
 

 

 
 
 

Notice of Facilities Committee Meeting 
 

 
Notice is hereby given that a Facilities Committee Meeting` will be held in the Ballina Shire 
Council Chambers, Cnr Cherry & Tamar Streets, Ballina on Wednesday 18 July 2012 
commencing at 5.00 pm. 

 
 
Business 
 
1. Apologies 
2. Declarations of Interest 
3. Deputations  
4. Committee Reports 
 
 

 
Paul Hickey 
General Manager 
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4. Committee Reports 

4.1 Ballina Sports and Events Centre - Options 

 
Delivery Program Commercial Services 

Objective To further consider the options available for the 
proposed Sports and Events Centre. 

      
 

Background 

At the Facilities Committee meeting held Monday 18 June 2012 Council 
considered an options report, as prepared by PDT Architects, for the proposed 
centre. A copy of that options report is included as the first attachment to this 
report.  
 
In summary the PDT report examined the merits of a range of centre 
configurations for the Kingsford Smith site to allow Council to confirm the 
preferred configuration. 
 
The final resolution from that meeting approved funding to prepare a Master 
Plan for the Kingsford Smith precinct, with Council also resolving to hold a 
workshop on the preferred centre configuration. 
 
This Facilities Committee meeting provides the opportunity for that workshop 
with representatives from PDT being in attendance to discuss the options 
available.  
 

Key Issues 

• Cost / benefits of a four court basic sports stadium as compared to an 
event / sports stadium being two or three courts in size 

 

Information 

The current uncertainty focuses largely on a strong push from the Ballina 
Basketball Association for a four court stadium balanced against Council’s 
previously endorsed approach for a two plus one court events / sports 
stadium. 
 
The PDT options report, as attached, identifies these two configurations as 
option 2B (integrated with Ballina Seagulls Rugby League Club) and option 6.   
 
The PDT report also includes a “Buildings Options Analysis Matrix” that 
compares all the options available. As per that matrix the overall score for 
option 2B is 87 as compared to 50 for option 6. This means option 2B is 
considered to be a far more beneficial outcome, based on those weightings, to 
the entire community than option 6. Certainly there is a level of subjectivity 
with weightings of this nature, but areas where option 2B is considered to be 
far superior to option 6, include: 
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• Integration of build scale in context to location (five compared to two) 
• Aesthetics (four to two) 
• Multiple uses (five to three) 
• Ability to accommodate entertainment events (five to two) 
• Ability to host numerous functions at once (five to two) 
• On site catering facilities (five to one) 

 
The one area where option 6 is considered to be superior is the ability to host 
regional sporting competitions (option 6 has a score of five compared to a 
score of one for option 2B). 
 
What these weightings are clearly saying is that option 2B provides a more 
integrated, aesthetically pleasing and multiple use facility, as compared to 
option 6. This means from a whole of community perspective option 2B is the 
superior facility. 
 
The estimated cost for these two options is $10.2 to $10.7 million for option 2B 
and $7.4 to $7.9 million for option 6. Importantly the option 6 estimate is 
based on a “tin shed” type model and does not have the finish envisaged in 
option 2B. If Council wishes to improve the finish of option 6, then the cost 
would obviously increase. 
 
Based on these estimates, a key question for Council is whether the 
expenditure of the additional $3 million (approximately) justifies the additional 
benefits to be gained for the broader community. 
 
One matter that was uncertain at the June 2012 meeting was whether or not 
the four court proposal (option 6) could be located at Kingsford Smith 
Reserve. It has subsequently been confirmed that the layout for this facility in 
the PDT report has been drawn to scale and as per that layout there is some 
encroachment onto the playing field, albeit that this facility has not been 
integrated into the existing Seagulls Rugby League Club, as has option 2B. 
 
One of the major considerations that Councillors need to turn their mind too in 
respect to the four court option is whether or not Kingsford Smith should be 
the preferred site, or whether this type of “tin shed” facility should be located 
somewhere else, such as the “Old Depot Site”.  
 
The Buildings Options Analysis Matrix highlights the low scoring for the 
integration and aesthetics of the four court facility at Kingsford Smith, and if 
this was the preferred configuration, the recommendation is to investigate the 
feasibility of using the Old Depot Site for that centre, as that site is considered 
to be a better option for a building of that scale and magnitude.  
 
