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1.  Purpose 

1.1.  Every six years from 1 November 1989, the Minister for 
Environment and Climate Change determines the 
industry-wide ceiling to apply to those sites at Victorian 
Alpine Resorts subject to the site rental provisions of the 
Alpine Resorts Commission/Victorian Ski Association 
Agreement.  The determination to be made following this 
current consultation shall apply as of 1 November 2019.   

1.2.  This background report has been prepared by the 
Alpine Resorts Co-ordinating Council (Council) to provide 
a basis for consultation with associations representing the 
industry and to assist Council and the Alpine Resorts 
Management Boards (ARMBs) in their deliberations.   

1.3.  Submissions are invited to the Council by 30 March 
2020.  All submissions received will be treated as public 
documents, with the submission and name of the 
submittor published on Council’s website and provided to 
the Minister.   
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2.  Background 
 

2.1.  In approving the Council’s 2019/20 – 2021/22 
Corporate Plan the Minister endorsed the action that 
Council finalise and implement the six-yearly review of 
2019 – 2025 site rental arrangements under the Alpine 
Resorts Commission / Victorian Ski Association 
Agreement (the ‘ARC/VSA Agreement’ - see 
Appendix 1) to inform the Minister’s determination of 
an ‘Industry-wide ceiling’.   
 
2.2.  As of 1 November 2019, site rentals for 
approximately 16 per cent of sites (54 sites in total) at 
alpine resorts are determined in accordance with that 
agreement, which was made in 1990 between the 
former Alpine Resorts Commission (‘ARC’) and the 
Victorian Ski Association (now the Victoria 
Snowsports Association – ‘VSA’) following a long 
running dispute in the 1980s between the then land 
manager (the ARC) and alpine resort stakeholders.  
The numbers of sites, as of 1 November 2019, are 
shown in Table 1, below.   
 
Table 1: Number of sites 

 
 
2.3.  Under the provisions of the ARC/VSA Agreement, 
site revaluations are conducted every six years (the 
‘rent period’) for the purpose of rental adjustments, 
with annual adjustment in accordance with CPI.  Site 
valuations from February 2019 form the basis of the 
current review with revised site rentals to apply from 
1 November 2019.  
 

2.4.  The ARC/VSA Agreement provides that site rent 
in the first year of the new rent period shall be the 
lesser of 3.5 per cent of site value or the rent from the 
last year of the preceding rent period (in this case 
2018/19 site rent) adjusted by the ‘industry-wide 
ceiling’.  
 
2.5.  The ARC/VSA Agreement further provides that: 
‘The industry-wide ceiling shall be determined by the 
Minister responsible for the Alpine Resorts Act after 
extensive consultation with associations representing 
the industry, but shall not be greater than 30 per cent 
above the sixth year of the preceding rental period.’  
 
2.6.  In effect the ARC/VSA Agreement shields site 
holders from the full impact of site valuation increases 
but gives them the full benefit of any site valuation 
decreases.  In 1990, at the time of the application of 
the agreement to leases, any site holder was able to 
avail itself of the provisions.  Leases on some 75 per 
cent of sites subsequently included the agreement’s 
site rental provisions.   
 
2.7.  An independent review conducted for the then 
Minister in 1994 noted that the ARC/VSA Agreement 
‘is considered to be a very favourable agreement to 
the lessees’.   
 
2.8.  Over time this agreement has resulted in sites 
having ARC/VSA Agreement rental provisions 
continuing to enjoy lower site rentals than applies to 
sites having the more contemporary market rent 
provisions.   
 
2.9.  No leases have been issued having site rental 
determined under the is agreement since 1994.  
Subsequently, leases on many of the sites that were 
originally subject to the site rental provisions of the 
ARC/VSA Agreement have expired.  All new leases 
issued since then are subject to market rental 
provisions.   
 
2.10.  Notwithstanding, the effect of the agreement 
remains in place for the life of those leases containing 
its site rental provisions.  By the end of the 2020s, the 

MOUNT
BAW BAW

MOUNT 
HOTHAM

FALLS
CREEK

MOUNT 
BULLER

TOTALS

Sites with 
ARC/VSA 

rental 
provisions

3 8 12 31 54

Sites with 
market rental 

provisions
14 68 79 122 283

Total sites 17 76 91 153 337

% Sites with 
ARC/VSA 

rental 
provisions

18% 11% 13% 20% 16%
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number of sites having those rental provisions will fall 
further to 16 sites in total, with the last  of these sites 
continuing to enjoy those provisions until the 2050s 
(See Figure 1, below).   
 
Figure 1: Lease expiry by decade for 
ARC/VSA rental sites 
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3.  2019 site valuations and implications 
 
3.1.  Site rental is one of the major income sources for 
the ARMBs.  Other key income sources are service 
charges and resort entry fees.   
 
3.2.  Site valuations form the basis on which site 
rentals are determined.  The ARC/VSA Agreement 
states that rent shall be based on ‘site value’ as 
determined by the Victorian Valuer General.   
 
3.3.  Site values fluctuate, and the overall downturn in 
the national property market, particularly following 
the Global Financial Crisis of 2008, saw alpine site 
values fall significantly.  Between 2007 and 2013 site 
values fell by 15 per cent at Mt Buller and 39 per cent 
at Mt Hotham.  Similar falls occurred at Mt Baw Baw 
and Falls Creek.  Values continued to fall until 
approximately 2016.  Since that time there has been 
modest recovery in site values at Mt Buller, albeit that 
2019 site values have not returned to 2007 levels (see 
Figure 2, below).  In the case of Mt Hotham 2019 site 
values are still 36 per cent below 2007 levels, whilst at 
Mt Buller 2019 site values are 8 per cent below 2007 
levels.   
 
