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PURPOSE 

The purpose of this report is to seek Council’s direction on a preferred option for 
preserving the historic values of 302 Old Cleveland Road East, Birkdale property, 
described as Lot 2 on RP211270.  

BACKGROUND 

In March 2015, Floreau Pty Ltd purchased 302 Old Cleveland Rd East, Birkdale 
(the subject property) and lodged a Development Application with Council for a 
reconfiguration into twelve standard format community title lots plus common 
property. A separate Development Permit was issued for building works, pursuant 
to sections 334 and 335 of SPA, permitting the demolition of all buildings on the 
property (Demolition Permit).  

The Department of Environment and Heritage Protection subsequently issued a 
‘Stop Order’ over the property under section 154 of the Act giving notice of a 
Heritage Application, but after assessment, decided not to enter the place into the 
Queensland Heritage Register. The site is not currently listed as a place of local 
heritage significance in the Redland planning scheme but has been identified for 
future consideration for listing for its local heritage values.  

As part of DEHP’s Resolution 283.1, McCullough Robertson, on behalf of the 
Developer, agreed not to demolish the buildings for a six (6) month period to 8 
March 2016, to allow time for Council to pursue relocating the buildings.  

At its meeting of 21 October 2015 Council resolved to: 

1. Direct Redland Investment Corporation to investigate options to purchase the
property at 302 Old Cleveland Road East, Birkdale on commercial and non-
commercial terms and to investigate options to develop the property and retain
the existing dwelling and structures on the property; and

2. Direct Redland Investment Corporation to report to Council on the results of the
investigation.
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Council has now received the Redland Investment Corporation’s report: Willards 
Farm, Birkdale Business Case: 302 Old Cleveland Road East, Birkdale. The report 
reviewed five options that looked at associated costs to relocate and restore 
building/s, purchase part of the property and restore building/s, purchase the entire 
property from the vendor (Developer) and restore building/s, undertake a land 
swap to allow the development to occur in another location or accept physical loss 
of the buildings and prepare archival records for the local library and museum.  
All options other than archiving records were noted in the report as presenting a 
complex and expensive outcome to Council.  

ISSUES 

The subject property is currently in private ownership and is subject to a 
Development Application which must be decided. 

A commitment by the current owner not to demolish the existing structures is time 
bound with demolition able to be lawfully carried out after 8 March 2016. 

The RIC report summarises Options A-D as complex and costly scenarios for 
Council while Option E it describes as a straight forward and cost effective 
process. The report notes that when reviewing all options, Council should also 
consider a precedent being set for similar properties.  

The following extract from the report presents the identified options:  

 
Option Option description  Cost Complexity 

Option A:  Relocate & restore the homestead &/or associated 
structures  

$635,245 Medium 

Option B:  Purchase lot 8 - 11 from Developer & restore the 
homestead & associated structures  

$1,814,961 High 

Option C:  Purchase the entire site & restore homestead & 
associated structures  

$2,287,025 Medium 

Option D: Transfer of property titles (land swap) & restore 
homestead & associated structures 

$598,750 

 

Extreme 

Option E:  Prepare historical archival records  $15,000 

 

Low 

 
The report concludes that on the basis the Business Case has been prepared and 
outlined above, it is recommended that Council: 

 Identify the local historical value against the associated cost of each option 
presented.  

STRATEGIC IMPLICATIONS 

Legislative Requirements 

Not in relation to this report. Under the Sustainable Planning Act, Council must 
decide the development application by 6 January 2016. 
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Risk Management 

The acquisition of the property, relocation or any option outlined in the attachment 
is inherently risky. These have been outlined in the attachment. 

Financial 

Council has the financial capacity to service any of the options outlined. 

People 

There are nil people impacts. 

Environmental 

The property contains some vegetation of local environmental significance 
primarily along the Old Cleveland Road East frontage. 

Social 

The site has been identified as having heritage value worthy of consideration for 
local heritage listing under the Redland planning scheme. Sections of the 
community consider its values to be significant heritage value, such that the 
property should be preserved. 

PLANNING SCHEME IMPLICATIONS 

The acquisition of the property listed in this report would not require amendment to 
the zoning of the property in the Planning Scheme.  

CONSULTATION 

Extensive consultation has taken place within Council and with the Redland 
community, including the Old Schoolhouse Gallery which has expressed an 
interest in assisting with Option 1A. 

OPTIONS 

1. That Council resolves to provide direction to officers to adopt one of the 
following options: 

Option A: Relocate & restore the homestead &/or associated Structures 

Option B: Purchase lot 8 - 11 from Developer & restore the homestead & 
associated structures  

Option C: Purchase the entire site & restore homestead & associated 
Structures 

Option D: Transfer of property titles (land swap) & restore homestead & 
associated structures  

Option E: Prepare historic archival records 

2. That Council resolves to delegate to the Chief Executive Officer, under s.257 
(1)(b) of the Local Government Act 2009, the authority to acquire this additional 
property for fair compensation and to negotiate, make, vary and discharge any 
associated documentation;  

3. That Council resolves to do nothing. 
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OFFICER’S RECOMMENDATION 

That Council resolves as follows: 

1. To delegate the Chief Executive Officer, under s.257 (1)(b) of the Local 
Government Act 2009, the authority to acquire this additional property 
for fair compensation and to negotiate, make, vary and discharge any 
associated documentation; and 

2. That this report remains confidential and details of individual 
acquisition will become publicly available it has been successfully 
completed. 
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1.0 Executive Summary 

Redland City Council (RCC) is reviewing alternative options to preserve the historical values of 302 Old 

Cleveland Road East, Birkdale property; also known as Willard’s Farm. The property was recently purchased 

by a Developer in March 2015 to develop the entire site resulting in the demolition of all fixtures (homestead 

and associated structures).

