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4. Committee Reports 

4.1 Lake Ainsworth - South Eastern Precinct - Options 

 
Delivery Program Asset Management 

Objective To consider the options report for the Lake Ainsworth 
South Eastern Precinct 

      
 

Background 

Council has established a project to examine options to renew or upgrade the 
Lennox Surf Club and the south eastern precinct of Lake Ainsworth.  An 
important objective of the project is to assess the preferred ways to integrate 
the building options into the Lake Ainsworth Precinct and to consider 
management and amenity improvements for this area generally.   
 
This review is intended to advance the concepts established in the Lake 
Ainsworth Crown Reserve Masterplan (hereafter the masterplan). This 
masterplan was adopted by Council in 2005, albeit that it was not adopted by 
the State Government, primarily as they did not support the preferred road 
layout options identified in the plan. 
 
In 2013 Council awarded a contract to prepare the options report for this 
project to consultancy group, Complete Urban. At a workshop held 24 March 
2014, Complete Urban presented to Councillors their initial report. 
 
The masterplan proposes the closure of the road on the Eastern side of Lake 
Ainsworth. This road is the main access to the NSW Lake Ainsworth Sport 
and Recreation Facility.  Complete Urban reported that the management of 
the facility had communicated their concerns in relation to this proposal. 
 
In response to this, Complete Urban were requested by Council to review road 
options that could provide reasonable access to the facility and respond to the 
issues associated with the current road, which led to the decision in the 
masterplan to close the road.  
 
The purpose of this report is to formally present the Complete Urban report to 
Council, including the further work on the eastern road options. 
 

Key Issues 

• Development of a plan for the precinct and the club facility that supports 
the needs of the community and the environment 

• Consistency with Lake Ainsworth Crown Reserve Masterplan 
• Estimated cost of works and funding 
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Information 

Precinct Plan 
 
A copy of the Complete Urban report is attached (Attachment A).  In brief, the 
key elements of the report are summarised as follows. 
 
• Car parking – layout options for formalised car parking are provided. 

These options relocate the parking adjacent to the eastern road to other 
areas in the precinct, to mitigate impacts on the lake environment. The 
capacity of the carparking within these options has been assessed as 
equivalent to the existing capacity.   

 
• Improved Road Configuration – The proposed amendments to the road 

arrangements support the provision of drainage swales for stormwater 
quality management.  The proposal for the roads also allows for 
improvements to the amount of open space available to the public.  

 
• Surf Club – The demolition of the existing surfclub and the construction of 

a replacement facility located to the south is recommended. The report 
sets out the cost estimate for this option and details of the floor space and 
integration of the club with the road, car parks, open space, toilet facilities 
and beach access.  

 

• Lake Access – The report recommends formalising access points to the 
lake and this is to be supported by the provision of appropriate 
infrastructure. The purpose of this recommendation is to limit the access 
points to reduce the environmental impacts to the lake. 

 
Eastern Road Options 
 
Complete Urban has reviewed the possible options for maintaining the 
eastern road access to the Sport and Recreation facility. By removing the 
parking opportunities currently provided by the eastern road, it is intended for 
the proposed road to be for the sole purpose of providing access to the 
facility. The attached information (Attachment B) shows several options for an 
access road that could be designed for this purpose. 
 
The options generally include a geometry that relocates the road infrastructure 
to the east, addresses drainage issues, and reduces the width to four metres 
(with some designated passing areas).  All of the options presented in the 
attachment are able to meet the objectives of maintaining a reasonable level 
of access to the facility and provide significant improvements to the 
environmental management of the area. 
 
The management of the Sport and Recreation Centre has expressed their 
concern in regard to the intention in the masterplan to close the eastern road.  
The feedback to staff from the facility management representatives is 
summarised below.  
 
• The Department of Sport and Recreation receive approximately 60,000 

visitations per annum. These visitations are made up of both locals using 
the various facilities at the centre and other visitors. 

• Vehicle numbers vary, however indicative numbers show between 40-60 
vehicles access the site daily via the eastern road. 
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• All of their major infrastructure is located at the southern end of the 
complex, including carparking and receiving areas for deliveries and other 
service vehicles. 

• There are no sealed roads from the northern access point to the centre. 
• Maintaining two access points to the centre is preferred to support safety 

objectives in the case of fire or other natural disasters.  
 
The management is very supportive of the concept of general improvements 
to the management and amenity of Lake Ainsworth, including the option to 
reduce the eastern road to an access corridor only. 
 
A key point to note is the proposals contained in the Complete Urban report 
for the general precinct can be applied whether the eastern road is fully closed 
or retained as an access road.  
 
The masterplan, including the decision to close the eastern road, is the 
adopted position of Council and was made at the conclusion of a complete 
and consultative assessment process.  While this process is acknowledged, 
the recommendation to this report supports the proposal to convert the 
eastern road to an access road.  The reason for this recommendation is it 
appears to be the option that best meets the preferred environmental 
outcomes for the lake as well as acknowledging the needs of the Sport and 
Recreation Centre.  
 
Priority Program for the Works 
 
Council has funding of $1.35 million available for this project.  Therefore it is 
necessary for Council to determine which works are preferred for inclusion 
into this first stage. 
 
In respect of the surf club, the funds required to prepare planning approval 
documentation is expected to be $92,000 and the detail design and tender 
specifications are estimated to be a further $88,000. The current estimate for 
the construction of the building is $3.8m.  
 
The Council’s current long term financial plan does not include any further 
allocation of funds for this project beyond the $1.35 million currently available. 
Therefore the construction of the surf club project is dependent on either the 
receipt of external funding or adjusting the Council’s capital works program or 
Council having increased land sales than currently forecast.   
 
The Council could advance the project by proceeding with the preconstruction 
activities required for planning approval only (i.e. allow $100,000) on the 
understanding that applications for grant assistance are more likely to be 
successful for projects where planning permission is already in place.   
 
However the Council should also be mindful there are risks associated with 
this approach if there is a significant time gap between planning approval and 
when the capital funds are provided for the project. These risks can include 
costs to amend the design and planning approval to ensure the proposal 
remains contemporary.   
 
Furthermore, maintenance and other works have recently been implemented 
in the existing building and some members of the surf club have expressed 
concerns about demolishing the building too soon after this investment. 
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Based on Council’s experiences with the Ballina Lighthouse and Lismore Surf 
Life Saving Club there will no doubt be disagreement with Council in respect 
to the management of the future facility, particularly when Council places a 
priority on revenues generated from the building firstly going back into the 
building. 
 
It is highly likely that any process to obtain planning approval will take at least 
12 months with significant consultation needed with the Lennox Head Surf 
Club. This timeframe will bring the project closer to State and Federal 
elections when there may be opportunities to obtain grant funding. 
 
The other alternative to this is that priority can be given entirely to works within 
the precinct.  The benefit of this option is that it enables funds to be used 
immediately to benefit the lake environment.   
 
The following table provides information in relation to the preliminary cost 
estimates for the different elements of the precinct plan proposal.  
 
The total cost for the work (if the eastern road improvements are included) is 
approximately $200,000 above the available funds. 
 

Table One - Southern Foreshore Community Park Precinct 
 

Item $ 
Design Development/Planning Approvals/ Detailed Design 
& Tender Documentation  40,000 

Demolition Works Road   40,000 

New Paths   222,000 

Structures Over Water   290,000 

Road Works/Cul-de-sac   240,000 

Landscaping   74,000 

Street Furniture and Amenities   264,000 

Eastern Road  300,000 

Car parking  61,000 

Total  1,531,000 

 
To meet the current funding available Council could reduce the allocations for 
structures over water and street furniture.  These items will be the subject of 
further review and cost estimating during detail design anyway.  
 
However, if it is the case that the above funds are still required, then these 
elements are the ones that are more easily staged.  By delivering the core 
infrastructure of roads, drainage, paths and landscaping first, Council will have 
achieved establishing the base to which further amenity type improvements 
can follow.   
 
Community Feedback 
 
The last meeting of the B Ward Committee requested further consultation with 
the community associations interested in this project to be undertaken by 
Complete Urban.  In response to this request a meeting was held 3 June 
2014.  
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From the staff observations of the discussion, the majority support appeared 
to lie with the precinct plan option marked as Attachment C to this report.  
 
Further feedback is expected, however it was also observed that the initial 
response of the majority at the meeting was that the concept of the access 
road had merit, subject to the design confirming that it could provide the 
required environmental mitigation measures. 
 
The meeting also discussed the car parking associated with the path on the 
southern end of the lake.  The Complete Urban design shows the parking on 
the southern side of the road. This side was selected to maximise the distance 
from the lake to the hard surface, however it is also acknowledged that this 
increases the number of pedestrians crossing the road and the cars are 
parked immediately adjacent to the caravan park. 
 
It is possible to move some, or all, of these car parks to the northern side of 
the road.  Another option is to reduce the number of car parks provided.  
 
The meeting supported the proposal to consolidate the number of access 
points to the lake, however concerns were expressed that the board walk 
proposal may be too restrictive meaning the volume of people using the 
access points may result in unacceptable outcomes.  The detail design phase 
could address this by either designing the board walk to allow access to the 
lake or simply reducing the scale of the board walk. 
 

Legal / Resource / Financial Implications 

In respect to the funding for this project it is important to acknowledge that the 
funds have been sourced from the sale of operational land at Ross Street, 
Lennox Head. 
 
Also, the current Council, as one of its first actions at the 28 September 2012 
Ordinary meeting, resolved as follows in respect to the allocation of these 
funds: 
 
Resolution 270912/5 - That Council authorises the allocation of $400,000 from 
the proceeds of the Ross Street land sale to engage a suitably qualified firm to 
prepare the detailed designs and associated plans for the redevelopment of 
the Lennox Head Surf Club, including improved drainage and parking 
outcomes, along with the possible closure of the eastern road access, as per 
the Lake Ainsworth Master Plan. The remaining Ross Street land sale 
proceeds are to be retained for the balance of the works required for this 
project. 
 
This resolution has meant that there is a presumption that some of the land 
sale proceeds will be allocated to obtaining approvals for the redevelopment 
of the Lennox Head surf club. Council needs to be mindful of this resolution 
when considering its preferred allocation of the monies available. 
 
