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executive summary 

Upon appointment PDT was requested to conduct a workshop at the Ballina Council chambers on the 1st 

November 2011. The workshop was to review the brief and desired outcomes of the development.  During the 

workshop PDT was requested to undertake a desktop review of 5 key sites that were highlighted in the 

workshop.  This review includes an analysis of the physical characters of the sites as well as their location and 

access.  The review also includes an overlay of a typical building footprint on each site. 

 

As part of the review PDT was also requested to provide a cost review of differing design options ranging from 

a simple 2 court configuration through to a full 3+1 court configuration with function rooms, gymnasium and 

other associated facilities.  Typical area block plans have been produced of 5 graduated options with Davis 

Langdon providing a cost summary of each. 
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site analysis matrix 

 

 

 

Scale of 1 - 5, 1 = poor, 5= best 

    

Criteria Gallans Rd 
Ballina 
Heights 

Kingsford 
Smith Park 

Tree lands Old Depot  

Site procurement 5 4 2 4 3 

Adequate site area 5 4 3 2 4 

Provision for future expansion 5 2 3 1 4 

Access to existing infrastructure 3 5 4 4 4 

Flooding constraints 2 3 4 4 2 

Environmental Constraints 4 5 4 4 2 

Vegetation Cover 3 3 3 4 4 

Contaminated land constraints 4 5 4 4 1 

Land slope 5 2 5 5 4 

Good site aesthetics 3 3 4 3 4 

Significant landscape or other features 2 3 4 3 4 

Easement and access constraints 4 5 4 4 3 

Extent of ground works required 3 5 4 4 2 

            

Other attractions at Site 2 3 5 3 4 

Compatibility with surrounding land uses 3 4 5 2 3 

Residential amenity impacts 3 1 3 1 4 

Adjacent to other sporting facilities 1 4 5 2 2 

Site profile and visibility 5 5 4 3 5 

Proximity to overnight accommodation 3 1 5 4 4 

            

Capacity for overflow parking on site 5 2 4 2 5 

Offsite overflow parking 2 3 4 5 5 

Proximity to public transport 3 3 4 4 5 

Walk & cycle access from residential 3 2 5 5 4 

Proximity to town centre 3 2 5 4 4 

Local access to site 3 2 5 4 4 

Regional access to site 4 5 3 3 4 

            

Total Score 88 86 105 88 94 
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building design options  

 

The following pages are a range of option, ranging from the basic 2 court “tin shed” indoor sports centre through to a full 

multi use indoor facility providing for function, regional events and multiple sporting activities. 

The construction cost estimates in included in the options are provided from the Davis Langdon report of appendix 1.  

Amount shown is base building costs only, with exclusions as shown in item 3 of the Davis Langdon report. These 

Exclusions may add 10-15% to the construction cost dependant on site and level of fixtures and finishes. 

 

Also included in the appendix is a quotation from Starena Group for the retractable seating arrangement as shown in 

these options. 

 

 

 

 

option 1, 2 courts, single level. 

Basic community sports centre with the facilities to host a regional basketball or netball match.  Finishes can vary from 

“tin shed” type or precast construction. Facility can be expended to 3 courts in the future, to accommodate regional 

competitions. 

• 2 full size courts 

• 1 set of retractable seating 

• Single set of male and female amenities and change rooms 

• Canteen 

• Office & reception area. 

 

Seating Capacity: 

Area (sqm):  

Construction Cost: 

 

980 

2,400 

$5 - $5.5m 
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option 2, 2 courts with mezzanine and function rooms 

 

The facility provides for community sports and events.  The facility can host a regional basketball or netball match along 

with small trade shows or local indoor concerts and performances. The facility also includes a catered function centre 

with bar. The function centre will have movable internal wall to allow for a fully flexible space that can be 1 large function 

room or divided up to form 4 individual rooms.  The facility also includes a gym to provide a more rounded sporting 

experience.   Finishes will be medium level quality to provide for multiple uses.  The facility can be expended to 3 courts 

in the future, to accommodate regional competitions and events. 

• 2 full size courts 

• 1 set of retractable seating 

• Mezzanine level with tiered seating 

• Multi use function rooms space. 

• Single level Gym 

• Single set of male and female amenities and change rooms 

• Full cook kitchen 

• Office & reception area. 

 

Seating Capacity: 

Area (sqm):  

Construction Cost: 

 

1,210 

3,810 

$8.5 - $9m 
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option 3, 3 courts, single level 

 

This option is an expansion to option 1, being a community sports centre.  The facilities are capable of hosting regional 

indoor sport competitions along with national league matches but no permanent seating is provided.  Trade shows and 

indoor performances can be accommodated but minimal cantering is provided.  Finishes can vary from “tin shed” type or 

precast construction.  

