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1. Purchase Outline 
 

1.1 Property Overview 
 

Winslade comprises of six (6) rural blocks with a total area of approximately 486 hectares held 
under a 99 year rural lease with considerable time to run by  (‘the 
lessee’).  The lease runs until 2101.  The lease permits the use of Winslade principally for 
agriculture and the property has primarily operated as a Cattle farm.  
 
The lease commenced in 2002 and is over Blocks 435, 439, 440, 441, 456 and 476 District of 
Stromlo.   Winslade is currently being operated as a commercial farming operation. 
 
The LDA was approached by the current owner to see if the LDA was interested in purchasing 
the property.  The LDA undertook a market valuation of the property with the valuer Knight 
Frank determining a current rural value of $6.5m to $7.5m excluding GST.  The owner 
indicated an interest to sell at a price consistent with the valuation.  If purchased, the LDA 
would sublet the operations of the property until land development activity commences.  
 

1.2 Land Acquisition Policy Framework 
 

The Planning and Development (Land Acquisition Policy Framework) Direction 2014 (No 1) 
(‘the framework’) came into effect on 20 June 2014 allowing the LDA to undertake strategic 
land acquisitions in accordance with the framework.  The acquisition of this property falls 
within this framework. 
 
The framework provides for a land acquisition limit of $20 million (per financial year) after 
which Government agreement is required for each purchase.  
 
Any land acquisitions: 

• below $5 million require agreement by the LDA Board with advice to the relevant 
Minister; 

• between $5 million and $20 million requires agreement by the Chief Minister and 
Treasurer with a business case provided to ACT Treasury; and 

• over $20 million, agreement by Government. 
 
Note that this acquisition falls within clause 2.2.1 (b) of the Framework and requires 
agreement by the Chief Minister and Treasurer. This business case is to address the 
requirements of the framework by providing the acquisition details to ACT Treasury for this 
land acquisition. 
 

1.3 LDA Board Approval 
 

In xxxx  201x, the LDA Board approved entering negotiations for the possible acquisition of 
Winslade up to a limit $xxxxm plus GST. 
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Since that meeting the LDA has conducted a review of farm operations and the financials of 
the property with the agreement of the current lessee as well as preparing the business case 
prior to discussion with Treasury to seek its support in accordance with the Land Development 
Agency – Land Acquisition Policy Framework.   
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Figure 1 – Winslade Location 

 
2. Needs Analysis 

 
The purchase of this property by the LDA is to provide security for future Greenfield land, 
unlock the potential for future acquisition of adjacent properties and respond to future 
growth requirements are discussed in 2.1 below.    
 
This approach is predicated on the existing rural overlay for Winsalde, the fact that a number 
of the blocks in this area are adjacent to existing urban infrastructure, and advice that the 
lessee is a willing seller after first approaching the LDA.   
 
The purchase of Winslade will add to the blocks north of the Molonglo River that have already 
been purchased by the LDA as a strategic acquisition in the Central Precinct to create a greater 
developable area.  These acquisitions are shown at Attachment 2. 
 

2.1 Suitability 
 
The Canberra Plan published in 2008 highlighted significant increases in population, the 
growth of the economy, gross household income, a small increase in the labour market and 
increases in housing numbers.  This highlights growth in the economy and an increase in 
housing demand.  While the resultant Structure Plan that developed from these earlier 
considerations, it concentrated development focus in the Eastern Precinct, the key principles 
of the Canberra Spatial Plan would equally apply to cover the Huntly property.   
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The key principles are: 
• Containing growth 
• Residential intensification 
• Centralising new residential areas 
• Locating employment 
• Protecting biodiversity 
• Good travel connections 
• Sustainable growth of the region. 

 
In the ACT Planning Strategy – Planning for a Sustainable City (2012) there is a clear indication 
of where the main areas of growth should be located.  Figure 2 from the Strategy indicates 
those areas where investigations should focus between 2012 and towards the end of the 
Strategy.   
 

Figure 2 – ACT Planning Strategy 
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The areas identified include the remainder of Gungahlin (now well advanced), Molonglo Stage 
3 (in the Land Release Program for first release in 2018-2019), West Belconnen (planning well 
advanced), the Eastern Broadacre Area (EPBC Strategic Assessment in process), and the 
Western Edge Study extending from the southern edge of Belconnen down the western side 
of Molonglo and Tuggeranong.  This latter area includes the Central Precinct of Molonglo as 
well as the property of Huntly.  The southern part of the Western Edge Study includes West 
Murrumbidgee which was the subject of detailed planning in the mid seventies by the former 
National Capital Development Commission (NCDC). 
 
Winslade also correlates well to other land purchases in the same area by the LDA.  Huntly, 
Lands End in Central Precinct of Molonglo and Block 19 Stromlo to the west of Weston Creek 
also fall in the Western Edge Study area identified in the ACT Planning Strategy.  Further 
properties in this area are likely to become available over the next 5 or 10 years which 
provides Government with development opportunities that until now have not been 
considered. 
 
As the Planning Strategy points out, short and longer term actions are critical to achieving 
current policy or to initiating more substantial, long lasting change opportunities. 
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The potential purchase of Huntly is considered a significant strategic acquisition in securing 
land ahead of time in and adjacent to the other already identified precincts in Molonglo.  In 
the meantime the property would be maintained as a commercial operation until a variation 
to the Territory Plan was supported for future urban development.     
 

2.2 Demand and Supply  
 
A detailed analysis of Demand and Supply is included at Attachment 4. 
 
In summary, the purchase of Winsalde is to add to available land supply for the period 2035 to 
2045. 
 
The analysis of demand and supply indicates that at 2030:- 

• Gungahlin supply is expected to be completed (by 2028);- 
• West Belconnen (ACT) is likely to be 50% released by 2030, leaving 2,500 to 3,000 

detached housing sites available, most of which  are  expected to be developed after 
the NSW component of West Belconnen is developed. The NSW component will offer 
in the order of 3,500 to 4, 500 detached housing sites( 400 per year until 2045); 

• Molonglo 3 is expected to have approximately 2,000 detached housing sites remaining 
at 2030 (400 per year until 2035); 

•  Ginninderra (CSIRO site) assuming the development proceeds will likely have 
approximately 3,500 detached housing sites remaining – (400 per year until 2039); 
and 

• Developments in surrounding NSW, such as Tralee/Googong (or similar areas) will 
continue to provide supply to the region. 

 
The development of Winslade and other strategic purchases West of Molonglo 3 will provide  

• Supply of approximately 400 detached housing sites per year until 2060; 
• Be an addition, although likely a lower priced product, to Molonglo 3; and 
• Provide a continuation of third development front within the ACT – in addition to 

West Belconnen  ( low priced supply) and Ginninderra (premium priced). 
 
