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17.4 EXPRESSION OF INTEREST RESULT - LOT 300 ANGLE VALE ROAD, EVANSTON 
GARDENS 

Record Number: CC19/50;IC19/107 
Author(s): Rebecca Howard, Team Leader Property & Procurement 
Previous Motions: 2018:03:96 Council 26 March 2018 
Attachments: 1. Soil Assessment Report - Lot 300 Angle Vale Road Evanston 

Gardens - LBW Environmental Report May 2018 CR18/29676   
2. Peregrine Corporation - Expression of Interest - Lot 300 Angle 

Vale Road - 7 February 2019 CR19/13510   
3. Peregrine Corporation - Lot 300 Angle Vale Road - Proposal for 

Purchase - Best and Final Offer CR19/13507   
4. Bella Build and Design - Expression of Interest Offer (07-02-2019) 

- Lot 300 Angle Vale Road Evanston Gardens SA CR19/13509   
5. Bella Build and Design - Revised Offer (18-02-2019) - Lot 300 

Angle Vale Road Evanston Gardens SA - Best and Final offer 
CR19/13508    

 
Reason for Confidentiality 
In accordance with Sections 83(5) and 84(6) of the Local Government Act, 1999 - the Chief Executive 
Officer considers that this item may be considered in confidence by the Council pursuant to Section 
90(3) on the grounds that it relates to: 
(b)(i) 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. 

  
PRESENTATION 
 
 

OFFICER’S RECOMMENDATION 
 
That:- 
1. Council consider the offers received for Lot 300 Angle Vale Road, Evanston Gardens 

(Certificate of Title Volume 5448 Folio 384). 
2. Council accept the offer from Peregrine Corporation, Option B, being a purchase price of 

$1.31m (GST Exclusive) for the whole of the land parcel and no requirement for planning 
consent to be granted prior to settlement. 

3. Authorise the Mayor and Chief Executive Officer to finalise, execute and apply the Common 
Seal on all relevant documents to affect the sale and transfer ownership of Lot 300 Angle 
Vale Road, Evanston Gardens, Certificate of Title Volume 5448 Folio 384, in accordance 
with Point 2 above. 
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OFFICER RECOMMENDATION 
1. Pursuant to Sections 91(7) and 91(9) of the Local Government Act 1999 the Council orders 

that the:  

 The minutes 
 The written report 
 Attachments to the written report 

 associated with Item 17.4 Expression of Interest Result - Lot 300 Angle Vale Road, Evanston 
Gardens, having been considered by the Council in confidence under Section 90(3)(b)(i) be 
kept confidential and not available for public inspection until settlement of the property, on 
the basis that the information received, discussed and considered in relation to this agenda 
item is: 

 
(b)(i) 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. 

 
2. Further that Council delegates the power of review, but not the extension, of the confidential 

order to the Chief Executive Officer on a monthly basis in accordance with the provisions of 
Section 91(9)(c) of the Local Government Act 1999.  

 
3. All confidential orders will be reviewed at least annually in accordance with the Local 
 Government Act 1999.  
 

  
 
SUMMARY 
Council has approved Lot 300 Angle Vale Road (the Land) for divestment in accordance with the 
Land and Assets Disposal Policy, being that the property shall be marketed publicly via an 
Expression of Interest process through a land agent.  This report outlines the offers received through 
the Expression of Interest process and seeks Council approval to accept one offer above all others 
and enter into a contract for sale of the property. 

BACKGROUND 
The property at the corner of Angle Vale Road and Jack Cooper Drive was initially identified within 
Council’s Divestment Strategy Report in 2015 as a site for Divestment in the medium term.  It has a 
site area of 8,932m2. 
In March 2018 Council considered the divestment strategy for the Angle Vale Road property and 
resolved the following:  

Moved by Cr R Symes  
Seconded by Deputy Mayor I Tooley  
Motion No: 2018:03:96  
 
That Council:  
1. Approves the engagement of LBW Environmental to undertake a Detailed Site 

Investigation of Lot 300 Angle Vale Road, Evanston Gardens for the purposes of 

documenting the extent, type and location of site contamination on the land, ready for 

declaration to potential purchasers.  