The primary reason for this is that four courts is a substantial building and 
locating it at the Old Depot site will minimise any negative aesthetics that may 
arise, due to the low visibility of this site. 
 
There have been numerous statements made regarding operating costs for 
the proposed centres and a key objective will be to minimise recurrent 
operating costs where possible. It is important that Council is realistic in 
budgeting for future operating costs and as a recommended guide Council 
should expect a net operating loss of $150,000 to $200,000 per annum. 
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To determine the accuracy of this statement financial information from a 
number of councils who manage sports / events centres was sourced, and a 
summary of that information is as follows. 
 
Tamworth Sportsdome (Tamworth Regional Council) 
 
This centre includes: 
 
• International standard Basketball show court 
• Three standard basketball courts 
• Plus other space used for netball, volleyball, indoor hockey futsal and 

basketball 
• Multi purpose rooms 
• Kiosk 

The 2012/12 financial year was the centre’s first full year of operating with the 
figures being as follows: 

Item Budget Actual 
 
Income - Hire 245,000 221,000 
Income - Café Net 30,000 42,000 
Total Operating Income 275,000 263,000 
 
Operating Expenses 425,000 423,000 
 
Net Operating Loss Before Interest 150,000 160,000 
 
Add Interest 311,000 182,000 
Add Principal 108,000 108,000 
Total Cash Loss 569,000 450,000 
 
These figures are generally consistent with what would be expected with the 
annual operating loss at around $150,000 to $200,000 with financing costs 
then added to that. 
 

Raymond Laurie Centre – Yamba (Clarence Valley Council) 
 
This facility includes two basketball courts, plus other rooms for a gym, yoga 
etc. 
 
Income 99,000 74,000 
Operating Expenses (excluding dep) 306,000 298,000 
Net Operating Loss Before Interest 207,000 225,000 
 
Add Interest 41,000 41,000 
Add Principal 24,000 24,000 
Total Cash Loss 275,000 290,000 
 
Yamba is a much smaller community, but the figures again highlight the cost 
of providing these services. 
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Orange City Council 
 
This Council provides a four court centre, which also has facilities for a dance 
room, police interview rooms and homework rooms. The facility is sub leased 
to the Police Citizens Youth Club (PCYC). Orange Council has a recurrent 
expense budget of just $21,000. 
 
Councillors may remember that the NSW State Government was calling 
expressions of interest during 2011 for centres that could potentially be 
managed by the PCYC. Ballina Council was not successful in that expression 
of interest process, however if the Ballina Events and Sports Centre did 
proceed, this would be one management option pursued. The important 
criterion with this management option is that facilities must be available for 
Police within the centre, as occurs at Orange. 

 
Shoalhaven City Council  
 
This centre has two courts and whilst Council owns the centre the Basketball 
Association runs and maintains the structure. Council has a small recurrent 
expenditure for rates and other miscellaneous expenses. However Council 
has recently voted to demolish the existing structure and construct a new 
indoor stadium. This may infer that the current arrangements have not worked 
that well. 
 
Coffs Harbour 
 
The Coffs Harbour facility has four courts that can be configured in different 
ways and for different sports. It is run by a management committee and 
Council makes a donation of $30,000 for maintenance. There was limited 
financial information available on this facility as the information is controlled by 
the management committee, which is separate to Council. 
 
In summary, from the research undertaken, there are considered to be two 
main options for the centres and management: 
 
Option A – The multi-purpose events and sports facility that requires 
professional management, which typically comes with an operating cost of 
$150,000 plus per annum; or 
 
Option B – The more basic structure that can be leased or contracted out to a 
local management committee, such as a Basketball Association, which then 
has minimal recurrent operating costs for the Council, albeit that ultimately 
these facilities require a significant capital re-investment by the Council. The 
alternative management option is the PCYC, which is an excellent option, 
however it is difficult to secure that funding stream. 
 

Legal / Resource / Financial Implications 

Council has no funding set aside for construction or future operation of the 
centre. If Council ultimately obtains a planning consent from the current 
process, these matters will need to be resolved prior to tenders being called 
for the construction of the building. 
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Consultation 

There has been significant consultation to date, albeit there is not total 
consensus on the preferred configuration. 
 
The resolution to prepare a Master Plan for Kingsford Smith will also result in 
further community consultation. 
 

