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EXECUTIVE SUMMARY. 

Armstrong Creek Development Contributions Plan. 
Armstrong Creek Precinct Structure Plan. 

 
 

INSTRUCTIONS. 

 
Client Instructions. 

Villawood Properties 
Level 1 
6 Riverside Quay 
SOUTHBANK   VIC   3006 
(Mr. Tao Burton) 
 
Refer to Assumptions / Qualifications - Terms of Reference. 
Refer to Assumptions / Qualifications - Definition of Market Value. 
 

 
Purpose. 

To assess the fair market value of the land to be acquired for the Armstrong Creek West Development 
Contributions Plan (DCP), namely the allotments identified as land required for the future 
Neighbourhood Activity Centre (NAC) community complex, Local Activity Centre (LAC) community 
complex and unencumbered wetlands. 
 
We note that this valuation is not for mortgage purposes. 
 
The assessments of the individual holdings have been concluded from an external inspection and 
publicly available information relating to the development potential of each holding.  Detailed 
development potential of each holding has not been provided at the time of valuation.  Therefore, 
should information relating to encumbrances and development potential of the individual holdings be 
made available, we reserve the right to re-assess the values in light of circumstances not previously 
known. 
 
Furthermore, this valuation has been undertaken on the basis and method as instructed by Villawood 
Properties and the City of Greater Geelong. 
 

 
Prepared By. 

Thomson Maloney & Partners Pty Ltd 
T/A Charter Keck Cramer  
 

 
Charter Keck Cramer Reference. 

99907:T0285016:AS:TY 
H:\AVELINE_SUEN\99907-R1.DOC  
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PROPERTY. 

 
Description. 

The Armstrong Creek West Precinct Structure Plan (PSP) relates to a total of 62 identified parcels with 
a total area of 532.816 hectares.  A map of the 62 identified parcels (not to scale) is provided below: 
 
 

 
SOURCE – Mesh Pty Ltd 

 
 
Of the 62 parcels, the subject of this report relates to 12 parcels which have been identified as land 
required for the future proposed NAC community complex, proposed LAC community complex and 
proposed unencumbered wetlands.   
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The subject holdings are located within an area bound to the north by the Boundary Road, Surf Coast 
Highway (Torquay Road) to the east, Ghazeepore Road to the east; and extend south of Whites Road. 
 
In accordance with the Armstrong Creek West Precinct Urban Structure Plan prepared by Mesh 
Planning, and Armstrong Creek West Detailed Property Land Use Budget Table and Unencumbered / 
Encumbered Wetlands Plans prepared by Brown Consulting Pty Ltd, the 12 parent parcels comprise a 
total area of 149.368 hectares, with 1.25 hectares required for the NAC community complex, 0.601 
hectares required for the LAC community complex and 8.283 hectares required for unencumbered 
wetlands. 
 
A map highlighting (orange parcels) the individual titled holdings forming the subject property is shown 
below: 
 
 

 
SOURCE - www.land.vic.gov.au [2011], CKC 

 
 
Each holding is assessed having regard to the proposed zoning and the notional overall highest and 
best use as per the Precinct Urban Structure Plan.  The parcels are considered to have some future 
development potential and as such, existing improvements are considered to be of little or no added 
value and have not been incorporated within our assessment.  The assessment therefore relates to the 
underlying land value. 
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An extract of the Armstrong Creek West Precinct Structure Plan (not to scale) is provided below: 
 

 
SOURCE – Mesh Pty Ltd 
A full copy of the Armstrong Creek West Precinct Structure Plan is annexed to this report (See Armstrong Creek West – Precinct 
Urban Structure Plan – September 2011)) 
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In accordance with our instructions, areas in the “before” and “after” scenarios for the Neighbourhood 
Activity Centre Community Complex and Local Activity Centre Community Complex have been adopted 
from the Armstrong Creek West Detailed Property Land Use Budget Table prepared by Brown 
Consulting with the “before” scenarios excluding drainage / sewer easement and conservation areas as 
prescribed by the Detailed Property Land Use Budget Table.   
 
An extract of the Detailed Property Land Use Budget Table is included as follows: 
 
 

 
SOURCE – Brown Consulting 
A full copy of the Detailed Property Land Use Budget Table is annexed to this report (See Armstrong Creek West Detailed 
Property Land Use Budget Table) 

 
 
Areas in the “before” and “after” scenarios for the wetlands has been adopted from the Unencumbered / 
Encumbered Wetlands Plans prepared by Brown Consulting Pty Ltd and Armstrong Creek West 
Detailed Property Land Use Budget Table as advised by Villawood, with the “before” scenario excluding 
the conservation areas as prescribed by the Detailed Property Land Use Budget Table and the 
encumbered wetlands prescribed by the Unencumbered / Encumbered Wetlands Plans. 
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Extracts of the Unencumbered / Encumbered Wetlands Plans prepared by Brown Consulting Pty Ltd 
are shown as follows: 
 
 

  

 
SOURCE – Brown Consulting Pty Ltd 
A full copy of the Unencumbered / Encumbered Wetlands Plans is annexed to this report (See Unencumbered / Encumbered 
Wetland Maps – Version C) 
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The proposed uses pursuant to the Armstrong Creek West Precinct Urban Structure Plan prepared by 
Mesh Pty Ltd indicate that land within the Armstrong Creek West Precinct is proposed to yield a mixture 
of land uses including conventional, medium and high density residential development, Activity Centre 
(retail), commercial and mixed uses.  As the planning, infrastructure and services to the parent holding 
do not currently provide or facilitate demand for higher density urban uses, the current highest and best 
use has been adopted as conventional residential development land.   
 
The “before” and “after” scenarios provide that the land has appropriate approval for the use in 
accordance with the following schedule, with the “after” area reflecting reductions to the developable 
area for community uses (NAC community complex and LAC community complex) and unencumbered 
wetlands.   
 
The areas and identified underlying uses for the parent holdings, respective of the identified acquired 
land uses adopted within our valuation are noted as follows: 
 
 

Proposed Community Use (NAC and LAC) 

 *Identified Underlying Use 

Area (Hectares) 

Property No. Before Acquired After 

5 Conventional Residential 12.146 0.059 12.087 

5A Conventional Residential 0.803 0.053 0.750 

6 Conventional Residential 46.790 1.138 45.652 

49 Conventional Residential 4.826 0.144 4.682 

51 Conventional Residential 8.112 0.457 7.655 

Total 

 

72.677 1.851 70.826 

* Identified Underlying Use reflects the current highest and best use of the parent parcels 

 

Proposed Wetlands 

 *Identified Underlying Use 

Area (Hectares) 

Property No. Before Acquired After 

1 Conventional Residential 11.545 2.844 8.701 

2 Conventional Residential 0.902 0.026 0.876 

3 Conventional Residential 7.386 2.018 5.368 

4 Conventional Residential 14.284 0.455 13.829 

5 Conventional Residential 14.873 1.177 13.696 

5A Conventional Residential 0.880 0.039 0.841 

6 Conventional Residential 47.011 0.125 46.886 

7 Conventional Residential 11.301 0.166 11.135 

15 Conventional Residential 0.986 0.215 0.771 

22 Conventional Residential 15.408 1.218 14.190 

Total 

 

124.576 8.283 116.293 

* Identified Underlying Use reflects the current highest and best use of the parent parcels 
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VALUATION DETAILS. 

 
Date of Inspection. 

30 August 2011. 
 

 
Date of Valuation. 

30 August 2011. 
 
Refer to Assumptions / Qualifications - Date of Valuation. 
 

 
Valuation Summary. 

In arriving at our assessment of value, we have assessed the individual lot values based on the direct 
comparison approach, having regard to the sales of similar residential development land, market 
considerations and the associated positive and negative externalities.  In particular we make note of the 
sales of similar sized and zoned properties within Greater Geelong.   
 
Furthermore, we note that a significant number of holdings have been purchased by developers 
providing for larger amalgamated holdings; our assessment has been concluded on the basis that the 
holdings are assessed as individual titles with our assessment not reflecting the current ownership 
pattern for the holdings.  To indicate the loss, we have assessed value in the “before” scenario and a 
separate assessment reflecting the holding "after" the acquisition.  The difference between the “before” 
and “after" value assessments is the indicated loss of value.  A summary of the indicated loss of value 
for the acquired land can be shown as follows: 
 
 

Proposed Community Use (NAC and LAC) 

Property 
No. 

Identified  
Underlying Use 

Developable Area (Hectares) Assessed Value ^^ Indicative Loss of Value 

Before  Acquired After  Before After Loss 
^ Rate (Per 

Hectare) 

5* Conventional Residential 12.146 0.059 12.087 $   5,450,000  $   5,425,000  $     25,000   $ 425,000  

5A* Conventional Residential 0.803 0.053 0.750 $      500,000  $      475,000  $     25,000   $ 450,000  

6* Conventional Residential 46.790 1.138 45.652 $ 19,875,000  $ 19,400,000  $   475,000   $ 400,000  

49** Conventional Residential 4.826 0.144 4.682 $   2,525,000  $   2,450,000  $     75,000   $ 525,000  

51** Conventional Residential 8.112 0.457 7.655 $   4,050,000  $   3,825,000  $   225,000   $ 500,000  

* Neighbourhood Activity Centre 
** Local Activity Centre 
^ Indicative Loss of Value Rate (Per Hectare) rounded for Practical Reporting Purposes 
^^ Loss of Value is the difference between the value in the “before” scenario and “after” scenario 
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Proposed Wetlands 

Property 
No. 