2. Approves a budget allocation in the 2017/2018 financial year for the soil assessment 

of $15,460 and subsequent expenditure of $27,230 be undertaken only as required 
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(GST Exclusive) for Detailed Site Investigations, noting that these costs will be offset 

by the sale price in the future.  

3. Note the proposed market approach, marketing and advertising options for divestment 

of Lot 300 Angle Vale Road Evanston Gardens as recommended by property 

consultants.  

4. Note that upon completion of the Detailed Site Investigation, that the CEO be 

delegated to proceed to market the property. Final offers as received to then be 

presented to Council for formal consideration.  

This report seeks to provide the results of the Detailed Site Investigation undertaken by LBW 
Environmental and the subsequent Expression of Interest process and results. 

COMMENTS/DISCUSSION 
Site Contamination Testing Result 
The Land was once agricultural land, however it was also previously used as a CFS training area, 
and depot material store (rubble, gravel, sand etc.).  These uses can be considered as contaminating 
and therefore further investigation was required.  LBW Environmental were engaged to provide a 
Detailed Site Investigation (Attachment 1) which consisted of two parts.  Testing for soil contaminates 
and, if warranted, testing of ground water.  In this instance the soil contaminate testing resolved that 
no ground water testing was required. 
The LBW Environmental Detailed Site Investigation Report is attached for review, however is 
summarised as follows: 

 Chemical testing of shallow fill materials and underlying natural soils indicated 
concentrations of the targeted contaminants posed no unacceptable risk to human health in 
a commercial / industrial setting.  

 Shallow soils posed a potential risk to ecological receptors from Per and Poly-fluoroalkyl 
“PFAS” (specifically Perfluoro-octanesultonate “PFOS”) via indirect exposure pathways. 
Should this land be redeveloped in the future, with sealed surfaces applied across the site, 
the identified potential indirect risk to ecological receptors would be negated.  

 If a future redevelopment was to include accessible soils, sampling and analysis of the 
accessible soil areas should be carried out to assess the potential ecological risk from 
residual PFAS concentrations in shallow soil.  

 As a part of any redevelopment on the site, the adopted management approach for residual 
PFAS concentrations in shallow soils should be set out in a Construction Environmental 
Management Plan (CEMP).  

 Although groundwater was not directly assessed, the soil assessment found no evidence to 
suggest the presence of an onsite source that could have caused groundwater 
contamination.  

 Shallow fill materials and underlying natural soils were compliant with the chemical limits for 
Waste Fill and national landfill acceptance criteria for PFAS chemicals. SA EPA approval to 
dispose of site soils may be subject to leachability testing for PFAS.  

 
PFOS is a chemical frequently used in fire-fighting foams and therefore not unexpected to be 
present on site.  No further testing or analysis of the soil was required and the LBW Environmental 
Report completed. 
 
Marketing of the Land 
Advice was sought from three (3) commercial property consultants regarding the following: 

 Recommended configuration of the land parcel – i.e., sell as one holding or 2 or more parcels. 
 Recommended Market approach  
 Recommended advertising  
 Commentary on potential purchasers, market value and sale timeframe 
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The advice provided the following: 
a) The land should be offered as a single parcel, but with information included in the property 

prospectus regarding the ability to express interest in part or all of the land parcel. 
b) An Expression of Interest process is the preferred market approach, with advertising over a 

5 week period.  Post the EOI phase, shortlisted respondents will be required to submit a best 
and final offer.    

c) Advertising would be included in The Advertiser business liftout (Tuesdays) and on-line 
through various websites (realcommercial.com.au etc.) 

