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Contract of sale of land © Copyright September 2025

IMPORTANT NOTICE TO PURCHASERS COOLING-OFF
Cooling-off period (Section 31 of the Sale of Land Act 1962)

You may end this contract within 3 clear business days of the day 
that you sign the contract if none of the exceptions listed below 
applies to you.

written notice 
that you are ending the contract or leave the notice at the address 

time in accordance with this cooling-off provision.

You are entitled to a refund of all the money you paid EXCEPT for
$100 or 0.2% of the purchase price (whichever is more) if you end 
the contract in this way.

EXCEPTIONS: the 3-day cooling-off period does not apply if:
you bought the property at a publicly advertised auction or on the 
day on which the auction was held; or
you bought the land within 3 clear business days before a publicly 
advertised auction was to be held; or
you bought the land within 3 clear business days after a publicly 
advertised auction was held; or
the property is used primarily for industrial or commercial 
purposes; or
the property is more than 20 hectares in size and is used 
primarily for farming; or
you and the vendor previously signed a contract for the sale of 
the same land in substantially the same terms; or
you are an estate agent or a corporate body.

NOTICE TO PURCHASERS OF PROPERTY OFF-THE-PLAN
Off-the-plan sales (Section 9AA(1A) of the Sale of Land Act 1962)

You may negotiate with the vendor about the amount of the deposit moneys payable under the contract of sale, up to 10 per cent of the 
purchase price.

A substantial period of time may elapse between the day on which you sign the contract of sale and the day on which you become the 
registered proprietor of the lot.

The value of the lot may change between the day on which you sign the contract of sale of that lot and the day on which you become 
the registered proprietor

.

Approval

This contract is approved as a standard form of contract under section 53A of the Estate Agents Act 1980 by the Law 
Institute of Victoria Limited. The Law Institute of Victoria Limited is authorised to approve this form under the Legal 
Profession Uniform Law Application Act 2014.

Copyright

This document is published by the Law Institute of Victoria Limited and the Real Estate Institute of Victoria Ltd and is 
copyright. It may only be reproduced in accordance with an agreement with the Law Institute of Victoria Limited and the 
Real Estate Institute of Victoria Ltd for each specific transaction that is authorised. Any person who has purchased a paper 
copy of this document may only copy it for the purpose of documenting a specific transaction for the sale of a particular 
property.

Disclaimer

This document is a precedent intended for users with the knowledge, skill and qualifications required to use the precedent 
to create a document suitable for the transaction.

Like all precedent documents it does not attempt and cannot attempt to include all relevant issues or include all aspects of 
law or changes to the law. Users should check for any updates including changes in the law and ensure that their 
particular facts and circumstances are appropriately incorporated into the document to achieve the intended use.

To the maximum extent permitted by law, the Law Institute of Victoria Limited and the Real Estate Institute of Victoria Ltd 
and their respective contractors and agents are not liable in any way for any loss or damage (including special, indirect or 
consequential loss and including loss of business profits), arising out of or in connection with this document or its use.
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     © Copyright September 2025

WARNING TO ESTATE AGENTS

PRACTICIONER

WARNING: YOU SHOULD CONSIDER THE EFFECT (IF ANY) THAT THE WINDFALL GAINS TAX MAY HAVE ON THE SALE OF 
LAND UNDER THIS CONTRACT.

Contract of sale of land
The vendor agrees to sell and the purchaser agrees to buy the property, being the land and the goods, for the price and on the terms set out in 
this contract.
The terms of this contract are contained in the 

particulars of sale; and
special conditions, if any; and
general conditions (which are in standard form: see general condition 6.1) 

in that order of priority.

SIGNING OF THIS CONTRACT

WARNING: THIS IS A LEGALLY BINDING CONTRACT. YOU SHOULD READ THIS CONTRACT BEFORE SIGNING IT.

Purchasers should ensure that they have received a section 32 statement from the vendor before signing this contract. In this contract,
32 means the statement required to be given by a vendor under section 32 of the Sale of Land Act 1962.

The authority of a person signing 
under power of attorney; or
as director of a corporation; or
as agent authorised in writing by one of the parties 

must be noted beneath the signature.

Any person whose signature is secured by an estate agent acknowledges being given by the agent at the time of signing a copy of the terms of 
this contract.

SIGNED BY THE PURCHASER:

WHERE SIGNATORY IS AN INDIVIDUAL 

SIGNED 

for and on behalf of:

Name of individual                                                                           Signature of individual

State nature of authority (if applicable):

WHERE SIGNATORY IS AN INDIVIDUAL 

SIGNED 

for and on behalf of:

Name of individual                                                                           Signature of individual

State nature of authority (if applicable):
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WHERE SIGNATORY IS A COMPANY  
 
EXECUTED by  
 

ABN:   .....................................................................................................................................................................  
in accordance with the requirements of s.127 
Corporations Act 2001 (Cth) by: 
 
 
 

 
Name of director                                                                                Signature of director  
 

 
Name of director/secretary                                                                 Signature of director/secretary  

 
This offer will lapse unless accepted within [   ] clear business days (3 clear business days if none specified) In this 
contract,   has the same meaning as in section 30 of the Sale of Land Act 1962 
 

 

 

 

SIGNED BY THE VENDOR:  
 

WHERE SIGNATORY IS AN INDIVIDUAL  

SIGNED  

 

for and on behalf of: 

 

 SIMONE LOUISE ASTON AND SCOTT GRAHAM BROWN 
 

Name of individual                                                                             Signature of individual 
 
 

State nature of authority (if applicable) 

 

 

The DAY OF SALE is the date by which both parties have signed this contract.
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Particulars of sale 
 

 
    Name: Elders Real Estate  
    Address: 15/400 Pakington Street, Geelong West, VIC 3218 

    Email: peter.lindeman@elders.com.au 

    Tel: 03 5225 5000 Mob: 0418 525 609 Fax:  Ref: Peter Lindeman 

 
 

Vendor 
    Name: SIMONE LOUISE ASTON AND SCOTT GRAHAM BROWN 
 
    Address: 1145 Inverleigh-Winchelsea Road, Inverleigh, VIC 3321  

ABN/ACN: .......... ................................................................................................................................................... 

