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IMPORTANT NOTICE
This Property Description Statement is an important document and must be read in its entirety. 
If you do not have a copy of the MCCA Property Fund Product Disclosure Statement (PDS) dated 
22 August 2014 then you must immediately obtain a copy from MCCA Asset Management Limited 
(the Manager). You cannot invest in the MCCA Property Fund unless you have a copy of the MCCA 
Property Fund PDS. Both the application form in the Product Disclosure Statement and the 
consent form in this Property Description Statement must be completed and executed by you 
before your investment can be accepted. This document outlines the proposed Sub Scheme 
property investment. We recommend that you discuss this Property Description Statement with 
your accountant or your financial adviser should you not understand how this investment affects 
your personal financial objectives.

There is a cooling-off period with this investment. You have 14 days to request in writing to the 
Manager the return of your investment monies from the time your investment is received. There 
may be fees or charges applicable in processing your cooling-off request. The cooling-off period 
does not apply once the settlement of the development site purchase is complete.



A-SUMMARY OF THE SUB SCHEME INVESTMENT

MCCA Asset Management Limited (the Manager) offers an opportunity to invest in a boutique 
property development project known as The Mullum Mullum Development Sub Scheme 
Investment (Sub Scheme). This investment comprises:

- The development of ten architecturally designed modern villas nestled in the leafy Mullum- 
Mullum precinct along the border of Ringwood and Mitcham. Ringwood is an easily accessed, 
family-friendly suburb 25km east of Melbourne, with a bushland sense of space and 
up-to-the-minute shopping options.

- The Sub Scheme investment comprises the acquisition of the subject land with plans and 
permits from an unrelated third party for $3.072 million inclusive of costs. A further $3.358 
million is required to develop the ten villas. The ten villas are expected to sell for a total 
of $8.75 million.

- It is expected that the Sub Scheme project will have a lifespan of 16 months from the time of 
acquisition of the subject land to final settlement of the development.

- Detailed feasibility costing in Appendix A.

The Manager has signed the contract of sale for the purchase of the project site on 15 June 2016.

The target Sub Scheme investment return to be delivered to investors is 15% per annum on an annualised basis. This 
return is contingent upon the actual return generated by the Sub Scheme investment and no guarantee is offered with 
respect to this return. Investors should note that this investment is not liquid. Repayment of your investment monies 
plus any return on this investment is dependent on the sale of the ten villas forming part of this Sub Scheme investment. 
This is expected to take 16 months from the acquisition of the subject site to final sale and settlement of the ten villas.

SITE LOCATION AND PROFILE:
The subject development is located at 42 Grant Crescent Ringwood. Current site conditions, 
site plan and aerial photo detailed below. All real-estate images courtesy of Savills Australia 
as accessed via www.permitready.com.au Tuesday 14th June 2016.



PROJECT SUMMARY
Ringwood is an easily accessed, family-friendly suburb in Melbourne’s outer east, with a bushland 
sense of space and a plethora of shopping options. It is located less than 25kms from the 
Melbourne city centre. It is loaded with green spaces, including Ringwood Lake Park, but it also 
has the expansive Eastland shopping centre for retail and entertainment, as well as plenty of 
schools and a thriving local theatre and gallery scene. With its lush bushland landscape, 
Ringwood has many outdoor attractions including the Mullum Mullum Creek trails or Ringwood 
Lake Park’s fern gully track, and the Ringwood Golf Course. 

Culture vultures can spend an afternoon at Maroondah Art Gallery, enjoy a pre-show dinner 
at The Firehouse or catch some theatre or comedy festival shows at the Karralyka Centre. 
Shoppers are treated to fashionable options at Eastland shopping centre, while they can buy in 
bulk at Costco and get the groceries at Ringwood Centro. Being a family area, there are multiple 
primary, secondary, public and private schools. It is well-serviced by trains and buses and ideally 
located for commuters, with Eastlink and Maroondah Highway nearby. If you want to live a 
relaxing bushland lifestyle without giving up the creature comforts, Ringwood offers a happy 
medium.

