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15.1 Aldinga Community Facilities Feasibility Study - Confidential  
1. H2 

This report presents the URPS Aldinga community facilities feasibility study, presents a 
recommendation on a preferred model for community facility development in Aldinga, and 
seeks retrospective approval to progress an expression of interest for funding through the 
Regional Development Australia Fund Round 4. 

This is an update on a previously reported subject, concept or issue. 

 

Directors: Philomena Taylor, Director Community Relations 

  Terry Sutcliffe, Director City Development 

Report Authors: Terra Lea Ranson, Manager Community Capacity 

 Adam Mrotek, Manager Development Projects and Policy 

Contact Numbers: 8384 0114 

 8301 7306 

Attachments: 1.   Aldinga community facilities feasibility study (URPS)  

 (137 pages) 

2.  Aldinga community facilities assessment matrix (1 page) 

 3.  Preliminary Ashford Holdings Library Concept Plans 
 (4 pages) 

 4.  Regional Development Australia Fund Round 4 – Expression 

of Interest (18 pages) 

 5.  Draft Connor Holmes Retail & Infrastructure Investigation 

Study (87 pages) 

 6.  Meeting summary – Elected Member briefings May/June 

2012 (8 pages) 

 

 

1. Recommendations 

1. That: 

a. Under the provisions of Section 90(2) of the Local Government Act 
1999 an Order be made that the public be excluded from attendance 
at the meeting in order to consider in confidence this item. 

b. That Council is satisfied that it is necessary that the public be 

excluded to enable Council to consider the report at the meeting on 
the following grounds: 

  Section 90(3)(b) information the disclosure of which – 

i.  Could reasonably be expected to confer a commercial 
 advantage on a person with whom the council is conducting, 
or proposing to conduct business, or to prejudice the 
commercial position of the council; and 

ii.  Would on balance be contrary to the public interest; 
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 The Council is satisfied that it is reasonably foreseeable that the 

public disclosure or discussion of information concerning the lease 
arrangements and associated land purchase would provide a 

commercial advantage to another party. 

 The Council is also satisfied in considering the ‘public interest’ that 

whilst disclosure would enhance: 

 the accountability of council or council staff in the performance 

of their official powers, duties and responsibilities;  

 the community’s ability to inform their own decisions; and 

 informed debate about issues and public participation in 

democracy 

 

the public interest is outweighed by the following factors, that: 

 disclosure may unduly inhibit the achievement of the objectives of 

the Act at Section 8,  ie. obtaining value for money for the 

community; 

 disclosure would provide a commercial advantage to another 

party; and 

 disclosure may have a detrimental effect on the efficient and 

effective conduct of government functions. 

c. accordingly on this basis, the principle that this meeting of the 

Council should be conducted in a place open to the public has been 
outweighed by the need to keep the information and/or discussion 

confidential. 

2.  That Council: 

a) notes the URPS Aldinga community facilities feasibility study report  

b) approves in principle the relocation of the Aldinga Library to a 
purpose built facility to be leased from Ashford Holdings Pty Ltd  

subject to the outcomes of negotiations of the commercial lease 

terms being satisfactory to Council. 

c) approves in principle the expansion of the VOLT Youth Centre at 

Aldinga into a leased tenancy area immediately adjacent to its 
current location subject to the outcomes of negotiations of the 

commercial lease terms being satisfactory to Council. 

d) approves in-principle the future relocation of the Aldinga Community 

Centre to a new facility in the Aldinga District Centre.  Further 

investigation of the most effective facility delivery model for this 
relocation and the options for the existing facility will be the subject 

of a further report to Council. 

e) delegate authority to the Chief Executive Officer to negotiate and 

approve the commercial terms of the lease arrangements with 

Ashford Holdings Pty Ltd which underpin the proposed new and 
expanded tenancies. 

And, if recommendation (b) is adopted, that Council: 

f) proceeds with the expression of interest to Round 4 of the Regional 

Development Australia Fund for $2.26 million Federal funding to 

supplement Council funding of $2.84 million to enable facility delivery 
including the lease of a new building for Aldinga Library and 

expansion of the VOLT Youth Centre into a portion of the vacated 
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library space, integrated with the existing Aldinga Shopping Centre 

and recreation centre and a new main street and town plaza. 

And, if the RDAF EOI or full application is unsuccessful, that Council: 

g) proceeds with facility delivery including the lease of a new building 
for Aldinga Library and expansion of the VOLT Youth Centre into a 

portion of the vacated library space, integrated with the existing 

Aldinga Shopping Centre and recreation centre and a new main street 
and town plaza to be fully funded by Council, noting that future grant 

funding opportunities would be pursued as they become available. 

3. That the matter of the Aldinga community facilities having been considered 

in confidence under Section  90(3)(b) of the Local Government Act 1999 an 
order be made under the provisions of Section 91(7)and (9) of the Local 
Government Act 1999 that the Aldinga community facilities and the 

minutes and the report of the Council relating to discussion of the subject 
matter be kept confidential until the completion of commercial 

negotiations regarding the lease arrangement and the associated land 
purchase, which has also been the subject of confidential Council reports.  

 

2. Background  

Our Aldinga Library (leased from Ashford Holdings) has for some time been 
experiencing pressures from rising usage levels and has a low floor area for its 
catchment size (based on the NSW People Places standards for public libraries). 
Our Aldinga Youth Centre (VOLT) (also leased from Ashford Holdings) is 
experiencing high demand for service delivery well beyond the capacity and 
functionality of the existing facility, which was established at a time when the youth 
population of its catchment was considerably smaller. The Aldinga Community 
Centre (Council owned) is also experiencing unmet demand which will increase as 
the population expands, but can manage this in the short to medium term within its 
existing capacity by continuing to prioritise the services and programs it supports. 

At its meeting on 18 August 2009 Council endorsed the Aldinga Social Impact 
Assessment Implementation Plan that recommended that a feasibility study be 
undertaken to assess the potential of incorporating the Aldinga Library into a new 
multi-function centre that could include an indoor recreation centre, youth centre 
and community centre on Council owned land. 
http://www.onkaparingacity.com/utils/html_view.jsp?repos_id=1728&type=3&str=
minutes  

In response to this recommendation Urban and Regional Planning Solutions (URPS) 
was contracted to provide a report on future options for community facilities in the 
Aldinga district to serve the existing and forecast population growth.  

At its meeting on 16 February 2010 Council considered a report on the Aldinga 
Indoor Recreation Centre and approved the construction of a single court indoor 
centre part funded by a Federal funding grant, with provision for integration of 
other community facilities at a later stage. This report also highlighted a need to 
engage with Aldinga District Centre land owners to identify opportunities for shared 
facilities that would support the establishment of a community hub. 
http://www.onkaparingacity.com/utils/html_view.jsp?repos_id=1071&type=3&str=
minutes  

On 15 May and 12 June 2012 briefings were held with Elected Members on the 
preliminary findings of the URPS report (meeting summary notes are attachment 6 

http://www.onkaparingacity.com/utils/html_view.jsp?repos_id=1728&type=3&str=minutes
http://www.onkaparingacity.com/utils/html_view.jsp?repos_id=1728&type=3&str=minutes
http://www.onkaparingacity.com/utils/html_view.jsp?repos_id=1071&type=3&str=minutes
http://www.onkaparingacity.com/utils/html_view.jsp?repos_id=1071&type=3&str=minutes
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to this report). Feedback received at these briefings has been incorporated into the 
completed report, which outlines five delivery options that meet the community 
facilities needs of the Aldinga region for the next 10–20 years (attachment 1). 

Work has also been progressing with key landowners, stakeholders and the 
community to prepare a development concept and vision to guide future expansion 
of the Aldinga District Centre. At its meeting on 14 December 2010 Council resolved 
to make a formal offer on the parcel of land in the Aldinga District Centre that is 
own by Bend Hotels Pty Ltd and to formally notify the Salvation Army of its interest 
to purchase a portion of their Aldinga District Centre land holding to secure our 
options for future community facility provision. Subsequently our offer on the Bend 
Hotels land was not accepted. 

At its meeting on 6 March 2012 Council approved in principle negotiations with SA 
Health and Salvation Army for purchase of land in the Aldinga District Centre 
required for the delivery of the development concept and to future proof our 
community facility provision options.  

At its meeting on 31 July 2012 Council approved pursuing the purchase of land 
from the Salvation Army, Minister for Infrastructure and Health SA in order to 
future proof our community facilities delivery options and deliver the main street 
and town square components of the development concept. With the exclusion of 
the land owned by the Minister for Infrastructure (as this land is not to be sold in 
the foreseeable future), these negotiations are currently ongoing. The Minister for 
Infrastructure land is not integral to the delivery of the endorsed development 
concept. 

In October 2012, the Strategic Directions Committee endorsed the development 
concept and vision informed by community engagement undertaken in July 2012, 
which returned very strong support (90%) for the concept which aims to transition 
the centre from a traditional ‘big box’ shopping centre to a more vibrant pedestrian 
oriented centre that has a town square and main street at its heart. This centre 
heart would act as a regional destination for people to shop, socialise, access 
services and facilities and be a location suited to host various community events.   

The Aldinga District Centre Development Plan Amendment (DPA) will be 
substantially commenced during 2013 to bring the planning policy in line with the 
endorsed community vision and development concept. This will be supported by 
development of an investment attraction and implementation strategy for the 
District Centre to be presented to Council at a future meeting. 

 

3. Financial Implications 

The Aldinga Library has a $5 million allocation in the Major Projects Fund (MPF) 
across the 2014-15 and 2015-16 financial years. The recommended facility delivery 
option (Lease 2021 option in the URPS report and described in section 5.4 of this 
report) seeks to use part of this allocation as seed funding to leverage co-
contribution from other sources for the delivery of library and community facilities 
and the associated construction of the main street and town square within a 
timeframe to meet community needs.    

A Council owned and operated facility is one of the URPS development options and 
was the model pursued through two previous unsuccessful funding bids (RDAF 
Round 2 and Suburban Jobs Program in 2011 and 2012). This model would require 
the full MPF $5 million to be used as a funding co-contribution and it is likely that 
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further additional funds would be needed to deliver social infrastructure to meet 
identified needs.  This option does not deliver the placemaking benefits of the main 
street and town square or catalyse private investment in developing a new northern 
extension of the shopping centre and mall.  

Pursuing a leasing option would enable Local Government and the private sector to 
work collaboratively and may increase our future success in leveraging additional 
federal and/or state funding to support the delivery of social infrastructure and the 
broader Aldinga District Centre development concept. A lease arrangement, 
catalysing private investment and supported by co-funding also has the benefit of 
retaining approximately $1 million within the $5 million MPF allocation to leverage 
further co-contribution for additional social infrastructure that may support the 
delivery of a future integrated community centre and/or expanded recreation 
centre, neither of which are currently funded.     

The Lease 2021 recommendation is not intended to affect previous motions of 
Council regarding the purchase of land in the Aldinga District Centre as the 
purchase of Salvation Army land adjoining our recreation centre will future proof a 
Council owned model of community facilities beyond the 10 year lease timeframe of 
the Lease 2021 option and will support the car parking required for a future Aldinga 
Recreation Centre expansion. 

The Net Present Value (NPV) assessments performed by Leedwell Strategic (page 
25 of the URPS report – Attachment 1) demonstrate that a premium will be paid 
over time for the delivery of facilities through the leasing model. Despite this the 
Lease 2021 model is recommended on balance as the best facility delivery option 
for the following reasons that are further outlined in this report: 

 better social outcomes achieved through the clustering of facilities centered 
around a main street and town square and integration with the shopping 
centre for increased library visitation 

 more flexibility in responding over time to changing needs of library service 
provision and population growth demands 

 better placemaking outcomes of creating a heart for the district centre as per 
the endorsed development concept and bringing forward the delivery of this 

 catalysing private investment in the shopping centre mall extension to 
integrate with the community facilities, main street and town square 

 lower up front borrowings requirement. 

Our current project cost modelling for the Lease 2021 option shows a total cost of 
$6.19 million, with $5 million already allocated in the MPF. If our EOI or full 
application to the RDAF Round 4 is successful $2.26 million of this total required to 
build the main street and town square would be alternatively funded leaving $1.1 
million in MPF after the Salvation Army land purchase. If we are not successful in 
gaining funding from the RDAF, to proceed with the Lease 2021 full funding of the 
total project cost of $5.05 million plus Salvation Army land purchase of $1.14 
million will be considered as part of long term financial planning inclusive of the 
MPF. 

Increased floor areas for the Aldinga Library and VOLT Youth Centre and an 
increased rate per square metre (in the case of the library) to reflect 
accommodation in a higher quality, purpose built facility will result in rent obligation 
above that which is currently paid, per the table below. 
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 Aldinga Library 
1000m2 (approx.) 

VOLT Youth Centre 
450m2 (approx.) 

