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ITEM NUMBER: 17.1 
 

CONFIDENTIAL REPORT 
 

SALE OF LAND PROPOSAL 
 
Pursuant to Section 83(5) of the Local Government Act 1999 the Report attached to this 
agenda and the accompanying documentation is delivered to the Council Members upon 
the basis that the Council consider the Report and the documents in confidence under Part 
3 of the Act, specifically on the basis that Council will receive, discuss or consider: 
 
 
b. Information the disclosure of which 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 
would, on balance, be contrary to the public interest. 

 

 

  RELEASED
C280223/7360
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Recommendation – Exclusion of the Public – Section 90(3)(b) Order 
 
1   That pursuant to Section 90(2) of the Local Government Act 1999 Council hereby 

orders that the public be excluded from attendance at this meeting with the exception 
of the Chief Executive Officer and Staff in attendance at the meeting in order to 
consider Report No:  238/18 – Sale of Land Proposal in confidence. 

 
2. That in accordance with Section 90(3) of the Local Government Act 1999 Council is 

satisfied that it is necessary that the public be excluded to consider the information 
contained in Report No: 238/18 – Sale of Land Proposal on the following grounds: 

 
 b.  pursuant to section 90(3)(b) of the Act, the information to be received, 

discussed or considered in relation to this Agenda Item is information the 
disclosure of which could reasonably be expected to confer a commercial 
advantage on a person with whom the Council is conducting business, or to 
prejudice the commercial position of the Council 

 
  In addition, the disclosure of this information would, on balance, be contrary 

to the public interest. The public interest in public access to the meeting has 
been balanced against the public interest in the continued non-disclosure of 
the information. The benefit to the public at large resulting from withholding 
the information outweighs the benefit to it of disclosure of the information.  
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Item No: 17.1 
 
Subject: SALE OF LAND PROPOSAL 
 
Date: 10 July 2018 
 
Written By: General Manager Business Services 
 
General Manager: Business Services, Mr R Bria 
 

 
SUMMARY  
 
Council has now received an updated proposal from CESA regarding the potential purchase of 
part of the Holdfast Bay Community Centre (HBCC) land to support CESA’s conversion of the 
Marymount College site to a Reception to Year 6 primary school with a co-located Early Learning 
Centre.  
 
The CESA updated proposal is to purchase 2,100 square metres (40.2%) of the 5,225 square metre 
total HBCC site for $2.536m and Council to purchase from CESA 300 square metres of land that 
abuts the eastern side of the HBCC land (break out zone) for $0.268m.  
 
CESA as can be demonstrated have increased their offer for part of the HBCC land substantially 
from their initial offer in April 2018 to an offer that provides a 31.3% premium above our 
valuation.  The Administration believe this provides a fair value for the land if the Council wishes 
to sell the land.  
 
Upon further investigation of the site by council officers and in discussions with HBCC, it can be 
seen that the HBCC infrastructure is in reasonable condition with a useful life of another 15 years 
before major infrastructure work is required. Therefore the priority of upgrading the HBCC in an 
infrastructure sense is seen as a lower priority. Also in the discussions with the HBCC 
representatives they were not in favour of Council selling any part of the land to CESA, however 
believe a new community centre would provide increased flexibility and opportunities for the 
centre. With the lower priority of the infrastructure requirement for the HBCC, the development 
of a HBCC Master plan should be deferred until an appropriate time in the future, preferably 
within the next 5 years. 
 
It is recommended that CESA be advised that Council at this time is not prepared to sell any part 
of the HBCC land and that CESA be thanked for their interest and the development of a Masterplan 
for the HBCC which is included in the 2018/19 budget be deferred. 
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RECOMMENDATION 
 
1. That the report be received. 
 
2. That the Chief Executive Officer advise CESA that the Council is not prepared to sell 

any part of the HBCC land at this time and thank them for their proposal. 
 
3. That the proposed development of Holdfast Bay Community Centre Masterplan 

allocated in the 2018/19 budget be deferred until an appropriate time in the future 
when the infrastructure planning is required.  