Identified  
Underlying Use 

Developable Area (Hectares) Assessed Value ^^ Indicative Loss of Value 

Before  Acquired After  Before After Loss 
^ Rate (Per 

Hectare) 

1 Conventional Residential 11.545 2.844 8.701 $  5,775,000  $  4,350,000  $1,425,000  $500,000  

2 Conventional Residential 0.902 0.026 0.876 $     550,000  $     525,000  $     25,000  $950,000  

3 Conventional Residential 7.386 2.018 5.368 $  3,875,000  $  2,800,000  $1,075,000  $525,000  

4 Conventional Residential 14.284 0.455 13.829 $  6,775,000  $  6,550,000  $   225,000  $500,000  

5 Conventional Residential 14.873 1.177 13.696 $  6,650,000  $  6,150,000  $   500,000  $425,000  

5A Conventional Residential 0.880 0.039 0.841 $     550,000  $     525,000  $     25,000  $625,000  

6 Conventional Residential 47.011 0.125 46.886 $19,975,000  $19,925,000  $     50,000  $400,000  

7 Conventional Residential 11.301 0.166 11.135 $  5,650,000  $  5,550,000  $   100,000  $600,000  

15 Conventional Residential 0.986 0.215 0.771 $     600,000  $     525,000  $     75,000  $350,000  

22 Conventional Residential 15.408 1.218 14.190 $  7,300,000  $  6,725,000  $   575,000  $450,000  

^ Indicative Loss of Value Rate (Per Hectare) rounded for Practical Reporting Purposes 
^^ Loss of Value is the difference between the value in the “before” scenario and “after” scenario 

 
 

 
Critical Issues. 

Our valuation has been provided on the following assumptions: 

 The subject property relates to 12 parent parcels within the Armstrong Creek West Precinct 
which have been identified as land required for the future proposed NAC community complex, 
proposed LAC community complex and proposed wetlands. 

 In accordance within the Armstrong Creek West Detailed Property Land Use Budget Table 
prepared by Brown Consulting, 1.25 hectares is required for the NAC community complex and 
0.601 hectares required for the LAC community complex. 

 In accordance with the Unencumbered / Encumbered Wetlands Plans prepared by Brown 
Consulting Pty Ltd, 8.283 hectares required for unencumbered wetlands. 

 The parcels are considered to have some future development potential and as such, existing 
improvements are considered to be of little or no added value and have not been incorporated 
within our assessment. 

 The current highest and best use for the holdings within the Armstrong Creek West Precinct has 
been adopted as conventional residential development land. 

 The assessments of the individual holdings have been concluded from an external inspection and 
publically available information relating to the development potential of each holding. 

 This assessment has been provided on the basis that the Armstrong Creek West Development 
Contributions Plan (DCP) is complete and services and amenities can be augmented to the 
individual parcels 

 Services and facilities are available to the Armstrong Creek Development Area, including water, 
gas, electricity, telephone and mains sewer.  However, costs associated with augmentation of 
services to the individual parcels is not known nor reflected in our assessment of value. 

 The subject parent holdings are unaffected by unsupervised fill, soil or groundwater 
contamination. 

 The subject parent holdings are unaffected by Aboriginal or archaeological artefacts of 
significance. 
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 Our valuation is provided on the basis that there is no cost and/or adverse implications identified 
within current and/or future CHMP’s. 

 The property is unaffected by further flora and fauna issues.  Our valuation is subject to there 
being no remnant vegetation or flora, other than that identified within the “conservation areas” 
within the Armstrong Creek West Detailed Property Land Use Budget Table , prepared by Brown 
Consulting which would impact the development potential of the land or incorporate or warrant 
costs associated with assessment or compensation for habitat destruction.   

 Our assessment has been concluded on the basis that the identified parent holdings are 
assessed as individual titles, with our assessment not reflecting current ownership patterns for 
the holdings. 

 In accordance with our instructions, areas in the “before” and “after” scenarios for the 
Neighbourhood Activity Centre Community Complex and Local Activity Centre Community 
Complex have been adopted from the Armstrong Creek West Detailed Property Land Use 
Budget Table prepared by Brown Consulting with the “before” scenarios excluding land identified 
as “drainage / sewer easement” and “conservation areas” as prescribed by the Detailed Property 
Land Use Budget Table.   

 In accordance with our instructions, areas in the “before” and “after” scenarios for the Wetlands 
has been adopted from the Unencumbered / Encumbered Wetlands Plans prepared by Brown 
Consulting Pty Ltd and Armstrong Creek West Detailed Property Land Use Budget Table as 
advised by Villawood, with the “before” scenario excluding land identified as “conservation areas” 
as prescribed by the Detailed Property Land Use Budget Table and the encumbered wetlands 
prescribed by the Unencumbered / Encumbered Wetlands Plans. 

 The “before” and “after” scenarios would provide that the land is zoned appropriately, with the 
“after” area reflecting reductions to the developable area for community uses (NAC community 
complex and LAC community complex) and unencumbered wetlands.   

 

 
Disclaimer. 

This Executive Summary should be read in conjunction with the balance of this report.  The report has 
been prepared subject to various qualifications, disclaimers and assumptions detailed throughout the 
report and within the Assumptions / Qualifications section. 
 
Refer to Assumptions / Qualifications - Third Party Disclaimer. 
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1. TITLE AND STATUTORY DETAILS. 
 
 

 
Title Particulars. 

The subject property relates to 12 parent parcels within the Armstrong Creek West Development 
Plan.  Title particulars of the parent holdings are described as follows: 
 
 

Parcel No. Description Volume Folio 

1 Lot 1 on Title Plan No. 940160V 11089 589 

2 * Crown Allotment 1 Section 12 - - 

3 Crown Allotment L Section 12 Parish of Duneed 10658 234 

4 Lots 1 and 2 on Title Plan No. 405538H 8598 569 

5 Lots 1 and 2 on Title Plan No. 405538H 8598 569 

6 Lot 2 on Plan of Subdivision No. 600336V 11032 798 

7 Crown Allotment H Section 12 Parish of Duneed 10702 438 

15 Lot 1 on Title Plan No. 082433S 10067 181 

22 Lot 2 on Plan of Subdivision No. 205155T 9713 816 

49 Lots 1 and 2 on Title Plan No. 918080U 11037 295 

51 Lots 1 and 2 on Title Plan No. 918080U 11037 295 

5A Lot 2 on Lot Plan No. 071534 8614 580 

* Certificate of Title for Parcel 2 could not be confirmed as at the date of our valuation. 

 
 
Our valuation is based on the assumption that the acquired parcels are individually titled and that 
there are no easements or encumbrances which have an adverse effect on our valuation. 
 
Refer to Assumptions / Qualifications - Encumbrances. 
 
 

 
Native Title. 

There are no attributes observed that would identify the property as having co-existing or likely 
co-existing Native Title interests. 
 
Refer to Assumptions / Qualifications - Native Title. 
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2. PLANNING CONSIDERATIONS. 
 
 

 
Local Authority. 

City of Greater Geelong. 
 
 

 
Land Use Zoning and Development Controls. 

Pursuant to the provisions of the Greater Geelong Planning Scheme, the subject properties are 
included within an Urban Growth Zone (UGZ).  The objectives of this zone are as follows: 
 
 To implement the State Planning Policy Framework and the Local Planning Policy 

Framework, including the Municipal Strategic Statement and local planning policies. 

 To manage the transition of non urban land into urban land in accordance with a Precinct 
Structure Plan. 

 To provide for a range of uses and the development of land in accordance with a Precinct 
Structure Plan. 

 To contain urban use and development to areas identified for urban development in a 
Precinct Structure Plan. 

 To provide for a continued non urban use of the land until urban development in 
accordance with a Precinct Structure Plan occurs. 

 To ensure that, before a Precinct Structure Plan is applied, the use and development of the 
land does not prejudice the future urban use and development of the land. 

 
Furthermore, the portion of the subject properties abutting Armstrong Creek are included within 
an Environmental Significance Overlay.  The main objective of this overlay is to identify areas 
where the development of land may be affected by environmental constraints and to ensure that 
development is compatible with identifiable environmental values.  Schedule 1 of the overlay 
relates specifically to areas of flora and fauna habitat and of geological and natural interest.  The 
environmental objectives outlined within Schedule 1 of the overlay are noted as follows: 
 
 To conserve and protect areas of flora and fauna habitat and geological and natural 

interest. 

 To ensure that development does not impact on the environmental significance of the land. 

 To ensure that, before a precinct structure plan is applied, the use and development of 
land does not prejudice the future use and development of the land. 