Overall supply from 2030 is likely to be provided by:- 

• West Belconnen – estimated 400 detached housing sites per year; 
• Molonglo 3 – estimated 400 detached housing sites per year for 5 years; 
• Ginninderra – estimated 400 detached housing sites per year; and 
• Huntly (Stromlo) – estimated 400 detached housing sites per year, 

 
This totals approximately 1,600 detached housing sites per year. 
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2.3 Issues 
 

Opportunities to purchase Greenfield land in strategic locations are limited. The landowner of 
Winslade has approached the LDA.  Following negotiations the current landowner has 
indicated that they will accept an offer of $7.5m plus GST for the property, which is at the 
higher end of the Knight Frank valuation. 
 

2.4 Benefits  
 

Winslade is in a strategically advantageous position for future development which would 
capture the uplift in value for the land rezoning from rural to residential purposes. An 
estimated 3,800 dwellings could be delivered on this property based on an assumption of 60% 
developable area.   
 
Initial assessments have confirmed the potential of Winslade to deliver the benefits outlined 
above and subsequent more detailed capability assessments will be commenced at an 
appropriate time once the acquisition has been agreed.   
 
In the future the Territory will continue to target the acquisition of potential urban land on 
privately owned land holdings as well as explore other options for development with 
neighbouring land holders. 
 

3. Risk Assessment 
 

3.1 Bushfire  
There is a risk of bushfire impact on Winslade as evidenced by the 2003 bushfire.  Winslade 
lost fencing, the shearing shed, associated yards and possibly stock in that fire.   

- Risk Mitigation - To reduce the risk, a bushfire risk strategy should be implemented 
immediately after the sale settlement if there isn’t one in place with the current owner.  
A number of agencies including the Emergency Services Authority will be involved in the 
development of such a strategy. This will be implemented through the farmwise fire plan 
approved in the Land Management Agreement. 

3.2 Assets 
There are a number of assets on the property excluding the stock and dams.  The assets 
include the main residence, original homestead, guest accommodation and many 
improvements including sheds, storage tanks and a horse arena.  The fencing was 
completely replaced after to 2003 fires. 

- Risk Mitigation - Management of these assets will be undertaken by the current owner 
on a lease back arrangement to maintain in good repair. 
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3.3 Returns 
Returns to Government in future urban development on Winslade are not as expected.   

- Risk Mitigation – Returns have been estimated using the best available information at 
the time. As due diligence and master planning proceeds, there will be updates to 
expected returns and Government will be kept informed.   

3.4 Management 
The management of the property will be vested in the current owner under a lease back 
arrangement and management agreement.  The risk is that the management put in place 
does not adequately address all the risks related to the property such as seasonal variations 
etc or inappropriate stocking and market conditions.   

- Risk Mitigation - Management of Winslade should take into account this risk and ensure 
adequate responses are included in the final agreement.  Any agreement must be 
reviewable at agreed timeframes so that consequential management action can be 
taken as appropriate. 

3.5 Commitment Risk 
Commitment risk is the movement away from already publicly identified longer term 
planning strategies by Government for the future of the ACT growth areas.  In order to 
implement any strategy involves ensuring that land is available for future development.  The 
LDA is working towards implementing the Government’s longer term planning strategy.   

- Risk Mitigation - If the planning strategy changes direction away from a western edge 
study area, the LDA may have undertaken abortive work.  However, in bringing land 
back from leased land to unleased Territory land allows Government maximum flexibility 
going forward at near minimal land costs rather than allowing the increase in land value 
due to changes of land use to pass to the private lease holders.   In addition, there will 
be ongoing evaluation and review.  If there is a significant change to Government policy, 
the Government may consider resale of the land as a mitigation measure to recover 
costs.   

3.6 Landholding Protection 
This is the risk that other existing private lease holders will be unwilling to offer their leases 
back to Government in the short term and instead wait for land use changes to drive up land 
valuations.  Alternatively, there is a risk that existing private lease holders will put their 
properties on the open market with the result of also raising land valuations.  Both of these 
actions can make the agglomeration and cost of land development difficult and more costly 
to develop in accordance with any planning strategy.   

- Risk Mitigation – Winslade is isolated with minimal private leases adjacent, although 
there is connectivity with Huntley which owned by the ACT Government.  If this does 
occur possible joint ventures may result.   
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3.7 Timing Risk 
The risk from a timing perspective is that the conversion of the land use changes in the 
western edge study area is delayed significantly by Government due to slower population 
growth forecasts or a drop in land demand or there is a change in Government commitment 
by changing the direction for future growth.  The process of conversion will take several 
years to complete where structure planning and capital works lead times may be subject to 
budgetary constraints pushing out dates to commence those processes.  Part of the risk is 
the increased difficulty where land within potential development areas is not unleased 
Territory land. 

- Risk Mitigation – Ensure that the strategic planning process with EPD takes into account 
the longer term opportunities including Government commitments regarding strategic 
acquisitions by actively participating in that process and positively influencing outcomes.  

3.8 Ecological 
Winslade is bordered by the Murrumbidgee River Corridor to the West.  The risk due to 
interface issues not being able to be resolved in a timely manner is apparent and is being 
experienced in Eastern Molonglo.   

- Risk Mitigation – A coordinated approach to balance Social, Economic and 
Environmental issues similar to what is being applied in West Belconnen may provide a 
more positive outcome and ensure timeframes and outcomes are agreed.   

 
4. Purchase Cost and Return to LDA 

 
4.1 Purchase Cost  

 
LDA sought land valuation from Knight Frank to assist in negotiating a fair market value.  
Knight Frank valued the site at $6.5m to $7.5m million excluding GST.  The valuation noted 
that this valuation is at the upper end of the ACT rural leasehold market, but also noted the 
nature of prime ACT rural properties in the Stromlo area.  After negotiations the seller and the 
LDA have agreed that if the LDA receives the appropriate approvals from the LDA Board and 
from Government the price will be $7.5m million plus GST if applicable.  
 
It is proposed that the property would be purchased as an ongoing concern and GST does not 
apply to the arrangements under the sales contract. Given the future intent to develop 
residential land in this location in the medium term the purchase price represents fair market 
value. 
 
 

4.2 Estimated Land Return 
 
The strategy approved by the LDA Board for this property purchase provides flexibility for 
future use.  The stand alone financial evaluation for the Winslade property at Stromlo is 
shown below in the summary table.   
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Summary - Estimated Financial Outcomes 

 
  Commence 2035 Commence 2040 
  Lower $'000 Higher $'000 Lower $'000 Higher $'000 

Dwellings   

Development Period  2035-2044   2035-2044   2040-2049   2040-2049  

LDA Estate         

Tota l  Revenue 

Tota l  Expenditure 

Surplus 

 

          

Englobo sale 291 Hectares  291 Hectares  291 Hectares  291 Hectares  

Tota l  Revenue 

Capital works and land Cost 

Surplus 

 
 
 
By acquiring this block now, the Territory is able to capture the uplift in land value before 
rezoning from rural to residential, estimated at  (being Englobo value less capital  
Works), as well as open the door to greater development opportunities with the surrounding 
blocks.  
 
A summary in current dollars escalated at 2.5% per annum is included at Attachment 5. 
 

