
 

 

 
 
 

Notice of Commercial Services Committee Meeting 
 

 
Notice is hereby given that a Commercial Services Committee Meeting will be held in the 
Ballina Shire Council Chambers, 40 Cherry Street, Ballina on Tuesday 15 October 2013 
commencing at 4.00 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 Tintenbar Quarry - Sale 

 
Delivery Program Commercial Services 

Objective To determine if Council wishes to sell the former the 
Tintenbar Quarry. 

      
 

Background 

For many years Council has owned a property that is generally known as the 
“Tintenbar Quarry” (“the property”) and comprises two lots (Lot 3 DP 532703 
and Lot 1 DP 597343). An aerial photo plan identifying the property is 
attached.  
 
Details pertaining to the property are summarised as follows: 
 

Lot DP Site Area Zoning Services Building 
Improvements 

3 532703 15,850m
2
 RU1 Primary 

Production 
Nil Nil 

1 597353 9,352m
2
 RU1 Primary 

Production 
Nil Nil 

 
The quarry operation on the property was abandoned many years ago. A few 
years ago Council engaged contractors to remove the derelict plant and 
equipment pertaining to the quarry. 
 
In its current state the property is heavily overgrown. A major problem with the 
property is that it is land locked. It is understood that when the property was 
operational as a quarry, access was gained over an adjoining property to the 
south, however this arrangement was never formally legalised as an 
easement or right of way.  
 
Council’s Development and Environmental Health Group has advised that Lot 
1 DP 597343 has a dwelling entitlement pursuant to Clause 3(c) of Ballina 
LEP 2012, however Lot 3 DP 532703 does not have a dwelling entitlement.  
 
The purpose of this report is to consider the future of this property. 
 

Key Issues 

 Economic potential and viability of the property as a commercial quarry 

 Strategic value of the property to Council 
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Information 

The use of the property as a commercial quarry was abandoned many years 
ago. The Civil Services Group recently engaged consultants, Groundwork plus 
to undertake a review of the property in regards to its potential to operate as a 
quarry once again.  
 
A copy of that report is attached and a summary of which is as follows: 
 
“In reality the site is too small to be operated as a small to modest sized 
commercial quarry, without purchasing additional land holdings and even 
then, environmental constraints are likely to significantly limit the workability 
and utility of the site. Additionally the topographic variability of the site i.e. 
being on steep land would severely restrict development of the site without 
very complex quarry development planning. The operation is considered 
viable as a very small borrow pit, however the practicality of retaining this site, 
for these purposes, is considered marginal as other more suitable alternatives 
exist nearby i.e. Stokers quarry.” 
 
Council also instructed Opteon Property Valuers to undertake a valuation of 
the property. Their report concluded that the property had limited market 
appeal beyond the three adjoining owners due to the lack of a legal access. A 
copy of that report is also attached. 
 
It may be possible to negotiate access to the property with an adjoining 
owner, however this is not guaranteed and it is unknown how much it might 
cost to gain such an access. Their report notes that: 
 
“Section 88K of the Conveyancing Act 1919 allows the Supreme Court of New 
South Wales, in certain cases, to “make an order imposing an easement over 
land if the easement is reasonably necessary for the effective use or 
development of other land will have the benefit of the easement.” As such, this 
may be a legal avenue which may be available to the owner of the subject 
land to provide practical and legal access. However, such proceedings are 
likely to be costly and will require compensation to be paid to the owner of the 
land to be burdened by the easement. It is not unreasonable to expect that the 
cost of such proceedings and compensation may be in excess of $100,000.” 
 
Given these circumstances the only readily identifiable market for the property 
is the three adjoining property owners. The Opteon report also makes the 
following comment in this regard: 
 
“Given the problems with providing practical, legal access we consider the 
pool of prospective purchasers to be greatly diminished. It appears 
reasonable that the pool of prospective purchasers is limited to the three (3) 
adjoining owners (Lot 214 DP 1093798 and Lot 201 DP 1140299 and Lot 70 
DP 1180257).  
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Should one of these owners proceed with a purchase of the subject property it 
would provide some additional land as well as an additional dwelling 
entitlement. This may provide the new owner with options to either construct a 
2nd dwelling or create a boundary adjustment to provide easy legal access to 
a vacant allotment that possesses a dwelling entitlement. Such allotment 
could be on-sold for a financial gain. (this is considered the most likely 
prospect). Nevertheless any such sale is not guaranteed and would be only 
probable if the subject property was offered at a price to provide a financial 
incentive for an adjoining owner. Further, it does not guarantee that an 
adjoining owner will actually purchase the property”  
 
In the circumstances it is proposed to dispose of the property (as one holding) 
by offering it in writing to the three adjoining owners (as identified on the aerial 
photo plan attached) at the valuation figure of $90,000 + GST based on the 
condition that the purchaser must acquire both lots (i.e. Lot 3 DP 532703 and 
Lot 1 DP 597343) to avoid Council being left with one low value lot. 