 
Furthermore, Property No. 22 is included within a Public Acquisition Overlay (PAO3).  The 
objective of this overlay is to identify land which is proposed to be acquired by an authority, and 
to reserve land for a public purpose and to ensure that changes to the use or development of the 
land do not prejudice uses for which the land is to be acquired.  Public Acquisition Overlay 3 
specifically relates to land proposed to be acquired by VicRoads for the proposed road - 
Category 1. 
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An extract of the zoning map produced by the Department of Sustainability and Environment 
(DSE), with the subject properties highlighted in blue is shown below: 
 
 

 
SOURCE - www.dse.vic.gov.au / planning schemes [2011], CKC 

 
 
Refer to Assumptions / Qualifications - Land Use Zoning and Development Controls. 
 
 

 
Current Use. 

Having regard to the Armstrong Creek West Precinct Urban Structure Plan, the scope of 
development and areas to be acquired, the improvements upon the subject parcels (if any) are 
considered to have no added value. 
 
 

 
Potential / Future Uses. 

Pursuant to the Planning Scheme, the potential uses for the subject property may be summarised 
as those where a planning permit is not required (Section 1 of the Planning Scheme) and those 
where a planning permit is required (Section 2 of the Planning Scheme).  Those uses noted 
under Section 3 (prohibited) are not considered to place any undue restriction upon the future 
use or development of the site.  We refer you to the ordinances provided as an annexure to this 
report with respect to the allowable and prohibited uses. 
 
In undertaking our assessment of value of the subject parcels, we have had regard to the 
Armstrong Creek West Urban Structure Plan, with the highest and best use of the individual 
parcels determined by the surrounding uses defined by the precinct structure plan.  In assessing 
value of the parent holdings, the highest and best use of the individual parent holdings is 
considered to be conventional residential development land. 
 
 

 

http://www.dse.vic.gov.au/
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3. LAND AND LOCALITY DESCRIPTION. 
 
 

 
Site Description 

The Armstrong Creek West PSP relates to a total of 62 identified parcels with a total area of 
532.816 hectares.  Of the 62 parcels, the subject of this report relates to 12 parent parcels which 
have been identified as land required for the future NAC community complex, LAC community 
complex and wetlands.   
 
The subject holdings are located within an area bound to the north by the Boundary Road, Surf 
Coast Highway (Torquay Road) to the east, Ghazeepore Road to the east; and extend south of 
Whites Road.   
 
In accordance with the Armstrong Creek West Precinct Structure Plan prepared by Mesh 
Planning, and Armstrong Creek West Detailed Property Land Use Budget Table and 
Unencumbered / Encumbered Wetlands Plans prepared by Brown Consulting Pty Ltd, the 12 
parent parcels comprise of a total area of 149.368 hectares, with 1.25 hectares required for the 
NAC community complex, 0.601 hectares required for the LAC community complex and 8.283 
hectares required for unencumbered wetlands. 
 
We refer you to the Scope of Development section for a summary of further details for the 
individual holdings.  Should the areas vary from that adopted, then the mater should be referred 
back to us for further comment and reassessment if required. 
 
A map highlighting (orange parcels) the individual titled holdings forming the subject property is 
shown below: 
 
 

 
SOURCE - www.land.vic.gov.au [2011], CKC 

 
 
Refer to Assumptions / Qualifications - Land Description and Site Identification. 
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Locality and Surrounding Development. 

Within the municipality of Greater Geelong, in the area known as Mount Duneed and Grovedale, 
Postcode 3216, the Armstrong Creek West precinct was originally designated as a growth 
corridor in the 1980’s by the Geelong Region Commission and reinforced by the Mount Duneed 
Armstrong Creek Urban Development Study, 1994.   
 
Located approximately 80 kilometres from the Melbourne Central Business District (CBD), and 9 
kilometres from Geelong, Mount Duneed mainly comprises of land utilised for agricultural and 
grazing purposes, with pockets of low density rural lifestyle properties.  Existing development 
within Mount Duneed is concentrated to the north of the locality.  The subject property represents 
the southern extension of Geelong’s residential development front.  Current uses surrounding the 
subject property comprise land utilised for grazing purposes and conventional residential 
development north of the Geelong railway line. 
 
There are limited services and facilities complementing residential occupation within the Mount 
Duneed locality.  The local population is currently serviced by the Grovedale Centre, located on 
the south-western corner of Burdoo Drive and Heyers Road.  The centre provides local retail and 
services including a Champions IGA.  Furthermore, the subject properties are serviced by the 
Waurn Ponds Shopping Centre which provides a number of retail facilities with major tenants 
including a Coles supermarket, Dick Smith, Woolworths and Target.  
 
Educational facilities within the locality include Grovedale West Primary School, St. Paul’s 
Lutheran Kindergarten and Grovedale College.  Furthermore, the Deakin University is located 
within Waurn Ponds. 
 
 

 

SOURCE - http://maps.google.com.au/maps [2011] 

 

 

SUBJECT 
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Road System and Access. 

The subject property is bound to the north by the Geelong railway, Surf Coast Highway (Torquay 
Road) to the east, and Armstrong Creek and Whites Road to the south.  Boundary and Whites 
Roads are constructed in the usual manner, having a bitumen seal and appropriate allowances 
for drainage.  Both Whites and Boundary Roads traverse in an east to west direction intersecting 
Ghazeepore Road, Airport Road and the Surf Coast Highway (Torquay Road).  
 
Primary access to the Armstrong Creek West precinct and subject property is via the Surf Coast 
Highway which provides direct access to and from Central Geelong and the Melbourne CBD via 
Pioneer Road and the Princes Highway.   
 
 

 
Services and Amenities. 

Services and facilities are available to the Armstrong Creek Development Area, including water, 
gas, electricity, telephone and mains sewer.  However, costs associated with augmentation of 
services to the individual parcels is not known nor reflected in our assessment of value. 
 
Our assessment has been provided on the basis that infrastructure (road network and services) 
have been extended to each parcel in accordance with the Armstrong Creek West Precinct 
Structure Plan. 
 
 

 
Environmental Statement. 

We have perused the Environment Protection Authority's (EPA’s) current Priority Sites Register, 
and we can confirm that the subject site is not listed.   
 
Perusal of the current list of Issued Certificates and Statements of Environmental Audit discloses 
that the subject site is not listed. 
 
No qualified environmental or asbestos reports for the individual properties were provided at the 
time of valuation.  Upon inspection, no underground tanks were observed. 
 
In summary, a visual site inspection has not revealed any obvious signs of pollution or 
contamination.  Nevertheless, we are not experts in the detection or quantification of 
environmental problems and, accordingly, have not carried out a detailed environmental 
investigation.  Therefore, this valuation and our report is made subject to there being no actual or 
potential contamination issues or environmental hazards, including surface or sub-surface soil 
problems including instability, toxic or hazardous wastes or building material hazards issues 
affecting: 
 
 The existing or potential use of the property. 
 The value or marketability of the property. 
 The site. 
 
Verification that the property is free from contamination or environmental hazards and has not 
been affected by pollutants of any kind may be obtained from a suitably qualified environmental 
expert.  Should subsequent investigation show that the site is contaminated or has environmental 
hazards this valuation and report may require revision.  The right is reserved to review, and if 
necessary, vary the valuation figure if any contamination or other environmental hazard is found 
to exist. 
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Carbon Pollution Consideration. 

The release of the Carbon Pollution Reduction Scheme:  Australia’s Low Pollution Future - White 
Paper in December 2008 identified the Government’s commitment to meet its long term target of 
reducing greenhouse gas emission by 60% from 2000 levels by 2050.  In order to achieve this, 
the Government proposes to implement the Carbon Pollution Reduction Scheme by 1 July 2011.  
The Scheme was to put a price on carbon in a systematic manner throughout the economy, 
employing a cap and trade emissions trading mechanism in the overall aim to limit greenhouse 
gas emissions.  The mechanics of the cap and trade scheme requires emitters of greenhouse 
gases to acquire a permit or provide a cost of abatement for every tonne of greenhouse gas 
emitted annually, with the number of available permits limited.  This was abandoned in early 
2010.  A change in Federal Government Policy provided for the proposed introduction of a 
Carbon Tax in July 2012.  The introduction of the Carbon Tax is expected to result in increased 
costs throughout the economy, affecting items such as the prices of electricity, gas, petrol and 
other goods and services.  The expected increase in costs of commodities and services would 
translate directly to an increase in costs associated with the development of land and housing.  
This valuation has been made on the basis that no allowance has been incorporated for potential 
cost increases nor cost of obtaining abatements or permits.  Should the introduction of the 
Carbon Tax or Carbon Pollution Reduction Scheme impact upon the property or cost of 
developing the land, this assessment should be referred back to us for further consideration. 
 
 

 
Archaeological Considerations. 