5. Timeline 
 

The expected timeframe for commencing the development of this property regardless of 
approach or scale with surrounding land owners is in the order of 10 years. The development 
period, depending on demand and other development fronts is in the order of 25 years. 
 

6. Recommendation 
 

It is recommended that ACT Treasury support the LDA proceeding with the purchase of 
Winsalde in accordance with the Planning and Development (Land Acquisition Policy 
Framework) Direction 2014 (No 1). 
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Attachment 1 – The Canberra Spatial Plan (2004) – Strategic Direction Map 
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Attachment 2 – LDA Acquisitions Map 
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Attachment 3 – Preliminary Due Diligence
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4 year average 1691 40% 

 

The proportion of greenfield dwelling sites proposed for release in 2017-18 is particularly low 
due to the significant contribution to overall number of (infill) dwelling sites from the disposal 
of government property  assets as part of the Australian Government’s asset Recycling 
Initiative.  The indicative ARI disposal program could subject to change.  

Available Supply 

Housing supply in the immediate ACT-NSW region has also increased with demand in 
Queanbeyan being met with releases in Googong and Tralee.   

Googong is a 20-25 year project yielding 5,550 dwellings with an annual release target of 270 
dwellings. Initial land releases commenced in February 2012, construction commenced August 
2013, and occupations February 2014.   

Tralee is a 6-year project yielding 1,221 dwellings over 4 stages.  Initial releases commenced in 
January 2014 with construction commencing November 2016-17.  Strategically the, 25-year 
Sydney to Canberra Regional Strategy aims to provide up to 25,200 new homes for 46, 350 
additional people expected to living in the region by 2031, including a minimum of 2,500 
dwellings in Goulburn Mulwaree.    

Ginninderra is a new urban area and residential estate proposed for the 701-hectare CSIRO 
land between Belconnen and Gungahlin.  Preliminary plans indicate a 25-year project yielding 
at least 7,500 dwelling sites (6,500 blocks), with a proposed annual release of 300 dwellings.  
The land is highly developable and relatively unconstrained but will be subject to 
Commonwealth and Territory planning and approval processes.   Optimistically, initial land 
releases could commence in 2018-19 and dwelling occupations from 2020.   

Table 2 details available greenfield dwelling sites in the ACT (including NSW component of 
West Belconnen), planned but yet to be released to the market.  Potential for dwelling sites in 
Gungahlin Town Centre are not included, and could contribute at least 1,000 dwellings to 
overall supply. 
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Table 2 Dwelling sites in greenfield estates (planned and not yet released) 

Estate  Total Dwelling Sites 

West Belconnen Total 11,500 

ACT 6,500 

NSW 5,000 

Gungahlin Total* 6,600 

Moncrieff 870 

Taylor 2,500 

Throsby 1,080 

Jacka 1,153 

Kenny 1,000 

Molonglo Total 15,800 

Denman Prospect 1,800 

Molonglo   2,000 

Molonglo 3 12,000 

Total LDA Greenfield Dwelling 
Sites 

33,903 

Ginninderra 7,500 

Total Greenfield Dwelling Sites 41,403 

*does not include dwellings in Gungahlin Town Centre. 
 

Assuming 33,900 planned greenfield dwelling sites remaining for urban development in LDA 
estates, and 50% of annual dwelling releases are in greenfield areas, Table 3 sets out the 
estimated years remaining for the current greenfield land supply.  In summary,  

• a medium growth scenario: equates to 24 years supply (2039), with an annual target 
of 1,400 greenfield dwelling sites from a population growth of 1.5%. 
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Table 3 Greenfield land supply – Years remaining 

 
 

 
 

 

 

Implications for long term land supply options  

According to Economic Development’s 30-year dwelling occupations forecast (by dwelling 
type and suburb), Gungahlin is expected to be predominantly completed by 2028 and 
Riverview (ACT) will be 50% released.   

Molonglo 3 (north of Molonglo River) would be the only remaining greenfield area supplying 
detached dwelling sites, unless Ginninderra proceeds with initial releases commencing 2018-
19.  Molonglo 3 may have 2,000 detached house sites remaining and Ginninderra an 
additional 3,500 detached house sites remaining.  Supply from Riverview (NSW) may not have 
come online by this stage, offering a further 3,500 to 4,500 detached house sites.   

Housing choice would be limited with Riverview supplying more affordable housing on the 
urban edge, while the later stages of Molonglo supplying a premium product given its 6km 
proximity to the City.  Ginninderra’s accessibility, via Barton Highway to the Northbourne 
corridor, may also deliver a premium product to the market.   

Dwelling Sites in Greenfield Estates as at 2015

Scenario
Low growth
Medium growth
High Growth

33,903

2037

Years 
Remaining Year

1.2%
1.5%
1.8%

2,200                    
2,800                    
3,100                    

1,100                    
1,400                    
1,550                    

30.8
24.2
21.9

2046
2039

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Dwelling Sites in LDA Greenfield Estates

Scenario
Low growth
Medium growth
High Growth

Gungahlin, Molonglo & West Belconnen(ACT)

1.8% 3,100                    1,550                    18.6 2033.6
1.5% 2,800                    1,400                    20.6 2036
1.2% 2,200                    1,100                    26.3 2041

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Years 
Remaining Year

28,903

Dwelling Sites Greenfield Estates, Including Ginninderra

Scenario
Low growth
Medium growth
High Growth

1.5% 2,800                    1,400                    29.6 2044.6
1.8% 3,100                    1,550                    26.7 2041.7

41,403

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Years 
Remaining Year

1.2% 2,200                    1,100                    37.6 2052.6
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The risks associated with too few development fronts in relation to housing type, price and 
location have direct implications for housing choice and affordability.   

Demand in the ACT has eased, attributed in part with the increase in housing supply in the 
immediate ACT-NSW region and Googong and Tralee are offering a more affordable product.   

Sustained cross-border development is likely to have a corresponding impact on land sales 
revenue and timing of developers delivering a completed housing product to the ACT market.  

Despite the focus on urban renewal, active development along the Northbourne Avenue 
corridor and the City, or an increase to the strategic planning target of 60% of all new 
dwellings delivered as urban infill (40% greenfield areas), there is an ongoing need to maintain 
supply of detached housing in greenfield areas.  
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Attachment 5 - Estimated Financial Outcome 

 
Current $ escalated. 

  Commence 2035 Commence 2040 

  
Lower 
$'000 

Higher 
$'000 

Lower 
$'000 

Higher  
$'000 

Dwellings  

Period  2035-2044   2035-2044   2040-2049   2040-2049  

Revenue 

Sales  

Total Revenue 

     Expenditure 
    Land Purchase 7,500 7,500 7,500 7,500 

 Land Ready Costs 

Capi tal Works 

Civi l /Estate Works 

Total Expenditure 

 Cumulative Cash Flow 
(surplus) 

 

 
NOTES  

1. Revenue and costs escalated at 2.5 %. 

2. NPV calculated on annual cash flow. 

3. Sale rate of 400 dwelling per annum. 

4. Summary provided on two commencement dates 2035 and 2040 with an assumed 10 
years sales program. 

5. Revenue – low =  per block and high =  per block (pre escalation) 

6. Civil Estate Works -   

7. Capital works –  
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1. Purchase Outline 
 

1.1 Property Overview 
 

Winslade comprises of six (6) rural blocks with a total area of approximately 486 hectares held 
under a 99 year rural lease with considerable time to run by  (‘the 
lessee’).  The lease runs until 2101.  The lease permits the use of Winslade principally for 
agriculture and the property has primarily operated as a Cattle farm.  
 