Legal / Resource / Financial Implications 

The property is classified as “operational land” and can be sold. 
 
The review undertaken by Groundwork plus indicates the property lacks 
potential as an economically viable quarry. If the property is not to be retained 
as a future commercial quarry, then it has little if any strategic value to 
Council. 
 

Consultation 

A report on the property’s potential as a commercial quarry has been obtained 
from Groundwork plus. An independent property valuation has also been 
obtained from Opteon Property Valuers and Consultants. Internal discussions 
have been held with all stakeholders. 
 

Options 

1. Council resolves to sell the property (Lot 3 DP 532703 and Lot 1 DP 
597343) by offering it for sale to each of the three adjoining property 
owners at the value assessed, or greater, by the independent valuer. 

 
This is the recommended option as an independent consultant has 
advised that the property lacks potential as an economically viable 
commercial quarry and as such lacks any future strategic value to Council. 
The independent valuation of the property, indicates that due to access 
issues the only identifiable market is the three adjoining property owners. 
 

2. Council resolves to retain the property. 
 

This option is not recommended as the property lacks potential as an 
economically viable commercial quarry and lacks any future strategic 
value to Council. 
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RECOMMENDATIONS 

1. That Council approves the sale of the property (Lot 3 DP 532703 and Lot 
1 DP 597343) by offering it for sale to each of the three adjoining property 
owners at the value assessed by the independent valuer, or greater.  
 

2. The property is to be sold to the highest bidder, however if the 
independent valuation is not reached, any offers received are to be 
submitted to Council for final determination of the sale. 
 

3. Council authorises the seal to be attached to the contract for sale for the 
property.  

 
 

Attachment(s) 

1. Aerial Photo Plan 
2. Groundwork Plus report 
3. Valuation Report  
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4.2 Residential Land Development - Wollongbar 

 
Delivery Program Commercial Services 

Objective To obtain Council approval to develop the first stage 
of Council's residential land at Wollongbar.  

      
 

Background 

Council is the owner of Lots 5 and 6 DP 1161720 having frontage to Rifle 
Range Road and Plateau Drive, Wollongbar. The Site is generally referred to 
as the former drive-in theatre site as a consequence of part of the land having 
previously been used for that purpose. The combined area of Lots 5 and 6 is 
7.94 hectares. The Site forms part of an area referred to as the Wollongbar 
Urban Expansion Area (WUEA) which is fundamental to Council’s endorsed 
strategy for accommodating future urban growth within the Alstonville Plateau.  
 
A report considering development options for the Site was presented to the 
Commercial Services Meeting held on 26 March, 2013. The report presented 
three development scenarios in regards to reconfiguring the residential and 
open space zonings pertaining to the Site. The resolution from that meeting, 
and confirmed at the March 2013 Ordinary meeting was as follows: 
 
1. Council authorises the General Manager to prepare and submit a 

development application for the residential subdivision and development 
of allotment 5 DP 1161720 Plateau Drive, Wollongbar.  

 
2. Council’s preferred development concept is scenario three, as per the 

plans attached to this report. 
 
3. Council authorises the General Manager to initiate a planning proposal 

having the effect of adjusting the area of land to be allocated for the 
purpose of public recreation, as per scenario three, in the plans attached 
to this report. 

 
Following on from that meeting, consultants Newton Denny Chapelle (“NDC”) 
were engaged to undertake the following tasks: 
 
a) Prepare and lodge a development application for stage one comprising 15 

serviced residential lots. This task has been completed. DA 2013/302 was 
lodged on 16 August, 2013, and is currently being assessed. 
 

b) Prepare and lodge a Masterplan for stages two and three. This document 
has been completed and is pending lodgement. 

 
Property valuers and consultants Herron Todd White (“HTW”) has also 
completed a Feasibility Assessment Report for stage one, a copy of which is 
attached and forms the subject of this report. 
 

Key Issues 

 Project viability and degree of risk 
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Information 

Property valuers and consultants HTW was engaged to undertake a 
Feasibility Assessment Report for Stage One of a proposed three stage 
residential subdivision development of the former drive-in theatre site at Rifle 
Range Road, Wollongbar. Salient points of the feasibility assessment, as 
attached, are summarised as follows: 
 
a) Assessment of On-Completion Values and Estimated Rate of Sales 

NDC has prepared a lot layout plan for the 15 serviced residential lots 
proposed for stage one, a copy of which is attached. HTW has attributed 
on-completion values to each of the lots as noted below based upon a 
review of the current market for residential lots.  
 
The term “on-completion” means the market value of the lot assuming it 
were complete as at the date of the report. 
 