A draft Desktop Cultural Heritage Assessment:  Armstrong Creek West Precinct has been 
prepared by Ochre Imprints dated 29 October 2009 which covers a study area (Armstrong Creek 
West Precinct) of 430 hectares bound to the north by the Geelong railway, Surf Coast Highway 
(Torquay Road) to the east, Armstrong Creek, Whites and Freehans Road to the south and 
Gahzeepore Road to the west.  The assessment finds nine registered Aboriginal places 
comprising six stone artefact scatters and three scarred trees within the study area.  The 
assessment identifies that the Aboriginal places occur within 210 metres of Armstrong Creek, 
with no subsurface Aboriginal places identified to date.   
 
Furthermore, the assessment identifies that there is no registered historical places within the 
study area.  However, three unregistered historical places comprising two domestic standing 
structures and a small bluestone quarry.  One of the three unregistered historic places includes 
the bluestone homestead of local significance located upon 50 Whites Road, Mount Duneed (part 
of the subject property). 
 
The assessment advises “... the inclusion of these places within green space is a practical option 
for protecting these places.  Based on the Armstrong Creek Urban Growth Plan - Framework 
Plan, six of the nine registered Aboriginal places fall within proposed green spaces.”  In terms of 
the bluestone homestead sited upon the subject property, the assessment advises further 
discussions with the Geelong Council Planning Department to be conducted as the site has been 
previously recommended for Heritage Overlay protection.   
 
The report further notes that “... cultural heritage approval processes associated with legislation 
relevant to the future development in the study area would require: 
 
 A Cultural Heritage Management Plan (CHMP) will be triggered for most residential 

planning permits whose boundaries dissect an area of cultural heritage sensitivity... 

 Historical places listed for inclusion [within the] Heritage Overlay will require management 
discussions with Geelong Planning Department. 

 Historical places listed on the Heritage Inventory will require a permit to disturb if they 
cannot be protected within a developmental context.” 
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An addendum to the draft Desktop Cultural Heritage Assessment dated 8 November 2010 has 
been prepared by Ochre Imprints.  The addendum identifies that two CHMP’s are proposed to be 
undertaken with preliminary results for CHMP 11385 indicating that that the Armstrong Creek 
corridor was a greater focus of Aboriginal occupation than originally anticipated within the 2009 
assessment.  Furthermore, the addendum notes: 
 
“The recommendations ... regarding the management of Aboriginal and historical cultural heritage 
are still valid.  However, the following additional recommendations apply: 
 
 Additional field survey to inform this Desktop Cultural Heritage Assessment is not required, 

however future CHMP’s in the precinct will need to include a field survey component. 

 Consult with WAC [Wathaurung Aboriginal Corporation] throughout the CHMP processes, 
with face-to-face meetings required at a minimum prior to and at the completion of field 
work. 

 WAC recommends undertaking voluntary CHMPs for development where mandatory 
CHMP’s are not triggered in the precinct. 

 Future CHMP’s and other Aboriginal cultural heritage assessments should seek to test and 
refine the predictive model proposed by Turnbull (2009), including testing all zones of 
archaeological potential. 

 The protection of Aboriginal cultural heritage in open space needs to consider long term 
management and utilisation of that open space to ensure that Aboriginal cultural heritage 
will be protected from harm.” 

 
In accordance with instructions with Villawood, the cost and implications identified within current 
and/or future CHMP’s have not been taken into consideration in assessing value in the “before” 
and “after” scenarios. 
 
Our valuation is subject to there being no archaeological classifications, nor materials contained 
upon the site which adversely affect its existing or potential use or reduce the marketability or 
development entitlement.  Should any problem be known or arise, then the valuation should be 
referred back to us for further comment. 
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Flora and Fauna Considerations. 

A Detailed Flora and Fauna Assessment for the Armstrong Creek West Precinct has been 
prepared by CPG Australia, dated June 2011.  The report notes that  
 
“The assessment results forming this precinct plan has determined that the majority of the 
Precinct is highly modified cleared agricultural land with fragmented remnant flora and fauna 
habitats in association with Armstrong Creek, several roadsides and isolated areas of modified 
native grasslands some of which are regarded habitat zones and others are Degraded Treeless 
Vegetation (DTV) or Modified treeless vegetation (MTV).  In total, 46.4 hectares of patch quality 
remnant vegetation is located within fifty-one (51) Habitat Zones within the Armstrong Creek 
West Precinct...Within the Habitat zones, there is currently expected to be removal of 59 LOT’s 
[large old trees] and VLOT’s [very large old trees] requiring protection of 142 VLOT and LOT 
trees and recruitment of 600 trees, this is to be determined through the NVPP process.  Where 
possible [the report recommends] manipulation of the design should seek to retain trees of this 
size... The exact number of scattered trees to be removed is to be determined through the NVPP 
process... It is estimated that approximately 25% of the small trees will be removed.” 
 
The report further notes that “... no threatened species of flora or fauna were recorded during this 
assessment, largely a result of the modified environment.   
 
Whilst the report explains the findings of the assessment in detail it is relevant to note from the 
outset that there are few constraints to development from an ecological perspective as majority of 
the precinct is cleared agricultural land.  Where values are present on the land they tend to have 
a well defined extent and a close association with the Armstrong Creek, and possibly some 
existing roadside vegetation, offer the opportunity to establish a central linear open space system 
which incorporates selected areas for biodiversity conservation.  The exception is native 
grassland and isolated patches of native vegetation which have been mapped appropriately and 
where suitable, may be encumbered within future development plans.” 
 
An extract of the map of the overall status of native vegetation within the Armstrong Creek West 
Precinct, prepared by WSP Environment and Energy, dated 30 August 2011 is shown as follows: 
 
 

 
SOURCE – WSP Environment and Energy 
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The Overall Status Vegetation Map prepared by WSP Environment and Energy indicate habitat 
zones which are to be retained.  Discussions with Mesh Pty Ltd indicate that the retained habitat 
zones have been incorporated within the Armstrong Creek West Detailed Property Land Use 
Budget Table as “conservation areas” being encumbered land.  In assessing value, in the 
“before” and “after” scenarios, the respective areas identified as being within the “conservation 
areas” have been removed from the developable land of each holding.  
 
Further, the Detailed Flora and Fauna Assessment report notes that “The principle finding of this 
assessment is that the majority of the existing ecological values associated with Armstrong Creek 
within the precinct have the capacity to be avoided and managed through the planned transition 
from rural to urban land and that through this process Armstrong Creek and its associated 
tributaries should be the focus for enhancement of the existing values in the form of a high quality 
linear open spaces system.  Offsets from any approved vegetation removal could be directed 
toward the creek corridor or the other remnant patches that have the capacity to be enhanced.” 
 
From the overall status vegetation map prepared by WSP Environment and Energy and the 
Detailed Flora and Fauna Assessment for the Armstrong Creek West Precinct prepared by CPG 
Australia, offsets for the removal of native vegetation effect several holdings within the Armstrong 
Creek West Precinct.  In accordance with instructions from the City of Greater Geelong, our 
valuation of land does not reflect any offsets which may be payable for the removal of the 
vegetation or compensation for habitat destruction.  
 
Accordingly, our valuation is subject to there being no remnant vegetation or flora, other than that 
identified within the “conservation areas” within the Armstrong Creek West Detailed Property 
Land Use Budget Table , prepared by Brown Consulting which would impact the development 
potential of the land or incorporate or warrant costs associated with assessment or compensation 
for habitat destruction.  Should any problem be known or arise, then the matter should be 
referred back to us for further comment. 
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4. SCOPE OF THE DEVELOPMENT. 
 
 

 
Armstrong Creek West Precinct Structure Plan. 

The Armstrong Creek West PSP relates to a total of 62 identified parcels with a total area of 
532.816 hectares.  The Armstrong Creek West Precinct Urban Structure Plan, dated September 
2011 identifies the holdings within the PSP area to yield primarily residential development in 
nature and will also need to accommodate land for local / neighbourhood level activity centres, 
schools, open space and community facilities.  An extract of the Armstrong Creek West Precinct 
Urban Structure Plan has been prepared by Mesh Pty Ltd dated September 2011 and is included 
below: 
 
 

 
SOURCE – Mesh Pty Ltd 
A full copy of the Armstrong Creek West Precinct Structure Plan is annexed to this report (See Armstrong Creek West – 
Precinct Urban Structure Plan – September 2011)) 
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More specifically, the Armstrong Creek West Precinct Urban Structure Plan and Armstrong Creek 
West Detailed Property Land Use Budget Table, dated August 2011, identifies proposed future 
uses of the subject holdings to offer residential development incorporating mixed or commercial 
uses.  A summary of the proposed future uses, respective of the individual holding is as follows: 
 
 

Proposed Land Use 

Property No. Proposed Future Use 

1 Passive Open Space / Conventional Residential / Mixed Use / Road 

2 Passive Open Space 

3 Conventional Residential / Road 

4 Passive Open Space / Conventional / Road 

5 School / Community Facility / Passive Open Space / Conventional Residential / Road 

5A Community Facility / Passive Open Space / Road 

6 
Boundary Road Widening / School / Community facility / Passive Open Space /  
Conventional Residential / Activity Centre  / Mixed Use / Road 

7 Passive Open Space / Conventional Residential / Road 

15 * -- 

22 Geelong Road Widening / Passive Open Space / Medium Density Residential 

49 School / Community Facility / Conventional Residential / Road 

51 School / Community Facilities / Conventional Residential  / Activity Centre / Road 

* Property No. 15 has been identified within the Land Use Budget Table for the proposed future use as encumbered 
land for recreation 

 
 
As the planning, infrastructure and services of the parent holding do not currently provide or 
facilitate demand for higher density urban uses, the current highest and best use has been 
adopted as conventional residential development land.   
 
