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IMPORTANT NOTICE 

This Information Memorandum is dated 13 June, 2018 and is issued 
by Folkestone Funds Management Limited ACN 138 125 881 
AFSL 340990 (Trustee) in its capacity as trustee of the Folkestone 
Plumpton Development Fund (Fund).

OFFER
This Information Memorandum sets out general information about the 
Fund to assist any person to whom the Information Memorandum is 
provided in assessing whether to invest in the Fund by subscribing for 
Units (Offer). 

This Information Memorandum is provided to each prospective 
investor on the following conditions:

• this Information Memorandum is strictly confidential and is for the 
sole use of prospective investors in the Fund and their advisors. It 
must not be provided to any other party without the written consent 
of the Trustee, which may be withheld in its absolute discretion; 
and

• the content in this Information Memorandum does not constitute 
financial product advice (nor investment, tax or legal advice).

Statements in this Information Memorandum are made only as of the 
date of this Information Memorandum unless otherwise stated. The 
Trustee is not responsible for providing updated information to any 
prospective investors.

DISCLAIMER
Any forecast or other forward looking statement contained in 
this Information Memorandum may involve significant elements 
of subjective judgment and assumptions as to future events 
which may or may not be correct. There are usually differences 
between forecast and actual results because events and actual 
circumstances frequently do not occur as forecast and these 
differences may be material. Actual performance may be better or 
worse than the forecast information.

None of the Trustee, its associates nor their respective officers 
and employees make any representation or warranty as to, or take 
responsibility for, the accuracy, reliability or completeness of the 
information contained in this Information Memorandum. Nothing 
contained in this Information Memorandum nor any other related 
information made available to prospective investors is, or shall be 
relied upon as, a promise, representation, warranty or guarantee, 
whether as to the past, present or the future.

To the extent permitted by law, the Trustee, its associates and their 
respective officers and employees disclaim all liability that may 
otherwise arise due to any information contained in this Information 
Memorandum being inaccurate or due to information being omitted 
from this document, whether by way of negligence or otherwise.

Neither the Trustee, its officers, nor any other person guarantees 
the performance of the Fund. Obligations in respect of the Units are 
not secured. Investment-type products are subject to investment 
risk, including possible delays in repayment and loss of income and 
capital investment. Some of the key risk factors associated with an 
investment in the Fund are set out in Section 6 of this Information 
Memorandum. Past performance is not an indicator of future 
performance.

The information in Section 5 has been produced as a general 
guide and doesn’t constitute advice. Whilst the information has 
been prepared in good faith and with due care no representation 
is made for the accuracy of the whole or any part of. No liability for 
negligence or otherwise is assumed for any loss or damage suffered 
by any party resulting from the use of this information.

PRIVACY
By applying to invest in the Fund, each prospective investor 
acknowledges and agrees that:

i)  It is required to provide the Trustee with certain personal 
information to:

•   facilitate the assessment of an application; and
•   enable the Trustee to carry out appropriate administration. 

ii) The Trustee may be required to disclose this information to:

•   third parties who carry out functions on behalf of the Fund 
on a confidential basis; 

•   third parties if that disclosure is required by law; and
•   related bodies corporate (as that term is defined in the 

Corporations Act) which carry out functions on behalf of the 
Fund.

NOT A PRODUCT DISCLOSURE STATEMENT

This Information Memorandum must not be used in conjunction with 
an invitation to offer Units in the Fund that would require a product 
disclosure statement under Part 7.9 of the Corporations Act. This 
Information Memorandum does not contain all the information which 
would be required in a product disclosure statement prepared in 
accordance with the requirements of the Corporations Act. Each 
recipient of this Information Memorandum represents and warrants 
that it is and at all times will be a Wholesale Client for the purposes of 
the Corporations Act. 

This Information Memorandum is not provided to any person located 
in a jurisdiction where its provision or dissemination would be 
unlawful. 

No person is authorised to give any information or make any 
representation in connection with the Offer which is not contained 
in this Information Memorandum. Any information or representation 
not so contained may not be relied upon as being authorised by the 
Trustee in connection with the Offer.

DEFINED TERMS

Defined words and terms used in this Information Memorandum are set 
out in the Glossary of this Information Memorandum in Section 9.

All amounts in this Information Memorandum are in Australian dollars. 
Photographs in this Information Memorandum are not photographs of 
the assets of the Fund, unless stated otherwise.

CONTACT INFORMATION
Enquiries relating to the Offer should be directed to one of the 
following at Folkestone Funds Management: 

Adrian Harrington 
Head of Funds Management 
Tel: +61 2 8667 2882 
Email: aharrington@folkestone.com.au

 
Lula Liossi 
Investor Relations Manager 
Tel: +61 3 9046 9946 
Email: lliossi@folkestone.com.au

 
Harry Horwitz-Rourke 
Distribution Manager 
Tel: +61 2 8667 2830 
Email: hhorwitz@folkestone.com.au
 
Monica Hood 
Business Development Manager 
Tel: +61 2 8667 2821 
Email: mhood@folkestone.com.au
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CHAIRMAN AND MANAGING DIRECTOR’S 
LETTER

13 June, 2018

Dear Investors,

On behalf of Folkestone Funds Management Limited 
(FFM/Trustee), we are pleased to invite you to consider an 
investment in the Folkestone Plumpton Development Fund 
(Fund).

FFM is a wholly owned subsidiary of Folkestone Limited 
(Folkestone), a specialist real estate funds manager and 
developer. The Fund will provide Investors with the opportunity 
to participate in a circa 251 lot residential land subdivision 
in Plumpton, Melbourne (Project). The Project, known as 
“Rosewood”, will be a carefully crafted masterplanned 
community offering a selection of housing lots to suit a range 
of buyers.

Plumpton is located approximately 30 kilometres north-west 
of the Melbourne CBD in one of Melbourne’s key growth 
corridors.

The Project is a joint venture (Joint Venture/JV) between 
the Fund (49.9 per cent) and ID_Land (50.1 per cent), an 
experienced, privately owned Melbourne based residential 
developer. ID_Land has been appointed as the development 
manager. ID_Land has undertaken a number of successful 
residential developments across Melbourne with this being the 
fifth joint venture between Folkestone and ID_Land.

The key benefits of investing in the Fund include:

•   attractive investment returns – the Fund has a target equity  
    IRR of 16.0 per cent per annum (pre-tax, net of fees) on      
    drawn equity and a forecast return on equity of 30.0 per cent  
    (pre-tax, net of fees) over the term of the Fund;

•   strategic location – the location of the Land is approximately  
    30 kilometres north-west of the CBD with established   
    amenity and in one of Melbourne’s fastest growing corridors;

•   positive market fundamentals – Melbourne’s residential land  
    market conditions are positive;

•   strong demographics – located in one of Australia’s fastest  
    growing local government areas (LGA’s), with strong  
    population growth forecast to continue;

•   strong pre-sales – the Project was launched on 21 April  
    2018, with 15 lots pre sold*, representing 46.9 per cent of  
    total lots released to date and 6.0 per cent of total lots;

•   site readiness – zoned Land with construction expected to  
    commence in July 2018;

•   experienced joint venture partner – the Fund has  
    established a Joint Venture with ID_Land, who is an  
    experienced and capable residential development partner  
    with a proven track record; and

•   co-investment – Folkestone will co-invest 20.0 per cent in  
    the Fund to align interests with Investors.

It is important that you read this Information Memorandum 
carefully, including Section 6 on key risks relating to investing 
in the Fund, before making your decision to invest. You should 
seek your own advice from a financial, taxation or other 
professional adviser if necessary.

We commend this Offer to you and look forward to welcoming 
you as a Unitholder in the Fund.

Yours sincerely,

Grant Hodgetts
Non-Executive Chairman  
Folkestone Funds Management Limited

Greg Paramor AO 
Managing Director 
Folkestone Funds Management Limited

* As at 4 June 2018. 
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INVESTMENT  
HIGHLIGHTS

DEVELOPMENT 
READY 

Construction to commence  
in July 2018

CO-INVESTMENT 
Folkestone will co-invest  

20% in the Fund

STRONG  
DEMOGRAPHICS 
Located in one of Australia’s 
fastest growing LGA’s

STRATEGIC  
LOCATION  
Circa 30 kilometers  
north-west of The  
Melbourne CBD

EXPERIENCED JV 
PARTNER 
ID_Land, a leading residential 
developer, maintaining a 50.1% 
interest in the Project

ATTRACTIVE INVESTMENT 
RETURNS 
ROE 30%1

16% IRR p.a.
1

1 Forecast return, (pre-tax, net of fees). 
2 As at 4 June 2018.

ROSEWOOD 
PLUMPTON

PRE-SALES 
15 pre-sales in Stage 12
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SECTION 1 
INVESTMENT 
SUMMARY

Schematic of Rosewood, 
Plumpton
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Section
Fund Type The Fund is a single, closed end, unlisted real estate fund.

Fund Investment 
Strategy

The Fund’s investment strategy is to achieve superior risk adjusted returns for Unitholders 
through participation in a Joint Venture with ID_Land, to undertake and develop a circa 251 lot 
residential land subdivision in Plumpton, Melbourne.

2

The Project 66.6 hectare parcel of Land, of which only 14.6 hectares is developable and will be developed into 
approximately 251 residential lots. The majority of the Land is dedicated to a conservation reserve. 
The residential estate is known as Rosewood.

2

Forecast Return3 The Fund has a target equity IRR of 16.0 per cent per annum (pre-tax, net of fees) on drawn equity 

and a forecast return on equity of 30.0 per cent (pre-tax, net of fees) over the term of the Fund.
5

Offer Amount $16.5 million. 5

Offer Price per Unit $1.00. 8

Minimum Commitment $100,000. Commitments in excess of 100,000 Units must be made in multiples of $50,000 (50,000 
Units).

The Trustee may accept subscriptions below the Minimum Commitment in its discretion. The 
Offer contained in this Information Memorandum (IM) may only be accepted by Wholesale 
Clients within the meaning of Section 761G of the Corporations Act.

8

Folkestone  
Co-Investment

Folkestone will co-invest with Unitholders in the Fund by holding 20.0 per cent of the Units (3.3 million 
Units) on the same terms as Unitholders under the Offer.

5

Investment Time Frame 
and Liquidity

The Fund is a closed end fund and is expected to terminate in October 2021, equating to a Fund term 
of approximately 3.3 years (unless Unitholders vote to terminate the Fund earlier and sell the assets 
(Fund Term)). 

Given the nature of the Project, the timing of the completion of the Project is uncertain and 
therefore the Fund term may change.

The Trustee does not intend to offer any redemption facility during the term of the Fund and so 
Unitholders should regard their investment in the Fund as illiquid.

8

Borrowings Borrowings will be at the Project level and will be on a non-recourse basis to Unitholders.

The Project’s peak debt is forecast to be $17.7 million in June 2019 which represents 28.2 per 
cent of the forecast Total Project Cost including Land and 20.5 per cent of the forecast gross 
sales revenue.

The JV Company currently has a $7.0 million senior finance facility in place (which expires in 
February 2019) that was used to assist with funding the original Land acquisition. The Joint 
Venture has received indicative terms for a Construction Finance Facility for Stage 1 of the 
Project from two major banks (which will also be used to refinance the existing facility).

3, 5

Distributions and 
Capital Returns3

Distributions of income and a return of capital will be made once the Fund has surplus funds, 
subject to the future working capital requirements of the Project. The Fund forecasts making an 
initial distribution to Unitholders in October 2019, subject to sufficient sales and the programme 
remaining on track with further distributions extending through to October 2021. The Fund can give 
no assurance as to the future levels of distributions that may be paid by the Fund or the timing of the 
distribution payments. 

In accordance with the Constitution, distributions will be made to Unitholders in proportion to the 
number of Units held. Distributions are not guaranteed. 

5

Future Capital Raisings There may be a scenario where the Project requires additional equity to assist with funding the 
development, including the need to bring forward construction of future stages due to stronger than 
anticipated pre-sales, cost overruns or lower than forecast sales revenues.

If it is determined that additional equity is required to fund the Fund’s share of additional equity 
for the Project, the Trustee will seek to raise the equity by undertaking a rights issue to existing 
Unitholders in the Fund on a pro-rata basis. This will be done as a priority rights issue with 
any shortfall offered firstly to other Unitholders. It is likely that any rights issue would be fully 
underwritten by Folkestone.

3

1.1. INVESTMENT SUMMARY

3. Distributions and returns are not guaranteed. For further information and FFM’s assumptions, please refer to Section 5.
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4. Dates are indicative only and subject to change. FFM may shorten or extend the Offer Period without notice. Unitholders are encouraged to submit their  
  Subscription Form as soon as possible after the Offer opens.

Section
Tax Position The Fund will be a Division 6C trust and therefore subject to tax on its net income. Unitholders are 

therefore likely to receive after tax distributions.
5

Risks Unitholders participating in the Offer will have all of the risks associated with real estate development 
and those related to the Fund’s contractual relationships.

6

Fees and Expenses 5

Regular Reporting Investment Confirmation 
We will send you an investment confirmation within 14 days of processing your subscription.

Regular Updates 
We will send you quarterly updates regarding the performance and operation of the Fund.

Annual Financial Report 
We will send you an annual report including a set of audited financial statements.

How to Contact Us How to Contact Us  
Folkestone Funds Management Limited 
Level 10, 60 Carrington Street, Sydney, NSW 2000

Adrian Harrington 
Head of Funds Management 
Email: aharrington@folkestone.com.au 
Phone: +61 2 8667 2882 / Fax: +61 2 8667 2880

Lula Liossi 
Investor Relations Manager 
Email: lliossi@folkestone.com.au 
Phone: +61 3 9046 9946 / Fax: +61 3 9046 9999

Harry Horwitz-Rourke 
Distribution Manager 
Email: hhorwitz@folkestone.com.au 
Phone: +61 2 8667 2830 / Fax: +61 2 8667 2880

Monica Hood 
Business Development Manager 
Email: mhood@folkestone.com.au 
Phone: +61 2 8667 2821 / Fax: +61 2 8667 2880

Key Dates4 Offer Opens Wednesday, 13 June 2018

Offer Closes (Lodgement Of Subscription Form) Thursday, 21 June 2018

Confirmation Of Allocation Monday, 25 June 2018

Subscription Payment Date Thursday, 12 July 2018

Allotment And Issue Of Units Friday, 13 July 2018

Construction Commencement July 2018

Lot Settlements Complete May 2020

Expected Fund Termination October 2021

Acquisition Fee $400,000.

Management Fee $450,000 per annum.

Performance Fee 20.0 per cent of any excess cash flow above the amount required to 
generate an internal rate of return (IRR) of 16.0 per cent, based on the 
return to Unitholders, payable upon the sale of the Project and in limited 
other circumstances as set out in Section 5.
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Sales Sign 
Rosewood, Plumpton
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Masterplan Layout, 
Rosewood, Plumpton

SECTION 2 
THE 
PROJECT
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The Fund is investing in the development of a circa 251 lot 
residential land subdivision, known as Rosewood, in Plumpton, 
north-west Melbourne. The Fund is undertaking the Project in a 
49.9/50.1 per cent Joint Venture with ID_Land, an experienced 
Melbourne residential developer. 
 
 
2.1. PROJECT LOCATION

The Land is located at 961 Taylors Road, Plumpton, 
approximately 30 kilometres (30-40 minute drive) north-west of 
the Melbourne CBD, within the City of Melton (Figure 1). The City 
of Melton is one of Australia’s fastest growing local government 
areas (LGA’s) (see Section 4.2.2).

The 66.6 hectare land parcel is generally rectangular, with a 
frontage of approximately 400 metres along Taylors Road. The 
southern boundary follows the irregular line of Kororoit Creek. 
The southern two thirds of the site representing an area of 43.5 
hectares is covered by a Department of Environment, Land, 
Water and Planning Conservation Area and will therefore remain 
a designated conservation area.

Plumpton is located immediately west of the well-established 
suburb of Caroline Springs, a greenfield development launched 
in 1999 by Lend Lease5. Caroline Springs is approximately 25 
kilometres west of the Melbourne CBD. Neighbouring suburbs 
include Burnside, Burnside Heights and Taylors Hill. Together 
with Caroline Springs, these suburbs have a population of more 
than 52,000 people. 

