
 

CONFIDENTIAL REPORT 
 
 
Filename: REPA4729 
 
FILE REF: 2691 – Residential Development adjacent Aerodrome 
 
DATE: 10th November 2008 
 
TO: Chairperson & Members of Corporate Services & Infrastructure 

Committee 
 
FROM: A/Director – Governance, Economic & Cultural Services 
 via MG 
 
SUBJECT: Developer Initiated Proposal – Residential Development 

Adjacent Airport (JLKT Pty Ltd) – Land Contracts, Sale Price 
and Staged Development 

 
 
SUB GOAL 3.1 ECONOMIC GROWTH FOR LONG-TERM BENEFIT  
 
 
1.0 BACKGROUND 

  
1.1 Council at its meeting held on the 14th May 2008, resolved that the proposal 

by JLKT Pty Ltd has merit; and that the proposal be advertised for community 
consultation purposes as per “Step 3” of the Developer Initiated Process.   
(Following this step, having received no substantial and valid objections, an 
independent valuation of the land was undertaken.   

 
1.2 A valuation has been obtained and a copy of the valuation was considered by 

Council at its meeting held on the 8th September 2008.   Copy attached for 
Elected Members’ information. 

 
1.3 Council at its meeting held on the 8th September 2008 resolved to invite the 

developer (JLKT Pty Ltd) including any consortium/partners to provide a 
presentation on the proposed residential development at Port Augusta West 
adjacent the Airport as well as a presentation on previous relevant 
developments. 

 
1.4 Pat Cheetham and Tony Beamish provided a presentation to Elected Members 

on Wednesday 5th November 2008. 
 
2.0 DISCUSSION 
  

2.1 Council has engaged Stephen Holmes of Connor Holmes Pty Ltd to undertake 
a Structure Planning process for the area included within DPA 2 Westside.   
The Structure Planning process will inform Council in regards to the 
development of all areas included within DPA2, and will, in consultation with 
BHP Billiton, identify an alternative ‘haul rode’ location, so as not to impact 
negatively on any future growth of the City in this location.    

 
 Investigations will also be undertaken in regards to future requirements of 

the Lawrie Wallis Aerodrome and this information will be used to determine 
the outcome of the Structure Planning process and the available land 
adjacent the Airport that will be able to be developed, if rezoning occurs. 
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2.2 The Structure Plan and a Master Plan for the development of Council land 

adjacent the Airport will be submitted in due course to the Minister for Urban 
Development and Planning with Council’s Development Plan Amendment #2 
(Westside).    The Development Plan Amendment, along with the Structure 
Plan and Master Plan, will be submitted to the Minister seeking his approval 
for the rezoning of land captured within this DPA. 

 
2.3 It is important that the advancement of the proposal submitted by JLKT Pty 

Ltd be undertaken in a co-ordinated and timely manner.  To enable this to 
occur Council will require: 

 
 1) Preparation of a contract between Council & JLKT Pty Ltd to secure the 

portion of subject land, as informed by the Structure Planning process, 
that will be available for development.   Note:  Development of this 
land as proposed by JLKT Pty Ltd will only be achievable if Ministerial 
approval for rezoning of the land from Primary Industry to Residential 
is granted.  The contract is to be prepared by Council’s Solicitors.    

 
  This contract can be prepared now, to provide security to JLKT Pty Ltd 

in regards to this proposal, but will be subject to a clause noting 
development of the site (whether staged or not) and the available 
area will be determined on the completion of the Structure Plan.   Also 
that the developer will not claim any compensation from Council, 
should the Structure Plan not support development of this site, or 
Ministerial approval is not granted for rezoning the land from Primary 
Industry to Residential. 

 
 2) Undertaking a sub-division of the land to remove the ‘Airport Proper’ 

land from the remainder of Lot 106 as described within Certificate of 
Title Volume 5725, Folio 169. 

 
  The sub-division should be commenced as soon as the Structure Plan 

has been completed and it is known if development in this location is 
recommended and the area that is available for development. 

 
 3) Council’s solicitors to prepare a Land Management Agreement to be 

registered against the Title with regard to the staged development of 
the land.  

 
  The Land Management Agreement should be prepared and registered 

against the Title prior to the transfer of the ownership of the land.  
 
 4) Approval for JLKT Pty Ltd to prepare a Master Plan of his proposed 

development, in consultation with Stephen Holmes, which is to be 
submitted with the Development Amendment Plan #2 (Westside) and 
the Structure Plan to the Minister. 

 
  JLKT Pty Ltd should prepare the Master Plan immediately, in 

consultation with Stephen Holmes, to ensure the Master Plan is 
available to be submitted to the Minister along with the Development 
Amendment Plan #2 (Westside) and the Structure Plan.  

 
 2.4 The development proposal submitted by JLKT Pty Ltd hinges on the outcome 

of the Structure Planning process and subsequent approval by the Minister 
for Urban Development and Planning to rezone this land accordingly. 
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 2.5 Valuation 
 
  2.5.1 A valuation of $13,200,000 has been provided by Darcy Bruce of 

Maloney Field Services (refer Appendix A) for an area of 318ha.   It 
should be noted that the location of the ‘haul road’ has not been taken 
into account as part of the valuation and therefore the final area may 
be less than 318ha. 

 
  The valuer has taken into account that the developer will need to fund 

infrastructure from the ground up, in order to be able to market 
allotments and that the development is likely to take a considerable 
number of years to complete in its entirety.   This is the reasoning 
behind the variances in square metre rates, and the holding costs 
(capital outlay and accrued interests, infrastructure costs etc) required 
to be paid up front at the commencement of the project.    The lowest 
per square metre rate is based on all of the above scenarios and the 
risk involved.  