RIC has reviewed five options that look at associated costs to relocate and restore building/s, purchase part 

of the property and restore building/s, purchase the entire property from the vendor (Developer) and restore

building/s, undertake a land swap to allow the development to occur in another location or accept physical 

loss of the buildings and prepare archival records for the local library and museum. All options other than 

archiving records present a complex and expensive outcome to Council.   

Redland Investment Corporation (RIC) has prepared this report assessing the options to assist RCC to 

understand the estimated cost/budget associated.

The following table summarises the associated costs for each option;

SUMMARY OF OPTIONS 

Reference Description Cost

Option A: Relocate & restore the homestead &/or associated 
structures 

$635,245

Option B: Purchase lot 8 - 11 from Developer & restore the 
homestead & associated structures

$1,814,961

Option C: Purchase the entire site & restore homestead & associated 
structures 

$2,287025

Option D: Transfer of property titles (land swap) & restore homestead 
& associated structures

$598,750

Option E: Prepare historic archival records $15,000
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2.0 Project objective

The purpose of this document is to review options for consideration to retain the existing homestead and 

associated structures known as Willard’s Farm located on 302 Old Cleveland Road East, Birkdale. 

3.0 Background 

A Developer, Floreau Pty Ltd, purchased 302 Old Cleveland Rd East, Birkdale (subject property) in March 

2015 for $1,100,000 with the intention of constructing 12 serviced residential allotments to sell as vacant land. 

A Development Application was lodged with Redland City Council (RCC) to subdivide a lot into 12 standard 

format community title lots plus common property. A separate Development Permit was lodged for building 

works, pursuant to sections 334 and 335 of SPA, permitting the demolition of all buildings on the property 

(Demolition Permit). With no registered heritage value over the property at the time of purchase, a Demolition 

Approval was issued by Brisbane Certification Consultants Pty Ltd, however, the Department of Environment 

and Heritage Protection issued a ‘Stop Order’ over the property under section 154 of the Act giving notice of 

a Heritage Application. 

The Department of Environment and Heritage Protection carried out investigations and in accordance with 

s.53 of the Act, a Notice of Decision was issued not to enter Willard’s Farm in the Queensland Heritage

Register as a State Heritage Place because it does not satisfy one or more of the culture heritage criteria

(resolution 283.1). 

With no registered Local and State heritage significance, the developer is not limited to remove any or all 

structures in accordance with the approved Demolition Permit.  

As part of Resolution 283.1, McCullough Robertson, on behalf of the Developer, agreed not to demolish the 

buildings for a six (6) month period to 8th March 2016, to allow time for RCC to peruse relocating the buildings.

 
TABLE 1: OPTIONS TO BE CONSIDERED

Reference Description

Option A: Relocate & restore the homestead &/or associated structures 

Option B: Purchase lot 8 - 11 from Developer & restore the homestead & associated 
structures 

Option C: Purchase the entire site & restore homestead & associated structures 

Option D: Transfer of property titles (land swap) & restore homestead & associated structures

Option E: Prepare historic archival records 
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4.0 Property Description

The subject site is located in the suburb of Birkdale. Birkdale is situated in the Redlands City Council area 

approximately 20km east of Brisbane CBD and 8km from Cleveland. Birkdale is a suburb of both bushland 

and detached housing development. 

The property currently contains a residential dwelling (homestead), separate carport and two sheds

(associated structures). A local heritage consultant notes it is likely the homestead was built around 1876 

when James Willard took out a mortgage on the property. James Willard was an early settler in Birkdale and 

a Councillor in the first Tingalpa Divisional Board in 1880. The Willard Family continued to operate a diary on

the property until 1926.

A structural and pest inspection report has been commissioned by the Developer concluding the homestead 

in its existing state is in a reasonable condition, however, there are elements in poor condition and subject to 

terminate and timber rot. Significant costs would be associated with relocating the building and/or relevant 

alterations needed to increase the building to a habitable and safe condition.

The 8,146sqm site is zoned Urban Residential and is accessed from Old Cleveland Road East, a four lane 

sub-arterial road with limited infrastructure servicing the property. 

A number of housing services are located on the opposite side of Old Cleveland Road East (eastern side) 

requiring engineering solutions to service the subject property. Since the original application was lodged with 

RCC, engineers engaged by the Developer have since provided achievable solutions to the service the 

property (through RCC Request for Information process). These solutions have been assessed and accepted 

by RCC assessment team and Referral Agencies and while achievable, they come at a cost over and above 

a standard subdivision.

The proposed development layout (as lodged with RCC) is subject to approximately five meters (5m) of cross 

fall from the eastern boundary to the western boundary equating to approximately 1.5m to 2.5m of fall across 

each lot. From the information provided it appears the developers will not benched and retained any lots 

developed. 

TABLE 2: SITE CONSTRANTS AND OPPORTUNITIES

 
Description Risk Constraint / 

Opportunity
Cost 

implication

Demand for 
Development 

Strong demand for vacant freehold land in 
Birkdale

Low Opportunity High sales 
rate

Competitive number of competing estates 
in the area 

High Constraint Low sales 
revenue

Buyer sentiment to purchase land adjoining 
a four lane sub-arterial road

Medium Constraint Lower sales 
revenue

Additional acoustic treatments required (to 
location four lane sub-arterial road)

High Constraint High 
construction 
costs  
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Description Risk Constraint / 
Opportunity

Cost 
implication

Servicing the   
Development

Demonstrate connections to existing 
underground services is possible

High Constraint High 
construction 
costs

High probability of Tunnel Boring services 
under sub-arterial road

High Constraint High 
construction 
costs

Locate suitable stormwater discharge point 

(DA proposes a unlawful discharge point 
requiring Commonwealth consent) 

High Constraint High 
construction 
costs / lower 
revenue / 
Long delays

Constructability 1.5m – 2m of fall across all lots increasing 
building works 

Medium Constraint High 
Construction 
costs 

Additional earthworks and retaining walls
required  

Medium Constraint High 
construction 
costs / lower 
revenue

Community Title 
Scheme

Buyers sentiment purchasing detached 
dwellings under Body Corporate.