To the north-west of Plumpton lies Melton, the major town centre 
in the City of Melton with a population of 56,651 people. Melton is 
approximately 35 kilometres north-west of the Melbourne CBD.

These large, established communities located either side of 
Plumpton reflect the history of residential growth in the Melton 
corridor. The focus is now on infill greenfield development to 
occur between Melton and Caroline Springs, particularly in 
Plumpton and Rockbank. The City of Melton has a forecast 
increase of 27,945 dwellings between 2016 and 20266. Demand 
for new houses in the City of Melton will continue to be supported 
by good linkages and affordable housing product. 

Rosewood estate is located within the recently approved Kororoit 
Precinct Structure Plan (PSP), which adjoins the also recently 
approved Plumpton PSP (see Section 2.2.1). Consequently, 
development of new estates within Kororoit Precinct Structure 
Plan (PSP) is in its infancy, with the marketing of lots for sale 
beginning from September 2017 in the Attwell estate, and April 
2018, in the estates of Rosewood and Bowery. A number of 
large parcels of land have been secured by developers with the 
intention of commencing land subdivisions in the coming years.

Figure 1: Project Location

  5. Delfin, the original developer, is now part of Lend Lease.
  6. id. City of Melton – Population and Household Forecasts: 2016 – 2041.



Folkestone Plumpton Development Fund Information Memorandum 12

The Project benefits from proximity to:

•   the Western Freeway – a key link between the north-west  
    suburbs and Melbourne; 

•   Caroline Springs Town Centre – offering retail shopping and  
    two hotels (Mercure and Quest);

•   Watergardens Town Centre, which contains a 119,200 square  
    metre shopping centre, adjoined by a dining and entertainment  
    precinct and homemaker centre;

•   Caroline Springs Train Station which offers services to the  
    CBD; and

•   future Western Interstate Freight Terminal.

2.2. PROJECT PLANNING

2.2.1 Kororoit Precinct Structure Plan (PSP) 1080

The Project is located within the Kororoit PSP which covers 
925 hectares of land. The PSP was prepared by the Victorian 
Planning Authority (VPA) in consultation with the City of Melton 
Council and government agencies, and was approved by the 
Minister of Planning on 1 February 2018. The Kororoit PSP will 
ultimately comprise a residential community of around 25,875 
people in approximately 9,200 dwellings, and support more than 
2,100 jobs.

The Kororoit PSP is a long-term plan for urban development. It 
describes how the land is expected to be developed, and where 
and how services are planned to support development in the 
PSP area (See Figure 2).

The Precinct will deliver community services and facilities by 
way of two local town centres and a local convenience centre, 
four government schools and one non-government school, five 
sporting reserves and an indoor recreation facility, 21 local 
parks, two linear reserves, and three community hubs co-located 
within the town and convenience centres.

The Precinct also accommodates employment areas that will 
deliver approximately 2,144 job opportunities throughout the 
network of town centres.

The Precinct has been well planned with an integrated transport 
network with arterial and connector road links providing access 
to an existing railway station south of the Precinct and possible 
future railway stations in the Melton rail corridor. The road 
network within the Precinct encourages alternative modes of 
transport by delivering dedicated off-road pedestrian and cycle 
paths along tree-lined streets connecting the town centres, 
schools, and open space areas.

Figure 2: Kororit Precinct Structure Plan

Source: Victorian Planning Authority

ROSEWOOD
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Kororoit Creek will form the backbone of a conservation and 
open space network which includes the 43.5 hectares of 
conservation area and 5.4 hectares of waterways. The Kororoit 
Creek tributaries and north-south easements will include shared 
paths connecting through to the Kororoit Creek trails. The 
open space network will provide wildlife corridors as well as 
opportunities for residents to walk, cycle and connect with nature 
as part of their everyday experience. Sporting reserves will be 
developed in a range of sizes to adapt to different sporting needs 
over time, and are located near waterways so that stormwater 
harvesting may be realised in future.

Diversity of dwelling sizes and types will provide affordable and 
flexible housing and live-work opportunities. The delivery of 
housing makes effective use of the available land within the area 
with a required average density of at least 16.5 dwellings per net 
developable hectare, which is higher than the State benchmark 
of 15 lots per hectare.

2.2.2. Kororoit Project Planning

The Project land was zoned Urban Growth Zone (UGZ) on 1 
February 2018 when the Kororoit PSP was incorporated into the 
Melton Planning Scheme via Amendment C147.

Permit approval from the City of Melton Council is well advanced 
and is expected June 2018. As the Council had significant input 
into the preparation of the PSP, and ID_Land have worked 
extensively with Council to guide this process, a satisfactory 
planning permit is anticipated.

2.2.3. Infrastructure Contributions Plan

The Kororoit PSP incorporates the Plumpton and Kororoit 
Infrastructure Contributions Plan April 2018 (ICP). Previously 
called a Developer Contributions Plan, the ICP is the primary 
method for local Councils to collect funds to contribute towards 
essential infrastructure required by new suburbs. This includes 
arterial roads, intersections, bridges, community facilities, sports 
and recreation facilities and open space. The ICP provides for 
funding of approximately $272.2 million, of which the Project is 
required to contribute approximately $5.0 million. 
 
2.3. PROJECT PRODUCT MIX

Rosewood has been designed as a carefully considered 
masterplanned community providing a selection of housing lot 
sizes to suit a range of buyers. 

The subdivision layout plan for the Project creates a new 
residential community of circa 251 lots (Figure 3).

The Project is located on 66.6 hectares of land, of which 
approximately 14.6 hectares (21.9 per cent) is developable land. 
The 14.6 hectares of developable area consists of 9.2 hectares 
of net residential area and 5.4 hectares of roads. The Project 
will also include approximately 48.9 hectares (73.4 per cent) of 
waterways and conservation reserves and 3.2 hectares (4.7 per 
cent) of easements and arterial roads.

Key features of the Project’s subdivision layout plan include:

•   circa 251 lots, ranging in size from 144 square metres to 576  
    square metres with an average of 365 square metres;

•   a dwelling density of approximately 17.2 dwellings per hectare  
    which includes both low and higher density areas within the  
    Project and compares to an average density of at least 16.5  
    dwellings per net developable hectare that is required under  
    the Kororoit PSP;

•   a convenient layout which connects seamlessly to the existing  
    road network and allows for future connections to the estate to  
    the west and east of the Project;

•   sufficient road reserve widths to enable vehicular, cycle and  
    pedestrian movement in accordance with the proposed road  
    type; and

•   public open space - including 43.5 hectares of conservation  
    area and 5.4 hectares of waterways. The Kororoit Creek will  
    connect to grassland conservation areas supporting  
    preservation of nationally significant species, and will  
    contribute to retaining a sense of rural landscape.

The Joint Venture may seek to refine the residential lot mix 
including increasing the number of lots and/or the mix of lot 
sizes which would require a subsequent planning submission. 
The merit of pursuing any changes will be assessed against the 
impact on time, revenue, cost, development margin and overall 
risk, including planning risk.
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Figure 3: Lot Layout, Rosewood
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2.4 PROJECT PROGRAMME

From the official market launch of Rosewood in late April 2018, 
the Project is anticipated to take approximately 25 months or 2.1 
years to achieve final lot settlements in May 2020. Final Bond 
reimbursements from the City of Melton Council and Melbourne 
Water are expected in September 2022.

A summary of the key programme dates are summarised in  
Table 1. 
 
 
 
 
 
 
 
 
 
 
 
The Project programme is a best estimate only and has 
been based on assumed sales rates of 10 sales per month 
and discussions with the Project’s key consultants including 
engineers and sales agents. The Project programme may 
change depending on a range of circumstances including delays 
in achieving pre-sales, delays in authority sign-offs, delays in 
land titles being issued, adverse weather conditions, delays in 
securing senior debt finance and a longer settlement period for 
unsold stock, potentially impacting the Project and Fund returns.

Please note, the funds secured by the City of Melton Council and 
Western Water bonds (Bonds) are forecast to be progressively 
returned between August 2019 and September 2022. By October 
2021, it is forecast that only $136,858 of Bonds will be left to be 
reimbursed. It is the intention that Folkestone will reimburse the 
Fund for the amount of the outstanding Bonds, and take over the 
Fund’s entitlement in respect to the Bonds and will reimburse 
the Fund from its share of the remaining amount of the Bonds to 
allow the Fund to be wound up early around October 2021. 
 
 
2.5 PROJECT SALES AND MARKETING

The Project’s vision together with its sales and marketing 
strategy has been prepared by the Development Manager in 
collaboration with Folkestone and RPM Real Estate Group, a 
leading residential sales and marketing agent of land in new 
residential subdivisions, who have been appointed as the selling 
agent.

The sales and marketing strategy encompasses the creation of a 
unique estate brand called Rosewood and promotion through a 
variety of marketing channels.

The Project is being positioned as a high quality master planned 
community, leveraging off its position within the Kororoit PSP, 
being in close proximity to an abundance of current (Caroline 
Springs Town Centre) and future amenity (Plumpton Town 
Centre). Kororoit Creek which runs through the Project, will 
shape the structure of the local community, providing a place of 
respite for local residents, and will contribute to retaining a sense 
of the rural landscape within the developing local area. 

The Project will offer a range of lot types and by doing so, will 
provide a range of sales prices which should broaden the appeal 
of the Project to prospective purchasers.

ID_Land, as both Development Manager and Sales and 
Marketing Manager, will work closely with sales agents to sell 
the lots. ID_Land will also work closely with residential home 
builders, who are active in the area, to facilitate the sale of house 
and land packages suitable for the local market.

The official launch of the Project was on 21 April 2018 which 
included traditional larger lots, and five medium density 
townhouse sites. As at 4 June 2018, 32 lots or 12.7 per cent of 
the forecast number of total lots have been released (Table 2). 
To date, 15 lots have been pre-sold representing 46.9 per cent of 
the lots released to date and 6.0 per cent of the circa 251 lots in 
the estate.

According to RPM Research Division, the sales agent for 
Rosewood, most buyers of a home and/or a lot in an estate 
generally come from within a 10 to 15 kilometre radius of the 
estate. In this instance, the price of new housing and availability 
of larger lots in the Plumpton precinct is likely to draw upgrader 
couples with children or soon to start a family and first home 
buyers, who are seeing Caroline Springs as expensive favour 
less expensive smaller lots. Investors are also likely to be 
attracted to the region given the competitive house and land 
packages on offer as well as infrastructure developments 
including the completed Regional Rail Link and planned Ballarat 
Railway Line upgrade.

Milestone Timing
Commence Marketing April 2018

Commence Construction July 2018

Completion of Construction January 2020

Completion of Lot Settlements May 2020

Final Bond Reimbursements September 2022

Table 1: Proposed Project Programme1

Milestone No. of Lots % of Total
Contracted 13 5.2

Deposited 2 0.8

Total Pre-Sold 15 6.0

Available 17 6.8

Total Released To Date 32 12.7

Lots Yet To Be Released1 219 87.3

Total No. Of Lots1 251 100

Table 2: Rosewood Sales Status As At 4 June 2018

1 Forecast number of lots. The Joint Venture may seek to refine the 
residential lot mix and number during the Project.

1 Dates are indicative only and subject to change
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Estate Suburb Project 
Launch

Total 
Lots in 
Project

Total Lots 
Sold

Lots 
Remaining

% Share 
Sold

Average 
Monthly

Lots Sold - 
12mths to 
April 2018

Months 
Remaining

Anticipated 
Completion 

Date

Aspire West Plumpton Jan-18 850 27 823 3.2 6.8 122 Jun-28

Attwell Plumpton Sep-17 650 98 552 15.1 12.3 45 Feb-22

Bowery Plumpton Apr-18 450 19 431 4.2 19.0 23 Mar-20

Monument Plumpton Oct-17 660 80 580 12.1 11.4 51 Jul-22

Rosewood1 Plumpton Apr-18 250 71 243 2.8 7.0 35 Mar-21

Sienna Rise Plumpton May-17 200 148 52 74.0 13.5 4 Aug-18

Westwood Plumpton Dec-17 960 78 882 8.1 15.6 57 Jan-23

Table 3: Competing Estates - May 2018

Source: RPM Research Division

1 At May 2018. See Section 2.5 for the states of the Rosewood Project at 4 June 2018.

2.6. PROJECT COMPETITION

Table 3 and Figure 4 shows completed estates and existing 
competing estates in close proximity to Rosewood together with 
land non-active and held for development. 

Table 3 shows the range of project sizes, as well as the stages of 
the projects in terms of sales. 

The estates that are considered to compete most directly with 
Rosewood include: 

•   Aspire West (850 lots – 3.2 per cent sold);

•   Attwell (650 lots – 15.1 per cent sold);

•   Bowery (450 lots – 4.2 per cent sold);

•   Monument (660 lots – 12.1 per cent sold);

•   Sienna Rise (200 lots – 74.0 per cent sold); and

•   Westwood (960 lots – 8.1 per cent sold).

It can be seen that Rosewood is well located in close proximity 
to the well known and completed estates of Caroline Springs 
and Taylors Hill to the east. In addition, Rosewood is an 
attractive estate relative to other competing estates due to the 
conservation area and the Kororoit Creek to the south and the 
easement along the eastern boundary.
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Figure 4: Competing Estates

Source: RPM Research Division
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SECTION 3 
ACQUISITION 
STRUCTURE 
& FUNDING

Sales Office, 
Rosewood, Plumpton
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3.1. JOINT VENTURE

The Fund has subscribed for a 49.9 per cent shareholding in a 
company, ID Taylors 2 Pty Ltd (JV Company / Joint Venture), 
which holds the Land, with the balance of the shares (50.1 per 
cent) held by an entity associated with ID_Land. A Shareholders 
Agreement (SHA) dated 30 May 2018 sets out the intention of 
the parties to undertake the Project and each party’s associated 
rights and responsibilities. 

The Joint Venture is responsible for oversight of the Project, 
including managing the business and affairs of the Joint Venture 
via the Board of the JV Company which will be responsible for all 
material decisions relating to the Project. The parties to the Joint 
Venture will have equal representation on the JV Board which 
will meet monthly unless otherwise agreed.  

The Joint Venture has agreed a Feasibility reflecting the 
development plans as set out in Section 5. The forecast equity 
commitment to fund the acquisition and development costs of 
the Project is based on the Feasibility. A Project budget, based 
on the Feasibility has been adopted by the Joint Venture and will 
be reviewed at each monthly JV Board meeting against revised 
Project forecasts. 

ID_Land secured the Land by a contract of sale dated 17 
December 2014, funded the deposit and obtained a re-zoning of 
the Land for residential use before settling the acquisition of the 
Land on 19 February 2018.

In accordance with the SHA, in consideration of ID_Land’s 
contribution to sourcing and securing the Project and carrying 
out the preliminary work relating to the Project including a re-
zoning and delivering Stages 1 to 4, a performance bonus

(ID_Land Performance Bonus) is payable by the Joint Venture to 
ID_Land in accordance with the timing of settlements of Stages 
1 to 4 of the Project.

3.2 DEVELOPER

ID-FLK Rosewood Development Pty Ltd (Developer) has been 
appointed to undertake the development of the Land pursuant 
to a Development Management Agreement (DMA) with the JV 
Company dated 30 May 2018. The Fund owns 49.9 per cent of 
the Developer with the other 50.1 per cent owned by entities 
associated with ID_Land. 

The Developer is an agent for ID-FLK Taylors 2 Development 
Joint Venture, being an unincorporated development joint 
venture between the Fund which has a 49.9 per cent interest 
and entities associated with ID_Land having a 50.1 per cent 
interest (Development Joint Venture).  A Development Joint 
Venture Agreement dated 30 May 2018 sets out the aims and 
objectives of the parties in relation to the Development Joint 
Venture, including the commercial terms for funding, activities 
and management of the Development Joint Venture and the 
rights and obligations of the parties. All decisions relating to 
the Development Joint Venture and the Project will be made 
by unanimous resolution of the Management Committee, 
comprising equal representation from the Fund and entities 
associated with ID_Land. All funding requirements for the Project 
will be made through the Development Joint Venture. 

The DMA sets out the roles and responsibilities of the Developer 
in undertaking the development of the Land on behalf of the Joint 
Venture.  If the Developer is in breach of the DMA or suffers an 
insolvency event, the Joint Venture may terminate the DMA and 
take over the delivery of the Project.