The lease commenced in 2002 and is over Blocks 435, 439, 440, 441, 456 and 476 District of 
Stromlo.   Winslade is currently being operated as a commercial farming operation. 
 
The LDA was approached by the current owner to see if the LDA was interested in purchasing 
the property.  The LDA undertook a market valuation of the property with the valuer Knight 
Frank determining a current rural value of $6.5m to $7.5m excluding GST.  The owner 
indicated an interest to sell at a price consistent with the valuation.  If purchased, the LDA 
would sublet the operations of the property until land development activity commences.  
 

1.2 Land Acquisition Policy Framework 
 

The Planning and Development (Land Acquisition Policy Framework) Direction 2014 (No 1) 
(‘the framework’) came into effect on 20 June 2014 allowing the LDA to undertake strategic 
land acquisitions in accordance with the framework.  The acquisition of this property falls 
within this Fframework. 
 
The Fframework provides for a land acquisition limit of $20 million (per financial year) after 
which Government agreement is required for each purchase.  
 
Any land acquisitions: 

• below $5 million require agreement by the LDA Board with advice to the relevant 
Minister; 

• between $5 million and $20 million requires agreement by the Chief Minister and 
Treasurer with a business case provided to ACT Treasury; and 

• over $20 million, agreement by Government. 
 
Note that this acquisition falls within clause 2.2.1 (b) of the Framework and requires 
agreement by the Chief Minister and Treasurer. This business case is to address the 
requirements of the Fframework by providing the acquisition details to ACT Treasury for this 
land acquisition. 
 
Note also the Framework identifies that Government agreement is required for any 
acquisition by the LDA that results in a cumulative annual total of $20 million in acquisition 
being exceeded.  The cumulative annual total means all acquisitions within a financial year – 1 
July to 30 June.  
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2.1 Suitability 

 
The Canberra Plan published in 2008 highlighted significant increases in population, the 
growth of the economy, gross household income, a small increase in the labour market and 
increases in housing numbers.  This highlights growth in the economy and an increase in 
housing demand.  While the resultant Structure Plan that developed from these earlier 
considerations, it concentrated development focus in the Eastern Precinct, the key principles 
of the Canberra Spatial Plan would equally apply to cover the Huntly property.   
The key principles are: 

• Containing growth 
• Residential intensification 
• Centralising new residential areas 
• Locating employment 
• Protecting biodiversity 
• Good travel connections 
• Sustainable growth of the region. 

 
In the Planning Strategy ACT Planning Strategy  Planning for a Sustainable City (2012) there is 
a clear indication of where the main areas of growth should be located.  Figure 2 from the 
Strategy indicates those areas where investigations should focus between 2012 and towards 
the end of the Strategy.   
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Figure 2 – ACT Planning Strategy 

 

 

The areas identified include the remainder of Gungahlin (now well advanced), Molonglo Stage 
3 (in the Land Release Program for first release in 2018-2019), West Belconnen (planning well 
advanced), the Eastern Broadacre Area (EPBC Strategic Assessment in process), and the 
Western Edge Study extending from the southern edge of Belconnen down the western side 
of Molonglo and Tuggeranong.  This latter area includes the Central Precinct of Molonglo as 
well as the property of Huntly.  The southern part of the Western Edge Study includes West 
Murrumbidgee which was the subject of detailed planning in the mid seventies by the former 
National Capital Development Commission (NCDC). 
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In summary, the purchase of Winsalde is to add to available land supply for the period 2035 to 
2045. 
 
 

The analysis of demand and supply indicates that at 2030:- 

• Gungahlin supply is expected to be completed (by 2028);- 
• West Belconnen (ACT) is likely to be 50% released by 2030, leaving 2,500 to 3,000 

detached housing sites available, most of which  are  expected to be developed after 
the NSW component of West Belconnen is developed. The NSW component will offer 
in the order of 3,500 to 4, 500 detached housing sites( 400 per year until 2045); 

• Molonglo 3 is expected to have approximately 2,000 detached housing sites remaining 
at 2030 (400 per year until 2035); 

•  Ginninderra (CSIRO site) assuming the development proceeds will likely have 
approximately 3,500 detached housing sites remaining – (400 per year until 2039); 
and 

• Developments in surrounding NSW, such as Tralee/Googong (or similar areas) will 
continue to provide supply to the region. 

 
The development of Winslade and other strategic purchases West of Molonglo 3 will provide  

• Supply of approximately 400 detached housing sites per year until 2060; 
• Be an addition, although likely a lower priced product, to Molonglo 3; and 
• Provide a continuation of third development front within the ACT – in addition to 

West Belconnen  ( low priced supply) and Ginninderra (premium priced). 
 
Overall supply from 2030 is likely to be provided by:- 

• West Belconnen – estimated 400 detached housing sites per year; 
• Molonglo 3 – estimated 400 detached housing sites per year for 5 years; 
• Ginninderra – estimated 400 detached housing sites per year; and 
• Huntly (Stromlo) – estimated 400 detached housing sites per year, 

 
This totals approximately 1,600 detached housing sites per year. 
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3.3 Returns 
Returns to Government in future urban development on Winslade are not as expected.   

- Risk Mitigation – Returns have been estimated using the best available information at 
the time. As due diligence and master planning proceeds, there will be updates to 
expected returns and Government will be kept informed.   

3.4 Management 
The management of the property will be vested in the current owner under a lease back 
arrangement and management agreement.  The risk is that the management put in place 
does not adequately address all the risks related to the property such as seasonal variations 
etc or inappropriate stocking and market conditions.   

- Risk Mitigation - Management of Winslade should take into account this risk and ensure 
adequate responses are included in the final agreement.  Any agreement must be 
reviewable at agreed timeframes so that consequential management action can be 
taken as appropriate. 

3.5 Commitment Risk 
Commitment risk is the movement away from already publicly identified longer term 
planning strategies by Government for the future of the ACT growth areas.  In order to 
implement any strategy involves ensuring that land is available for future development.  The 
LDA is working towards implementing the Government’s longer term planning strategy.   

- Risk Mitigation - If the planning strategy changes direction away from a western edge 
study area, the LDA may have undertaken abortive work.  However, in bringing land 
back from leased land to unleased Territory land allows Government maximum flexibility 
going forward at near minimal land costs rather than allowing the increase in land value 
due to changes of land use to pass to the private lease holders.   In addition, there will 
be ongoing evaluation and review.  If there is a significant change to Government policy, 
the Government may consider resale of the land as a mitigation measure to recover 
costs.   