Email: simone_aston@yahoo.com 

 
    Name:  Cahill Family Lawyers Pty Ltd  
    Address: 61 Pakington Street, Geelong West VIC 3218 
    Email: eleanor@cahillfamilylawyers.com.au 

Tel: :   03 52217844 Mob:         Fax:   03 5221 7898  Ref:   EC:259664 

 
 

Purchaser 
Name:................................................................................................................................................................ 

Address:............................................................................................................................................................ 

ABN/ACN:......................................................................................................................................................... 

Email:................................................................................................................................................................. 
 

 

Name:................................................................................................................................................................ 

Address:............................................................................................................................................................ 

Email:................................................................................................................................................................. 

Tel: .......... ............................ Fax: .......................................... DX:.......... ........................... Ref: .......... ....... 
 

 

   Land (general conditions 7 and 13) 

 The land is described in the table below  
    

Certificate of Title reference being lot on plan 
 

Volume 
 

10156 
 

Folio 
 

486 
 

Crown 
Allotment 
10 

Section 11 Parish of 
Carrung-e-murnong 

 

 

If no title or plan references in the table, the land is as described in the section 32 statement or the register search 
statement and the document referred to as the diagram location in the register search statement attached to the 
section 32 statement 

 
The land includes all improvements and fixtures.  
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Property address 

The address of the land is  1145 Inverleigh-Winchelsea Road, Inverleigh 3321 

 
 
 
 
 

Goods sold with the land (general condition 6.3(f)) (list or attach schedule): 
 
All fixed floor coverings, light fittings, window furnishings and fixtures and fittings of a permanent nature. The 
The dishwasher installed at the property is included and will pass with the sale. The spa, outdoor pot plants and 
televisions will not pass with the sale and will be removed by the Vendor prior to settlement.  
 

 
 

Payment 

Price $   

Deposit $  by          (of which $          has been paid) 

Balance $ payable at settlement 

Deposit bond 

 General condition 15 applies only if the box is checked 

Bank guarantee 

 General condition 16 applies only if the box is checked 

GST (general condition 19) 

Subject to general condition 19.2, the price includes GST (if any), unless the next box is checked 

 GST (if any) must be paid in addition to the price if the box is checked 

 This sale is a sale of l
meets the requirements of section 38-480 of the GST Act if the box is checked 

  

 The margin scheme will be used to calculate GST if the box is checked 

Settlement (general conditions 17 & 26.2) 

is due on  

unless the land is a lot on an unregistered plan of subdivision, in which case settlement is due on the later of: 

 the above date; and 

 the 14th day after the vendor gives notice in writing to the purchaser of registration of the plan of subdivision. 

Lease (general condition 5.1) 

 At settlement the purchaser is entitled to vacant possession of the property unless the box is checked, 
in which case the property is sold subject to*: 

(*only one of the boxes below should be checked after carefully reading any applicable lease or tenancy document) 
 a lease for a term ending on       with       options to renew, each of       years 

OR 
 a periodic tenancy determinable by notice 

Terms contract (general condition 30) 

 This contract is intended to be a terms contract within the meaning of the Sale of Land Act 1962 if the 
box is checked.  (Reference should be made to general condition 30 and any further applicable provisions should be added 
as special conditions) 

Loan (general condition 20) 

 This contract is subject to a loan being approved and the following details apply if the box is checked: 

Lender:  
(or another lender chosen by the purchaser) 

Loan amount: no more than  Approval date:     
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Building report 

 General condition 21 applies only if the box is checked 

Pest report 

 General condition 22 applies only if the box is checked 
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Instructions: It is recommended that when adding special conditions: 

 each special condition is numbered; 
 the parties initial each page containing special conditions; 
 a line is drawn through any blank space remaining on the last page; and 
 attach additional pages if there is not enough space. 

 Special conditions 

  
1. Auction  

If the property is offered for sale by public auction, subject to the vendors reserve price, the rules for the 
conduct of the auction shall be set out in the schedules to the Sale of Land (Public Auctions) 
Regulations 2014 or any rules prescribed by regulation which modify or replace those rules.  

 
2. Guarantee 

Notwithstanding General Condition 3, if a company purchases the property; 
2.1 Any person who signs this contract will be personally liable and responsible to comply with the terms 

and conditions of this contract; and 
2.2 The directors of the company must sign the guarantee attached to this contract at the time of signing this 

contract or deliver it to the vendor within 5 days of any request to do so by the vendor or their 
representative. 

 
3.  FIRB Approval 

3.1 The purchaser warrants no consents are required to this contract under the provisions of the Foreign 
Acquisitions and Takeovers Act 1975 and that the act has no application to the purchasers or to this 
contract.  