1

80%

Joint Venture Agreement

50.1% 49.9%

50%

Development 
Management
Agreement

Shareholders Agreement 

49.9% 25.05%

20%

Development
Services

Agreement

Mortgage

Land 
Owner 
Guarantee

25.05%

50%

Loan Agreement No.2Loan Agreement No.1

Facility

Folkestone 
Limited

Third Party 
Capital

MBJG Taylors 
2 Unit Trust*

MB Taylors 2 
Developments 

Trust*

JG Taylors 2 
Developments 

Trust*

ID Taylors 2 Pty Ltd
(Land Owner)

ID-FLK Rosewood 
Development Pty Ltd 

(Developer)

Project
Senior Lender

ID Land Pty Ltd
(Development

Manager)

961 Taylors Road, 
Plumpton Land

MB Taylors 
2 Trust*

JG Taylors 
2 Trust*

Folkestone 
Plumpton 

Development Fund

Figure 5: Joint Venture Structure

* Entities associated with ID_Land.
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3.3 ACQUISITION COSTS

Table 4 shows the cost to the Joint Venture and Fund, and the 
payment schedule for acquiring the Project.

 
 
The ID_Land Performance Bonus is a Project cost of the Joint 
Venture and will be funded from the proceeds of the settlements 
of Stages 1 to 4 of the Project.  A loan for $9.73 million has been 
provided by the Fund to ID_Land pursuant to a loan agreement 
dated 30 May 2018 (Loan Agreement No.1). The loan is interest 
free and is repayable by ID_Land from 49.9 per cent of its 
entitlement to the ID_Land Performance Bonus.

The cost of the acquisition of the Land ($7.25 million) and the 
ID_Land Performance Bonus ($19.5 million) which totals $26.75 
million representing a price of $1.8 million per net developable 
hectare. The combined cost of the Land acquisition price and 
ID_Land Performance Bonus is supported by an independent 
valuation assessment undertaken by a third party valuer and 
property consultant. 

3.4 PROJECT FUNDING

The Project funding will comprise a mixture of equity and debt.

As Figure 6 shows, the Project has assumed an appropriate mix 
of debt and equity. This provides the ability to use part of the net 
sale proceeds from the early stages of the Project to assist with 
funding the later stages of the Project.

3.4.1. Project Equity Funding

The total forecasted equity contribution (other than for the 
purchase of the Land) for the Project is $5.65 million, which will 
be funded 100 per cent by the Fund as follows:

•   $2.82 million (49.9 per cent) by the Fund as equity; and

•   $2.83 million (50.1 per cent) by the Fund as a loan (interest  
    free) (Loan Agreement No.2) to ID_Land which it in turns  
    contributes as its proportionate share of equity.

At the date of this IM, the $7.25 million Land purchase price 
payment has primarily been funded by a $7.0 million loan from 
a non-bank lender. The $9.73 million loan to ID_Land and the 
$1.69 million in development costs associated with planning and 
design of the Project and marketing of Stages 1a and 1b have 
been funded by way of an interest free loan from Folkestone 
to the Fund for $11.39 million. The proceeds from the Equity 
Raising will be used to repay the loan from Folkestone to the 
Fund. 

Table 4: Forecast Project Financials

Amount 
($m)

Fund Share 
($m)

Date of Payment

Purchase 
Price Paid 
for Land to 
Vendor2

$7.25 $3.62 Paid

ID_Land 
Performance 
Bonus

$19.5 $9.73 From net settlement 
proceeds of  

Stages 1 to 41

Total $26.75 $13.35
1. The amount of $9.73 million has already been advanced by the Fund by 
   way of a loan to ID_Land under Loan Agreement No.1, with the loan to  
   be repaid on payment of 49.9 per cent of ID_Land’s entitlement to the  
   ID_Land Performance Bonus. 

2 .The Land was contracted by ID_Land in December 2014 and settled  
   in February 2018, with the Purchase Price primarily funded by way of  
   loan from a non-bank lender for $7 million. That loan will be refinanced  
   from the Construction Finance Facility to be obtained for the Project  
   (see Section 3.4.2).

Figure 6: Project Debt and Equity Profile
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3.4.2. Project Debt Funding

As the Project is forecast to be completed over a number of 
stages, the Joint Venture has determined that the optimum 
financing strategy is to secure Project debt funding on a stage 
by stage basis rather than seeking a debt facility for the entire 
Project. 

The Joint Venture has received an indicative facility offer 
from two major Australian banks in relation to a Construction 
Finance Facility which will assist with re-financing the Land and 
the funding of Stage 1 of the Project (approximately 56 lots) 
(Indicative Offers).

The Indicative Offers are comparable or better than the funding 
assumptions adopted in the Feasibility. The Joint Venture is 
finalising these negotiations with the intention of seeking the 
optimal financial structure for the Project.

The peak debt during the Project’s life is forecast to be $17.7 
million in June 2019 representing 28.2 per cent of the Total 
Project Costs and 20.5 per cent of the forecast gross sales 
revenue.

3.4.3. Additional Capital Requirements

There may be a scenario where the Project requires additional 
equity to assist with funding the development.

If it is determined that additional equity is required to fund 
the Project, each party to the Development Joint Venture will 
advance funds in proportion to their interest in the Development 
Joint Venture. If a party does not elect to advance some or all of 
the future funds, the other party may elect to advance some, or 
all of the other party’s equity. This will be treated as a loan to the 
Development Joint Venture. See Section 1 for how the Fund may 
raise additional equity to meet any further equity commitments 
that it may be required to contribute to the Project. 

3.5 DEVELOPMENT SERVICES AGREEMENT

On 30 May 2018, the Developer entered into a Development 
Services Agreement which appoints ID_Land to be the 
Development Manager of the Project. ID_Land have a strong 
track record in the delivery of projects similar to Plumpton and 
this is the fifth development with Folkestone. 

The Development Manager is responsible for the day to day 
management and co-ordination of all facets of the Project 
including Project design, construction, sales and marketing, risk 
management and reporting to the Developer. The JV Board and 

the Management Committee of the Development Joint Venture 
are responsible for all material decisions in connection with the 
Project that impact the financial viability of the Project. This 
includes material amendments to any applications to consent 
authorities, the Feasibility, the Approved Development Program 
and Budget, any expenditure by the Development Manager not 
provided for in the Feasibility or in the Approved Development 
Program and Budget and the appointment of sales agents.

Under the Development Services Agreement, ID_Land is to be 
paid a fee of 4.5 per cent of Total Gross Revenue for providing 
Development Management services and 1.0 per cent of Total 
Gross Revenue for sales and marketing services. In total, this 
is estimated to be an amount of $4.8 million over the term of 
the Project. Folkestone has assessed both the Development 
Management Fee and the Sales and Marketing Fee to be in line 
with industry standards.

A Project Control Group (PCG) will be established by the 
Management Committee to consider Project specific matters 
with the Fund and entities associated with ID_Land to have 
equal representation. It is intended that PCG meetings will be 
held monthly. The Development Manager attends the PCG on 
a monthly basis or more frequently as needed. The PCG will 
perform the function of deciding all matters in relation to the 
following:

•   identifying, monitoring and amending the stages and timing in  
    connection with the Approved Development Program,  
    including the Budget for the Project;

•   updating and amending the Feasibility assumptions  
    and forecasts in line with the progress of the Project;

•   entering into building contracts;

•   entering into senior debt facilities;

•   amending lot layout plans and staging programmes;

•   appointment and termination of consultants; and

•   approval of consultant costs.

3.6 CONSTITUTION

The Constitution sets out, amongst other things, the rights 
attaching to the Units. Those rights are, in certain circumstances, 
also regulated by the general law. The Constitution is available 
for inspection at the offices of FFM or may be provided by email 
on request.



The following is a summary of some of the principal rights of 
Unitholders set out in the Constitution:

•   Unitholders are entitled to receive notice of, and to attend and  
    vote at, a general meeting of the Fund and to receive all  
    notices, accounts and other documents required to be sent to  
    Unitholders under the Constitution or the general law;

•   each Unitholder present in person or by an attorney,  
    representative or proxy at a general meeting of the Fund has  
    one vote on a show of hands and one vote per dollar value of  
    the total Units they have on a poll;

•   Units may be transferred by a written document in the required  
    form. The Trustee may refuse to transfer Units without giving  
    any reason;

•   Unitholders will be entitled to participate in Fund distributions  
    according to their rights and interests. Subject to rights  
    attached to a particular class of unit, this means in proportion  
    to their Unit holdings;

•   if the Fund is wound up, Unitholders will be entitled to      
    participate in any surplus Fund assets according to their rights  
    and interests. Subject to rights attached to a particular class of      
    Unit, this means in proportion to their Unit holdings;

•   subject to law, the Trustee has all the powers in respect of the  
    Fund which it would have if it was the owner of the Fund’s  
    assets;

•   the Trustee may issue further Units in the Fund on terms and      
    conditions it determines;

•   the Constitution provides that the Trustee will be entitled to be  
    paid out of the income or capital of the Fund certain fees      
    which are detailed in Section 5.6;

•   the Trustee has a right of indemnity out of the Fund’s assets  
    unless it has acted negligently, fraudulently, in breach of its  
    obligations at law or in breach of trust; and

•   the Trustee, and its related bodies corporate, may hold Units  
    and the Trustee may contract with itself in another capacity,  
    for example as trustee of another fund, and may contract with  
    related entities for the provisions of services to the Fund paid  
    for by the Fund.

 
3.7 CUSTODIAN

The Trustee has appointed The Trust Company (Australia) 
Limited as the independent custodian to hold the assets of the 
Fund. The role of the Custodian is to hold the assets of the Fund 
and title documents (being shares in the JV Company and the 
Developer) as agent for the Trustee and to deal with the assets 
only as instructed by the Trustee. The Trustee’s relationship with 
the Custodian is governed by the Custody Agreement. It is not 
the role of the Custodian to protect the rights and interests of the 
Unitholders.

Please note: Neither the Custodian nor any member of the 
Perpetual group of companies makes any representations as 
to, and does not guarantee the return of any investment, the 
maintenance of capital, any tax deduction availability or the 
performance of the Fund.
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4.1. THE VICTORIAN ECONOMY
The Victorian economy has benefited in recent years from strong 
population growth and low interest rates, both of which have 
supported strengthening consumption and dwelling investment. 
In 2016/17, Victorian real GSP rose by 3.3 per cent, well above 
New South Wales (2.9 per cent) and Queensland (1.8 per cent) 
and the national gross domestic product (GDP) growth of 2.0 
per cent7. This represents Victoria’s third consecutive year of 
expansion at an above-trend rate.

Public demand has also grown strongly, contributing more than 
half of the overall growth in gross state product (GSP) in 2016/17. 
Public investment is expected to continue to contribute to growth 
in the economy, with government infrastructure investment 
forecast to average $10.1 billion a year to 2021/22, more than 
double the average of $4.9 billion a year from 2005/06 to 
2014/158.

The strong economic conditions have generated record levels 
of employment. The Victorian economy generated 117,300 
new jobs in 2016/17, the highest of all the States and more 
than 70 per cent of new jobs created across Australia8. Since 
November 2014, employment in Victoria has grown by 11.4 per 
cent or 333,900 persons, with the majority of growth in full-time 
employment. Employment growth has been broad-based across 
industries over the past year, led by service industries and 
construction.

According to the Victorian Government, Victoria’s real GSP is 
forecast to grow by 2.75 per cent in each of the years between 
2018/19 and 2021/228  (Table 5). Employment is forecast to 
grow by 2.0 per cent in 2018/19 and whilst the unemployment 
rate is anticipated to stabilise at 5.75 per cent in 2018/19 before 
declining to its trend rate of 5.50 per cent in 2019/20.

2016/17 
Actual 

(%)

2017/18 
Forecast 

(%)

2018/19 
Forecast 

(%)

2019/20 
Forecast 

(%)

2020/21 
Projection 

(%)

2021/22 
Projection 

(%)
Real Gross State Product 3.3 3.00 2.75 2.75 2.75 2.75

Employment 3.9 2.75 2.00 1.75 1.75 1.75

Unemployment Rate2 5.9 5.75 5.75 5.50 5.50 5.50

Consumer Price Index3 1.9 2.00 2.25 2.50 2.50 2.50

Wage Price Index4 2.0 2.25 2.50 2.75 3.00 3.25

Population5 2.3 2.30 2.20 2.10 2.00 2.00
1.  Year average growth, except for the unemployment rate and population. Forecasts are rounded to the nearest 0.25  
     percentage points, except for population. Projections for 2020/21 and 2021/22 represent long run average growth rates, except for  
     the wage price index, which remains below trend by 2021/22, and population growth, which remains above trend by 2021/22. The key assumptions  
     underlying the economic forecasts include: interest rates are reflective of movements in market expectations; an Australian dollar trade-weighted  
     index of 64.3; and oil prices that follow the path suggested by the futures market. 
2.  Year average. 
3.  Melbourne consumer price index. 
4.  Wage price index, Victoria (based on total hourly rates of pay, excluding bonuses). 
5.  Percentage change over the year to 30 June. Forecasts are rounded to the nearest 0.1 percentage point.

Source: Department of Treasury and Finance, ABS

7. ABS - 5220.0 - Australian National Accounts: State Accounts, 2016/17.
8. Victorian Government 2018/19 – Strategy & Outlook – Budget Paper No. 2.

Table 5: Victorian Economic Forecasts1: 2016/17 – 2021/22
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4.2. POPULATION GROWTH

4.2.1 Melbourne Population Growth

Across our major cities, Melbourne recorded the largest growth 
in population (125,400) in the year to 30 June 2017, followed by 
Sydney (101,600) and Brisbane (48,000) (Figure 7). Melbourne 
also recorded the fastest growth (2.7 per cent), ahead of 
Brisbane and Sydney (both 2.0 per cent).

Melbourne’s population growth is being driven by high rates of 
household formation (natural increase 36,300 people), and by 
strong net migration inflows, both from overseas (80,000 people) 
and internal migration (9,200 people). Net overseas migration 
accounted for 64 per cent of the total population change in 
Melbourne in 2016/17. 

By contrast, Sydney’s population increased by 101,600 in 
2016/17 and, as was the case for Melbourne, net overseas 
migration was the major contributor (84,700 people) to this 
growth. However, unlike Melbourne, Sydney experienced a net 
internal migration loss in 2016/17, meaning 18,100 more people 
left the city to move to other parts of Australia than arrived 
in Sydney from other parts of the country. Sydney lost most 
people to other parts of New South Wales (40,000 people) and 
Melbourne (14,400).

Melbourne’s strong population growth is set to continue with 
the population of Greater Melbourne forecast to be 5.10 
million by 2021 and 6.1 million in 2031, up from 4.6 million in 
20169.  Assuming an average of 2.4 people per household, 
this is expected to lead to the formation of more than 200,000 
additional households in Greater Melbourne between 2016 and 
2021.

This high level of underlying demand from population growth 
should continue to support new dwelling activity in the next few 
years.

Figure 7: Major Cities - Components of Population Change: 
2016/2017

Source: ABS

Key Statistics Plumpton  
Precinct

City of  
Melton

Greater  
Melbourne

Median Age (Years) 33 33 36

Couples With Children (%) 39 43 33

Average Persons per Household (No.) 3.1 3.0 2.6

Median Weekly Household Income ($) 1,625 1,538 1,539

Low Density Housing (%) 99 88 67

Median Weekly Mortgage Repayments ($) 437 394 421

Households with a Mortgage (%) 41 50 34

Median Weekly Rent ($) 324 310 355

Households Renting (%) 18 20 29

Overseas Born (%) 25 30 34

Unemployment Rate (%) 6.2 7.6 6.8

Table 6: Demographic Snapshot - 2016

Source: id. Consulting Pty Ltd/ABS

9. Victoria Government – Victoria in Future - 2016. 
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4.2.2 City of Melton Demographics

Demographic Snapshot

At Census 2016, the Plumpton precinct, in which Rosewood 
is located, and the City of Melton had a younger demographic 
(both 33 years) than that of Greater Melbourne (36 years) (Table 
6). Not surprisingly, couples with children was higher in both 
Plumpton (39 per cent) and City of Melton (43 per cent) reflecting 
this growth corridor attracting young families. 