3.6 Landholding Protection 
This is the risk that other existing private lease holders will be unwilling to offer their leases 
back to Government in the short term and instead wait for land use changes to drive up land 
valuations.  Alternatively, there is a risk that existing private lease holders will put their 
properties on the open market with the result of also raising land valuations.  Both of these 
actions can make the agglomeration and cost of land development difficult and more costly 
to develop in accordance with any planning strategy.   

- Risk Mitigation – Winslade is isolated with minimal private leases adjacent, although 
there is connectivity with Huntley which is LDA leased land.  owned by the ACT 
Government.  If this does occur,  possible joint ventures may result.   
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3.7 Timing Risk 
The risk from a timing perspective is that the conversion of the land use changes in the 
western edge study area is delayed significantly by Government due to slower population 
growth forecasts or a drop in land demand or there is a change in Government commitment 
by changing the direction for future growth.  The process of conversion will take several 
years to complete where structure planning and capital works lead times may be subject to 
budgetary constraints pushing out dates to commence those processes.  Part of the risk is 
the increased difficulty where land within potential development areas is not unleased 
Territory land. 

- Risk Mitigation – Ensure that the strategic planning process with EPD takes into account 
the longer term opportunities including Government commitments regarding strategic 
acquisitions by actively participating in that process and positively influencing outcomes.  

3.8 Ecological 
Winslade is bordered by the Murrumbidgee River Corridor to the West.  The risk due to 
interface issues not being able to be resolved in a timely manner is apparent and is being 
experienced in Eastern Molonglo.   

- Risk Mitigation – A coordinated approach to balance Social, Economic and 
Environmental issues similar to what is being applied in West Belconnen may provide a 
more positive outcome and ensure timeframes and outcomes are agreed.   

 
4. Purchase Cost and Return to LDA 

 
4.1 Purchase Cost  

 
LDA sought land valuation from Knight Frank to assist in negotiating a fair market value.  
Knight Frank valued the site at $6.5m to $7.5m million excluding GST.  The valuation noted 
that this valuation is at the upper end of the ACT rural leasehold market, but also noted the 
nature of prime ACT rural properties in the Stromlo area.  After negotiations the seller and the 
LDA have agreed that if the LDA receives the appropriate approvals from the LDA Board and 
from Government the price will be $7.5m million plus GST if applicable.  
 
However  iIt is proposed that the property would be purchased as an ongoing concern and 
GST does not apply to the arrangements under the sales contract. Given the future intent to 
develop residential land in this location in the medium term  the purchase price represents 
fair market value. 
 
 

4.2 Estimated Land Return 
 
The strategy approved by the LDA Board for this property purchase provides flexibility for 
future use.  The stand alone financial evaluation for the Winslade property at Stromlo is 
shown below in the summary table.   
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6. Recommendation 
 

It is recommended that ACT Treasury support the LDA proceeding with the purchase of 
Winsalde in accordance with the Planning and Development (Land Acquisition Policy 
Framework) Direction 2014 (No 1). 
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Attachment 1 – The Canberra Spatial Plan (2004) – Strategic Direction Map 
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Attachment 2 – LDA Acquisitions Map 
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Attachment 3 – Preliminary Due Diligence
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4 year average 1691 40% 

 

The proportion of greenfield dwelling sites proposed for release in 2017-18 is particularly low 
due to the significant contribution to overall number of (infill) dwelling sites from the disposal 
of government property  assets as part of the Australian Government’s asset Recycling 
Initiative.  The indicative ARI disposal program could subject to change.  

Available Supply 

Housing supply in the immediate ACT-NSW region has also increased with demand in 
Queanbeyan being met with releases in Googong and Tralee.   

Googong is a 20-25 year project yielding 5,550 dwellings with an annual release target of 270 
dwellings. Initial land releases commenced in February 2012, construction commenced August 
2013, and occupations February 2014.   

Tralee is a 6-year project yielding 1,221 dwellings over 4 stages.  Initial releases commenced in 
January 2014 with construction commencing November 2016-17.  Strategically the, 25-year 
Sydney to Canberra Regional Strategy aims to provide up to 25,200 new homes for 46, 350 
additional people expected to living in the region by 2031, including a minimum of 2,500 
dwellings in Goulburn Mulwaree.    

Ginninderra is a new urban area and residential estate proposed for the 701-hectare CSIRO 
land between Belconnen and Gungahlin.  Preliminary plans indicate a 25-year project yielding 
at least 7,500 dwelling sites (6,500 blocks), with a proposed annual release of 300 dwellings.  
The land is highly developable and relatively unconstrained but will be subject to 
Commonwealth and Territory planning and approval processes.   Optimistically, initial land 
releases could commence in 2018-19 and dwelling occupations from 2020.   

Table 2 details available greenfield dwelling sites in the ACT (including NSW component of 
West Belconnen), planned but yet to be released to the market.  Potential for dwelling sites in 
Gungahlin Town Centre are not included, and could contribute at least 1,000 dwellings to 
overall supply. 
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Table 2 Dwelling sites in greenfield estates (planned and not yet released) 

Estate  Total Dwelling Sites 

West Belconnen Total 11,500 

ACT 6,500 

NSW 5,000 

Gungahlin Total* 6,600 

Moncrieff 870 

Taylor 2,500 

Throsby 1,080 

Jacka 1,153 

Kenny 1,000 

Molonglo Total 15,800 

Denman Prospect 1,800 

Molonglo   2,000 

Molonglo 3 12,000 

Total LDA Greenfield Dwelling 
Sites 

33,903 

Ginninderra 7,500 

Total Greenfield Dwelling Sites 41,403 

*does not include dwellings in Gungahlin Town Centre. 
 

Assuming 33,900 planned greenfield dwelling sites remaining for urban development in LDA 
estates, and 50% of annual dwelling releases are in greenfield areas, Table 3 sets out the 
estimated years remaining for the current greenfield land supply.  In summary,  

• a medium growth scenario: equates to 24 years supply (2039), with an annual target 
of 1,400 greenfield dwelling sites from a population growth of 1.5%. 
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Table 3 Greenfield land supply – Years remaining 

 
 

 
 

 

 

Implications for long term land supply options  

According to Economic Development’s 30-year dwelling occupations forecast (by dwelling 
type and suburb), Gungahlin is expected to be predominantly completed by 2028 and 
Riverview (ACT) will be 50% released.   

Molonglo 3 (north of Molonglo River) would be the only remaining greenfield area supplying 
detached dwelling sites, unless Ginninderra proceeds with initial releases commencing 2018-
19.  Molonglo 3 may have 2,000 detached house sites remaining and Ginninderra an 
additional 3,500 detached house sites remaining.  Supply from Riverview (NSW) may not have 
come online by this stage, offering a further 3,500 to 4,500 detached house sites.   