The Complete Urban report provides information in respect of the cost of the 
different options. For the surf club, demolition and replacement is reported as 
the most cost effective option.   
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For the precinct plan, it is expected that the conversion of the eastern road to 
an access road is less expensive than the alternative option to close and 
rehabilitate the eastern road and upgrade the western road.  
 
In respect to the monies available to be allocated, the funds held in reserve 
from the land sale at the start of this financial year was $1,350,000. 
Expenditure to date for this financial year is $17,055. 
 
The tender Council accepted with Complete Urban was based on a number of 
stages, with the contract able to be terminated after planning approvals are 
obtained, assuming Council then determines not to proceed with the next 
stage of the project based on adequate funding not being available.  
 
An extract from the 22 August 2013 Ordinary meeting report on the tender for 
this project, explaining the contract, is as follows: 
 
Stage 1 of the contract will require Complete Urban Pty Ltd to undertake a 
review of the existing structure and report back to Council with options to 
either refurbish the existing building or to replace the entire building. Based on 
the options report, Council will then determine the scope of works for Stages 2 
– 5. 
 
A summary of the proposed stages, along with the tender figure for both 
options, is as follows (all figures ex GST): 
 
Stage 1 – Review and Consultation - $13,530 
Stage 2 – Concept Designs - $26,690 or $40,255 
Stage 3 – Design Development and Planning Approvals - $35,300 or $56,350 
Stage 4 – Detailed Design and Documentation - $50,185 or $103,335 
Stage 5 - Contract Administration and Site Supervision - $40,375 or $65,300 
 
The contract states that stages four and five will be implemented subject to 
Council sourcing funding to allow the works to proceed. If no funding is 
allocated by Council then these stages will not be implemented. 
 
The recommendation to this report is to accept the tender for the maximum 
amount of $278,770 which is the tendered sum for the option to replace the 
building.  This amount is the maximum to be paid under the tender, subject to 
approved variations, with the actual sum paid being dependent on the 
outcome of the two main options. 
 

Consultation 

Complete Urban has undertaken consultation with key stakeholders interested 
in this project.   
 
This report briefly describes the feedback noted at a recent meeting with 
community representatives. Also, staff have communicated with the 
management of the Sport and Recreation Centre. The Council will also need 
to consult with Crown Lands Department in respect of this proposal. 
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Options 

A. Precinct Plan Options 
 
The options for Council in respect of the precinct plan are: 
 
1. Endorse the concepts in the Complete Urban report. 

 
2. Amend part of the proposed concepts. 

 
3. Reject the concepts. 
 
If the Council is supportive of option one, there are several road layouts 
provided in the report.  Of these option four (Attachment C) is recommended 
as it reduces the amount of hard surface and moves more of the infrastructure 
to the south, away from the lake. 
 
For this option, the next phase to further develop the design will provide 
opportunities to review the issues identified in the earlier information regarding 
the initial community feedback for the proposal.   
 
By providing in principle support to the concepts Council is confirming that its 
preferred direction is the balance in the report between open space amenity, 
environmental protection, surf club integration, car parking capacity and traffic 
management.  
 
Option two is relevant if the Council prefers a different balance between these 
elements. For example, the report has been prepared on the basis of an 
objective to provide the same number of car parks as the current 
arrangements.   
 
Alternatively, if the Council was prepared to accept an increased use of the 
street system (and the increased distance from these parks to the area), then 
more open space can be created for recreational and environmental purposes.  
Other aspects of the plan can be amended also if that is the direction of 
Council. 
 
Overall, it is considered that the report provides an appropriate balance 
between the factors to be considered at this location.  Therefore option one is 
recommended and this will enable the design to progress to the next phase. 
 
B. Eastern Road Options 

 
The options in respect of the eastern road are: 
 
1. Maintain the adopted masterplan direction to close the eastern road  
2. Provide an access road to the Sport and Recreation Facility.  
 
For the reasons discussed in the report, option two is recommended as it is 
considered to provide the best balance between all the competing interests in 
this location. Significant environmental benefits can be obtained by reducing 
the road to a local access road and direct access is still available to the Sport 
and Recreation Centre. 
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It is acknowledged that this is inconsistent with Council’s adopted position in 
respect to the Lake Ainsworth Masterplan and Council is well within its rights 
to retain its position to close the eastern road.  
 
Importantly, the options for the eastern road can be determined independently 
of the options for the precinct plan. This means if Council wishes to retain its 
long adopted position of closing the eastern road, the precinct plan can still 
continue to be implemented, as per the Complete Urban report. 
 
C. Allocation of Monies 
 
The next item needing clarification is the allocation of the available monies.  
 
The two options are: 
 
1. Allocate all available funds to undertake works to implement the precinct 

plan as per table one of this report, subject to the funding limitations 
available (i.e. the table one schedule of works is higher than the available 
funding). 
 

2. Allocate $100,000 to obtain planning approval for the new surf club, with 
the balance of the available funds allocated to undertaking the works in 
table one, subject to the funding limitations available. These funds would 
be deducted from the structures over water and street furniture and 
amenities allocations. 

 
As Council has previously passed a resolution to allocate monies to the surf 
club approval process option two is included as the preferred 
recommendation.  
 
If Council did not support this option the amount of $100,000 would be 
allocated back to structures over water and street furniture and amenities. 
 
D. Precinct Plan Community Consultation Options 
 
The final matter requiring direction from Council is the next steps in the 
community consultation process. The following options are available. 
 
1. Conduct a public exhibition of the Complete Urban report (without 

indicating a preferred direction from Council for some or all of the elements 
of the report). 

2. Conduct a public exhibition of the Complete Urban report with Council’s 
preferred direction included. 

3. Advance to the next phase of the project and consult with key stakeholders 
regarding detail design issues. 

 
Option three is considered a valid option on the basis that Council has 
consulted with key stakeholders to date and further consultation will be 
undertaken as the project develops, especially through the planning process. 
 
The advantage of this option is the project is not delayed for approximately 
three months by an exhibition and reporting period. 
 
The disadvantage of this option is the wider community has not yet been 
consulted and the key stakeholder groups have only recently been made aware of 
the recommendations from Complete Urban. 
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While further consultation will be a part of the next phase, options one and two 
provide the opportunity for the Council to receive feedback on the report, 
specifically in regards to the key decisions such as the retention or demolition of 
the surf club and the issue of the eastern road.   
 
As these are important decisions to guide the direction of the project, public 
exhibition is recommended.   
 
Furthermore, a public exhibition including Council’s current preference is typically 
more valuable to residents interested in a matter and this in turn assists Council to 
understand the community response to a proposal.  
 
For this reason, option two is recommended.    
 
The recommendations that follow are listed separately to allow Council to 
determine which way it wishes to proceed in respect to the entire project.  

 

RECOMMENDATIONS 

A. Precinct Plan Options 
1. That Council endorses as its preferred option, the recommendation in the 

attached report from Complete Urban (Attachment A) that the strategic 
direction for the renewal and upgrade of the Lennox Head Surf Club be the 
demolition of the current facility and construction of a new facility on the site 
immediately to the south of the current facility. 

2. That Council endorses as its preferred option that the further design for the 
Lake Ainsworth area is to be based on Attachment C to this report. 
 

B. Eastern Road Options 
3. That Council endorses that its preferred option for the redesign of the Eastern 

Road, is as an access only road, as per the drawing Option 2 in Attachment B 
to this report. 

 
C. Allocation of Available Monies 
4. That Council confirms its preferred allocation of the currently available 

monies is as follows, subject to further detailed design and assessment:  
 

Southern Foreshore Community Park Precinct $ 
Design Development/Planning Approvals/ Detailed 
Design & Tender Documentation  40,000 

Demolition Works Road   40,000 

New Paths   222,000 

Structures Over Water / Street Furniture / Amenities   253,000 

Road Works/Cul-de-sac   240,000 

Landscaping   74,000 

Eastern Road  300,000 

Car parking  61,000 

Total  1,230,000 
 

Lennox Head Surf Club $ 

Design Development and Planning Approvals  100,000 
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D. Precinct Plan Community Consultation Options 
5. That Council authorises for public exhibition the attached report from 

Complete Urban, along with Council’s preferred approaches as per points 
one to four, with a further report to be presented to Council assessing the 
response to the exhibition. 

 
 

Attachment(s) 

1. Attachment A - Lake Ainsworth Lennox Head Surf Club Stage 1 Report 
(Under separate cover) 

2. Attachment B - Lake Ainsworth Eastern road options combined Fig 2 
3. Attachment C - Lake Ainsworth Option 4 Consolidated Concept Plan  
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Attachment B 
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    Attachment B 
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     Attachment B 
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    Attachment C 
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4.2 Wollongbar Sports Fields - Project Update 

 
Delivery Program Open Spaces and Reserves 

Objective To review the project budget based on the latest 
available information. 

      
 

Background 

At the Facilities Committee meeting held 19 November 2013, Council resolved 
to confirm the budget for the Wollongbar Sports Fields project at $7,153,106. 
This budget was derived following a workshop to review the costs for the 
various components of the project and to then determine the agreed level of 
works.  At that time, the cost of works expenditure already undertaken, or 
committed to be undertaken, was $2,119,924. Following this decision in 
November 2013, architectural services were engaged to undertake the design 
of the buildings for this project. This report discusses the implications to the 
budget arising from this more detailed design process. 
 

Key Issues 

• Project budget 
 

Information 

The architect and staff have met with representatives of both the rugby and 
tennis clubs on several occasions to assess the functional needs for the 
proposed facilities. 
 
For the rugby area, the design has identified benefits in constructing separate 
buildings, one for the rugby clubhouse and one for the public facilities and 
change rooms. Design drawings for the proposed arrangements are provided 
in Attachment One. In the design the buildings are integrated, however the 
physical separation assists with future management and current funding 
issues.  
 
The Council’s intent for the Tennis Club has been to provide a “like for like” 
replacement of the existing facilities at Alstonville. The club has been 
consulted during the design phase and a design drawing is provided as 
Attachment Two. 
 
The adopted budget for all these buildings is currently $650,000 with 
$300,000 allocated to the tennis clubhouse and the balance of $350,000 
being for the rugby amenities building (with the club to then fund the 
clubhouse). Both designs (excluding the rugby clubhouse) have been costed 
by a quantity surveyor (QS). 
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The QS report for the tennis clubhouse has a preliminary estimate of 
$372,049 (ex GST), $72,000 over the current budget. One option is to stage 
the provision of the storage shed and hit up wall that are included. These 
elements are provided at the existing facility and are estimated to cost 
$72,000.  
 