Figure 2: Indexed site values 2007-19 
(Selected sites) 

 
 
3.4.  For the purposes of this report, data for selected 
Mt Buller and Mt Hotham sites (having comparable 
2007, 2013 and 2019 valuations), being both sites with 
ARC/VSA and market rental provisions, have been 
analysed.  The numbers of selected sites are shown in 
Table 2, below.   

 
Table 2: Number of selected sites 

 
 
3.5.  In percentage terms, the data show that for the 
selected sites at Mt Buller, site values have increased 
by 5.7 per cent between 2013 and 2019 , whilst at Mt 
Hotham sites values have remained unchanged over 
the same period.   
 
3.6.  Unlike the standard lease, with rent being 3.5 per 
cent of site value, the ARC/VSA Agreement provides 
two methods of calculating site rent, with the actual 
rent being the lesser of 3.5 per cent of site value or the 
rent from the last year of the preceding rent period (in 
this case 2018/19) adjusted by the ‘industry-wide 
ceiling’ (IWC).   
 
3.7.  Council has analysed two options, representing 
the impacts of a range of percentage increases in the 
IWC that could be determined.  They are a minimum 
case increase of 1.7% (the CPI increase from last year – 
in effect no increase), and a maximum case increase of 
30% (being the maximum IWC increase under the 
terms of the agreement).   
 
3.8.  The analysis compares the impact against a base 
case or an ‘equity comparison’, being the application 
of the same site rental arrangement as applies to all 
other sites having market rental provisions, i.e. 3.5% of 
site value.   
 
3.9.  Table 3 below shows the aggregated financial 
impact of the site rental options on those sites subject 
to the rental provisions of the ARC/VSA Agreement.   
 
 

MOUNT 
HOTHAM

MOUNT 
BULLER

Sites with 
ARC/VSA rental 

provisions
8 31

Sites with market 
rental provisions

37 36
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3.10.  In the case of Mt Hotham, the lesser of 3.5 per 
cent of site value or the rent from last year adjusted 
by the IWC equates to the site value in all cases, even 
if the Minister determines that the IWC is to be applied 
at the maximum 30 per cent.  This is due to there 
being no change in site values in the period 2013-2019. 
 
3.11.  At Mt Buller, however, for all ARC/VSA sites, 
there will be an increase in site rental compared to 
2018.  This is due to the recovery in site values at Mt 
Buller compared to no change in site values at the 
other resorts.  The size of the increase will depend on 
the Minister’s determination of the IWC.   
 
Table 3: Financial impacts ($) 

 
 
3.12.  Table 4 below shows the site rental / site value 
ratio (expressed as a percentage) of the IWC options.   
 

Table 4: Site Rental / Site Value (%) 

 
 
 
3.13.  The impact of any decrease in site rentals is that 
the ARMB receives less income to provide services for 
visitors, services to property and to undertake capital 
works.   
 
3.14.  In the case of the Mt Hotham ARMB, the 
decrease in site rental income from 2018 
(approximately $6,500), resulting from the 2019 site 
revaluations, follows an even greater decrease 
following the previous site revaluations in 2013.   
 
3.15.  In the case of the Mt Buller ARMB, 
notwithstanding that there will be an increase in site 
rental collected from sites subject to ARC/VSA 
Agreement rental provisions, there will be a notional 
shortfall compared to the base case ‘equity 
comparison’, as a result of site rentals being less than 
3.5 per cent of site value (see Table 4, above).   
 
3.16.  Based on past evidence and incomplete 2019 site 
valuations advice for Falls Creek and Mt Baw Baw, it 
could be expected that the impacts on both site 
holders and the ARMBs at Falls Creek and Mt Baw Baw 
will be similar to those at Mt Hotham.   
  

  

MOUNT 
HOTHAM

MOUNT 
BULLER

2018
SR

158,009 635,747

Base case
'Equity 

comparison' at 
3.5%  of SV

151,550 715,225

IWC at 1.7% 151,550 646,555

Impact (compared 
to Base case)

0 -68,670

IWC at 30% 151,550 698,774

Impact (compared 
to Base case)

0 -16,451

MOUNT 
HOTHAM

MOUNT 
BULLER

Base case
'Equity 

comparison'
3.5% 3.5%

IWC at 1.7% 3.5% 3.2%

IWC at 30% 3.5% 3.4%
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4.  Next steps 
 
4.1.  Submissions are invited to the Council by 30 
March 2020.  All submissions received will be treated 
as public documents, with the submission and name of 
the submittor published on Council’s website and 
provided to the Minister.   
 
4.2. As part of this review Council is consulting with 
the Alpine Resorts Industry Advisory Group, the peak 
industry advisory group, comprising representatives of 
the Victorian Snowsports Association, on-mountain 
rate payer associations, Chambers of Commerce, lift 
companies snowsports equipment suppliers and user 
bodies.  ARMBs are consulting with on-mountain 
stakeholders.   
 

4.3.  Following consideration of submissions, Council 
shall provide a recommendation to the Minister to 
assist the Minister in determining the percentage 
increase in the ‘industry-wide ceiling’ to apply to the 
calculation of site rent for the period commencing 
1 November 2019 on sites having ARC/VSA 
Agreement rental provisions.   
 
4.4.  Any queries in relation to this matter and this 
report should be directed to Alex Shilton, Principal 
Policy Officer, Alpine Resorts Co-ordinating Council at 
alex.shilton@delwp.vic.gov.au 
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Appendices 
 

Appendix 1:  

ARC/VSA Agreement 
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