 

 
Improvements. 

Each holding is assessed having regard to the proposed zoning and the notional highest and 
best use as per the Precinct Urban Structure Plan.  The parcels are considered to have some 
future development potential and as such, existing improvements are considered to be of little or 
no added value and have not been incorporated within our assessment.  The assessment 
therefore relates to the underlying land value. 
 
 

 
“Before” and “After” Scenarios. 

In accordance with instructions from Villawood, we have assessed value of the land required for 
the future Neighbourhood Activity Centre, Local Activity Centre and unencumbered wetlands 
utilising the “before” and “after” methodology.  
 
In accordance with our instructions, areas in the “before” and “after” scenarios for the 
Neighbourhood Activity Centre Community Complex and Local Activity Centre Community 
Complex has been adopted from the Armstrong Creek West Detailed Property Land Use Budget 
Table prepared by Brown Consulting, with the “before” scenarios excluding drainage / sewer 
easement and conservation areas as prescribed by the Detailed Property Land Use Budget 
Table.   
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Areas in the “before” and “after” scenarios for the Wetlands has been adopted and 
Unencumbered / Encumbered Wetlands Plans prepared by Brown Consulting Pty Ltd, Version C, 
dated October 2011, and Armstrong Creek West Detailed Property Land Use Budget Table as 
advised by Villawood, with the “before” scenario excluding the conservation areas as prescribed 
by the Detailed Property Land Use Budget Table and the encumbered wetlands prescribed by 
the Unencumbered / Encumbered Wetlands Plans. 
 
The “before” and “after” scenarios provide that the land has appropriate approval for the for the 
use in accordance with the following schedule, with the “after” area reflecting reductions to the 
developable area for community uses (NAC community complex and LAC community complex) 
and unencumbered wetlands.   
 
The areas and identified underlying uses for the parent holdings, respective of the identified 
acquired land uses adopted within our valuation are noted as follows: 
 
 

Proposed Community Use (NAC and LAC) 

 *Identified Underlying Use 

Area (Hectares) 

Property No. Before Acquired After 

5 Conventional Residential 12.146 0.059 12.087 

5A Conventional Residential 0.803 0.053 0.750 

6 Conventional Residential 46.790 1.138 45.652 

49 Conventional Residential 4.826 0.144 4.682 

51 Conventional Residential 8.112 0.457 7.655 

Total 

 

72.677 1.851 70.826 

* Identified Underlying Use reflects the current highest and best use of the parent parcels 

 
 

Proposed Wetlands 

 *Identified Underlying Use 

Area (Hectares) 

Property No. Before Acquired After 

1 Conventional Residential 11.545 2.844 8.701 

2 Conventional Residential 0.902 0.026 0.876 

3 Conventional Residential 7.386 2.018 5.368 

4 Conventional Residential 14.284 0.455 13.829 

5 Conventional Residential 14.873 1.177 13.696 

5A Conventional Residential 0.880 0.039 0.841 

6 Conventional Residential 47.011 0.125 46.886 

7 Conventional Residential 11.301 0.166 11.135 

15 Conventional Residential 0.986 0.215 0.771 

22 Conventional Residential 15.408 1.218 14.190 

Total 

 

124.576 8.283 116.293 

* Identified Underlying Use reflects the current highest and best use of the parent parcels 

 
 
Should the developable area or underlying use vary from that adopted, this report should be 
referred back to us for further comment.  We reserve the right to amend this valuation, should the 
areas or use vary from that adopted. 
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5. MARKET CONSIDERATIONS. 
 

 
General Economic Outlook. 

International Economic Outlook. 

The credit downgrade of US sovereign debt (from AAA to AA+) in early August 2011 by one of 
the major ratings agencies was another indication that the downside risks to the global economy 
have increased significantly since mid 2011.  Although other major ratings agencies reaffirmed 
the AAA rating of the US, the downgrade reflects a lack of confidence in the US Government’s 
ability to manage its finances on a long term sustainable basis and, arguably, a decline in 
confidence about its economic outlook more broadly. 
 
Concerns about the downgrade were compounded by the recent volatility in financial markets - 
the most since the collapse of Lehman Brothers in September 2008.  The outlook for the US, the 
world’s largest economy, remains especially uncertain given it is not clear what tools US policy 
makers have left and America’s economic recovery remains very weak.  Moreover, the US is 
about to commence significant cuts in government spending (to rein in its sizeable deficit) which 
is likely to slow growth in the short term at least. 
 
The US downgrade also comes at a time of a continuing (if not worsening) Eurozone sovereign 
debt crisis which is being compounded by almost unprecedented fiscal restraint in western 
Europe and weak economic growth in many advanced economies including the US, Japan and 
many Eurozone members.  Although the drivers of global growth are now clearly in developing 
and emerging economies which are doing well, especially China, the global economic outlook is 
more uncertain and problematic with much higher downside risk. 
 
On the upside, strong growth in developing and emerging economies had greatly reduced the 
possibility of a global recession or another global financial crisis.  However, it now appears that a 
return to sustainably higher levels of global growth, let alone economic and financial stability, is 
dependent on a return to fiscal sustainability and renewed confidence in many large advanced 
economies.  Not surprisingly, this process will take some time and the outlook will remain 
uncertain. 
 

Australian Economic Outlook. 

Although downside risks to the national economy have increased over recent weeks, Australia 
remains largely insulated to date (apart from financial market volatility).  Going forward, Australia 
remains relatively well-placed to weather international events with investment in the resources 
sector growing strongly, unemployment remaining low (although increasing, especially in non-
mining states), Australia’s sovereign credit position remaining in the top international category, 
households increasing their savings while reducing spending and stabilising debt levels and our 
high terms of trade. 
 
Importantly, there is also scope for considerable policy (and other) action should they be required 
to restore economic stability and confidence.  In particular, a reduction in Australia’s (relatively) 
high interest rates by the Reserve Bank of Australia (RBA), a fall in the Australian dollar and 
expansionist fiscal policy (albeit with less flexibility compared to when fiscal policy was used 
during the Global Financial Crisis [GFC]) could be employed to ensure Australia reduces any 
negative impacts of a further deterioration in the global economy.  For the time being, however, 
heightened uncertainty has forced the RBA to leave interest rates unchanged as it waits to see 
the direction of global and domestic economic activity.  Overall, however, the RBA’s outlook 
remains broadly robust. 
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Nevertheless, as a relatively small and open economy, now being increasingly driven by mining 
and the resources sector, Australia remains vulnerable to overseas events.  This is especially the 
case if growth in China and other large trading partners were too slow.  The impacts of domestic 
and international natural disasters have already had a major impact on growth in the first half of 
the year and the (still) high Australian dollar is making life increasingly difficult for the retailing, 
manufacturing, tourism, residential building and education sectors. 
 

Victorian Economic Outlook. 

The outlook for the Victorian economy is robust although, as for the Australian economy, 
downside risks have increased recently.  Risks to the Victorian economy include continued 
financial market volatility and uncertainty, the weak global economic recovery and a high 
Australian dollar.  Abstracting from global economic and financial events, however, the State has 
a range of competitive advantages including a diverse economic base (which bodes well for 
future growth), robust (although moderating) population growth and exposure to the commodities 
boom (through trade links with mining states). 
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Residential Land Commentary. 

The following market commentary is derived from results of the National Land Survey Program 
(NLSP), which is undertaken by ResearchFour in conjunction with Charter Keck Cramer.  The 
NLSP monitors over 500 residential estates across Australia and reports upon market 
performance on a quarterly basis.  Further detail about land markets at localised levels is 
available on a subscription basis.  Please email your request to subscribe@charterkc.com.au. 
 

Metropolitan Melbourne. 
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Key findings relating to the Melbourne’s Urban Growth Areas the September 2011 quarter are as 
follows: 
 
 There were an average of 597 lot sales per calendar month, which represents a -18% 

decrease from the June 2011 quarter and a decline of -42% from the September 2010 quarter 
sales results (1,027 per calendar month). 

 Melbourne’s sales activity equated to 28.3% of national residential land sales  in major capital 
city markets (down from 32.9%  in the previous quarter) compared to long term sales levels of 
around 40%. 

 Melbourne’s median lot price was $222,000 compared with the national figure of $235,000.  
This represents an annual increase of +4.7% from the equivalent figure for September 2010 
but a decrease of -1.3% over the quarter, the first decline in nearly 5 years. 