3.2 If the purchaser breaches this warranty (whether intentionally or otherwise), the purchaser will indemnify 
and compensate the vendor for any costs and/or damages as a result of the breach.  

3.3 This warranty and indemnity does not merge upon settlement.  
 
 

4. Windfall Gains Tax 
 
4.1 The Purchaser agrees that in the event that the property is rezoned prior to settlement and the property 

becomes subject to Windfall Gains Tax, the purchaser shall be responsible for the payment of such tax 
together with any interest accrued thereon in addition the Purchase Price at settlement. 

4.2 The Vendor will notify the Purchaser within seven (7) days of receipt of any notification of the 
assessment of a Windfall Gains Tax and will do all acts, matters and things reasonably required by the 
Purchaser, at the expense of the Purchaser in all things, to defer payment of the Windfall Gains Tax until 
settlement and, if requested by the Purchaser to object to the assessment in the name of the Vendor, 
but at the expense in all things of the Purchaser. 

4.3 Should the Vendor be unable to defer payment of the Windfall Gains Tax and be required to pay the 
Windfall Gains Tax prior to the due date for settlement, the Purchaser will make a further payment equal 
to the amount of the Windfall Gains Tax assessed, together with any interest thereon to the Vendor 
within fourteen (14) days of receipt of a Notice in writing from the Vendor that the Windfall Gains Tax is 
payable, or five (5) business days prior to the due date for payment of the Windfall Gains Tax, whichever 
is the later, to enable the Vendor to pay the Windfall Gains Tax and any interest accrued thereon. 

4.4 Should the Purchaser fail to make the payment as aforesaid the Purchaser shall be responsible, in 
addition to any interest and costs payable on default under this Contract, for any penalties imposed as a 
result of failure to pay the Windfall Gains Tax. 

4.5 Nothing in this Special Condition shall require the Vendor to pay the Windfall Gains Tax until payment is 
received from the Purchaser. 
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5. Adjustments 
5.1 General Condition 23.3 is replaced with the following: 

 

The Purchaser must provide copies of all up-to-date certificates and searches to the Vendor as applied for by 
the Purchaser to calculate the adjustments. For the purposes of calculating the adjustments, the 
Purchaser cannot use or rely on any certificates that form part of the Section 32 Vendor Statement 

 

 
5.2 Should the purchaser fail to obtain and provide up-to-date certificates then the adjustments will be 

calculated as having been paid in full by the Vendor and the relevant adjustments recorded. The 
purchaser acknowledges that in such instance they forfeit the right and/or ability to readjust after 
settlement or at settlement.  

5.3 
to Settlement. The Vendor shall not be obliged to complete this Contract until the expiration of five (5) 
business days from receipt of the Adjustments. The Purchaser will have deemed to have made default in 
payment of the balance of purchase monies as from the settlement date where the Adjustments are not 
delivered in accordance with this special condition.  

5.4 
amounts to which section 10G of the Sale of Land Act 1962 applies. 

 
 

6. Notices 
6.1 General condition 28 does not apply to any amounts to which section 10G or 10H of the Sale of Land 

Act 1962 applies. 
 

 
7.   Purchaser Acknowledgements 

The purchaser acknowledges; 

 
7.1 

preliminary contract or contract note or payment of any deposit, a statement as required by s32 of the 
Sale of Land Act 1962.  

7.2 That is has not relied upon any representation, warranty or indemnity made by the vendor or the vendors 
representatives other than what is expressly contained within this Contract. 

7.3 That the purchaser has relied only upon its own inspection, searches and enquiries of the property in 
proceeding with the purchase and entering into this Contract.  

7.4 That no representations, warranties or indemnities of any kind have been made or given by the vendor 
or the vendors representatives, concerning the existence or otherwise of any contamination of the 
property or concerning the risk of any possible harm or detriment which may be caused to any beneficial 
use of the property. The purchaser agrees not to make any requisition or claim against the vendor 
howsoever arising by reason of, or as a consequence of, or in respect of, any contamination, harm or 
detriment which may be caused to any beneficial use of the property.  

7.5 That the property may contain asbestos or other hazardous materials having regard to its age and state 
of repair.  

7.6 That they have inspected the goods, fittings and appliances forming part of the sale and that they have 
made themselves aware of their condition and any deficiencies (if applicable). The purchaser shall not 
require any deficient goods to be in working order at the date of completion of this contract, nor shall 
they make any claim for compensation in relation to deficient goods. This contract shall not be voided on 

ht in 
relation to any non-delivery of any goods shall be limited to any claim the purchaser may have for 
compensation or damages after the completion. 

7.7 That the land and buildings/structures (if any) as sold herein and inspected by the purchaser are sold on 
the basis of existing improvements thereon and the purchaser shall not make any requisition or claim 
any compensation for any deficiency or defect in the said improvements as to their suitability for 
occupation  or otherwise including any requisition in relation to the issue or non-issue of building permits 
and/or completion of final inspections by any relevant authorities in respect of any improvements herein.  
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7.8 That the property is sold subject to any restrictions as imposed by law, or any authority with power under 
any legislation to control the use of the land. Any such restriction shall not constitute a defect in title or 
effect the validity of this contract and the purchaser shall not make any requisition, objection, claim or be 
entitled to compensation or damages from the vendor in respect thereof.  

 
8.  Default Interest 

General Condition 33 is amended to provide that the interest rate shall be 4% per annum plus the rate for 
the time being fixed by section 2 of the Penalty Interest Rates Act 1983.  