When comparing income and mortgages across the areas, 
Plumpton has a higher median weekly household income than 
that of both the City of Melton and Greater Melbourne, and also a 
higher median monthly mortgage repayment. This reflects house/
land package prices in Plumpton, which are relatively more 
expensive compared to other new development fronts within City 
of Melton, namely Rockbank and Melton South.

Both the Plumpton precinct and the City of Melton have a lower 
percentage of households renting, which reflects the area being 
attractive to younger homebuyers buying their first home or 
upgrading.

Population Growth

The City of Melton is one of Australia’s and Melbourne’s fastest 
growing LGA’s. In the year to June 2017, the population of the 
City of Melton increased by 5.0 per cent from 141,749 to 148,896 
persons10. This was the 5th fastest growth (Figure 8) and 13th 
largest population growth across all Australian LGAs (Figure 9).

The City of Melton is expected to continue to be a rapidly 
expanding region of Greater Melbourne for the foreseeable 
future. The population is forecast to increase by 77,694 people 
or 54.8 per cent between 2016 and 202611. This equates to 
an average annual growth rate of 5.5 per cent and will lift the 
population in the City of Melton to a projected 219,443 people by 
2026 (Figure 10). 

In 2016, the dominant age structure for persons in the City of 
Melton was ages 0 – 4, which accounted for 8.7 per cent of total 
persons (Figure 11). The largest increase in persons between 
2016 and 2026 is forecast in ages 25 to 29, which is expected to 
increase by 7,395 and account for 8.2 per cent of total persons. 
The largest five year cohort in 2026 will be 30 to 34 year old’s11, 
with a total of 19,229 persons. 

As at 2016, the dominant household type in the City of Melton 
was couples with children (20,295 households) which accounted 
for 44.0 per cent of all households (Figure 12). By 2026, this type 
of household is forecast to increase by 10,284 to 30,579, and in 
doing so, increasing their share of total households to 41.8 per 
cent

Figure 8: Fastest Growing LGA’s by Percentage: 2016/2017

Figure 9: Fastest Growing LGA’s by Number of People: 
2016 /2017 

Source: ABS

Source: ABS

10. ABS - 3218.0 - Regional Population Growth, Australia, 2016/17. 
11. id. – City of Melton – Population and Household Forecasts - 2016-2041.
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Figure 10: City of Melton – Population Growth: 2016 – 2026

Figure 11: City of Melton - Forecast Age Structure:  
2016 - 2026 

Source: id. Consulting Pty Ltd/ABS

Source: id. Consulting Pty Ltd/ABS

Figure 12: City of Melton – Forecast Household Types:  
2016 - 2026 

Source: id. Consulting Pty Ltd/ABS
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4.3 MELBOURNE HOUSING MARKET

The Melbourne housing market has performed strongly in 
recent years, underpinned by State planning policies that have 
supported a steady supply of developable land within the urban 
growth area boundary, low interest rates and as noted in Section 
4.1, strong economic and population growth.

Through the Victorian Planning Authority the planning system 
has targeted a number of LGAs, including the City of Melton 
(where the Project is located) and Wyndham City to the west 
of the Melbourne CBD, Casey-Cardina to the east, and Hume, 
Whittlesea and Mitchell to the north, as the focus for much of 
Melbourne’s greenfield residential development.

House Prices 

Melbourne’s price growth has slowed in the first half of 2018, 
from double digit growth over the past few years.

In May 2018, Melbourne’s house prices fell by 0.6 per cent in the 
month, taking the annual increase to just 1.5 per cent12 (Figure 
13). This compares to price growth of 14.6 per cent in the year to 
May 2016 and 12.8  per cent in the year to May 2017. 

Despite Melbourne’s slowing house prices, it has outperformed 
Sydney in each of the past three years (Figure 13). Sydney’s 
house prices in the year to May 2018 fell by 5.9 per cent.

The median house price in Melbourne was $821,000 in May 
2018, still 19.4 per cent below the Sydney median house price of 
$1.02 million12. 

Cooling Melbourne house prices has been driven by a collection 
of factors including: 

•   a boost to supply; 

•   a tightening of prudential lending settings that has  
    progressively occurred from early 2015 until recently; and

•   a pullback in foreign demand, partly due to stricter Chinese  
    capital controls as well as increased local taxes and  
    constraints on local access to credit for foreign buyers. 

 
 
 
 
 
 
 
 
 
 
 
 
 

12. CoreLogic – Hedonic House Price Index – May 2018 Results.
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Supply

On the supply side, solid demand fundamentals and extremely 
strong capital value growth mainly in Sydney and Melbourne 
have prompted a significant supply response (Figure 14). 

After a long period when population growth exceeded the rate of 
housing construction, supply has been catching up to demand. 
The numbers could help to explain why the Sydney market has 
cooled more than Melbourne, given that rates of construction are 
now exceeding population growth, while population growth is still 
running slightly ahead of construction in Victoria (Figure 14).

Melbourne residential building approvals rose sharply between 
2012 and 2018, reaching a record high of 61,117 dwellings 
approved in the year to March 2018 (Figure 15)13. The lift in 
approvals was most evident in high-density dwelling approvals 
which have increased 80.3 per cent to 33,153 compared to only 
a 36.2 per cent increase in house approvals to 28,019 over that 
16 year period. In each of those years, apartment approvals have 
surpassed detached house approvals on a number of occasions 
in recent times—something never previously seen in the data.

It is interesting to compare Melbourne to what has been happening 
in Sydney. Sydney only recorded a ramp-up in dwelling approvals 
since 2009, some seven years after Melbourne (Figure 16). As a 
result, Sydney’s ramp-up was sharper between 2009 and mid 

2016 and it was only then that Sydney’s total approvals surpassed 
Melbourne’s (59,795 vs 58,627 in the year to August 2016). It 
didn’t take long before Sydney fell behind Melbourne again when 
approvals in the year to October 2017 came in at 55,230 versus 
55,979 in Melbourne.

The other interesting point to note is that the gap between 
Melbourne’s house and unit approvals has not been as wide as 
in Sydney. In Melbourne, house approvals have represented 
around 45 per cent of total approvals in the past year compared 
to around a third in Sydney. 

Victoria achieved 66,866 dwelling commencements in 2017, 
which represents growth of 1.5 per cent from the previous year 
(Figure 17)14. This was just below the record high of 69,142 
dwellings commencements in the year to March 2016. Of the 
total commencements, house starts fell by 0.2 per cent to 
36,338, while unit commencements edged higher by 3.6 per cent 
to 30,528 starts.

13. ABS-8731.0 - Building Approvals - March 2018.
14. ABS-8752.0 - Building Activity - December 2017.

Construction activity at Folkestone and 
ID_Land’s Truganina Project
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Figure 14:Growth In Housing Supply And Demand: Rolling 
Annual Totals: 1995 - 2018 

Source: HSBC/ABS

Figure 15: Melbourne Dwelling Approvals: 2002 - 2018 

Source: ABS

Figure 16: Sydney Dwelling Approvals: 2002 - 2018 

Source: HSBC/ABS

Figure 17: Victorian Dwelling Commencements: 2003 - 2017

Source: ABS

00
0s

 0

 10,000

 20,000

 30,000

 40,000

 50,000

 60,000

 70,000

 80,000

D
ec

-2
00

3

D
ec

-2
00

4

D
ec

-2
00

5

D
ec

-2
00

6

D
ec

-2
00

7

D
ec

-2
00

8

D
ec

-2
00

9

D
ec

-2
01

0

D
ec

-2
01

1

D
ec

-2
01

2

D
ec

-2
01

3

D
ec

-2
01

4

D
ec

-2
01

5

D
ec

-2
01

6

D
ec

-2
01

7

Ro
llin

g 
An

nu
al

 N
o.

 o
f C

om
m

en
ce

m
en

ts

Houses Units Total

 0

 10,000

 20,000

 30,000

 40,000

 50,000

 60,000

 70,000

Ju
n-

20
02

M
ar

-2
00

3
D

ec
-2

00
3

S
ep

-2
00

4
Ju

n-
20

05
M

ar
-2

00
6

D
ec

-2
00

6
S

ep
-2

00
7

Ju
n-

20
08

M
ar

-2
00

9
D

ec
-2

00
9

S
ep

-2
01

0
Ju

n-
20

11
M

ar
-2

01
2

D
ec

-2
01

2
S

ep
-2

01
3

Ju
n-

20
14

M
ar

-2
01

5
D

ec
-2

01
5

S
ep

-2
01

6
Ju

n-
20

17
M

ar
-2

01
8

R
ol

lin
g 

A
nn

ua
l 

N
o.

 o
f A

pp
ro

va
ls

Houses Units Total

 0

 10,000

 20,000

 30,000

 40,000

 50,000

 60,000

 70,000

Ju
n-

20
02

M
ar

-2
00

3

D
ec

-2
00

3

S
ep

-2
00

4

Ju
n-

20
05

M
ar

-2
00

6

D
ec

-2
00

6

S
ep

-2
00

7

Ju
n-

20
08

M
ar

-2
00

9

D
ec

-2
00

9

S
ep

-2
01

0

Ju
n-

20
11

M
ar

-2
01

2

D
ec

-2
01

2

S
ep

-2
01

3

Ju
n-

20
14

M
ar

-2
01

5

D
ec

-2
01

5

S
ep

-2
01

6

Ju
n-

20
17

M
ar

-2
01

8

R
ol

lin
g 

A
nn

ua
l 

N
o.

 o
f A

pp
ro

va
ls

Houses Units Total



Folkestone Plumpton Development Fund Information Memorandum 32

House Finance

Victoria is experiencing high levels of owner occupier lending, 
with 43,667 new loans approved during March quarter 2018, up 
2.9 per cent from the same period in 2017 (Figure 18).

In March quarter 2018, compared to the March quarter 2017, new 
owner occupier loans for newly constructed dwellings increased 
by 10.6 per cent, well above the 0.6 decline in loans for the 
purchase of new dwellings and the 2.1 per cent growth in owner 
occupied loans for established dwellings.

Overall, the 190,882 new owner occupier loans in Victoria during 
the twelve months to March 2018 was just below the record 
191,495 loans in the 12 months to February 2018. Both owner 
occupier loans for newly constructed dwellings and the purchase 
of new dwellings drove the growth, up 10.3 per cent and 10.4 per 
cent respectively. Whilst it is the dominant part of the market, 
accounting for 82.8 per cent of all loans (158,059), the growth in 
loans for the purchase of established dwellings only increased by 
3.7 per cent over the year. This reflects a shift in demand to the 
relatively more affordable outer metropolitan areas, and also to 
new housing in developments in greenfield locations.

First home buyers continue to return to the Victorian market 
(Figure 19). The number of loans attributed to first home buyers 
reached 8,169 loans in the March quarter 2018, which was a 
substantial 35.3 per cent higher than first home buyer loans in 
the same period in 2017. This was the highest March quarter total 
since March quarter 2009 when the Federal Government’s first 
home owner boost scheme was in place. Over the year to March 
2018, 33,491 loans were made to first home buyers, 23.5 per cent 
higher than in the previous year (Figure 19).

This rise in first home buyer demand can be attributed to the 
two Victorian Government initiatives commenced in July 2017 
of abolishing stamp duty for first home buyers when purchasing 
a dwelling of up to $600,000 in value when owner occupying, 
and the doubling of the first home buyer grant to $20,000 when 
purchasing a new dwelling outside of Greater Melbourne15. 
However, with the median Melbourne house price now well above 
the stamp duty concessions thresholds, industry expects the 
stamp duty cuts to have a less significant effect.

At March 2018, the average loan size attributed to a first home 
buyer was $347,700, 7.6 per cent higher than in March 201715.

Figure 18: New Owner - Occupier Loans for the Construction and 
Purchase of New Established Houses In Victoria: 2002 - 2018 

Source: ABS

Figure 19: Victorian First Home Buyer Loans: 2002 - 2018 

Source: ABS

15. UDIA - Property Market Update: March Quarter 2018.
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Land Releases and Sales

The Melbourne greenfield market continued to out-perform other 
capital cities over the 2017 calendar year – 40 per cent of the 
55,270 lots released nationally were in Melbourne (Figure 20)16.

Melbourne sales set a new record high in 2017 with 23,750 lot 
sales recorded. This was an increase of 3.8 per cent from the 
previous year. 

The UDIA noted that by the December quarter 2017, there were 
only 112 active estates in Melbourne, compared to 158 active 
estates in 2014. This restricted level of supply over the second 
half of calendar 2017 saw the average number of trading stock 
fall from 1.3 months in 2016 to a minimal 0.6 months in 2017. 
As a general guide, a market which has less than four months 
of trading stock indicates that supply is not keeping up with 
demand.

According to the UDIA, the robust population gains seen in 
recent years suggests the industry needs to deliver between 
22,000 and 24,000 lots per year in the Melbourne growth 
corridors. This is up from the long term industry average of 
around 15,000 lots. This required elevated level of supply has, 
and will continue to, put the industry under stress in delivering 
these lots in a timely manner.

The release of new PSPs (including the Kororoit PSP which the 
Project is located in) and subsequent increase in lots, will create 
competition amongst estates, and should slow down the recent 
price growth across the market. 

According to RPM Research Group, average monthly gross sales 
across Greater Melbourne growth areas (excluding Geelong) 
have escalated considerably over recent years (Figure 21), more 
than trebling from 537 lots in calendar 2012, to 1,831 lots during 
calendar 2017. Moreover, average monthly gross lot sales in 
calendar 2017 were 16 per cent higher than the previous year 
period in 2016. Significantly, in September 2017, gross sales 
recorded a long term monthly high of 2,368 lots, with sales also 
surpassing 2,000 lots in March, May and June. 

Over the four months to April 2018, growth areas across Greater 
Melbourne recorded an average of 1,409 lot sales, which was 
340 lot sales fewer than the monthly average during the four 
months to April 2017. From November 2017, total monthly gross 
lot sales for Greater Melbourne’s growth areas have shown 
declines from the corresponding figure in the same month in the 
previous year.

Figure 20: Annual Lots Released: 2009 - 2017 

Source: UDIA/National Land Survey Program
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16. UDIA - State of the Land Report: 2018 - May 2018.

THE ROBUST POPULATION GAINS SEEN IN 
RECENT YEARS SUGGESTS THE INDUSTRY 
NEEDS TO DELIVER BETWEEN 22,000 AND 24,000 
LOTS PER YEAR IN THE MELBOURNE GROWTH 
CORRIDORS.
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However, this contraction in lot sales activity has not been in 
response to a lack of demand, rather attributed to a reduction in 
new stock releases by estates as title timeframes ballooned out 
to almost fifteen months across the majority of estates. The UDIA 
note that this titling issue resulted in a 9.3 per cent decrease in 
stock released over the December quarter 2017 when compared 
to the same period a year earlier. The UDIA argue that the 
Victorian Department of Planning and local councils need 
to address a number of post-PSP inefficiencies will help the 
industry bring more stock to market in an appropriate timeframe.

City of Melton has experienced strong lot sale volumes recently 
(Figure 22), highlighted by the LGA breaking its previous peak 
in monthly lot sales four times since the start of 2017, with the 
highest monthly total of 720 lot sales occurring in September 
2017. As a result, gross sales over the twelve months to April 
2018 of 4,846 lots in City of Melton were a substantial 46 per 
cent above gross lot sales in the previous corresponding period.

According to RPM Research Group, lot sales activity over the 
twelve months to April 2018 has been more concentrated in the 
Western (Wyndham, Melton and Moorabool) growth corridor, 
compared to the Northern (Hume, Mitchell, and Whittlesea) and 
South Eastern (Cardinia and Casey) growth areas. The Western 
corridor accounted for 54 per cent of gross lots sales during this 
period, above the share of the Northern corridor (28 per cent) 
and South Eastern corridor (18 per cent). City of Melton (which 
encompasses Rosewood estate) accounted for 24 per cent of 
gross lot sales over the twelve months to April 2018, and only 
lower than City of Wyndham (27 per cent).

The net addition of ten estates in the Melton growth area during 
the second half of 2017 subsequently led to sales activity in City 
of Melton peaking at 1,468 lots in September quarter 2017, and 
remaining high at 1,272 lots in December quarter 2017. Overall, lot 
sales during the second half of 2017 were substantial 75 per cent 
above lot sales in the previous corresponding period. Over March 
quarter 2018, City of Melton recorded 989 lot sales, resulting 
is sales activity increasing by 34 per cent from the previous 
corresponding quarter.