d) Direct approach with developers and known investors would also be included. 
e) The market value for the property is estimated between $1.1m and $2.2m, but is highly 

variable depending on the level and extent of site contamination. 
Quotes were received from both local land agents and commercial land agents, with McGees 
Property selected as the most appropriate agent for this property.  McGees Property had recently 
secured sales over similar land in the City of Playford and had established connections with known 
potential purchasers. 
The land was advertised in late November 2018 for an 8 week period to accommodate for the 
Christmas and New Year period.  The land was advertised on the McGees Property website, 
Realestate.com.au and the Advertiser business guide.  Three large signboards were erected on the 
land and provided summary information about the land parcel and its potential. 
Expressions of Interest (EOI) were required to be submitted to McGees Property by 3pm Thursday 
7 February 2019.  
Two responses were received by the deadline.  The land agent reviewed the offers as presented 
and advised that as both offers were received by reputable and financial organisations, both should 
be offered the opportunity to submit best and final offers.   
Both respondents provided best and final offers by midday Monday 18 February 2019.  The offers 
have been attached to this report (Attachment 2). 
The table below provides a summary of the best and final offers presented: 

 Peregrine Corporation 
(Option A) 

Peregrine Corporation 
(Option B) 

Bella Build & Design 

Whole or Part of Land Whole Whole Whole 

Price $1.37m $1.31m $1.305m 

Deposit $50,000 $50,000 $50,000 

Settlement Period 14 days after Council 
approval 

60 days 30 June 2019 

Conditions Subject to review of 
Form 1 within 14 days 
Subject to approval of 
a DA for Service 
Station 
Subject to 
Environmental review 
(30 days) 

Nil Due Diligence review: 
-Environmental 
Review 
-Planning Advice 
-Investigation of 
Services 

Condition Timing 60-90 days Nil 45 days to satisfy 
conditions from date of 
contract 
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Analysis of Offers 
Bella Build and Design 
The initial offer received from Bella Build and Design was $1.2m for the whole site, with the only 
conditions being the ability to undertake due diligence investigations.  No timing was suggested for 
the undertaking of the due diligence process, although settlement could occur 21 days post 
satisfaction of this condition. 
 
In the best and final offer, Bella Build and Design increased their offer from $1.2m to $1.305m and 
outlined a time of 45 days to complete the due diligence requirements.  Settlement was offered as 
30 June 2019. 
 
Bella Build and Design develop service station sites for various corporations, with a large percentage 
of their builds on behalf of the On the Run (OTR) group.  Although a suitable purchaser with realistic 
conditions and requirements, the purchase price offered and the extended settlement period are not 
as competitive as the other offers received. 
 
Peregrine Corporation 
Peregrine Corporation responded to the EOI with an initial offer of $1.05m, and a number of 
conditions.  During the call for best and final offers, the Peregrine Corporate refined their submission 
and provided two options.  Option A provides the highest purchase price offered ($1.37m), however 
it is conditional on receiving Development Approval (DA) for a Service Station and Retail Shop as 
outlined in Annexure 1 to their proposal.  This condition also has timing implications, which may be 
restrictive and unachievable. The other option is unconditional and provides a shorter settlement 
period. 
A summary of the benefits and risks of the two options are outlined below. 

Option A - $1.37m Conditional Option B - $1.31m Unconditional 
Benefits 

 Higher purchase price ($60,000) 

 Suitable purchaser (use in line with 
Commercial zoning) 

 OTR Service Stations seek to employ locals 

 OTR Give App (Charitable cause) 

Benefits 

 No impediment to immediate sale 

 No conflict of interest through Development 
Approval process 

 Purchase proceeds to be received in current 
financial year in line with budget and 
cashflow requirements 

 Proceeds received earlier reduces Council 
interest costs (approx. $12k saving) 

 Limited legal review costs – standard 
contract terms 

 Suitable purchaser (use in line with 
Commercial zoning) 

 OTR Service Stations seek to employ locals 

 OTR Give App (Charitable cause) 

Risks 

 Condition timing requires that a 
Development Application for a Service 
Station and Retail shop would need to be 
completed in a short time frame else 
conditions of sale will not be met. 