 
9. Failure to Complete 

The vendor gives notice to the purchaser that in the event the purchaser fails to complete the purchase of 
the property in accordance with the contract, the vendor will or may suffer loss for which the 
purchaser will be required to pay to the vendor in addition to the interest payable in accordance with 
the terms of the contract. The purchaser shall pay to the vendor upon demand, without the need for 
the vendor to serve a default notice, for any of the below reasonably foreseeable losses attributed to 
the purchasers default:-  

9.1 All costs associated with obtaining bridging finance to complete the vendors purchase of another 
property and interest charges on such bridging finance; 

9.2 Interest payable by the vendor under any existing mortgage over the property calculated from the 
scheduled date for completion in accordance with the Contract of Sale; 

9.3 Accommodation expenses reasonably incurred by the vendor; 
9.4 Costs and expenses as between the vendor and their legal representative; 
9.5 Penalties payable by the vendor to a third party through any delay in completion of the vendors 

purchase; 
9.6 Penalties payable by the vendor under any head contract of sale relating to the land; 
9.7 Any other such costs as are incurred by the vendor as a result of the purchasers default. 

 
10. Settlement Rescheduling  

The purchaser acknowledges that should settlement need to be re-scheduled for any reason by the 
purchaser or their lender, there shall be a fee of $110 (incl. GST) payable to the vendors solicitor to 
account for additional work required to re-schedule settlement. 

 
11. Nomination 

Notwithstanding General Condition 4, should the purchaser nominate a subsequent purchaser onto the 
contract, there shall be a fee of $110 (incl GST) payable to the vendors solicitor to account for 
additional work required 

 
12.  Release 

Notwithstanding General Condition 11, the vendor is not obligated to provide a release for any security 
interest which is registered over the vendor pursuant to the Personal Property Securities Act 2009.  

 
13. Rental Arrears 

The parties agree that, if the property is tenanted, and the tenant is in arrears of the rent; 
13.1 There shall be no adjustment made at settlement in respect of the rent; 
13.2 The purchaser hereby agrees that the vendor may, following settlement, commence and/or continue 

 
13.3 The purchaser hereby appoints the vendor as their Attorney to commence and/or continue 

proceedings in the purchasers name for the recovery of arrears of rent; 
13.4 The purchaser will do all things necessary to give effect to this Special Condition including sign a 

General Power of Attorney in favour of the vendor at, or prior to settlement limited to the purpose of 
recovering arrears or rent; 

13.5 The purchaser acknowledges that if the tenant of the property is responsible for payment of 
outgoings directly to the relevant authority, then the purchaser agrees that no adjustments shall be made 
at settlement of such outgoings. All other outgoing will be adjusted in accordance with the general 
conditions.  
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14. Restrictions on Vendor 
14.1 In the event that the vendor shall be restrained or prevented from completing this contract by 

injunction, caveat or otherwise, the vendor may at is option elect to; 
14.1.1 Terminate the contract by notice in writing to the purchaser prior to the date for completion of 

this contract, whereupon the contract shall be at an end and all money paid by way of deposit 
prior to the date of completion shall be returned to the purchaser and that purchaser shall not be 
entitled to claim and the vendor shall not be liable to the purchaser for any damages or 
compensation by reason of such termination; or 

14.1.2 Extend the time for payment of the balance for a period of up to 60 days to enable the vendor to 
remove any such injunction, caveat or other restraint, so that the vendor will be able to give title 
to the purchaser in accordance with the contract. The purchaser shall not be entitled to claim 
and the vendor shall not be liable to the purchaser for any damages or compensation by reason 
of such extension. In the event of the vendor being unable to give title to the purchaser in 
accordance with the terms and conditions of the contract by such extended date the vendor may 
by notice in writing, terminate the contract. Whereupon the contract shall be at an end and all 
money paid by way of deposit prior to the date of completion shall be returned to the purchaser 
and the purchaser shall not be entitled to claim or compensation by reason of such termination. 

14.2 If this contract is terminated in accordance with this Special Condition, this Special Condition shall 
not merge upon the termination of the contract, but shall continue to bind the purchaser as to its terms to 
ensure for the benefit of the vendor.  

 
 

15. Solar Panels 
The purchaser acknowledges that where there are solar panel installed on the property herby sold, the 

parties agree as follows. 
15.1  Whether or not any benefits currently provided to the vendor by agreement with the current energy 

supplier of choice with respect to feed-in tariffs pass with the sale of this property is a matter for enquiry 
and confirmation by the purchaser. 

15.2  The purchaser agrees that they will negotiate with the current energy supplier or an energy supplier 
of their choice with respect to any feed-in tariffs for the electricity generated or any other benefits 
provided by the said solar panels and the purchaser shall indemnify and hold harmless the vendor 
against any claims for any benefits whatsoever with respect of the said solar panels. 

15.3  The vendor makes no representations or warranties with respect to the solar panels in relation to 
their condition, state of repair, fitness for the purposes for which they were installed, their in-put to the 
electricity grid or any benefits arising from any electricity generated by the said solar panels.  

 
16. Severance 

If a provision or condition of this contract is held invalid, unenforceable or illegal for any reason, then such 
provision or part thereof, shall be severed from the contract and the contract shall otherwise remain in 
full force.  