The preliminary design provided for metal cladding on the walls of the building 
however the tennis club has requested a brick construction for ease of 
maintenance and longevity of the building. This change to the proposed 
building materials increases the building cost by $11,000.  
 
Council’s architect prefers the design of the metal cladding for design 
appearance and he does not consider the maintenance of this material to be 
an issue compared to the brick option.  The Council may wish to provide 
further direction in respect of this issue.  
 
The QS report for the rugby amenities building has a preliminary estimate of 
$499,483 (ex GST), $150,000 over the budget. A response to these budget 
issues is discussed in the options section of this report.  Also a section 96 
application to amend certain consent conditions was lodged with Council on 
17 April 2014. Following the determination of this application, Council’s 
consultant will advance the detailed design drawings for the sporting fields 
and associated infrastructure with the aim to call tenders for the construction 
works by August 2014, with construction expected to commence in late 2014.   
 

Legal / Resource / Financial Implications 

The adopted budget for this project is as per table one. 
 

Table One – Budget ($’000) (November 2013)  

 
Description Budget 
Part A: Roadworks and Associated Works 1,203 
Part B: Stormwater Drainage and Associated Works 400 
Part C: Sewerage Reticulation 75 
Part D: Water Reticulation 72 
Part E: Miscellaneous:  
Rugby Amenities Buildings 350 
Architectural Design and Documentation  45 
Approval Fees for Clubhouses 8 
Tennis Clubhouse 300 
Tennis Courts 360 
Final Grade and Trim Sports Surfaces 21 
Cultivate Subgrade with Gypsum for Ground Cover 107 
Oz Tuff  Turf to Rugby Oval  59 
AC Netball Courts  100 
Grass Netball Courts 20 
Power supply to site 300 
Pit and Pipe Infrastructure  105 
Ancillary Cabling 90 
Site Main Switchboard and Formed Pit Underneath 70 
Precinct Switchboards 60 
Rate Two Lighting Ramses Street 80 
Internal Street Lighting Category P3 for Ramses Street 55 
Lighting to Car Park – Sealed Spaces 55 
Tennis lighting – Poles and Luminaires 130 
Rugby lighting – Poles and Luminaires - one field 90 
Netball lighting – Poles and Luminaires - two courts 50 
Chain Wire Fence, Bollards, Gates, Council Fees  72 
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Description Budget 
Sub Total – Parts A to E 4,277 
Additional PC Items 99 
Contingency (15%) 657 
Add Expenditure Incurred or Committed as at June 2013 2,120 
Total Estimated Expenditure 7,153 

 
Attachment Three to this report provides the more detailed budget for this 
project as reported to the November 2013 meeting.  
 
As per that attachment Council reviewed all the various works that could be 
included in the project and identified works as essential, desirable, items to be 
amended through a section 96 and extras.  
 
The attachment lists the works in the various columns with the Total Funded 
column being the items that were ultimately included in the works program.  
 
The information outlined earlier in table one provides a summary of the works 
included. 
 
Table two, as follows, then details how Council is funding these works. 
 

Table Two – Summary of Funding Sources by Financial Year 

 
Description 2012/13 2013/14 2014/15 Totals 
BBRC Grant 1,758,000 2,738,000 0 4,496,000 
Interest Accrued on Grant 0 141,000 0 141,000 
Commercial Opps Reserve 0 1,684,000 0 1,684,000 
Sports Fields Capital Budget 0 0 148,000 148,000 
Ballina Heights Loan Reserve 0 284,000 0 284,000 
Property Development Reserve 0 400,000 0 400,000 
Total 1,758,000 5,247,000 148,000 7,153,000 

 
All of these funds are available, with the 2014/15 Sports Fields Capital budget 
available from 1 July 2014. 
 
In respect to actual expenditure to date that information is summarised in table 
three. 
 

Table Three – Expenditure to Date 

 
Description 2012/13 2013/14 Total 
Advertising 5,193 0 5,193 
Dominic Finlay Jones – Architect 0 25,250 25,250 
Geotechnical 17,040 0 17,040 
Council Fees 1,231 3,849 5,079 
Council Staff 6,557 8,090 14,647 
Council Plant 0 6,690 6,690 
Cardno Design Contract 43,305 46,577 89,882 
Legals for BBRC 17,094 687 17,781 
Newton Denny Chapelle – Planning 76,170 5,900 82,070 
Peachey Earthmoving 1,531,197 69,682 1,600,879 
Project Management - Zerk 57,016 48,168 105,184 
Valuations for BBRC 2,000 2,250 4,250 
Other 1,538 9,395 10,932 
Total 1,758,341 226,537 1,984,878 
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This total expenditure figure of $1,984,878 is actually less than the expended 
and committed figure in table one as table three represents actual expenditure 
incurred. Committed expenditures that have not yet been incurred include the  
Cardno contract for  the design of the fields, along with items such as project 
management. 
 
In respect to the BBRC legal and valuation costs these expenses are no 
longer being charged to this budget and a fee is also now being charged to 
grant applicants to minimise the cost to Council. 

Consultation 

Both the rugby and tennis clubs have been consulted and have provided input 
to the designs. 

Options 

The current budget includes an amount of $656,502 for contingencies as per 
table one. In total the latest cost estimates for the buildings indicate a budget 
shortfall of $222,000 ($72,000 plus $150,000). From a risk management 
perspective it is preferred for the contingency sum to be maintained at the 
above amount, at this early stage of the project.   
 
However, the cost estimates for the civil works will be further reviewed once 
detail design is completed and should Council proceed to tender, market 
pricing information will then be available.  
 
Typically it is reasonable to reduce the budget amount for contingency once 
further market and design information is available to eliminate or transfer 
some of the project management risks.  An appropriate contingency sum is 
required to ensure the Council is in a position to respond to latent conditions, 
required changes of scope, design issues and reasonable contract variations. 
 
Therefore the options for Council are: 
 
1. Revise the total budget by an increase of $222,000 
2. Review the budget following the detail design and tender evaluation 

phases of the project, and in the interim reduce the contingency budget.   
 
The disadvantage of option one is that it would divert funds from other projects 
or delay this project until sufficient funds are available.  This is not preferred 
until it is determined that such action is essential.  
 
Selecting option two now does not preclude revising the budget later, if 
necessary, prior to awarding a tender.  The tender assessment process can 
be used to change the scope of works and reduce the pricing. On this basis 
option two is recommended, however it is important Council note the risks 
associated with reducing the contingency sum at this point in time. 
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RECOMMENDATIONS 

1. That Council approves an increase of $222,000 to the budget line items 
for clubhouse and amenities buildings within the Wollongbar Sports Fields 
project budget, with the source of these funds to be a corresponding 
reduction in the contingency allocation.  

 
2. That Council notes the need to reassess the contingency budget during 

the next phases of the management of this project. 
 

Attachment(s) 

1. Attachment 1 - Wollongbar Sports Field - Rugby Clubhouse + Amenites 
Amended 

2. Attachment 2 - Wollongbar Sporting Fields - Tennis Clubhouse 
Amended 

3. Attachment 3 - Budget Summary as presented to Council during July to 
December 2013  
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Attachment 1 
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Attachment 1 
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Attachment 1 
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Attachment 2 
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Attachment 2 
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Attachment 3 
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Attachment 3 
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4.3 Community Services - Infrastructure Options 

 
Delivery Program Community Facilities and Services 

Objective To further consider a proposal to modify the usage of 
the Ballina Visitor Information Centre and the Kentwell 
Community Centre. 

      
 

Background 

On 29 March 2014 the Council adopted a recommendation from its Finance 
Committee, which met on 18 March.  That recommendation authorised the 
General Manager to commit resources to investigate a concept of transferring 
the function of Council’s visitor services to the Kentwell Community Centre, 
and the existing Ballina Visitor Information Centre on River Street being 
adapted for use as a community meeting space. 
 
The following report provides an update concerning further staff discussions 
that have been held in relation to this proposal.  It is fair to say that the 
additional discussion has been prompted by more recent organisational 
budgetary considerations. 
 

Key Issues 

• Optimising service delivery 
• Promotion of operational efficiencies 
 

Information 

There has now been a number of factors that have contributed to a “rethink” of 
the staff recommendations that were made to the Council’s Finance 
Committee on 18 March. 
 
Firstly, it should be said that staff believe a transfer of visitor functions to the 
Kentwell Community Centre remains a viable and practical option.  It is 
considered to have locational advantages over the existing River Street site 
and would be beneficial in terms of addressing limited staffing options which 
currently exist in relation to servicing the meeting spaces within the Kentwell 
Community Centre. 
 
It is also the case that the meeting spaces that are presently available for 
casual hire within the Kentwell Community Centre have been essentially ‘at 
capacity’ for the last few years and are inadequate to cater for ongoing 
demand.  Replacing and increasing the availability of community meeting 
space by adapting the existing Visitor Information Centre for that purpose 
remains an option worth considering in the future. 
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Clearly, the scope of work required to convert both buildings for the alternative 
uses would be a considerable cost.  In light of the relatively “tight” Council 
capital and operating budgets, staff have been reluctant to engage 
architectural services at this time.  Apart from potential costs associated with 
the conversions, the extra factors that have now come into play in staff 
discussions are as follows: 
 
Alternative or additional venue for visitor services  
 
There are two matters for consideration here.  Firstly, the Council has 
expressed an interest in providing visitor services within the Lennox Head 
Cultural and Community Centre.  This is yet to be actioned but is supported.  
The extent to which additional resources may be required, or whether existing 
community facilities or customer service staff can be trained to meet 
accreditation requirements, is under consideration. 
 
The extent to which the administration and foyer areas within the Lennox 
Head Cultural and Community Centre will need to be modified for the 
additional service also needs to be assessed. However, initial investigations 
show that, at a minimum, the addition of a customer service desk is likely. 
 