Figure 22: No. of Estates and Lot Sales – City of Melton:  
2015 - 2018 

Source: RPM Research Division
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Figure 21: Monthly Sale Rates – Melbourne Growth Areas: 
2002 - 2018 

Source: RPM Research Division
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17. HIA/Corelogic - Residential Land Report – December 2017.

Lot Prices

According to HIA/Corelogic17, the median lot price in Melbourne 
stood at $330,000 per lot, up 35.9 per cent during 2017 (Figure 
23). Since December 2012, lot prices have risen 55.7 per cent.

By comparison, Sydney remains the most expensive land market 
with a median lot price of $450,000, which has grown 63.3 per 
cent since 2012 but only 2.1 per cent in 2017.

According to RPM Research Group, the median lot price for all 
lots sold within the identified estates in City of Melton during the 
three months to April 2018 was $279,800, which was significantly 
more affordable than the median lot price for Greater Melbourne of 
$325,100 over the same period.

Attwell estate (located adjacent to Rosewood estate on the 
eastern boundary) contained the second most expensive median 
lot price in the City of Melton at $356,500 over the three months to 
April 2018. The median lot price across all identified estates in the 
City of Melton was $279,800. The Rosewood and Bowery estates 
recorded higher median lot prices in their first month of operation 
in April 2018 of $376,000 and $359,000 respectively reflecting the 
sale of premium longer lots. The average lot price over the life of 
the project is assumed to be $344,500. The RPM Research Group 
argue that the relatively more expensive lot prices in Plumpton 
can be attributed to the suburb’s location within the City of Melton 
as the closest development front to the Melbourne CBD, and 
augmented by the current relatively low number of active estates in 
Plumpton area. The resultant acute undersupply of lots is applying 
upward pressure to lot prices in this precinct.

Outlook

Going forward, lower construction approvals, diminished spare 
construction capacity and tougher credit conditions are likely 
to slow the rate of housing development in Melbourne. This is 
likely to elongate the construction cycle and reduce the risk of a 
destabilising market correction – although pockets of the market 
may still experience excess supply.

We continue to expect a soft landing for the Melbourne housing 
market. Housing prices are unlikely to fall sharply given 
continued low interest rates, strong population and employment 
growth. Although household debt levels are high, any 
misallocation of lending does not appear to be widespread, and 
the overall Melbourne housing market is not oversupplied. The 
one caveat is that high household debt would make the economy 
more vulnerable if there was a negative economic shock.

The HIA forecast that housing starts in Victoria will gradually 
fall to 28,900 by 2019/20, down from 35,700 in 2016/17 
(Figure 24). Putting this into historic perspective, that puts 
housing commencements back to just below the number 
recorded in 2013/14. The HIA forecast a bigger decline in unit 
commencements, falling 47 per cent from a peak of 31,900 in 
2017/18 to 17,100 in 2019/20, levels not seen since 2009/10.

Figure 23: Lot Prices Sydney, Melbourne and Brisbane:  
2012 - 2017 

Source: HIA

Figure 24: Victorian Dwelling Commencements: 2009/10 to 
2019/20 

Source: HIA
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SECTION 5 
FORECAST 
FINANCIAL 
INFORMATION

Artist Impression
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This Section provides details of the following financial information 
in relation to the Fund assuming the successful allotment and 
issue of 16.5 million Units:

•   a summary of the Forecast Income Statement;

•   source and application of funds;

•   key feasibility assumptions and sensitivity analysis;

•   key accounting policies;

•   valuation policy;

•   Fund fees;

•   taxation implications; and

•   forecast distribution of profits and return of capital.

The financial forecasts have been adopted by the Directors of 
FFM and represent FFM’s best estimate assumptions as at the 
date of this IM. While the Directors of FFM believe the forecast 
assumptions used are appropriate and reasonable at the date of 
this IM, some factors that may affect the actual results cannot be 
foreseen or accurately predicted and many of these factors are 
beyond the control of the Directors of FFM.

As such, actual results may differ from the forecast returns. 
Consequently, neither FFM its officers nor any other person 
guarantees that the results in the financial forecasts will be 
achieved. 
 
5.1. FORECAST INCOME STATEMENT

Set out in Table 7 and 8 are the Forecast Project Profit together 
with the Forecast Income Statement for the Fund over the life 
of the Project. The Forecast Income Statement should be read 
in conjunction with key financial assumptions that relate to the 
Feasibility in Section 5.7, the sensitivity analysis detailed in 
Section 5.8 and risk factors set out in Section 6.

Unitholders should be aware that actual results may vary 
significantly from forecast results as future events may not occur 
in accordance with the forecast assumptions, and material 
events that cannot reasonably be foreseen may eventuate.

5.1.1. Forecast Project Profit

A summary of the forecast Project financials is as follows:

 
 
5.1.1. Forecast Project Profit

A summary of the forecast Fund Income Statement is as 
follows:

 

The Fund is targeting an equity IRR of 16.0 per cent (pre 
tax and net of fees) and a forecast return on equity of 30.0 
per cent (pre tax and net of fees) over the Fund Term. 
The forecast return in Table 8 above does not include any 
performance fees being paid to FFM. 

See Section 5.10 for a summary of the Forecast Distribution 
of Profits and Return of Capital.

Table 7: Forecast Project Financials

Forecast Project Financials  $’000
Total Forecast Project Profit 12,942

Fund 49.9% share of Forecast Project 
Profit

6,458

Fund Interest Income 137

Total Income 6,595

Fund Expenses:
Fund Establishment Fee (400)

Fund Establishment Costs (123)

Recurring Fund Expenses (282)

Management Fees (863)

Total Fund Expenses (1,668)

Forecast Fund Profit Before Tax 4,928

Income Tax Expense (1,478)

Forecast Fund Profit After Tax 3,449

Table 8: Forecast Project Financials

Forecast Project Financials  $’000
Project Sales Revenue (Net of GST And 
Selling Costs)

75,739

Project Costs
Land (incl. ID_Land Performance 
Bonus and Acquisition Costs)

29,105

Construction Costs (inc Contingency) 16,811

Statutory Fees 10,871

Professional Fees 6,884

Project Contingency 819

Admin and Accounting 108

Marketing 815

Land Holding Costs 366

Financing Costs (exc Fees) 1,761

GST Credits (4,742)

Total Project Costs 62,797

Total Forecast Project Profit 12,942
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5.2. SOURCE AND APPLICATION OF FUNDS

The funds raised under the Offer will be used to fund an 49.9 
per cent interest in the JV Company and Development Joint 
Venture and pay for the costs to establish and operate the Fund 
for the term of the Fund.

5.2.1. Sources and Application of Funds – Fund Level

Table 9 shows the sources and application of those funds over 
the term of the Fund.

Table 9: Sources and Application of Funds (Fund Level)

 

Folkestone will co-invest with Unitholders in the Fund by 
holding 20.0 per cent of Units (3.3 million Units) on the same 
terms as Unitholders under the Offer.

5.2.2. Source and Application of Funds – Project Level
Table 10 shows the sources and applications of funds over the 
term of the Project.

Table 10: Sources and Application of Funds (Project Level)

 
 
5.3. PROJECT DEBT FUNDING

Under the Feasibility, it is assumed the debt of $23.7 million 
is drawn down and repaid on a number of occasions during 
the life of the Project. The peak debt drawn down during 

construction is forecast to be approximately $17.7 million (in 
June 2019). This equates to a loan to Total Project Cost ratio 
of approximately 28.2 per cent and a loan to total Project gross 
sales revenue of 20.5 per cent. 

The Joint Venture has received an Indicative Facility Offer from 
two major Australian banks to assist with refinancing the Land 
and the development costs of the Project.

In finalising the terms for the debt facility, the Joint Venture will 
ensure that there is no recourse to Unitholders in the Fund. 
 
5.4. VALUATION

The combined cost of the acquisition of the Land ($7.25 
million) and the ID_Land Performance Bonus ($19.5 million) 
totals $26.75 million representing a price of $1.8 million per 
net developable hectare. The combined cost of the Land 
acquisition price and ID_Land Performance Bonus is supported 
by an independent valuation assessment undertaken by a third 
party valuer and property consultant. 

5.5. KEY ACCOUNTING POLICIES

The forecast financial information has been prepared in 
accordance with Australian Accounting Standards, the 
Corporations Act and the Fund’s Constitution.

Revenue Recognition

Subdivision of Land

Revenue is recognised where there is a signed unconditional 
contract of sale and the following conditions are satisfied:

•   the Joint Venture has transferred to the buyer the significant  
    risks and rewards of ownership of the Land;

•   the Joint Venture retains neither continuing management    
    involvement to the degree usually associated with ownership  
    nor effective control over the land sold;

•   the amount of revenue can be measured reliably;

•   it is probable that the economic benefits associated with the  
    transaction will flow to the Joint Venture; and

•   the costs incurred or to be incurred in respect of the  
    transaction can be measured reliably.

Interest Revenue

Interest revenue is recognised as it accrues using the effective 
interest method.

Inventories – Developments in Progress

Inventories will be stated at the aggregate of costs incurred to 
date. Costs include all costs directly related to the development 
of the land. Inventories are valued at the lower of costs incurred 
and net realisable value.

Finance costs included in the cost of inventories are those 
costs that would have been avoided if the expenditure on the 
acquisition of the development of the land had not been made. 
Finance costs incurred while active development is interrupted 
for extended periods are recognised as expenses.

Sources $'000
Proceeds from the Offer 16,500

Interim Project Distributions 548

Total Sources of Funds 17,048
Applications
Fund Capital Contribution (Equity) to 
Project

2,819

Loan Agreement No. 1 to ID_Land 9,731

Loan Agreement No. 2 to ID_Land 2,831

Acquisition Fee 400

Fund Establishment Costs 123

Recurring Administration Expenses 282

Management Fees 863

Total Applications of Funds 17,048

Sources $'000
Fund Capital Contribution (Equity) 2,819

ID_Land Capital Contribution (Equity) 2,831

Total Joint Venture Partner 
Contribution

5,650

Project Debt Funding 23,653

Recycled Project Net Sale Proceeds 33,494

Total Sources of Funds 62,797
Applications
Project Cost of Sales 62,797

Total Applications of Funds 62,797



GST

The Financial Information has been prepared net of GST.

Income Tax

Under current income tax legislation, it is expected that the 
Fund will be characterised as a “public trading trust” pursuant to 
Division 6C of the Income Tax Assessment Act 1936. As such, 
the Fund will be subject to tax on its net income at the corporate 
tax rate. Refer to Section 5.9 of the Information Memorandum for 
further information. 
 
5.6. FUND FEES

Table 11 shows the fees that may be charged to the Fund. These 
fees may be deducted from the returns on your investment or 
from the Fund’s assets as a whole.

Unitholders should read all of the information about fees and 
charges as it is important to understand their impact on your 
investment in the Fund. The fees set out in Table 11 are shown 
exclusive of any GST.

The Trustee reserves the right to waive or defer payment of its 
fees and expenses. Where it does so, the Trustee’s fees and 
expenses will accrue until duly paid. Fees which have been 
deferred at the election of the Trustee will not accrue interest

.



Folkestone Plumpton Development Fund Information Memorandum 40

Fee Amount Payment of the Fee
Entry fee Nil There are no fees charged on application to the Fund.

Withdrawal or 
Redemption Fee

Nil There is no ability to withdraw from the Fund. Upon 
termination of the Fund, no termination or withdrawal fee 
will be payable.

Due Diligence / 
Acquisition Fee

FFM will be paid an acquisition fee of $400,000. 
This is for services provided in relation to the 
Offer, and for the identification, analysis and due 
diligence work undertaken in the acquisition of 
the Project.

This fee is charged at the Fund level and is payable at the 
time of the Offer Close.

Management Fee FFM is entitled to a management fee of $450,000 
p.a.

This fee is charged at the Fund level. Payable monthly in 
arrears.

Performance Fee FFM is entitled to a performance fee equal to 20 
per cent of the total returns (including income 
and capital returns) received by Unitholders 
which are in excess of the returns which provide 
to Unitholders an annualised pre-tax Unitholder 
equity IRR of 16.0 per cent on their Units. The 
performance fee is calculated on a pre-tax total 
returns basis from the date Units are allotted, 
net of fees and expenses and having regard to 
the amount and timing of all previous returns 
received by a Unitholder (of which returns will 
be grossed up to take account of any associated 
franking credits).

This fee is charged at the Fund level. Payable when 
the relevant excess return is paid to Unitholders. The 
Performance Fee is also payable in other limited 
circumstances including but not limited to, the termination 
of the Fund and the removal of the Trustee without its 
consent as per the Constitution.

Custodian Fee The Trust Company (Australia) Limited will be 
entitled to receive a Custodian fee of $20,000 
p.a. (CPI adjusted annually excluding GST).

This fee is charged at the Fund level. Payable quarterly in 
arrears.

Expense Recoveries The Trustee is entitled to be reimbursed 
by the Fund for all expenses and liabilities 
properly incurred in establishing, managing 
and administering the Fund. These include but 
are not limited to costs and expenses incurred 
in issuing of Units, amending the Constitution, 
taxes, establishing and maintaining registers 
and accounting records, convening and holding 
meetings, marketing the Fund and preparing 
legal documentation.

Paid by the Fund as incurred. Some of the expense 
recoveries may be paid to related parties of the Trustee.

Table 11: Summary of Fund Fees
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Item Description
Base Sales Price The sales price for the lots is assumed to equate to an average of $344,500 per lot (inclusive of GST) over 

the life of the Project based on an average starting price of $328,681 per lot (inclusive of GST). Each lot will 
be marketed at a price reflective of their size and location in the subdivision.

Sales and Cost Escalation Sales escalation at 3.5 per cent per annum and cost escalation is at 2.0 per cent per annum.

Sales Rate A sales rate of 10 lots per month has been assumed during the life of the Project. 

Sales Commission Sales commissions payable to the sales agents are included at a rate of 2.5 per cent of gross sales 
revenue, payable on settlement of the residential lots. 

Marketing Costs Marketing and advertising costs (excluding sales commissions) of approximately $0.74 million (excluding 
GST) are assumed, equivalent to approximately 0.86 per cent of gross sales revenue.

Sales and Marketing Fee A fee of 1.0 per cent of total gross revenue is payable to the Development Manager over the life of the 
Project, equivalent to $0.86 million (excluding GST).

Construction Timeframe Construction is forecast to take 18 months commencing July 2018 with practical completion expected in 
January 2020.

Construction Costs Construction costs (including contingency) have been forecast at a price of approximately $15.3 million 
(excluding GST), for the delivery of the Project. A construction contingency of 5.0 per cent has been 
assumed, equivalent to $0.73 million (excluding GST), allowing for variations and unforeseen cost 
overruns. 

Professional Fees Total professional fees of $6.26 million includes allowances of approximately $2.37 million (excluding GST) 
for consultants, including fees for architects, engineers (structural, civil, services, acoustic, traffic), quantity 
surveyors, building surveyors, land surveyors, environmental consultants and legal advisers and $3.89 
million for development management fees. 

Development Management 
Fee

A development management fee of 4.5 per cent of total gross revenue is payable to the Development 
Manager over the life of the Project, equivalent to approximately $3.89 million (excluding GST). This fee is 
included within the Professional Fees cost category in Table 7.

Project Contingency A Project contingency of 2.5 per cent of the sum of construction costs, professional fees, statutory fees, 
marketing and advertising costs and legal costs is included, equivalent to approximately $0.82 million 
(excluding GST). 

Land Holding Costs Land holding costs, including land tax, council rates and service authority rates are assumed to be $0.37 
million (excluding GST) per annum. (Table 7). 

Statutory Fees Statutory fees, including Infrastructure Contribution Plan (ICP) levy ($5.01 million), Growth Area 
Infrastructure Contribution levy ($1.94 million), subdivision fees, and service authority contributions, are 
estimated to be $10.9 million (excluding GST).

GST The selling price of the residential lots is assumed to be GST inclusive and it is assumed that the margin 
scheme is applied for the purposes for calculating GST payable on sales prices. 