Housing choice would be limited with Riverview supplying more affordable housing on the 
urban edge, while the later stages of Molonglo supplying a premium product given its 6km 
proximity to the City.  Ginninderra’s accessibility, via Barton Highway to the Northbourne 
corridor, may also deliver a premium product to the market.   

Dwelling Sites in Greenfield Estates as at 2015

Scenario
Low growth
Medium growth
High Growth

33,903

2037

Years 
Remaining Year

1.2%
1.5%
1.8%

2,200                    
2,800                    
3,100                    

1,100                    
1,400                    
1,550                    

30.8
24.2
21.9

2046
2039

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Dwelling Sites in LDA Greenfield Estates

Scenario
Low growth
Medium growth
High Growth

Gungahlin, Molonglo & West Belconnen(ACT)

1.8% 3,100                    1,550                    18.6 2033.6
1.5% 2,800                    1,400                    20.6 2036
1.2% 2,200                    1,100                    26.3 2041

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Years 
Remaining Year

28,903

Dwelling Sites Greenfield Estates, Including Ginninderra

Scenario
Low growth
Medium growth
High Growth

1.5% 2,800                    1,400                    29.6 2044.6
1.8% 3,100                    1,550                    26.7 2041.7

41,403

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Years 
Remaining Year

1.2% 2,200                    1,100                    37.6 2052.6
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The risks associated with too few development fronts in relation to housing type, price and 
location have direct implications for housing choice and affordability.   

Demand in the ACT has eased, attributed in part with the increase in housing supply in the 
immediate ACT-NSW region and Googong and Tralee are offering a more affordable product.   

Sustained cross-border development is likely to have a corresponding impact on land sales 
revenue and timing of developers delivering a completed housing product to the ACT market.  

Despite the focus on urban renewal, active development along the Northbourne Avenue 
corridor and the City, or an increase to the strategic planning target of 60% of all new 
dwellings delivered as urban infill (40% greenfield areas), there is an ongoing need to maintain 
supply of detached housing in greenfield areas.  
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Attachment 5 - Estimated Financial Outcome 

 
Current $ escalated. 

  Commence 2035 Commence 2040 

  
Lower 
$'000 

Higher 
$'000 

Lower 
$'000 

Higher  
$'000 

Dwellings 

Period  2035-2044   2035-2044   2040-2049   2040-2049  

Revenue 

Sales  

Total Revenue 

     Expenditure 
    Land Purchase 7,500 7,500 7,500 7,500 

 Land Ready Costs 

Capital Works 

Civil/Estate Works 

Total Expenditure 

 Cumulative Cash Flow 
(surplus) 

 
NOTES  

1. Revenue and costs escalated at 2.5 %. 

2. NPV calculated on annual cash flow. 

3. Sale rate of 400 dwelling per annum. 

4. Summary provided on two commencement dates 2035 and 2040 with an assumed 10 
years sales program. 

5. Revenue – low =  per block and high =  per block (pre escalation) 

6. Civil Estate Works -   

7. Capital works –  

 

 

















 COMMERCIAL-IN-CONFIDENCE  

 
  8 

COMMERCIAL-IN-CONFIDENCE  

properties in this area are likely to become available over the next 5 or 10 years which 
provides Government with development opportunities that until now have not been 
considered. 
 
As the Planning Strategy points out, short and longer term actions are critical to achieving 
current policy or to initiating more substantial, long lasting change opportunities. 

The potential purchase of Winslade is considered a significant strategic acquisition in securing 
land ahead of time adjacent to the other already identified acquisitions in the Stromlo district.  
In the meantime the property would be maintained as a commercial rural operation until a 
variation to the Territory Plan was supported for future urban development.     
 

2.2 Demand and Supply  
 
A detailed analysis of Demand and Supply is included at Attachment 4. 
 
In summary, the purchase of Winsalde is to add to available land supply for the period 2035 to 
2045.  The analysis of demand and supply indicates that at 2030:- 

• Gungahlin supply is expected to be completed (by 2028);- 
• West Belconnen (ACT) is likely to be 50% released by 2030, leaving 2,500 to 3,000 

detached housing sites available, most of which  are  expected to be developed after 
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Land Acquisition 

Business Case 
 
 

 

Project Name: 
Acquisition of Rural property known as 
Winslade 
 

Project Value: $7.5 M for purchase price. 
 

Risk Assessment (high/med/low): Low 
 

Proposed Delivery Model:  Future Residential Subdivision 
 

Requesting Directorate: Treasury Directorate 
 

Requesting Minister: Andrew Barr 
 

 
 
 
Contact Officers 

Contact Officer, Requesting Directorate: Dave Richardson, LDA 
 

Reviewing Officer, Treasury:  
 

 
 
Sign Offs 

 

 
 
 
Acting Executive Director, Land Development 
Agency: 

Tom Gordon 

 

 
Anita Hargreaves 
 

  
CFO, Land Development Agency:  

 

 David Dawes 

  

 

CEO, Land Development Agency:  
 



 COMMERCIAL-IN-CONFIDENCE  

 
  2 

COMMERCIAL-IN-CONFIDENCE  

Contents  
1. Purchase Outline ................................................................................................................... 3 

1.1 Property Overview ......................................................................................................... 3 

1.2 Land Acquisition Policy Framework ................................................................................. 3 

1.3 LDA Board Approval ....................................................................................................... 4 

2. Needs Analysis ...................................................................................................................... 6 

2.1 Suitability ...................................................................................................................... 6 

2.2 Demand and Supply ....................................................................................................... 9 

2.3 Issues .......................................................................................................................... 11 

2.4 Benefits....................................................................................................................... 11 

3. Risk Assessment .................................................................................................................. 11 

3.1 Bushfire....................................................................................................................... 11 

3.2 Assets ......................................................................................................................... 12 

3.3 Returns ....................................................................................................................... 12 

3.4 Management ............................................................................................................... 12 

3.5 Commitment Risk ........................................................................................................ 12 

3.6 Landholding Protection ................................................................................................ 13 

3.7 Timing Risk .................................................................................................................. 13 

3.8 Ecological .................................................................................................................... 13 

4. Purchase Cost and Return to LDA ......................................................................................... 13 

4.1 Purchase Cost .............................................................................................................. 13 

4.2 Estimated Land Return ................................................................................................. 14 

5. Timeline.............................................................................................................................. 16 

6. Recommendation ................................................................................................................ 16 

Attachment 1 – The Canberra Spatial Plan (2004) – Strategic Direction Map ............................ 18 

Attachment 2 – LDA Acquisitions Map .................................................................................... 19 

Attachment 3 – Preliminary Due Diligence .............................................................................. 20 

Attachment 4 – Demand and Supply Assumptions .................................................................. 34 

Attachment 5 - Estimated Financial Outcome.......................................................................... 39 

  



 COMMERCIAL-IN-CONFIDENCE  

 
  3 

COMMERCIAL-IN-CONFIDENCE  

1. Purchase Outline 
 

1.1 Property Overview 
 

Winslade comprises of six (6) rural blocks with a total area of approximately 486 hectares held 
under a 99 year rural lease with considerable time to run by  (‘the 
lessee’).  The lease runs until 2101.  The lease permits the use of Winslade principally for 
agriculture and the property has primarily operated as a Cattle farm.  
 