Medium Constraint Lower sales 
rate / lower 
sales revenue

Buyers sentiment to ongoing Body 
Corporate Charges with detached lots  

Medium Constraint Lower sales 
rate / lower 
sales revenue
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5.0 Option A – Relocate Building and Restore

5.1 Overview

RCC investigated the costs and logistics to relocate the homestead and associated structures to a suitable 

location and restore to original condition.

A significant amount of the following information is from the RCC investigations that were carried out to review 

cost associated with retaining local Historical values of Willard’s Farm;

The initial inspection reveals that the property consists of a house that has been built in three sections possibly 

at different times. The two outbuildings have timber slab walls, the one used for a garage could have been the 

original farmhouse prior to the cottage added at a later state. There is a rainwater tank that stands adjacent to 

the cottage and a small timber building that could have been the hen house.

5.2 Homestead

The homestead has been built in three sections, the front section appears to be built first with rear two sections 

added later. The rear section is not as detailed as the front section, the covered roof between the buildings is 

poorly constructed and will require modification. The sub floor structure on all three sections appear 

structurally sound. Some of the support posts have been damaged and some of the floor will need re levelling. 

Both rear buildings are supported on treated pine timber stumps with a bearer and joist system with a strip 

timber floor. The front section sub floor is built from timber logs as main bearers with sawn timber for the 

joists. The internal and external walls and ceilings are timber lined so these could not determine how these 

were constructed.

To relocate all the sections of the house would have to be cut into several pieces for relocation. The way the 

subfloor and roof is constructed, engineering advice is likely for the bracing prior to transportation.

5.3 Dairy & Garage

The dairy and garage are constructed with timber support posts and a bottom plate to accept the timber slab 

wall sections. The roof is a 45 degree pitched roof with rafters and timber battens with metal custom orb 

roofing. The construction method will not allow these buildings to be relocated in sections. The buildings will 

have to be dismantled and reassembled at the new location. To do this will require detailed plans and each

piece will have to be individually labelled. This type of work is generally carried out by a registered architect 

on an hourly rate. 

There are a number of window sashes that are stored in the old dairy that would have come from both these 

buildings that could be reused when relocated.

5.4 Proposed New location

It is understood that 124-126 Shore Street North, Cleveland (Old Schoolhouse Gallery), has been identified 

as a potential new location to relocate the homestead and associated structures. The proposed location is 

currently zoned Open Space. Before any structure can be relocated on this property, a Material Change of 

Use (MCU) application will need to be lodged and approved by RCC to rezone the land to an appropriate use.
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Discussions have been held with RCC and the Old Schoolhouse Gallery (OSG), who are willing to champion 

the preparation and lodgement of the application. The group are looking for extra heritage buildings to create 

a historic precinct at the proposed location. A letter the OSG issued to Council for consideration, suggests 

they will contribute to the upkeep and maintenance of the building/s.

Further discussions held with RIC and the OSG, suggest the organisation will contribute to the restoration of 

structures if relocated to the proposed site (all discussion were verbal and not confirmed in writing).

The typical timeframe for an MCU application to be approved through Council is 4-6 months. If the building/s 

are to be relocated to this particular location, RCC will be required to assist with fast tracking the application 

to ensure the buildings are removed from the subject property before the 8th March 2016 (Department of 

Environment and Heritage Protection agreement expires).

Since the initial inspection was carried out by RCC, an external quote has been provided for the removal of all 

structures. The quote is reflected in the below table. The estimated costs are preliminary costs to provide an 

understanding of required works and potential budgets required.

Considering the sensitivity and complexity involved in relocating and restoring, a 30% contingency has been 

applied to the costings which is considered reasonable. 

Table 3: SUMMARY OF ESTIMATED COST – OPTION A

Description Amount ($)

Relocation of all structures* $101,150

Restoration of Homestead $210,000

Restoration of associated structures $177,500

30% Contingency $146,595

Total Expenditure – Homestead $635,245

*includes the homestead, garage, sheds, water tank & fences

5.5 Considerations 

Relocating and restoring will ensure the protection of the buildings
Relocating the building to another location may lose some historical value
Risk of setting a precedent for similar properties  
Sections of the buildings are in poor condition (evidence of terminate and timber rot) presenting a 
complex and expensive exercise to dissemble, relocate and restore
Due to the complexity of the exercise it is not unreasonable for these estimates to increase
Poor return on public investment
If Council wish to peruse this option further, detailed quotes will be required
Relocating and restoring may require budgets for ongoing maintenance and upkeep

A non for profit organisation has offered to assist with the restoration and future upkeep of the 
buildings under this scenario (Option A).
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5.6 Recommendation

If council wish to peruse this option, time is of the essences and RIC recommends relevant external parties 

are engaged to peruse the MCU application and provide detailed costings to relocate and restore building/s

prior to the Christmas.

The Old School Gallery (OSG) group are enthusiastic and passionate about retaining these buildings and 

appear dedicated to assisting with restoration and upkeep. RIC recommend that further discussion are held 

with the organisation to clarify there desired involvement and contribution (time and money). If the OSG were 

to be involved it may take some liability away from Council and achieve the desired outcomes.

While this option results in the loss of the historical land value, it provides a favourable expectation by 

protecting the buildings as well as placing the buildings in a public area to be viewed by the current and future 

generations.