 Average lot sizing has remained unchanged since the fourth quarter of 2010, with the 
September quarter recording a median lot size of 448 sq.m.  This represents a marginal 
decline (-0.7%) from median lot sizes observed in the September 2010 quarter. 

 Stock overhang for the September 2011 quarter increased significantly (+16%) from the 
previous quarter recording a stock overhang of 3,587 lots.  This represents the highest level of 
overhang observed in the market since the June 2007 quarter (3,622 lots), although it is noted 
that 2009 and 2010 experienced abnormally low levels of overhang. 

 At the end of September 2011, there were enough lots on the market to satisfy the equivalent 
of 6.0 months of demand.  This figure has increased from  last quarter where lot overhang 
translated to an equivalent of 4.0 months of demand.  Residential land supply (measured by 
stock overhang) has been increasing every quarter since September 2010. 
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Geelong Region Market Commentary. 

The Department of Sustainability and Environment (DSE) indicates that the Greater Geelong 
area has a 5 - 6 year supply of broad hectare residential land that is suitably zoned.  
Furthermore, there is a 24 - 25 year supply of broad hectare zoned and unzoned land within the 
Greater Geelong area.  The Armstrong Creek Urban Growth Area Project forms the majority of 
the future land supply with approximately 22,000 potential dwellings, or 43% of the current supply 
for the region.   
 
While there is a short term supply issue particularly noting the Precinct Structure Plan process 
under way within Armstrong Creek, future residential growth corridors with the Greater Geelong 
and Surf Coast municipalities are identified as follows: 
 
1. Armstrong Creek corridor of approximately 4,300 hectares being identified which is 

bounded by the railway line to the north, Ghazeepore Road, the Barwon River and Mt. 
Duneed - Lower Duneed Road.  This growth corridor is progressing with PSP having 
commenced for the Armstrong Creek East Precinct and the North East Industrial Precinct.  
This area is expected to provide supply for the next 20 years upon rezoning. 

2. Drysdale and Clifton Springs future residential growth has been identified within the Jetty 
Road Urban Growth Area being located west of the township, with the initial land release of 
approximately 150 hectares contained within Planning Scheme Amendment C152.   

3. Spring Creek Urban Growth Framework Plan - the land west of Duffields Road bounded by 
Grossmans Road and Great Ocean Road incorporates an area of approximately 700 
hectares and had been identified as future residential development.  In April 2009 Surf 
Coast Shire Council abandoned the Plan.  Following the Spring Creek Urban Growth 
Framework Plan abandonment, the Surf Coast Shire initiated Torquay Jan Juc 2040 which 
aims to set growth boundaries, directions for growth and guidance for the scale of growth 
in the future within Torquay and Jan Juc.  The plan was launched in December 2009 and is 
expected to be completed by mid 2011. 

4. Ocean Grove - future residential land is located to the north-east of the township adjoining 
the existing Kingston Downs and Parks estate and Ocean Grove Industrial Estate which is 
contained within Planning Scheme Amendment C60.  The Amendment refers to 
approximately 228 hectares of land to be rezoned part Residential 1 (approximately 194 
Hectares), part Business 1 (approximately 8 Hectares), part Business 4 (approximately 9.6 
Hectares) and part Industrial 3 (approximately 14.8 Hectares). 

5. Leopold - future residential land has been identified south of the township.  Amendment 
C100 and C139 have been finalised with development commenced in late 2009.   
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Comparative Sales Evidence - Smaller Residential Development Land. 

We note the limited number of recent comparable sales and therefore we have relied upon 
historical sales within the Greater Geelong region in determining value.  We have given 
consideration of other land parcels identified for development throughout the surrounding locality 
and in particular mention the following: 
 
 

Address Comments 
Area 

(Hectares) 
Sale Price / 

Date 
Rate 

(Per Hectare) 

44 Grove Road 
Marshall 

Residential 1 zoned parcel 
proposed to yield 31 
residential allotments.   

1.522 $1,250,000 
March 2010 

$821,288 

272 - 280 Barwon Heads Road 
Marshall 

Residential 1 zoned parcel 
with frontage to Barwarre 
Road and Barwon Heads 
Road.  

3.70 $2,035,000 
August 2008 

$550,000 

81 - 89 Central Road 
Drysdale 

Residential 1 zoned holding 
improved with a residence.   

1.63 $1,050,000 

April 2008 

$644,172 

32 - 54 Station Road 
Marshall 

Residential 1 zoned parcel 
having three road frontage to 
Station Road, Grove Road and 
Barwarre Roads.   

6.13 $4,200,000 
July 2007 

$685,155 

Lot 2 
286 Barwon Heads Road 
Marshall 

Residential 1 zoned parcel 
with frontage to Barwarre 
Road, Station Road and 
Barwon Heads Road.  

3.476 $1,881,000 
January 2007 

$541,139 
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Comparative Sales Evidence - Residential Development Land. 

There have been limited sales of similar future development land within the immediate locality, 
thus, we have had regard to recent sales of Urban Growth or Residential zoned land within the 
Geelong corridor, summarised as follows:  
 
 

Address Comments 
Area 

(Hectares) 
Sale Price / 

Date 
Rate 

(Per Hectare) 

Proposed Lot B 
Somerset Estate 
Milton Street 
Bannockburn 

Residential 1 zoned parcel 
representing a proposed 
school site acquired by the 
Department of Education and 
Early Childhood Development.  
The site was proposed to yield 
139 residential allotments.   

9.785 $5,675,000 
June 2011 

$579,969 

Highton Ridge Estate 
Leigh Road 
Highton 

Residential 1 zone and has 
Town Planning approval for the 
development of the property in 
accordance with the endorsed 
plans.  The property is 
proposed to yield 338 
residential allotments 

48.05 (G) 
39.97 (N)  

$23,300,000 $484,912 (G) 
$582,937 (N) 

1712 - 1730 Bellarine Highway 
Marcus Hill 

Part Residential 1 and Farming 
zoned parcel situated on the 
southern side of the Bellarine 
Highway, with the rear 
Residential 1 zoned portion 
forming part of the Ocean 
Grove growth area. 

38.79 
25.59 (RZ1) 

13.2 (FZ) 

$15,250,000 (T) 
$700,000 (FZ) 

$14,550,000 (RZ1) 
 

$14,800,000 (CE) 
$700,000 (FZ) 

$14,100,000 (RZ1) 
August 2010 

$53,030 (FZ) 
$568,581 (RZ1)  

 
 
 

$53,030 (FZ) 
$550,996 (RZ1) 

210 - 260 Charlemont Road 
Connewarre 

Urban Growth 2 zoned parcel 
improved with a residence.  
Situated opposite the Warralily 
estate.  Identified within the 
Armstrong Creek East PSP for 
conventional residential and 
public open space uses. 

5.666 $2,750,000 
July 2010 

$485,352 

291 - 411 Charlemont Road 
Connewarre 

Urban Growth zoned and 
identified within the Armstrong 
Creek East PSP (May 2010). 
 
Property was purchased prior to 
the adoption of the PSP.   

32.37 (G) 
26.13 (N) 

$9,000,000 
May 2009 

$278,035 (G) 
$344,432 (N) 

Surfview Estate  
Lot B Grossmans Road and 109 
Beach Road 
Torquay 

Part Farming part Residential 1 
zoned allotment sold subject to 
rezoning.   

17.3606 $13,700,000 (T) 
$13,480,000 (CE) 

August 2007 

$789,143 (T) 
$771,863 (CE) 

Lower Highview Estate 
Leigh Road 
Highton  

Residential 1 zoned parcel.  
Sold by tender.   

72.3 (G) 
64.63 (N) 

$25,155,000 
July 2007 

$347,925 (G) 
$389,216 (N) 

32 - 54 Station Road 
Marshall 

Residential 1 zoned parcel 
having three road frontage to 
Station Road, Grove Road and 
Barwarre Roads.   

6.13 $4,200,000 
July 2007 

$685,155 

Lot 2 
286 Barwon Heads Road 
Marshall 

Residential 1 zoned parcel with 
frontage to Barwarre Road, 
Station Road and Barwon 
Heads Road.  

3.476 $1,881,000 
January 2007 

$541,139 

(T)   Terms     (CE)  Cash Equivalent     (G)  Gross     (N)  Net     (RZ1) Residential 1 Zone      (FZ)  Farming Zone 
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6. VALUATION RATIONALE. 
 
 

 
Goods and Services Tax (GST) Implications. 

Transactions of commercial properties and development land are subject to GST from 1 July 
2000, at an amount equivalent to one eleventh (1/11th) of the sale price, for which it is the 
responsibility of the vendor to remit same to the Government.  Accordingly, the vendor / notional 
vendor can only pass on the GST through a specific condition in the sale contract.  Most 
contracts now include a clause that requires the purchaser to pay any GST on the basis that the 
purchaser is a registered business and entitled to a full input tax credit.  This results in GST being 
a cash flow issue for the vendor only.   
 