Current annual rent costs 
including outgoings 

$190,000 $61,000 

Approximate future 
annual rent costs (per 
the Lease 2021 option) 

$400,000 $135,000 

Approximate annual 
increase 

$210,000 $74,000 

 

Please note that the lease for the VOLT expires in 2013 and the library expires this 
year but has a further three year option for renewal. Therefore the current lease 
rates would already by subject of negotiations with Ashford Holdings Pty Ltd and 
would probably move from the current rates. 

We are currently working through estimates of the incremental operating increases 
based on increased floor areas of the proposed facilities. 

It is proposed that there be no major capital expenditure on the Aldinga Community 
Centre until such time that it is relocated to the Aldinga District Centre, instead 
continuing with its normal operating and maintenance costs. Any future funds 
required in relation to the community centre, which is projected to exceed its 
capacity when the Aldinga region population reaches 16,000 people (forecast for 
2018), will need to be considered as part of investigating various delivery and 
funding options within the district centre. 

 

4. Risk and Opportunity 

 

Key risks Risk details and analysis 

Undersupply of 
library space to  
service the existing 
Aldinga region 
population 

A high level of community expectation for a larger library 
has developed as a result of the engagement which has 
occurred to date. 

  

Undersupply of 
youth centre space 
to service the 
existing Aldinga 
region population 

The VOLT Youth Centre experiences difficulty in 
delivering the specialised services required by young 
people due to both a lack of space and limited 
functionality of the available space.  

Future undersupply 
of library, youth 
centre and 
community centre 
space in terms of 

An additional 10,000+ people are anticipated to reside in 
the Aldinga region by 2031. This will result in demand for 
social infrastructure well beyond our current level of 
provision and it is essential that we plan to meet this 
increasing demand. 
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servicing the 
forecast population 
of the Aldinga region 

Lack of delivery of 
the endorsed 
Aldinga District 
Centre Vision 

In October 2012, Council endorsed a community vision 
and development concept for the future of Aldinga 
District Centre.  

There is a level of scepticism from the community on the 
likelihood and long term timing in excess of 10–20 years 
for this vision to be delivered.   

The shopping centre extension requires a major anchor 
fronting the Town Square to pull people through the mall 
and bring activity to the proposed town square and main 
street. The construction of this civil infrastructure alone 
will bring no placemaking benefit until the shopping 
centre extension can be secured. 

Retail investigations completed for the DPA show that 
this critical shopping centre connection is unlikely to be 
delivered in the short to medium term through a retail 
anchor alone.   

Intervention by Council through a commitment to lease 
floor space to serve as this anchor would bring vibrancy 
and activity to the town square and main street. A lease 
arrangement as outlined in Section 5 of this report could 
bring the community’s vision to reality within the next 3 
years. 

RDAF Round 4 EOI 
success and funding 
implications 

Council is a joint partner to the separate Round 4 RDAF 
expression of interest (EOI) for the Southern Sporting 
Complex at Noarlunga Centre. There is a risk that we 
may not be successful in both EOIs proceeding to the full 
application stage, as only three EOIs from the Adelaide 
Metropolitan Region will be selected by the committee to 
proceed to full application. 

Commercial 
opportunity 

There is a risk if Council fails to act in a reasonable 

timeframe on the current development opportunity to 

lease a purpose built library as part of a planned 

shopping centre expansion to the main street that the 

offer may not be available in future years. The retail 

market is constantly changing and in future years we 

may experience either a change to the shopping centre 

ownership and/or their financial capacity to provide the 

upfront capital injection to deliver this expansion placing 

at risk the delivery of the endorsed community vision that 

is reliant on a shopping mall re-orientation and new 

entrance to the town square. 
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5. Discussion 

Aldinga community facilities feasibility study and development options 

As detailed in the attached URPS report five main options for the delivery of 
community facilities to service the Aldinga region have been provided for our 
assessment (per the assessment criteria and matrix – attachment 2).  

1. Build 2021 – Council to build, own and operate a library to meet projected 
population growth to 2021 (and expand the existing youth centre tenancy and 
consider the most effective way to collocate the community centre in the 
Aldinga District Centre). 

2. Build 2031 – Council to build, own and operate a library, youth and 
community centre to meet projected population growth to 2031. 

3. Lease 2021 – Council to lease a purpose built library facility developed on 
land owned by Ashford Holdings in the existing Aldinga District Centre to meet 
projected population growth to 2021 (and expand the existing youth centre 
tenancy and consider the most effective way to collocate the community centre 
in the Aldinga District Centre). 

4. Lease 2031 – Council to lease a purpose built library facility developed on 
land owned by Ashford Holdings in the existing District Centre to meet 
projected population growth to 2031 (and expand the existing youth centre 
tenancy and consider the most effective way to collocate the community centre 
in the Aldinga District Centre). 

5. Refurbishment – Existing facilities are refurbished to meet current and future 
needs with no expanded floor space. 

A further option has been touched on in the URPS report of leasing a library facility 
built by a developer on our land (potentially purchased from the Salvation Army). 
This development option has not been fully assessed as it has been determined 
that leasing a library located away from the main street does not offer the same 
placemaking benefits as entering into a lease option with Ashford Holdings to 
develop their land fronting the proposed town square. 

As the Aldinga Library has been identified as the top priority facility, the URPS 
report focuses on this as the central element to the proposed facility provision 
options. Considerations for the current and future provision of the Youth Centre and 
Community Centre have been dealt with as elements that plug in and out of the 
core library development option to allow for flexibility.  

It is recommended that the youth centre floor area is increased as soon as the 
library vacates its current tenancy to: 

 improve the capacity and functionality of the facility and provide a floor area 
more in line with relevant standards 

 secure the space while it is available (prior to it being leased by Ashford 
Holdings as a retail tenancy). 

It is recommended that the Community Centre is relocated to the District Centre 
around 2018 when population growth is expected to reach 16,000, resulting in 
demand for space and service levels beyond the capability of the existing facility. It 
is recommended that the existing community centre is utilised until this time and 
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that in the lead up to the 2018 anticipated population growth trigger further 
investigation is undertaken as to the best facility delivery option. 

The URPS report informs our directions for the provision of community facilities in 
the Aldinga region in terms of floor areas and delivery models. Detailed facility 
planning will be required prior to the actual development of any facilities. 

Previously explored library funding options  

As discussed in Section 3, Council has allocated $5 million in the MPF for the 
delivery of social infrastructure at Aldinga.  We have previously applied for funding 
to construct a multi-purpose, Council owned library facility through two separate 
submissions in 2011 and 2012.   

 In December 2011 we applied to RDAF Round 2 for $5 million to construct 
the main street, town square, library and customer service centre to be 
matched by Council contribution of $5.62 million. We were unsuccessful in the 
EOI stage of this application. 

 In February 2012, we sought $12.8 million for a Council owned integrated 
facility to the Suburban Jobs Fund with a Council contribution of $3 million. 
This was not successful and we have since learnt that the successful projects 
had significantly greater parity of partnership funding. 

Both applications proposed the construction of a purpose built Council owned and 
operated library and customer service centre with associated civil infrastructure, 
being the construction of the town square and main street.   

The feedback received from the funding bodies suggests that future applications 
would be strengthened by demonstrating the regional destination elements of the 
proposal while showing how funding would directly catalyse broader private 
investment and improve value for money considerations for all parties. 

In consideration of this feedback and the immediate demand for improved library 
infrastructure, we believe a delivery scenario that better leverages private sector 
investment is best achieved through a Council commitment to lease.  

Ashford Holdings – Preliminary leasing concept 

Ashford Holdings, as the major landowner within the Aldinga District Centre has 
been engaged throughout the preparation of the development concept and vision. 
They are committed to the proposed model for the shopping centre to expand to 
the north through a new mall connection, effectively reorienting the shopping 
centre to engage with the main street and town square and the broader district 
centre (including our existing recreation centre).   

Ashford Holdings has advised that following a 2011 shopping centre expansion they 
have a number of vacant tenancies and it is likely to be an extended timeline before 
sufficient retail demand is experienced to generate a major retail anchor for the 
main street frontage to support this northern mall extension. To corroborate this 
demand timing a draft retail and infrastructure study was undertaken by Connor 
Holmes in 2012.  

This draft report (attachment 5) demonstrates that retail growth in the Aldinga 
District Centre will likely be in the order of an additional 17,200m2 of new floor 
space, growing from the existing shopping centre floor space of 10,100m2 over the 
next 20 years. This report also identifies that with the recent expansion of the 
centre and vacant tenancies the delivery of a major mall expansion out to the 
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future town square will be reliant on population growth linked to the future 
occupation of the Greenfield Renewal SA Aldinga land.  

With this background it can be assumed that from a demand perspective it is likely 
to be between 5–15 years before retail demand alone would reach a point that 
could deliver a connection of the shopping centre out to a new town square with a 
retail anchor fronting the town square and main street to drive activation.   

Waiting for retail demand alone would leave the Aldinga/Sellicks and broader 
regional community with a disconnected centre making it difficult to progress 
upgrades to the centre heart to meet the endorsed community vision. In response 
to the findings above we commenced discussion with Ashford Holdings to look at 
alternative scenarios that could catalyse the shopping mall extension earlier as part 
of planning for the implementation strategy. Through these discussions we have 
identified a potential opportunity for early delivery of the vision if Council agrees to 
commit to lease a new purpose built library (with 10 plus 10 year lease terms) that 
could serve as this anchor tenancy.  

Ashford Holdings have completed preliminary architectural concepts for their 
proposed northern mall expansion to consider their ability to meet Council 
requirements for a purpose built library facility fronting the town square with a 
secondary entrance into the internal mall. These plans represent a $7 million dollar 
private investment opportunity for the district centre. The confidential preliminary 
architectural concepts are provided for information as attachment 3. 

While the architectural concepts are preliminary only, they present a high quality 
solution that would substantially deliver our community’s vision for a new district 
centre heart. 

Recommended option – (URPS Lease 2021 option) 

As shown in attachment 2 the assessment matrix provided by URPS demonstrates 
that the lease options rank the highest across the balanced criteria of community, 
placemaking and financial. The Lease 2021 option is recommended as our 
immediate direction, with the potential for the Lease 2031 option or one of the 
build options to be pursued in the future. This future option could be implemented 
at such time that increases in demand for service and space warrant further 
investment, at which time alternative funding opportunities may exist. 

The Lease 2021 option offers us the opportunity to occupy a purpose built library to 
address the existing undersupply in floor area and meet the medium term 
population growth demands through to 2021.  

Feedback received from Elected Members at the 15 May 2012 Aldinga community 
facilities briefing indicated a preference for a Council owned model of facility 
delivery and that the preferred location for this would be the Salvation Army land 
adjoining the recreation centre parcel. 

This option was considered to provide a more equitable distribution of development 
across the district centre to deliver a north/south balance.   

This  option has been further considered in the finalisation of the URPS work which 
advises that such a development scenario is more suited to the Aldinga District 
Centre when in a more mature stage of development and community facilities are 
not required to bring activation to the heart of the centre. Community facilities have 
a significant role in catalysing private investment and development in our centres 
and their location on a town square brings with it significant placemaking and 
community connection opportunities.  
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There are many examples of community infrastructure experiencing increased 
patronage and use when integrated with a shopping centre mall, and delivering 
broader placemaking benefits through the activation achieved by fronting onto a 
public square. The benefits of this co-location would also enable flexibility for library 
events and programs to expand out into the public space. The location also 
connects with our Aldinga Recreation Centre, bringing activation to two sides of the 
town square.  

It is worth noting that four out of our six libraries are accommodated in non 
Council-owned facilities as per the following list: 

 Aldinga Library – leased from Ashford Holdings 
 Hub Library – shared use arrangement with Department of Education and 

Child Development 

 Seaford Library – shared use arrangement with Department of Education and 
Child Development 

 Noarlunga Library – leased from TAFE 
 Willunga Library – Council owned 
 Woodcroft Library – Council owned 

Preliminary discussions with Ashford Holdings have indicated that the library would 
be built to allow for future expansion capable of meeting the longer term 
population growth through to 2031 at such time that Council determined this to be 
necessary. This staged growth allows us to efficiently deliver social infrastructure 
that is in line with but not ahead of demand resulting from incremental population 
growth. 

Leasing a library space provides flexibility to adjust the floor area not only to 
increasing demand resulting from population growth but also to respond to 
changing library service standards as the impacts of new technology and the 
changing role of libraries in our communities becomes clearer.  

The Lease 2021 option also includes an expansion in floor area of the existing 
Youth Centre that is leased from Ashford Holdings. This would be achieved by 
expanding the tenancy into a portion of the space vacated by the library to increase 
the total floor area of the centre from 275m2 to approximately 450m2 in order to 
meet current and anticipated demand through to approximately 2021. 

The Lease 2021 option includes the Community Centre being relocated to a new 
facility within the District Centre in order to maximise opportunities for sharing 
facilities, integration with other community uses, access to public transport and 
increased visitation through being part of the ‘community hub’. The timing of this 
relocation is recommended for around 2018, with the existing community centre 
meeting anticipated demand until the trigger of 16,000 people is reached.  

RDAF Round 4 EOI 

An opportunity arose in late 2012 to register an EOI for funding through RDAF – 
Round 4. In scoping the potential projects to be submitted staff applied the 
feedback from the previous failed submissions.  

