
Quantum 
Feasibility  

The Numbers 
Analysis of the numbers is a critical aspect of identifying profitable transactions.  We 
recommend the use of some key tools for analysis of potential transactions and 
these are: 

RP Data Professional 
OneLife Quantum Feasibility Program 
RP Data Cityscope 

 

 



 
 

 

 

 

 

Quantum Property Feasibility 
Manual 

Disclaimer  
The contents contained within are to be used as a guide for the program and do 

not replace the need for professional advice.  
When you make a decision to invest, remember that it is your decision which 

can also lead to financial loss.  



Introduction  

The feasibility program is tool to assist in the analysis of potential property 
transactions; however, it does not guarantee the success or failure of any 
transaction. It is based on the use of an option agreement although it can be 
used for other evaluations.  

The program can provide a useful guide based on the information provided by 
your own research.  

This research should be validated by appropriate professionals. 

Property prices will vary depending on a large number of economic conditions 
and the product supplied.  

Some of the economic factors are: 

 The supply of available properties  
 The demand for properties  
 The interest rates  
 Consumer sentiment  
 Unemployment rates  
 General growth of the economy  
 Many others  

Some of the Product factors are: 

 The size of the land 
 The suburb 
 Orientation 
 Age of the property 
 Size of the property 
 Condition of the property 
 Quality of the fittings 
 Potential for future development 
 Surrounding developments 
 Views 

 



Key Inputs  

In every transaction, there are a number of key inputs that must be understood 
for the tool to provide a more accurate output. Your due diligence and 
knowledge improves with the more professionals you consult. 

Summary of Key Inputs  

Feasibility Sheet  

This is the base spreadsheet that provides the information required to determine 
what the developer can pay for the site.  

1. Net Income - Conservative estimate of sale prices for site scenario  
2. Cost of Income - Agent and GST costs  
3. Developer expenses excluding DA costs - building, government and 

overhead costs 
4. Finance costs - includes opportunity cost of all monies  
5. DA costs - cost of dealing with council  
6. Profit - usually 20% of total expenses  
7. Land price - determined as a final outcome.  

 
Sale Copy Sheet  

This spreadsheet allows the user to fine tune the inputs before passing the 
information to a developer. 

Sales Tweaker Minor changes to the selling price by percentage can 
be made.  
 

Commission 
Tweaker 

Minor changes to the selling commission by percentage 
can be made.  
 

Marketing 
Tweaker 

Minor changes to the marketing budget by percentage 
can be made.  
 

Construction 
Tweaker 

Minor changes to the construction cost per m2 by 
percentage can be made. 
 

Finance Tweaker Minor changes to the interest rate by percentage can be 
made.  
 

 

 



Detailed Feasibility Items  

Income (Market value of completed development)  

 

What are the possible uses for the site?  
Under the dwellings there are four lines to put the particular scenario that you 
wish to value. 

Saleable Items Choose the type: house, units, subdivision, renovation and 
townhouses.  

Qty The expected number of each  

Bedrooms How many in each, group these together  

Saleable M2 The expected floor size of each dwelling e.g. 2 bedroom unit 
at 80m2 

Price per unit This is the most important as it usually fixed by the market. Real 
estate agents can assist; however, your own due diligent 
research is essential.  

Rental Income This applies where you have control over the property and are 
expecting to receive rental income. If you are paying rent, 
use a minus value. 

 
A new feasibility will be filled out for each of the different scenarios available for 

the site to determine the best possible predicted outcome.  



Cost of Income 

Sales Agent 
Fees 

These will vary and depend on whether who will pay for the 
marketing. The fees will be higher if the agent pays for the 
marketing. Marketing costs will be allowed for further in the 
study.  
 

 
If the following GST calculation does NOT suit your circumstance, Delete the 

formula and do the calculation after the feasibility is complete  

GST GST is complex, please consult your accountant. It assumes you 
are registered for GST. 

"This spreadsheet calculates the GST based on the margin 
scheme applying to residential property and is 1/11th of the 
selling price less the land purchase price. The margin scheme 
does not always apply and you need to check this with your GST 
advisor for each project. 

Input Tax 
Credit 

Input Tax Credits are complex, please consult your accountant. 
This spreadsheet calculates the input tax credits based on 1/11th 
of the expenses not including land purchase price, sales agent 
fees, DA expenses, overhead expenses and construction costs. 