The lease commenced in 2002 and is over Blocks 435, 439, 440, 441, 456 and 476 District of 
Stromlo.   Winslade is currently being operated as a commercial farming operation. 
 
The LDA was approached by the current owner to see if the LDA was interested in purchasing 
the property.  The LDA undertook a market valuation of the property with the valuer Knight 
Frank determining a current rural value of $6.5m to $7.5m excluding GST.  The owner 
indicated an interest to sell at a price consistent with the valuation.  If purchased, the LDA 
would sublet the operations of the property until land development activity commences.  
 

1.2 Land Acquisition Policy Framework 
 

The Planning and Development (Land Acquisition Policy Framework) Direction 2014 (No 1) 
(‘the framework’) came into effect on 20 June 2014 allowing the LDA to undertake strategic 
land acquisitions in accordance with the framework.  The acquisition of this property falls 
within this Fframework. 
 
The Fframework provides for a land acquisition limit of $20 million (per financial year) after 
which Government agreement is required for each purchase.  
 
Any land acquisitions: 

• below $5 million require agreement by the LDA Board with advice to the relevant 
Minister; 

• between $5 million and $20 million requires agreement by the Chief Minister and 
Treasurer with a business case provided to ACT Treasury; and 

• over $20 million, agreement by Government. 
 
Note that this acquisition falls within clause 2.2.1 (b) of the Framework and requires 
agreement by the Chief Minister and Treasurer. This business case is to address the 
requirements of the Fframework by providing the acquisition details to ACT Treasury for this 
land acquisition. 
 
Note also the Framework identifies that Government agreement is required for any 
acquisition by the LDA that results in a cumulative annual total of $20 million in acquisition 
being exceeded.  The cumulative annual total means all acquisitions within a financial year – 1 
July to 30 June.  
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• Sustainable growth of the region. 
 
In the Planning Strategy ACT Planning Strategy  Planning for a Sustainable City (2012) there is 
a clear indication of where the main areas of growth should be located.  Figure 2 from the 
Strategy indicates those areas where investigations should focus between 2012 and towards 
the end of the Strategy.   
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2 – ACT Planning Strategy 
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The areas identified include the remainder of Gungahlin (now well advanced), Molonglo Stage 
3 (in the Land Release Program for first release in 2018-2019), West Belconnen (planning well 
advanced), the Eastern Broadacre Area (EPBC Strategic Assessment in process), and the 
Western Edge Study extending from the southern edge of Belconnen down the western side 
of Molonglo and Tuggeranong.  This latter area includes the Central Precinct of Molonglo as 
well as the property of Huntly and land surrounding Mt Stromlo.  The southern part of the 
Western Edge Study includes West Murrumbidgee which was the subject of detailed planning 
in the mid seventies by the former National Capital Development Commission (NCDC). 
 
Winslade also correlates well to other land purchases in the same area by the LDA.  Huntly, 
Lands End in Central Precinct of Molonglo and Block 19 Stromlo to the west of Weston Creek 
also fall in the Western Edge Study area identified in the ACT Planning Strategy.  Further 
properties in this area are likely to become available over the next 5 or 10 years which 
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The analysis of demand and supply indicates that at 2030:- 

• Gungahlin supply is expected to be completed (by 2028);- 
• West Belconnen (ACT) is likely to be 50% released by 2030, leaving 2,500 to 3,000 

detached housing sites available, most of which  are  expected to be developed after 
the NSW component of West Belconnen is developed. The NSW component will offer 
in the order of 3,500 to 4, 500 detached housing sites( 400 per year until 2045); 

• Molonglo 3 is expected to have approximately 2,000 detached housing sites remaining 
at 2030 (400 per year until 2035); 

•  Ginninderra (CSIRO site) assuming the development proceeds will likely have 
approximately 3,500 detached housing sites remaining – (400 per year until 2039); 
and 

• Developments in surrounding NSW, such as Tralee/Googong (or similar areas) will 
continue to provide supply to the region. 

 
The development of Stromlo (Huntly, Winslade and land to the soth of Mt Stromlo) and other 
strategic purchases West of Molonglo 3 will provide:  

• Supply of approximately 400 detached housing sites per year until 2060; 
• Be an addition, although likely a lower priced product, to Molonglo 3; and 
• Provide a continuation of third development front within the ACT – in addition to 

West Belconnen  ( low priced supply) and Ginninderra (premium priced). 
 
Overall supply from 2030 is likely to be provided by:- 

• West Belconnen – estimated 400 detached housing sites per year; 
• Molonglo 3 – estimated 400 detached housing sites per year for 5 years; 
• Ginninderra – estimated 400 detached housing sites per year; and 
• Huntly (Stromlo) – estimated 400 detached housing sites per year, 

 
This totals approximately 1,600 detached housing sites per year. 
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3.6 Landholding Protection 
This is the risk that other existing private lease holders will be unwilling to offer their leases 
back to Government in the short term and instead wait for land use changes to drive up land 
valuations.  Alternatively, there is a risk that existing private lease holders will put their 
properties on the open market with the result of also raising land valuations.  Both of these 
actions can make the agglomeration and cost of land development difficult and more costly 
to develop in accordance with any planning strategy.   

- Risk Mitigation – Winslade issituated adjacent to existing LDA holdings isolated with 
minimal private leases adjacent., although Tthere is connectivity with Huntley which is 
LDA leased land.  owned by the ACT Government.  If this does occur,Development is still 
possible with the current profile, but the LDA will continue to monitor willing sellers in 
the area.  Alternative development mechanisms such as   possible joint ventures maybe 
appropriate. result.   

3.7 Timing Risk 
The risk from a timing perspective is that the conversion of the land use changes in the 
western edge study area is delayed significantly by Government due to slower population 
growth forecasts or a drop in land demand or there is a change in Government commitment 
by changing the direction for future growth.  The process of conversion will take several 
years to complete where structure planning and capital works lead times may be subject to 
budgetary constraints pushing out dates to commence those processes.  Part of the risk is 
the increased difficulty where land within potential development areas is not unleased 
Territory land. 

- Risk Mitigation – Ensure that the strategic planning process with EPD takes into account 
the longer term opportunities including Government commitments regarding strategic 
acquisitions by actively participating in that process and positively influencing outcomes.  

3.8 Ecological 
Winslade is bordered by the Murrumbidgee River Corridor to the West.  The risk due to 
interface issues not being able to be resolved in a timely manner is apparent and is being 
experienced in Eastern Molonglo.   

- Risk Mitigation – A coordinated approach to balance Social, Economic and 
Environmental issues similar to what is being applied in West Belconnenis likely to may 
provide a more positive outcome and ensure timeframes and outcomes are agreed.   

