secure a building contract to fix the development component; develop the land in a Joint Venture 

with a builder / developer or sell the property with a head start negotiating position for a sales premium. 
 

The next step is to meet with a range of professionals and institutions to progress your development project. This 

includes an accountant; financial lender or bank; council planner and if required third party professional planner where 

you think there may be objections to your project; architect and/or builder and real estate agent. The following pages 

provide you with our recommendations for your local area. 
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 BUILDERS AND PROFESSIONALS WHO CAN ASSIST YOU 
The following are advertisements only and not necessarily recommended by ipData. 

This is an example only - these companies have not accepted the terms of contract for this advertisement or support this product 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Rendition Homes: 503 Lower North East Road, Campbelltown, Ph 08 8415 7000 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Ray White: 841 North East Road, Valley View, Ph 08 8395 6006 
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 WHAT IS THE RESIDENTIAL DEVELOPMENT ALGORITHM? 
 

There are various automated feasibility reports and on-line tools that have been developed in the market. In more 

recent times the availability of national address data and GIS planning policy as well as average market prices allows 

for the part automation of reports. But is this accurate? Average sales figures and basic planning rules do not often 

provide a robust outcome. And, more often than not there is  more than one development option allowable under a 

given Development Plan/  Planning Scheme. Moreover, getting any one of the parameters wrong such as the 

recommended purchase price, house and land sales appraisal or development size and volume, could overestimate 

the profit margin significantly or underestimate the potential of a block of land. 

 
ipData has developed unique algorithms that don't just automate a developer's spreadsheet. At the heart of the RDA is 

the 'Metro-Dynamics' engine, a sophisticated set of algorithms that not only more accurately subdivide a block of land in 

accordance with the setbacks, open space, driveways set down in the Development Policy, but also select the optimum 

build size and development options to maximise profits. ipData have developed unique neighbourhood level supply and 

demand curves to give you a more accurate 'House and Land' package sale price, not one that is based on median house 

or unit prices. The algorithm will iterate hundreds of times until it determines a market optimum irrespective of 

development costs. And there is no need to customise the input numbers because we optimise this for you. 
 

Key features: 
 

¶ ipData have matched Australia wide address and Cadaster (block shape) data to Planning Scheme / 
Development Plan zone overlay information to determine the maximum allowable volume of development. 

¶ Multiple development options per subject property and then repeats the process from start to finish, several 
times over, until all development options are exhausted. 

¶ The Algorithm selects the option with the highest profit margin in percentage terms and the highest in 
monetary terms. These can often be different, for example 4 Row developments may return a higher profit 
in monetary terms while a pair of semi-detached homes may provide a higher profit in percentage terms 
despite having a lower volume; reflecting a lower risk profile to the developer/investor. 

¶ ipData have developed a unique set of formulas for each type of development allowable under a 
Development Plan; to more accurately determine building size and floor area. This is a critically important 
step because the outcome has a large impact on end profits. Up to 15 development typology formulas have 
been developed (e.g. semi- detached, detached, row, flats etc.) that account for front, side and rear 
setbacks, site coverage, floor ratios, minimum open space requirements and driveways as well as second 
storey options as well as other planning policies. 

¶ Location unique land value curves (our Metro-Dynamics science) are learnt by the algorithm from a database 
of tens of thousands of properties and then allocated to the subject property to determine the subdivided 
end value (Machine Learning Intelligence) 

¶ ipData provides the option of plugging in a third party valuation however also defaults to its own modified 
purchase value based on previous valuations and recent values relating to the subject site. 

¶ While it is often thŜ ŎŀǎŜ ǘƘŀǘ ŀ ǎŜƭƭŜǊ ǎŜŜƪǎ ŀ ǊŜŀƭ ŜǎǘŀǘŜ ŀƎŜƴǘΩǎ ŀǇǇǊŀƛǎŀƭ ƻŦ ǘƘŜ Ŧƛƴŀƭ ǇǊƻŘǳŎǘ ƛǇ5ŀǘŀ Ƙŀǎ 
developed a unique approach to augment this process. Its multi-variate Algorithm draws on all available 
market data (Metro- Dynamics) to determine a more accurate coƳōƛƴŜŘ ΨIƻǳǎŜ ŀƴŘ [ŀƴŘ tŀŎƪŀƎŜΩΦ 
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