This assumes that all expenses are taxable supplies for GST 
purposes and you have paid a GST gross-up amount in respect 
of those services to which you are entitled to a full input tax 
credit. 

The formula assumes that when you input your expenses to the 
spreadsheet, expenses are calculated inclusive of GST. 

You MUST ensure that your estimated expenses include the GST 
to be paid to the supplier of goods or provider of services." 

  

 

  

 



Check on Use of the Site 

There are some indicators to prompt you if the Floor Space Ratio (FSR) is not met. 

 

Input Land Area This is used to check the FSR 

Area used for 
Building 

This shows your total floor space for the development. 
This cell divides the land area by the Saleable m2 
above and goes red if the FSR is exceeded. 

Land/Unit Indicates the land per quantity of dwellings. 

Set FSR Button Allows changes to the FSR for council zonings 

Cost of Each Unit 
Site 

Many developers and builders know what they will pay 
for a development site based on a per unit basis. This 
will vary depending on the suburb, the location in the 
suburb and the type of development. For example a 4 
lot site for 3 bedroom townhouses in a given suburb 
may command a price of $120,000 per lot or $480,000 
for the site. 

The tool has an indicator that divides the number of 
units into the sum of the total land costs + DA costs + 
Land interest + for the approval period + stamp duty. 

When an option period is used, the interest is adjusted 
for the period of the option. Stamp duty is left in and a 
manual calculation is required if the sale is made by 
direction. 



Expenses (Excluding DA) - GST Inclusive.  

Incurred by developer if the site was purchased from you after the Development 
Approval  

Land Price  

The price of the land is the last item to be filled in as the feasibility will assist in the 
determination of the theoretical purchase price assuming all of the inputs are 
correct and remain so for the term of the transaction. This is determined by the 
Residual Land Value. 
Land Price per unit is calculated once the theoretical land price is determined.  
Construction 

 
 
Cost per M2 This will vary depending on the quality of the construction 

and, the distance, the difficulty and many other factors. 
(Typical range $1,000/m2 to $2,000m2)  

Other costs There are 4 lines which include regular items that may 
need to be included and the last 2 lines can be for 
custom items. Your builder, architect or other professional 
will assist. 

Contingency This allows for unforeseen minor costs. 

Total Construction 
Costs 

Sum of the above costs. 



Overhead Expenses - GST Inclusive  

 

These are fixed and variable costs that are required to assist in the construction 
process and appropriate legal costs.  

Stamp Duty Set for your state and may be varied by the user. You 
solicitor will advise if this is correct. 

Conveyancing on 
Sales 

This is a manual input and is determined by your 
solicitor. 

Marketing This is determined in conjunction with the sales agent. 

Council & Govt fees 
incl section 94 fees 
(NSW) 

(GST Exempt) Any other Govt fees will be included here. 
The Section 94 fees (NSW) are levied by council assist in 
the payment for infrastructure and other services, your 
local planning officer will advise. They vary widely 
between councils so ensure you check carefully. 

Quantity Surveyor This is usually required by your lender or architect and 
details all the materials required for the construction. 

Engineer Required to certify all drawings and engineering detail. 

Architecture Varies according to the complexity and size of the 
development. 

Other Consultants Place any other overheads not already covered 
above. 

Project 
Management 

Usually required on larger project and includes visits by 
the lender for all progress payments. 



Project Timelines  
The project times have three main factors as discussed below. In addition an 
option can reduce the risk of a project and reduce the cost of land finance for 
the approval period. 

 

Option Period For an option the price of finance on the land is adjusted 
for the difference in the approval period - the option 
period. 

Approval Period If the transaction is not under an option agreement the 
holding costs of the land will be included here. 

Whilst many council’s will have 2-3 months as approval 
periods this does not include the time required by the 
architect or resubmissions due to a request for additional 
information. In many cases 6-9 months will be required and 
for more complex sites longer depending on whether the 
case will be taken to the Land & Environment Department. 

Construction 
Period 

This will be provided by your builder or architect. A typical 
project home builder will quote about 6 months. 

Marketing Period This will vary due to the type of property and the market 
conditions. Allowance needs to be made for settlement 
usually 6 weeks. 