Round 4 will fund projects between $500,000 and $15 million with a commitment 
from the Federal Government that $40 million of the $175 million in grants available 
will be reserved for Arts & Cultural applications. Under the RDAF definitions a 
library is considered to fall within the Arts and Cultural category, increasing the 
opportunity for success for applications incorporating this type of facility. Feedback 
from the RDAF committee on successful EOI applications is due in mid-February 
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2013. If the EOI is successful we will be required to submit a full application by 11 
April 2013. 

Subsequently a pre-emptive EOI was lodged for the Lease 2021 scenario, which is 
considered to best demonstrate the delivery of strong social benefits, community 
placemaking advantages and value for money for all funding parties whilst 
catalysing $7 million in private investment in the centre.   

The EOI was due on 6 December 2012 and staff submitted an EOI for the lease 
proposal to protect Council’s option to proceed to a full application in April 2013, 
subject to the decisions of Council in relation to this report and the success of our 
EOI. Due to the tight timelines for submission of the EOI it was not possible to 
present this to Council prior to its submission.   

This report now seeks a decision from Council to either proceed with or withdraw 
the EOI from consideration. 

The EOI submitted for Aldinga District Centre proposed the creation of a regional 
destination incorporating a new town square and main street. This includes 
construction of a shopping centre mall expansion connected to the town square, 
which incorporates a library and customer service centre and expansion of the 
youth centre with a total project value of $12.09 million. 

 Funding was requested from the RDA to construct the new town square, 
including multi-purpose market and event place, a unique civic playground 
incorporating public art and a pedestrian oriented Main Street to the value of 
$2.26 million. 

 Council’s preliminary financial commitment presented in the EOI is $2.84 
million. This is comprised of $2.79 million from the MPF allocation that would 
cover GP Plus land purchase and library and youth centre fit-out costs for the 
leased spaces. An additional $45,000 is committed in PCW in 2012/13 to 
cover design costs for the main street and town square. 

 This funding arrangement is supported by a commitment from Ashford 
Holdings, subject to Council agreement to the Lease 2021 option, to construct 
a $7 million shopping centre expansion incorporating a new northern mall 
extension. 

 If an application to RDAF Round 4 is successful there would be a remainder of 
approximately $1.07 million of the $5 million MPF allocation after purchase of 
the Salvation Army land to future-proof our community facility delivery 
options in the District Centre. 

 

Conclusion 

A decision is required from Council on the preferred form and location for future 
library, youth centre and community centre. This decision is based on addressing 
community needs but also has the opportunity to support a mix of land uses and 
active buildings to activate the proposed town square and main street that will 
create a new heart for the Aldinga District Centre, delivering the core features of 
the 2012 endorsed development concept that were highly valued by our community 
through the engagement process.  

It is recommended that Council approve the Lease 2021 option as the preferred 
facility delivery scenario to allow terms to be negotiated with Ashford Holdings and 
finalisation of their architectural concepts. This is based on the discussion outlined 
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in section 5, which identifies this option as the best solution in terms of balancing 
upfront financial commitment with timely delivery of a flexible solution to social 
infrastructure while also catalysing private investment and delivery of major 
placemaking and community identity elements (main street and town square).   

Should Council support this delivery option, we also seek approval to proceed with 
consideration of the EOI under Round 4 of the RDAF for $2.26 million in funding for 
the delivery of the town square, including multi-purpose market and event place, a 
unique civic playground incorporating public art and a pedestrian oriented Main 
Street. If this EOI is successful a report presenting the full application will be 
submitted to Council prior to submission to RDA. 

Should either the EOI or full application through RDAF not be successful, it is 
recommended that we continue to proceed with the lease negotiations with Ashford 
Holdings for the delivery of a new library facility and expanded youth centre 
tenancy.  

The facility delivery options outlined and recommended in this report demonstrate 
optimum use of the $5 million MPF allocation for the Aldinga Library to leverage 
investment by other parties to support the growing population in the Aldinga 
district. The capital expenditure items have been previously forecast through the 
MPF allocation. Considering the range of reports that Council has considered 
regarding the potential for new, integrated, multi-function facilities in the Aldinga 
District Centre and the resulting Council resolutions, the facility delivery options 
recommended in this report represent an opportunity to deliver on a community 
hub model that has previously received good support and is aligned with the 
Council endorsed Aldinga District Centre Development Concept.   
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1.0 Introduction 
This Final Report provides details of the following options for the provision of community 
facilities in the Aldinga District Centre to meet the needs of residents, workers and visitors to 
Aldinga region.1 

• Council to build, own and operate a library to meet projected population growth in 
2021. 

• Council to build own and operate a library to meet projected population growth in 
2031. 

• Council to lease a purpose built library facility developed on land owned by Ashford 
Holdings in the existing Aldinga District Centre to meet projected population growth in 
2021. 

• Council to lease a purpose built library facility developed on land owned by Ashford 
Holdings in the existing District Centre to meet projected population growth in 2031. 

• Developer builds library on Council owned land for lease by Council. 

• Existing facilities are refurbished to meet current and future needs. 

Each of these options are designed to be able to incorporate the Aldinga Youth Centre 
and/or Aldinga Community Centre, as immediate  or future stages. 

The 2031 Site Plan shows the potential future Youth Centre integrated with the Recreation 
Centre, Library and Community Centre. 

In addition to costing these options and evaluating their financial impacts on Council the 
consultant team have considered as a base case the costs of maintaining and upgrading 
the existing Council owned Community Centre and retrofitting the Library and Youth 
Centre in their existing leased areas to better meet current and existing future community 
needs. 

1.1. Background 

Over recent years the Aldinga region has undergone significant population growth and 
this is anticipated to continue. Please see Appendix A for future population projections to 
2031.  

The need for investment in the Aldinga library to keep up with the increasing demand in its 
catchment area has been identified in the Major Project Fund since 2009. $4.8 million was 
identified in the fund to support the provision of community facilities in Aldinga, with the 
library being a priority development. The work undertaken by URPS confirms that the library 
currently has a floor area deficit of over 300m2. 

                                                      
1 For the purpose of this study the Aldinga region is defined as the area including the 
suburbs of Aldinga, Aldinga Beach, Port Willunga and Sellicks Beach. It is recognised 
however that Aldinga District Centre has a relevance to further outlying communities 
throughout the Fleurieu Peninsula. 
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In 2011 URPS was engaged to undertake the Aldinga Community Facilities Feasibility Study 
which seeks to identify the most effective way to provide and support community facilities 
in Aldinga. It builds on the 2009 Aldinga Social Impact Assessment (SIA) that identified the 
requirement to expand existing library, recreation and youth facilities to meet future 
needs. In order to capitalise on any potential synergies between the facilities (in terms of 
potential co-location) and to understand the most cost effective delivery methods, future 
options for the Aldinga Community Centre and VOLT Youth Centre have also been 
investigated. 

1.2. Relationships to Strategic Directions 

• The Community Plan 2028 states that human services and facilities will be provided to 
match development. 

• Council’s Activity Centres Review 2009 states that the Aldinga District Centre should 
continue to be the site of choice for major retailing, services and facilities in the 
Aldinga region. 

• The 2009 Aldinga SIA identified the Aldinga District Centre as the best location for the 
provision of community facilities for the Aldinga region due to factors such as access 
to public transport. 

• Aldinga District Centre Development Concept endorsed by Strategic Directions 
Committee 16th October 2012. 
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1.3. Council Roles 

Role Action 

Leadership To provide leadership by providing high quality, highly 
functional facilities that meet the needs of communities 
now and into the future. 

To establish the Aldinga District Centre to be a well-used 
vibrant hub for the Aldinga region and beyond. 

Owner / custodian Council provides and leases facilities for community 
services and community development purposes. 
Currently Council owns the Aldinga Community Centre 
on Symonds Reserve and leases the Aldinga Library and 
VOLT Youth Centre from Ashford Holdings Ltd. 

Council also owns the recently opened Aldinga 
Recreation Centre based in the Aldinga District Centre.  

Initiator / facilitator Council partners with Southern Junction Community 
Services from the VOLT Youth Centre. 

Council also partners with the Management Committee 
of the Aldinga Community Centre Incorporated. 

Council also works with Spa Clubs for the operation of 
the Aldinga Recreation Centre. 

Part funder Council seeks to use its investment in social infrastructure 
to leverage external funding for the provision of 
community facilities. 

Direct service provider Council operates the Aldinga Library. 

1.4. Engagement 

The following groups have been engaged in developing understandings of the future 
needs of our three community facilities: 

• Council staff members involved in the management and delivery of services at 
Aldinga Library. 

• The Community Development Officer at Aldinga Community Centre. 

• Staff members involved in the delivery of programs and activities at Aldinga 
Community Centre. 

• Members of the Aldinga Community Centre Management Committee.  

• Council staff members involved in the coordination of Onkaparinga Youth Services. 
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• Council staff members involved in our Growth Projects Advisory Group. 

• Staff members of Southern Junction Community Services involved in the delivery and 
management of Onkaparinga Youth Services at The VOLT Youth Centre. 

1.5. Current Provision 

The major community facilities in the Aldinga region are listed in the table below to 
establish the baseline scenario of what currently exists and how it is being delivered and 
managed.  

 
*The Aldinga Community Facilities Feasibility Study has not investigated options for these 
recreation facilities as they are being dealt with through other processes, however the 
potential connections between any new community facilities and the new Aldinga 
Recreation Centre in the Aldinga District Centre have been considered. 

 

The majority of the parcel of land that Council owns in the Aldinga District Centre has 
been utilised to develop the recently opened Aldinga Recreation Centre, with a further 
portion of that parcel identified for the potential future expansion of that facility. Any 

Facility Location Owner Facility 
management 

Comment 

Aldinga 
Library 

Aldinga District 
Centre, Aldinga 
Shopping Centre 

Ashford Holdings 
Ltd, leased by 
Council 

Council Current floor area 
deficit of over 300m2 
Not purpose built 

VOLT Youth 
Centre 

Aldinga District 
Centre, Aldinga 
Shopping Centre 

Ashford Holdings 
Ltd, leased by 
Council 

Southern 
Junction 
Community 
Services– 
Onkaparinga 
Youth Services 

Insufficient floor area 
to meet future 
demand 

Aldinga 
Community 
Centre 

Symonds Reserve Council The Aldinga 
Community 
Centre Inc 

Insufficient floor area 
to meet future 
demand 
Opportunity to 
relocate to district 
centre 

Aldinga 
Recreation 
Centre* 

Aldinga District 
Centre 

Council Spa Clubs Recently opened 
Second court and 
other facilities 
earmarked for future 
stage 

Aldinga 
Sports Park* 

Quinliven Road Council Various sporting 
clubs based at 
the site 

Concept plan 
currently under 
development 



RELE
ASED

Aldinga District Centre Community 

Introduction 
5 

 

H:\Synergy\Projects\2011\2011-0209 Aldinga Community Facilities Feasibility Study - Stage Two\Final Reports\Final Report 

18.12.12.docx 

development of further community facilities within the district centre will require the 
utilisation of land in addition to the remaining portion of this parcel. 

1.6. Examination of existing facilities 

Aldinga Library 

The library is currently located in the Aldinga Shopping Centre. In addition to bookshelves 
and seating areas it includes a local history collection, a computer pool, photocopying 
and printing facilities, a meeting room, a small room used for second hand book sales and 
a sports equipment library. 

The future library needs to be larger, more suited to purpose and respond to existing and 
emerging trends in the provision of library services including: 

• Less non-fiction books 

• More online resources 

• User preference for alcoves, lounge chairs and spaces for recreational reading 

• Strong demand for wireless and fixed internet access, printing and photocopying 
facilities. 

In addition to catering for these trends it is desirable that the attributes of a future library 
include a meeting and activity space with kitchen. A future library could also consider the 
inclusion of a customer service point. 

Aldinga Community Centre 

The community centre, which includes the adjacent men’s shed and community garden is 
located in Symonds Reserve approximately one kilometre from the district centre. The 
centre contains meeting spaces, a crèche, playground, kitchen, café area, offices and 
computing space. A variety of community services, programs and classes are run from the 
centre. The centre is also used by a variety of community groups and is hired out for 
specific functions. The Sellicks Beach Community Hall is also managed as an outreach site 
for community centre activities. 

The internal layout of the centre presents limitations to its use. A future centre would need 
to be larger to cope with increasing demand and better designed to support more 
effective programming. Although benchmarks for community centres are not available in 
the same way they are for libraries, assessment of the current floor area of 574m2 against 
the Victorian Planning for Community Infrastructure in Growth Areas guidelines suggests 
that the floor area is already insufficient and that by 2018, at an estimated population of 
approximately 16,000 people, the centre will need to be 1.3 times its current size. 

Relocation of the centre to the Aldinga District Centre could bring potential benefits of 
more exposure to potential users, better designed space and possibilities of sharing 
facilities such as large meeting halls and a commercial kitchen. 