 
17. Christmas Closure Period 

17.1 The parties agree that should settlement under the Contract fall on or between 19 December 2025 
and 9 January 2026, unless an earlier settlement date is mutually agreed upon, the settlement date shall 
be deemed as 12 January 2026.   
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Guarantee and Indemnity for Corporate Purchaser 

 

In consideration of the vendor named in the schedule annexed hereto, entering into 
the contract with the purchaser named and described in the schedule, the party 
described as the Guarantor in the schedule (Guarantor) agrees to guarantee and 
indemnify the vendor as follows: 

1. The Guarantor guarantees to the vendor, prompt performance of all of the 
obligations of the purchaser contained within or implied in the contract of 
sale. 
 

2. If the obligation of the purchaser is to pay money, the vendor may, if the 
purchaser has defaulted on any required payment under the contract, 
immediately recover the money from the Guarantor as a liquidated debt 
without having to first commence proceedings against or enforcing any right 
against the purchaser or any other person.  
 

3. The Guarantor agrees to be liable for and indemnifies the vendor against any 
costs (including legal fees on a full indemnity basis and any relevant 
disbursements), liability, loss, fine, penalty, suit, claim or damage of any kind 
that the vendor may suffer because of a failure by the purchaser to pay any 
monies due under the contract, the vendor having no legal right to recover 
any money from the purchaser under the contract or any money payable by 
the purchaser to the vendor under the contract not otherwise being payable. 
The Guarantor must pay the amount owing immediately upon demand by the 
vendor.  
 

4. The Guarantor acknowledges that the indemnity in clause 3 is separate from, 
and in addition to, the guarantee in clause 1 hereof, and notes that it is a 
principal obligation that is wholly independent of the purchasers’ obligations 
to the vendor. 
 

5. This Guarantee will be a continuing guarantee and will not be released by any 
neglect or forbearance on the part of the vendor in enforcing payment of any 
of the monies payable under the contract or any other compromise or release 
to the purchaser offered by the vendor. The liability of the Guarantor shall 
continue to remain in full force and effect until all monies owing to the vendor 
have been paid and all obligations have been performed.   
 

6. The Guarantor will be liable for and indemnifies the vendor against any loss 
which the vendor may suffer by reason of the purchaser having exceeded its 
powers or being incompetent to enter into the contract and against any loss 



 

 

which the vendor may suffer by reason of the purchaser going into liquidation 
or becoming bankrupt.  
 

7. This guarantee is intended to bind the party’s successors, transferees, 
executors and administrators.  

 

SCHEDULE 

 

VENDOR: Simone Louise Aston 

  Scott Graham Brown 

 

PURCHASER:  

 

PROPERTY: 1145 Inverleigh-Winchelsea Road, Inverleigh, Victoria 3321 

 

GUARANTOR/S: 

 

EXECUTED by the Guarantor/s on this                  day of                  2025 

 



 

 

SIGNED SEALED AND DELIVERED 
by the guarantor/s in the presence of: 
 
 
 
 
 
 _______________________________  
Signature of Witness 
 
 
 _______________________________  
Print Name of Witness 
 
 _______________________________  
Address of Witness 
 
 

) 
) 

 
 
 
 _____________________________  
Signature of Guarantor/s 
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1. FINANCIAL MATTERS 

1.1 Particulars of any Rates, Taxes, Charges or Other Similar Outgoings (and any interest on them) 

(a) *Are contained in the attached certificates. 

 
a. Land Information Certificate 

 
b. Water Information Statement 

 
c. State Revenue Office Property Clearance Certificate

 
 
              (d)  * There are NO amounts for which the purchaser may become liable as a 
 consequence of the sale of which the vendor might reasonably be expected to 
 have knowledge (other than any GST payable in accordance with the contract), 
 which are not included above; other than any amounts described in this 
 rectangular box. 

   

1.2 Particulars of any Charge (whether registered or not) imposed by or under any Act to secure an amount due 
under that Act, including the amount owing under the charge 

 To  

 

Other particulars (including dates and times of payments): 

 

1.3 Terms Contract 

This section 1.3 only applies if this vendor statement is in respect of a terms contract where the purchaser is 
obliged to make 2 or more payments (other than a deposit or final payment) to the vendor after the execution of the 
contract and before the purchaser is entitled to a conveyance or transfer of the land. 

Not Applicable. 

 

1.4 Sale Subject to Mortgage 

This section 1.4 only applies if this vendor statement is in respect of a contract which provides that any mortgage 
(whether registered or unregistered), is NOT to be discharged before the purchaser becomes entitled to possession or 
receipts of rents and profits. 

Not Applicable. 

 

1.5 Land subject to Tax Reform Scheme 

(a) Is the land tax reform scheme land within the meaning of the Commercial and Industrial Property Tax Reform 
Act 2024? 
 

 
No. 
 

 

2. INSURANCE 

2.1 Damage and Destruction 

This section 2.1 only applies if this vendor statement is in respect of a contract which does NOT provide for the land 
to remain at the risk of the vendor until the purchaser becomes entitled to possession or receipt of rents and profits. 

Not Applicable. 

2.2 Owner Builder 

This section 2.2 only applies where there is a residence on the land that was constructed by an owner-builder 
within the preceding 6 years and section 137B of the Building Act 1993 applies to the residence. 

Not Applicable. 
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3. LAND USE 

3.1 Easements, Covenants or Other Similar Restrictions 

(a) A description of any easement, covenant or other similar restriction affecting the land (whether registered or 
unregistered):  

a. Are contained in the attached certificates. 

, or 

restrictions (registered or unregistered), if applicable. 

 

3.2 Road Access 

There is NO access to the property by road if th   

3.3 Designated Bushfire Prone Area 

The land is in a designated bushfire prone area under section 192A of the Building Act 1993 if the square 
 

 
 

3.4 Planning Scheme 

The planning scheme, zoning and overlays are in the attached certificates. 