The second matter that is relevant in these considerations is the recent 
announcement by the State Government concerning planning for a new 
highway service centre on the western side of the Pacific Highway/Teven 
Road interchange in West Ballina.  Roads and Maritime Services have 
recently called for expressions of interest (Eol) by parties to operate this 
proposed centre.  The Eol provides that provision is to be made within the new 
development for visitor services. It would be expected that the selected 
operator of the new centre will contact Council in due course (assuming the 
relevant approvals are obtained and the centre is constructed) to ascertain 
how it wishes to provide a level of visitor services.  Council’s deliberations in 
relation to that option may have consequences for service delivery elsewhere 
in the shire. 
 
Supervision at the Kentwell Community Centre 
 
As outlined in the earlier report in relation to this matter, community facilities 
staff attend the Kentwell Community Centre on a part time basis to undertake 
reception duties and assist casual hirers where appropriate. 
 
Whilst customer feedback is that this support is greatly valued, this 
deployment of staff impacts on service delivery at our other facilities.  This 
situation has been alleviated to some extent with the recent commencement 
of Jackie Hoy in the position of Community Facilities Team Leader.  However, 
it remains preferable to try and find an alternative solution to the current 
staffing demand at Kentwell. 
 
It is now proposed that expressions of interest be called from not for profit-
type groups or organisations to provide reception and support services for 
casual hirers of the Kentwell Community Centre meeting rooms, preferably 
five days each week.  In return, the selected organisation would occupy the 
front administration section of the building at a “peppercorn” rental, from which 
the organisation would conduct its operations.   
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Ideally, the new “tenant” would be compatible in terms of their operations with 
the other reasonably long-standing tenants within the building. 
 
This model of service delivery is a bit unusual for a local government authority.  
However, it is potentially a good solution in the particular circumstances as 
staff look to respond to the challenges of a restricted budgetary situation. 
 
Friends of the Library 
 
The other factor that staff has had regard for is the situation relating to the 
Friends of the Library (Friends). 
 
Councillors will recall having considered the Friends group in its recent 
deliberations concerning the refurbishment of the Ballina Library.  Initially, 
Friends had indicated that it would financially support the library renovation 
but subsequently withdrew that support when the Council decided it would not 
authorise the library expanding into the Richmond Room, for the time being.   
 
Friends had been offered a space within the Ballina Visitor Information Centre 
(VIC) to conduct its activities, however this offer was declined. 
 
Friends, under a new executive, have now written to Council indicating it 
would gratefully accept the offer of the area at the rear of VIC if it remains 
available. 
 
From staff’s perspective, this is an acceptable arrangement, subject to the 
details of the relationship being agreed to and documented.  It is envisaged 
that the area to be allocated to Friends can be adequately defined without the 
need for walls or other partitions to be erected.  Most importantly of course, 
the current operations of the VIC will not be adversely affected by the “loss” of 
this space. 
 
It is envisaged the area could be offered to Friends for an initial period of two 
years.  Thereafter, the arrangement would be reviewed having regard for the 
broader operational needs of Council.  It would be made clear to Friends that 
the Group cannot be guaranteed ongoing use of the building beyond the initial 
period. 

Legal / Resource / Financial Implications 

Essentially, this report and the one presented to Council’s Finance Committee 
meeting on 18 March have been about attempting to utilise staff and other 
public resources more effectively. 
 
Whilst staff is appreciative of the Council’s support to examine options for the 
relocation of the services, it is suggested that the status quo be maintained for 
the time being.  The only “downside” of this is that there may be occasion 
where demand for meeting space within the Kentwell Community Centre is not 
able to be accommodated.  However, staff will attempt to minimise these 
occurrences through the allocation of space within our other community 
facilities, where practicable. 

Consultation 

No community consultation has occurred in relation to the matter contained in 
this report. 
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Options 

In relation to engaging architectural services to investigate options for 
adapting the Ballina Visitor Information Centre and part of the Kentwell 
Community Centre, it is open to the Council to request that this be done.  This 
is the current position.  
 
Upon further consideration of this option however, particularly having regard 
for the current budgetary pressures and the NSW Government’s 
announcement concerning the proposed highway service centre and the 
inclusion of visitor facilities within it, the preferred option is to take no action for 
the time being. 

 
In relation to staffing at the Kentwell Community Centre, Council has the 
option of maintaining the current arrangements of part time attendance and 
reception services.  The preferred course however is to assess whether there 
are any community-based organisations which might benefit from the use of 
the reception/administration area in return for providing support for casual 
hirers of these meeting spaces.  If this option is not able to be implemented 
(through a lack of interest from community groups) staff will continue to retain 
existing services. 
 
In relation to the use of the area at the rear of the Ballina Visitor Information 
Centre by Friends of the Library, the Council may either support or decline this 
proposal.  The preference is to support the proposal. 
 
The Council may prefer to invite public expressions of interest for the use of 
this available area, to improve transparency of the process.  It is suggested 
however that this is not necessary as the arrangement of the Friends’ 
occupation of this quite small area would only be temporary.  Also, Friends 
operate to support another Council service, being the Library, therefore it is 
suggested a competitive process would not be warranted. 

 

RECOMMENDATIONS 

1. That Council notes the contents of this report relating to options for the 
use of the Ballina Visitor Information Centre and the Kentwell Community 
Centre. 
 

2. That Council, for the time being, take no further action to investigate the 
transfer of services between the Ballina Visitor Information Centre and the 
Kentwell Community Centre based on the contents of this report. 
 

3. That an expression of interest process be initiated, inviting Ballina based 
not for profit and community based organizations to temporarily occupy 
the administration area of the Kentwell Community Centre, at a 
“peppercorn” rental, in return for the provision of reception and support 
services for casual hirers of meeting rooms within this facility. 
 

4. That Council offers the Friends of the Library the use of the rear area of 
the Ballina Visitor Information Centre for an initial period of two years, at a 
“peppercorn” rental. That the General Manager be authorized to finalise 
the terms and conditions associated with this usage agreement, with the 
Council seal to be attached to any agreement, if necessary. 
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4.4 Multi Purpose Indoor Sports Facility - Project Update 

 
Delivery Program Community Facilities and Services 

Objective To further examine site options for the future 
construction of a multi-purpose indoor sports facility. 

      
 

Background 

The Council, at its Ordinary Meeting held on 27 March 2014 considered a 
report in relation to the abovementioned facility.  That report was one of a 
number which the Council has considered in recent years as it has 
endeavoured to select a site for this facility and a building layout which best 
responds to the community’s needs, and which is affordable. 
 
Following its most recent deliberations, the Council decided to confine its 
further consideration of a site for the proposed facility to its own land located 
within the Southern Cross Industrial Estate in Ballina. 
 
The Council resolved as follows: 

1. The Council notes the contents of this report relating to the planning for a 
new multi-purpose sports facility and draft master planning for the 
Kingsford Smith Reserve in Ballina; 

2. That the Council commits to planning for a multi-purpose indoor sports 
facility on Council-owned land within the Southern Cross Industrial Estate 
in Ballina.  That the General Manager prepare a further report which 
identifies options and a preferred site within the estate. 

 
This report aims to respond to the above resolution. 
 

Key Issues 

• Provision of community-based infrastructure. 

• Timeline and resource implications. 

• Alternative use of industrial land. 

 

Information 

Two aerial photographs are attached to this report. The first of these illustrates 
an area of the Southern Cross Industrial Estate in the vicinity of Boeing 
Avenue and Cessna Crescent, highlighting parcels of land owned by the 
Council which are presently zoned for industrial purposes and available for 
purchase or lease.  One could describe these parcels as being “ready to go” 
for development, subject of course to relevant Council approvals being 
obtained. 
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For the purpose of illustration only, a nominal site area of 8,000m2 has been 
selected and drawn on the plan on the site opposite the Harvey Norman 
Centre in Boeing Avenue.  This provides a “feel” for the area of land that is 
likely to be required for a new facility.   
 
This is simply based on a building floor area of 3,625m2 for a three court, 
single level facility and a reasonable allowance being made for carparking.  
That building configuration is one of a number of options that have previously 
been presented to the Council by our consultant, PDT Architects.  The site 
area and shape would ultimately depend on the detail of a specific proposal. 
 
The highlighted area in blue opposite to and on the northern side of the 
Harvey Norman Centre cannot be considered for the new indoor facility at this 
time.  The reason for this is that these allotments were rezoned, at the request 
of Council’s Commercial Services Unit, to facilitate bulky goods retailing.  The 
effect of the change in zone is also to preclude indoor sporting and recreation 
facilities.  If the Council wished to pursue the development on one or other of 
these parcels, it would be necessary to further adjust the Local Environmental 
Plan 2012 (LEP). 
 
If the Council wishes to nominate part of the land adjacent to the Harvey 
Norman Centre for the facility, it will be necessary to prepare a planning 
proposal and have that assessed and determined by the Minister for Planning.  
This procedure would take about six to twelve months, at best estimate, and 
resources are currently available for this purpose.  Concurrently, Council could 
engage its consultant to prepare a development application for the facility on 
that site, but it would not be submitted to Council’s Development and 
Environmental Health Group for assessment until it became evident that the 
planning proposal was likely to be approved. 
 
The second aerial photograph illustrates a conceptual future planned northern 
expansion of the Southern Cross Industrial Estate, including an extension of 
Boeing Avenue and provision for a new road linkage between North Creek 
Road and the Ballina Byron Gateway Airport.   
 
This expansion area is the subject of current rezoning action involving the 
preparation of various technical reports by or on behalf of Council’s 
Commercial Services Unit. 
 
The point of providing this future development plan is to illustrate that medium 
to longer term site options for the construction of an indoor sporting facility 
within the Southern Cross Estate will be available if the Council chose not to 
provide for it on land that is already developed.   
 
A primary benefit of seeking to rezone land that is immediately adjacent to the 
Harvey Norman complex (along Boeing Avenue) is that the Council is being 
seen to be responsive to an identified community need for indoor sporting 
infrastructure.   
 
To “hold off”, as it were, and wait for part of the northern area of the Southern 
Cross Industrial Estate to be rezoned and developed (ie the land becomes 
physically available and fully serviced) would likely cause considerable further 
delay for the project.   
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Proceeding with the Boeing Avenue site would enable the Council to be well 
placed to attract grant funds (assuming consent is obtained) for the facility’s 
construction.  The Council would have provided a very tangible commitment to 
the project. 
 