It is desirable that the attributes of a future community centre include: 
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• Location within walking distance to public transport 

• A commercial standard kitchen 

• Office space for external service providers 

• A children’s space (crèche) 

• A meeting space for up to 200 people in addition to a second partitioned space for 
100 people. 

Aldinga Youth Centre 

The youth centre is located at the northern end of the Aldinga Shopping Centre, adjacent 
to the library and includes a purpose built briefing space. A variety of services, programs 
and activities are provided to young people between the ages of 8-25 years including 
employment related training, personal development, artistic and practical skill 
development programs. 

The internal layout of the centre presents limitations to its use and a future centre would 
need to be larger to cope with increasing demand. Although benchmarks for youth 
centres are not available in the same way they are for libraries, assessment of the current 
floor area of 275m2 against the Victorian Planning for Community Infrastructure in Growth 
Areas guidelines suggests that the floor area is already insufficient and that by 2016 the 
centre will need to be 1.5 times its current size. 

It is desirable that the attributes of a future youth centre include: 

• a location in close proximity to public transport 

• a degree of separation from other surrounding land uses but good passive surveillance, 
considering night time safety 

• a recreation space (to complement access to the Aldinga Recreation Centre) 

• a counselling space 

• office, session and counselling space able to be hired to sessional external providers 

• a large meeting or training room 

• a kitchen 

• an outdoor space. 

1.7. Analysis of demand for community facilities 

As a part of the study Infraplan was engaged by URPS to develop Aldinga region future 
population growth modelling for the 20 years to 2031. The Infraplan report is included with 
this Final Report as Appendix A. 

The population projections modelled by Infraplan are based on the state government’s 
Housing, Employment and Land Supply Program (HELSP) report released in October 2010. 
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At this time the estimated population for 2011 was 13,935. Key population trigger points in 
relation to the provision of social infrastructure are summarised in the table below. The 
options detailed later in this paper have considered population growth in relation to these 
key trigger points.  

 

URPS has found that due to existing gaps in the provision of some services in the area, the 
geographical isolation of the district from other parts of the council area, limited public 
transport and high levels of employment vulnerability; services and facilities in the Aldinga 
District Centre will come under increasing demand. 

At a broad level, on the basis of population growth, age structure and the socio-
economic status of the district, the following services and facilities as identified in the 
Aldinga SIA are and will be required to meet the increase in demand within the next ten 
years. 

• Childcare, out of school hours care (OSHC) and vacation care 

• Activities for primary school aged children  

• Youth participation and training programs 

• Open space and outdoor recreation including walking and cycling 

• Expanded library and customer service facilities 

• Community meeting spaces 

• Accommodation, support and activities for older people 

• Public and community transport. 

1.8. Facility planning benchmarks 

In order to benchmark the floor areas required for our community facilities in Aldinga, URPS 
have used industry accepted guidelines. The following is based on: 

• People Places-a guide for Public Library Buildings in New South Wales (2005)-used to 
assess the requirements for Aldinga Library 

• Planning for Community Infrastructure in Growth Areas (Vic 2008)-used to assess the 
requirements for Aldinga Community Centre and Aldinga Youth Centre. 

Year 2016 2021 2026 2031 

Estimated population 15,317 16,952 20,896 24,201 
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1.8.1. Library 

The New South Wales library floor area guidelines are based on a proportional increase of 
an agreed floor area for population increases. For every additional 1000 people up to a 
threshold of 20,000, 42m2  is added. 39m2  is then added for every additional 1000 people 
between 20,000 and 35,000 people. These figures include a wide range of functional area 
types (such as toy and sport libraries) to which is added 20% for circulation. 

1.8.2. Community centre 

No set floor area standards exist. The Victorian growth areas standards recommend one 
level 2 (neighbourhood level) community centre for every 10,000 people. 

Level 3 community centres with larger meeting areas and maybe with theatre, gallery 
space or dedicated youth learning centre are recommended for a district level 
population of 25,000 to 30,000 people. 

Taking the existing floor area of the Aldinga Community Centre as the starting point and 
acknowledging that the current layout is inefficient, URPS has suggested areas to meet 
future population need. A notional 25m2 has been added for each 1000 people over a 
base population of 10,000. 

1.8.3. Youth centre 

The Victorian growth areas standards for the provision of facilities in new urban areas 
recommend one local youth centre or facility for 13,000 people and an additional district 
level facility when the population reaches 25,000 to 30,000. 

No guidelines are given as to the spatial requirements of youth centres, although it is noted 
that they could be collocated with libraries or community centres. A notional 25m2 has 
been added for every additional 1000 people over a base population of 10,000. 
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2.0 Summary of Findings from Feasibility Study 
Elected members received a report in association with an elected member briefing on 15 
May 2012. This report provided  

• an overview of existing community facilities in Aldinga, namely the Community Centre, 
Library and Youth Centre 

• an analysis of demand for community facilities based on population projections to 2031 
and facility planning benchmarks for similar urban development areas. 

Table One below shows the current and future floor area requirements for community 
facilities in Aldinga linked to population figures and standards(1). 
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Table One:  Current and Future Floor Area requirements 

Year Population Current library New South 
Wales 

standard 

Shortfall Current 
Community 

Centre 

Future 
Community 

Centre 

Current Youth 
Centre 

Future Youth 
Centre 

2011 13, 935 646m2  total 
(486m2 core) 

964m2 318m2 574m2 

(10,000 people) 
574m2 275m2 

(10,000 people) 
275m2 

2016 15,317 646m2 1061m2 415m2 574m2 707m2 275m2 408m2 

2021 16,957 646m2 1174m2 528m2 574m2 748m2 275m2 449m2 

2026 20,896 646m2 1447m2 801m2 574m2 847m2 275m2 550m2 

2031 24,201 646m2 1676m2 1030m2 574m2 929m2 275m2 630m2 

The table takes the existing community centre and youth centre floor areas and assumes that they met the needs of a population of 10,000 
people. Projections have been extrapolated from there using figures developed by Phillips Pilkington Architects in July 2011 for efficient, well 
functioning spaces for the community centre and youth centre. (See summary and Detailed Briefs in Appendix B). 
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2.1. Future Facility Requirements 

For the purpose of concept design and costings the project has used the benchmarks in 
the previous table to identify the following floor areas as being applicable in 2021 and 
2031. 

We have rounded the figures to assist in determining costs for the areas. Given that these 
areas are notional for the purposes of preparing concepts there will need to be detailed 
cost analysis undertaken at the design stage. 

As a new Community Centre and Youth Centre can be included or excluded from the 
options we have used a consistent size based on approximate 2031 estimates for ease of 
comparison. These areas can be scaled back to meet the population thresholds for 2021 
should Council decide on a staged approach for all 3 facilities. 

Table Two shows the notional facility areas applicable in 2021 and 2031. 

Table Two: Notional Floor Areas 

Facility 2021 2031 

Library 

Community Centre 

Youth Centre 

1050m2 

750m2 

450m2 

1,600m2 

900m2 

600m2 

Total facility requirements 2,250m2 3,100m2 
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3.0 About the Options 
This section of the report describes each option in detail and needs to be read with the 
schematic plans as indicated. The broad order costs associated with each option are 
shown in the text boxes at the end of each option. Complete costings are provided in 
Appendix E and a comparison of costs in Section 4. Section 5 provides the financial 
feasibility assessment of all options and Section 6 provides a complete set of assessment 
criteria and how Council might use these to decide which option achieves the best 
outcomes for Council and the community. 

3.1. Build 2021: Council build, own and operate Library to accommodate 
population growth to 2021 

This development option is based on provision for a total population of 17,000 people 
which our modelling suggests will be realised by 2021. 

This option involves a new building on the corner of Mc Rae Street and a new main street. 
The building would occupy a portion of Councils current land holding and would require 
the purchase of a portion of the land currently held by the Salvation Army. 

The building would be articulated with the recently completed Aldinga Recreation Centre 
and would include a small café tenancy and business centre. It could have a two storey 
street presence to both McRae St and a new main street, including a public plaza that 
would be constructed as part of the project. The new main street would connect McRae 
St with Pridham Boulevard through the section of road already constructed to service the 
recreation centre. It would require the purchase of a portion of undeveloped land from 
the Minister for Health that forms part of the Aldinga GP Plus site. GP Plus representatives 
have indicated that their future expansion plans could accommodate this proposal and 
that the new road would provide a benefit to accessing their site. 

Summary costs for the Library 2021 Build Option are show in the box below. Detailed costs 
are in Appendix E. 

The Aldinga library would occupy a total of 1,050m2 including the cafe and business 
centre. As demand for library space increases with population growth there is capacity to 
extend the library building to the north. 

This option is illustrated in SK01 Build 2021 on the next page. 

This option allows for the future expansion of the library to cater for population growth to 
2031 and for the inclusion for a community centre with a new foyer shared with the library 
to be constructed at some time in the future.  

The drawing also shows the additional 34 car parks required for the community centre. It is 
noted that these are shown on Salvation Army land and so could be the subject of a 
future negotiation about shared car parking between the Salvation Army Worship Centre 
and community facilities and Council’s community facilities. 

Under this development option the existing capacity of our Aldinga Community Centre 
could be improved through an internal refit to allow more efficient use of available space. 
It is anticipated that this could extend the life of the centre until approximately 2018 when 
the population reaches 16,000 people. In the lead up to this eventuality delivery options 
for a new community centre to integrate with the library building could be considered. 
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This has been shown in Drawing SKO1 as a potential future option to meet the needs of the 
district population of 24,000, projected to be realised by 2031. 

Under this development option the existing capacity and functionality of the Aldinga 
Youth Centre could be improved through increasing the size of the leased space. By 
adding a portion of the vacated library, to a total floor area of approximately 450m2, we 
would cater for demand through to approximately 2021 or 600m2 to 2031. As the existing 
library would be vacated to occupy the new building, building owners Ashford Holdings 
have indicated their willingness to provide internal walls in order to expand the floor area 
of the youth centre into what is currently the library space. The existing wall between the 
library and youth centre would be removed. This expansion would provide efficiencies in 
terms of toilets and kitchen facilities that are present in both current tenancies. The risk of 
not taking this option at this time is that the existing library space will be otherwise 
tenanted meaning that we may lose the option to expand the youth centre at its existing 
location at a later time.  

This option allows for: 

• The Youth Centre expansion into the former library space as a rented tenancy 

• The maintenance and refurbishment of the Community Centre in its current site or 
relocation at some future time to a site adjacent to the library 

• Future expansion of the library on its proposed new site to accommodate growth to 
2031. 

Aldinga Library Build 2021 

Cost Estimate $8,374,600 

Comprised of new library building and fit out, site works, car park and driveway, 
construction contingency, professional fees and an allowance for furniture, equipment 
and IT. 

 
This cost estimate does not include the Community Centre or Youth Centre which are 
separately described and costed in Section 3.5. 

The drawings on the following page SK02 Build 2021 – Site Plan shows the Youth Centre on 
a expanded lease area in the Shopping Centre. 
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3.2. Build 2031: Council build, own and operate library to accommodate 
population growth to 2031 

This development option is based on provision for a total population of 24,000 people 
which our modelling suggests will be realised by 2031. 

This option involves a new building of the corner of McRae Street and a new main street. 
The building and its associated car parking would occupy all of Council owned land north 
of the existing Recreation Centre and land to be purchased from the Salvation Army. 

The Aldinga library would occupy a total of 1,600m2 including a small cafe and business 
centre. 

The library building comprises: 

• 1405m2 library space 

• 50m2 cafe 

• 50m2 business centre 

• 95m2 toilets 

The total floor area is 1600m2 and the building requires 62 car parks. 

As with the other council build option this concept shows the future construction of a 
community centre with a new shared foyer with the library and a youth centre. The 2031 
build option provides a fully integrated community hub with a library, community centre 
and a youth centre. 

The fully integrated centre will require an additional 42 car parks which will necessitate 
further negotiation with the Salvation Army regarding the ability to purchase land or share 
car parks with their worship and community centre. 

The drawings on the next two pages SK03 Build 2031 and SK04 Build 2031 – Site Plan show 
the proposed integrated community hub and its context. 

This option allows for: 

• The Youth Centre expansion into the former library space as a rented tenancy  

• The maintenance and refurbishment of the Community Centre in its current site or its 
relocation at some future time to a site adjacent to the library 

The costs associated with these options are described separately in Section 3.5 and 3.6.  

Summary costs for the Library 2031 are show in the box below. Detailed costs are provided 
in Appendix E. 

Aldinga Library Build 2031 

Cost Estimate $11,312,500 

Comprised of building and fit out costs, site works associated with buildings, car park and 
driveway, construction contingency, professional fees and allowances for furniture, 
equipment and IT. 
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3.3. Lease 2021: Council Leases Library built by developer to 
accommodate population growth to 2021 

This development option involves the construction of a fit for purpose library building to 
meet the floor area requirements for a population of 17,000 people anticipated to be 
realised by 2021. 