 

Planning Scheme:  Surf Coast  

Zoning:   Farming Zone (FZ) Surf Coast 

Overlays:  Environmental Significance Overlay Schedule 1 (ESO1) (Surf Coast) 

   Floodway Overlay Schedule (FO) (Surf Coast) 

   Significant Landscape Overlay Schedule 8 (SLO8) (Surf Coast) 

   Land Subject to Inundation Overlay (LSIO) (Surf Coast 

   Land Subject to Inundation Overlay (LSIO) (Golden Plains) 

   Salinity Management Overlay (SMO) (Surf Coast) 

   Areas of Aboriginal Cultural Heritage Sensitivity  

 

4. NOTICES 

4.1 Notice, Order, Declaration, Report or Recommendation 

Particulars of any notice, order, declaration, report or recommendation of a public authority or government 
department or approved proposal directly and currently affecting the land, being a notice, order, declaration, report, 
recommendation or approved proposal of which the vendor might reasonably be expected to have knowledge: 

  

 

4.2 Agricultural Chemicals 

There are NO notices, property management plans, reports or orders in respect of the land issued by a government 
department or public authority in relation to livestock disease or contamination by agricultural chemicals affecting 
the ongoing use of the land for agricultural purposes. However, if this is not the case, the details of any such 
notices, property management plans, reports or orders, are as follows: 
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4.3 Compulsory Acquisition 

The particulars of any notices of intention to acquire that have been served under section 6 of the Land Acquisition 
and Compensation Act 1986 are as follows: 

 

 

5. BUILDING PERMITS 

Particulars of any building permit issued under the Building Act 1993 in the preceding 7 years (required only where there 
is a residence on the land): 

See attached certificate in relation to Permit No 3960604913074 

6. OWNERS CORPORATION 

This section 6 only applies if the land is affected by an owners corporation within the meaning of the Owners 
Corporations Act 2006. 

Not Applicable. 

7.  

Not applicable. 

8. SERVICES 

The ser  in the accompanying square box are NOT connected to the land: 

Electricity supply  Gas supply  Water supply  Sewerage  Telephone services  

*Gas is connected however via gas bottles only. 

 

9. TITLE 

Attached are copies of the following documents: 

9.2 - Register Search Statement Volume 10156 Folio 486 

10. SUBDIVISION 

10.1 Unregistered Subdivision 

This section 10.1 only applies if the land is subject to a subdivision which is not registered.  

Not Applicable. 

10.2 Staged Subdivision 

This section 10.2 only applies if the land is part of a staged subdivision within the meaning of section 37 of the 
Subdivision Act 1988. 

Not Applicable. 

10.3 Further Plan of Subdivision 

This section 10.3 only applies if the land is subject to a subdivision in respect of which a further plan within the 
meaning of the Subdivision Act 1988 is proposed. 

Not Applicable. 
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11. DISCLOSURE OF ENERGY INFORMATION 

(Disclosure of this information is not required under section 32 of the Sale of Land Act 1962 but may be included in this 
vendor statement for convenience.) 

Details of any energy efficiency information required to be disclosed regarding a disclosure affected building or 
disclosure area affected area of a building as defined by the Building Energy Efficiency Disclosure Act 2010 (Cth) 

(a) to be a building or part of a building used or capable of being used as an office for administrative, clerical, 
professional or similar based activities including any support facilities; and 

(b) which has a net lettable area of at least 1000m²; (but does not include a building under a strata title system or if an 
occupancy permit was issued less than 2 years before the relevant date): 

Not Applicable. 

12. DUE DILIGENCE CHECKLIST 

diligence checklist available to purchasers before offering land for sale that is vacant residential land or land on which 
there is a residence. The due diligence checklist is NOT required to be provided with, or attached to, this vendor 
statement but the checklist may be attached as a matter of convenience.) 

 Vacant Residential Land or Land with a Residence 

 Attach Due Diligence Checklist (this will be attached if ticked) 

13. ATTACHMENTS 

(Any certificates, documents and other attachments may be annexed to this section 13) 

(Additional information may be added to this section 13 where there is insufficient space in any of the earlier sections) 

applies) 

Register Search Statement Volume 10156 Folio 486 

Copy of Plan TP068640S 

Surf Coast Shire: Land Information Certificate 

Barwon Water: Water Information Statement 

State Revenue Office: Land Tax Certificate 

Surf Coast Shire: Building Approval 326 (1) 

Detailed Property Report 

Property Planning Report 

Due Diligence Checklist 

  









LAND INFORMATION CERTIFICATE
Section 229 Local Government Act 1989

Assessment Number: 104410
Certificate Number: 39361
Issue Date: 10/12/2025

Property Location: 1145 Inverleigh-Winchelsea Road INVERLEIGH 3321

Legal Description: CA: 10 SEC: 11

Capital Improved Value: $1,810,000
Site Value: $1,110,000
Net Annual Value: $90,500

The level of values date is 1 January 2025 and became operative for rating purposes on 1 July 2025. 
__________________________________________________________________________________________________________________________

RATES CHARGES AND OTHER MONIES:

Rates, Charges & Levies (for period 1 July 2025 to 30 June 2026)

Rates Farm $1,722.40

Municipal Charge $238.00

Garbage Rural $489.00

Primary Production ESVF Fixed Charge $275.00

Primary Production ESVF Variable Charge $519.47

Arrears to 30/06/2025: $0.00

Interest to 11/11/2025: $0.00

Adjustments: $0.00

Less Pensioner Rebates/Remissions: -$784.16

Payments/Adjustments Made: -$1,229.71

Balance of rates and charges owed: $1,230.00

Additional Monies Owed:

Debtor Balance Owing

Special Rates and Charges:

nil
nil

Total rates and charges/additional monies owed: $1,230.00*

In accordance with section 175(1) & (2) Local Government Act 1989, a person who becomes the owner of rateable land must pay 
any rate or charge on the land which is current and any arrears of rates or charges (including any interest on those rates or charges) 
on the land, which is due and payable.  OVERDUE AMOUNTS ACCRUE INTEREST ON A DAILY BASIS AT 10.00% P.A. 