Alternatively, considering the facility as part of the broader planning for the 
expansion of the Southern Cross Industrial Estate has the potential to provide 
for a more integrated outcome and would not directly impact on the land 
adjacent to the Harvey Norman complex that has been specifically identified 
by the Council for bulky goods retailing purposes.  Importantly, the land zoned 
for bulky goods purposes is intended as a key location to service demand for 
bulky goods facilities in the shire to the year 2026. 
 
The only other Council-owned site within the Southern Cross Industrial Estate 
which might be considered for the facility is land fronting Piper Drive which is 
currently leased to Norfolk Homes, and on which relocatable dwellings are 
being manufactured.  Norfolk Homes’ lease continues until December 2015, 
apparently with no option to renew.  The company’s desire to continue with its 
operation on this site beyond the current lease term has not been ascertained.   
 
If the Council wished to signal that this is the preferred site for a future indoor 
sports facility, additional work can be undertaken to confirm its suitability in 
terms of available area etc.  It is noted that under the terms of Council’s LEP, 
the development and use of the Piper Drive site for the proposed indoor 
sports facility is currently permissible with the Council’s consent. 
 
Crown Lands Legislation White Paper 
 
Since the 27 March 2014 report to Council the NSW State Government has 
issued a White Paper that is reviewing how Crown land is currently managed. 
An overview of that White Paper, as per the Crown Lands’ website, is as 
follows: 
 
The NSW Government recently undertook a comprehensive review of all 
legislation that regulates Crown land. The Government plans to develop 
consolidated, streamlined legislation to underpin the management of Crown 
land in the future. The White Paper contains proposals to develop one new 
piece of legislation that will replace eight existing Acts, streamline existing 
provisions, simplify the management of Crown reserves and reduce red tape. 
 
A copy of the White Paper is available via the following link: 
 
http://www.lpma.nsw.gov.au/crown_lands/comprehensive_review_of_nsw_cro
wn_land_management/crown_lands_legislation_white_paper 
 
One of the key proposals arising from this review is the possibility that Crown 
land, that is not of Regional or State significance, will be transferred to the 
ownership of the local council. There is a range of criteria that will need to be 
met for this to occur but what this potentially does do is improve the feasibility 
of Crown land sites, such as the Old Depot site, or even Kingsford Smith 
Reserve, as viable options for the placement of this facility. 
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For example, if Council was not required to finance the acquisition cost of the 
Old Depot site the benefits of locating the indoor sports facility on that 
location, from a financial perspective, far outweigh the revenue foregone by 
using zoned industrial land at the Southern Cross Estate. Submissions close 
for the White Paper on 20 June 2014 and Council’s Strategic and Community 
Facilities Group is in the process of providing a response to the draft 
document. 
 

Sustainability Considerations 

• Environment 

The future construction of an indoor sporting facility should have 
negligible environmental impacts if it were to be constructed on land 
within the Southern Cross Industrial Estate.  The selected site would 
have been through a rigorous environmental impact assessment 
process that will have concluded its suitability for the type of 
development envisaged and/or for general industrial purposes. 
 

• Social 

The new facility will be the Council’s response to a demonstrated 
community demand for improved public indoor recreation 
infrastructure. 
 

• Economic 

The ability for the Council to deliver the new facility will be balanced 
against the competing demands for available Council funds.  In all 
likelihood, the construction of the new facility will be contingent upon 
the receipt of external funding. 

 
Legal / Resource / Financial Implications 

 
The Council has explored numerous options for the construction of the 
proposed indoor sporting facility.  These investigations have predominantly 
related to public land (both Council and Government owned), with more recent 
consideration also given to other privately owned property. 
 
The Council’s decision to now plan for the facility within the Southern Cross 
Industrial Estate will mean that the selected land will be withdrawn from 
potential sale, or will not be available for commercial lease.  This will have 
consequential impacts to projected income to be derived from the estate.  The 
approximate extent of this impact can be assessed by reference to the land 
pricing table that is provided on the first attachment to this report. 
 
Council has approximately $350,000 still set aside; being funds sourced from 
Council’s Property Reserves, to advance this project. 
 

Consultation 

Community engagement concerning the provision of an indoor sporting facility 
in Ballina has been extensive over a prolonged period.  However, the more 
recent decision by the Council to plan for the facility within the Southern Cross 
Industrial Estate has not been the subject of formal community consultation.  
This will be undertaken if either a development application or a planning 
proposal is prepared. 
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Options 

Having considered and subsequently rejected other site options, the Council’s 
current position is to plan for the facility on land it owns within the Southern 
Cross Industrial Estate. 
 
The site options contained in this report include developed land opposite or 
north of the Harvey Norman site, “greenfield” land comprising a future 
expansion of the estate, or land adjacent to Piper Drive which is leased to a 
private company until December next year. 
 
In the case of both the currently developed land (on Boeing Avenue) and the 
“greenfield” area, an amendment to the Council’s local environmental plan is 
required before the Council could assess and favourably determine a 
development application.  A planning proposal to enable the development on 
the Boeing Avenue land will be substantially less difficult to process, and 
involve a much shorter timeframe than one relating to the “greenfield” area.  
Similarly, a site on Boeing Avenue would be more easily developed and 
involve less capital expense than the alternative site. 
 
As a general observation the third site, fronting Piper Drive and currently 
occupied by Norfolk Homes, would appear to be relatively straight forward to 
develop, and the proposed use is currently permissible under the terms of the 
LEP, with Council’s consent.  A development application could be prepared, 
assessed and determined during the remaining period of the current lease.  
Funding is available within the current budget to enable this. 
 
The remaining options available to the Council are to abandon planning for 
the facility, select an alternative site or revisit one of the other sites that have 
previously been rejected. 
 
Irrespective of the site that is ultimately chosen, and for which development 
consent is obtained, it is relevant to note that a funding commitment for the 
construction of a new facility and associated infrastructure has not been 
allocated in the Council’s four year Delivery Program. 
 
As funding is still not available for construction an interim option could be for 
Council to delay a further decision on this project until the outcomes from the 
current Crown Lands White Paper are known. This paper has the potential to 
completely change Council’s attitude to the use of Crown land, particularly if 
there are plans to transfer certain parcels to the outright ownership of Council. 
 
It is unclear what the final timeframe will be on the State Government to 
finalise its review, but what is known is that pilot programs on the proposals in 
the White Paper will commence shortly will a mixture of coastal, regional, 
metropolitan and rural councils. Ballina has not been selected as one of those 
pilots. 
 
Due to the large potential upside of the White Paper the preference is to defer 
any further action on the indoor sports centre until the White Paper is finalised. 
This will then allow Council to revisit this matter within the next six to 12 
months. Overall this is considered to be the preferred option as there could be 
significant benefits gained from the Crown Land review. 
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If Council was not supportive of this approach as it requires a more immediate 
response the preferred option would be to obtain consent for the Piper Drive 
site currently held under lease until the end of 2015.  Council would then 
ensure a new lease arrangement is not entered into and that the land is not 
nominated for sale.   
 
Council’s consultant would then commence preparation of a development 
application, including an environmental impact assessment and design plans 
of the facility.  If approved, funding for the project would then be sought. 
 

 

RECOMMENDATIONS 

1. That Council notes the contents of this report relating to siting options for 
the construction of a proposed indoor sporting and recreation facility 
within the Southern Cross Industrial Estate in Ballina. 
 

2. That Council confirms that no further action is to be taken on the preferred 
site for the Indoor Sports Facility, until the outcomes of the current State 
Government review of the Crown Lands Legislation is known, as this 
review has the potential to significantly improve the feasibility of utilising 
Crown land as the preferred location for this facility. 

 

Attachment(s) 

1. Aerial photograph - Industrial Land Supply / Southern Cross Industrial 
Estate, Ballina 

2. Aerial photograph - General Arrangement Layout / Ballina 'Airport Road'  
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4.5 Ballina Surf Club - Project Update 

 
Delivery Program Governance and Finance 

Objective To determine how Council wishes to progress the 
construction of Building B. 

      
 

Background 

The construction of the new Ballina Surf Club has seen the completion of the 
main building, the realignment of Compton Drive and the opening of the new 
car park. The major item still to be completed is referred to as Building B, 
being the storage shed. 
 
The report that follows provides options for the construction of this building, an 
update on the funding of the project, along with any other outstanding matters 
relating to the finalisation of the project. 
 

Key Issues 

• Building B options 
• Funding 
 

Information 

The last major update Council received on the status of this project was in 
June 2013 where Council resolved as follows: 
 
1. That in respect to the occupation of the Ballina Surf Club building, Council 

approves the offer of a 20 year sub-licence to the Ballina Lighthouse and 
Lismore Surf Lifesaving Club, based on the standard terms and conditions 
as outlined within this report. Council approves the attaching of the 
Council seal to this sub-licence. 

 
2. That Council confirms, subject to further discussion, that this sub-licence 

agreement will entitle the Ballina Lighthouse and Lismore Surf Lifesaving 
Club to use of the upstairs function / meetings rooms without paying a hire 
charge (other costs such as cleaning still applicable) based on one week 
night per month (Monday to Thursday) and three nights per annum (Friday 
or Saturday) for presentations etc. 
 

3. That Council notes the occupation of the café and kiosk will be the subject 
of a further report once the expressions of interest process closes. 
 

4. That Council notes the contents of the current status of the budget for the 
Ballina Surf Club building. 
 

5. That Council gives in-principle support to the kiosk rental being directed to 
the Ballina Lighthouse and Lismore Surf Club with this matter to be 
resolved once Council assesses the expressions of interest for the café 
and kiosk. 
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Since that date Council has issued the lease for the kiosk and café with both 
facilities having now operated since late December 2013. The Ballina 
Lighthouse and Lismore Surf Lifesaving Club (BLLSLSC) has also occupied 
the facility since December 2013, albeit that they have not signed the licence 
forwarded to them by Council. This issue is dealt with later in this report. 
 
In respect to the budget the most recent update on that component of the 
project was reported to the Commercial Services meeting on 15 October 2013 
where Council endorsed the following budget information. 
 

Table One - Budget Update – October 2013 ($) 
 
Description Expended  

October 2013 
Remaining 

Expenditure 
Updated 
Budget 

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   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       
Storage 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 car park, pathway and Compton Drive works have since been completed 
which leaves the major works outstanding as the construction of Building B.  
 
