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Overview 



Phenomenological systems  

ÅIŜƎŜƭ ƪƴƻǿƭŜŘƎŜ ΨǇǊƻŎŜǎǎΩ DǊŜŜƪ ǿƻǊŘ Ψǘƻ 
ŀǇǇŜŀǊΩ study of how consciousness or mind 
appears to itself 

 

Source: http://www3.imperial.ac.uk/business-
school/research/innovationandentrepreneurship/ecocit/outcomes/research 

http://en.wikipedia.org/wiki/The_Phenomenology_of_Spirit 



Setting 



1906 vs. 2012 

Announced 2008 

Reality 2012 





East street 



Council revives ring road plan 
 



REDE3202/PLAN3000 

Assessment 

ÅA1: Regional context 

ÅA2: Site audit 

ÅA3: Vision presentation 

ÅA4: Project report 

 







Looking for? 

Å Ipswich CBD  
o Vision  
o Key city transformation 
o Project sequencing to shift market perception?   
o Governance and collaboration field  

o Entities responsible  
o Funding mechanism  

Å Block scale 
o Alignment with city strategic vision 
o Essential projects  
o Sequencing and inter-linkages on market perceptions (de-risking) 
o Feasibility considerations 

o Timing (contingency) 
o Comparisons and escalations 



Criteria for vision 

ÅIs it innovative/ convincing? 

ÅCan the vision can shift demand in various 
sub-markets? 

ÅWho are going to be the entities responsible 
for plan execution? 

ÅWhat will drive change in the market and alter 
risk sentiment? 



Criteria for feasibility? 

Resumption 
Operating 
cash flows 

CapEX 

Costs similar projects or 
Rawlinson/m2 

Rents ς evidence 
(Gumtree?, Rpdata, 
Industry reports ) 

Cap Rate fuelled by 
expectations 

Comparison with 
similar buildings in 
upgraded precincts  

Discount rate ς will 
depend on stakeholders 
bank hurdle-rate plus 

risk premium 

EXPLANATION and  
LINKS 





DCF 

Ψ¢ƻ ǇǊƻǇŜǊƭȅ value a business, you should ideally take all the flows of money that will 
be distributed between now and judgment day and discount them at an appropriate 
ŘƛǎŎƻǳƴǘ ǊŀǘŜΦ ¢ƘŀǘΩǎ ǿƘŀǘ ǾŀƭǳƛƴƎ ōǳǎƛƴŜǎǎŜǎ ƛǎ ŀƭƭ ŀōƻǳǘΦ tŀǊǘ ƻŦ ǘƘŜ Ŝǉǳŀǘƛƻƴ ƛǎ Ƙƻǿ 
confident you can be about those cash flows occurring. Some businesses are easier 
to predict than others. We try to look at businesses that are predictableΦΩ 
Warren Buffett, 1988 

2012 2013 2014 2015 2016 2017 

0 1 2 3 4 5 

Land  Const. Const. Sell 
units 

r = ? 

De-
risking 

i = ? 



Looking for ς links in system  

Vision is credible  

Alliances locked in 
place 

Stakeholders commit  

Governance robust  
Consultation 

authentic/balanced 

Media signals 

Catalytic projects ς 
public realm, 

infrastructure, jobs 

Signals lower risk 
sentiment , cut 
vacancy & boost 

rents 

Cost of capital down,  
expectations price 

up, cap rate down ς 
value up. 

Disaster 
management? 



DCFs linkages with planning 

SPV developer Catalyst project  

Bank/Lender Public 
realm 



Exemplars- good student output  



Exemplars- good student output  