*Please call (03) 5261 0600 to confirm the outstanding balance 
prior to making any payments to avoid under/over payments.

Rate instalments are due 30 September 2025, 30 November 2025, 28 February 2026 and 31 May 2026.



MISCELLANEOUS INFORMATION

Emergency Services and Volunteers Fund (ESVF)
From 1 July 2025, the Emergency Services and Volunteers Fund (ESVF) replaced the Fire Services 
Property Levy (FSPL). It is an annual levy collected by councils via rates notices. All funds collected go 
to the Victorian State Government to support emergency services. For more information refer to 
www.dtf.vic.gov.au/emergency-services-and-volunteers-fund.
_________________________________________________________________________________

IMPORTANT INFORMATION

This certificate provides information regarding valuation, rates, charges, other monies owing and any 
orders and notices made under the Local Government Act 1958, Local Government Act 1989 or under 
a Local Law of the Council and specified flood level by the Council (if any).
This certificate is not required to include information regarding planning, building, health, land fill, land 
slip, other flooding information or service easements. Information regarding these matters may be 
available from the Council or the relevant authority. A fee may be charged for such information.
_________________________________________________________________________________

A verbal update of information included in this Certificate will be provided for up to two (2) months after 
date of issue but Council accepts no responsibility whatsoever for the accuracy of the verbal 
information given and no employee of the Council is authorised to bind Council by the giving of such 
verbal information.
For settlement purposes after two (2) months a new Certificate must be applied for.
Please note the payments are subject to clearance of any cheque.
_________________________________________________________________________________

Telephone & Internet Payment Option – BPAY®

Biller Code: 34199
Reference Number: 1044109

Make this payment via internet or phone banking from your cheque or savings account. Quote the 
Biller Code and Reference Number indicated above.
_________________________________________________________________________________

COORDINATOR REVENUE

_________________________________________________________________________________

Your Reference: 79034412-014-3

Landata
PO Box 500
EAST MELBOURNE  VIC  8002















Windfall Gains Tax



Taxation Administration Act 1997

Windfall Gains Tax Act 2021

Windfall Gains Tax Act 2021



Wadawurrung Country 1 Merrijig Drive (PO Box 350) Torquay VIC 3228                                                        
p. 03 5261 0600   e. info@surfcoast.vic.gov.au                                                         
www.surfcoast.vic.gov.au

08 December 2025

Cahill Family Lawyers Pty Ltd C/- InfoTrack
(LEAP)
c/o LANDATA
Landata 
GPO Box 527 
MELBOURNE Vic 3000 

Regulation 51 (1)

Dear Landata,

Reference Number: PI25000456
Client Job Number: 79034412-015-0
Property Address:  1145 INVERLEIGH-WINCHELSEA ROAD,  INVERLEIGH VIC 3321

Scan QR code to
login to the portal

I refer to your recent request for information under Regulation 51 (1) of the Building Regulations 
2018 and wish to advise as follows:-

Details of building permits, occupancy permits, certificates of final inspection, notices and 
orders issued in the preceding 10 years on this property are set out on the following page. 
Reg 51(1)(a), (1)(b) & (1)(c)

Information supplied in accordance with Regulation 51 of the Building Regulations 2018 is provided 
based on the information contained in records held by Council.  

COUNCIL NOTES: 
Effective from 1 December 2019 Victorian legislation requires the registration of private pools and 
spas with Council, mandatory safety inspections and certification. 

More information can be found at: www.surfcoast.vic.gov.au/pools

Should you require any further information please contact Council’s Building Unit on 03 5261 0600.

Yours faithfully,
Building Services
Surf Coast Shire

Enc Permits issued in the preceding 10 years



Wadawurrung Country 1 Merrijig Drive (PO Box 350) Torquay VIC 3228                                                        
p. 03 5261 0600   e. info@surfcoast.vic.gov.au                                                         
www.surfcoast.vic.gov.au

Permits, certificates of final inspection, notices and orders in the preceding 10 years

Property Address: 1145 INVERLEIGH-WINCHELSEA ROAD INVERLEIGH VIC 3321

Permit No Relevant 
Building 
Surveyor

Description Permit issue 
date

OP /CFI 
Inspection 
date

Regulation 64 Regulation  
231

3960604913074 Permit To Be 
Issued By 
Private 
Building 
Surveyor 
Permit To Be 
Issued By 
Private 
Building 
Surveyor

Shed 20 January 
2022

27 March 
2024

No No

A search of Building Office records has shown that there are no outstanding notices under 
the Building Regulations.  However, it is to be noted that no inspection has been carried 
out on the property in regards to this enquiry and this does not preclude Council’s right in 
respect of any non-approved works

Council disclaims any liability for loss, however occasioned for reliance upon the information 
herein. 