 
  Demand for blocks (either industrial or residential) will dictate how 

this land will be developed and the timeframe for the development.    
It is almost impossible to predict what the demand is going to be, and 
also the number of other allotments that will come on the market 
within other sub-divisions, which could impact on the sale of land 
within this development.    

 
  An over supply of allotments, could mean that land prices will fall, 

which will also impact on the financial sustainability of the project.    
This is the risk that the developer must consider as part of such a 
large development. 

   
  2.5.2 Sale options: 
 
   a) Option 1: 
 
    Sell the entire area for $13,200,000 to JLKT Pty Ltd with all 

future risk in regards to the development being the developer’s 
responsibility.     

 
   The benefits of this option to Council are: 
 
   1) Council has the revenue from the sale of the land 

immediately; 
   2) Revenue raised could be used to fund projects; 

 Airport Redevelopment 
 Infrastructure (roads/footpaths) 
 Central Oval Precinct Redevelopment 

 3) Interest earned on the investment; 
 4) Increased Council Rates. 
   

   The benefits of this option to the Developer are: 
 
   1) Development costs are able to be calculated for the 

entire project, knowing purchase price up front.  The 
development could take considered time to complete, 
subject to market demands and these risk can then be 
considered as part of the purchase price. 

   2) Infrastructure planned and developed for the entire site. 
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   b) Option 2: 
 
   Sell a portion of the parcel to the developer, with the developer 

having a call option to purchase the remainder.   The sale price 
would be at $15.00 per sqm as per the valuation for Stage 1 
(area to be determined).    

 
   A contract with JLKT Pty Ltd would be required ensuring that 

the remainder of the land will be sold to him as negotiated over 
a period of time with future sale prices based on fair market 
value at the time the option is exercised.    

 
   The benefit to Council in regard to this option are: 
 
   1) Council continues to own the remainder of the land. 
   2) Will receive a greater overall sale price, however this 

would be over a much longer period.  
 
   The downside is however, that Council will only received a 

smaller capital return in the short term and therefore 
contributions towards other major projects would be limited.   
Interest earned from the capital investment would be reduced, 
as would rate revenue.    

  
 2.5.3 Sale Options Summary: 
 
  In summarising the above, the ultimate decision is whether Council 

wants to achieve a large capital gain in the short term, to assist in 
funding other important community projects; or achieve a greater 
return from the sale of the land over a longer period of time.      

 
  It is acknowledge that in its current form, the land is virtually 

worthless to Council, and the investment being made by the developer 
will obviously increase its value overtime. The development 
undertaken by the developer as part of Stage 1, which will be at their 
cost, will definitely increase the value of adjoining land (including the 
current Rural Living area).    

 
  Tony Beamish, SAS Global Property Group has also provided some 

information for Elected Members’ consideration in regards to the 
preferred option for purchasing this land and the basis for this option 
(refer Appendix B).   The project could be jeopardised if Option 2 is 
approved by Council as outlined within his letter dated 14th November 
2008.  

 
 2.6 DPA2 (Westside) – Staged Development of Area (refer Appendix C) 
 
  Stephen Holmes has provided information (refer Appendix D) in regards to 

the staged development of the Residential Land (if rezoned) within DPA2 
(Westside).   

 
  It is acknowledged that a considerable amount of infrastructure will need to 

be constructed, that will accommodate waste and stormwater management 
and road networks throughout this area.   
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  It is envisaged that Stage 1 Development of this area (JLKT Pty Ltd) will be 

the catalyst for developing the necessary infrastructure to facilitate 
residential growth throughout the entire residential area captured within 
DPA2 (Westside).       

 
  As per Mr Holmes’ letter dated 12th November 2008, it is recommended that 

Council endorse a staged development process for the residential area within 
DPA2 (Westside) which will be addressed as part of the Structure Planning 
process.   

        
 

3.0 BUDGET IMPLICATIONS 
  
 3.1 As outlined within Clause 2.5 above. 
 
4.0 RESPONSIBLE OFFICER/S 
  
 4.1 Lee Heron, A/Director – Governance, Economic & Cultural Services. 
 
5.0 RECOMMENDATION 
 

Corporate Services & Infrastructure Committee recommends Council: 
 

1. Receives and notes the report (REPA4729) dated 10th November 2008, 
submitted by the A/Director – Governance, Economic & Cultural Services, 
concerning “Developer Initiated Proposal – Residential Development 
Adjacent Airport (JLKT Pty Ltd) – Land Contracts, Sale Price and 
Staged Development”. 

 
2. Approves entering into a Contract (to be prepared by Council’s Lawyers) with 

JLKT Pty Ltd to secure the land adjacent to the Airport, for a 
Residential/Industrial Development, subject to successful rezoning of the land 
as part of DPA2 (Westside).  

 
3. Approves selling the land ‘in-globo’ to JLKT Pty Ltd and sets a sale price of 

$13,200,000 for the land. 
 
4. Approves undertaking a sub-division of the land, to exclude the Airport 

Proper land, as soon as the Structure Planning process has been finalised and 
the actual available area of land for the development has been determined. 

 
5. Approves the staged development of the residential area (if rezoned) 

identified within DPA2 (Westside).  Guidelines/Policies will be included as part 
of the Structure Planning process in regards to the staged development of 
this area. 

 
 
 
 

L HERON 
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APPENDIX B 
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APPENDIX C 
 
 

Indicative map of area affected by Port Augusta West Structure Plan and 
Development Plan Amendment (DPA 2). 
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APPENDIX D 
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