 

 
COMMUNITY PLAN 
 
Community: Building a healthy, active and resilient community 
Community: Celebrating culture and diversity 
Community: Providing welcoming and accessible facilities 
Community: Fostering an engaged and contributing community 
Economy: Supporting and growing local business 
Environment: Using resource efficiently 
Culture: Being financially accountable 
 
COUNCIL POLICY 
 
Not Applicable. 
 
STATUTORY PROVISIONS 
 
Not Applicable. 
 
BACKGROUND 
 
Council owns 5225 square metres of land on the corner of King George Avenue and King Street, 
Hove, which is known as the Holdfast Bay Community Centre. This parcel of land is not designated 
as community land under the Local Government Act. 
 
To assist in Council determining what to do on the HBCC site, the 2018/19 draft budget includes 
an allocation to develop a Master Plan for the site. 
 
Catholic Education South Australia (CESA) presented to the Council in a workshop on 13 February 
2018 on their proposed Hove education development including the potential for Council to sell 
land to CESA adjacent top their site. Since that time the CEO and Senior Officers have had a 
number of meetings on various issues, so that a formal proposal could be developed and be put 
to Council for direction. 
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A report was put to Council on 22 May 2018 in regards to the formal offer received from CESA 15 
May 2018. The CESA proposal was to purchase 2,245 square metres (43%) of the 5,225 square 
metre total HBCC site for $2.1m and CESA to transfer 300 square metres of land that abuts the 
eastern side of the HBCC land (break out zone) into Council ownership. The initial proposal is 
attached for your information. 

Refer Attachment 2 
 
Council resolved on 22 May 2018 (CL220518/1169) to:  
 
“1. That the report be received. 
2. That based on information in the attached report 176/18, Council supports the CESA proposal 
in principle and authorises the Chief Executive Officer to negotiate with CESA on the specific details 
of the proposal with the following conditions: 
 (a) That Council would like the input of the Holdfast Bay Community Centre stakeholders 
 (b) That further investigation be made in relation to the valuation/price point.  
 (c) That the CESA be advised that to proceed, Council wishes previous reports to be made 
 public with the removal of any sensitive information to facilitate an open discussion with 
 the public. 
 (d) That administration work up a potential design/costing for a community centre.” 
 
 
REPORT 
 
After the Council meeting on the 22 May 2018, Council officers met with CESA representatives to 
move forward on Council’s resolution. As a result, Council has now received an updated proposal 
from CESA regarding the potential purchase of part of the Holdfast Bay Community Centre (HBCC) 
land to support CESA’s conversion of the Marymount College site to a Reception to Year 6 primary 
school with a co-located Early Learning Centre.  
 
In summary the updated CESA proposal is to purchase 2,100 square metres (40.2%) of the 5,225 
square metre total HBCC site for $2.536m and Council to purchase from CESA 300 square metres 
of land that abuts the eastern side of the HBCC land (break out zone) for $0.268m. 

Refer Attachment 1 
 
Land Valuation/Price  
 
There have been two valuations on the site, one commissioned by us (Sam Christodoulou) and 
one by CESA (M3 Property) which were provided to Council in the last Council report. Sam 
Christodoulou valued the site at $960 per square metre whilst M3 Property valued the site at $892 
per square metre. At the last Council there were questions raised in regards to the valuations 
which were forwarded to our Valuer, Sam Christodoulou. His response to those queries is 
attached. 

Refer Attachment 3 
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CESA in its updated proposal has provided a 25% premium on the valuation provided from by our 
valuer Sam Christodoulou and they have discounted the “breakout zone” land by 7% on Sam’s 
valuation. 
 
The table below shows the chronology of the offers from an initial draft offer that was made by 
CESA to Council officers in April 2018 which was not seen as appropriate to bring to Council as it 
was below our valuation. As the table shows CESA have increased their offer substantially and 
have now proposed a net amount of $2.268m which provides a 31.3% premium over our 
valuation. The current offer based on our own valuation provides a fair value for the sale of the 
land. 
 