 

• 3 full size courts 

• 2 sets of retractable seating 

• 2 sets of male and female change rooms 

• Canteen 

• Office & reception area. 

 

Seating Capacity: 

Area (sqm):  

Construction Cost: 

 

1,520 

3,625 

$7.8 - $8.3m 
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option 4, 3 courts with mezzanine, gym and function rooms 

(similar to Logan Metro Indoor Sports Centre) 

 

The facility can provide for regional sports and events.  The facilities are capable of hosting regional indoor sport 

competitions with all games being viewed from the permanent mezzanine seating.  It also has the capability of being a 

permanent fixture of a national league.  The facility includes a catered function centre with bar. The function centre will 

have movable internal wall to allow for a fully flexible space that can be 1 large function room or divided up to form 4 

individual rooms.   

The facility includes a gym, child minding and specialist allied health consulting offices to create a full service regional 

sporting facility.  The gym can be divided up into multi use facility to include a weights room, group fitness rooms and 

individual work out rooms.   

Finishes will be medium to high level quality to be able to accommodate the diverse uses.   

 

• 3 full size courts 

• 2 set of retractable seating 

• Mezzanine level with tiered seating 

• Multi use function rooms space. 

• 2 level gymnasium 

• Child minding facility 

• Allied health consulting rooms. 

• 2 sets of male and female change rooms 

• Full cook kitchen 

• Officials change room and Drug testing room. 

• Office & reception area. 

 

Seating Capacity: 

Area (sqm):  

Construction Cost: 

 

2,310 

6,300 

$14 - $14.5m 
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option 5, 3+1 courts with mezzanine, gym and function rooms.  

 

Along with the benefits of option 4, this facility also include dedicated purpose built facilities for sports including but not 

limited to gymnastics, indoor sports climbing or martial arts to provide a full range of indoor sporting facilities 

encapsulating the current popular trends. 

 

• 3 full size courts 

• Dedicated area for Gymnastics, Indoor sports climbing and martial arts. 

• 2 set of retractable seating 

• Mezzanine level with tiered seating 

• Multi use function rooms space. 

• 2 level gymnasium 

• Child minding facility 

• Allied health consulting rooms. 

• 3 sets of male and female change rooms 

• Full cook kitchen 

• Officials change room and Drug testing room. 

• Office & reception area. 

 

Seating Capacity: 

Area (sqm):  

Construction Cost: 

 

2,360 

8,300 

$18.5 - $19m 
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summary 

 

For the success of a facility and its economic sustainability, it is important that the facility has the capability of being 

highly flexible with the ability of accommodating wide diversity of events and programmes, while providing for the range 

of regional and community sporting and other interest groups. To achieve this, the centre needs to be well located and 

provide a full range of highly flexible services and spaces, through good design and strong management. 

 

To this end, option 5 offers this required flexibility with the provision of a full range of services, located in highly flexible 

spaces.  If this option is financially unattainable, option 4 still offers similar services while maintaining strong flexibility, 

and can be designed to be expanded into the fifth option with minimal impact. 

 

The strength of the centre operations is tied to its location in relation to the community and other supporting facilities.  If 

located with other sporting facilities the site can become a centralised hub where the community can attend and take part 

in multiple sport or events at a single location.  This allows the centre to fulfil requirements outside its facility, creating 

higher utilisation while also providing facilities currently not available at that location.  Of the 5 sites nominated and 

pertaining to further site investigation, Kingsford Smith Park provides this outcome while also being well centralised for 

the community, within walking distance to the town centre and hotels and helps to strengthen this area of Ballina as a 

recreational hub for the greater Ballina community.  
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appendices 

1. Davis Langdon – indicative cost plan for design options. 

2. Starena Australia – retractable seating quote 
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© Davis Langdon Australia Pty Ltd (Davis Langdon). All rights reserved. 

The Report and the information within it is confidential and may be privileged. If you have received the Report in error please notify Davis Langdon 
immediately. You should not copy it for any purpose, or disclose its contents to any other person. The Report is qualified in its entirety by and 
should be considered in the light of Davis Langdon’s Terms of Engagement and the following: 

1) The Report is provided solely for your use and benefit unless expressly permitted and then only in connection with the purpose in respect of 
which the Report is provided. Unless required by law, you shall not provide the Report to any third party without Davis Langdon’s prior 
written consent, which Davis Langdon may at its discretion grant, withhold or grant subject to conditions. Possession of the Report does not 
carry with it the right to commercially reproduce, publish, sale, hire, lend, redistribute, abstract, excerpt or summarise the Report or to use 
the name of Davis Langdon in any manner without first obtaining the prior written consent of Davis Langdon. 