Further, it is recommended that you make your own enquiries on specific details you may 
require.  The information supplied in this letter is only from Council’s immediately available 
records and no specific enquiries nor any site inspections have been made to furnish this 
information. 

NOTE: 

*As of 1st July 1994, with the introduction of the New Building Bill, purchasers of properties 
that have swimming pools are required to have pool fencing erected within 30 days, failure 
to do so could result in a penalty of $500.00. 

*You are advised that with the building (Amendment) Regulations 1996 effective as from 1st 
February 1997, self-contained smoke alarms complying with AS 3786 - 1993 must be 
installed in each dwelling or sole-occupancy unit within 30 days. Failure to do so could result 
in a penalty of $500.00. 
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Due diligence checklist

What you need to know before buying a residential property
Before you buy a home, you should be aware of a range of issues that may affect that property and impose restrictions 
or obligations on you, if you buy it. This checklist aims to help you identify whether any of these issues will affect you. 
The questions are a starting point only and you may need to seek professional advice to answer some of them. You 
can find links to organisations and web pages that can help you learn more, by visiting the Due diligence checklist 
page on the Consumer Affairs Victoria website (consumer.vic.gov.au/duediligencechecklist).

Urban living

Moving to the inner city? 
High density areas are attractive for their entertainment and service areas, but these activities create increased traffic 
as well as noise and odours from businesses and people. Familiarising yourself with the character of the area will give 
you a balanced understanding of what to expect.

Is the property subject to an owners corporation? 
If the property is part of a subdivision with common property such as driveways or grounds, it may be subject to an 
owners corporation. You may be required to pay fees and follow rules that restrict what you can do on your property, 
such as a ban on pet ownership.

Growth areas
Are you moving to a growth area?
You should investigate whether you will be required to pay a growth areas infrastructure contribution.

Flood and fire risk
Does this property experience flooding or bushfire?
Properties are sometimes subject to the risk of fire and flooding due to their location. You should properly investigate 
these risks and consider their implications for land management, buildings and insurance premiums.

Rural properties
Moving to the country? 
If you are looking at property in a rural zone, consider:

Is the surrounding land use compatible with your lifestyle expectations? Farming can create noise or odour 
that may be at odds with your expectations of a rural lifestyle.
Are you considering removing native vegetation? There are regulations which affect your ability to remove 
native vegetation on private property.
Do you understand your obligations to manage weeds and pest animals?

Can you build new dwellings?
Does the property adjoin crown land, have a water frontage, contain a disused government road, or are there any 
crown licences associated with the land?

Is there any earth resource activity such as mining in the area?
You may wish to find out more about exploration, mining and quarrying activity on or near the property and consider 
the issue of petroleum, geothermal and greenhouse gas sequestration permits, leases and licences, extractive 
industry authorisations and mineral licences.

Soil and groundwater contamination

Has previous land use affected the soil or groundwater? 
You should consider whether past activities, including the use of adjacent land, may have caused contamination at the 
site and whether this may prevent you from doing certain things to or on the land in the future.



(04/10/2016)

consumer.vic.gov.au/duediligencechecklist Page 2 of 2

Land boundaries

Do you know the exact boundary of the property? 
You should compare the measurements shown on the title document with actual fences and buildings on the property, 
to make sure the boundaries match. If you have concerns about this, you can speak to your lawyer or conveyancer, or 
commission a site survey to establish property boundaries.

Planning controls

Can you change how the property is used, or the buildings on it? 
All land is subject to a planning scheme, run by the local council. How the property is zoned and any overlays that may 
apply, will determine how the land can be used. This may restrict such things as whether you can build on vacant land 
or how you can alter or develop the land and its buildings over time. 
The local council can give you advice about the planning scheme, as well as details of any other restrictions that may 
apply, such as design guidelines or bushfire safety design. There may also be restrictions known as encumbrances 

tle, which prevent you from developing the property. You can find out about encumbrances by 
looking at the section 32 statement.

Are there any proposed or granted planning permits?
The local council can advise you if there are any proposed or issued planning permits for any properties close by. 

increase noise or traffic near the property.

Safety

Is the building safe to live in? 
Building laws are in place to ensure building safety. Professional building inspections can help you assess the property 
for electrical safety, possible illegal building work, adequate pool or spa fencing and the presence of asbestos, 
termites, or other potential hazards.

Building permits

Have any buildings or retaining walls on the property been altered, or do you plan to alter them?
There are laws and regulations about how buildings and retaining walls are constructed, which you may wish to 
investigate to ensure any completed or proposed building work is approved. The local council may be able to give you 
information about any building permits issued for recent building works done to the property, and what you must do to 

Are any recent building or renovation works covered by insurance?
Ask the vendor if there is any owner-
property. 

Utilities and essential services

Does the property have working connections for water, sewerage, electricity, gas, telephone and 
internet?
Unconnected services may not be available, or may incur a fee to connect. You may also need to choose from a range 
of suppliers for these services. This may be particularly important in rural areas where some services are not 
available.

Do you know your rights when buying a property? 
The contract of sale and section 32 statement contain important information about the property, so you should request 
to see these and read them thoroughly. Many people engage a lawyer or conveyancer to help them understand the 
contracts and ensure the sale goes through correctly. If you intend to hire a professional, you should consider 
speaking to them before you commit to the sale. There are also important rules about the way private sales and 
auctions are conducted. These may include a cooling-off perio
The important thing to remember is that, as the buyer, you have rights.
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