Options 

In reviewing the contents of this report the viable options are: 
 
a) Proceed with the planning for option 2B at Kingsford Smith – If the 

Council’s vision is to have a multi-purpose events / sports centre that 
provides a major cultural and sporting focus for Ballina Shire, then this is 
the best option. As per the options matrix prepared by PDT, this 
configuration satisfies a wide range of needs, while at the same time 
allowing for a third court to be added at a future date. However, the 
finishes needed for multi-purpose use means that the cost of the centre is 
significant ($10 million plus) and there will likely be significant recurrent 
operating costs of $150,000 plus. 
 

b) Confirm that the four court option is more affordable from a capital and 
possibly from a recurrent cost perspective, and investigate the feasibility of 
locating such a centre at the Old Depot site. If this is the preferred option 
then Council needs to accept that the usage of this facility will be no where 
near as broad as the multi-purpose centre proposed in option 2B. This 
investigation may not necessarily result in the centre being located at the 
Old Depot site, but it would at least confirm whether or not the site is a 
viable option. 

 
c) Defer any decision on the preferred configuration and allow PDT to 

undertake the consultation required for the preparation of the Master Plan 
for Kingsford Smith. The difficulty with this option is that the Master Plan is 
then being produced with uncertainty over the type of centre that will be 
located on Kingsford Smith. An events / sports centre (option 2B) may 
have substantially different flow on impacts as compared to a basic four 
court centre (option 6) and it is important that a key foundation for the 
Master Plan, such as this, is well understood to ensure the Master Plan 
reflects the future use of the locality. 

 
In examining the options it is clear that option 2B, at Kingsford Smith, provides 
the greatest benefit to the broader community, however that benefit comes at 
cost, both capital and recurrent. The current estimate for that project is 
nearing $11 million and with there likely to be recurrent operating costs of 
$150,000 plus per annum, Council needs to acknowledge that we are a very 
long way short of identifying the funding sources for both the capital and 
recurrent components of the project. Significant Federal and State 
Government funding will be needed to make the project a reality, and Council 
may well need to pursue a future rate variation, to finance the likely operating 
cost. 
 
Option 6, albeit located at the Old Depot site, is a lower cost option providing 
usage to sporting groups, however it will not provide the broader benefits 
outlined in the Options report as prepared by PDT.  
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If Council’s objective is to provide a basic four court facility that could be 
managed by a local sporting group, we could minimise our recurrent operating 
costs, and the capital cost could be limited to around $7m to $8m. The 
downside to this option is that the future use may not be as broad as Council 
would prefer and ultimately there may still be a need for Council to subside the 
operating cost of the facility, if a local committee is not in a position to 
effectively manage the centre. 
 
In conclusion the advice from the professional consultants appointed by 
Council, who have far more experience and expertise then staff, Councillors 
and the community members promoting this centre, is that option 2B will 
provide the greatest benefit to the broader community. This option is the 
current preferred option of Council and based on the contents of this report it 
is recommended that Council maintain that concept as our preferred option for 
further consultation purposes.  
 
The local Basketball Association has made a number of statements that the 
four court centre will provide the best benefit to the community, however the 
only reason that appears to be supporting that argument is the assumption 
that a four court stadium will allow the facility to host regional competitions. 
This may well be the case, however many regional centres compete for these 
competitions and it will be difficult to Ballina to attract such competitions on a 
regular basis. 
 
On the other hand the two court events / sports centre, with an option to 
expand to three courts, provides an opportunity for the facility to be used by a 
wide range of people, and also to focus not only on sporting events but 
cultural activities as well. 
 
Based on this, the recommendation is for Council to continue to pursue option 
2B for the purposes of the Master Plan. The outcomes from this consultation 
will then be reported back to the newly elected Council later this calendar year 
and that Council will then be in a position to determine whether they wish to 
proceed with the project based on option 2B, whether they wish to change the 
preferred option and / or location, or whether they wish to terminate the project 
due to concerns over Council not having sufficient funds to proceed. 
 

 

RECOMMENDATIONS 

That Council confirms that Option 2B, as per the attached Building Options 
Report from PDT, is the preferred configuration for the proposed Ballina 
Sports and Events Centre, for the purposes of preparing the Kingsford Smith 
Master Plan. 

 

Attachment(s) 

1. PDT - Revised Building Options Report  
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