City of Onkaparinga
Agenda for the Council meeting to be held on 6 March 2012

15.1

Confidential - Suburban Jobs Program - Aldinga District Centre land
considerations
This report should be read in conjunction with agenda item 9.4 which seeks retrospective
approval for a funding proposal submitted on 17 February 2012 to the federal government
Suburban Jobs Program (SJP). The proposal is to develop an integrated community and
business services hub incorporating a new library, business services, mainstreet and plaza
at a cost of $15.87 million.
To enable a compliant application to the SJP the need to consider purchase of land may still
be required should Council wish to achieve an integrated approach to community facilities
at Aldinga District Centre to meet future demand. The matter of ‘in principle’ land
acquisition considerations is the subject of this confidential report.
This is information seeking Council direction.
Terry Sutcliffe, Director City Development

Manager:

Adam Mrotek, Manager Growth Management

Report Author:

Glenn Hickling, Growth Management Officer
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Director:

Alison Hancock, Manager Property and Recreation Services
8384 0502

Attachments:

1. SJP Aldinga District Centre land ownership plan (1 page)
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Contact Number:

2. Council letter to The Salvation Army and email of support
(3 pages)

EL
E

3. Health SA GP Plus letter of support (1 page)
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Executive summary

1.1

Topic

R

This report should be read in conjunction with agenda item 9.4 which seeks
retrospective approval for a funding proposal submitted on 17 February 2012 to the
federal government Suburban Jobs Program (SJP). The proposal is to develop an
integrated community and business services hub incorporating a new library,
business services, mainstreet and plaza at a cost of $15.87 million.
To enable a compliant application to the SJP the need to consider purchase of land
may still be required should Council wish to achieve an integrated approach to
community facilities at Aldinga District Centre to meet future demand. The matter
of ‘in principle’ land acquisition considerations is the subject of this confidential
report.
1.2

Context
The 2009 Aldinga Social Impact Assessment (SIA) and preliminary outputs from the
2012 Aldinga Community Facilities Feasibility Study - Options Analysis make a
strong case for expanded social infrastructure to be provided through an integrated
community facility in the Aldinga District Centre. The 2012 study is due for
completion in April. This study will be presented to Council for consideration in
relation to the demographic profiling and needs analysis prior to any final decisions
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in relation to land acquisition so that a holistic understanding of social infrastructure
options can be factored in to decision making.
The 2011 Aldinga District Centre Development Concept Plan approved by Council
for broader consultation in February 2011 responds to built form issues and
opportunities presented in the precinct through new public infrastructure,
significant population growth and the need to ensure the district centre provides an
appropriate level of services and facilities within a high quality public realm.
This report is seeking Council direction regarding ‘in principle’ support to investigate
the purchase of a portion of the GP Plus land and a portion of the Salvation Army
land to ‘future proof’ Council’s long-term ability to provide integrated community
facilities and a vibrant Aldinga District Centre as envisaged by the Concept Plan.
It is suggested that Council consider this item in confidence. Section (ii) 90(3)(b) of
the Local Government Act 1999 is suggested as the most appropriate to use for this
purpose.
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E

D

The item is presented as a confidential item to support discussions of a commercial
nature. If the matter was to be considered in public it could prejudice the
commercial position of Council, in that a third party aware of council’s interest in
purchasing the site, could seek to acquire the site and on-sell it to council at an
inflated cost.
Should the report not be considered in confidence it will lessen the opportunity to
deliver the optimal commercial outcome.

1.3

EL
E

Letters of support for council’s Aldinga District Centre development proposal and
interest in negotiating in good faith to sell portion of their respective sites are
attached from neighbouring property owners Salvation Army (attachment 2) and
Health SA - GP Plus (attachment 3).
Suggested outcome

R

That Council provides direction in relation to its interest or otherwise to purchase
land to support the SJP application or if the application is not supported as
recommended in report Item 9.4 contained in this agenda it is recommended that
Council determine its interest in seeking additional land to ‘future proof’ the Aldinga
District Centre so that integrated community facilities can be provided into the
future.
2

Recommendation(s)
1.

That:
a.

Under the provisions of Section 90(2) of the Local Government Act
1999 an Order be made that the public be excluded from attendance
at the meeting in order to consider in confidence this item.

b.

That Council is satisfied that it is necessary that the public be
excluded to enable Council to consider the report at the meeting on
the following grounds:

Section 90(3)(b) information the disclosure of which –
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i.

