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Confidential

Confidential Motion

That pursuant to Section 90(2) and (b) and (d) of the Local Government Act 1999, the Council 
orders that all persons present, with the exception of the following persons: Adrian Skull, Ilia 
Houridis, Tony Lines, Sorana Dinmore, Kate McKenzie, Greg Salmon, Carla Zub, Clare Benn, 
Craig Clarke and Victoria Moritz, be excluded from the meeting as the Council receives and 
considers information relating to the report Future Land Strategy - City Services Surplus 
Land, upon the basis that the Council is satisfied that the requirement for the meeting to be 
conducted in a place open to the public has been outweighed by the need to keep 
consideration of the matter confidential relating to matters pertaining to commercial 
operations of a confidential nature, the disclosure of which could reasonably be expected to 
prejudice the commercial position of the person who supplied the information and could 
reasonably be expected to confer a commercial advantage on a person with whom the 
council is conducting, or proposing to conduct, business, or prejudice the commercial 
position of the council.

|
REPORT OBJECTIVE

The objective of this report is for Council to consider alternative uses and ownership arrangements 
for the surplus land north of the City Services (the Land), given its prominent location and 
underutilisation; and to seek direction of the future strategy for the site.   
|
|
EXECUTIVE SUMMARY

The Land is owned by the City of Marion and is currently leased on a monthly tenancy. This 
prominent site is underutilised and has historically been the subject to enquiries from private 
developers with a view to its development for more intense retail space (bulky goods), which is 
consistent with the types of development envisaged in the Development Plan for the site. 

Assessment of the site concludes that there are multiple strategic options for Council to consider for 
the long term use of the site:

1. Do nothing – Retain the site within its land portfolio
2. Land is identified for specific community use by Council
3. Sell the land with vacant possession
4. Recognise the economic benefit of the site:

• explore medium to long term lease options through market soundings or expressions
of interest; or

• redeveloping the site as a bulky goods tenancy and lease the asset to private retailer
on a long term lease generating an income; or

• redeveloping the site as a bulky goods tenancy with a long term tenant and sell the
property to a new owner.
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|
The preliminary outcomes of the assessment is that the highest and best use for the site is 
redevelopment as a bulky good facility. A redevelopment would require Council investment and has 
the potential to provide Council with an alternative income stream to offset future developments. 
  
Council could otherwise subdivide the land and sell it as a development site with a market value of 
$4.15 million. There has been interest in the site by developers and adjoining property owners. 
  
The site is able to be leased or sold to the private sector on the provision that market value is 
recognised as required under the Local Government Act 1999.
|
This report provides Council with a number of options for surplus land at the rear of City Services for 
its consideration and direction. It considers potential of the Land within the open market should 
Council wish to sell or redevelop the site. 
|
|
RECOMMENDATION

That Council:
|

1. Notes the report outlining options for the surplus City Services land (the Land) being 
the northern 7,539m2 portion of the land contained within Certification of Title Volume 
5494 Folio 674. 

|
2. Authorises Administration to facilitate a specific community outcome for the Land.

OR 
3. Retains the Land within its portfolio.

OR
4. Authorises Administration to subdivide the Land from the City Services site and 

undertake an open market call for the purchase of the Land. Funds up to $70,000 are 
committed through the next budget review to achieve subdivision and sale of land. The 
CEO is authorised to enter into a contract for the sale of the land provided the best 
offer is equal to or greater than $4.15 million.

OR
5. Authorises Administration to undertake detailed investigations and financial analysis 

of the opportunities to test market interest for medium to long term lease of the site as 
currently presented or through redevelopment of the Land; and notes that the 
outcomes and recommendations from the investigations and financial analysis will be 
brought for Council’s consideration in April 2020.

|
6. In accordance with Section 91(7) and (9) of the Local Government Act 1999 the Council 

orders that this report including resolution and attachments, Future Land Strategy: City 
Services Surplus Land, having been considered in confidence under Section 90(2) and 
(3)(b) and (d) of the Act, except when required to effect or comply with Council’s 
resolution(s) regarding this matter,  be kept confidential and not available for public 
inspection for a period of 12 months from the date of this meeting.  This confidentiality 
order will be reviewed at the General Council Meeting in December 2019.