Borrowings It is assumed that a Construction Finance Facility will be used to assist with funding Project costs. The 
peak debt under the Construction Finance Facility is forecast to be $17.73 million including capitalised 
interest, equivalent to approximately 28.2 per cent of estimated Total Project Cost. 

Interest Rates In relation to the Construction Finance Facility, the total interest rate is assumed to be 5.1 per cent per 
annum over the term of construction. The assumed average 90 day BBSY rate of 2.0 per cent. 

5.7. KEY FEASIBILITY ASSUMPTIONS 

Table 12 sets out the Feasibility assumptions of the Project adopted by the Fund in its financial modelling.

Table 12: Key Feasibility Assumptions of the Project



Folkestone Plumpton Development Fund Information Memorandum 42

5.8. SENSITIVITY ANALYSIS

Investors should be aware that future events cannot be predicted 
with certainty and as a result, deviations from the figures 
forecast in this IM may arise. To assist Unitholders in assessing 
the significance of key assumptions on the Forecast Returns, 
a sensitivity analysis of specific scenarios and their effects on 
some key assumptions are set out below.

The sensitivity analysis is intended to provide a guide only 
and variations in actual performance may exceed the ranges 
shown. Movement in other assumptions may offset or compound 
the effect of a change in any one variable beyond the extent 
shown. The Trustee cannot guarantee that the Forecast 
Returns will be achieved, and Unitholders are advised to 
consider the assumptions, sensitivities and risk factors carefully 
when considering the Forecast Returns and the likely future 
performance of the Fund.

5.8.1. Residential Lot Sales Price

The Feasibility assumes an average sales price over the life of 
the Project of $344,500 per lot. The impact of changes to the 
sale price is shown below:

Table 13: Sensitivity 1 – Residential Prices

 
 
5.8.2. Construction Costs

The impact of changes to the construction costs in the Feasibility 
is shown below:

Table 14: Sensitivity 2 – Construction Costs

5.8.3. Construction Finance

The Feasibility assumes peak debt of $17.7 million, equivalent to 
a loan to Total Project Cost ratio of approximately 28.2 per cent. 
The interest rate assumed is 5.1 per cent comprising a base rate 
of 2.0 per cent and a margin of 3.1 per cent.

The impact of changes to the cost of debt is shown below:

Table 15: Sensitivity 3 – Construction Finance

 

5.8.4. Time Delay

The Feasibility assumes the Fund’s interest in the Project is 
expected to span 3.3 years, from July 2018 (inclusive) to October 
2021. The impact of changes to the Project programme is shown 
below:

Table 16: Sensitivity 4 – Time Delay

5.9. TAXATION IMPLICATIONS

The following taxation information provides a general outline of 
some of the taxation implications of holding Units in the Fund. 
Taxation implications for Unitholders not residing in Australia 
may differ substantially from those outlined in this Section. The 
information is current as at the date of this IM and may change 
from time to time. It does not take into account the specific 
circumstances of any Unitholder. It is therefore important 
that Unitholders obtain and rely on their own independent 
professional advice as to the specific taxation implications for 
their own circumstances. The Trustee does not purport to offer 
any taxation advice.

The information below only considers an Australian resident 
Unitholder and may not apply to Unitholders who are traders 
or who hold Units as part of a business. The information is 
also not relevant for Unitholders who are exempt from income 
tax in Australia or are subject to Division 230 of the Income 
Tax Assessment Act 1997 (i.e. the Taxation of Financial 
Arrangements).

5.9.1. Income Tax Status of the Fund

The number of Unitholders in the Fund and the nature of 
the Fund’s investments will determine how the Fund will be 
characterised for income tax purposes. The income tax status 
of the Fund will determine whether the Fund is treated as a “flow 
through” trust pursuant to Division 6, or is subject to tax on its net 
income at the corporate tax rate pursuant to Division 6C of the 
Income Tax Assessment Act 1936. The taxation of distributions 
made to Unitholders will also depend on how the Fund is treated 
for income tax purposes.

+/- Price $/Lot1 Fund Equity 
IRR (%)

Fund Return 
on Equity (%)

Feasibility 344,500 16.0 30.0
+ 10.0% 378,946 24.8 46.8
- 10.0% 310,046 4.3 8.1

+/- Construction 
Cost $/Lot2

Fund Equity 
IRR (%)

Fund Return  
on Equity (%)

Feasibility 60,886 16.0 30.0
+ 10.0% 66,973 13.5 25.1
-10.0% 54,817 17.9 33.5

+/- Interest Rate 
(including 

Margin) (%)

Fund Equity 
IRR (%)

Fund Return 
on Equity (%)

Feasibility 5.1 16.0 30.0
+ 100 bps 6.1 15.6 29.3

+/- Fund Equity IRR 
(%)

Fund Return  
on Equity (%)

Feasibility 16.0 30.0
+ 12 Month Increase 
in Programme

10.9 25.2

1Average over life of Project

2Including construction contingency of 5.0 per cent
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5.9.2. The Fund is treated as a Public Trust

A trust will be considered a “public trading trust” where it is a 
“public unit trust”, and is engaged in activities that make it a 
“trading trust”. The assessment of whether a trust is a public 
trading trust is required to be undertaken annually.

Given that the Fund will have a 49.9 per cent shareholding in the 
JV Company and a 49.9 per cent interest in the Development 
Joint Venture carrying out the Project being the development 
and sale of the property, the Fund should be considered to be 
undertaking trading activities and, therefore, a trading trust for 
the purposes of Division 6C. Accordingly, for the Fund to be 
considered a public trading trust the issue is then whether or not 
it is a “public unit trust” for the purposes of Division 6C.

The Fund will be treated as a “public unit trust” if at any time 
during the relevant year of income, one of the following is 
satisfied:

•   any of the Fund’s units are listed on a stock exchange;

•   any of the Fund’s units were offered to the public;

•   the Fund’s units are held by 50 persons or more; or

•   exempt entities hold or had a right to acquire a beneficial  
    interest in 20.0 per cent or more of the property or income  
    of the Fund, or during the relevant income year were paid  
    or credited 20.0 per cent or more of the total amounts paid or  
    credited by the Fund to its Unitholders, or rights attaching  
    to any of the units in the Fund could have given rise to such a  
    holding during the year or entitled exempt entities to 20 per  
    cent or more of any amounts paid to Unitholders during the  
    relevant income year.

However, the Fund will not be treated as a public unit trust if 
persons not more than 20 in number held at any time during the 
year, or were entitled to, or had the right to acquire, units carrying 
not less than 75.0 per cent of the beneficial interests in the 
income or property of the Fund (the 20/75 rule).

On the basis that units in the Fund will be offered to the public, 
the Fund should be treated as a public unit trust and therefore 
a public trading trust and should be subject to tax on its net 
income at the corporate tax rate. The headline company tax 
rate is currently 30.0 per cent but entities under certain turnover 
thresholds may be entitled to pay income tax at a reduced rate. 
During the Fund Term this reduced rate is 27.5 per cent. Other 
rate changes have been announced but have not yet been 
enacted.

5.9.3. Income Tax Position of Unitholders

5.9.3.1. Trust Distributions

Distributions made to Unitholders should be included in the 
Unitholders’ assessable income in the year in which the 
distribution is paid. If the distribution is franked (because income 
tax has been paid on the profits out of which the distribution is 
paid), then the amount of the associated franking credit will also 
be included in the Unitholders’ assessable income. In these 
circumstances, a Unitholder will generally be entitled to a tax 
offset against their assessable income equal to the amount of 
the franking credit. If this tax offset exceeds the Unitholder’s tax 
payable as assessed, the Unitholder may be entitled to receive 
a refund of the excess offset. A corporate Unitholder may be 
entitled to a franking credit in its franking account. 

Holding Period Rule

In order to qualify for franking benefits, including franking credits 
and a tax offset, a Unitholder is required to hold the Units “at 
risk” for at least 45 days. This “holding period rule” is subject to 
certain exceptions, including where the total franking rebates 
of an individual in a year of income do not exceed $5,000. 
Special rules apply to trusts and beneficiaries. It is important that 
Unitholders comply with this rule in order to qualify for franking 
benefits.

Returns of capital will be made progressively over the life of 
the Project, subject to ongoing requirements for working capital 
and as taxation legislation and accounting standards will allow. 
Returns of capital to recipients (in whole or part) may be treated 
as unfranked dividends in certain circumstances where capital is 
being returned and is attributable to profits. The Trustee intends 
to make capital returns only when confident they will not be 
treated as unfranked distributions.

Unitholders should wait until receipt of a distribution statement 
for each distribution paid by the Fund each year before 
completing an income tax return. The distribution statement will 
provide Unitholders with full details of the distributions paid to the 
Unitholder during the income tax year.

Cost Base of Units in the Fund

Unitholders should have cost base in their Units equivalent to the 
$1.00 per Unit subscribed, plus any incidental costs incurred in 
subscribing for the Units.

Return of Capital

Unitholders should not be assessed on any return of capital 
comprising their initial investment in the Units. Unitholders will 
be required to reduce their cost base in the Units by the amount 
of the return of capital. To the extent the return of capital is in 
excess of the cost base of a Unit, a capital gain will arise to the 
Unitholder.

5.9.3.2 Disposal or Redemption of Units in the Fund

Unitholders will derive a gain on the disposal or redemption of 
a unit to the extent that the consideration received on disposal 
or redemption exceeds the cost base of a Unit. Unitholders will 
incur a loss on the disposal or redemption of a Unit to the extent 
that the consideration on disposal or redemption is less than the 
reduced cost base of the Unit.

5.9.4. Goods and Services Tax

The Issue of Units and any subsequent transfer of Units by 
the Unitholders should not be subject to GST. The ability of an 
Australian resident that is registered or required to be registered 
for GST to claim input tax credits on related transaction costs 
(if any) may be restricted. This is a complex area of law and 
we recommend that such Australian residents seek their own 
independent tax advice in this regard.



5.9.5. Tax File Numbers

Unitholders are not required to quote their TFN in relation to an 
investment in the Fund. However, if a Unitholder does not quote a 
TFN (or ABN where appropriate), tax may be deducted from their 
distributions (as at the date of this Information Memorandum, 
the relevant rate is currently 47.0 per cent, being the highest 
marginal tax rate including the Medicare Levy).

5.9.6. Stamp Duty

No stamp duty should be payable by Unitholders on the issue 
of Units in the Fund, provided that no one Unitholder or one 
Unitholder together with associated interests acquires more than 
19.9 per cent of the Units on issue.

5.10. FORECAST DISTRIBUTIONS (INCLUDING 
RETURN OF CAPITAL) 

Based on assumptions outlined in Section 5.7, the forecast 
total return to Unitholders over the life of the Fund is $1.30 
per Unit (inclusive of tax credit) which is expected to comprise 
returns of capital and franked distributions. Given the nature of 
development projects, it is not possible to forecast the timing, 
quantum or nature of returns to Unitholders with a high degree of 
accuracy.

The first cash returns from the Project are forecast to occur in 
October 2019. Please refer to Table 17 below for a summary of 
the forecast cash distributions (comprising returns of capital and 
franked distributions).

All distributions must be paid directly into an Australian bank 
account with a financial institution (where there is a branch in 
Australia). Distributions will not be paid by cheque.

The Fund does not have a distribution reinvestment plan.

Table 17: Forecast Cash Distributions To Unitholders

 
It is the Directors’ current intention to make distributions to 
Unitholders commencing in October 2019, however prior to 
making distributions to Unitholders, the Directors may decide, 
acting in the best interest of Unitholders, to retain some or all 
of the proceeds in the Fund for capital requirements for future 
stages of the Project.

The Fund can give no assurance as to the future levels of 
distributions, the levels of franking, and the payout ratio as these 
matters depend on completion and timing of release of cash 
proceeds from the Project.

Year Ended 
30 June 

Total Distribution  
Per Unit*  

($)

Cumulative 
Distribution Per Unit 

($)
2019 0.00 0.00

2020 0.89 0.89

2021 0.39 1.28

2022 0.02 1.30

Total 1.30 1.30
*Grossed up for franking credits. As outlined in Section 5.9, the Fund 
is a tax paying entity. If the distribution is franked (because income tax 
has been paid on the profits out of which the distribution is paid) then 
Unitholders should also receive their share of the tax credit.
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SECTION 6 
RISK

Sales Office  
Rosewood, Plumpton
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There are a number of risk factors, both specific to the Fund and of a general nature, which may affect the future operating and 
financial performance of the Fund and the value of Units. Some of these risk factors can be mitigated by the use of contingencies 
and appropriate systems and actions. However, many are outside the control of the Trustee and cannot be mitigated. This Section 
describes certain key risk factors associated with an investment in the Fund. Prior to making a decision to invest in the Fund, you 
should carefully consider the following risk factors, as well as the other information in this Information Memorandum.

6.1. RISK RELATING TO THE PROJECT

Property Market and Competing Development Risk
Increase in supply, fall in demand and reduction in residential 
market value could adversely affect the value of, and rate of sale of 
the lots and thereby, adversely affect the profitability of the Project 
as well as elongating the Project programme. As set out in Section 
2.6, there are a number of other development sites which will 
actively compete with the Project.

Notwithstanding the risk of competition, FFM has chosen the 
Project on the basis it is located in what it considers to be a 
long term growth corridor of Melbourne.

Pricing has been set at an average of $344,500 per lot 
(inclusive of GST) over the life of the Project based on an 
average starting price of $329,000 per lot (inclusive of GST) 
and is considered appropriate based on recent market 
evidence for similar products.

Planning Risks
Approval of the necessary planning permit is withheld; approval 
to alter design aspects of the Project to improve profitability is 
withheld or delayed. This may adversely affect the profitability of 
the Project and also the Project programme.

Draft planning permit conditions have been received from the 
City of Melton Council. A Planning Permit is anticipated in late 
June 2018. 

Joint Venture proposals for changes to deliver a higher yield 
or other value-add strategies will be assessed on a merit 
basis and further planning applications will be submitted to 
the City of Melton Council in the ordinary course of the staged 
development.

Project Delay
If the Project programme is not achieved or is delayed due to 
factors beyond the control of the Joint Venture and Development 
Manager. Delays include engineering design and construction 
approvals by the planning authorities, unexpected decisions by 
statutory bodies, the performance of sub-contractors, equipment 
availability, unknown site conditions and/or abnormally adverse 
weather conditions consequently impacting the profitability of the 
Project.

Timing for delivery of construction is consistent with 
Folkestone and ID_Land’s experiences at their Officer, 
Truganina and Wollert land projects.

ID_Land has established relationships with local contractors 
and suppliers and has a track record in delivering residential 
land subdivisions.

Water, gas, electricity and drainage is all available to the 
Project through upgrading assets in existing road reserves 
which should assist in a timely delivery of services to the 
Project. The Feasibility has provision for these costs.

A sales rate of 10 lots per month has  been assumed, well 
below the current sales rates in the corridor which average 15 
lots per month.

The delivery of the Project will be monitored closely through 
regular PCG meetings.

Inflation and Escalating Development and Construction Cost Risks
Some development costs, particularly civil construction costs, may 
be subject to cost escalation and inflationary pressures at rates 
greater than those assumed in Section 5.7.

In particular, unforeseen increases in labour costs and further 
fuel price increases could increase the costs of the Project. The 
sensitivity of the Forecast Returns to cost escalations is detailed in 
Section 5.8.

Through the Management Committee and PCG, the Fund and 
ID_Land will manage the performance of the Project.

The Feasibility includes 5.0 per cent of construction 
contingency together with a 2.5 per cent project cost 
contingency (excluding acquisition costs and financing costs).
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Project Debt Financing Risk
The Joint Venture proposes to use debt finance as a source of 
funding for the Project. Investment losses may be magnified by 
the use of debt finance, resulting in greater losses to Unitholders 
where debt has to be repaid from the forced sale of the assets of 
the Joint Venture.

The Joint Venture currently has a Land debt facility which expires 
in February 2019 and has not secured debt finance for the entire 
Project. It is possible that the Joint Venture may not be able to 
obtain the Project debt finance at various stages of the Project 
or the debt costs are higher than that assumed in the Feasibility. 
If this should occur, the Joint Venture may suffer loss through, 
for example, not being able to complete the development of the 
Project.

Indicative offers have been received from two major 
Australian banks to provide a Construction Finance Facility 
(which includes a facility for the re-finance of the existing 
Land facility).