The information that follows provides an overview of the status of this project, 
along with updates on all other outstanding matters. 
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Building B - Options 
 
In respect to the construction of Building B, three proposals have been put 
forward, being: 
 
• Option One - Two storey storage shed with gym included 
• Option Two - One storey storage shed with gym included  
• Option Three - Storage shed as originally envisaged without gym 

 
The reason why the gym has been included in options one and two is that 
Councillors have expressed an interest in retaining room three in the main surf 
club building (located on the first floor at the western end of the building), as a 
meeting / function room. As this is the area where a gym was originally 
located it will be necessary to relocate the gym space to Building B to ensure 
that the BLLSLSC receive the facilities originally proposed.  
 
Meeting room three has not been hired to date due to uncertainty over its 
future, plus it was also being used on an interim basis for storage. Council’s 
Community Facilities Team has been advised to offer the room for hire in the 
short term to generate revenues, as and when opportunities arise. 
 
The original planning consent and design for Building B was based on an area 
of approximately 384 square metres to store boats, life saving equipment etc. 
 
Following Councillor feedback in respect to the relocation of the gym, basic 
concept plans have been drawn up for options one and two, with these plans 
included as the first two attachments to this report. A Quantity Surveyor’s (QS) 
report was then prepared and a copy of that report is included as the third 
attachment. Table two provides a summary of the QS report, along with an 
estimated cost for option three (the original plan) based on the application of 
the standard square metre rates applied in options one and two.  
 

Table Two – Building B Options 
 
Description Option 1 ($) 

Two Storey 
with Gym 

Option 2 ($) 
One Storey 
with Gym 

Option 3 ($) 
One Storey 

without Gym 
Building Area – square metres 630 643 392 
Add bin enclosure included included 32 
Total Area  630 643 424 
QS construction rate per square metre 763 743 Say 750 
Estimate 480,000 478,000 318,000 
      
Add approximate area of change rooms  15 15 15 
Construction rate per square metre 750 750 750 
Indicative cost estimate for change rooms 12,000 12,000 12,000 
Indicative cost for passenger lift 15,000 0 0 
Estimate including Change Rooms 507,000 490,000 330,000 

 
Points of note in respect to these figures include: 
 
• A basic design for option three is included as attachment four, albeit that 

the gym is included. Once the gym is removed, the floor space is 392 
square metres. This is largely consistent with the original planning consent 
(i.e. 384 square metres). 
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• Archimages Architecture, being the firm who designed the main building, 
has expressed some concerns that the increased floor space of the 
storage shed with the gym included may impact on the visual amenity of 
this location, along with there being ground space limitations, therefore 
their preference is to provide a two storey facility as per option one.  
 

• A bin enclosure is included in the estimates for all three options. This was 
not included in the original plan however based on the actual operation of 
the café, additional enclosure space is now needed for two industrial bins 
and for four to ten glass bins for the cafe to cover bottles used as part of 
their liquor license. There is also a need for two to four extra bins for the 
function rooms. Currently there is no space or area to store extra bins that 
is not unsightly, and / or does not create issues of public use, where 
exclusive use is needed. 
 

• Table two includes an allowance for additional space for change rooms in 
all three options. The need for these facilities has been raised by some 
residents and it is a matter for Council to determine whether it wishes to 
include basic change rooms as an extension to Building B.   
 

• The estimates in table two exclude professional fees, development 
application and construction certificate fees, additional Council developer 
contributions, service connections etc. 
 

• A Section 96 Application to amend the original consent (DA 2011/541) will 
be required if the gym is relocated to Building B due to its increase in size, 
with developer contributions most likely applicable, albeit that Council has 
the ability to waive contributions for community facilities. 
 

• The building areas are based on feedback from the BLLSLSC. The 
BLLSLSC has now provided a more detailed concept plan for their 
preferred layout for Building B and that plan is included as attachment five. 
The total floor area in that design is 635 square metres. This plan has not 
been separately costed and the QS square metre rate could potentially 
increase due to the variety of services proposed in this latest design.  

 
• The BLLSLSC's plan also proposes that the building be designed to 

accommodate a second level at some stage in the future. This will result in 
additional costs for footings, framing etc.  
 

• The BLLSLSC recognise that this building will cost more and they have 
verbally advised that they are prepared to pay for any amount relating to 
the construction cost of this building, above $600,000; i.e. if the building 
costs more than $600,000 they will pay the extra. If Council supported this 
proposal the details of what is included in the construction cost would 
need to be clearly documented before any tender was accepted to ensure 
that there were no disputes at the end of the project. 

 
• The BLLSLSC has also expressed concern that the QS construction rates 

of approximately $750 per square metre may be on the low side and if this 
is correct it could result in a further increase in cost. 
 

With all of this information available, it is important to have an understanding 
of the latest situation with respect to the total budget. That information is 
outlined in the following table. 
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Table Three - Budget Update – June 2014 ($) 
 
Description Estimate 

Oct 2013  
Expended 

to Date 
Remaining 

Expend 
Estimate 

June 2014 
Main Building     
Building Contract 3,537,500 3,532,300 0 3,532,300 
Additional Works 0 16,800 0 16,800 
Sub Total 3,537,500 3,549,100 0 3,549,100 
         
Consultant’s Fees         
Acoustics – CRG 6,200 6,200 0 6,200 
Architect – Archimages 190,000 191,100 0 191,100 
Electrical / Mechanical Engineering – MDA 70,000 71,100 0 71,100 
Engineering and Project Mgmt – Ardill Payne 310,000 309,300 0 309,300 
Geotechnical – Shaw Urquhart 15,000 15,000 0 15,000 
Planning – Newton Denny Chapelle 35,000 40,300 0 40,300 
Quantity Surveyor – Turner Townsend 4,000 8,000 0 8,000 
Other Specialist Sub Consultants 26,100 14,800 0 14,800 
Sub Total 656,300 655,800 0 655,800 
         
Other Costs         
Asphalt and Line Marking 0 16,100 0 16,100 
Bike Racks 0 5,600 0 5,600 
Council / DPI Fees  281,000 274,200 0 274,200 
Council Field Staff 40,000 46,100 0 46,100 
Crane Hire – Aboods and Universal  12,000 13,400 0 13,400 
Legal Fees – Allens 78,200 80,600 0 80,600 
Security, Elect Equip / Furn – CAV and Ors 64,000 68,700 0 68,700 
Signage – Armsign 12,500 12,500 0 12,500 
Other Miscellaneous Costs 110,000 83,500 0 83,500 
Sub Total 597,700 600,700 0 600,700 
         
Total – Main Building 4,791,500 4,805,600 0 4,805,600 
         
Other Infrastructure Works         
Storage Shed - Construction 500,000 0 500,000 500,000 
Storage Shed - Fees and Charges (10%) 0 0 50,000 50,000 
Car Park and Pathway 400,000 408,200 0 408,200 
Compton Drive  750,000 789,900 0 789,900 
Electrical - Temp Connection plus Generator 11,500 65,500 30,000 95,500 
Electrical Substation  100,000 84,700 36,300 121,000 
Under Bore 0 23,300 0 23,300 
Land Acquisition – 4,000 sq metres @ $10 40,000  0 40,000 40,000 
Stairs from Shared Pathway to front 50,000  0 50,000 50,000 
Showers 0  0 15,000 15,000 
Contingency (5%) 57,000  0 41,500 41,500 
Sub Total 1,908,500 1,371,600 762,800 2,134,400 
         
Total Project 6,700,000 6,177,200 772,800 6,940,000 

 
The column titled Estimate October 2013 represents the budget review 
reported to Council in October 2013 whereas the Estimate June 2014 column 
represents the latest budget based on expenditure to date (6 June 2014), 
along with any remaining expenditure. The final column represents an 
increase of $240,000 over the current budget provisions (i.e. $6,940,000 less 
$6,700,000).  
 
The reasons for this variance are: 
 
1. Main Building – This item is fairly close to budget with actual expenditure 

$14,100 over budget. The major reason for this variance is the $16,800 
expended on additional works on the main building.  
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These works were undertaken by Goldsmiths Pty. Ltd. and involved the 
creation of a dry store area to support the operations of the Lighthouse 
Beach Café, the installation of a kitchenette space comprised of a large 
bench with storage cupboards and a double sink, as well as space for a 
large fridge. This combination has allowed for function room customers to 
be able to self cater their meetings and events with a preparation space 
and ability to wash up and clean for themselves that was not present 
before. This has vastly improved the value of the spaces for hire to the 
community. There were also modifications to some of the adjoining 
storage space to maintain a similar amount of storage for function 
furniture. The works were considered essential to improve the functionality 
of the building. The café lessee made a small cash contribution to aspects 
of this work that related to their café operations. 
 

2. Building B - The revised estimate includes $550,000 for Building B, 
inclusive of $50,000 for fees and charges, whereas previously Council had 
provided a total budget of $500,000. This new estimate is largely 
consistent with the QS report, albeit that there are concerns that the QS 
estimate could be on the low side. There is also the proposal from the 
BLLSLSC where they are prepared to fund works over $600,000. If the 
estimate for Building B was increased to a net cost of $600,000 inclusive 
of fees and charges, the budget variation would increase by another 
$50,000 to $290,000. 

 
3. Car Park and Compton Drive - These works are $48,100 over budget 

based on final costs. This variation resulted from a number of reasons 
particularly for costs such as the installation of electrical conduits, 
excavation permits and associated documentation to obtain the relevant 
planning pre-construction conditions and monies expended on interim 
parking arrangements due to Building B still being in the planning phase. 

 
4. Temporary Power Supply - The largest variation in table two is for the 

temporary power supply, which is $105,000 over budget once the 
additional costs for the substation are included. This is the most 
disappointing aspect of this variation in that Council has been required to 
hire and fuel a generator since December 2013, while we await the 
provision of an electrical substation from Essential Energy. The delivery of 
this facility was originally anticipated in March / April 2014 with the 
expected date now July 2014. 

 
This substation was ordered in December 2013 and the professional 
advice received was that the substation could not be ordered prior to that 
date due to uncertainties that existed over the final road realignment along 
with the need to finalise the NSW State Aboriginal Land Council claim over 
part of this area.    
 