The treatment of GST can be handled in a number of ways. Firstly, GST can be considered 
through the “going concern” method of handling GST, and therefore the transaction can be GST 
free. However, as the subject properties are not classified as “going concern”, this treatment of 
GST is not applicable in this instance.   Alternatively, a vendor / notional vendor may require a 
purchaser / notional purchaser to pay GST in addition to the purchase price, with such purchaser 
able to claim back this payment as an “input tax credit”.  As a third method, the vendor and 
purchaser (or notional vendor and purchaser) may elect to adopt the margin scheme, with the 
purchaser paying GST on the margin or difference in value of the property between the current 
date and 1 July 2000. 
 
Our valuation is expressed exclusive of GST. 
 
This valuation is based on the assumptions relating to GST set out above.  If any of these 
assumptions are found to be incorrect, or if the party on whose instructions this valuation is 
provided wishes our valuation to be based on different assumptions, this valuation should be 
referred back to the Certified Practising Valuer for comment and, in appropriate cases, 
amendment. 
 
 

 
Valuation - “Before” and “After” 

In arriving at our assessment of value, we have assessed the individual lot values based on the 
direct comparison approach, having regard to the sales of similar residential development land, 
market considerations and the associated positive and negative externalities.  In particular we 
make note of the sales of similar sized and zoned properties within Greater Geelong.  In 
particular we make note of the sales of similar sized and zoned properties as previously detailed.   
 
Furthermore, we note that a significant number of holdings have been purchased by developers 
providing for larger amalgamated holdings.  Our assessment has been concluded on the basis 
that the holdings are assessed as individual titles, with our assessment not reflecting current 
ownership patterns for the holdings.  To indicate the loss, we have assessed value in the “before” 
scenario and a separate assessment reflecting the holding "after" the acquisition.  The difference 
between the “before” and “after" value assessments is the indicated loss of value.  A summary of 
the indicated loss of value for the acquired land can be shown as follows: 
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Proposed Community Use (NAC and LAC) 

Property 
No. 

Identified  
Underlying Use  

of parent holding 

Developable Area (Hectares) Assessed Value ^^Indicative Loss of Value 

Before  Acquired After  Before After Loss 
^Rate (Per 

Hectare) 

5* Conventional Residential 12.146 0.059 12.087 $   5,450,000  $   5,425,000  $     25,000   $ 425,000  

5A* Conventional Residential 0.803 0.053 0.750 $      500,000  $      475,000  $     25,000   $ 450,000  

6* Conventional Residential 46.790 1.138 45.652 $ 19,875,000  $ 19,400,000  $   475,000   $ 400,000  

49** Conventional Residential 4.826 0.144 4.682 $   2,525,000  $   2,450,000  $     75,000   $ 525,000  

51** Conventional Residential 8.112 0.457 7.655 $   4,050,000  $   3,825,000  $   225,000   $ 500,000  

* Neighbourhood Activity Centre 
** Local Activity Centre 
^ Indicative Loss of Value Rate (Per Hectare) rounded for Practical Reporting Purposes 
^^ Loss of Value is the difference between the value in the “before” scenario and “after” scenario 

 
 

Proposed Wetlands 

Property 
No. 

Identified  
Underlying Use  

of parent holding 

Developable Area (Hectares) Assessed Value ^^Indicative Loss of Value 

Before  Acquired After  Before After Loss 
^Rate (Per 

Hectare) 

1 Conventional Residential 11.545 2.844 8.701 $  5,775,000  $  4,350,000  $1,425,000  $500,000  

2 Conventional Residential 0.902 0.026 0.876 $     550,000  $     525,000  $     25,000  $950,000  

3 Conventional Residential 7.386 2.018 5.368 $  3,875,000  $  2,800,000  $1,075,000  $525,000  

4 Conventional Residential 14.284 0.455 13.829 $  6,775,000  $  6,550,000  $   225,000  $500,000  

5 Conventional Residential 14.873 1.177 13.696 $  6,650,000  $  6,150,000  $   500,000  $425,000  

5A Conventional Residential 0.880 0.039 0.841 $     550,000  $     525,000  $     25,000  $625,000  

6 Conventional Residential 47.011 0.125 46.886 $19,975,000  $19,925,000  $     50,000  $400,000  

7 Conventional Residential 11.301 0.166 11.135 $  5,650,000  $  5,550,000  $   100,000  $600,000  

15 Conventional Residential 0.986 0.215 0.771 $     600,000  $     525,000  $     75,000  $350,000  

22 Conventional Residential 15.408 1.218 14.190 $  7,300,000  $  6,725,000  $   575,000  $450,000  

^ Indicative Loss of Value Rate (Per Hectare) rounded for Practical Reporting Purposes 
^^ Loss of Value is the difference between the value in the “before” scenario and “after” scenario 
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7. VALUATION AND VALUATION COMPLIANCE STATEMENT. 
 
 

 
Valuation. 

Subject to the assumptions and qualifications contained within this valuation, we have assessed 
the “before” and “after” scenarios to indicate the indicative loss of value for land to be acquired for 
the purpose of the NAC community complex, LAC and unencumbered wetlands within the 
Armstrong Creek West PSP.   
 
A summary of our assessment is as follows:  
 
 

Proposed Community Use (NAC and LAC) 

Property No. 

Assessed Value Indicative Loss of Value 

Before After Loss Rate (Per Hectare) 

5 $   5,450,000  $   5,425,000  $     25,000   $ 425,000  

5A $      500,000  $      475,000  $     25,000   $ 450,000  

6 $ 19,875,000  $ 19,400,000  $   475,000   $ 400,000  

49 $   2,525,000  $   2,450,000  $     75,000   $ 525,000  

51 $   4,050,000  $   3,825,000  $   225,000   $ 500,000  

 
 

Proposed Wetlands 

Property No. 

Assessed Value Indicative Loss of Value 

Before After Loss Rate (Per Hectare) 

1 $  5,775,000  $  4,350,000  $1,425,000  $500,000  

2 $     550,000  $     525,000  $     25,000  $950,000  

3 $  3,875,000  $  2,800,000  $1,075,000  $525,000  

4 $  6,775,000  $  6,550,000  $   225,000  $500,000  

5 $  6,650,000  $  6,150,000  $   500,000  $425,000  

5A $     550,000  $     525,000  $     25,000  $625,000  

6 $19,975,000  $19,925,000  $     50,000  $400,000  

7 $  5,650,000  $  5,550,000  $   100,000  $600,000  

15 $     600,000  $     525,000  $     75,000  $350,000  

22 $  7,300,000  $  6,725,000  $   575,000  $450,000  
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Valuation Compliance Statement. 

 
Charter Keck Cramer confirms that: 
 
 The statements of fact presented in the report are correct to the best of Valuer’s 

knowledge. 

 The analyses and conclusions are limited only by the reported assumptions and 
conditions. 

 The Valuer has no interest in the subject property. 

 The Valuer’s fee is not contingent upon any aspect of the report. 

 The valuation was performed in accordance with an ethical code and performance 
standards. 

 The Valuer has satisfied professional education requirements. 

 The Valuer has experience in the location and category of the property being valued. 

 The Valuer has made a personal inspection of the property. 

 No one, except those specified in this report, has provided professional assistance in 
preparing the report. 

 
We confirm that neither Charter Keck Cramer nor any of its Directors or employees has any 
pecuniary interest that could conflict with the proper valuation of this property. 
 
The counter signatory has reviewed the valuation based on the data presented in the report for 
the accuracy of calculations, the reasonableness of data, the appropriateness of methodology, 
and compliance with client guidelines, regulatory requirements and professional standards.  The 
counter signatory is satisfied that the valuation is based on reasonable grounds.  The data 
presented has not been independently confirmed and the property has not been inspected by the 
counter signatory. 
 
Refer to Assumptions / Qualifications - Third Party Disclaimer. 
 
Prepared by 
Charter Keck Cramer 
 

  
 
Aveline KP Suen 
BPD (P&C), BPC (Prop) (Hons), AAPI 
Certified Practising Valuer 
API Member No. 63520 

Telephone: 9691 1416 

Bradley W Papworth, B. Bus (Prop), FAPI 
Certified Practising Valuer 
API Member No. 62349 
Director 

Telephone: 9691 1408 
 
 
Address Level 4, 473 Bourke Street, Melbourne  Vic  3000 

Telephone 03 9425 5555 Facsimile 03 9425 5544 
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8. ASSUMPTIONS / QUALIFICATIONS. 
 
 
 
Legend.  

hectares ha. 

square metres sq.m. 

per annum p.a. 

per hectare p.ha. 

 
 

 
Terms of Reference. 

We note that this valuation is not for mortgage purposes. 
 
The assessment of the individual holding has been concluded from an external inspection and publicly available information relating to the 
development potential of each holding.  Development potential details for each holding have not been provided.  Therefore, should 
information relating to encumbrances and development potential of the individual holdings be made available, we reserve the right to re-
assess value in light of circumstances not previously known. 
 
Furthermore, this valuation has been undertaken on the basis and method as instructed by Villawood Properties.  Should the basis in 
which this valuation has been constructed or methodology change, we reserve the right to reassess this valuation accordingly. 
 