Could reasonably be expected to confer a commercial
advantage on a person with whom the council is conducting,
or proposing to conduct business, or to prejudice the
commercial position of the council; and

ii.

Would on balance be contrary to the public interest;

The Council is satisfied that it is reasonably foreseeable that the
public disclosure or discussion of information concerning the
potential acquisition of land would provide a commercial advantage
to another party.
The Council is also satisfied in considering the ‘public interest’ that
whilst disclosure would enhance:

D




the accountability of council or council staff in the performance
of their official powers, duties and responsibilities;
the community’s ability to inform their own decisions; and
informed debate about issues and public participation in
democracy

AS
E



the public interest is outweighed by the following factors, that:


EL
E



disclosure may unduly inhibit the achievement of the objectives of
the Act at Section 8, ie. obtaining value for money for the
community;
disclosure would provide a commercial advantage to another
party; and
disclosure may have a detrimental effect on the efficient and
effective conduct of government functions.



accordingly on this basis, the principle that this meeting of the
Council should be conducted in a place open to the public has been
outweighed by the need to keep the information and/or discussion
confidential.

R

c.

2.

That in respect of:


a portion of Allotment 33 Section 412 in Deposited Plan 25006; and



a portion of Allotment 36 Section 412 in Deposited Plan 25006 in the
current ownership of The Salvation Army (SA) Property Trust and



a portion of Allotment 1 in Deposited Plan 72306 currently owned by
Health SA located at the Aldinga District Centre

(as indicatively identified on the land ownership plan in attachment 1) that
Council:
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OPTION A
Supports ‘in principle’ negotiations being held with Health SA in relation to the
GP Plus land and The Salvation Army (SA) Property Trust in relation to their two
land parcels subject to:
i.

a further report to be tabled by May 2012 for Council’s consideration on the
outcomes of the negotiations including:



funding options,



independent land valuations,



terms and conditions of land transactions; and



2012 Aldinga Community Facilities Feasibility Study - Options
Analysis reports.

D

OR
OPTION B

OR

EL
E

OPTION C

AS
E

Does not support negotiations at this time with Health SA and Salvation Army to
purchase portions of their sites.

Supports ‘in principle’ negotiations at this time only with Health SA in relation to
securing a portion of the GP Plus land to allow for the future creation of a main
street and plaza and that a further report to be tabled by May 2012 for Council’s
consideration on the outcomes of negotiations including:

ii.

funding options,

R

i.

independent land valuations; and

iii.

terms and conditions of a land transactions

3.

In the event that Council does not support any of the options presented in
Recommendation 2 that a further report be presented to Council in relation
to the 2012 Aldinga Community Facilities Feasibility Study - Options
Analysis reports by Urban and Regional Planning Solutions expected to be
completed in April, 2012 to inform future decision making in relation to
community facilities in Aldinga.

4.

That the matter of the Aldinga District Centre – land considerations having
been considered in confidence under Section 90(3)(b) of the Local
Government Act 1999 an order be made under the provisions of Section
91(7) and (9) of the Local Government Act 1999 that the Aldinga District
Centre – land considerations and the minutes and the report of the Council
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relating to discussion of the subject matter be kept confidential until any
agreements relating to land transactions are in place, or where determined
by Council that land transactions not proceed until such time as any land
transaction is completed.

Key factors
3

Financial Implications
There are a range of financial implications that will form the basis of negotiations
with Health SA and The Salvation Army (SA) Property Trust if the Council supports
these negotiations. These financial implications involve land values, infrastructure
augmentation costs, access, possible shared use car-parking and rights of access.

D

In terms of land acquisition costs, should Council support the application to the SJP
and be successful these land transaction costs will form part of the available
funding that will be derived from the program. Council’s contribution to the project
will therefore be capped at $3.8million including land and capital costs.

Engagement

4.1

Community

EL
E

4

AS
E

However, should Council not support the SJP application, or the application is
supported by Council but not successful, then no current budget exists for the
purchase of the land. In this case as per Recommendation 2 a further report to
Council will consider funding options once the terms of a land sale are clearer and
Council has considered the2012 Aldinga Community Facilities Feasibility Study Options Analysis report.

In the context of the Aldinga District Centre development concept and for the
purposes of a viable SJP application, preliminary discussions have been held with
the two adjoining land owners (Health SA (GP-Plus site) and the Salvation Army).