Risks 

 Lesser purchase price ($60,000, less 
reduced interest of $12,000 = $48,000 net) 

 Possible public scrutiny of accepting lower 
price 
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 High risk of contractual terms not being met 
and contract lapsing. 

 Council may not be the authority to approve 
the Development Application, therefore 
reliant on the State considering the 
application in a timely manner. 

 Perceived conflict of interest in Council 
approving or supporting a Development 
Application to enable a sale of site for a 
higher value 

 Category 2 consultation required, which 
may extend the application process period. 

 Additional legal drafting costs to account for 
potential lapse in conditions 

 
Although Option A provides a slightly higher return for the Land, the level of associated risk with the 
proposed conditions is unacceptable.  Council should consider the potential that should the 
conditions not be met within the timeframe allocated, the contract will lapse and the sale will not 
proceed. In this event, the property will need to be re-advertised and likely the value of the land 
parcel will decrease. 
 
Given Council’s association with the land as the vendor, any Development Application for a Service 
Station and Retail Shop would be assessed by the State Commission Assessment Panel (SCAP).  
As Council does not have the ability to fast-track any approvals by the SCAP this increases the risk 
of the timing not being met. 
 
Council may consider seeking an extension to the condition timing from the Peregrine Corporation, 
however this will likely result in an extended sale process (Peregrine Corporate generally seeks 6 
months to receive DA approval with an option for another 6 month extension if required), whilst still 
maintaining a risk that if the DA is not approved, the contract will still lapse. 
 
It is recommended that, on balance, Option B as proposed by the Peregrine Corporation is the 
preferred option. 
 
Post Councils acceptance of the Peregrine Corporate Option B, the sale process will proceed, 
including the issue of Form 1’s (required for all land sales), drafting of a Contract for Sale, including 
any special conditions and commencing conveyancing requirements. 

COMMUNICATION (INTERNAL TO COUNCIL) 
Chief Executive Officer 
Manager Development, Environment and Regulatory Services 
Manager Finance and Corporate Services 
Manager Infrastructure and Engineering Services 

CONSULTATION (EXTERNAL TO COUNCIL) 
Simon Lambert, Managing Director – McGees Property 

POLICY IMPLICATIONS 
Disposal of Land and Assets 

STATUTORY REQUIREMENTS 
Local Government Act 1999 



Confidential Council Meeting Agenda 26 February 2019 

Item 17.4 Page 38 of 38 

Real Property Act 1886 

FINANCIAL/BUDGET IMPLICATIONS 
The 2018/19 Budget is predicated on the sale of surplus property assets to the value of $2.4m (sale 
proceeds). This provides assistance in funding capital projects, most notably the Civic Centre 
redevelopment project.  Delays in divesting land assets has resulted in increased finance (interest) 
costs being incurred, and adversely affects Council’s key financial indicator ratios. 
 
In this instance, the independent market valuation for the land (completed in November 2016) 
provided a market value of $1.1m to $1.2m assuming the site was re-zoned commercial and a petrol 
station was permitted. 
 
Estimates received from land agents in early to mid 2018 proposed that the site could realise 
anywhere from $1.1m to $2.2m depending on the interest in the land and if purchasers were willing 
to compete for the property. 
 
The proposed purchase price of $1.31m provides a slight increase to the market value assessed in 
2016 and likely accurately reflects the market interest in the property. 
 
Costs incurred in 2018/2019 on the marketing and sale of the land is $10,000, which included $8,000 
for advertising and $2,000 for property consultation services. 
 
Anticipated costs to finalise the land sale include legal and conveyancing fees, estimated at $2,500 
to $3,500 and commission on the sale which is currently being negotiated (in the region of 1.5% to 
1.6% of the final purchase price). 

COMMUNITY PLAN 
Objective 2.1: Physical and social infrastructure to service our growing population and economy 
Objective 2.4: Manage growth through the real connection of people and places 
Objective 2.5: Local economic activity to create local job opportunities and generate increased local 

wealth 
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