Any intending third party wishing to rely upon the contents of this valuation and its recommendations should note that in accordance with 
the provisions of our company’s professional indemnity insurance policy, they must, in written form, seek our approval in response to which 
we will consider the authorisation of this report for their use.  Under the provisions of our policy certain third party mortgagees may be 
ineligible for reliance upon our valuation.  Otherwise, no responsibility is accepted for any third party which may use or rely upon the whole 
or any part of the contents of this report.  It should be noted that any subsequent amendments or changes in any form thereto will only be 
notified to and known by the parties to whom it is authorised. 
 

 
Definition of Market Value. 

This valuation has been prepared in accordance with the following API definition of market value: 
 

“The estimated amount for which an asset should exchange on the date of valuation between a willing buyer and a willing 
seller in an arm’s length transaction after proper marketing wherein the parties had each acted knowledgeably, prudently 

and without compulsion.” 
 

 
Date of Valuation. 

Due to possible changes in market forces and circumstances in relation to the subject property, this report can only be regarded as 
relevant as at the date of valuation. 
 
This valuation is current as at the date of valuation only.  The value assessed herein may change significantly and unexpectedly over a 
relatively short period (including as a result of general market movements or factors specific to the particular property).  We do not accept 
liability for losses arising from such subsequent changes in value. 
 
We draw attention to the provisions of our professional indemnity insurance, that all valuations are only valid for three months from the date 
of valuation, no responsibility being accepted for clients' reliance upon reports beyond that period.  Accordingly, any parties authorised to 
rely upon our opinion should be aware of the need for a review as necessary. 
 
Our assessment is subject to there being no significant event that has occurred between the date of inspection and the date of the 
valuation report that would impact on the value of the subject property. 
 

 
Third Party Disclaimer.  

This valuation is for the use only of the party to whom it is addressed and for no other purpose.  No responsibility is accepted for any third 
party who may use or rely on the whole or any part of the content of this valuation.  No responsibility will be accepted for photocopied 
signatures.  It should be noted that any subsequent amendments or changes in any form to the valuation and report would only be notified 
to and known by the parties to whom it is addressed.  This report is a valuation report and is not intended as a structural survey.  Charter 
Keck Cramer prohibit publication of this report in whole or in part, or any reference thereto, or to the valuation assessment(s) contained 
herein, or to the names and professional affiliation of the Valuers, without the written approval of the Valuer. 
 

 
Encumbrances. 

Our valuation is subject to there being no undisclosed or unregistered easements or encumbrances which would have an adverse effect on 
our valuation other than those previously described and noted on the Certificate of Title attached as an annexure at the rear of this report.  
Should it be discovered that further easements or encumbrances exist, this report should be referred back to Charter Keck Cramer for 

consideration, comment and amendment (if necessary).  
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Native Title. 

Pursuant to the Native Title Act (Clth) 1993, and as amended 30 September 1998, land with the exception of an “Exclusive Possession 
Grant”, may be claimed as the property of Indigenous Australians leading to the co-existence or likely co-existence of Native Title in 
relation to a particular piece of land, subject to the verification of a prior or continuing connection to the land. 
 
We are not experts in Native Title or the property rights derived therefrom and have not been supplied with appropriate anthropological, 
ethnoecological and/or ethnographic advice.  Therefore, the property valuation or assessment is made subject to there being no actual or 
potential Native Title affecting: 
 
 The value or marketability of the property. 

 The land. 
 
The National Native Title Register (NNTR) was established under Section 192 of the Native Title Act (Clth) 1993.  The NNTR contains 
determinations of Native Title made by the High Court of Australia, the Federal Court of Australia, or such similarly recognised bodies.  
Formal verification that the property is not subject to co-existing Native Title interests and/or subject to determination should be obtained by 
searching the Registry of Native Titles Claims, which is administered by the National Native Titles Tribunal.  We have viewed maps 
prepared by the National Native Title Tribunal detailing Native Title Applications, determination areas and indigenous land use 
agreements.  The map does not identify that the subject property is affected by applications and determinations as per the Federal Court 
on 31 March 2010. 
 
This assessment is completed on the basis that the property is not affected by co-existing Native Title interests.  Should subsequent 
investigation show that the land is subject to existing or potential co-existing Native Title interests, this property valuation or assessment 
will require revision and should be referred back to Charter Keck Cramer for consideration, comment and amendment. 
 

 
Land Use Zoning and Development Controls. 

Although a Planning Certificate has not been sighted, the zoning particulars have been confirmed by the online Planning Scheme, which is 
an internet based copy of the Planning Scheme provided by the Department of Planning and Community Development (DPCD).  Our 
assessment is completed subject to the planning information obtained being current and correct. 
 
Please note that a Planning Certificate has not been provided or obtained.  In the event that a Planning Certificate is obtained and the 
information thereon is materially different to that provided to Charter Keck Cramer via the approved internet based version, then we reserve 
the right to review our assessment and amend this report (as necessary). 
 

 
Land Description and Site Identification. 

A current survey has not been sighted.  This valuation is subject to there being no encroachments by or upon the property and this should 
be confirmed by a current survey and/or advice from a Registered Surveyor.  If any encroachments are noted by the survey report, the 
Valuer should be consulted to reassess any effect on the value stated herein.  
 

 





























































































































Arterial Roads 
(Geelong Ring Road 

Section 4C)

Sub Arterial Roads 
(widening for 

Boundary Road)
Government Schools Community Facilities Drainage/sewer 

easement Conservation Areas Active Open Space Passive Open Space Conventional 
Residential

Medium Density 
Residential

High Density 
Residential

Activty Centre 
(Retail) Mixed Use Road

1 12.763 6.252 0.01 0.555 2.138 2.016 1.792
2 1.124 0.888 0.131 0.105
3 10.808 6.197 1.616 0.750 1.471 0.774
4 17.981 2.632 3.371 0.528 7.379 4.071
4A 0.857 0.181 0.005 0.605 0.066
5 15.43 0.018 0.059 2.94 0.344 1.734 6.712 3.623
5A 0.88 0.053 0.077 0.374 0.376
6 47.484 0.161 1.849 1.138 0.63 0.064 2.026 25.95 0.633 1.606 13.427
7 12.343 2.835 0.276 0.620 5.752 2.86
8 22.263 0.382 1.081 5.242 10.815 4.743
9 25.621 0.399 1.149 17.227 6.846
10 23.505 2.653 1.712 13.346 5.794
11 5.219 0.906 0.274 2.689 1.35
12 1.643 0.147 0.019 1.121 0.356
13 10.268 0.747 0.663 0.360 6.203 2.295
14 1.335 1.218 0.026 0.091
15 1.789 1.773 0.016
16 23.911 1.258 4.185 0.447 12.033 5.988
17 10.853 0.174 2.545 5.765 2.369
18 0.48 0.039 0.377 0.064
19 20.282 0.059 2.567 3.308 0.157 9.779 4.412
20 2.088 0.169 1.562 0.357
21 2.079 0.168 1.497 0.414
22 15.828 0.343 3.214 1.769 7.244 3.258
23 2.014 0.804 0.798 0.02 0.394
24 52.209 7.795 3.898 17.877 0.181 3.317 15.83 3.309
25 6.652 3.391 0.321 0.768 1.79 0.378
26 10.912 3.763 0.534 0.090 4.119 0.594 1.812
27 13.178 3.691 0.078 0.643 6.194 2.572
28 19.805 4.622 10.623 0.303 4.257
29 20 1.185 13.422 5.393
30 16.821 4.49 0.639 8.666 3.026
31 7.042 0.866 0.130 4.169 1.877
32 3.594 3.52 0.021 0.053
33 3.279 2 0.815 0.464
34 0.4 0.336 0.064
35 0.4 0.336 0.064
36 0.4 0.336 0.064
37 0.365 0.177 0.188
38 0.369 0.329 0.04
39 0.462 0.29 0.172
40 0.25 0.221 0.029
40A 0.092 0.081 0.011
41 0.675 0.675
42 1.557 1.557
43 0.42 0.42
44 1.008 0.836 0.172
45 0.797 0.771 0.026
46 2.007 1.889 0.118
47 3.66 0.352 2.832 0.476
48 8.962 1.255 4.065 2.905 0.737
49 4.826 2.832 0.144 1.606 0.244
50 0.412 0.376 0.036
51 8.112 1.033 0.457 4.698 0.3 1.624
52 3.984 3.732 0.252
53 17.541 0.750 15.699 1.092
54 15.47 0.750 13.65 1.07
55 0.121 0.101 0.02
56 3.396 3.195 0.201
57 4.019 3.695 0.324
58 4.037 3.469 0.568
59 4.133 4.133
60 0.116 0.087 0.029
61 1.235 1.235
62 1.25 1.183 0.067

TOTAL 532.816 37.937 2.484 11.011 1.851 39.629 10.702 34.427 17.043 239.051 12.721 18.879 1.236 9.387 96.391

Developable Land Uses

Property Number Total Area (Hectares)

Transport Community Uses Encumbered Land for Recreation Unencumbered land for Recreation