|
|
GENERAL ANALYSIS

BACKGROUND

Site Details:
|
The Land comprising Certificate of Title 5494/674, located at 935 Marion Road, Mitchell Park is 
owned by the City of Marion (refer to Attachment One for further information about the Land). 
|
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The former depot activities were accommodated on a site of some 28,860sqm. As part of 
undertaking the City Services redevelopment in 2014/15 a target was set to reduce the site area by 
7,000sqm.  On completion of the redevelopment the area of surplus land achieved was 7,539sqm.
|
The site is not designated as Community Land in accordance with the provisions of Section 193 of 
the Local Government Act 1999. 
|
Prior to any future disposal of the Land, the portion of land would be required to be subdivided from 
the City Services depot site. Council would seek to retain the significant trees on the site as part of 
the road reserve. 
|
Current Lease Arrangements and Use: 
|
Altus Traffic previously held a 12 month licence to use fifteen car parks on the land at a monthly 
rental of $518.13 plus GST. This licence is now under a monthly tenancy arrangement and can be 
terminated with one month notice to the lessee.  

The land is also used by City of Marion for storage of pipes and some vehicles. These items could 
be stored at the Southern Depot.
|
DISCUSSION
|
Since the redevelopment of the City Services depot, the Land has been underutilised and leased on 
short term tenancies to enable Council to consider its future long term use. 
|
Administration has undertaken a high level analysis and considers that Council is presented with 
various options for the Land: 

1. Do nothing – Retain the site within its land portfolio
2. Land is identified for a specific community use by Council 
3. Sell the land with vacant possession. 
4. Recognise the economic benefit of the site:
• Council to redevelop the site as a bulky goods tenancy and lease the asset to private retailer 

on a long term lease generating an income for Council; or 
• Council to redevelop the site as a bulky goods tenancy with a long term tenant and sell the 

property to a new owner. 

Summarised below are the opportunities for each of the options:

1. Do Nothing – Retain the land within Council’s asset portfolio
|
The Land currently provides Council with a low income stream and an overflow storage space for 
equipment from City Services. 
|
The retention of the land will continue to provide Council with an opportunity to bank the land until it 
identifies a preferred use for it (i.e. expansion of City Services) or requires the value of recognised on 
the open market to provide additional funding source for a Council lead project or program. It should 
be noted that City Services was not designed for future expansion onto the Land and internal 
investigations show significant challenges in doing so due to heavy vehicle access and movement 
through the site.
|
2. Land is identified for specific community use by Council 

In recent times, Council has discussed the potential opportunities for the Land to be developed to 
provide a benefit to the broader community. This could include recreational or a mix-use facility such 
as courts or skating area to activate the Land. 
|
Through the direction of Council, Administration could facilitate an expression of interest to its Clubs 
and the community to understand that potential community facilities that could be delivered on the 
Land.  
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It should be noted that the Land is not designated as Community Land and community recreational 
development is not within the zoning guidelines for this Land. 

3. Sell the land with vacant possession 

The site over the years has been of particular interest to private developers and adjoining property 
owners due to its high exposure on Marion Road and proximity to the bulky goods precinct. Should 
the site be presented to the open market for sale, it is likely that it would attract a high level of 
interest. 
|
Commercial property firm Jones Lang LaSalle, has determined that the value of the Land with vacant 
possession is $4.15 million plus GST. 
|
Should Council decide that the land is surplus to its requirements, the following would need to occur 
prior it being made available to the open market:

• Subdivision of land from the existing City Services Site (survey and legal costs would be 
incurred); 

• New utility connections;
• Relocation of the Bureau of Metrology weather station; 
• Extension of the road reserve to include the significant trees on Marion Road; and 
• Engagement of a commercial agent to facilitate the sale.

It is estimated that the fees and charges outlined above would be in the order of $70,000 plus GST. 
|
The disposal of the Land would be in accordance with the City of Marion’s Disposal of Assets policy. 