In RIC’s experience, costs provided are reasonable but have the ability to increase significantly due to the 

nature of the building and required methodology in accordance with Australian Standards. 
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6.0 Option B – Purchase Land (in part) & Restore 

6.1 Overview

Option B reviews purchasing the required portion of land within the development to preserve and restore the 

homestead and associated structures in its current location.

The structures in their current location cover most of the site. This option will still require structures to be 

relocated onsite to allow the remaining land to be developed by the Developer. The homestead situated over 

proposed lots 8 & 9 would be purchased along with proposed lots 10 and 11 (to accommodate associated 

structures). To ascertain a fair and reasonable price to purchase lots 8 - 11, RIC has evaluated the Birkdale 

area and determined $652/sqm is a fair and reasonable rate to apply to flat vacant land in the area.

Birkdale has recorded over 80 vacant land sales in the past three years.  During the past 12 month period to 

July 2015, Birkdale has recorded 21 compatible sales totalling over $6.3M worth of serviced flat vacant land 

sales. Comparable lot sizes analysed to determine price range between 401sqm to 604sqm representing a 

price point between $230,000 up to $320,000. Applying a per-square meter rate of $652 to determine the land 

value, equates to an indicative purchase price of $1,219,892.

If Option B is considered, accumulated costs include the purchase of lots plus acquisition costs (stamp duty 

and legal fees) plus costs to relocate and restore the associated structures. In addition to these upfront costs, 

Council will be bound to a Community Management Statement and subject to ongoing Body Corporate 

charges.

Considering the sensitivity and complexity involved in relocating and restoring these buildings, a 30% 

contingency has been applied to the costings which is considered reasonable. 

TABLE 4: SUMMARY OF ESTIMATED COST – OPTION B

Description Amount ($)

Land purchase for homestead : $633,092

Land purchase for associated 
structures:

$586,800

Stamp duty & legal charges: $55,669

Relocation of associated 
structures

$35, 650

Restoration of associated 
structures:

$177,500

Restoration of homestead: $210,000

Restoration contingency (30%): $116,250

Total cost : $1,814,961
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6.2 Considerations  

Restoring the buildings in the current location will ensure the protection of the building
The future development which will surround the historical structures will be built out with modern 
homes and will not contribute to any historical value
Poor return on Public investment
Risk of setting a precedent for similar properties  
Sections of the buildings are in poor condition (evidence of terminate and timber rot) presenting a 
complex and expensive exercise to dissemble, relocate and restore

Due to the complexity of the exercise it is not unreasonable for these estimates to increase
If Council wish to peruse this option further, detailed quotes will be required
Budgets for ongoing maintenance and upkeep will be required along with quarterly Body Corporate 
charges 

RCC could consider restoring the property and recoup some costs by selling it on the open market 
with condition to retain its heritage value

6.3 Recommendation

While this option retains the buildings in their original location, the surrounding land will be developed out with 

modern detached dwellings. Not only would this potentially reduce the historical value of the property but RCC 

would need to consider a proposal that will not only utilise the property in its current location but also generate 

some return to allow for the upkeep and maintenance of the buildings. If the property is not utilised it is likely 

to fall victim to vandalism and degeneration. 

Considering the significant cost and complexity involved with this option may result in the loss of historical 

value, it is difficult to recognise the benefit. RIC would recommend RCC consider alternative options. 

In RIC’s experience, costs provided are reasonable but have the ability to increase significantly due to the 

nature of the building and required methodology in accordance with Australian Standards. 
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7.0 Option C – Purchase Entire Site & Restore

7.1 Overview

Option C reviews the purchase of the entire 8146sqm site and restoring all structures. If Council wish to peruse 

this option, time is of the essences.

Developer, Floreau Pty Ltd, purchased the property earlier this year in March 2015 for $1,100,000 with the 

intention of developing the land into 12 serviced allotments to sell as vacant residential land (land subdivision).

RICs preliminary evaluation of the property has determined a market value of $920,668 based on market 

accepted development margins. The valuation has taken a number of constraints and opportunities into 

consideration as well as understanding if the proposed development can be adequately serviced in 

accordance with State and Local planning regulations (risk). While it appears the developer has provided 

satisfactory solutions to a number of engineering issues, the developer is still awaiting consent from the 

Commonwealth to lawfully discharge stormwater onto their land. If consent is not granted by the 

Commonwealth, the point of discharge will need to be retained within the site. This will reduce the developable 

land along with the land value. It should be noted that while the developer has provided a number of 

engineering solutions to service the property with adequate infrastructure, the solutions carry a high risk due 

the complexity involve and associate cost.

The basis of the valuation considers the entire site is utilised and developed under the current zoning, Urban 

Residential (all structures removed from the property). If the homestead is to remain in its existing location 

(and restored) the market value would be considered less than the current $920,668 and in the vicinity of 

$620,000.

RIC has been in discussion with the Developer who will accept a purchase price of $1,700,000 (reduced offer 

from initial discussions) which incorporates the Developers purchase price, expenses to date and some profit. 

While RIC feel there is an opportunity to reduce the purchase price further, due to the public exposure this

property has been subjected to (i.e. local paper and other mediums), it has made it difficult to negotiated better 

terms. 

If Option C is considered by RCC, the accumulated costs to acquire the site would include the purchase of 

property ($1,7000,000), stamp duty ($78,275), legal fees ($5,000) plus the cost to restore all structures 

($503,750). The total cost would be in the vicinity of $2,287,025.