In preliminary discussions the Aldinga Shopping Centre owner Ashford Holdings has 
indicated interest in undertaking a development similar to the one described here for 
Council to lease. Ashford Holdings recognise that community facilities, in particular the 
library, are good anchor tenants for the activation of their potential shopping mall 
extension. The positioning of the library at the northern end of the mall extension would 
provide a good draw though of foot traffic that assists the viability of the commercial 
venture. 

A new building would be built by Ashford Holdings and leased by Council with a frontage 
to a new main street to be constructed by Council. The building would be constructed on 
land owned by Ashford Holdings and be integrated with a planned extension to their 
existing mall as part of the Aldinga Shopping Centre. 

The building would be positioned to consider pedestrian flows from the planned shopping 
mall extension to Council’s recently completed Aldinga Recreation Centre. It could have 
a two storey street presence to a new main street, with commercial office tenancies 
available on the second floor. The new main street would connect McRae St with Pridham 
Boulevard through the section of road already constructed to service the Recreation 
Centre and would be constructed by Council as part of the project. The new road would 
require the purchase of a portion of undeveloped land from the Minister for Health that 
forms part of the Aldinga GP Plus site. GP Plus representatives have indicated that their 
future expansion plans could accommodate this proposal and that the new road would 
provide a benefit to accessing their site. 

A café space would be developed by the Shopping Centre as a leased facility integrated 
with the library to front onto the new main street, with the potential for a small number of 
specialty shops under the same roof to also front the new main street.  

Under this development option the existing capacity of our Aldinga Community Centre 
would be improved by pursuing one of two alternatives, or a staged combination of both: 

• An internal refit to allow more efficient use of available space. It is anticipated that this 
could extend the life of the centre until approximately 2018 when the population 
reaches 16,000 people. 

• Ashford Holdings would build a purpose built community centre facility on a parcel of 
their land that fronts Pridham Boulevard and is flanked by the proposed new main 
street and the access to the existing library and youth centre car park. The building 
would have a floor area of approximately 900m2. This building could be developed as 
part of the same stage as the library building or could be staged to be triggered by 
outgrowing a short-term refit of our existing community centre around 2018 (as 
described). 

Under this development option the existing capacity and functionality of the Aldinga 
Youth Centre could be improved through increasing the size of the leased space. By 
adding a portion of the vacated library, to a total floor area of approximately 500m2, we 
would cater for demand through to approximately 2026. As the existing library would be 
vacated to occupy the new building, building owners Ashford Holdings have indicated 
their willingness to provide internal walls in order to expand the floor area of the youth 



RELE
ASED

Aldinga District Centre Community 

About the Options 
16 

 

H:\Synergy\Projects\2011\2011-0209 Aldinga Community Facilities Feasibility Study - Stage Two\Final Reports\Final Report 

18.12.12.docx 

centre into what is currently the library space. The existing wall between the library and 
youth centre would be removed. This expansion would provide efficiencies in terms of 
toilets and kitchen facilities that are present in both current tenancies. The risk of not taking 
this option at this time is that the existing library space will be otherwise tenanted meaning 
that we may lose the option to expand the youth centre at its existing location at a later 
time.  

The hub of community facilities that would be created by the close proximity of all three 
facilities on Ashford Holdings land would enable beneficial synergies for the use of space 
and opportunities for coordinated programming. 

Aldinga Library Lease 2021 

Cost Estimate $1,814,000 plus $400,000pa lease costs 

Comprising fit out, loose furniture and equipment, IT, professional fees and contingency 
allowances 

This option allows for: 

• The youth centre expansion into the former library space as a rented tenancy 

• The maintenance and refurbishment of the Community Centre in its current site or its 
relocation at some future time to the northern edge of the Shopping Centre site 
adjacent to the library 

• Future expansion of the library on its proposed new site to accommodate growth to 
2031. 

The costings for these additional elements are described in Section 3.5 and 3.6. Details are 
provided in Appendix E. 

Drawings SKO5 and SK06 Lease 2021 Site Plan on the following pages Illustrate these 
options. 
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3.4. Lease 2031: Council leases library built by developer to accommodate 
population growth to 2031 

This development option provides for a library complex of 1,550m2 to serve a population of 
24,000 which is projected to be realised in 2031. As for the previous option the developer of 
the shopping centre, Ashford Holdings would build a fit for purpose library facility. 

As with the previous option the Youth Centre would be expanded into the existing library 
tenancy with internal structural works being undertaken by the developer. There is also an 
opportunity to incorporate a new community centre also built by the developer for lease 
by Council. 

As with the option described in the previous section car parking requirements are to be 
met by the developer. 

The estimated project cost is provided in the box below and is based on the developer 
providing a substantially complete building. Details of this cost estimate are provided in 
Appendix E. 

In summary this option allows for: 

• The youth centre expansion into the former library space as a rented tenancy  

• The maintenance and refurbishment the Community Centre in its current site of its 
relocation at some future time to the northern edge of the shopping centre adjacent to 
the library. 

Drawing SKO7 on the following page illustrates this option. 

Aldinga Library Lease 2031 

Cost Estimate $2,353,000 

Comprising fit out, loose furniture and equipment, IT, professional fees and contingencies 
allowances 

  



RELE
ASED

11391 Aldinga Community Facilities
Aldinga Centre, ALDINGA 5173

 SK07 Lease 2031
Drawing name:

Scale:

1:500@A3
Date:

17/12/12

50 m2

1,405 m2

900 m2

95 m2

600 m2

Library

Business
Centre

WCs

Potential new road

Potential
Recreation Centre

Extension

Potential Future
Development

GP Plus

Offices/
Retail

Cafe
(by others)

Offices/
Retail

Potential future
Community

Centre
Ac

ce
ss

 lin
k

Pr
id

ha
m

 B
ou

lev
ar

d

Existing
Recreation

Centre

Youth
Centre

Potential Future
Retail

Development

CONFIDENTIAL



RELE
ASED

11391 Aldinga Community Facilities
Aldinga Centre, ALDINGA 5173

 SK08 Lease 2031 - Site Plan
Drawing name:

Scale:

1:1000@A3
Date:

17/12/12

50 m2

1,405 m2

900 m2

95 m2

600 m2

Library

Business
Centre

WCs

Existing
road

Potential new road

Heathersay Avenue

McR
ae

 St
ree

t

Potential
Recreation Centre

Extension

Potential Future
Development

GP Plus

Offices/
Retail

Cafe
(by others)

Offices/
Retail

Potential future
Community

Centre

Ac
ce

ss
 lin

k

Pr
id

ha
m

 B
ou

lev
ar

d

Existing
Recreation

Centre

Youth
Centre

Potential Future
Retail

Development

Potential Future
Retail

Development

Potential
Future

Mall



RELE
ASED

Aldinga District Centre Community 

About the Options 
18 

 

H:\Synergy\Projects\2011\2011-0209 Aldinga Community Facilities Feasibility Study - Stage Two\Final Reports\Final Report 

18.12.12.docx 

3.5. Contribution to Aldinga District Centre Development Concept 

Both options 3.3 and 3.4 contribute to realising the urban design and place making 
objectives of the Aldinga District Centre Development Concept endorsed by Council’s 
Strategic Directions Committee on the 16th October 2012. (See Appendix C). 

Drawing SK08 on the previous page illustrates the way that the development of 
community facilities to be leased by Council can be integrated with proposed future retail 
expansion and the establishment of a mall to connect the Recreation Centre and other 
proposed development to the north, with the retail and community facilities. 

The layout of the potential retail extension as shown in the plans is indicative only and will 
be the subject of detailed design to be undertaken by the developer.  
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3.6. Additional Elements to be considered 

The Roadway and Plaza has been identified by Council as a key element of the Aldinga 
District Centre Development Concept which was endorsed by the Strategic Directions 
Committee on the 16th October 2012. 

This Main Street and Town Square is therefore an integral part of each of the development 
options in this report and the estimated construction cost of $1,783m must be included in 
the estimated project cost for each Option (see Table 3 in Section 4). 

A new 900m2 community centre with 136m2 foyer space is shown as a potential future 
option in the new build schemes, described in Sections 3.1 and 3.2. 

The estimated project cost to construct this facility is $4.83 million including car parks, site 
works fit out and furniture. 

A leased 900m2 community centre would have annual rental costs similar to those of the 
1050m2 library although IT and equipment costs would be lower. 

A New 600m2 Youth Centre is described in Council Build 2031 in Section 3.2 and illustrated 
on drawing SK03 Build 2031. 

The estimated construction cost for this facility is $2.828 million which includes an 
allowance for 8 carparking spaces. 

The Expansion and Fit Out of a 600m2 Youth Centre in the Shopping Centre would cost 
Council $445,000 to fit out. It is anticipated that the base building upgrade would be 
funded by the building owner. 

3.7. Refurbish Existing Spaces 

Should Council decide to maintain its existing mix of leased Library and Youth Centre and 
owned Community Centre there will still be costs associated with maintaining and 
refurbishing these facilities. From an asset management and community service standards 
perspective as well as staff safety and comfort a reasonably significant refurbishment of 
these spaces will be required.  

The following base costs have been estimated for refurbishment: 

• Library: $1.190M 

• Community Centre: $1.058M 

• Youth Centre: $507,000 

Details of these costs are provided in Appendix E. 
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3.8. Developer builds Library on Council owned land for lease by Council 

The options described in Sections 3.1 and 3.2 could involve construction by a private 
sector developer who then leases the facility/ies to Council. 

The costs to the developer are likely to be similar to those identified for a Council 
constructed facility less costs associated with fit out, furniture furnishings and IT which 
Council would be responsible for. 

The square metre cost of construction is expected to be higher than that for the library 
building constructed by the shopping centre owners given that they will be looking for 
flexibility in design to enable future retail and commercial uses. 

Therefore it is reasonable to assume that the rental per square metre will be higher for the 
development on Council land than the $400/m2 assumed for the shopping centre library 
lease. 

The model prepared for this feasibility assessment does not enable a direct comparison of 
capital or lease costs since we do not have the square metre development costs for the 
library facility or the rate of return required by the developer which has informed an 
estimated rental rate of $400/m2. 

If required Leedwell can develop a separate model based on the costs to the developer 
including land purchase and construction costs for a high quality building. By identifying 
an acceptable rate of return for a developer of a stand alone facility the rental rates can 
then be properly defined. 
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4.0 Summary of Costs for Primary Options and Variable 
Elements 

Table Three provides a summary of the capital costs of the primary options based on 
library construction by Council or lease with the addition of the variable elements as 
described in Section 3. This needs to be placed in the context of the detailed feasibility 
analysis in Section 5 and the decision making criteria in Section 6. 

Table Three: Comparison of Costs 

Facility Refurbish2 Newbuild 
2021 

Newbuild 
2031 

Lease 2021 Lease 2031 

Library $1.190M $8.375M $11.312M $1.814M plus 
$400,000pa 
lease costs 

$2.353M plus 
$620,000 pa 
lease costs 

Youth Centre $0.507M $0.445M fit 
out of 

expanded 
space plus 

$180,000 pa 
lease cost 

$2.828M $0.445M fit out 
of expanded 

space plus 
$180,000 pa 
lease cost 

$0.445M fit 
out of 

expanded 
space plus 

$180,000 pa 
lease cost 

Community 
Centre 

$1.058M $4.83M $4.83M $0.692M for fit 
out plus FFE 

lease $360,000 
pa lease cost 

$0.692M for 
fit out plus 
FFE lease 

$360,000 pa 
lease cost 

Roadway 
and Plaza 

$1.783M $1.783M $1.783M $1.783M $1.783M 

Capital 
Costs3 

$4.538M $15.433M $20.753M $4.734M $5.273M 

Total Annual 
Lease Costs 

As per 
current 
lease 

$180,000pa N/A $940,000pa $1.160Mpa 

As described in Section 3.7 the following assumptions can be made about a library built on 
Council owned land by a developer: 

• Library 2021 Capital Costs for fit out, furniture, IT etc: $1.8M - $2M 

• Library 2031 Capital Cost as above: $2.4M - $2.6M 

• Lease costs of greater than $400m2 given the quality of the building and other site costs 
which do not apply to the shopping centre site. 

Please note that there is insufficient information about developer costs and rates of return 
to compare this option directly with the others. 

                                                      
2 Refurbishment costs include a proportional loading for fees and contingencies. 
3 Note: These capital costs exclude costs associated with land purchase. These costs are 
included in the feasibility analysis in Section 5. 
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5.0 Feasibility Analysis 
The purpose of this Section of the report is to provide a summary and comparison of the 
cost to Council in delivering alternative built form options to accommodate Library, Youth 
Centre and Community Centre services in and around Aldinga.   

In order to compare each option, a 20 year cash flow model has been created to assess 
the capital and recurrent cash flows (based on a Net Present Value (NPV) assessment) - to 
provide a like for like comparison between options. 

5.1. Fundamental Options 

Onkaparinga Council are considering three fundamental built form options, which broadly 
include: 

Maintain Option:  Utilise current facilities (including a refurbishment of all facilities). 

Lease Option: Council lease a library facility within or adjacent to the Aldinga 
District Shopping Centre expansion. Other services remain in current 
facilities, which are refurbished and expanded over time. 