4. Recognise the economic benefit of the Land

To recognise the potential economic benefit of the Land, a high level assessment was prepared by 
Administration. The assessment identified that the likely future use of the site would be construction 
of a bulky goods facility of approximately 4,500sqm and onsite car parking (see Appendix 1). Similar 
to surrounding developments such as Harvey Norman, the Good Guys and other bulky good retail 
tenancies. Adjacent property owners and developers have previously expressed an interest in the 
site for a future redevelopment of this nature. 

A commercial development or such as bulky goods development is in accordance with the Industry 
Zone under the Development Plan. 
|
To understand the value of the Land if it was redeveloped, in October 2019, Administration engaged 
Jones Lang LaSalle (JLL) to prepare a valuation that considers its future use (refer to Attachment 
Two for a copy of the full valuation report): 
|
|

Option Value as at 1 November 2019

A. Bulky goods redevelopment by Council and 
leased to bulky goods retailer on a long term lease 
arrangement 

$900,000 per annum gross

B. Fair market value of the property if redeveloped 
with the long term bulky goods retailer (long term 
lease of 10+5+5 years) 

$9.95 million plus GST

|
|
Based on the valuation, should Council decide to redevelop the land, it has the potential to generate 
an income of $900,000 per annum by leasing the space to a bulky goods retailer. This would provide 
Council with an alternative income stream, other than the collection of rates and could potentially 
offset the costs of future projects or programs being delivered by Council. 
|
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Should Council wish to proceed with a redevelopment, Administration would engage an expert to 
prepare concept designs and detailed financial analysis. This analysis would provide Council with 
costs associated in constructing a new bulky goods facility and rate of return on the investment over 
both of the life of the asset and if sold on the open market. 
|
Section 46 (1) of the Local Government Act 1999 states: A council may in the performance of its 
functions and subject to this Act engage in a commercial activity or enterprise (a commercial project).
|
Provided Council conducts a development of this nature within it's procurement policies ensuring 
prudent expenditure of public money and competitive tendering and contracting, it is operating within 
the Local Government Act 1999.
|
Within this option would also be the opportunity to test market interest in the site, which may bring 
forward lease options with a smaller investing capital impact and a lower annual return through 
lease.
|
Highest and Best Use of the Land

The valuation considers the highest and best use as defined by the International Valuation 
Standards Council and endorsed by the Australian Property Institute, which is: 

“the use of an asset that maximises its potential and that is physically possible, legally permissible 
and financially feasible.”

Taking into consideration site’s land size, built improvement, classification and the potential to lease 
the site, JLL advises that the highest and best use is the proposed development of a bulky good 
retail facility. 
|
Opportunities of Each Option 

Summarised below are the key opportunities/ benefits and potential risks to Council of seeking in 
developing the land:  
|
Option One: Do Nothing - Council to Retain Surplus Land
|

Benefits Risks/Costs

·   Potential for Council to use the land for a 
future development. 

·   Potential for Council to use the land for 
expansion of City Services noting this 
expansion was not planned for and has 
challenges.

·   Asset remains on Council’s balance sheet.

·   Unrealised potential value of the Land for 
investment in other initiatives.

·   Unrealised economic benefits of 
developing site for retail opportunities, job 
creation and additional rate income.

|
Option Two: Land is identified for specific community use by Council
|

Benefits Risks/Costs

·   Activation of the Land for the benefit of 
broader community.

·   Asset remains on Council’s balance sheet.

·   Loss of potential value of site for 
investment in other initiatives.

|
|
|
|
|
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Option Three – Sell the land with vacant possession
|

Benefits Risks/ Costs

·   Generate estimated $4 million for Council 
outside of rates.

·   Potential for future development of the site 
to activate a vacant site, generate jobs, and 
contribute rates.

·   No risk to Council developing the land or 
seeking a tenant for the property.

|

·   Site is no longer available for another use.
·   Have not realised potential maximum value 

of site by taking on development risk.

|
Option Four (a)– Council to undertake a bulky good redevelopment of the site and lease to a 
long term tenant
Note: benefits and risks will be fully detailed for consideration if Council endorses 
investigation of these development options.
|

Benefits Risks/Costs

·   Asset remains on the Council’s balance 
sheet generating an ongoing income for 
Council outside of rates.