An alternative possibility under Option C is to purchase the site, restore the structures and RIC/RCC develop 

the remaining/surrounding land in an attempt to offset some of the expenditure. Due to the complexity and 

topography of the site, the cost to develop the entire site is very similar to developing the smaller remaining 

land around the heritage structures. To understand the complexity of the construction, all major infrastructure 

needs to be brought into the property from the eastern side of Old Cleveland Road (eg. Sewer, water, road, 

earthworks). The cost to service the remaining lots is only slightly less than compared to developing the entire 

site. This results in similar construction cost but less land to sell (less revenue).
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If the property is purchased and restored to its original state, Council will be required to develop a proposal 

that will not only utilise the property in its current location but also generate some return to allow for the upkeep 

and maintenance of the building. 

TABLE 6: SUMMARY OF ESTIMATED COST 

Description Amount ($)

Market Value : $920,668

Purchase price: $1,700,000

Acquisition & legal fees: $83,275

Restoration works: $503,750*

Total Purchase Price: $2,287,025

*includes 30% contingency 

7.2 Considerations  

Restoring the homestead in its current location will ensure the protection of buildings
The future development surrounding the homestead will be built out with modern detached dwellings 
and will not contribute to the historical value
Poor return on Public investment
Risk of setting a precedent for similar properties
The existing buildings are in poor condition (evidence of terminate and timber rot) presenting a 
complex and expensive exercise restore
If Council wish to peruse this option further, detailed quotes will be required
Budgets for ongoing maintenance and upkeep will be required
RCC could consider restoring the property and recoup some costs by selling it on the open market 
with condition to retain its historical value

7.3 Recommendation

If Option C is pursued, it is recommended RIC continues to negotiating with the vendor to reduce the purchase 
price, however, it would be unlikely the vendor will accept anything less than their purchase price and a portion 
of potential profit resulting in RCC/RIC paying well above market value.  

RIC would advise against RIC/RCC developing the remainder of land (around the structures), due to the high 
risk and small return. The potential profit to be realised from developing the remaining land would result in a 
similar fiscal position as Option B (in respect to total expenditure and historical value retained).

This option would require Council to create a proposal that will not only utilise the property in its current location 
but also generate some return to allow for the upkeep and maintenance of the property. If the property is not 
utilised it is likely to fall victim to vandalism and degeneration.
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8.0 Option D – Transfer of Property Titles (Land 
Swap) 

8.1 Overview

RIC reviewed the possibility of undertaking a land swap with the Developer meaning the proposed 

development would be carryout in another location while Willard’s Farm is retained and structures restored.  

To undertake a land swap between two parties, a transfer of titles must be registered through the Department 

of Natural Resources and Mines (Title Registry QLD).

To allocate a parcel of land to the Developer, RIC/RCC would be required to identify a parcel of land equivalent 

to or superior than 302 Old Cleveland Rd East, Birkdale. Further to this, identifying a suitable property would 

require the approval of the Developer. Generally speaking, however, a property that can provide no less than 

the equivalent return would been seen as acceptable.

For RCC to provide a suitable property for consideration of a land swap, the following criteria (including but 

not limited to) would need to be satisfied to provide assurance (to the developer) that the proposed land has 

an equal, or greater than value to their current holdings (302 Old Cleveland Road);

PROPERTY CRITERIA

Land value - equivalent or greater value

Topography – equivalent or less slope 

Soil classification (affects construction costs) – equivalent or greater classification

Serviceability – equivalent or greater accessibility 

Project return – equivalent or greater return

Market conditions within new areas - equal to or greater conditions

Market competition – equivalent or less competition

Product achievable – equivalent or more desirable 

Size of land – subject to the findings of the above items 

Even if all items above can be satisfied; to determine if a property has the ability to produce the same fiscal 

return, RCC and the Developer will need to work through a Development Application process. The Developer

would require certainty that a new development proposal can be delivered and will be approved by Council 

(through a Development Application). This can take months for the Developer to prepare and investigate a 

concept as well as months for RCC to assess the Development Application.

SUMMARY OF ESTIMATED COST - CON’T 
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TABLE 7: SUMMARY OF ESTIMATED COST

Description Amount ($)

Legal and transfer fees $20,000

Consultant and planning 
costs

$75,000

Restoration of all structures: $503,750*

Total Cost: $598,750

*includes 30% contingency for restoration works

8.2 Recommendation

While this Option satisfies the historical values within a reasonable budget (in comparison to alternative 

options), the difficulty in identifying/agreeing to a suitable land swap is very complex and timely. If the 

Developer does not accept any of the proposed land put forth for a land swap, they may decide to carry on 

with developing 302 Old Cleveland Road at the risk of losing all structures. 
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9.0 Option E – Prepare Archival Records 

9.1 Overview

Option E is consistent with the existing Planning Policy that does not list privately owned heritage items on a 

local register and is therefore at risk of losing heritage items. There is, however, an opportunity in this process 

to collect archival records involving documenting heritage values through photographs, written history 

including newspaper articles, survey plans, and architectural drawings (including but not limited to) and 

donating to the local library and/or museum to illustrate Birkdale’s historical change over time.

This option would accept the loss of all physical structures however, presents a straight forward and cost 

effective methodology which is commonly practised to retain heritage values.

TABLE 8: SUMMARY OF ESTIMATED COST 

Description Amount ($)

Preparation of records $15,000

Total cost: $15,000

9.2 Considerations  

Physical loss of building but retains the historical values
High return on public investment (historical values)
Consistent with industry standards to retain Heritage items 
Low level of complexity and relatively quick process  

No ongoing costs or budgets required for maintenance and building upkeep  
If Council wish to peruse this option further, detailed quotes will be required.

9.3 Recommendation

This Option is a cost effective procedure that retains the historical value in accordance with industry standards, 

however, there is a loss of the physical buildings themselves that may hold more historical significants over 

archival records.