R

Due to the short time frame to submit an application no community engagement
has been possible in relation to the specific proposal of an integrated community
and business services hub. However, consultation has been undertaken in relation
to future community service needs through the preparation and endorsement by
Council of the Aldinga Social Impact Assessment 2009 and with stakeholders within
the District Centre Zone in terms of the physical form of the Aldinga District Centre
which has informed the Aldinga District Centre Development Concept June 2011
which was approved by Council for broader consultation.
In summary extensive ground work research already undertaken includes:


Activity Centres Review September 2009



Aldinga Social Impact Assessment 2009



The 30-Year Plan for Greater Adelaide 2010



Aldinga District Centre Development Concept June 2011
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Aldinga Options Analysis Report July 2011



Aldinga Options Analysis Report update due March 2012



Development Plan Amendment 2011-12.



Preliminary outputs from the 2012 Aldinga Community Centres Feasibility Options Analysis.

The determination of our Project and Capital Work rankings for a new Aldinga
District Centre library complex has been influenced by the extensive ground work
and community engagement over time. To this end $4.8 million has been identified
in the Major Projects Fund for future community facilities.
4.2

Elected Members

AS
E

Staff

EL
E

An internal working group has been established as a part of our Grants
Management process so that when state and federal government funding
opportunities are announced we can work efficiently and swiftly to identify projects
that best match the criteria of the funding body and our internal strategic directions
contained in documents such as the Community Plan 2028. Members of the
working group and other staff who were engaged are listed below:
Mark Dowd, Chief Executive Officer

Terry Sutcliffe, Director City Development
Steve Mathewson, Director Finance & Commercial Viability
Philomena Taylor, Director Community Relations

R

4.3

D

The Mayor and Wine Coast Ward Elected Members were briefed on our proposed
approach to SJP funds on 7 February 2012 and 13 February 2012.

Judi Cameron, Manager Libraries & Arts
Alison Hancock, Manager Property & Recreation Services
Michelle Gegenhuber, Senior Projects Advisor
Matt Buckell, Project Leader
Adam Mrotek, Manager Growth Management
Glenn Hickling, Growth Management Officer
Terra Lea Ranson, Team Leader Corporate and Community Projects
Mike Brown, Social Planner
Dale Sutton, Coordinator Engagement Unit
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Clint Watchman, Urban Designer
Andrew Berney, Team Leader Aldinga/Willunga Libraries
Brian Hales, Group Manager Economic Development
4.4

Other external inputs (including specialist advice)
Phillips / Pilkington Architects (SJP Integrated Community and Business Hub)
Rodrick Design & Illustration (SJP Integrated Community and Business Hub)
Heinrich Cost Consulting (SJP Integrated Community and Business Hub)
Health SA (neighbouring GP Plus Aldinga District Centre site owner)
Salvation Army (neighbouring Aldinga District Centre site owner)
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Urban and Regional Planning Solutions (URPS) (SJP Integrated Community and
business Hub and the 2012 Aldinga Community Centres Feasibility Study – Options
Analysis).
Preliminary outputs from the 2012 Aldinga Community Facilities Feasibility Study –
Options Analysis due to be completed in April 2012

EL
E

Discussion
This report should be read in conjunction with report Item 9.4 contained in this
agenda which provides broader context for the basis of pursuing a possible
acquisition of surrounding land.
Council currently owns land in the Aldinga District Centre that accommodates the
recently opened Aldinga Recreation Centre. While the balance of the site will allow
for some further development this land is primarily targeted for an additional indoor
court space.

R

5

As previously mentioned Council’s Social Impact Assessment and preliminary
outputs from the 2012 Aldinga Community Facilities Feasibility Study- Options
Analysis highlight that an integrated approach to the future delivery of social
infrastructure is best placed to occur within the district centre.
In order to respond to the needs of growth in this area, it is envisaged that Council
will either need to acquire additional land to develop its own integrated approach or
by leasing a purpose built building to support the provision of community facilities
within the district centre.
The application to the Suburban Job Program which is the subject of a separate,
however, related report (refer to Item 9.4 attachment 3 contained in this agenda)
which shows the possible footprint of an integrated community and business hub.
It is noted that upon a further report to Council and consideration of the 2012
Aldinga Community Facilities Feasibility Study - Options Analysis as stated in
Recommendation 2, Council may determine that a different approach to the
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provision of community facilities is warranted. At this point Council will be able to
‘opt out’ of the SJP application, or land transaction discussions if an alternative path
or timing to the integrated provision of community facilities is sought.
5.1

Policy considerations
The Council has considered the future planning for the Aldinga District Centre on a
number of occasions.
As outlined above (in 4.1 Community Engagement) the Council has approved the
following outcomes of studies undertaken in the area:



Aldinga Social Impact Assessment updated 2009



Aldinga District Centre Development Concept June 2011



Development Plan Amendment 2011-12.