·   Maximise the use of an underutilised site
·   Potential for future development of the site 

to activate a vacant site, generate jobs, and 
contribute rates.

|

·   Site is no longer available for another use.
·   Council takes on risk if tenant terminates 

lease and another suitable tenant cannot 
be found.

·   Council takes on development risk such as 
cost overruns.

|

|
Option Four (b)– Council to sell the redeveloped site with long term tenant to an investor 
|

Benefits Risks/Costs

·   Generate potential $5.5 million for Council 
outside of rate payers (revenue to be 
confirmed through detailed analysis if 
option endorsed).

·   Maximise the use of an underutilised site
·   Potential for future development of the site 

to activate a vacant site, generate jobs, and 
contribute rates.

·   Sale of the development would remove 
Council’s liability of depreciation and long 
term risk of the site becoming vacant 
should the tenant decide to terminate its 
lease or liquidate. 

·   Site is no longer available for another use.
·   Council takes on risk if tenant terminates 

lease and another suitable tenant cannot 
be found before sale.

·   Council takes on development risk such as 
cost overruns.

·   Overall development sells for less than 
estimated value.

||
CONCLUSION

The Land is currently underutilised and presents Council with the opportunity to realise it's full 
potential for a specific community use or through a competitive open market process to redevelop or 
sell as a development site.
|
|
Attachment
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# Attachment Type

1 Property Details - City Services Surplus Land PDF File

2 Valuation Report - City Services Surplus Land PDF File

Page 7



City Services Surplus Land 

Land and Property 
14 January 2019 

Address: Portion of the land at 935 Marion Road Mitchell Park 

Portion of Certificate  
of Title: Volume 5494 Folio 674 (Appendix 1)

Land Description: 7,539 m2 of land being portion of Lot 100 in Filed Plan 10513

Registered Proprietor: The Corporation of the City of Marion
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City Services Surplus Land 

Land and Property 
14 January 2019 

General Information 
Name of the site: City Services Surplus Land

Type of tenure: Freehold

Approximate area of land: 7,539 m2

Buildings and other structures on 
the land:

Vacant land

Encumbrances noted on the 
Certificate of Title:

Nil

Pending items known to Council: Nil

Together with / Subject to 
easements:

Nil

Known encroachments: FP 10513 (dated 1980) shows that the western fence 
is 7.66 m off the boundary and that the eastern fence 
is 0.17m off the boundary (Appendix 2)

Trusts, Dedications or Restrictions on the Land 
None that Council is presently aware of. Investigations into how the acquisition was funded 
have not been made.

Ownership History 
The portion of land outlined in red in FP 10513 (Appendix 2) was purchased from the SA 
Housing Trust in January 1962 for 1,000 pounds. The value of the land was declared to be 
not more than 7,000 pounds. 

The portion of land outlined in green in FP 10513 was purchased from the Minister of Water 
Resources in October 1980 for no monetary consideration. The value of the land was 
declared to be less than $1,900.
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City Services Surplus Land 

Land and Property 
14 January 2019 

Contours 
The plan below shows the gradient of the land.

 

Dial Before You Dig 
A dial before you dig search indicates that there are Telstra cables over the land and that the 
iFibre cables to the redeveloped site may traverse over the land.

All other services were disconnected as part of the City Services Redevelopment Project 
except as follows:

 There is a water service to the old nursery site from the City Services site

 There is a Bureau of Meteorology Weather Station on the surplus land with a cable 
that runs through to the SA Water land and terminates before the Sturt River 
Channel.

Drainage and other Council Infrastructure on the Land 
There is a Gross Pollutant Trap on the land.
Council’s records indicate that there is no other Council owed infrastructure on this land.