 
4. Purchase Cost and Return to LDA 

 
4.1 Purchase Cost  

 
LDA sought land valuation from Knight Frank to assist in negotiating a fair market value.  
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Attachment 1 – The Canberra Spatial Plan (2004) – Strategic Direction Map 
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Attachment 2 – LDA Acquisitions Map 
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4 year average 1691 40% 

 

The proportion of greenfield dwelling sites proposed for release in 2017-18 is particularly low 
due to the significant contribution to overall number of (infill) dwelling sites from the disposal 
of government property  assets as part of the Australian Government’s asset Recycling 
Initiative.  The indicative ARI disposal program could subject to change.  

Available Supply 

Housing supply in the immediate ACT-NSW region has also increased with demand in 
Queanbeyan being met with releases in Googong and Tralee.   

Googong is a 20-25 year project yielding 5,550 dwellings with an annual release target of 270 
dwellings. Initial land releases commenced in February 2012, construction commenced August 
2013, and occupations February 2014.   

Tralee is a 6-year project yielding 1,221 dwellings over 4 stages.  Initial releases commenced in 
January 2014 with construction commencing November 2016-17.  Strategically the, 25-year 
Sydney to Canberra Regional Strategy aims to provide up to 25,200 new homes for 46, 350 
additional people expected to living in the region by 2031, including a minimum of 2,500 
dwellings in Goulburn Mulwaree.    

Ginninderra is a new urban area and residential estate proposed for the 701-hectare CSIRO 
land between Belconnen and Gungahlin.  Preliminary plans indicate a 25-year project yielding 
at least 7,500 dwelling sites (6,500 blocks), with a proposed annual release of 300 dwellings.  
The land is highly developable and relatively unconstrained but will be subject to 
Commonwealth and Territory planning and approval processes.   Optimistically, initial land 
releases could commence in 2018-19 and dwelling occupations from 2020.   

Table 2 details available greenfield dwelling sites in the ACT (including NSW component of 
West Belconnen), planned but yet to be released to the market.  Potential for dwelling sites in 
Gungahlin Town Centre are not included, and could contribute at least 1,000 dwellings to 
overall supply. 
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Table 2 Dwelling sites in greenfield estates (planned and not yet released) 

Estate  Total Dwelling Sites 

West Belconnen Total 11,500 

ACT 6,500 

NSW 5,000 

Gungahlin Total* 6,600 

Moncrieff 870 

Taylor 2,500 

Throsby 1,080 

Jacka 1,153 

Kenny 1,000 

Molonglo Total 15,800 

Denman Prospect 1,800 

Molonglo   2,000 

Molonglo 3 12,000 

Total LDA Greenfield Dwelling 
Sites 

33,903 

Ginninderra 7,500 

Total Greenfield Dwelling Sites 41,403 

*does not include dwellings in Gungahlin Town Centre. 
 

Assuming 33,900 planned greenfield dwelling sites remaining for urban development in LDA 
estates, and 50% of annual dwelling releases are in greenfield areas, Table 3 sets out the 
estimated years remaining for the current greenfield land supply.  In summary,  

• a medium growth scenario: equates to 24 years supply (2039), with an annual target 
of 1,400 greenfield dwelling sites from a population growth of 1.5%. 
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Table 3 Greenfield land supply – Years remaining 

 
 

 
 

 

 

Implications for long term land supply options  

According to Economic Development’s 30-year dwelling occupations forecast (by dwelling 
type and suburb), Gungahlin is expected to be predominantly completed by 2028 and 
Riverview (ACT) will be 50% released.   

Molonglo 3 (north of Molonglo River) would be the only remaining greenfield area supplying 
detached dwelling sites, unless Ginninderra proceeds with initial releases commencing 2018-
19.  Molonglo 3 may have 2,000 detached house sites remaining and Ginninderra an 
additional 3,500 detached house sites remaining.  Supply from Riverview (NSW) may not have 
come online by this stage, offering a further 3,500 to 4,500 detached house sites.   

Housing choice would be limited with Riverview supplying more affordable housing on the 
urban edge, while the later stages of Molonglo supplying a premium product given its 6km 
proximity to the City.  Ginninderra’s accessibility, via Barton Highway to the Northbourne 
corridor, may also deliver a premium product to the market.   

Dwelling Sites in Greenfield Estates as at 2015

Scenario
Low growth
Medium growth
High Growth

33,903

2037

Years 
Remaining Year

1.2%
1.5%
1.8%

2,200                    
2,800                    
3,100                    

1,100                    
1,400                    
1,550                    

30.8
24.2
21.9

2046
2039

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Dwelling Sites in LDA Greenfield Estates

Scenario
Low growth
Medium growth
High Growth

Gungahlin, Molonglo & West Belconnen(ACT)

1.8% 3,100                    1,550                    18.6 2033.6
1.5% 2,800                    1,400                    20.6 2036
1.2% 2,200                    1,100                    26.3 2041

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Years 
Remaining Year

28,903

Dwelling Sites Greenfield Estates, Including Ginninderra

Scenario
Low growth
Medium growth
High Growth

1.5% 2,800                    1,400                    29.6 2044.6
1.8% 3,100                    1,550                    26.7 2041.7

41,403

Population 
Growth Rate

Total Dwelling 
Demand

Greenfield 
Dwelling 
Demand

Years 
Remaining Year

1.2% 2,200                    1,100                    37.6 2052.6
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The risks associated with too few development fronts in relation to housing type, price and 
location have direct implications for housing choice and affordability.   

Demand in the ACT has eased, attributed in part with the increase in housing supply in the 
immediate ACT-NSW region and Googong and Tralee are offering a more affordable product.   

Sustained cross-border development is likely to have a corresponding impact on land sales 
revenue and timing of developers delivering a completed housing product to the ACT market.  

Despite the focus on urban renewal, active development along the Northbourne Avenue 
corridor and the City, or an increase to the strategic planning target of 60% of all new 
dwellings delivered as urban infill (40% greenfield areas), there is an ongoing need to maintain 
supply of detached housing in greenfield areas.  
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Attachment 5 - Estimated Financial Outcome 

 
Current $ escalated. 

  Commence 2035 Commence 2040 

  
Lower 
$'000 

Higher 
$'000 

Lower 
$'000 

Higher  
$'000 

Dwellings    

Period  2035-2044   2035-2044   2040-2049   2040-2049  

Revenue 

Sales  

Total Revenue 

     Expenditure 
    Land Purchase 7,500 7,500 7,500 7,500 

 Land Ready Costs 

Capital Works 

Civil/Estate Works 

Total Expenditure 

 Cumulative Cash Flow 
(surplus) 

 
NOTES  

1. Revenue and costs escalated at 2.5 %. 

2. NPV calculated on annual cash flow. 

3. Sale rate of 400 dwelling per annum. 

4. Summary provided on two commencement dates 2035 and 2040 with an assumed 10 
years sales program. 

5. Revenue – low =  per block and high =  per block (pre escalation) 

6. Civil Estate Works -   

7. Capital works –  

 

 