 
 
 
Discussions with Holdfast Bay Community Centre stakeholders 
 
Within the CESA proposal it acknowledges that CESA had discussions with HBCC representatives, 
Mr Tim Looker and Ms Marion Modra in December 2017 in regards to the aspiration of the HBCC 
and also those of CESA. Their documentation states that the discussions were positive and HBCC 
were interested in the potential to connect directly with a new Catholic Early Learning Centre and 
primary school, and also for new community centre facilities to be constructed. CESA are willing 
to have further discussions with HBCC as they have had been encouraged by the positive approach 
taken by the HBCC representatives to date.  
 
After the last Council report discussions were held with Council Officers and Mr Tim Looker and 
Ms Marion Modra in regards to the CESA proposal. From these discussions it appears that these 
representatives were not in favour of the sale of any land at HBCC, however the YMCA 
representative was more convinced by the benefits of what a new purpose built facility can 
provide and the possibility of negotiating a hire arrangement with CESA to access their facilities 
at off peak/OSH times. 
 
In a recent review of the current building stock at HBCC by council officers, it was found that our 
estimates of the state of the building may have been overly conservative in the past. The council 
officer’s view is that the current buildings may have another 15 years of useful life in them 
following recent maintenance work. This would imply that spending further resources at HBCC is 
not a current priority and that the planned Master Planning work allocated in the 2018/19 budget 
should be deferred until an appropriate time in the future, preferably within the next 5 years. 
 
  

CESA initial draft offer of                      

17 April 2018

CESA offer of 22 May 2018 CESA offer of 27 June 2018 COHB Valuation                                 

(S. Christodoulou)

$ Sqm $/sqm $ Sqm $/sqm $ Sqm $/sqm $ Sqm $/sqm

Purchase of HBCC land 1,760,000   2465 714.00     2,423,907   2245 1,079.69     2,536,000   2100 1,207.62  2,016,000   2100 960.00      

Sale of land (Break out Zone) 250,000       300 833.33     323,907       300 1,079.69     268,000       300 893.33      288,000      300 960.00      

Net proceeds to Council 1,510,000   2165 697.46     2,100,000   1945 1,079.69     2,268,000   1800 1,260.00  1,728,000   1800 960.00      

COHB Valuation 1,728,000   

Amount above COHB valuation 540,000       

Premium above COHB valuation 31.3%
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Potential design/costing for a community centre 
 
CESA and their architect in January 2018 met with representatives of the HBCC to inspect the 
community centre facilities. At that time it was acknowledged that the current layout of the 
community centre ties up a large amount of space unproductively. From these discussions CESA’s 
architect designed a community centre layout that would take into consideration all current 
available space (1160 sqm) and put it into a two storey community centre building. This would 
provide the same amount of space, however would be configured in a more flexible design. This 
design was only one option, however was designed to show how the current HBCC can be 
redesigned on a far smaller footprint.  

Refer Attachment 4 
 
CESA estimated the cost of construction of the new community centre would be around $6m, 
however using council’s design and construction methodology and basing costs around the Kauri 
build it would be more likely a $4m build for the centre and associated carpark and landscaping. 
These costs are very rough estimates to provide an indicative construction cost.   
 
Conclusion 
 
CESA as can be demonstrated have increased their offer for part of the HBCC land substantially 
from their initial offer in April 2018 to an offer that provides a 31.3% premium above our 
valuation.  The Administration believe this provides a fair value for the land if the Council wishes 
to sell the land.  
 
Upon further investigation of the site by council officers and in discussions with HBCC, it can be 
seen that the HBCC infrastructure is in reasonable condition with a useful life of another 15 years 
before major infrastructure work is required. Therefore the priority of upgrading the HBCC in an 
infrastructure sense is seen as a lower priority. Also in the discussions with the HBCC 
representatives they were not in favour of Council selling any part of the land to CESA, however 
believe a new community centre would provide increased flexibility and opportunities for the 
centre. With the lower priority of the infrastructure requirement for the HBCC, the development 
of a HBCC Master plan should be deferred until an appropriate time in the future, preferably 
within the next 5 years. 
 