HTW consider the current market to present a medium risk for residential 
lots and note that “…It is imperative that lots must be competitively priced 
to maintain acceptable sales rates….”. 
 

Lot Site Area (m
2
) 

Est. On-Completion 
Market Value 

1 861 $190,000 

2 817 $185,000 

3 809 $185,000 

4 780 $180,000 

5 1458 $245,000 

6 837 $180,000 

7 775 $190,000 

8 680 $220,000 

9 666 $220,000 

10 626 $220,000 

11 627 $220,000 

12 650 $220,000 

13 890 $220,000 

14 879 $185,000 

15 795 $180,000 

   Total 
 

$3,040,000 

   Averages 810 $202,667 

 
HTW estimate that in the current market a rate of sale of two lots per 
month may be achievable; giving a total estimated selling period of 
eight months.  
 
Once development approval is granted lots could be offered for sale 
“off the plan”, however it is often better to wait until site works and 
roads have been completed so lots can be pegged out and purchasers 
can gain a better idea of what they are seeking to buy. 
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b) Development Costs 

HTW estimate the cost to develop the 15 lots to be approximately 
$1,720,000 + GST, based upon NDC development cost estimates 
including Council contributions and a 15% contingency allowance.  
 
Cost estimates are summarised as follows: 

 

Item Est. Cost Est. Cost/lot 

Development costs incl. 15% contingency 1,121,250 74,750 

Council contributions 466,590 31,106 

Professional fees incl. project 

management 

95,000 6,333 

Sub-total 1,682,840 112,189 

Sales advertising and promotion 22,500 1,500 

Rates  14,834 989 

   

Total $1,720,174 $114,678 

 

c) Development Period 

NDC estimate that, subject to weather, and assuming all approvals are in 
place it may take approximately nine months to develop stage one, 
commencing in March 2014 and completed by December 2014. 

 

d) Development Cashflow Analysis 

HTW has prepared a development cash flow for the project over an 
assumed eighteen month period, which indicates a maximum exposure of 
approximately $1,740,000 in about the tenth month, as illustrated by the 
following chart.  

 
Annexure six of the HTW report contains a copy of the cashflow analysis. 

 



4.2 Residential Land Development - Wollongbar 

Ballina Shire Council Commercial Services Committee Meeting Agenda 
15/10/13 Page 30 of 105 

e) Development Profit 

The cashflow analysis indicates that based upon cost estimates provided 
and assumptions made, the project is forecast to generate a development 
profit of $1,050,000, or $996,000 after allowing for interest at a rate of 7% 
on funds borrowed. 

 

f) Development Margin and Profitability 

 

Development margins for the project are calculated as follows: 

 

1. Development margin before 

interest; or alternatively 

expressed as the rate of return 

on funds applied before interest 

$1,050,000 x 100 

$1,720,000 x 1 

61.05% 

2. Development margin after 

interest or alternatively 

expressed as the rate of return 

on funds applied after interest 

$996,000 x 100 

$1,720,000 x 1 

58.05% 

 

g) Site Value 

HTW has assessed the value of the site pertaining to stage one to be 
$525,000 + GST ($35,000 per lot) “as is” assuming development consent 
is in place to undertake a 15 lot residential subdivision. This value has 
been arrived based upon a review of the local market for residential 
development sites, which is contained in section eight of the HTW report. 
This value has also been confirmed by undertaking hypothetical 
development assessment of the project (see Section 8.50 and Annexure 
five of the HTW report).  
 
In the local market the generally accepted criteria for a viable land 
development project of this size is in the order of 15% to 20%. 
 
On this basis of assessment the project reflects a development margin of 
22.20% before interest or 16.70% after interest which indicates the project 
to be viable. 
 
This is also consistent with Council’s Property Investment and 
Development Policy which puts a benchmark of 2% to 5% above the bank 
bill swap rate for medium risk investments. The current BBSW is 2.60%. 

 

Legal / Resource / Financial Implications 

The land pertaining to the site proposed for stage one is classified as 
operational and can be developed for commercial purposes. Funding has 
already been included in Council’s long term financial plan for the 
development of this land. 
 

Consultation 

An independent feasibility assessment has been completed for this project. 
 



4.2 Residential Land Development - Wollongbar 

Ballina Shire Council Commercial Services Committee Meeting Agenda 
15/10/13 Page 31 of 105 

Options 

1. That, subject to gaining development consent, Council resolves to 
undertake development of stage one comprising 15 serviced residential 
lots. The option is recommended as the HTW report indicates the project 
to have a low to medium level of risk and is estimated to generate a 
cash return to Council in the order of $1 million. 
 