RIC recommendation is for Council to review, with consideration of the costs, the physical historical values

against the value of archival records which can be accessed and viewed by current and future generations.
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10.0 Recommendation

Option A-D provide complex and costly scenarios for Council while Option E is a straight forward and cost 

effective process. When reviewing all options, Council should also consider a precedent being set for similar 

properties. 

The following table presents the identified options in no particular order. 

 
Option Option description Cost Complexity

Option A: Relocate & restore the homestead &/or associated 
structures 

$635,245 Medium

Option B: Purchase lot 8 - 11 from Developer & restore the 
homestead & associated structures 

$1,814,961 High

Option C: Purchase the entire site & restore homestead & 
associated structures 

$2,287,025 Medium

Option D: Transfer of property titles (land swap) & restore 
homestead & associated structures

$598,750 Extreme

Option E: Prepare historical archival records $15,000 Low

 
 
On the basis the Business Case has been prepared and outlined above, it is recommended that Council:

Identify the local historical value against the associated cost of each option presented. 
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Appendix 1 – Existing Property 
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Appendix 2 - Proposed Development
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Appendix 3 – Structural and Pest Inspection
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Structural Inspection Report On Residence 
302 Old Cleveland Road East, Birkdale 

1 INTRODUCTION 
In accordance with the instructions of Floreau Pty Ltd, Charles Bowman of this office has 
carried out a walkover inspection of the residence and three out buildings located on the farm 
at 302 Old Cleveland Road East, Birkdale on 19 August 2015. The four buildings are as follows: 

The Residence. 
The Garage. 
The Dairy. 
The Creamery/butter shed. 
 

The purpose of this inspection was to ascertain the general structural condition of the four 
buildings with reference to visually observed defects and to subsequently assess the scope 
(both method and economics) of rectification works required.  Investigations were also 
undertaken into what would be structurally required to allow the buildings to be relocated from 
the site. 

A visual inspection only was performed and no linings were removed. We were advised that the 
residence was built in the late 1800s. 

2 GENERAL DESCRIPTION 

2.1 The Residence 

The residence is a high set, single-storey, timber framed and clad structure with timber stumps 
and a sheet metal roof. The residence consists of three individual structures with connecting 
verandahs. The larger structure comprises the living, bed and dining rooms whilst the smallest 
structure is a stand-alone kitchen. The third building comprises the master bedroom along with 
the bathroom. 

2.2 The Garage 

The building is a timber slab sided construction with a pitched timber A-frame roof covered in 
sheet metal. There is a mezzanine storage area at the southern end of the garage. The side 
walls of the garage are sitting on two parallel concrete beams/footings. There is no floor within 
the garage. The south-western corner of the building is supported by a steel prop. 

2.3 The Dairy

The dairy is a long shed of vertical timber slab walls with minimal framing. The timber slabs are 
driven into the ground. The roof is a high pitched timber A-frame with sheet metal covering. 

2.4 The Creamery/butter shed 

The shed is a low set, single-storey, timber framed and clad structure with timber stumps and a 
sheet metal roof. There is a small lean-to attached to one side of the shed. 

3 OBSERVATIONS 
All of the buildings except for the residence are in an extremely poor state of repair. The dairy 
and the creamery/butter shed have been badly affected by termites. 



 15MD073/CEB 
Page 3 

 
 

 

Structural Inspection Report On Residence 
302 Old Cleveland Road East, Birkdale 

3.1 The Residence  

There are noticeable undulations within the timber flooring. 
Subfloor timbers that are exposed to the weather around the outer edge of the 
residence have suffered with dry rot. This damage is mostly located at the outer edge of 
the verandahs.  
A number of existing stumps have settled and have been shimmed to relevel the floor. 
The existing stumps are in direct contact with the soil leaving no provision for a termite 
barrier. 
The ground floor timber walls are constructed in contact with the soil leaving no 
provision for a termite barrier. 
Based on current design criteria the floor joists and bearers are undersized. 
All roof gutters, downpipes and fascias are in a state of disrepair and need to be 
replaced. 
All internal walls are single skin tongue and groove, which are non-structural. 
There is evidence of either termite damage or dry rot in the rear wall of the kitchen. 
There is evidence of vertical movement between the roof and the walls to the master 
bedroom which reveals a lack of tiedown between these two elements. 
Dry rot affected timbers at the outer edges of the verandahs. 

 
3.2 The Garage 

The wall framing, including the stud framing and vertical timber slabs that are in close 
proximity to the ground or are in contact with the ground are generally in poor condition 
with evidence of rot and termite damage. 
The building has no positive wall bracing and the structure is on a noticeable lean.  
The roofing timbers are generally in reasonable condition.  
The building is considered to be potentially unstable and may collapse at any time. 
 

3.3 The Dairy

The wall framing, including particularly the posts, stud framing and vertical timber slabs 
that are in close proximity to the ground or are in contact with the ground are generally 
in poor condition with evidence of rot and termite damage. 
The building has very little positive wall bracing and parts of the structure is on a 
noticeable lean. 
The roofing timbers are generally in reasonable condition.  
 

3.4 The Creamery/butter shed 

There are noticeable undulations within the timber flooring. 
There are sections of the walls that are buried in the ground. 
Subfloor timbers that are exposed to the weather have suffered with dry rot.  
The existing stumps are in direct contact with the soil leaving no provision for a termite 
barrier. 
The ground floor timber walls are constructed in contact with the soil leaving no 
provision for a termite barrier. 
Based on current design criteria the floor joists and bearers are undersized. 
All roof gutters, downpipes and fascias are in a state of disrepair and need to be 
replaced. 
The walls are VJ tongue and groove boards with some diagonal braces. 
There is evidence of termite damage and/or dry rot in many sections of the wall and 
ceiling boards. 
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Dry rot affected timbers around the entry steps. 
 