D

Activity Centres Review September 2009

Land acquisition

AS
E

At the Council meeting 14 December 2010, Item 10.1, Council gave direction to
enter into an Expression of Interest process to pursue the acquisition of the
neighbouring Bend Hotel Pty Ltd site immediately to the west of our council land
holding in the Aldinga District Centre. Council submitted an offer for the purchase
of this land. We were subsequently advised that we were not successful.

EL
E

Our preliminary discussions with the Salvation Army in relation to their interest in a
sale of a portion of their site took a cue from the previous resolution of Council to
seek to purchase land within the centre. However, the preliminary discussions are
not in any way binding upon Council.
Salvation Army

The neighbouring site immediately to the east of our council land holding is owned
by The Salvation Army (SA) Property Trust (Salvation Army). The Salvation Army is
generally supportive of Council's proposal and is prepared to consider the sale of
some of its land in the Aldinga District Centre.

R

5.2



The extent and terms of any such land transaction is yet to be negotiated and the
Salvation Army has advised that they need to consider any council development
proposals in the context of their own future development plans to ensure that any
sale did not negatively impact those plans. There is a ‘window of opportunity’ to
shape these two developments as an integrated proposal (eg shared car-parking
arrangement). These negotiations would also be subject to the Salvation Army
Board approval.
The Suburban Job Program funding application (see Item 9.4in this agenda) allows
for a component in its budget for land acquisition and infrastructure alterations (eg
relocated sewer and stormwater lines). However, regardless of the success of the
SJP funding application, there is a strong case for securing this land to ‘future
proof’ Council’s position in relation to the provision of future community facilities in
the Aldinga District Centre.
To deliver an integrated approach to community facilities adjacent the recreation
centre two of the four allotments owned by the Salvation Army would need to be
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purchased. These two allotments are shown indicatively on the plan in attachment
1.
GP Plus
The neighbouring site immediately to the south-east of our council land holding is
owned by Health SA. The Southern Adelaide Local Health Network (SALHN) and
Noarlunga Health Services support in principle the expansion of community and
business services at the Aldinga District Centre.
A concept plan prepared in consultation with precinct land owners (Aldinga District
Centre Development Concept June 2011) proposes a main street and plaza that
would connect the northern half of the centre with the southern half. The creation
of this main street is dependent on Council acquiring the southern portion of the GP
Plus site to facilitate the creation of this new main street.
The portion of the allotment that would need to be acquired from Heath SA is
shown in attachment 1.

AS
E
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SALHN is prepared to negotiate in good faith the provision of the southern portion
of its Aldinga GP Plus site to Council to enable the creation of a new mainstreet.
Discussions will need to occur around accessibility parking and access along the
new public road to allow better access to the Aldinga GP Plus site. Future
determinations regarding the existing ‘right of way’ on their land title need to be
considered in the landowner negotiations.
It is hoped that Council could acquire this land at minimal cost as the benefit to GP
Plus is it has the potential to remove the need for a right of way along their
northern boundary, however provide the benefit of an additional road frontage to
their southern boundary, with limited net loss of usable land.

EL
E

Summary

Should Council support the application to the SJP and the application is successful
the purchase of the Salvation Army land will be funded by the program funds. This
course of action seeks to capitalise on potential federal funding and an existing
interest by adjoining land owners to negotiate.

R

If Council is not supportive of the SJP application it is recommended that
negotiation of the purchase of both the GP Plus and Salvation Army land still
proceed on the basis of ‘future proofing’. However, it should be noted that a final
decision on land transfers will not be made until council receives a report and is
able to be informed by consideration of the 2012 Aldinga Community Facilities
Feasibility Study - Options Analysis expected to be finalised in April.
In the event Council seeks to negotiate land purchase outside of the SJP application
process to future proof its position (for which there is currently no budget) this
report does not commit Council to that outcome. This will be the subject of a
further report to Council in May 2012.
If Council is not supportive of the purchase of the Salvation Army land it is
recommended that it at least seek to negotiate acquisition of the GP Plus land as
this is critical to delivering a mainstreet and plaza as articulated in the Aldinga
District Centre Development Concept plan June 2011.
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