Build Option: Council construct a new library facility adjoining the existing 
recreation centre. Other services remain in current facilities, which 
are refurbished and expanded over time. 

5.2. Delivery of Library Services 

The following table summarises the tenure arrangements and delivery of the Library 
facilities for each option: 

Library Elements Maintain Option Lease Option Build Option 

Library Facility Existing Facility New Facility New Facility 

Council Tenure Council own Council lease Council own 

Size 646sqm 1,000sqm 1,050sqm 

Capital Works Refurbish Only New Fit Out New Build & Fit Out 

Capital Funding Council Council Council 

5.3. Delivery of Youth Centre and Community Centre 

The built form accommodation of the Youth Centre and Community Centre services is 
consistent for all three fundamental options (i.e. remaining in the current (upgraded) 
facilities), as follows: 

Youth Centre: Council expand the lease area of the existing Youth Centre from 
275sqm to 600sqm and fund the fit out of the extended facility.  The 
building owner is to fund the refurbishment of the area. 

Community Centre: Council to refurbish the existing Community Centre. 
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Delivery of Site Works at Aldinga Centre Precinct 
The following site works (and associated costs) are consistently adopted for each of the 
three options: 

Obtain Strategic Sites: Council to purchase the two strategic sites adjoining the existing 
recreation centre (currently owned by the Salvation Army). 

New Road: Council to purchase land required to facilitate a new road and 
subsequently fund the new roadway and plaza. 

5.4. Alternative Elements 

In addition to the adopted ‘base case’ scenarios for each of the three options, an 
assessment of the net financial impact to Council has been considered for the following 
alternative elements: 

External Funding:  The impact of a third party funding say, 50% of the capital costs.  

Library: Expand the area for a new facility from 1,050sqm to 1,600sqm, to 
meet the needs of the projected 2030 population. 

Youth Centre:  Provide a new 600sqm facility adjoining the new library. 

Community Centre: Provide a new 900sqm facility plus 136sqm for a foyer connecting to 
the new library. 

5.5. Financial Benchmarks 

The financial modelling allows Council to compare the net financial impact of each of the 
three options.   

The financial modelling highlights Council’s 20 year cash flow in order to identity the Net 
Present Value (NPV), peak debt and retained value of the improved assets. 

The modelling captures: 
 Capital costs for land purchases, new build / upgrade / fit out elements. 
 Capital funding (if applicable). 
 Recurrent expenditure and income. 
 Borrowings. 
 Capital Reinvestment (if applicable). 
 Retained value of the asset improvements. 
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5.6. Inputs and Assumptions 

The following table provides a summary of the key financial modelling inputs / 
assumptions.  

Financial Model Element Input Source 

Cost of land for strategic parcels 
$1.14mil  

(@ $160/sqm) 
Council 

Cost of land for New Road 
$230K 

(@ $170/sqm) 
Council 

Roadway and Plaza $1.78mill Heinrich Consulting 

New Library: Base Build & Fit Out 
$4.25mil 

(1,050sqm @ $4,040/sqm)  
Heinrich Consulting 

New Library: Site Works & Car 
Park $2.93mil Heinrich Consulting 

Library: Fit Out (lease only) 
$614K 

(1,000sqm @ $614/sqm) 
Heinrich Consulting 

Library: FFE & IT (lease or build) $1.20mil Heinrich Consulting 

Existing Youth Centre: 
Refurbishment By Owner  Council 

Existing Youth Centre: Fit Out 
$295K 

(600sqm @ $491/sqm)  
Heinrich Consulting 

Existing Youth Centre: FFE $150K  Heinrich Consulting 

Existing Community Centre: 
Refurbishment 

$1.06mil 
(574sqm @ $1,843/sqm)  

Heinrich Consulting 

Council’s Initial Seed Funding $5.00mil Council 

Additional Library Staffing Cost $140K p.a. Council 

Café Income $5K p.a. (50sqm @ 
$100/sqm) Notional Allowance 

Business Hub Income Nil Council 

Existing Youth Centre: Lease 
Costs 

$61K p.a.  
(275sqm @ $220/sqm) 

Council – Actual 

Expanded Youth Centre:  
Lease Costs 

$180K p.a. 
(600sqm @ $300/sqm) 

Council - Notional 

New Library & Youth Centre: 
Lease Costs 

$400K p.a. 
(1,000sqm @ $400/sqm) 

Rate advised by Council 
as an upper limit to be 

negotiated with 
Developer – to be 

ratified 

Indexation 3.5% Notional 

Construction Contingency 5.0% Heinrich Consulting 
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Professional fees 12.0% Heinrich Consulting 

Briefing Contingency 5.0% Heinrich Consulting 

Borrowing Rate 6.75% Notional 

P&I Borrowing Term 15 Years Notional 

Improved Asset Value Cost of Improvements Notional 
 
NB: It is noted that while all construction cost estimates have been extrapolated from the 
Heinrich Consulting tables there may be some differences due to the rounding of numbers 
and the application of capital funding responsibilities to the developer in relation to lease 
options, with Council funding fit out works only. 

5.7. Findings and Comparisons  

The following tables capture the key financial outcomes between each option (base case 
options): 

 Maintain Option Lease Option Build Option 

Land Purchase Yes Yes Yes 

New Road & Plaza Yes Yes Yes 

Youth Centre 
Expand Lease Area 

Fund Fit Out 
Expand Lease Area 

Fund Fit Out 
Expand Lease Area 

Fund Fit Out 

Community Centre 
Use Existing  

Fund Refurbishment  
Use Existing  

Fund Refurbishment 
Use Existing  

Fund Refurbishment 

Library 
646sqm 

Use Existing 
Fund Refurbishment  

1,000sqm 
Lease 

Fund Fit Out 

1,050sqm 
Build 

Fund Development 

    

 Maintain Option Lease Option Build Option 

Capital Requirement $5.85mil $6.47mil $13.03mil 

Council Seed 
Funding $5.00mil $5.00mil $5.00mil 

External 
Contributions - - - 

Debt $1.33mil $2.02mil $9.30mil 

Debt Repayments $145K p.a. $220K p.a. $1.00mil p.a. 

New Library Lease - $400K p.a. - 

Asset Improvement 
Value $6.73mil (Yr 20) $4.37mil (Yr 20) $21.03mil (Yr 20) 

Net Present Value 
(NPV) ($5.45mil) ($13.13mil) ($10.04mil) 

A copy of the financial model of each option is provided in Appendix 2. 
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5.8. Sensitivity Analysis  

External Funding 

On the basis that Council is able to attract external capital funding to match the capital 
funding requirement of each option at a ratio of 1:1, the following tables capture the key 
financial outcomes: 

 Maintain Option Lease Option Build Option 

Capital Requirement $5.85mil $6.47mil $13.03mil 

Council Seed 
Funding $5.00mil $5.00mil $5.00mil 

External 
Contributions $2.92mil $3.24mil $6.51mil 

Debt - - $2.07mil 

Debt Repayments - - $225K p.a. 

New Library Lease - $400K p.a. - 

Expanded Youth 
Centre Lease $180K p.a. $180K p.a. $180K p.a. 

Asset Improvement 
Value $6.73mil (Yr 20) $4.37mil (Yr 20) $21.03mil (Yr 20) 

Net Present Value 
(NPV) ($3.39mil) ($10.31mil) ($4.11mil) 

NB – it should be noted that Council is unlikely to obtain external Government grants for 
maintenance or lease of developer built facilities. 
 
Increased Library Footprint 

The analysis to date is based on new library footprint of 1,050sqm (including a 50sqm café).  
On the basis that the library footprint was expanded to 1,600sqm (including 50sqm café) 
to meet the forecast population needs in 2030, the impact on the Lease Option and Built 
Option is as follows: 

 
Lease Option: 
Larger Library 

Build Option: 
Larger Library 

Library Area 1,550sqm 1,600sqm 

Capital Requirement $6.81mil $13.03mil 

Council Seed Funding $5.00mil $5.00mil 

External Contributions - - 

Debt $2.40mil $11.71mil 

Debt Repayments - $1.27mil p.a. 

New Library Lease $620K p.a. - 

Expanded Youth Centre 
Lease $180K p.a. $180K p.a. 

Asset Improvement Value $4.37mil (Yr 20) $25.35mil (Yr 20) 
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Net Present Value (NPV) ($16.08mil) ($10.93mil) 
Note:-  With the increased Library floor plate funded by Council (Build Option) – the 
additional capital expenditure of the larger Library is captured as an asset and therefore 
the impact on the NPV is of lesser significance than the Lease Option model. 

Alternative Community and Youth Centre Solutions 
The concept plans indicate alternative built form solutions to facilitate a new 900sqm 
Community Centre (plus a 136sqm foyer to connect to the new library) and a new 600sqm 
Youth Centre. 

The following table provides a summary of the net financial impact to Council in adopting 
these alternative built form solutions as well as the alternative of increasing Council’s lease 
area to accommodate a new 900sqm Community Centre: 

 
Current 

Youth Centre Community Centre 

Area 600sqm 646sqm 

Council Tenure Expanded Lease 
Area Council Own 

Council Funding Fit Out Refurbishment 

Council Cost – Capital 
$445K 

Includes fit out / FFE 
$1.06mil 

Includes refurbishment 

Council Cost - 
Recurrent $180K p.a. n/a 

Alternative Position Youth Centre 
Community Centre 

New Build 
Community Centre 

Lease Facility 

Area 600sqm 
1,036sqm 

900sqm + 136sqm foyer 
900sqm 

Council Tenure Council Own Council Own Council Lease 

Council Funding New Built + Fit Out New Built + Fit Out Fit Out 

Council Cost – Capital 

$2.83mil 
Includes base 

building / fit out / site 
works / car parks / FFE 

$4.83mil 
Includes base building 

/ fit out / site works / 
car parks / FFE 

$800K 
Includes Fit Out 

Council Cost - 
Recurrent - - $360K p.a. 

Net Position 
$2.39mil Cost 

less $180K p.a. 
$3.77mil Cost 

$260K saving 
Plus $360K p.a. 

Should the Community Centre be relocated to the District Centre further investigations 
would be required to assess the potential to rationalise space at Symons Reserve as a cost  
offset for new facilities. 
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6.0 Decision Making Criteria and Assessment Matrix 
The City of Onkaparinga will need to balance a number of potentially competing 
outcomes when deciding what level of resources to invest in Community facilities within 
and adjacent to the Aldinga District Centre. 

The key outcomes Council will be seeking are: 

• High quality facilities that satisfy community expectations and increase access to 
services and programs 

• A built environment that makes a positive contribution to the identity, character and 
function of the Aldinga District Centre 

• Responsible financial management in the best interests of current and future rate 
payers 

• The ability to minimise all aspects of risk – financial, political and operational. 

The following criteria are suggested and included in a matrix that would enable Council to 
score the ability of each option and its component parts to satisfy this criteria. 

Ratings could be done on a numerical scale – where 0 represents “does not satisfy at all” 
and 5 represents “an exceptional level of satisfaction”. 

Alternatively a broader assessment could be made with a rating system based on: 
 

Yes – will achieve 
No – will not achieve 

Potential – could possibly achieve. 
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  Refurbish All Build 2020 Library only 
and Youth Centre 

Expansion 

Build 2020 Library and 
Community Centre and 
Youth Centre Expansion 

Build 2030 Library 
Community Centre 

Youth Centre 

Lease 2020 Library only 
and Youth Centre 

Expansion 

Lease 2030 – new Library 
and Community Centre 
expanded Youth Centre 
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Community Including users 
perceptions regarding maintaining 
or exceeding current quality 

      

Level of physical integration of 
facilities 
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other agencies 
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Ability to influence character and 
identity of the centre through built 
form 

      

Ability to contribute to a more active 
and viable District Centre 

      

Ability to contribute to Council’s 
vision for Main Street and Town 
Square 

      

Ability to increase number of people 
drawn to and moving through District 
Centre 

      

 Ability to leverage private investment 
towards Main Street Vision 

      

FI
N
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L 

Ability to obtain private investment in 
facilities  

      

Ability to leverage funding from 
Government Sources 

      

Ability to incorporate commercial 
activities to offset Council costs 

      

Security of provision beyond 2035       

Ability to stage delivery to meet 
population growth 
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7.0 Appendices 
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1 Introduction 

InfraPlan has been engaged by URPS (on behalf of City of Onkaparinga) to develop a population model 
for the Aldinga Community Facilities Feasibility Study. This model is designed to investigate the 
anticipated growth patterns in the Aldinga region and assists in forecasting timings and triggers for 
investment in social infrastructure. The specific social infrastructure includes: 

 Aldinga Community Centre 

 VOLT Youth Centre 

 Aldinga Library  

The model is a ‘micro-level’ population model that calculates the population for the Aldinga region 
(which includes Aldinga, Port Willunga, Aldinga Beach and Sellicks Beach). The defined area (herein 
known as the ‘Aldinga region’ or ‘the region’) for the model is illustrated in Map 1 below. 