It is recommended that CESA be advised that Council at this time is not prepared to sell any part 
of the HBCC land and that CESA be thanked for their interest and the development of a Masterplan 
for the HBCC which is included in the 2018/19 budget be deferred.  
 
BUDGET 
 
There is no allocation in the budget for the sale of this property. Therefore the sale proceeds 
would improve the operating budget position. However these funds could be used to redevelop 
the HBCC site if so resolved. 
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The 2018/19 budget includes an initiative of $30k to commence the development of a Masterplan 
for the HBCC. If deferred this amount will improve the 2018/19 operating surplus. 
 
LIFE CYCLE COSTS 
 
Nil at this stage. 
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SAM CHRISTODOULOU  F.A.P.I. 
Grad. Dip. Town Planning 

 

ABN 45 362  691 173 

 

PROPERTY VALUER 

REAL ESTATE CONSULTANT 

 

222 STURT STREET 

ADELAIDE   SA   5000 

 

PO BOX 84, 

GOODWOOD SA 5034 

 

TELEPHONE:  0417 839 245 

FAX:  (08) 8231 5480 

EMAIL:  samchris@esc.net.au 

Our Ref:  SC/CE/4061 

 
 

1 June 2018 

 

General Manager 

City Assets and Services 

City of Holdfast Bay 

Brighton Civic Centre 

24 Jetty Road 

BRIGHTON  SA  5048 

 

Attention: Mr Steve Hodge 

 

Dear Mr Hodge, 

 

RE:  QUERIES OF COUNCILLOR BRADSHAW  

HOLDFAST BAY COMMUNITY CENTRE 

VALUE OF LAND CONTENT:   

 

 

I refer to your email of 25 May 2018, wherein questions relate to use of Historic Sales and the 

percentage increase in land prices in the area, with respect to the above matter. 

 

Firstly: Historic Sales 

 

Valuers primarily base their opinion on comparable sales as the best source of evidence of 

market value.  However, directly comparable sales can be scarce. 

 

Of vacant land values, obviously, location, and position in location, is important as is the date 

of sale, and then other factors are considered, inter alia, specific attributes of the land, eg. size, 

area, shape, contour, and the legal and economic issues such as zones, policy area, land use, 

allowable densities, supply and demand. 

 

Valuers will collate sales evidence and where direct comparison sales, in place, and time, are 

not present values, the valuer may look at comparable locations, demographics, and general 

other market movements and activities in the area.  Sometimes a mosaic of property values 

are assembled in the valuer’s mind who will grade values e.g., say from within City of 

Holdfast Bay, with the subject land being the centre piece say from the beach to King George 

Avenue, and from King George Avenue to Brighton Road; and to the immediate north and 

south of the subject property having regard to the immediate surrounding land uses.  A valuer 

would also consider properties immediately adjacent the ‘search area’, and in the penumbra 

area. 

 

Now in recent years i.e., past three years there have been no single large parcels of land 

directly comparable with the subject property in the immediate locality sold englobo.  But the 

MP3 valuer did consider the Chopin Road sale comprising 5,099 square metres (a large 

parcel) sold in January 2015, but this sale is in a different kind of location and, is the subject 

of high density aged care development and therefore the intensity of land use alone is not 

comparable. 
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However the MP3 valuer correctly compared 2016 vacant land sales to establish value of each 

of the north and south smaller portions of the subject land, as requested. The use of the larger 

divisible vacant land sales from 2016 to 2018 is valid when comparing vacant land, the north 

and south portions of the subject land in the absence of any other information.  The valuer 

would have adjusted those pieces of sales evidence to take into account prevailing conditions 

when applying those comparisons to the subject land. 

 

Having commenced the valuation approach initially on comparable sales, the valuer also 

indicated that a variety of valuation approaches were considered but used two classic principal 

approaches of valuation viz., Direct Comparison and Hypothetical Development, methods of 

valuation. 

 

With respect to the Direct Comparison approach the valuer has had regard to sales of broadly 

similar properties etc. having regard to prevailing market conditions.  Thus we can say the 

historic sales set the base or foundation for the valuer’s assessment of value which would then 

have been adjusted for the prevailing conditions having regard to amongst other things 

‘profitability’. 