- Substantial development site of 4,801sq m2

- Current permit for a fantastic residential project comprising 10 luxury villas

- All architectural working drawings and engineering plans prepared, ready for build-permit 
and construction

- Situated within Ringwood's super high growth pocket with countless surrounding successful 
townhouse and apartment projects

- Direct proximity to one of the key retail centers of the eastern suburbs, including Eastland 
Shopping Centre (recent/ongoing $665m expansion), Costco and more

- Easy access to Heatherdale Train Station and Eastlink, providing quick CBD access - Quiet 
and leafy position backing onto Mullum Mullum Creek and walking trails

- Property is located on the border of Ringwood and Mitcham
(refer to planning map on cover page)

- Median House Price in Ringwood is $895,000 according to RP Data 

– Appendix B

https://player.vimeo.com/video/157954572




The re-development of this site will see a transformation from a humble single dwelling to ten
independent quality villas.

KEY FEATURES INCLUDE

- Stunning modern architectural design

- Detached dwelling design

- Double-storey layout across all villas

- Generous land allotments for each villa

- Generous open plan living throughout

- Average villa size of 25.8 squares

- Large site area for each villa with average lot size of 417m2

- Decking and balcony average area of 25.7m2

- Retention of significant native trees of value, with vegetation preservation zones at the front
and rear of the site



Cooling-Off: You have 14 days to advise the Manager in writing from the date of 
receipt of your investment monies of your request to have your investment monies 

returned. Fees and charges may be applicable in processing your cooling-off request.
There is no cooling-off if the property purchase contract has been settled.

ACQUISITION OF THE SUB 
SCHEME PROPERTY

THE SUB SCHEME INVESTMENT

The Manager has entered into a contract of sale on 15 June 2016 for the purchase of the 
development site with plans and permits for $2.9 Million. The terms of the agreement are set out 
below:

Purchase price: $2.9 Million

Initial deposit: $5,000 non-refundable for 30-day Due Diligence period commencing from
date of contract

Purchase deposit: upon satisfactory completion of the 30-day Due Diligence period, balance 
of 10% of the purchase price is payable

Settlement: 60 days

INVESTMENT

INVESTMENT
TERM

TARGET RETURN
ON INVESTMENT

Investors are required to invest 
a minimum of $50,000

Funds are anticipated to be held in the Sub Scheme for a term 
of up to 16 months

The Manager aims to deliver a return to investors of 15% per 
annum on an annualised basis from this Sub Scheme investment. 
The Manager does not guarantee this targeted return.



B - SUB SCHEME TARGETED RETURN

INVESTMENT RISKS
C .  SALES RISK 
(The risk that the actual sales value of the ten villas is less than estimated)

The Manager has undertaken the following to assess whether the net sales
anticipated for the total development can be achieved:

1 .  Ray White Ringwood have independently assessed the value of the villas on completion. They 
have considered the state of the market, demand for homes in Ringwood and Mitcham and the 
most recent comparative sales. Their report has been provided to the Manager. Ray White 
Ringwood have formed the opinion that the total sales estimate of $8.75 million is feasible. A copy 
of their report is held by the Manager.

2 .  The Manager has conducted a detailed due diligence on comparable sales evidence. 
The Manager believes that there is sufficient market evidence from the recent sales evidence 
noted on the RP data-base to consider the total sales estimate of $8.75 million is achievable.

3 .  Demographics for the area are conducive to the sale of the proposed villas. Ringwood has strong 
demand for family homes given its convenient proximity to the city and excellent amenities, 
balanced with good affordability. The subject site is located along the border of  Ringwood 
and Mitcham. The median sales price in Ringwood has consistently been trending upwards.

A .  Investment return: The targeted return is 15% per annum on an annualised basis. This 
assumes a project lifespan of 16 months.

B. Performance fee: Investors will receive 50% of any surplus Sub Scheme investment return 
above 15% per annum. The remaining 50% will be distributed evenly between MCCA Asset 
Management Limited and the Development Manager.

SOURCE OF FUNDS TO BE RAISED
A . Investor funding: Investors will contribute 67% of the total funding requirements for 
completion of the Sub Scheme development. Once this amount has been raised from investors, 
the Manager will not be able to accept any further investment in this Sub Scheme.