 

Map 1 Aldinga region 

As this is a micro-level model the development opportunities throughout the Council area are not 
specifically addressed in this model, however the preferred development policy (and the influence this 
has on the population development in the Aldinga region) is accounted for in the population scenarios. 

The population model has a 20 year time frame, projected to 2031 from a base year of 2011. 
Population and demographic age profiles have been provided in annual and 5 year intervals where 
appropriate.   

NOTE: The population model has been developed using Microsoft Excel: This report contains the static 
copies of the models master tables (see Tables 1 and 2), as well as the outputs generated by the model. 
Changes to development assumptions can be made in the master tables in the Excel model which will 
have a corresponding affect on the outputs. The Excel model has been provided with this report, is able 
to be edited via the master tables, and will reflect these changes in the outputs.  

#

#

#

#

#

#

#

#

#

#

#

Main Rd

Victor H
arbor O

n R
am

pAldinga Beach Rd

Quinliven Rd

Port Rd

Biscay RdBiscay Rd

St Andrew
s Tce

Jetty Rd

Victor H
arbor R

d O
n R

am
p

Esplanade

South R
d

Aldinga Rd

Sou
th 

Rd

Pages F
lat R

d

Range Rd

Victor Harbor Rd

Maslin Beach, SA

Aldinga, SA

Pages Flat, SA

Sellicks Beach, SA

Tatachilla, SA

Whites Valley, SA

Sellicks Hill, SA

Aldinga Beach, SA

Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)Alexandrina (dc)

Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)Onkaparinga (c)

Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)Yankalilla (dc)

Unincorporated SaUnincorporated SaUnincorporated SaUnincorporated SaUnincorporated SaUnincorporated SaUnincorporated SaUnincorporated SaUnincorporated Sa

©
 2

00
9 

P
itn

ey
 B

ow
es

 B
us

in
es

s 
In

si
gh

t. 
A

ll 
rig

ht
s 

re
se

rv
ed

. 1
-8

00
-4

89
-8

82
9.

 
©

 C
om

m
on

w
ea

lth
 o

f A
us

tra
lia

, 2
00

6.
 

B
as

ed
 o

n 
da

ta
 p

ro
vi

de
d 

un
de

r l
ic

en
ce

 fr
om

 P
S

M
A

 A
us

tra
lia

 L
im

ite
d.

Data Source: 

P
rin

t D
at

e:
 1

9 
Ja

nu
ar

y 
20

12

Legend

N

0 1.5 3

Kilometres

Custom Boundary
Collection Districts
Local Government Areas
AUS Cities
Railways



RELE
ASED

Aldinga Community Facilities Feasibility Study 
Population Model: Outputs and Assumptions 

InfraPlan (Aust) Pty Ltd 

 

2 

 

 

1.1 Population Scenarios  

For the purpose of developing a robust population model, two sets of population and demographic 
projections have been developed.   

Population and age-group outputs for the population scenarios are contained within this report and 
assume different rates and timing of residential land development.    

1.1.1. Council Scenario 

The Council Scenario reflects the council position of developing residential areas further to the north of 
Aldinga and focuses on infill rather than greenfield developments. The inputs for this scenario are 
based on the Dwelling and Population Estimates: City of Onkaparinga (Last updated 17 April, 2012) 
provided to the consultant by Mr. John Tagliaferri and Mr. Mike Brown – see Appendix 1. 

It is council’s preference to focus on infill development (such as Noarlunga TOD, Seaford District Centre, 
Christies Downs Urban Regeneration etc) and to develop the existing greenfield sites of Seaford 
Meadows, Seaford Heights, Seaford Rise, Moana Heights and Hackham South East before Sellicks 
Beach or Aldinga. This is reflected in the population projections for the Council Population Scenario.   

The scenario reflects limiting development in the region until such time that other development 
opportunities in the Council have been exhausted. The total population of the region is lower, and 
reaches 16,270 by 2031. 

1.1.2. HELSP Scenario 

The HELSP Scenario generally reflects the development opportunities of the Housing and Employment 
Land Supply Program Report. An updated version of the 2010 report is yet to be released, however 
discussions with Department of Planning, Transport and Infrastructure representatives (Chris Rudd) 
have been used to refine the development and land opportunities. The most significant aspect of the 
HELSP Scenario is that the 103 Ha Aldinga URA Land and 140 Ha of land parcels at Sellicks Beach are 
developed within the 20 year timeframe of the model – this differs from the Council Scenario. 

The population outputs reflect the higher rate of development and returns a total population of 
24,201 by 2031.  

2 Model Outputs: Population 

2.1 Assumptions 

The outputs of the two population scenarios are contained in this section of the report, however there 
are several assumptions that are common to both scenarios: 

 Persons per Dwelling: An assumption of 2.5 people per dwelling has been applied in the 
model. Some model inputs are based on dwelling numbers, therefore it was necessary to 
convert the dwelling figures to population figures using this rate. For the medium density 
development at Aldinga District Centre this rate is decreased to 2 people per dwelling.  

 Base Population (2011): calculated using the Aldinga region 2006 Census population of 9,450 
(Aldinga, Aldinga Beach, Port Willunga and Sellicks Beach) and adding the population of 
development between 2006 and 2011 at Sunday Estate (1,869 people), Bayswood Estate 
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(2,080 people), Ocean View Estate (406 people) and Infill (130 people). The resulting 2011 base 
population is 13,935 people.  

 Infill Estimation (2007-2011): An estimate of 50 Infill dwellings for the region is based on 
mapping prepared by DPLG which shows dwellings and land division proposals. 

 Annual Dwelling Share: Where development of a parcel has been assumed to take between 1-
5 or 1-10 years (as is the case with all development parcels), the total population is evenly 
spread over this timeframe. For example, the development of Sellicks Beach is assumed to take 
1-10 years and yield a population of 4,960; therefore for each year of development is 
attributed 496 people until the development potential is exhausted.   

As well as common assumptions, there are scenario-specific assumptions that require explanation:  

 Council Scenario Infill: it was assumed that infill opportunities in the Aldinga region would 
continue at a similar rate as the 2007-2011 period of 10 per year for the next 5 years. It was 
assumed that this rate would ‘taper-off’ as infill opportunities become less viable (due to a 
reduction in viable redevelopment stock) and decrease to 5 dwellings per year for the period 
between 2017-2021.  

 HELSP Scenario Infill: it was assumed that infill opportunities in the Aldinga region would 
continue at a similar rate as the 2007-2011 period of 10 per year for the next 2 years, and 
would ‘taper-off’ to 5 dwellings between 2014-2016. Although infill development 
opportunities would still exist throughout the region, no infill occurs after 2017 because the 
pressure for infill development would lessen due to the Aldinga URA land coming on-line in 
2014.  

 HELSP Scenario, development of Aldinga before Sellicks Beach: It is assumed that the 
development at Aldinga URA land will start in 3-5 years (as per the latest version of HELSP - 
June 30, 2010). The costs related to wastewater at Sellicks Beach will delay development of 
land to the south east of the existing urban areas, but eventually start being developed in 2022 
(i.e. in 11-20 years).  
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2.2 Outputs 

This section contained the input tables for both population scenarios, and includes assumptions on timing of development, population by year and population totals.  
 
Table 1 Council Population Scenario: Aldinga Region 

Council Scenario  Base Year 1 - 5 years 6 - 10 Years 11 - 20 Years 
 

 
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 TOTAL 

Base Population* 13,935 
                    

13,935 

Aldinga Beach Medium 
Density (south side of District 
Centre - 150 dwellings) **  

75 75 75 75 75 
               

375 

Aldinga Beach triangle (330 
dwellings) **                 

165 165 165 165 165 825 

Aldinga Beach Other (300 
dwellings) **            

150 150 150 150 150 
     

750 

Aldinga District Centre  (100 
dwellings)**       

20 20 20 20 20 20 20 20 20 20 
     

200 

Infill *** 
 

25 25 25 25 25 12 12 12 12 12 
          

185 

Aldinga URA Land (1,226 
dwellings)**                       

Sellicks Beach (1,982 
dwellings)**                       

TOTAL 13,935 14,035 14,135 14,235 14,335 14,435 14,467 14,499 14,531 14,563 14,595 14,765 14,935 15,105 15,275 15,445 15,610 15,775 15,940 16,105 16,270 16,270 

Population Increase Per Year 0 100 100 100 100 100 32 32 32 32 32 170 170 170 170 170 165 165 165 165 165 
 

 
 

* 
Base Population Assumption: 2006 Population for Aldinga, Aldinga Beach, Port Willunga and Sellicks Beach (i.e. 9,450 people) PLUS recent development in the District including Sunday Estate (1869 people), Bayswood 
Estate (2080 people), Ocean View Estate (406 people) and Infill (130 people) TOTAL =  13,935 people 

** Information supplied by 'Dwelling and Population Estimates: City of Onkaparinga (Last Updated 17th April, 2012) 

*** 

Estimation of 50 Infill and other new dwellings built between 2007 and 2011 based on mapping prepared by DPLG which shows dwellings and land division proposals. 50 dwellings were assumed, averaging out to 10 
dwellings per annum. As time goes on, the number of redevelopable lots will decrease (due to diminishing supply) and this is reflected in the assumptions. In the HELSP Scenario, development of the Aldinga URA land 
would discourage infill development - this is reflected in the figures. 
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Table 2 HELSP Population Scenario: Aldinga region 

HELSP Scenario Base Year 1 - 5 years 6 - 10 Years 11 - 20 Years 
 

 
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 TOTAL 

Base Population* 13,935 
                    

13,935 

Aldinga Beach Medium 
Density (south side of 
District Centre - 150 
dwellings) ** 

 
75 75 75 75 75 

               
375 

Aldinga Beach triangle 
(330 dwellings) **                 

165 165 165 165 165 825 

Aldinga Beach Other 
(300 dwellings) **            

150 150 150 150 150 
     

750 

Aldinga District Centre  
(100 dwellings)**       

20 20 20 20 20 20 20 20 20 20 0 0 0 0 0 200 

Infill *** 
 

25 25 12 12 12 
               

86 

Aldinga URA Land (1,226 
dwellings)****    

307 307 307 307 307 307 307 307 307 307 
        

3,070 

Sellicks Beach (1,982 
dwellings)****            

496 496 496 496 496 496 496 496 496 496 4,960 

TOTAL 13,935 14,035 14,135 14,529 14,923 15,317 15,644 15,971 16,298 16,625 16,952 17,925 18,898 19,564 20,230 20,896 21,557 22,218 22,879 23,540 24,201 24,201 

Population Increase Per 
Year 

0 100 100 394 394 394 327 327 327 327 327 973 973 666 666 666 661 661 661 661 661 
 

 

* 
Base Population Assumption: 2006 Population for Aldinga, Aldinga Beach, Port Willunga and Sellicks Beach (i.e. 9,450 people) PLUS recent development in the District including Sunday Estate (1869 people), Bayswood 
Estate (2080 people), Ocean View Estate (406 people) and Infill (130 people) TOTAL =  13,935 people 

** Information supplied by 'Dwelling and Population Estimates: City of Onkaparinga (Last Updated 17th April, 2012) 

*** 

Estimation of 50 Infill and other new dwellings built between 2007 and 2011 based on mapping prepared by DPLG which shows dwellings and land division proposals. 50 dwellings were assumed, averaging out to 10 
dwellings per annum. As time goes on, the number of redevelopable lots will decrease (due to diminishing supply) and this is reflected in the assumptions. In the HELSP Scenario, development of the Aldinga URA land 
would discourage infill development - this is reflected in the figures. 

**** 
It is assumed that the development at Aldinga URA land will start development in 3-5 years, as per the latest version of HELSP (June 30, 2011). The costs related to wastewater at Sellicks will delay development of 
land to the south east of the existing urban areas. Updated assumptions were provided by City of Onkaparinga 17th April, 2012.  



RELE
ASED

Aldinga Community Facilities Feasibility Study 
Population Model: Outputs and Assumptions 

InfraPlan (Aust) Pty Ltd 

 

6 

 

Table 3 Population Scenarios - 5 year summary 

Council Population Scenario: 5-year intervals          

  2011 2016 2021 2026 2031 

Base Population* 13,935 
    Aldinga Beach Medium Density (south side 

of District Centre - 180 dwellings) ** 
 

375 0 0 0 

Aldinga Beach triangle (440 dwellings) ** 
 

0 0 0 825 

Aldinga Beach Other (480 dwellings) ** 
 

0 0 750 0 

Aldinga District Centre  (100 dwellings)** 
 

0 100 100 0 

Infill *** 
 

125 60 0 0 

TOTAL 13,935 14,435 14,595 15,445 16,270 

      

      HELSP Population Scenario: 5-year intervals 
      2011 2016 2021 2026 2031 

Base Population* 13,935 
    Aldinga Beach Medium Density (south side 

of District Centre - 180 dwellings) ** 
 

375 0 0 0 

Aldinga Beach triangle (440 dwellings) ** 
 

0 0 0 825 

Aldinga Beach Other (480 dwellings) ** 
 

0 0 750 0 

Aldinga District Centre  (200 dwellings)** 
 

0 100 100 0 

Infill *** 
 

86 0 0 0 

Aldinga URA Land (2,060 dwellings)** 
 

921 1535 614 0 

Sellicks Beach (2,800 dwellings)** 
 

0 0 2480 2480 

TOTAL 13,935 15,317 16,952 20,896 24,201 
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Figure 1 Aldinga region population 2011 - 2031: Council Scenario 
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Figure 2 Aldinga region population 2011 - 2031: HELSP Scenario 
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Figure 3 Aldinga region population 2011 - 2031: Scenario Comparison 
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Figure 4 Population increase per year: Council Scenario 

 

 
Figure 5 Population increase per year: HELSP Scenario 
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Figure 6 Population increase per year: Scenario Comparison 
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3 Model Outputs: Demographic and Age Profiles 

The VOLT Youth Centre and Aldinga Library service specific age groups (the ‘target market’ for these 
services can be defined in age cohorts – especially the VOLT Youth Centre), therefore to accurately 
assess the requirement for the Aldinga Community Facilities it is necessary to investigate population 
age-profiles of the region.  
 