Under the Feasibility, it has been assumed that over the 
life of the Project, $23.6 million in debt will be utilised. 
However, debt will be procured in stages and, therefore, it 
is forecast that peak debt will be $17.7 million, equivalent 
to approximately 28.2 per cent of Total Project Costs (20.5 
per cent of the total Project gross sales revenue). This is 
not considered a large sum and well below the typical loan 
to project cost ratio that may be used for residential land 
subdivision developments.

Profits from the sale of lots in the early stages of the Project 
may be used to assist in funding later stages (see Section 
3.4.2).

Interest Rate Risk
Increases in interest rates may affect the availability or cost of 
borrowings and the Project returns.

To mitigate this risk, the Feasibility includes an estimate of 
the likely interest rate on the proposed Construction Finance 
Facility having regard to current and anticipated interest rates. 
The Feasibility assumes a market base rate (excluding bank 
margin) (BBSY) of 2.0 per cent over the life of the Fund.

Demographic Risk
The population growth in the City of Melton and/or the suburb of 
Plumpton may be less than forecast.

The Joint Venture will monitor economic conditions, such as 
population growth, and the potential impact on the Project.

Loans to Entities Associated With ID_Land
A loan facility from the Fund for up $2.83m has been provided to 
entities associated with ID_Land (Loan Agreement No.2). The 
loan is to fund ID_Land’s proportionate share of the forecast 
development equity required for the Project. It is possible that 
these entities may default in repayment of the loan.  
 
 
 
 
 
 
 

A loan from the Fund for $9.73 million has been provided to 
entities associated with ID_Land (Loan Agreement No.1). The loan 
is for an amount equal to the Fund’s proportionate share of the 
obligation to pay the ID_Land Performance Bonus. It is possible 
that these entities may default in repayment of the loan.

Under the terms of the SHA, the Joint Venture is required to 
direct all ID_Land profit distributions to the Fund in repayment 
of the loan outstanding under Loan Agreement No.2. 

Under the terms of the Development JVA, the Development 
Joint Venture is required to direct all ID_Land profit 
distributions to the Fund in repayment of the loan outstanding 
under Loan Agreement No.2. 

Loan Agreement No.2 is secured by way of a guarantee and 
indemnity from the ID_Land shareholder in the JV Company 
together with a General Security Deed over that entity which 
is registered on the PPSR.

Under the terms of the SHA, the Joint Venture is required to 
direct payment of 49.9 per cent of ID_Land’s entitlement to 
the ID_Land Performance Bonus to repayment of the loan 
outstanding under Loan Agreement No.1.  

As set out in Section 5.4, the Fund’s interest in the Land 
represented by the amount loaned as per Loan Agreement 
No.1 and the Fund’s proportion of the acquisition costs of the 
Land is supported by independent valuation.
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Conflict of Interest and Arms-length Transactions Risk
It is possible that from time to time conflicts of interest may arise 
between the interests of the Joint Venture parties. Under the Joint 
Venture terms, in addition to being a shareholder, an associate of 
ID_Land, will be the Development Manager and Project Manager

Additionally, ID_Land are also developing a 650 lot land 
subdivision called Attwell, immediately east of Rosewood.

The SHA sets out appropriate procedures to manage conflicts 
of interest including:

•   establishment of a JV Board comprising representatives  
    of both Joint Venture parties. The Board is responsible for  
    making all material decisions in relation to the Project;

•   voting control to pass to the Fund in the event of a dispute  
    between the Joint Venture and an ID_Land related entity  
    as a contractor or manager to the Joint Venture; and

•   the SHA also sets out provisions for deadlocks, disputes  
    and defaults including the appointment of independent  
    experts.

The Development Services Agreement between the Joint 
Venture and the Development Manager sets out the scope 
of the responsibilities of the Development Manager and has 
termination and dispute resolution mechanisms. A Project 
Control Group (PCG) is also established to monitor the 
Project programme. The Development Manager attends the 
PCG on a monthly basis or more frequently as needed.

The Development Services Agreement requires the 
Development Manager to procure that its related entities use 
reasonable endeavours to ensure that the Attwell project 
does not take priority over the objectives of this Project.

6.2. RISK RELATING TO THE FUND
Investment Returns

There is no guarantee that the Fund’s forecast equity IRR or return on equity will be generated or that the Fund will pay distributions at 
the rate forecast in the financial information or at all.

Tax

The Fund may be impacted by changes in taxation legislation that may or may not have an adverse impact on the forecast investment 
return.

Liquidity

Units will be illiquid as there is not going to be an alternative secondary market. However, Units may be transferred to other parties 
subject to the approval of the Trustee.

Diversification 

The Fund will only own an interest in the Project and therefore will not be diversified by geographic location or real estate sector.

Limitation of Liability

The Constitution contains provisions which eliminate or limit the liability of the Trustee and its servants, employees, agents and 
representatives.
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SECTION 7 
OVERVIEW OF 
FOLKESTONE 
& ID_LAND
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7.1. FOLKESTONE FUNDS MANAGEMENT
Folkestone Funds Management Limited (FFM) is a wholly owned subsidiary of Folkestone Limited. Folkestone Limited is an ASX listed 
real estate funds manager and developer providing real estate wealth solutions to private clients and select institutions.

Folkestone’s funds management platform offers real estate funds to private clients and select institutional investors across core, value-
add and opportunistic real estate investments. Folkestone currently has more than $1.5 billion in funds under management across listed 
and unlisted real estate funds. Folkestone’s on-balance sheet activities focus on value-add and opportunistic investments.

7.2. FOLKESTONE FUNDS MANAGEMENT BOARD
Folkestone Funds Management’s Board has a proven track record in real estate investment and development, funds management, 
finance, research and corporate governance.

GRANT HODGETTS  

Non-Executive Chairman 
BA, Assoc Dip Val, AAPI, MACID

Grant has been involved in real estate and funds management since 1979. He is currently Non-Executive Chairman of Folkestone Funds 
Management Limited, Non-Executive Chairman of Folkestone Investment Management Limited, Director of Bethley Group Pty. Limited, 
Executive Director of Knights Capital Group Limited and its subsidiaries, Director of Cedar Woods Wellard Pty Ltd and Principal of 
Hodgetts and Partners. Between early 2006 and 2010 he held various positions within the Investment and Funds Management Division 
of Mirvac Limited including that of CEO – Australia for Mirvac Investment Management. Prior to joining Mirvac, he was Head of Property 
in the Specialised Capital Group of Westpac Institutional Bank; a Division Director of Property Investment Banking at Macquarie Bank; a 
Director of Richard Ellis (Vic) Pty Ltd; and an executive of the AMP Society’s Property Division. Holding a Bachelor of Arts (Legal Studies 
and Economics) from La Trobe University, an Associate Diploma in Valuations from RMIT and an Advanced Certificate in Business 
Studies (Real Estate), also from RMIT, he is an Associate of the Australian Property Institute, a licensed real estate agent in Victoria and 
a member of the Australian Institute of Company Directors. He was a founding Director of the Property Industry Foundation in Victoria.

GREG PARAMOR AO

Managing Director 
FAPI, FAICD, FRICS

Greg has been involved in the real estate and funds management industry for more than 40 years, and was the co-founder of Growth 
Equities Mutual, Paladin Australia and the James Fielding Group. Greg was the CEO of Mirvac Group between 2004 and 2008. Greg 
is a past president of the Property Council of Australia and past president of Investment Funds Association, a Fellow of the Australian 
Property Institute and The Royal Institute of Chartered Surveyors. Greg is a board member of the Sydney Swans. Greg was awarded an 
Officer in the General Division (AO) of the Order of Australia in January 2015 for his distinguished service to the community through the 
not-for-profit sector and real estate and property investment industries.

ADRIAN HARRINGTON

Head of Funds Management 
B.SC (HONS), FFINSA, GAICD

Adrian joined Folkestone in April 2011 following the acquisition of Equity Real Estate Partners. Adrian was a founding partner of Equity 
Real Estate Partners. Adrian has more than 25 years of experience in the funds management and real estate industries. He is currently 
a Non-Executive Director of the Australian Housing and Urban Research Institute (AHURI). He was formerly CEO Funds Management, 
UK and USA for Mirvac Group. He previously held senior positions at James Fielding Group, Deutsche Asset Management, Paladin 
Australia and the Property Council of Australia. Adrian is a Fellow of the Financial Services Institute of Australasia. Adrian has a Bachelor 
of Science (Hons) from the University of New South Wales, a Graduate Diploma in Applied Finance and Investment from the Financial 
Services Institute of Australasia and is a Graduate of the Australian Institute of Company Directors.

ROSS STRANG

Non-Executive Director 
LLB (HONS), MAICD

Ross was appointed as Non-Executive Director of Folkestone in March 2011 and a Non-Executive Director of Folkestone Funds 
Management in May 2012. Ross is a consultant to Kemp Strang, a Sydney commercial law firm. Ross is one of Kemp Strang’s founders 
and was a partner in the practice for over 30 years. Ross has extensive experience in commercial real estate, construction and securities 
matters on a broad front and is well known in legal, commercial and community circles. He is a former non-executive Director of Mirvac 
Funds Management Limited and Mirvac Wholesale Funds Management Limited, and is a member of the Australian Institute of Company 
Directors.
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7.3 FOLKESTONE SENIOR STAFF 

BEN DODWELL  

Head of Real Estate 
BA (I.D.), Grad. Dip. App. Fin. SIA, DIP PROP FIN, MAICD

Ben joined Equity Real Estate Partners in October 2010, and was appointed to the role of Head of Real Estate at Folkestone. Ben 
has held a number of senior executive roles at Stockland and Lend Lease where he has been responsible for the operations and 
profitability of significant real estate investment portfolios and development pipelines. Throughout his 20 year career, Ben has broad 
sector experience in hotels, retail shopping centres, commercial buildings together with residential land, apartments and seniors 
living. Ben has a Bachelor of Industrial Design, a Graduate Diploma of Applied Finance and Investment from the Financial Services 
Institute of Australasia and a Diploma of Property Finance from the Property Council of Australia. He was appointed to the Board of 
Rowing Australia in August 2017, where he is presently a Director. Ben has attended three Olympic Games and is an Olympic, World 
Championship and Commonwealth medallist.

SCOTT MARTIN

Chief Financial Officer & Company Secretary 
B.Com, CA

Scott joined Folkestone in December 2005 and has held the position of Chief Financial Officer and Company Secretary since this time. 
Scott has over 20 years’ experience in finance, specialising in the property and construction industries having previously held positions 
at R.Corporation and Higgins Coatings. Scott is a Chartered Accountant who began his career at Deloitte providing specialist accounting 
and taxation advice to a variety of clients in a broad range of sectors. Scott is a member of the Institute of Chartered Accountants and 
holds a Bachelor of Commerce from the University of Melbourne. 

MARK STEWIEN

General Counsel 
LL.B, BCom (Finance)

Mark joined Folkestone in September 2012 following Folkestone’s acquisition of Austock’s property business (Mark joined Austock in 
2009). Mark is General Counsel at Folkestone. Mark has over 15 years experience in corporate, funds, finance and real estate law in 
Australia and overseas including serving in-house at Nakheel in Dubai and in private legal practice at Baker & McKenzie. Mark holds a 
Bachelor of Laws and Bachelor of Commence from Deakin University.

CHARLES SHAW

Investment Executive 
B.Com

Charles joined Folkestone in September 2013. Since then Charles has worked across Folkestone’s investment portfolio of residential 
land subdivisions as well as other investments including industrial business parks, retail, office. Charles holds a Bachelor of Commerce 
from the University of Melbourne.
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7.4. ID_LAND
ID_Land is a Melbourne based residential property development business established and operated by its Directors, Matthew Belford 
and Jeffrey Garvey. ID_Land has a focus on two key areas, the growth suburbs through new land estates and existing suburbs 
through medium density townhouse developments. ID_Land currently has a residential development pipeline valued in excess of  
$2 billion throughout Melbourne and Geelong.

 
7.4.1 ID_Land Key Personnel 

MATTHEW BELFORD  

Director

Having spent his entire career in the property development industry, Matthew has significant experience in residential and mixed-use 
development. Matthew co-founded ID Land which has grown into a diversified residential development company with a development 
pipeline valued at over $2b throughout Victoria. Prior to founding ID_Land Matthew had driven the acquisition and management of some 
of Melbourne’s landmark property developments for both private developers and public companies.

JEFFREY GARVEY

Director

Jeffrey’s career has been in residential, commercial and industrial development. Jeffrey co-founded the award winning residential 
development company ID Land in 2009. Prior to founding ID_Land Jeffrey worked for both private and public companies, Jeffrey has led 
the acquisition and facilitated the development of some of the industries’ best known large scale and boutique developments. 

7.4.2 Current Projects By ID_Land

Table 18 below provides an overview of the current ID_Land residential projects in Victoria.

Table 18: Current ID_Land Projects

Name Location Type
Rosewood* Plumpton Residential Land

Potters Northside* Officer Residential Land

Elements* Truganina Residential Land

Amber* Wollert Residential Land

Watermark Watermark Residential Land

Attwell Plumpton Residential Land

Glenlee Geelong Residential Land

Willowbank Gisborne Residential Land

Prospect Prospect Townhouse

The Walter* Hadfield Townhouse

Port Melbourne Port Melbourne Townhouse

Yarraville Yarraville Townhouse

Brunswick Brunswick Apartments

Source: ID_Land

*JV with Folkestone or Folkestone Managed Fund.
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SECTION 8 
HOW TO 
INVEST

CS Square Shopping 
Centre, Caroline Springs
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8.1 HOW TO INVEST

The Offer is only open to Wholesale Clients receiving this IM 
within Australia.

Subscription for Units can only be made by completing the 
electronic version of the Subscription Form which will be 
emailed to you by the Fund’s registry, Boardroom Pty Limited 
(Boardroom), once you have confirmed your participation in 
the Offer to FFM. The Subscription Form must be completed 
in accordance with the instructions set out in the Subscription 
Form. To be considered for the Offer, your completed 
Subscription Form must be lodged by the Offer Close date 
of 21 June, 2018.

Your Subscription Form should be sent to Boardroom as per the 
instructions on the Subscription Form

A completed and lodged Subscription Form cannot be withdrawn 
and constitutes a binding subscription for the number of Units 
specified in the Subscription Form, or a lesser number as 
determined by the Trustee, on the terms set out in this IM. The 
Subscription Form does not need to be signed by an Investor to 
be binding on an Investor. Subscription Forms must be received 
by the Offer Close. If the Subscription Form is not completed 
correctly, or is received by the Trustee after the Offer Close, the 
Trustee may in its discretion either reject it or treat it as invalid. It 
is important that you read this entire IM, and consider consulting 
with your financial or other professional adviser, before deciding 
to apply for Units in the Fund.

You must lodge your completed Subscription Form by the Offer 
Close date to be eligible to subscribe for Units under the Offer. 
You do not need to lodge your Subscription Monies at 
the time of lodgement of your Subscription Form. If your 
subscription for Units is successful, you will receive a confirmation 
from the Trustee after the Offer Close date. Upon receiving this 
confirmation, you then have until the Subscription Payment Date 
of 12 July, 2018 to make payment of your Subscription Monies and 
provide all required AML identification documentation as specified 
in the Subscription Form. Payment of your Subscription Monies 
may be made by either:

•   BPAY – instructions will be provided on the Subscription Form; 
or 
•   cheque – you should make your cheque out to The Trust  
    Company (Australia) Limited ACF Folkestone Plumpton  
    Development Fund – Application Account and crossed ‘not  
    negotiable’ in payment for the Units being applied for. 

8.2 MINIMUM COMMITMENT

The minimum Commitment under the Offer is 100,000 Units at 
the Offer Price of $1.00 per Unit for a total cost of $100,000. 

Additional commitments must be made in multiples of 50,000 
Units.

FFM may accept subscriptions below the minimum Commitment 
at its discretion provided the investor meets the requirements of 
a Wholesale Client. 

8.3 ALLOTMENT OF UNITS

If the Offer is over-subscribed, the Trustee reserves the right 
to issue less than the number of Units applied for, or to reject 

any Subscription in its absolute discretion. In either case, the 
Trustee will refund any surplus subscription monies to the 
applicant (without interest) as soon as practicable after the Offer 
closes. The Trustee may issue Units prior to the close of the 
Offer. Where it does so, all Units will rank equally in all respects. 
Pending the issue of Units, subscription monies will not accrue 
interest. 