2. That Council resolve not to proceed with the development of stage one 
comprising 15 serviced residential lots. 

 
This option is not recommended as Council will soon have a site with 
development consent in place and will have to resolve whether to retain 
it or place it on the market for sale. If Council resolves to sell the site and 
achieves a price in line with the value of $525,000 + GST as attributed to 
it by HTW, Council is potentially foregoing approximately $500,000 in 
development profit. 
 

 

RECOMMENDATION 

That, subject to gaining development consent, Council approves the 
development of stage one of the Wollongbar Urban Expansion development, 
as outlined in this report, comprising 15 serviced residential lots.  
 

 

Attachment(s) 

1. Feasibility Report 
2. Lot Layout Plan  
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4.3 Property Reserves - Future Cash Flows 

 
Delivery Program Commercial Services 

Objective To review the cash flows for Council's Property 
Reserves and to provide an update on projects being 
funded from the reserves. 

      
 

Background 

Council last reviewed its property reserves at the June 2013 Commercial 
Services Committee meeting. Since that meeting the results for 2012/13 have 
been finalised, various projects have continued to progress and some new 
projects have started. 
 
The purpose of this report is to provide the latest information in respect to the 
predicted movements for the property reserves, while at the same time 
providing an update on projects being part or fully funded from these reserves. 
 

Key Issues 

 Funds available 

 Project status 

 Forward financial planning 
 

Information 

At the June 2013 Commercial Services Committee meeting Council adopted 
updates to the property reserves to allow that information to be included into 
our long term financial plan. 
 
The first four attachments to this report are the cash flows for the three 
property reserves, along with a consolidated result for all the reserves, as 
adopted at that meeting. 
 
It has now been four months since those cash flows were adopted and with 
there being numerous projects funded from the reserves; it is timely to provide 
an update for each reserve. That update now follows. 
 
Community Infrastructure Reserve (attachment five as a comparison to 
attachment one) 
 
At the June 2013 Commercial Services Committee meeting the forecast 
closing balance for this reserve for 2012/13 was an overdraft of $1,651,100. 
The actual result for 30 June 2013 was a positive cash balance of $245,600. 
 
The major reasons for this variation, in comparing attachments one and five 
are: 
 

 Interest accrued on the reserve was $54,000 compared to the estimate of 
$20,000 – positive impact 
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 Net rental on 89 Tamar Street was $656,000 as compared to the estimate 
of $686,300 – negative impact 
 

 Section 94 contributions recouped was $631,300 as compared to the 
estimate of $450,000 – positive impact 
 

 Fawcett Park Café operated at a net loss of $33,000 which had to be 
funded from this reserve, as all income from the cafe is allocated to this 
reserve – negative impact. 
 

 Master Plan – Kingsford Smith Park – The $18,000 for this project was not 
expended and has been transferred to 2013/14 – timing difference – no 
net impact 
 

 Ballina Sports and Events Centre – Actual expenditure was $26,000 which 
means the balance of the $409,000 budget (i.e. $383,000) has been 
transferred to 2013/14 – timing difference - no net impact 
 

 Coastguard Tower – Actual expenditure was $21,000 with the balance of 
the $150,000 budget transferred to future years – timing difference – no 
net impact 
 

 Ballina Surf Club – Actual expenditure was $1,682,000 which meant that 
the balance of the $2.9m budget was transferred to 2013/14 – timing 
difference – no net impact. 

 
As per these comments the major reasons for the variation between the 
forecast and actual closing result for 2012/13 were the timing differences in 
expenditure on the Ballina Sports and Events Centre, Coastguard Tower and 
Ballina Surf Club.  
 
These three projects represent unexpended funds of approximately $1.7m 
which has been transferred from 2012/13 to 2013/14. 
 
Once the unexpended funds are transferred to 2013/14 the forecast closing 
balance for 2013/14, as per attachment five, is relatively similar to that 
forecast back in June 2013. 
 
This then leads us to the second part of the review of this reserve, being a 
status report on the major projects being funded from the reserve. 
 
Ballina Sports and Events Centre 
 
With $26,000 expended on this project in 2012/13 Council now has $383,000 
remaining out of the original budget, along with the $18,000 allocated to 
prepare a Master Plan for Kingsford Smith Reserve. Both the $383,000 and 
the $18,000 have been included as expenditure items for 2013/14 in the 
revised cash flow for the Community Infrastructure Reserve (i.e. attachment 
five). 
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Council has not yet been successful in obtaining any grant funding for this 
project and there still remains no identified funding source for construction. 
The funds still available should be adequate for Council to obtain planning 
consent for the project, once a determination is made as to where the facility 
is to be located and what will actually be included in the facility. 
 
Coastguard Tower 
 
The June 2013 cash flows included $150,000 in 2012/13 for planning 
approvals and $1.6m in 2013/14 for construction, with a grant of $800,000 to 
help fund the project. 
 