 
  



Finance  
The finance depends on a range of factors and is usually linked to the risk profile 
of the development. Commercial rates are usually higher than residential rates 
including a higher application fee to reflect the higher due diligence by the 
lender.  

 
 
Option Costs A percentage can be entered to allow for an option fee.  

Deposit Enter the amount of deposit required for the transaction  

Construction Calculated on 50% of the interest rate times the 
construction costs plus 100% for the marketing period.  

Land 100% of the land costs 

Loan Setup Fees Vary as discussed above.  

 

 
 



Profit and Evaluation Indicators 

 
This indicator is based on your inputs only and does necessarily reflect how the 

transaction will complete.  

This is the most vital element for the transaction. Typically developers are looking 
for 20%. However, as the value of the transaction goes up, a lower percentage 
may be justified. This will vary with each developer and the risks involved with 
the development.  

As you have seen, there are many variables that are able to change the 
amount of profit. The following indicators will assist in identifying your risk profile: 

Profit Target Button This can be varied to suit the profile of the developer. It 
is usually set at 20% as a starting point.  

Possible Transaction 
Indicator 

This will reflect the percentage profit and will change 
from RED to GREEN when the target margin has been 
met. There are two indicators, normal which is based on 
the transaction and annualized which considers the 
length of the transaction excluding any option period. 

Cash Within Limits This can be varied to suit the amount of cash available 
for the transaction. The indicator compares the option 
fee + the deposit + the stamp duty + the DA costs to the 
target set. 

Annualised Return 
on Cash 

This indicator takes the Calculated Gross Profit and 
divides it by the length of the transaction and multiplies 
it by twelve (12) to provide and annual return 
equivalent.  

The target for the type of development and the suburb 
can be varied to suit the profile of the developer.  

Suggested Land 
Price Based on Your 
Inputs  

Once all these inputs are entered the program will 
suggest a price to pay for land.  

It is important to understand that all the inputs determine the price of the land not 
the vice versa  



Decision Graph  
The graph below shows how your calculated profit will vary with a fall in sale 
prices. 

 

Opportunities  

There are many opportunities however not all will be available at or near the 
residual land value.  

 

 



Persistence and Diligence 
Graph of Typical Costs for Construction of Dwellings  
Note that the percentages vary in the graph as profit is expressed as part of the 
total expenses, where as in the feasibility, profit is expressed as a percentage of 
total expenses. 

 
  

Land Price 
46% 

Construction 
Costs 
22% 

Overheads 
4% 

Finance 
6% 

D.A. Expenses 
2% 

Profit 
15% 

Sales Agent 
3% 

G.S.T. 
2% 

Typical Feasibility Construction of New Dwellings 



Examples  
These are not real examples; however they will allow the user to experiment 
with the feasibility tool. 

Example 1 - 3 lot sub division  

For the transaction  
FSR 0.5  
Front House on 600M2 4B 2 Bath best 
in street original house well renovated  

$360,000 -$380,000  

Battle Axe Blocks 600M2 with New 4 
bed 2 bath house  

$330,000 -$350,000  

Construction Costs  $1,000 M2  
Quantity Surveyor  1%  
Architect  2%  
Engineer  1%  
Project Management  3%  
Finance  8%  
DA Costs   
Solicitors Fees  $2,000  
Section 94  $1,100 per Person 3 Bed + = 3.5 Persons  
Engineers Consultants  1%  
Council DA  $2,000  
  
 
A house is advertised for sale in the Black town area. The land size is 2100M2 and 
the house is to remain at the front. Assuming all the council requirements for 
setbacks, axe handle, shadow, drainage, frontage, building area parking etc 
can all be met, determine the buying price to make a 20% profit.  



As has been highlighted, you require considerable due diligence to 
successfully complete a transaction. You may feel that you lack the specific 
knowledge, or are unable to see the full transaction. That’s why OneLife would 
like to assist in making you feel better about your transaction. 

There are number of ways we are able to assist: 

 Team support before and after Quantum Property, 
 Consultancy on an hourly basis. 
 Training and support services. 
 Joint ventures. 

 
Contact Details 

Contact Phone Fax Email 
OneLife Support 1300 365 590 07 5669 0699 support@onelife.com.au 
 
 
 

mailto:support@onelife.com.au