 

To take into account prevailing market conditions the valuer would have considered current 

sales information of various properties sold, so as to understand demand, and the mosaic of 

property values of different residential land sizes and permitted land use in their discrete 

positions of the subject locality. 

 

This understanding should have led the valuer to the hypothetical method of valuations where 

the valuer can determine the end values of lands divided out of the larger land parcel of Lot 

108, having regard to costs and profit risk required ie. of a re-development allowable in the 

open market that meets the highest and best economic use of the land.   

 

The valuer having considered this method elected to withdraw from this methodology due to 

the uncertainty factor, as being a less reliable methodology of valuation in this instance. 

 

The valuer then reverted to valuation by direct comparison using the sales available at the 

time.  If only those sales were considered without taking into account the prevailing 

conditions then that might be acting in a conservative manner; ‘conservative’ meaning the 

only given evidence.  Whilst, the valuer appears to have done just that, he also made it clear 

that the prevailing conditions of the present market were considered. 

 

It is obligatory on the valuer to look at the historic sales so long as they are relevant in the 

present market, and the analyses of the historic sales have been adjusted and then applied to 

reflect the prevailing conditions.  I think the valuer has done this. 

 

Secondly, percentage increase in land prices in the area: 

 

The second question relates to the percentage increase in land prices in the area. 

 

This I expect implies over a period of the past three years, and in comparable  

locality-positions. 

 

The vacant land sales I have found indicate those land values have increased but not 

significantly and not evenly, however, on the other hand it may seem that values have 

dramatically increased because of relatively high prices of newly developed dwellings in the 
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subject general locality and more towards the beach, e.g., in Somerton Park and King Street 

(west). Whilst these sales have a ‘pull’ on vacant land values, that ‘pull’ has not been 

reflected with the same significance in the immediate vicinity, of the subject land. 

 

The subject land in my opinion is inferior to King Street (west), and is more influenced by the 

development of Townsend House and the proximity of the adjacent school, particularly along 

King George Avenue. 

 

Having considered these factors, the percentage increase in vacant land values for standard 

700 square metre allotments in the subject locality and in the same vicinity as the subject 

property has been estimated to have been increasing by an average of 3% per annum over the 

past three years. 

 

However, the average of 3% per annum increases over the past three years has been 

influenced by examples of sudden land value jumps in any one single year of 7%, 8% and 

14%, but these sales have generally occurred in Somerton Park of the English public schools 

named streets which have significantly high quality beach side residential development 

occurring.  

 

In my opinion in the immediate subject locality vacant land price increases have generally 

been modest.  On the other hand this may be contrasted with land price jump from a lower 

base, of properties immediately east of Brighton Road. 

 

In my opinion (a) the MP3 valuer’s approach and use of ‘historic sales’ is sound, and (b) the 

vacant land prices in the immediate location east of King George Street Hove has been 

moderate over the past three years, assessed to be limited to 3% per annum, at the present 

time. 

 

This opinion does not constitute or address a structural, boundary, termite or wood rot, 

geotechnical or contamination soil or asbestos surveys. 

 

This opinion is for the use only of the person to whom it is addressed and for no other 

purpose. No responsibility is accepted to any third party who may use or rely on the whole or 

any part of this opinion. 

 

This valuation is current as at the date of valuation only.  The value assessed herein may 

change significantly and unexpectedly over a relatively short period (including as a result of 

general market movements or factors specific to the particular property).  We do not accept 

liability for losses arising from such subsequent changes in value.   

 

Without limiting the generality of the above comment, we do not assume any responsibility or 

accept any liability where this valuation is relied upon after the expiration of 3 months from 

the date of the valuation, or such earlier date if you become aware of any factors that have any 

affect on the valuation. 

 

This statement is a requirement of the Professional Indemnity Policy cover. 

 

Yours faithfully 

 

 

 

S. CHRISTODOULOU    F.A.P.I. 

Property Valuer Consultant 
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