The designs and planning application for the project are still being prepared, 
which means that it is unlikely that we will obtain planning consent until the 
first quarter of 2014. 
 
If funding for the project is available, it will then take at least three months to 
conduct a tender for the construction of the building, which means that 
commencement of construction works will, at best, not occur until July 2014.  
 
Council has also not been able to confirm any grant funding for the project, 
albeit that the former Federal Labor Government promised Regional 
Development Australia funding of $750,000 if re-elected. This funding has not 
been confirmed by the new Federal Government. 
 
The member for Page, Mr Kevin Hogan, has verbally advised that funding for 
this project is one of his highest priorities for Ballina; therefore Council should 
continue to lobby both the State and Federal Governments for funding 
assistance. 
 
Based on this latest information the updated cash flow for the Community 
Infrastructure Reserve includes $100,000 in 2013/14 to allow the design and 
planning consents to be finalised.  
 
The balance of the previously allocated funding, being $1,629,000 has then 
been rolled over into 2014/15, as it is highly unlikely construction will 
commence during 2013/14. 
 
A $750,000 grant has also been included in 2014/15 the assumption being 
that Council should only commence this project once we obtain some form of 
matching funding. 
 
In respect to the total cost of this project the latest estimates from the quantity 
surveyor appointed by Geolink, being the firm that won the tender for design, 
is for an estimated building construction cost of approximately $1.4m.  
 
This excludes fit out costs, which should be funded by the Ballina Marine 
Rescue, as they have raised over $115,000 to date to help with this work. 
 
Council has also expressed an interest in tidying up the adjoining car park and 
an indicative cost for this work could be $200,000 to $300,000. This is not 
based on any detailed designs and is purely an indicative cost for budgeting 
purposes.  
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Based on these assumptions the total construction cost should be in the 
vicinity of $1.6m to $1.7m.  
 
The revised cash flow has an estimate of $1.629m in 2014/15 for construction, 
along with $100,000 in 2013/14 for the planning approvals, and at this stage 
the funding is considered adequate. 
 
Surf Club - Ballina 
 
The last update on this project was also reported to the June 2013 
Commercial Services Committee, where it was confirmed that Council has 
funding available of $6.295 million for the project.  
 
Since that meeting major variations to the cost of the project now include: 
 
1) Car Park – Original Estimate – 70 car spaces at $3,000 = $210,000 – The 

Civil Services Group advises that the actual cost of these works, with the 
detailed design now completed, will actually be $400,000 once additional 
pathways are included.  

 
The original estimate of $210,000 was provided by the quantity surveyors 
for the project. 
 
The revised estimate is based on the final detailed design which includes 
urban sensitive design features, lighting, landscaping, shared path works 
and appropriate utility infrastructure.  
 
In respect to the shared path works there is gap of 100 metres of shared 
path along Compton Drive once Compton Drive is realigned and the car 
park is completed, as the current access roads are closed from McKinnon 
to Cedar Streets and Cedar Street towards Lighthouse Parade, as part of 
this work.  
 
As this already is and will continue to be a high pedestrian and cycling 
area it is considered appropriate to provide a shared path in place of the 
current access roads. 

 
2) Building B – Original estimate - $290,000 – This estimate was also 

sourced from the quantity surveyors for the project and it could still be 
accurate, however Council has expressed an interest in relocating the gym 
from the upstairs floor of the main building and relocating it to Building B 
(being the storage shed).  

 
This has the potential to substantially increase the cost of Building B as it 
will now have to have adequate toilet facilities and associated 
infrastructure.  
 
As the design is still being finalised no accurate estimate is available, 
however for budgeting purposes it is reasonable to assume that the cost of 
this building could increase from $290,000 to $500,000.  
 
More accurate estimates for the revised design will be provided to Council 
once the designs are available, and that information can then be used to 
allow Council to make a formal decision as to whether it wishes to relocate 
the gym.  
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In the meantime, for current budgeting purposes, it is reasonable to 
assume a revised estimate of $500,000. 

 
Once both of these changes are incorporated into the project, along with other 
more minor variations both up and down, the total cost of the Surf Club is now 
estimated at $6.7 million. This is outlined in the following table. 
 