8.4 TAX FILE NUMBER (TFN) AND AUSTRALIAN 
BUSINESS NUMBER (ABN)

Unitholders can provide their TFN or ABN on the Subscription 
Form. This is not legally required however, if a Unitholder does 
not quote a TFN, ABN, or relevant exemption, tax at the highest 
marginal rate plus Medicare Levy will be deducted from all 
distributions made by the Fund. 

Further details in relation to taxation are set out in Section 5.9 of 
this IM. 

8.5 LIQUIDITY AND REDEMPTION

The Fund is a closed-end fund and is expected to terminate in 
October 2021, equating to a Fund term of approximately 3.3 years 
(unless Unitholders vote to terminate the Fund earlier and sell the 
assets).

Due to the nature of the Fund’s structure, an investment in the 
Fund should be viewed as a medium to long term investment. No 
redemption or exit facility will be offered during the term of the 
Fund nor is it intended for Units to be listed on the ASX or any 
other securities exchange.

Unitholders may however, subject to the Fund’s Constitution, 
sell or transfer their Units at any time, subject to the Trustee’s 
approval. 

8.6 PRIVACY POLICY

In completing the Subscription Form to invest in the Fund, you 
provide the Trustee with your contact details (name, address 
and phone numbers). The Trustee will use this information to 
establish and manage that investment for you. The Trustee 
may also use such information to forward to you, from time to 
time, details of other investment opportunities available from 
the Trustee or any other entity associated with the Trustee. By 
completing the Subscription Form, you consent for the purposes 
of the Spam Act 2003 (Cth) to receiving commercial electronic 
messages from the Trustee or any other entity associated with 
the Trustee. However, if you request, no information of that 
nature will be sent to you. 

Under Australia’s National Privacy Principles, you may access 
personal information about you held by the Trustee except 
in limited circumstances, and let us know if you think the 
information is inaccurate, incomplete or out of date. You can also 
tell us at any time not to pass on your personal information by 
advising us in writing. If you do not provide us with your contact 
details and other information we may not be able to affect your 
investment. The consequences of not providing your tax file 
number are described in the taxation information in Section 
5.9.5. 

Where permitted by law, including the Privacy Act 1988 (Cth), the 
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Trustee, any other entity associated with the Trustee, and third 
parties such as investment advisers and brokers acting on your 
behalf may exchange with each other any information about you 
which you have provided on the Subscription Form or information 
concerning your transaction details or transaction history. In 
addition, if the Trustee engages anyone to do something on its 
behalf (for example, a mail house or data processor), then the 
Trustee and that person engaged may exchange with each other 
information concerning your transaction details or transaction 
history for the purposes referred to above. The Trustee may also 
collect some information that is not personal information because 
it does not identify you or anyone else. For example, we may 
collect anonymous answers to surveys or aggregated information 
about how users use our website. We are required to collect your 
name, address, date of birth and other verification information 
under the AML / CTF Act. 

The Trustee collects your personal information directly from 
you unless it is unreasonable or impracticable to do so. In some 
circumstances, personal information may be provided to the 
Trustee by other parties such as your agent and may be collected 
on behalf of the Trustee by service providers such as its property 
manager and its share registry operator. The Trustee may also 
collect personal information from parties including its related 
companies and managed trusts, from third party companies 
such as credit reporting bodies, law enforcement agencies and 
other government entities. Under various superannuation and 
tax laws we may be obliged to pass certain information on to 
other organisations including the Australian Taxation Office. The 
Trustee’s Privacy Policy sets out the policies on management 
of personal information. Please contact us if you would like 
information about, or a copy of, our Privacy Policy which is also 
available on our website www.folkestone.com.au under the 
Corporate Governance section.

If you have any complaints, please contact us by calling (03) 
9046 9946 or by writing to:

Folkestone Funds Management Limited 
Level 14, 357 Collins Street 
Melbourne VIC 3000

To find out more about your rights and remedies for breaches 
of privacy, you can visit the Privacy Commissioner’s web site 
at www.privacy.gov.au or contact the Privacy Commissioner’s 

hotline on 1300 363 992. 
8.4 ENQUIRIES

If you have any enquiries regarding the Offer, please contact one 
of the following people: 

Adrian Harrington 
Head of Funds Management 
Email: aharrington@folkestone.com.au 
Phone: +61 2 8667 2882 / Fax: +61 2 8667 2880 

Lula Liossi 
Investor Relations Manager 
Email: lliossi@folkestone.com.au 
Phone: +61 3 9046 9946 / Fax: +61 3 9046 9999 

Harry Horwitz-Rourke 
Distribution Manager 
Email: hhorwitz@folkestone.com.au 
Phone: +61 2 8667 2830 / Fax: +61 2 8667 2880 

Monica Hood 
Business Development Manager 
Email: mhood@folkestone.com.au 
Phone: +61 2 8667 2821 / Fax: +61 2 8667 2880
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Kororoit Creek
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SECTION 9 
GLOSSARY
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BBSY Australian Bank Bill Swap Reference Rate used to determine the benchmark interest rate to price 
variable rate loans.

Bonds Refundable bonds to be provided to the City of Melton Council and Melbourne Water as a condition 
of the Planning Permit.

Constitution The Constitution for the Fund dated 28 May 2018 (as amended from time to time). 

Construction Finance Facility A loan from a leading Australian bank to assist in the funding the construction of the Project inclusive 
of a Land facility (see Section 3.4.2).

Corporations Act Corporations Act 2001 (Cth). 

Custodian The Trust Company (Australia) Limited (ACN 000 000 993).

Custody Agreement The agreement under which the Trustee has appointed the Custodian to hold the assets of the Fund 
as agent for the Trustee.

Developer ID-FLK Rosewood Development Pty Limited (ACN 626 470 960) as agent for the Development Joint 
Venture.

Development Joint Venture The unincorporated joint venture between the Fund (holding a 49.9 per cent interest) and JG Taylors 
2 Developments Trust and the MB Taylors 2 Developments Trust, being entities associated with 
ID_Land (collectively holding a 50.1 per cent interest).

Development JVA The joint venture agreement dated 30 May 2018 in respect to the Development Joint Venture.

Development Manager ID_Land Pty Ltd (ACN 126 819 636).

Development Services  
Agreement 

The agreement dated 30 May 2018 between the Developer and the Development Manager which 
sets out the development manager’s role in the day to day coordination and management of the 
Project.

DMA The development management agreement dated 30 May 2018 between the JV Company and 
Developer appointing the Developer to undertake the development of the Land.

Equity Raising The capital raising envisaged in accordance with this IM.

Feasibility The feasibility for the Project including cashflow and program adopted by the Joint Venture to derive 
the financial forecasts in the IM.

FFM/Trustee Folkestone Funds Management Limited (ACN 138 125 881), AFSL 340990.

Folkestone Folkestone Limited (ACN 004 715 226).

Forecast Return A target equity IRR of 16.0 per cent per annum (pre-tax, net of fees) and a forecast return on equity 
of 30 per cent (pre tax, net of fees) over the term of the Fund.

Fund Folkestone Plumpton Development Fund.

Fund Term The term of the Fund is approximately 3.3 years unless Unitholders vote to terminate the Fund 
earlier.

ICP Infrastructure Contribution Plan.

ID_Land ID_Land Pty Limited (ACN: 126 819 636) and its associated entities.

ID_Land Performance Bonus The performance bonus payment payable by the Joint Venture to ID_Land in accordance with 
Section 3.1 of this Information Memorandum.

Information Memorandum/IM This Information Memorandum dated 13 June, 2018. 

IRR Internal rate of return of investment in the Fund being the discount rate for which the total present 
value of future cashflow equals the cost of investment.

Joint Venture The joint venture between the Fund and the MBJG Taylors 2 Unit Trust (an entity associated with 
ID_Land) by way of the Fund having a 49.9 per cent shareholding and MBJG Taylors 2 Unit Trust 
having a 50.1 per cent shareholding in the JV Company.

JV Board The Board of the JV Company comprising directors representing each Joint Venture party and which 
is responsible for all material strategic decisions in relation to the Project.

JV Company ID Taylors 2 Pty Ltd (ACN 600 648 253), which is the Joint Venture.

Kororoit PSP The Kororoit Precinct Structure Plan (1080) approved by the Minister of Planning on 1 February 2018 
that covers an area of approximately 925 hectares of land.

LGA Local Government Area.
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Land The land located at 961-1025 Taylors Road, Plumpton, Victoria, and comprises the whole of the land 
identified in Volume 11154 Folio 419 (being lot 8 on the Plan of Subdivision 059030) (Title Plan No. 
636060W).

Loan Agreement No.1 The loan agreement between the Fund, as lender, and entities associated with ID_Land, as borrower 
for $9.73 million, which amount is repayable from 49.9 per cent of ID_Land’s entitlement to the 
ID_Land Performance Bonus.

Loan Agreement No.2 The loan agreement between the Fund, as lender, and entities associated with ID_Land, as 
borrowers, to fund up to $2.83 million towards ID_Land’s proportionate share of the forecast equity 
for the Project.

Offer The invitation to apply for Units under the Information Memorandum. 

Offer Close The closing date of the Offer being 21 June, 2018 or such other time and date as is determined by 
the Trustee.

Offer Open 13 June, 2018.

Offer Period The period from the time the Offer opens to the time the Offer closes.

Performance Fee A performance fee equal to 20.0 per cent of the total returns (including income and capital returns) 
received by Unitholders which are in excess of the returns which provide to Unitholders an 
annualised Unitholder equity IRR of 16.0 per cent on their Units (pre-tax, net of fees) 
referred to in Section 5.6.

Planning Permit The Planning Permit to be granted to the Project by the City of Melton Council.

Precinct Structure Plan (PSP) A long-term plan for urban development. It describes how the land is expected to be developed and 
how and where services are planned to support development.

Project Control Group (PCG) The project control group formed to perform the function of deciding certain matters and affairs of 
the Project.

Project/Development/ 
Rosewood

The development of residential house lots on the Land by the Joint Venture.

SHA The shareholders agreement dated 30 May 2018 between the Fund and MBJG Taylors 2 Unit Trust 
(an entity associated with ID_Land) to undertake the Project.

Subscription Form The Subscription Form referred to in Section 10.

Subscription Monies The Offer price of $1.00 multiplied by the number of Units to be issued pursuant to a Subscription.

Subscription Payment Date The date by which investors who submitted a Subscription Form and received confirmation by the 
Trustee of their allocation of Units need to make payment of their Subscription Monies and provide 
all AML identification documentation required by the Subscription Form. This date is anticipated 
to be 12 July, 2018 however, will be confirmed by the Trustee to investors after lodgement of their 
Subscription Forms.

Total Project Cost The total costs to deliver the Project including the cost of acquiring the Land. 

Unit A registered Unit (whether fully or partly paid) in the capital of the Fund.

Unitholder A holder of a Unit.

VPA Victorian Planning Authority.

Wholesale Client An investor who is a wholesale client for the purposes of section 761G of the Corporations Act.
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Sales Sign 
Rosewood, Plumpton
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10. SUBSCRIPTION FORM

Read the IM IM available by contacting: 
+61 3 9046 9946 
office@folkestone.com.au

Currently an Investor in a  
Folkestone Managed Fund

Once you have confirmed your investment amount with Folkestone, the Fund’s registry Boardroom 
Pty Limited (“Boardroom”) will send you an on-line Subscription Form. The Subscription Form is 
pre-filled for existing investors, once you enter your postcode. Once the online Subscription Form 
has been completed, it must be scanned and emailed back to the Fund’s registry, Boardroom at 
corporateactions@boardroomlimited.com.au.

Not Currently an Investor in a  
Folkestone Managed Fund

If you are not a current investor in a Folkestone Managed Fund or are investing under a new entity, 
you will need to provide these details on your Subscription Form. Upon receipt, Boardroom will 
contact you for identification.

OUR FUND
The Subscription Form accompanies the Information 
Memorandum (IM) for the Folkestone Plumpton Development 
Fund (“Fund”) issued by Folkestone Funds Management Limited 
ACN 138 125 881, AFSL 340 990 (“FFML“, “we”, “us”, “our”). 
You should read the accompanying IM before completing the 
Subscription Form. Unless otherwise defined, capitalised terms 
have the meaning given to them in the IM.

CONFIDENTIALITY
The Trustee will maintain all information collected from investors 
in a secure manner in accordance with anti-money laundering 
and counter terrorism financing (“AML/CTF”) legislation and 
relevant privacy principles. We will only disclose information 
about you where we are required to do so by law. This means that 
identification information may be disclosed to government or law 
enforcement agencies. We may also disclose this information to 
other entities involved with the investment to the extent that this 
information is required to fulfil that entity’s AML/CTF legislation 
obligations.

SUBSCRIPTION MONIES
You must lodge your completed Subscription Form by the Offer 
Close date 21 June, 2018 to be eligible to subscribe for Units 
under the Offer. You do not need to lodge your Subscription 
Monies at the time of lodgement of your Subscription Form. 
If your subscription for Units is successful, you will receive a 
confirmation from the Trustee after the Offer Close date. Upon 
receiving this confirmation, you then have until the Subscription 
Payment Date of 12 July, 2018 to make payment of your 
Subscription Monies and provide all required AML identification 
documentation as specified in the Subscription Form. 

INCOMPLETE APPLICATIONS
If for any reason the Trustee is unable to process your application 
(eg. if the Subscription Form is incorrectly completed or we have 
not received all the Subscription Monies in full), we may, at our 
absolute discretion, delay/cancel your Subscription. 

REJECTED APPLICATIONS
The Trustee has the sole discretion whether to accept or reject a 
Subscription Form. If your Subscription Form is rejected, wholly 
or in part, then the Trustee will notify you in writing and return the 
relevant Subscription Monies, within 30 days of us rejecting your 

Subscription Form.
By completing the Subscription Form, you are making an offer to 
become an investor in the Fund and you are agreeing to be legally 
bound by the Constitution and the terms of this IM. Completed 
Subscription Forms cannot generally be withdrawn.

SIGNING YOUR SUBSCRIPTION FORM
You must sign your Subscription Form. 

 By signing and returning your Subscription Form, you will be taken 
to represent and warrant that:

•  you have read and understood the IM;
• you are a Wholesale Client;
•  you agree to be bound by the Constitution and the terms of the 

Offer set out in the IM;
•  you acknowledge that an investment in the Fund is subject to 

investment and other risks and that neither the Trustee or any 
of its related bodies corporate guarantee the performance of the 
Fund;

•  you agree to your personal information being used in the 
manner set out in the IM;

•  the details and information contained in your Subscription Form 
are accurate and complete; and

•  you are not, as a result of the law of any place, a person who to 
whom this IM should not be given. 

ADDITIONAL INFORMATION
Please contact us if you need assistance in completing your  
on-line Subscription Form. 

Lula Liossi 
Investor Relations Manager 
Tel:  +61 3 9046 9946 
Email: lliossi@folkestone.com.au

or

Boardroom Pty Limited 
Tel:  1300 737 760 
Email: corporateactions@boardroomlimited.com.au



TRUSTEE AND INVESTMENT 
MANAGER

Folkestone Funds  
Management Limited 
ACN 138 125 881    AFSL 340 990 
Level 14, 357 Collins Street 
Melbourne VIC 3000

T: +61 3 9046 9900 
F: +61 3 9046 9999 
W: www.folkestone.com.au

DIRECTORS

Grant Hodgetts 
(Chairman) 
 
Greg Paramor AO 
(Managing Director) 
 
Ross Strang 
(Non-Executive Director) 
 
Adrian Harrington 
(Head of Funds Management)

CUSTODIAN

The Trust Company (Australia) Limited  
ACN 000 000 993  
Level 13, 123 Pitt Street 
Sydney NSW 2000 
T: +61 2 8295 8100

LEGAL ADVISORS

Clayton Utz 
ABN 35 740 217 343 
Level 15, 1 Bligh Street 
Sydney, NSW 2000 
T: +61 2 9353 4000

TAX ADVISOR

PricewaterhouseCoopers Australia 
ABN 2 780 433 757 
Level 19, 2 Riverside Quay 
Southbank, VIC 3006 
T: +61 3 8603 1000
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