A member of Council’s Civil Services Group was subsequently asked to 
review the processes involved in the ordering of that equipment and the 
advice forthcoming is that, in the opinion of the reviewer, the construction 
of the substation could have been ordered when the land claim was 
resolved in June 2013, thus significantly reducing the time needed to hire 
the generator. Based on this internal review an insurance claim has now 
been lodged with the firms managing this aspect of the project for Council.  
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The preliminary amount included in that claim is $80,000, with the final 
amount to be determined once costs are finalised. The likelihood of 
success of this claim is uncertain, albeit that Council’s insurers and legal 
advisers are of the opinion that the amount is claimable, which is why the 
claim has proceeded.  
 

5. Under Bore – This amount of $23,300 was for placing electrical conduits 
directly impacted by the road works. The under bore was required in lieu 
of a standard trench because of the number of services that needed to be 
avoided. 
 

6. Land Acquisition – Land Acquisition – The allowance of $40,000 is a 
nominal figure only. The final cost of this land acquisition, which Council is 
required to acquire by compulsory acquisition for the Compton Drive 
realignment, will be based on a valuation as determined by the Valuer 
General. 
 

7. Showers – An allowance of $15,000 has been included for a second 
outside shower structure. Based on peak demand for the existing facility 
the provision of a second shower is a preferred outcome, albeit that this 
work is not essential. 

 
8. Change Rooms – An allowance of $12,000 has been included in the 

Building B estimates for change rooms. Again these facilities are 
desirable, but not essential. 
 

Budget Strategies 
 
There are a number of strategies available to address this budget variance. 
 
1. Cancel Relocation of Gym – This will save from $150,000 upwards. In 

favour of this option is that it is consistent with the original plan. Against 
this option are the benefits that this relocation brings to the overall 
operation of the facility.  
 
Council’s Manager – Community Facilities and Customer Service has 
provided the following comments in respect to these works: 

 
• There are obvious operational benefits to maintaining a clear 

separation of BLLSLSC and ‘Council’ areas.  
• To enable security access for gym members into the upstairs space 

would create compromises to security with relation to the function 
rooms and café storage areas and it would be better to simply keep 
surf club members in their own clearly defined areas.  

• Likewise, there would be the potential for general public/community 
facilities customers/café patrons to possibly access surf club areas. 
Anything to keep the different areas separate should be encouraged 
and engineered. 

• The current gym space has received nothing but positive feedback 
from potential customers who have enquired after it over the last few 
months. 

• The room is more discrete and private than the other two function 
rooms and has been highlighted as being very desirable for meetings, 
training, planning days, yoga etc – as opposed to the other two rooms 
which are perhaps more suited to the larger private functions.  
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• The assessment of the room is that this room could well become the 
workhorse of the surf club as far as our operations go. Sustaining 
many bookings throughout the week and reducing ongoing wear and 
tear on the other rooms. 

• Whilst the functions rooms are in the early days of operation, and 
usage continues to grow, it is hard to accurately project how long it will 
take to reach consistent regular bookings as per the other centres, 
however it is believed that this function room could easily bring in 
between $500 - $1,000 per/week once established. This is actually a 
fairly conservative figure with an expectation of only around five 
bookings per week (across a range of booking types) as the rates of 
hire are higher than those available at Lennox or Kentwell Community 
Centres. Over time this weekly income could possibly double, or more. 

 
Based on this information, the expenditure of $150,000 plus appears to be 
justifiable, particularly on the revenues that can be generated to finance 
the overall operation of the building, subject to Council being in a position 
to fund the additional capital expenditure. 
 

2. BLLSLSC Additional Contribution – The BLLSLSC has been invoiced 
approximately $29,000 (ex GST) for additional works they requested as 
part of the project. This contribution has not yet been recognised in the 
budget and represents additional funding for the project. This invoice has 
not been paid to date. 
 

3. Delete Stairs – The budget includes an allowance of $50,000 for stairs 
connecting the front of the surf club to the existing pathway. These are 
non-essential works and should only be undertaken if Council is in a 
position to afford the works. The deletion or deferral of these works is 
recommended. 

 
4. Engineering Works Contribution – Both Compton Drive and the car park 

were undertaken by Council’s Engineering Works Section as part of their 
overall roads program. That program has a number of budget unders and 
overs and it is recommended that this variation of $39,000 be funded from 
that program. This action is recommended. 

 
5. Delete Showers – As mentioned this is a non essential item and the 

$15,000 expenditure could be deleted or deferred. This action is 
recommended. 

 
6. Savings from other Major Capital Works – Council has achieved a saving 

of $20,000 from the construction of the new animal pound. This saving can 
be applied to this project. This action is recommended. 

 
7. Reduce Contingency from 5% to 3% - As this project comes to a 

conclusion there should be less risks in respect to cost variations and with 
Building B expected to be a relatively straight forward construction project 
the contingency percentage could be reduced. A reduction to 3% of the 
remaining expenditure represents a saving of approximately $22,000. 

 
8. Delete Change Rooms – Councillors need to determine whether this type 

of facility is needed. An amount of $12,000 could be saved by deleting 
these facilities. The public toilets are available for changing and the 
deletion of these works is recommended.  
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The amount of $12,000 is not actually identified in Table Three as it 
currently forms part of the Building B estimate. If the change rooms are 
included this means that there will be extra difficulties in trying to ensure 
Building B remains within the final estimate approved by Council. 

 
9. Temporary Power Claim – As outlined earlier Council will be claiming 

costs from the specialist consultants who managed this aspect of the 
project and certain items such as the showers and stairs could be deferred 
until the outcome from this claim was known. If Council is successful the 
non-essential works could then proceed. 

 
These budget strategies are summarized in the following table. 

 
Table Four – Budget Options 

 
Item Saving ($) 
1. Leave Gym in Main Building 150,000 
2. Additional Contribution – BLLSLSC 29,000 
3. Delete Stairs 50,000 
4. Contribution – Engineering Works 39,000 
5. Delete Showers 15,000 
6. Animal Pound Saving 20,000 
7. Reduce contingency from 5% to 3% 22,000 
8. Delete Change Rooms 12,000 
9. Insurance Claim 80,000 
Total 417,000 

 
Items two to seven represent realistic options with those adjustments totalling 
$175,000.  
 
Item one (leave gym in main building) is dependent on Council’s preferred 
outcome for Building B. 
 
Item eight (change rooms) is actually not a saving to the current budget but an 
additional cost that Council can seek to avoid.  
 
Item nine (insurance claim) is a claim only and there is no guarantee any 
funding will eventually result from that claim. 
 
Based on the original variation of $240,000, if items two to seven are 
supported, this still leaves a shortfall of $65,000. 
 
The only real option to finance this amount is to transfer funds from Council’s 
Property Reserves. Funds from those reserves are largely committed however 
at the May 2014 Ordinary meeting Council resolved to sell land referred to as 
the Old Tintenbar Quarry.  
 
The contract for the sale of this land has been signed and Council is expected 
to receive net proceeds of approximately $75,000 after legal costs etc. 
Typically these funds would have been transferred to Council’s Property 
Reserves however $65,000 of those funds could be applied to this project as 
they have not yet been allocated in Council’s budget. 
 
The one other concern is that these budget adjustments may not be sufficient 
if the QS estimate for Building B is incorrect and the actual construction tender 
comes in above the current estimates. That figure is not quantifiable and 
represents an on-going risk to the project.   
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BLLSLSC - Tenure  
 
To date the BLLSLSC has not signed any occupation documentation and their 
latest position on this issue is included in their correspondence to Council 
dated 17 April 2014. A copy of that correspondence is included as the final 
attachment to this report. 
 
The issues that arise from that correspondence include: 
 
• Aboriginal Programs – A key condition that Council supported in our 

discussions with the NSW State Aboriginal Land Council to ensure that the 
Aboriginal Land Claim was removed from land where Compton Drive is 
now realigned was that the BLLSLSC would proactively pursue Aboriginal 
based programs. The MOU Council signed with the JALI Land Council to 
allow removal of the land claim includes the following clause to recognise 
this: 

  
Council to encourage the participation of Aboriginal youth and the broader 
Aboriginal Community in the programs conducted by the Ballina Lighthouse and 
Lismore Surf Lifesaving Club by way of terms of lease of Lot 540 DP 729687, Lot 
379 DP 755684,Lot 1 DP 758047 and Lot 7028 DP 10643158.  
 

The timeframe in the MOU for this action states  
 
Upon entering into of lease to the Ballina Lighthouse and Lismore Surf Lifesaving 
Club. 
 

The BLLSLSC correspondence dated 17 April 2014 demonstrates little in 
the way of any pro-active steps being taken. Also the comments that it is 
unreasonable to attach social outcomes to property tenure are also 
disappointing.  
 
It is a very simple process to include a clause or a schedule that states 
that the BLLSLSC will proactively pursue Aboriginal programs as part of 
their occupation of the building. For anyone to suggest this is 
unreasonable is in itself unreasonable and indicates that the other party is 
not acting constructively to resolve issues. The position of the BLLSLSC 
on this matter highlights the difficulties that Council continues to have with 
the Executive of the BLLSLSC to resolve outstanding matters. 
 

• Licence – As mentioned the BLLSLSC has not signed any occupation 
documentation to date. Council has previously resolved to provide a 
licence to the BLLSLSC, with licence being the preferred option, as it 
allows Council access to the licenced area as and when required. This is 
Council’s standard practice for community and volunteer based groups as 
the professionalism of these types of groups can wax and wane over time 
as members come and go. 
 
The BLLSLSC continue to make the licence a major issue and it appears 
pointless to continue to ask BLLSLSC to sign a licence when they refuse 
to do so. This being the case Council could resolve to offer a lease for the 
area to then determine whether BLLSLSC will even sign that 
documentation.  
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• Cash Contribution – A payment of $200,000 has now been received from 
BLLSLSC with the $100,000 outstanding. The earlier mentioned invoice of 
$29,000 also remains unpaid.  
 
The fact that the BLLSLSC is requesting that Council finish all facilities 
prior to making the final payment of $100,000 also raises concerns as to 
what conditions they will attach to that payment.  
 
For example if Council does not build their preferred design for Building B 
does this mean that the payment will not be forthcoming? This condition 
again reflects the approach taken by BLLSLSC. Council, on behalf of the 
community, has expended and committed in excess of $4m in funding to 
this facility, which is in excess of the original funding proposed and 
realistically the $100,000 outstanding is already owed to Council for works 
completed.  
 