Description Expended to 

Date 
Remaining 

Expend 
Total  

Main Building    

Building Contract 3,534,500 3,000 3,537,500 

Sub Total 3,534,500 3,000 3,537,500 

       

Consultant’s Fees       

Acoustics – CRG 3,500 2,700 6,200 

Architect – Archimages 184,100 5,900 190,000 

Electrical / Mechanical Engineering – MDA 64,900 5,100 70,000 

Engineering and Project Mgmt – Ardill Payne 302,000 8,000 310,000 

Geotechnical – Shaw Urquhart 15,000 0 15,000 

Planning – Newton Denny Chapelle 29,400 5,600 35,000 

Quantity Surveyor – Turner Townsend 4,000 0 4,000 

Other Specialist Sub Consultants 26,100 0 26,100 

Sub Total 629,000 27,300 656,300 

       

Other Costs       

Council / DPI Fees  398,600 6,400 405,000 

Council Field Staff 34,800 5,200 40,000 

Credit on Council Section 94 Contributions 0 (124,000) (124,000) 

Crane Hire – Aboods and Universal  12,000 0 12,000 

Legal Fees – Allens 78,200 0 78,200 

Security, Elect Equip / Furn – CAV and Ors 42,900 21,100 64,000 

Signage – Armsign 12,500 0 12,500 

Other Miscellaneous Costs 102,900 7,100 110,000 

Sub Total 681,900 (84,200) 597,700 

       

Total – Main Building 4,845,400 (53,900) 4,791,500 

       

Other infrastructure works to be completed       

Boat Shed – Revised Estimate 0 500,000 500,000 

Car Park and Pathway – Revised Estimate 10,200 389,800 400,000 

Compton Drive  155,000 595,000 750,000 

Electrical - Temp Low Voltage Connection 0 11,500 11,500 

Electrical Substation  0 100,000 100,000 

Land Acquisition – 4,000 sq metres @ $10 0 40,000 40,000 

Stairs from Shared Pathway to front 0 50,000 50,000 

Contingency 0 57,000 57,000 

Sub Total 165,200 1,743,300 1,908,500 

       

Total Project 5,010,600 1,689,400 6,700,000 

 
The major contributors to this increase in cost are obviously the $210,000 for 
Building B and $190,000 for the car park / shared path.  
 
The credit on Council contributions of $124,000 represents a refund of the 
Section 94 and Section 64 contributions paid on the building following a 
reassessment of the actual use of the facility. This is an internal payment to 
Council with that refund yet to be processed. 
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With total funding allocated of $6.295 million, this leaves a budget shortfall of 
$405,000. As the Community Infrastructure Reserve is already estimated to 
be overdrawn it is recommended that this short fall in funding be sourced from 
the Commercial Opportunities Reserve and the Property Development 
Reserve. The impact of this transfer, from those two reserves, is outlined in 
further detail later in this report. 
 
Swimming Pools 
 
The adopted Council budget has $200,000 and $50,000 for the Ballina and 
Alstonville swimming pools respectively 
 
Council had expressed an interest in including this funding in the 2013/14 
budget to highlight the importance of these works, with the works not to 
proceed unless significant land sales were realised.  
 
With those sales appearing more and more unlikely the revised cash flow has 
the funds for the pool expenditure in 2014/15, as this is considered to be a 
more realistic timeframe. 
 
Other Changes to the Reserve Forecast 
 
In addition to these changes to the capital project other changes to the 
Community Infrastructure Reserve forecast, as per attachment five, include: 
 

 Insurance Claim – Lennox Head – This reimbursement is now estimated 
at $550,000 rather than $700,000. The claim continues to be in dispute 
with Council’s legal advisors continuing to negotiate with the insurance 
firm. A confidential report on this claim will be submitted to Council shortly 
to fully outline the status of the claim. 
 

 Sales – ARC Residual – Reduced from $625,000 to $262,500 – The 
original budget had total income of $1,255,000 from the sale of this portion 
of land, with $630,000 being allocated to the Community Infrastructure 
Reserve and $630,000 to the Property Development Reserve (i.e. 50/50 
split). Council has approved one sale to date and the revised figure of 
$262,500 represents 50% of that sale, with the balance of that sale again 
being allocated to the Property Development Reserve. As no other sales 
are imminent the remaining land sale income for this item has been 
transferred to 2014/15 to reflect a more conservative financial position. 

 
In summary, following all of these various adjustments, the Community 
Infrastructure Reserve remains overdrawn as at 30 June 2014, with the 
reserve not actually returning to a positive cash balance until 30 June 2016. 
 
Commercial Opportunities Reserve (attachments six and two) 
 
At the June 2013 Commercial Services Committee meeting the forecast 
closing balance for this reserve for 2012/13 was $2,475,300. The actual result 
for 30 June 2013 was very close to this, with a positive cash balance of 
$2,472,800. The variations mainly related to actual interest income and 
project expenditure being lower than expended, with these items effectively 
offsetting each other. 
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In respect to the forecast movements for 2013/14 the only income forecast is 
interest generated on the reserve during the year, along with an internal loan 
repayment.  
 
The forecast expenditure movements remain largely as predicted for the 
following projects: 
 

 Ballina Gallery – Refurbishment – This work is planned to start in the near 
future - $55,000 
 

 Fawcett Park Café – Refurbishment – Council has accepted a tender for 
this work and there has also been an insurance payment of $75,000 to 
help increase the budget. The existing budget of $81,300 has been 
increased by the insurance payment to provide a total budget of $156,300. 
The insurance monies are shown as a cash inflow. 