Services Available 
Water connection: No independent service – see note under “Dial Before You Dig”

Water meter: No

Sewer connection: No
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City Services Surplus Land 

Land and Property 
14 January 2019 

Valuation 
Council’s Valuers, Maloneys, have listed the land value in 2015 as below: 
 

ASSET 
CLASS 

CERTIFICATE 
OF TITLE 

ASSET  
SIZE  
SQM 

VALUATION 
BASIS 

VALUATION 
ASSUMPTIO

N 

2015 
 AASB116 

VALUE 
GENERAL DESCRIPTION 

Land 
CT 

5494/674 
28,860 

Market 
Approach 

Highest 
and best 

use 

$10,389,600 
(note: the 
value in 

March 2016 
was 

$11,111,100) 

Irregular shaped allotment with 
frontage to Marion Road. The new 
City Services compound occupies 

approximately 21,300sqm of the site 
with the northern section being 
approximately 7,560sqm being 

fenced off, and comprising the old 
nursery area and a leased car park. 

 
 
The Valuer General’s assessment number is 1004585004. 
 
The Valuer General’s site value is listed at $11,100,000 for 28,800 m2. This equates to 
$2,903,438 for 7,539 m2.  
 
Note: the Valuer General’s value in March 2016 was $7,350,000 for 28,800 m2. 
A Valuation undertaken by Savills in June 2015 estimated that: 

 The current market value was $3,600,000 and  
 The ground lease rental was $216,000 p.a. net 

Contamination 
Council’s records indicate that the land is contaminated.  An extract from the Contaminated 
Land Register is attached (Appendix 3). 

MI_Key Address Affectation Description Date Applied pcl num 
22782 935 Marion RD - 

MITCHELL PARK 
CSB Contam 15/03/1999 

12:00:00 AM 
5803 

22782 935 Marion RD - 
MITCHELL PARK 

Known Contamination Cont/K 17/08/2011 
12:00:00 AM 

5803 

22782 935 Marion RD - 
MITCHELL PARK 

CSB Potential Contamination 
Yes 

Fill 15/03/1999 
12:00:00 AM 

5803 

 

Further information can be obtained if required, from the Environment Protection Authority. 
It is recommended that a contamination report is obtained from a suitably qualified 
professional before the land is sold or leased. 

Heritage Listing 
The land is not on the South Australian Government Heritage Places Database. 

Aboriginal Heritage & Native Title 
A Desktop Indigenous Cultural Heritage Assessment for the adjacent City Services 
redevelopment site was undertaken in August 2011. The report concluded that there were 
no listed Aboriginal heritage places within the redevelopment site. It should be noted that an 
Aboriginal heritage site was once listed for the specific area; although this site no longer 
exists. It is still possible that Aboriginal sites may be discovered during site construction.   
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City Services Surplus Land 

Land and Property 
14 January 2019 

Land Use / Zoning 
Land use:  Local Government - Depot 

Zoned:  Industry 

It is likely that Development Approval is required for a change of land use. 

Trees 
The trees along the western boundary on Marion Road are “Significant” and fall within the 
title boundary. 
 
Current use  / Lease 
Altus Traffic had a 12 month licence to use fifteen car parks on the land at a monthly rental 
of $518.13 p.us GST. This licence is now under a monthly tenancy arrangement.   
 
The land is being used for temporary storage by Civil Services. 
 
Community Land 
The land was excluded from the Community Land Classification pursuant to the Local 
Government Act (GC260302R901). 

Sale of the Land 
The land is not classified as Community Land and a sale of the land is not subject to the 
provisions of Section 194 of the Local Government Act of the Local Government Act 
(Revocation of Classification of Land as Community Land). 
If the land is to be sold, the area to be sold must be divided from the remainder of the land 
by way of a land division. 
If the land is to be leased for a term of greater than six years including any right of renewal, 
approval by the Minister of Planning is required (refer to Section 32 of the Development Act). 

Council Policies  
A lease of the asset or portion thereof, must be in accordance with Council’s 
Leasing/Licensing of Council Owned Facilities Policy. 

A sale of the asset must be in accordance with Disposal of Land and Assets Policy. 