Ideally the preference would be for the BLLSLSC to pay the $100,000 to 
Council prior to any works commencing on Building B to avoid further 
disputes. 
 

Legal / Resource / Financial Implications 

The information section contains detailed budget information. 
 

Consultation 

Consultation has been continuing with the BLLSLSC and Crown Lands. 
 

Options 

The main issues canvassed in this report are options for Building B, the 
project budget and the outstanding tenure arrangements with the BLLSLSC. 
 
In respect to Building B, Councillors have verbally expressed the view that 
Council should support the relocation of the gym. The comments from 
Council’s Manager – Community Facilities and Customer Service, also 
support that proposal.  
 
Table three provides a revised estimate of $550,000 for this building with 
there being some concerns that the actual price could be higher, particularly 
based on the preferred design from the BLLSLSC as per attachment five. 
 
Table four, along with support from Council’s Property Reserves, highlights 
how Council can fund the majority of the variation to the project budget, based 
on a $550,000 allowance for Building B.  
 
However we also have the proposal from the BLLSLSC advising they will 
finance any costs over $600,000.  
 
If Council wishes to advance this option this means there is a further shortfall 
of $50,000 assuming that Council supports the earlier recommended budget 
amendments.  
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The options to finance this extra $50,000 are: 
 

a) BLLSLSC increase their offer - Advise the BLLSLSC that Council’s 
maximum contribution to Building B is $550,000 and ask that BLLSLSC 
fund any expenditure over that figure. The BLLSLSC’s current limit is 
$600,000, however it is reasonable to ask that they reduce this threshold 
to $550,000.  
 
The original budget had an allowance of $300,000 for Building B and even 
with the transfer of the gym, which is estimated to cost $150,000 Council 
has still significantly increased its contribution to this aspect of the project. 
 

b) Council finance the difference - The Council Property Reserves are one 
viable funding source albeit that Council conducted a significant review of 
those reserves as part of the 2014/15 budget preparations and the 
majority of those funds are earmarked for major projects such as the 
Marine Rescue Tower, the Wollongbar Residential Land and the Wigmore 
Arcade redevelopment.  
 
The residual of the sale proceeds from the sale of Old Tintenbar Quarry, 
being an estimated $10,000 (i.e. $75,000 less $65,000 allocated earlier), 
could be allocated to this $50,000 shortfall, which would then leave a 
deficit of $40,000.  
 
Ideally Council should not continue to draw on reserve funds to balance 
projects and the preferred option would be to look at reallocating funding 
available for other projects.  
 
In reviewing this Facilities Committee meeting agenda the obvious project 
is the funding allocated for the multi purpose indoor sports centre. As per 
that earlier report Council has approximately $350,000 still set aside for 
this project and with the recommendation for that report being deferral for 
at least six months, the preference is to reallocate the $40,000 shortfall 
from that budget. That still leaves $310,000 available to advance the 
sports centre, as and when required. 

 
In identifying a preferred approach the general feeling is that Council (i.e. the 
community) has already contributed a massive amount of funding to this 
project. However the proposal from the BLLSLSC also limits Council’s 
exposure to a maximum of $600,000. This has a significant benefit in that the 
current estimates for Building B are indicative only and it is unclear as what 
the actual tendered price for the building will be.  
 
Overall, on balance, to ensure that the final project delivers the best outcomes 
to the community the preferred option is to finance Building B to $600,000. 
This allowance must include all Council fees and charges, consultancy costs, 
construction costs etc.  
 
The only exception would be any developer contributions applicable to the 
planning consent, with Council hopefully in a position to waive those 
contributions.  
 
If Council endorses a Building B budget, with Council’s contribution limited to 
$600,000, the revised total project budget and recommended funding would 
be as follows. 
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Table Five – Recommended Budget and Funding 

 
Description Estimate  
Expenditure  

Main Building (complete) 4,805,600 
Other Infrastructure     
Storage Shed – Construction 550,000 
Storage Shed - Fees and Charges (10%) 50,000 
Car Park and Pathway 408,200 
Compton Drive  789,900 
Electrical - Temp Connection plus Generator 95,500 
Electrical Substation  121,000 
Under Bore 23,300 
Land Acquisition – 4,000 sq metres @ $10 40,000 
Change Rooms (not included) 0 
Stairs (deleted) 0 
Showers (deleted) 0 
Contingency 19,500 
Sub Total 2,097,400 
   
Total Project 6,903,000 
  
Funding  

Federal Government Grant 2,300,000 
BLLSLSC – Original Contribution 300,000 
Ballina Shire Council Property Reserves 4,100,000 
Plus BLLSLSC – Additional Contribution 29,000 
Plus Council Engineering Works Contribution 39,000 
Plus Council Transfer Animal Pound Savings 20,000 
Plus Council Sale of Tintenbar Quarry 75,000 
Plus Council Transfer Sports Centre Budget 40,000 
Total 6,903,000 

 
In respect to the preferred design for Building B (i.e. one storey, two storey, 
BLLSLSC concept plan etc) rather than recommending a preferred approach 
in this report the preference is for Council to firstly confirm the funding 
available. This will then allow staff and the BLLSLSC to examine building 
options that will meet the funds available. 
 
The other matter outstanding is the tenure arrangements with the BLLSLSC. 
As per the earlier comments it is ultimately not a major issue for Council with 
respect to the licence or lease, albeit that licence is the preferred option. In 
order to move forward it is recommended that Council amend its position to 
offer a lease to determine whether the BLLSLSC will actually sign that 
documentation. The one condition on this is that the lease needs to recognise 
the proactive Aboriginal strategies that the BLLSLSC must be undertaking and 
reporting on to Council. 
 
It is still uncertain as to whether the BLLSLSC will sign the documentation as 
they constantly refer to actions being taken at a State level. It is unknown 
when those actions or directions from a State level will be forthcoming. 
 
In respect to the $100,000 owing, ideally, based on the difficulties of 
negotiating with the BLLSLSC, the preference is to have the $100,000 paid 
before Council accepts the tender for Building B. However, the risk with this is 
that the BLLSLSC will not agree to this request, which again delays the 
project.   
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The recommendation that follows provides a number of points to ensure that 
all the matters raised in this report are clearly highlighted. This also then 
allows Councillors to amend or delete any items, as required. 

 

RECOMMENDATIONS 

1. That in respect to the construction of Building B (storage shed) Council 
confirms its preference is to have the gym located in Building B. 
 

2. That Council approves a contribution from Council of $600,000 for the 
construction of Building B, inclusive of all costs associated with the design 
and approval of the building (excluding any developer contributions), with 
the General Manager authorised to call tenders for its design and 
construction. 
 

3. That in respect to the design of Building B the determination of whether it 
is one storey, two storey, size etc is to be made by the General Manager 
in consultation with the BLLSLSC, as part of the approval process, 
recognising that the amended design will require an amended planning 
consent. If agreement cannot be reached between the parties the matter 
is to be reported back to Council for determination. 

 
4. That in respect to the BLLSLSC’s proposal to pay any additional costs for 

the construction of Building B over $600,000, Council confirms its in 
principle support for this proposal as per point two. The General Manager 
is to ensure that any agreement for BLLSLSC to pay the difference is 
documented and signed clarifying the costs to be included in the 
$600,000 prior to any tender for the works being accepted. 

 
5. That in respect to the $100,000 owing to Council by the Ballina 

Lighthouse and Lismore Surf Life Saving Club (BLLSLSC) Council 
confirms its preference is not to accept a tender for construction of 
Building B until the $100,000 previously committed is paid to Council. 

 
6. That in respect to the tenure arrangements with the BLLSLSC Council 

authorises the General Manager to provide a lease rather than a licence 
as previously resolved for the occupation of the building. This amendment 
is conditional upon the lease having a clause, or a reference schedule, or 
any other form of signed agreement stating that the BLLSLSC will 
proactively pursue Aboriginal participation in the Surf Club with the 
actions taken to be reported annually to Council. 

 
7. That Council authorises the deletion of the additional showers (estimated 

cost $15,000) from the current project budget, with this item to be 
reviewed once the project is completed. 

 
8. That Council authorises the deletion of the construction of the stairs from 

the main building to the shared pathway (estimated cost $50,000) from 
the current project budget, with this item to be reviewed once the project 
is completed. 

 
9. That Council not include the provision of separate change rooms 

(estimated cost $12,000) in the construction of Building B due to overall 
budgetary constraints and due to there being no clearly demonstrable 
essential need for these facilities. 
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10. That Council authorises an amended budget for this entire project as per 

table five of this report; i.e. 
 

Description Estimate  
Expenditure  
Main Building (complete) 4,805,600 
Other Infrastructure     
Storage Shed – Construction 550,000 
Storage Shed - Fees and Charges (10%) 50,000 
Car Park and Pathway 408,200 
Compton Drive  789,900 
Electrical - Temp Connection plus Generator 95,500 
Electrical Substation  121,000 
Under Bore 23,300 
Land Acquisition – 4,000 sq metres @ $10 40,000 
Change Rooms (not included) 0 
Stairs (deleted) 0 
Showers (deleted) 0 
Contingency 19,500 
Sub Total 2,097,400 
   
Total Project 6,903,000 
  
Funding  
Federal Government Grant 2,300,000 
BLLSLSC – Original Contribution 300,000 
Ballina Shire Council Property Reserves 4,100,000 
Plus BLLSLSC – Additional Contribution 29,000 
Plus Council Engineering Works Contribution 39,000 
Plus Council Transfer Animal Pound Savings 20,000 
Plus Council Sale of Tintenbar Quarry 75,000 
Plus Council Transfer Sports Centre Budget 40,000 
Total 6,903,000 

 

 

Attachment(s) 

1. Archimages - Option One - Two Storey 
2. Quantity Surveyor's Report - Options One and Two 
3. Option Three - Basic Floor Plan - Gym to be deleted 
4. BLLSLSC - Preferred Design 
5. BLLSLSC - Latest Correspondence  
 



4.5 Ballina Surf Club - Project Update 

Ballina Shire Council Facilities Committee Meeting Agenda 
19/06/14 Page 55 of 67 

Attachment 1 
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Attachment 1 
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Attachment 2 
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Attachment 3 
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Attachment 4 
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Attachment 5 
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