 

 River Street – Refurbishment – This work has been completed - $50,000 
 

 Shellys on the Beach – Land Purchase - This acquisition is progressing 
with the lessee still to formally sign off on the agreed acquisition area and 
the revised lease terms to finance the acquisition - $300,000 

 

 Tamar Street Refurbishment – Council has accepted a tender for this work 
with State Property still to confirm the lease adjustments to ensure the 
work is partially funded by future lease rental increases and an increase in 
the lease term - $180,000 
 

 Wollongbar Sports Fields – This is the current allocation for the project 
with additional funds still to be identified to allow the project to be 
completed in full - $1,684,000 
 

 Contingency – Ballina Surf Club – This residual figure of $271,000 is now 
recommended to be allocated to the Ballina Surf Club to help fund that 
project’s budget shortfall of $405,000, as outlined earlier in this report. 
Once these funds are allocated to the Surf Club this still leaves a shortfall 
for the Surf Club budget of $134,000 (i.e. $405,000 less $271,000 = 
$134,000). The $134,000 is recommended to be allocated from the 
Property Development Reserve, as outlined in the comments for that 
reserve, which follow. 

 
With the allocation of the $271,000 contingency monies to the Ballina Surf 
Club the Commercial Opportunities is then effectively closed as no funds are 
left in the reserve. 
 
Property Development Reserve (attachments seven and three) 
 
At the June 2013 Commercial Services Committee meeting the forecast 
closing balance for this reserve for 2012/13 was $4,389,500. The actual result 
for 30 June 2013 was a positive cash balance of $4,613,900.  
 
Cash inflows were largely as predicted with the improved result attributed to a 
lower than expected dividend being paid to the General Fund (budget 
$518,200 - actual $448,200), ARC selling costs not being incurred (budget 
$100,000 - actual nil) and development costs for the Russellton Industrial 
Estate not being expended (budget $65,000 - actual nil). 
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In respect to 2013/14 onwards updated assumptions are as follows: 
 
Cash Inflows 
 

 Rental and Interest Income – No change to existing forecasts 
 

 Sales – ARC Residual – Reduced from $625,000 to $262,500 – As per the 
comments provided for the Community Infrastructure Reserve. 

 

 Southern Cross – Reduced from $300,000 to nil for 2013/14 with $300,000 
reallocated from 2014/15 onwards. With no sales imminent, to be 
conservative, sales of one industrial lot per annum have been included for 
2014/15 onwards. 
 

All other income assumptions for 2014/15 remain largely as per the adopted 
long term financial plan; i.e. 
 

 Sale – Alstonville Tennis Courts - $2,000,000 – This represents the sale of 
the tennis court site in 2014/15. This sale is subject to the tennis courts 
being relocated to the Wollongbar Sports Fields site. 
 

 Sale – Balance Skennars Head Lot – Council has now resolved to sell the 
property with an estimate sale value included in 2014/15. Hopefully this 
property will actually sell during 2013/14, which will then allow the income 
to be brought forward. 

 

 Russellton (Major Sale) - $1,500,000 – Council is conducting extensive 
negotiations with interested parties in respect to the possible sale of a 
large tract of land at this Estate. A conservative estimate has been 
included for budgeting purposes in 2014/15.  

 

 Sales – Russellton - $200,000 per annum – This represents a 
conservative estimate for the sale of one industrial lot per annum from 
2014/15 onwards. 
 

 Sales – Southern Cross - $300,000 per annum – Similar to Russellton, this 
represents a conservative estimate for the sale of one industrial lot per 
annum, from 2014/15 onwards. 

 

 Sales – WUEA – It has been assumed that Council will have sixteen lots 
developed for sale in 2013/14 or early 2014/15, with the sale of that land 
then commencing in 2014/15.  

 
Cash Outflows 

 

 Operating Expenditure – These figures remain unchanged and reflect the 
various operating expenses incurred annually for Council’s land holdings. 
 

 Animal Shelter – Remains unchanged with work underway 
 

 Ballina Surf Club – The shortfall in the revised budget, being $134,000 is 
now funded from this reserve. 
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 Community Infrastructure Dividend – This line highlights the magnitude of 
funds that can be transferred to the Community Infrastructure Reserve as 
future land sales proceed. The transfers are a nominal amount. 

 

 ARC Residual – Represents costs incurred in subdividing and selling this 
land, with the budget increased to include funds unexpended in 2014/15. 

 

 Wigmore Arcade – Represents the approved funding for on-going works 
along with a revised allowance of $1.35m for 2014/15, providing a total 
budget of $1.5m for 2013/14 and 2014/15. This expenditure is subject to 
further reports to Council. 