Disclaimer 

Any purchaser or prospective purchaser of the land cannot rely on the information provided 
by the City of Marion and will need to make their own investigations. 
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City Services Surplus Land 

Land and Property 
14 January 2019 
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Certificate of Title Volume 5494 Folio 674 
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       REGISTER SEARCH OF CERTIFICATE OF TITLE   * VOLUME 5494 FOLIO 674  *

COST   : $26.50 (GST exempt  )            PARENT TITLE  : CT 4170/413
REGION : EMAIL                            AUTHORITY     : CONVERTED TITLE
AGENT  : LCM9P  BOX NO : 000              DATE OF ISSUE : 21/01/1998
SEARCHED ON : 27/10/2014 AT : 15:38:21    EDITION       : 1
CLIENT REF 3400

REGISTERED PROPRIETOR IN FEE SIMPLE
-----------------------------------
    THE CORPORATION OF THE CITY OF MARION OF PO BOX 21 OAKLANDS PARK SA 5046

DESCRIPTION OF LAND
-------------------
    ALLOTMENT 100 FILED PLAN 10513
    IN THE AREA NAMED MITCHELL PARK
    HUNDRED OF NOARLUNGA

EASEMENTS
---------
    NIL

SCHEDULE OF ENDORSEMENTS
------------------------
    NIL

NOTATIONS
---------
    DOCUMENTS AFFECTING THIS TITLE
    ------------------------------
    NIL

    REGISTRAR-GENERAL'S NOTES
    -------------------------
    CONVERTED TITLE-WITH NEXT DEALING LODGE CT 4170/413

                                                                 END OF TEXT.

Page 1 of 2
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5494 674
27/10/2014 15:38:21
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Extract from the Contaminated Land Register 

Site Assessment Nursery Site  

9 Aug 2000 - IT Environmental (Australia) Pty Ltd - Site Assessment Recycling Depot –  

9 Aug 2000 - IT Environmental (Australia) Pty Ltd - Site Assessment Operations Depot –  

9 Aug 2000 - IT Environmental (Australia) Pty Ltd - Audit Report Recycling Depot  

4 Oct 2000 - BC Tonkin (Adrian Hall) - Result Site Suitable for Commercial Use- Location 
Records REP/0237 Audit Report Nursery Depot –  

4 Oct 2000 - BC Tonkin (Adrian Hall) - Result Site Suitable for Commercial Use - Audit Report 
Operations Depot –  

4 Oct 2000 - BC Tonkin (Adrian Hall) - Result Site Not Suitable for Commercial Use further 
investigation and remediation required  

13/10/2000 - Letter to John Dunsford EPA from C.Kavanagh Coordinator Environmental 
Health Ground Water Monitoring Report  

21 June 2002- IT Environmental (Australia) Pty Ltd - Hydrocarbons continue to impact soil. 
Draft Soil Remediation Additional ESA report Post UST Removal   

9 July 2003 - IT Environmental (Australia) Pty Ltd - Analytical Report  

2 May 2003 - Amdel - Location Contract Engineer Draft Environmental Management Plan - 
Removal of underground tanks, soil remediation and tank pit validation  

16 Dec 2002- IT Environmental (Australia) Pty Ltd- provides details on the management of 
potential impacts during remediation works at the Marion Depot.  

20 Dec 2002- IT Environmental (Australia) Pty Ltd - provides details on the management of 
potential impacts during remediation works at the Marion Depot.  

7 May 2001- IT Environmental (Australia) Pty Ltd- The results of this groundwater investigation 
confirm that residual petroleum hydrocarbon impact to groundwater below the operations 
depot area has increased slightly since the previous investigation.  

21 Jun 2002 - IT Environmental (Australia) Pty Ltd - The results suggest that residual 
petroleum hydrocarbon impact to groundwater beneath has increased slightly in the 
immediate area but has decreased or remained stable elsewhere since the previous 
investigation. Groundwater contamination does not appear to have significantly altered since 
the previous sampling round in February 2001  

30 Oct 2003 - IT Environmental (Australia) Pty Ltd - Given the removal of the underground 
storage tanks, the removal of the petroleum hydrocarbon impacted soils and the observed 
biodegradation potential identified within groundwater beneath the site, factors such as 
biodegradation, sorption and dispersion are expected to effectively limit the rate of plume 
migration beneath the site 
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