4 CONCLUSIONS

4.1 The Residence  

The three individual buildings of the residence appear to be in reasonable condition however 
the connecting verandahs are in extremely poor condition.The residence is typical of timber 
houses built in the late 1800’s possessing the following structural defects/deficiencies: 

a) No positive lateral bracing or tie down. 

b) Undersized bearers and joists. 

c) A lightly framed and strutted roof and ceiling system without any connection to the 
substructure. 

d) High ceilings thus increasing the problems of racking, making the structure potentially 
unstable in high wind loads.. 

e) The location of this residence exposes it to high wind forces. 

 
It is clear that the residence as inspected has had very little, if any, ongoing maintenance. We 
consider that the alterations needed to increase the life of this residence and to provide a safe 
and pleasing dwelling would be uneconomical.  

Relocation of the entire structure is not feasible due to the poor condition of the connecting 
verandahs, however the three individual buildings are potentially able to be relocated using 
normal house transporting techniques following demolition of the verandahs. 

4.2 The Garage 

Much of the building is supported by rotten or termite damaged timbers. There is also no 
positive bracing other than the temporary steel prop that has been installed in the past to 
stabilise the structure.  

As a result of the degradation and form of construction of the garage, it is considered to be 
potentially unstable and may collapse at any time. 

Any repairs to this building would entail constructing additional internal and/or external 
supporting frameworks to provide the necessary stability to the remaining existing timbers. It is 
considered that this work could put persons carrying out the work at risk of injury or death, and 
it is not recommended. 

Relocation of this structure would only be possible by allowing it to collapse under controlled, 
safe conditions and then reassembling any intact parts whilst replacing any damaged parts and 
installing additional bracing, framing and tiedown. 

4.3 The Dairy

Much of the building is supported by rotten or termite damaged timbers. There is also very 
little positive bracing or tiedown and many of the timbers are undersized.  

As a result of the degradation and the form of construction of the dairy, it is considered to be 
potentially unstable and may collapse in a high wind load event. 
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Any repairs to this building would entail constructing additional internal and/or external 
supporting frameworks to provide the necessary stability to the remaining existing timbers.  

Relocation of this structure would only be possible by disassembling it under controlled, safe 
conditions and then reassembling any intact parts whilst replacing any damaged parts and 
installing additional bracing, framing and tiedown. 

4.4 The Creamery/butter shed 

The creamery is possesses the following structural defects/deficiencies: 

a) Limited lateral bracing and tie down. 

b) Undersized framing. 

c) A lightly framed and strutted roof and ceiling system without any positive connection to 
the substructure. 

d) High ceilings thus increasing the problems of racking, making the structure potentially 
unstable in high wind loads. 

 
It is clear that the creamery has had very little, if any, ongoing maintenance and there are 
substantial parts that have been affected by termites and rot. Any repairs to this building would 
entail replacing the degraded timber and constructing additional internal and/or external 
supporting frameworks to provide the necessary stability to the remaining existing timbers.  

Relocation of the entire structure is feasible using normal house transporting techniques 
following removal and/or replacement of any severely degraded elements. 

5 LIMITATIONS
This report has been prepared based on the information supplied and from our observations 
during our inspection and did not include any destructive investigations or testing beyond that 
described in this report.  

If you require any further information concerning this report please contact this office. 

 
MORGAN  CONSULTING  ENGINEERS  PTY  LTD
Enclosed: Photographic Record 
  



 15MD073/CEB 
Page 6 

 
 

 

Structural Inspection Report On Residence 
302 Old Cleveland Road East, Birkdale 

 
Photograph 1 – View of residence 

 

 
Photograph 2 – View of residence 
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Photograph 3 – Residence verandah 

 

 
Photograph 4 - Residence steps 
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Photograph 5 – Residence verandah 

 

 
Photograph 6 – Residence verandah 
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Photograph 7 – Residence verandah 

 

 
Photograph 8 – Residence verandah 
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Photograph 9 – Residence verandah subfloor 

 

 
Photograph 10 – Residence verandah 
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Photograph 11 – Residence verandah 

 

 
Photograph 12 – Residence verandah 
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Photograph 13 – Residence verandah 

 

 
Photograph 14 – Residence verandah 
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Photograph 15 – Residence verandah 

 

 
Photograph 16 – Residence verandah 
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Photograph 17 – Residence verandah 

 

 
Photograph 18 – Residence verandah 
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Photograph 19 – Residence verandah 

 

 
Photograph 20 – Residence verandah 
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Photograph 21 – Residence verandah 

 

 
Photograph 22 – Residence verandah 
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Photograph 23 – Residence verandah 

 

 
Photograph 24 – Residence subfloor 
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Photograph 25 – Residence subfloor 

 

 
Photograph 26 – Residence subfloor 
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Photograph 27 – Residence subfloor 

 

 
Photograph 28 – Residence subfloor 
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Photograph 29 – Residence subfloor 

 

 
Photograph 30 – Residence interior 
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Photograph 31 – Residence interior 

 

 
Photograph 32 – Residence interior 
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Photograph 33 – Residence interior 

 

 
Photograph 34 – Residence interior 
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Photograph 35 – Residence interior 

 

 
Photograph 36 – Residence interior 
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Photograph 37 – Residence interior 

 

 
Photograph 38 – Residence interior 
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Photograph 39 – Residence interior 

 

 
Photograph 40 – Residence interior 
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Photograph 41 – Residence interior 

 

 
Photograph 42 – Residence interior 
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Photograph 43 – Residence interior 

 

 
Photograph 44 – Residence interior 
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Photograph 45 – Residence interior 

 

 
Photograph 46 – Residence interior 
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Photograph 47 