 

 Russellton – Development – A total of $1.8m of the existing budget of 
$1.9m has been deferred to 2014/15. The figure of $1.9m represents the 
likely cost of developing stages one and two of the estate, with this figure 
including a significant one-off cost for a sewer pump station and storm 
water retention basin. These two items will service the entire next stage of 
this development (i.e. now 28 lots) however less than 28 lots will initially 
be developed for sale. 

 
The current status for this project is that a consultant is still to be 
appointed to prepare the documentation to allow the construction 
certificate to be finalised, which in turn will then allow Council to call 
tenders for construction works. 
 
The likely timeframe is that the construction certificate matters will be 
finalised by the end of 2013 or early 2014, with tenders to then be called 
and assessed.  
 
As the normal tender process from start to finish is approximately three 
months it is likely that any construction will commence, at the earliest in 
July 2014. 

 

 WUEA Development – The existing budget of $1.8 million has been split 
between 2013/14 and 2014/15 with other development costs pushed out 
one year. Similar to the Russellton Estate, with the planning consent for 
this project to be issued shortly, it will then be a matter of three to six 
months to allow all the detailed documentation to be prepared along with 
the tender assessment.  
 
At best this means we will be in a position to start constructing lots in 
March 2014, with a nine month construction period envisaged.  

 

 Dividend – General Fund – Council’s property operations continue to 
provide an annual dividend to Council’s recurrent operations and this 
figure represents that dividend. Staff would like to see this dividend 
eliminated over time as it is not best financial management practice to 
have funding for recurrent expenditure rely on property income streams, 
as property income can vary from year to year.  

 
Council is already taking a dividend from this reserve through the afore 
mentioned Community Infrastructure Dividend and we need to ensure that 
we do not drain the property reserves as this will impact on our ability to 
undertake future projects, both from a property development and 
community infrastructure perspective. 
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Total Property Reserves (attachments eight and four) 
 
The final attachment to this report is the consolidated movements for all three 
reserves. What this summary highlights is the large amount of activity, both 
from an income and expenditure perspective that originates from Council’s 
property reserves.  
 
This consolidated summary also helps to show what the total consolidated 
closing balance is each year. It is essential that the consolidated balance 
remain positive to provide funding for future projects. 
 

Legal / Resource / Financial Implications 

This entire report is focused on the financial movements within Council’s 
property reserves. 
 

Consultation 

There has been significant consultation with the various Council staff involved 
in projects identified in this report.  
 

Options 

The primary purpose of this report is to inform Council of the latest cash flow 
movements anticipated for Council’s property reserves. The report also 
recommends the allocation of additional funding for the Ballina Surf Club. 
 
It was hoped that this report would also address the current shortfall in funding 
for the Wollongbar sports fields, along with providing an update on the Ballina 
Heights Drive project. These are the other two major community infrastructure 
projects currently underway. 
 
It is highly likely that Ballina Heights Drive will come in under budget and with 
part of this project being funded from a Division of Local Government Local 
Infrastructure Renewal Scheme (LIRS) low interest loan, there may be 
opportunities to juggle the existing finances to fund a part of the Wollongbar 
Project.  
 
An update on those two projects will be presented in the near future to a 
Facilities Committee meeting. 
 
In respect to options for this report, the options available are to support or 
amend the revised cash flows.  
 
The cash flows also provide a good opportunity for Council to discuss the 
various projects under consideration and Councillors may wish to seek further 
information on projects listed, the timing of those projects or to consider other 
works.  
 
There is also an opportunity to review the cost of projects. For example 
Council may well wish to remove certain items from the Surf Club budget to 
reduce the overall expenditure.  
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In conclusion the recommendation is for Council to include the updated cash 
flows in the long term financial plan, as the attachments represent the most up 
to date forecasts, at this point in time, for the reserves. 
 

 

RECOMMENDATIONS 

1. That Council approves the updated cash flows for the Council property 
reserves, as per attachments five to eight for inclusion in Council’s long 
term financial plan.  
 

2. That Council confirms that this includes an updated budget and funding 
source for the Ballina Surf Club. 

 
 

Attachment(s) 

1. Community Infrastructure Reserve - 10 Year Financial Plan - June 2013 
2. Commercial Opportunities Reserve - 10 Year Financial Plan - June 2013 
3. Property Development Reserve - 10 Year Financial Plan - June 2013 
4. Cash Flow - Total Property Reserves - 10 Year Financial Plan - June 

2013 
5. Community Infrastructure Reserve - 10 Year Financial Plan - October 

2013 
6. Commerical Opportunities Reserve - 10 Year Financial Plan - October 

2013 
7. Property Development Reserve - 10 Year Financial Plan - October 2013 
8. Cash Flow - Total Property Reserves - 10 Year Financial Plan - October 

2013  
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