B .  Non investor funding: There will be no non Shariah Compliant development funding to acquire 
the property. However, the Manager’s MCCA Income Fund will provide 33% of the total funding 
requirement as a Shariah Compliant development funding facility (”MCCA Income Fund Facility”) 
which will be charged at 8.50% per annum while the MCCA Income Facility is unpaid. A mortgage 
over the subject land will be taken by  MCCA Income Fund to secure its facility to the project. The 
investors will not be personally liable for the repayment of the MCCA Income Fund facility.

C .  Capital Raising Deadline: If the investment monies are not raised in full by 15 July 2016, the 
contract may not be settled and the Sub Scheme may not proceed.

D .  Underwriting: This investment can be underwritten. MCCA Limited (the entity owning shares 
in the Manager, MCCA Asset Management Limited), may be asked by the Manager to underwrite 
the investment raising if there is a shortfall in funds raised. MCCA Limited may receive a fee of up 
to 2.5% for underwriting. Should MCCA Limited choose to remain as an investor it will be an 
investor in the Sub Scheme on the same terms and conditions applicable to all other investors in 
the Sub Scheme.



D. CONSTRUCTION RISK 
(The risk of cost overruns and/or time delays and its impact on investor return)

i .  The Manager has engaged a qualified Development Manager to assess the construction budget 
and the adequacy of the building contract to complete the proposed development.

ii .  The construction of the ten villas will be delivered by a licensed builder suitably registered and 
with a track record in delivering projects of similar size and scope.

iii .The building contract will be structured on a fixed time fixed price basis. The building contract 
will have penalties and liquidated damages for non-delivery of the completed town residences by 
the contract completion date.

iv .  The building construction budget will account for a contingency to allow for cost overruns.

v .  Progress claims will be signed off by an appropriate party as to design and value of works.

vi .  The core consultants for the project are:

1 .  Architect: PRO-ARK Architects 

2 .  Engineer: Matrix Engineering Group Structural Civil Project Managers

3 .  Development Manager: Patel & Patel Developments Pty Ltd

4 .  Builder: To be appointed by tender

5 .  Legal Adviser: Alan Burnes Solicitors

6 .  Independent Valuation: Ray White Ringwood and Vertical Real Estate Ivanhoe

SALES MEDIAN PRICE RINGWOOD 2014 - 2016



E. FACILITY RISK 
(In such a case that the Sub Scheme is in default to the MCCA Income Fund)

I .  The facility provided by MCCA Income Fund (Shariah compliant investment fund issued by the 
Manager and registered with ASIC) is limited to 33% of the total development budget. The facility 
cost is fixed at 8.50% throughout the term of the project. MCCA Income Fund facility is repaid on 
the settlement of the sale of the completed town residences. Investors are not liable for the 
repayment of the MCCA Income Fund facility.

F .  Capital Raising Risk (in such a case that the Manager cannot raise the required monies)

i .  If the total development funds are not raised by 15 July, 2016 or a later date if advised by the 
Manager, then the Sub Scheme may not go ahead. In such case that the Sub Scheme does not 
proceed, Investor monies held by the Custodian will be returned to investors within 28 days of 
cancellation of the Sub Scheme investment.

ii .  The due date for the capital raising is 15 July, 2016, or a later date where extended by the 
Manager and advised to investors. The Manager will advise all investors when capital raising has 
been completed. Monies will be returned to investors if this has not been achieved or an 
extension to the contract has not been negotiated with the vendor of the land.



THE MANAGER WILL CHARGE ITS MANAGEMENT FEES ONLY AT THE END OF THE PROJECT:

SUB SCHEME GOVERNANCE
A. Custodian: Sandhurst Trustees Limited will act as custodian. The property title will be held in 
the name of the Custodian. Similarly, the Custodian will hold any mortgage to secure monies 
advanced by the MCCA Income Fund. The Custodian holds the title and cash from the project on 
behalf of the investors. The Custodian does not guarantee the performance of your investment.

B. Reporting and disclosures to the investors: Investors will receive six-monthly status reports 
on the development progress. All reports will be available to investors via MCCA’s website. At the 
conclusion of the development and final settlement of the ten town villas, investors will receive 
a detailed statement that shows their initial investment and the total distributions made to them 
from the net profit of the development. Distributions made to the investors above their initial 
investment monies will be taxable.