2) Davis Langdon has used its reasonable endeavours to ensure that the data contained in the Report reflects the most accurate and timely 
information available to it and is based on information that was current as of the date of the Report. 

3) The Report is based on estimates, assumptions and other information developed by Davis Langdon from its independent research effort, 
general knowledge of the industry and consultations with you, your employees and your representatives. No warranty or representation is 
made by Davis Langdon that any of the projected values or results contained in the Report will actually be achieved. In addition, the Report 
is based upon information that was obtained on or before the date in which the Report was prepared. Circumstances and events may occur 
following the date on which such information was obtained that are beyond our control and which may affect the findings or projections 
contained in the Report. We may not be held responsible for such circumstances or events and specifically disclaim any responsibility 
therefore. 

4) Davis Langdon has relied on information provided by you and by third parties (Information Providers) to produce the Report and arrive at its 
conclusions. Davis Langdon has not verified information provided by Information Providers (unless specifically noted otherwise) and we 
assume no responsibility and make no representations with respect to the adequacy, accuracy or completeness of such information. No 
responsibility is assumed for inaccuracies in reporting by Information Providers including, without limitation, by your employees or your 
representatives or for inaccuracies in any other data source whether provided in writing or orally used in preparing or presenting the Report. 

5) In no event, regardless of whether Davis Langdon’s consent has been provided, shall Davis Langdon assume any liability or responsibility 
to any third party to whom the Report is disclosed or otherwise made available.  

6) The conclusions in the Report must be viewed in the context of the entire Report including, without limitation, any assumptions made and 
disclaimers provided. The conclusions in this Report must not be excised from the body of the Report under any circumstances. 

7) Without the prior written consent of Davis Langdon, the Report is not to be used in conjunction with any public or private offering of 
securities or other similar purpose where it might be relied upon to any degree by any person other than you.  

8) All intellectual property rights (including, but not limited to copyright, database rights and trade marks rights) in the Report including any 
 forecasts, drawings, spreadsheets, plans or other materials provided are the property of Davis Langdon. You may use and copy such 
 materials for your own internal use only. 
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1

Executive Summary 
This indicative cost plan has been prepared from the documentation provided by PDT Architects for the Ballina 
Indoor Sports and Events Centre. This document is prepared as an indicative cost plan to indicate the magnitude 
of the indicative costs between the design options presented by the Architect. 

The following notes should be read in conjunction with the attached cost plan: 

- We have assumed competitive lump sum tendering to appropriate sized builders (D&C) 

- We have assumed the project is tendered in 4th Qtr 2012 and have priced accordingly. 

- The cost plan is based on building footprint only. It excludes external works, site works and landscaping etc. 

- No allowance has been made for GST 

1.0 Cost Plan Summary 
 

  
  
  
  
  
  

 

 

Note - Above costs excludes site works.  

2.0 Inclusions & Assumptions Used in the Cost Plan 
The cost plan includes for the following: 

- Architects Drawings 6434 SK 001 – SK 005 (Rev 1) 

- The cost plan is reflective of the building footprint only as directed by PDT Architects. 

- Design / Construction Contingency of 15% 

- The building is Air-conditioned incl. the Sports Hall. 

- We have assumed the project is tendered in 4th Qtr 2012. 

 
  

Option  GFA (m2) Total Cost Range (Excl. GST) 

Option 1 2,410 $5.0 - $5.5m 

Option 2 3,810 $8.5- $9.0m 

Option 3 3,625 $7.8 - $8.3m 

Option 4 6,190 $14.0 - $14.5m 

Option 5 8,300 $18.5 - $19m 
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2

3.0 Exclusions from the Cost Plan 
The cost plan specifically exclude the following: 

- GST. 

- Legal Fees. 

- Demolition to existing buildings. 

- Works Outside Site Boundaries (unless noted otherwise). 

- External works, Site works and Landscaping. 

- Disposal of Contaminated Soil. 

- Abnormal Ground Conditions. 

- Rock Excavation and Disposal. 

- Works associated with accommodating future extension to building fabric. 

- ESD Initiative allowances. 

- Commissioning & Decanting. 

- Professional Fee’s. 

- Headwork Charges. 

- Latent Conditions, removal /treatment of contaminated material 

- Land Acquisition costs. 

- Artwork. 

- Future Escalation beyond current programme. 

- Stormwater mains external to the site. 

- Gas Supply. 

- Easements. 
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pdt brisbane office
184 wharf street

spring hill qld 4000

po box 607
fortitude valley qld 4006

p:+61 7 3232 1300
f: +61 7 3232 1350
e: pdt@pdt.com.au

pdt townsville office
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townsville qld 4810

po box 707
townsville qld 4810

p: +61 7 4771 5084
f: +61 7 4772 3647

e: townsville@pdt.com.au