 

 
Photograph 48 
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Photograph 49 

 

 
Photograph 50 
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Photograph 51 

 

 
Photograph 52 
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Photograph 53 

 

 
Photograph 54 
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Photograph 55 

 

 
Photograph 56 
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Photograph 57 

 

 
Photograph 58 
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Photograph 59 

 

 
Photograph 60 



 15MD073/CEB 
Page 36 

 
 

 

Structural Inspection Report On Residence 
302 Old Cleveland Road East, Birkdale 

 

 
Photograph 61 - Dairy 

 

 
Photograph 62 - Dairy 
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Photograph 63 - Dairy 

 

 
Photograph 64 - Dairy 



 15MD073/CEB 
Page 38 

 
 

 

Structural Inspection Report On Residence 
302 Old Cleveland Road East, Birkdale 

 

 
Photograph 65 - Dairy 

 

 
Photograph 66 - Dairy 
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Photograph 67 - Dairy 

 

 
Photograph 68 - Dairy 
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Photograph 69 - Dairy 

 

 
Photograph 70 - Dairy 
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Photograph 71 - Dairy 

 

 
Photograph 72 - Dairy 
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Photograph 73 - Dairy 

 

 
Photograph 74 - Dairy 
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Photograph 75 - Dairy 

 

 
Photograph 76 - Dairy 
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Photograph 77 - Creamery 

 

 
Photograph 78 - Creamery 
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Photograph 79 - Creamery 

 

 
Photograph 80 - Creamery 
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Photograph 81 - Creamery 

 

 
Photograph 82 - Creamery 
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Photograph 83 - Creamery 

 

 
Photograph 84 - Creamery 
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PROPERTY DETAILS 

PROPERTY NAME

The Pines

ADDRESS

302 Old Cleveland Road East, Birkdale

Lot 2 on RP211270

PLACE TYPE

Built - Residential

CURRENT LISTINGS

Proposed Listing - RCC Heritage Register

CURRENT MANAGEMENT DOCUMENTS

None known

DESCRIPTION 

HISTORICAL CONTEXT

James and Edward Willard were in the Redlands from at least 1865 when they 
were granted a timber licence for hardwood. Timber getting was one of the 
early enterprises in the Redlands District.

It is likely the house was built around1876 when James Willard took out a 
mortgage on this property. He was a Councillor in the First Tingalpa Divisional 
Board in 1880.

The Willard family continued to operate a dairy here until 1926.

During World War 2 the Commonwealth resumed parts of the property to use 
as a radio station. It is believed that the message from General Douglas 
Macarthur, telling of the Japanese surrender, was received here.

PHYSICAL DESCRIPTION

The Pines is a complex of buildings located close to the road frontage. The site 
falls away to the west. The view from the complex extends west across the 
Commonwealth reserve and farmland out to the Tingalpa Creek Reserve. 

The main dwelling has a steeply pitched gable roof to the core and a stepped 
roof over the verandahs. The walls are clad in wide chamfer boards and the 
verandah returns along the front and side of the house. Many of the early 
decorative timber elements remain. Along the front boundary are a timber 
fence, gates and established planting.

The kitchen, dining room and bedrooms are contained in the wing at the rear of 
the main dwelling. This wing has a hipped roof over the core and a skillion roof 
to the verandah. It is connected to the main dwelling with a covered link. The 
walls are single skin with cross bracing and the verandah returns around three 
sides of this wing. The house is low set at the front and as the land falls away, 
high set to the rear. Diagonal timber battens enclose the subfloor. 

The complex includes the dairy constructed of timber slabs and the small 
laundry.

The farm has extensive gardens and mature trees.

ASSESSMENT 

HERITAGE SIGNIFICANCE CRITERIA

(a) the place is important in demonstrating the evolution or pattern of 
Redland’s history;

The Pines is historically significant as a remaining example of an early farm 
and house, evident in the fabric and layout. The early establishment of farming 
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and the growth of the district are demonstrated as it is as one of Birkdale’s 
oldest buildings. 

(d) the place is important in demonstrating the principal characteristics of a 
particular class of cultural places;

The Pines is important locally as it survives as an example of a working farm in 
the Redlands district, with intact fabric and continued original use. The 
remaining dwelling, additions, and the dairy demonstrate the principal 
characteristics of early farmhouses of its era.

It is typical of many small homestead buildings, showing evidence of being 
added to and adapted over the years to accommodate the changing needs of 
its occupants.

(e) the place is important because of its aesthetic significance;

The forms and materials of the buildings, arranged in a practical and informal 
layout, set in the mature garden with scenic views from the site contribute to 
the aesthetic significance of the place. 

(h) the place has a special association with the life or work of a particular 
person, group or organisation of importance in Redland’s history.

The Pines and grounds have an association with James Willard, a prominent 
citizen and early settler in Birkdale. 

STATEMENT OF SIGNIFICANCE

The Pines is a locally highly significant place which demonstrates historical, 
representative and aesthetic values. As a complex of farm buildings 
established in the 1870’s, it represents the early settlement of the local area. 
The layout and form of the complex, and the established trees contribute to the 
aesthetic quality of the place. James Willard was notable in the early industry 
and development of Birkdale and had a strong association with The Pines. 

HISTORICAL THEMES

2. Exploiting, utilising and transforming the land

2.4 agricultural activities

SIGNIFICANT FABRIC & ATTRIBUTES 

FABRIC

1870’s house, dairy, laundry, established trees, front fence and gates. 

ATTRIBUTES

Farm complex in an established and generous setting.

LOCATION MAP
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WILLARDS FARM, BIRKDALE      
BUSINESS CASE 

Appendix 7 – Old Schoolhouse Gallery, Letter of 
Consideration to RCC 
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