C. Investor Meetings: The Manager has a right to call investor meetings where required. If this is 
necessary, the Manager will provide all Sub Scheme investors written notice and agenda within 
the timelines detailed in the Constitution of the MCCA Property Fund.

D. Taxation: The Sub Scheme does not pay tax. Similarly, the Manager does not pay tax on your 
share of the net profit distributed to you at the end of the development. Distribution of 
development profits will be detailed in the taxation statement sent to you at the end of the 
development, expected 16 months from commencement. There are different tax issues to 
consider for non-resident investors. All investors are urged to obtain their own taxation advice.

E. Shariah compliant investment: The Shariah advisers engaged by the Manager have confirmed 
that this Sub Scheme investment as presented in this Property Description Statement is 
compliant with Islamic finance and Shariah principles.

C - SUB SCHEME MANAGEMENT FEES

FEE

MCCA SUB SCHEME MANAGEMENT 4.00% OF TOTAL SALES PROJECT COMPLETION

AMOUNT WHEN PAID



D - CONSENT TO INVEST IN THE SUB SCHEME

I/We having read the Product Disclosure Statement (PDS) dated 22 August 2014 for the MCCA 
Property Fund ARSN 116 851 980 and this Property Description Statement for the MULLUM 
MULLUM DEVELOPMENT SUB SCHEME INVESTMENT dated 27 June 2016 consent to invest in the 
Sub Scheme as detailed in this Property Description Statement.

I/We confirm that we will not interfere with the operation and/or management of the Sub 
Scheme and will abide by all lawful directions from MCCA Asset Management Limited as 
Manager during the time that I/We are an investor(s) in the Sub Scheme.

I/We understand that any stated returns in this Property Description Statement are presented 
as a target return and are not guaranteed by the Manager.

I/We understand that this Sub Scheme investment is not liquid and that repayment of my/ our 
investment monies and any net profit from the Sub Scheme development will depend on the 
timing of the completion and sale of the properties comprising the Sub Scheme development.

I/We have also completed and signed the application form contained within the Product 
Disclosure Statement dated 22 August 2014 for the MCCA Property Fund ARSN 116 851 980.

Applicant 1 signature Date

Applicant 1 Name

Applicant 2 signature Date

Applicant 2 Name



APPENDIX A
SUB SCHEME DEVELOPMENT PROJECT FEASIBILITY ASSESSMENT:

LAND ACQUISITION COSTS

Purchase Price                            (Margin Scheme)

Stamp Duty

GST (input)

Legal Fees + Holding Cost

TOTAL ACQUISITION COSTS

DEVELOPMENT COSTS

TOTAL PROJECT COSTS (Exl GST) $ 6,429,905

Construction

Contingency                                             8.50%

Professional Fee (Doc, Demolishing, Manager Fee 1)

Contributions & Charges

Marketing Cost

TOTAL DEVELOPMENT COST

Total Sales (Inc GST)

Legal Fees

Selling Costs (RE Agent)   1.75%

Manager Fee (2)

Independent Audit & Admin Charge

MCCA Fee     4.00%

$ 8,750,000

$ 15,000

$ 153,125

$ 180,000

$ 10,000

$ 350,000

$ 2,636,364

$ 247,041

$ 250,000

$ 200,000

$ 25,000

$ 3,358,405

$ $263,636

$ 335,840

$ 2,900,000

$ 159,500

$ - 

$ 12,000

$ 3,071,500 $ 307,150

COSTS & REVENUES $ TOTAL $ PER
TOWNHOUSE

MCCA Project Level Gearing  33.00%

TOTAL PROJECT REVENUE (after GST paid) 

INVESTOR FUNDS TO BE RAISED $ 4,308,036

$ 7,335,655

Total Gearing Cost

GST on Sale

Gross PROFIT

Gross PROFIT (PA)

Project Duration

$ 905,750

16

21.02%

15.77%

MONTHS

$174,402

$531,818

$ 2,121,869



APPENDIX B
RECENT MEDIAN SALE PRICES

$ 4,308,036

RP DATA



CAPITAL GROWTH MEDIAN PRICES

RP DATA


