1

Information Circular
To Parish Members
Regarding a possible land sale / land swap with the
Russian Relief Association of St Sergius of Radonezh
For over 10 years now the Russian Relief Association (RRA) of St Sergius of
Radonezh has made offers to the Cabramatta Russian Orthodox Church to
purchase the Church block of land located at 291 Cabramatta Road. This
possible sale has regularly been discussed at annual general meetings with no
real progress and no decision to sell.
Currently the block at 291 Cabramatta Road (shaded green) divides two blocks
of RRA land (shaded pink). This land ownership arrangement has been in place
for many decades.
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Church members and visitors to the Church currently use the land at 291
Cabramatta Road as overflow parking on busy occasions such as major Church
services (Christmas, Easter, Pokrov, weddings and funerals). Close to
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Cabramatta Road there is a double storey house that is divided into three
rental properties. The property brings a steady rental income to the Church of
more than $30,000 per year and the Church is dependent on this rental
income. The large block of land is mostly unused and currently has pallets of
bricks on it and is collecting green waste and other hard rubbish from the
Church.
The facilities at the RRA are currently at 98% occupancy and the RRA has an
urgent need to expand to keep up with growing demand for aged care living.
The obvious choice is for the RRA to acquire the land at 291 Cabramatta Road
to then have a large continuous block of land to build on. Note that the three
blocks of land to the east of 291 Cabramatta Road are mostly undeveloped and
any future plans involve the demolition of existing structures. While the
Church owns and controls the land, the RRA is not able to proceed with its
preferred plan for expansion. The RRA is working on several options for
developing on their land to meet expected future needs.
In the past 12 – 24 months the matter has become more urgent and the RRA is
seeking an arrangement that will allow them to develop and expand their
facilities. There have been several meetings and discussions between RRA
Directors and members of the Church Parish Council. The Parish Council has
listened to the needs of the RRA and has made no firm commitment. At each
meeting it has been reiterated to the RRA that the Parish Council will act in the
best interests of Parish members while also seeking a mutually beneficial
arrangement. This fact was repeated at the AGM on Sunday 4th February 2018.
In the last decade the RRA has made several offers to outright purchase the
land at 291 Cabramatta Road and each offer has been rejected by the Church.
The current offer stands at $2,500,000 (as determined by a professional
valuer). In a bid to reach a win-win scenario, in the last 12-15 months, the RRA
has developed a new plan to do a land swap with the Church. This involves the
RRA giving up some land (2604 square metres) to the south of the Church in
exchange for the block at 291 Cabramatta Road (2144 square metres) with RRA
paying all associated costs.
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The land that the RRA is offering to the Church currently has four buildings.
Three of these are relatively new independent living units (ILUs) that have two
flats each and one older building has four units. The Church would get 10 units
that will generate rental income. Initially it was thought that the current RRA
residents will remain in their units and that the RRA would continue to manage
the rentals and pay the Church $100,000 per year (adjusted to the CPI).
However, subsequent enquiries have revealed that the Church would need to
register as an aged care facility and manage the 10 units on its own.
Furthermore, if a land swap deal were to go ahead, it could possibly attract
NSW stamp duty which would need to be paid by the RRA. Prior to discovering
this, the Parish Council was working on problems such as that the block is landlocked with difficult access and no parking. All services such as gas, water and
electricity would also need to be transferred to the Church records at
considerable cost. Each ILU resident signed a separate contract that presents a
complicated arrangement that would need to be addressed.
While considering the above RRA proposal the Parish Council developed an
alternate land swap deal that involves the Church keeping 1200m2 on a block
30 metres deep across a 40 metre frontage on the two blocks of land at 291
and 289 Cabramatta Road (approximately 1/3 of each block). Based on the
offer of $2.5M for 2144m2 at 291 Cabramatta Road, this land is worth
approximately $1200 per square metre. The 1200m2 that the Church will keep
is therefore worth about $1.44M and the RRA would pay a difference of about
$1M. Members of the Parish Council are currently researching land values in
Cabramatta on the appraisal of R3 zoned land and the size of the land that the
Church keeps and the per square metre rate of the land will be the subject of
further negotiations with the RRA. The parish Council will also seek expert legal
/ commercial advice as to the true value of the land that will be sold /
swapped.
This land swap means that the Church loses the three rental properties in the
house at 291 Cabramatta Road and the current tenants will eventually need to
move out. Any land swap deal needs to put the Church in a position where it
can find other rental properties (to replace the rentals lost at 291 Cabramatta
Road).
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The matter of what to do with the land will be decided by means of a secret
ballot at an AGM or extraordinary general meeting (EGM) later in 2018. Prior
to the vote being cast, the assembled Parish members will be very well
informed as to the options available and the implications for each option. This
will be at an Information session in the Church hall on Sunday 8 July 2018.
During this information session any Parish member who registered an
alternate plan (option D) will get the opportunity to present it. Mr Nick Ostin,
RRA Director, will make a presentation stating the case for, and options
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available to, the RRA. Fr Boris will present the case for the Church. Members
will have the opportunity to ask questions and these will be answered by Nick
Ostin, other RRA Directors and/or Parish Council. Metropolitan Hilarion, Bishop
George and the ANZ Diocese are aware of these proposals and have requested
to be kept updated with progress. Bishop George will be invited to witness
proceedings and the vote.
Currently the options to be considered for voting on are:
A.
B.
C.
D.
E.

Sell the land for $2.5M (current professional valuation)
Go ahead with the RRA proposed land swap ($100k annual rent on a
leaseback arrangement + overflow parking in new RRA development)
An alternate plan as suggested by the Parish Council (Church keeps
1200m2 across 2 blocks at 291 and 289 Cabramatta Road + $1M cash
An alternate plan as suggested by a Parish member
Nothing: no sale and no land swap

Parish members are welcome to provide feedback to these proposals.
Members are also able to suggest their own proposed plan (Option D) of what
to do with the land at 291 Cabramatta Road. Any proposal must meet the
needs of the Church and is to be considerate to the requirements of the RRA.
Any Parish Member who wishes to propose an alternate plan will need to
register it with the Parish Secretary by Sunday 24 June 2018. All proposals will
need to be well researched (e.g. land areas, dollar amounts and legal
implications) and be ready for presentation at the information session on
Sunday 8 July 2018.
The figures in Option A ($2.5M) and Option C (1200m2 + $1M cash) are the
current offer from the RRA that will not be accepted by the Parish Council as
they are. If the Parish members show preference to Option A, Option B, Option
C or Option D (if registered and viable), then the details and values will be
further negotiated with the RRA. The position of the Parish Council is that
Option A (land sale) is worth significantly more than the $2.5M offered and
Option C is to keep 1200m2 of land and ask for significantly more than $1M
cash. Furthermore, the annual rent for Option B should be significantly higher
and involve a perpetual lease with the right of termination vested in the
Church.