3.1 Age-profile assumptions  

The existing age-profiles for the Aldinga region were extracted using the 2006 Census. These are 
displayed as a percentage and in 5-year age groups in Table 4 below and have been used to develop 
relevant age profiles for the region (for both the Council and HELSP Scenarios).  
 
In comparison to the rest of metropolitan Adelaide, it is important to note that the Aldinga region has: 

 A higher percentage of people between the ages of 0-19  

 A lower percentage of people between the ages of 20-29 

 A higher percentage of people between the ages of 30-44 

 A lower percentage of people aged 65+  
 
This generally reflects that this region is popular with young families.  Areas that experience significant 
growth often reflect significant growth in younger age groups (i.e. 0-19), and ‘parenting’ age (i.e. 30-44). 
 
Table 4 Age Profiles (2006 Census Data) 

Aldinga District Adelaide Major Statistical Division (as 
comparison) 

% Persons: Age 0-4 years 7.11% % Persons: Age 0-4 years 5.63% 

% Persons: Age 5-9 years 7.48% % Persons: Age 5-9 years 5.91% 

% Persons: Age 10-14 years 7.93% % Persons: Age 10-14 years 6.30% 

% Persons: Age 15-19 years 6.85% % Persons: Age 15-19 years 6.76% 

% Persons: Age 20-24 years 6.04% % Persons: Age 20-24 years 7.24% 

% Persons: Age 25-29 years 6.11% % Persons: Age 25-29 years 6.24% 

% Persons: Age 30-34 years 6.95% % Persons: Age 30-34 years 6.62% 

% Persons: Age 35-39 years 7.71% % Persons: Age 35-39 years 7.15% 

% Persons: Age 40-44 years 8.21% % Persons: Age 40-44 years 7.32% 

% Persons: Age 45-49 years 7.03% % Persons: Age 45-49 years 7.37% 

% Persons: Age 50-54 years 6.02% % Persons: Age 50-54 years 6.80% 

% Persons: Age 55-59 years 6.01% % Persons: Age 55-59 years 6.46% 

% Persons: Age 60-64 years 4.90% % Persons: Age 60-64 years 4.90% 

% Persons: Age 65-69 years 3.86% % Persons: Age 65-69 years 3.92% 

% Persons: Age 70-74 years 2.57% % Persons: Age 70-74 years 3.41% 

% Persons: Age 75-79 years 2.35% % Persons: Age 75-79 years 3.28% 

% Persons: Age 80-84 1.61% % Persons: Age 80-84 2.62% 

% Persons: Age 85-89 years 0.85% % Persons: Age 85-89 years 1.39% 

% Persons: Age 90-94 years 0.25% % Persons: Age 90-94 years 0.55% 

% Persons: Age 95-99 years 0.08% % Persons: Age 95-99 years 0.13% 

% Persons: Age 100 years + 0.07% % Persons: Age 100 years + 0.02% 
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The following age-profile (Figure 7) has been calculated by using the base populations and multiplying it 
by the 2006 Age profile for the Aldinga region.  

 
Figure 7 2011 Age-Profile: Aldinga region 

The age profile for both the Council Scenario and the HELSP Scenario are the same in the base year 
(2011), however age-profiles are not static and shift over time; therefore to accurately represent the 
age profiles over the 20 year timeframe it was necessary to reflect these shifts in the scenarios.   
 
The growth rate of the two scenarios differed significantly (as illustrated in Figure 3), therefore the age-
profiles of the scenarios needed to reflect this. High growth rates usually reflect a younger population 
(as the birthrate is higher) and this was assumed to be the case for the HELSP Scenario. However low 
population growth (such is the case in the Council Scenario) usually reflects an aging population. To 
accurately reflect the difference in population age profiles, it has been assumed that the ago profile for 
the HELSP Scenario would reflect the High Growth Scenario from the Population Projections of South 
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Australia and Statistical Divisions, 2006-236 (December 2010) whereas the Council Scenario would 
reflect the Low population growth scenario.   
Given the SA Population Projections do not have ‘micro-level’ population assumptions (such as for the 
Aldinga region) it was necessary to apply the Adelaide Statistical Division age-profile shift. However, the 
base and age-profiles for the Aldinga region population model were used. It was necessary to calculate 
the percentage shift between years, and apply the percentage difference to the relevant model years 
(e.g. the State Population Projections- High Scenario show a 0-4 age-profile of 6.08% in 2011, increasing 
to 6.15% in 2017 signifying a growth of 0.07%. Therefore for the purpose of the Aldinga region model it 
was assumed that the 0-4 population in 2017 increased to 7.18%, up from the base 2011 population 
profile 0f 7.11% in 2011).   The detailed scenario age-profile assumptions and population age-profile 
outputs are included in the Appendices.  The figures below provide 5-year age-profile summaries of 
each of the scenarios. 
 

3.2 Age-profile Outputs 
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4 Appendices: 
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4.1 Council Dwelling and population estimates 

Updated Dwelling and Population Estimates for Aldinga Region, provided from Council, 17th April, 2012. 

                       Council scenario 
                      

 
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 TOTAL 

Base population 13935                                         13935 

Aldinga Beach medium density (south side of district centre 150 dwellings)   75 75 75 75 75                               375 

Aldinga Beach triangle (329 dwellings)                                 165 165 165 165 165 825 

Aldinga Beach other (301 dwellings)                       150 150 150 150 150           750 

Aldinga District Centre (100 dwellings)             20 20 20 20 20 20 20 20 20 20           200 

Infill   26 26 26 26 26 13 13 13 13 13                     195 

Aldinga LMC (URA) Land (1226 dwellings)                                           0 

Sellicks Beach (1982 dwellings)                                           0 

TOTAL 13935 14036 14137 14238 14339 14440 14473 14506 14539 14572 14605 14775 14945 15115 15285 15455 15620 15785 15950 16115 16280   

Population increase per year 
 

101 101 101 101 101 33 33 33 33 33 170 170 170 170 170 165 165 165 165 165 
 

                       

                       HELSP scenario 
                      

 
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 TOTAL 

Base population 13935                                         13935 

Aldinga Beach medium density (south side of district centre 150 dwellings)   75 75 75 75 75                               375 

Aldinga Beach triangle (329 dwellings)                                 165 165 165 165 165 825 

Aldinga Beach other (301 dwellings)                       150 150 150 150 150           750 

Aldinga District Centre (100 dwellings)             20 20 20 20 20 20 20 20 20 20           200 

Infill   26 26 13 13 13                               91 

Aldinga LMC (URA) Land (1226 dwellings)       307 307 307 307 307 307 307 307 307 307                 3070 

Sellicks Beach (1982 dwellings)                       496 496 496 496 496 496 496 496 496 496 4960 

TOTAL 13935 14036 14137 14532 14927 15322 15649 15976 16303 16630 16957 17930 18903 19569 20235 20901 21562 22223 22884 23545 24206   

Population increase per year 
 

101 101 395 395 395 327 327 327 327 327 973 973 666 666 666 661 661 661 661 661 
  

 
Note: The population estimates provided by Council did not reflect the assumption of 2.5 persons per dwelling for the infill development and were still based on the previous assumption (from Draft report_V1) of 2.6 persons per dwelling. In 
the main body of the report this was readjusted to 2.5. For this reason, the total population in the main body of the report differs (only slightly) to what is in the above table. This adjusts the 2031 population from 16,280 to 16,270 for the 
Council scenario, and from 24,206 to 24,201 for the HELSP scenario.  
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4.2 HELSP snapshot – June 2011 
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4.3 Age profile tables 

Council Scenario  
 

  
                 Age/Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 

0-4 991 998 1005 1012 1019 1026 974 976 978 980 982 933 944 954 965 976 944 954 964 974 984 

5-9 1042 1050 1057 1065 1072 1080 1079 1081 1084 1086 1088 1049 1061 1073 1085 1097 1047 1058 1069 1080 1091 

10-14 1105 1113 1121 1129 1137 1145 1163 1166 1169 1171 1174 1186 1199 1213 1227 1240 1201 1214 1227 1239 1252 

15-19 955 961 968 975 982 989 927 929 931 933 935 957 968 979 991 1002 1011 1022 1033 1043 1054 

20-24 842 848 854 860 866 872 790 792 794 796 797 727 736 744 752 761 780 789 797 805 813 

25-29 851 858 864 870 876 882 850 852 854 855 857 782 791 800 809 818 752 760 768 776 784 

30-34 968 975 982 989 996 1003 1022 1025 1027 1029 1031 1007 1019 1031 1042 1054 983 993 1004 1014 1024 

35-39 1074 1082 1090 1098 1105 1113 1162 1164 1167 1169 1172 1200 1213 1227 1241 1255 1234 1247 1260 1273 1286 

40-44 1144 1152 1160 1169 1177 1185 1122 1125 1127 1130 1132 1190 1204 1218 1231 1245 1275 1288 1302 1315 1329 

45-49 980 987 994 1001 1008 1015 1006 1008 1010 1012 1015 971 982 994 1005 1016 1075 1087 1098 1109 1121 

50-54 839 845 851 857 863 869 827 829 831 833 835 847 857 866 876 886 844 853 862 871 880 

55-59 837 844 850 856 862 868 875 877 879 881 883 865 875 885 894 904 923 932 942 952 962 

60-64 683 688 693 698 702 707 729 730 732 734 735 764 773 782 791 800 786 794 802 811 819 

65-69 538 542 546 549 553 557 593 594 596 597 598 639 646 653 661 668 704 712 719 727 734 

70-74 358 361 363 366 368 371 504 505 506 507 508 560 566 573 579 586 634 641 648 655 661 

75-79 327 330 332 335 337 339 392 393 394 394 395 533 539 545 551 557 617 624 630 637 643 

80-84 224 226 228 229 231 232 246 247 248 248 249 308 311 315 318 322 454 459 464 469 473 

85-89 118 119 120 121 122 123 146 146 146 147 147 187 189 191 193 196 281 284 287 290 293 

90-94 35 35 35 36 36 36 36 36 36 36 36 37 37 38 38 39 39 39 40 40 41 

95-99 11 11 11 11 11 12 12 12 12 12 12 12 12 12 12 12 12 13 13 13 13 

100+ 10 10 10 10 11 12 10 10 10 10 10 10 10 11 11 11 11 11 11 11 11 

TOTAL  13934 14034 14134 14234 14335 14435 14466 14498 14530 14562 14594 14764 14934 15103 15273 15443 15608 15773 15938 16103 16268 
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HELSP Scenario 

HELSP Scenario 
                    Age/Year 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024 2025 2026 2027 2028 2029 2030 2031 

0-4 991 998 1005 1033 1061 1089 1123 1146 1146 1146 1146 1274 1343 1390 1437 1485 1490 1536 1581 1627 1673 

5-9 1042 1050 1057 1087 1116 1146 1202 1227 1227 1227 1227 1387 1463 1514 1566 1617 1653 1703 1754 1805 1855 

10-14 1105 1113 1121 1152 1183 1215 1258 1284 1284 1284 1284 1473 1553 1608 1663 1717 1782 1837 1891 1946 2001 

15-19 955 961 968 995 1022 1049 1003 1024 1024 1024 1024 1162 1225 1268 1311 1354 1432 1476 1520 1564 1608 

20-24 842 848 854 878 901 925 868 886 886 886 886 909 958 992 1025 1059 1102 1136 1170 1204 1238 

25-29 851 858 864 888 912 936 935 954 954 954 954 989 1043 1080 1116 1153 1101 1135 1168 1202 1236 

30-34 968 975 982 1010 1037 1065 1118 1141 1141 1141 1141 1256 1324 1370 1417 1464 1423 1467 1510 1554 1597 

35-39 1074 1082 1090 1120 1151 1181 1262 1288 1288 1288 1288 1473 1553 1608 1662 1717 1743 1797 1850 1904 1957 

40-44 1144 1152 1160 1193 1225 1258 1215 1241 1241 1241 1241 1447 1525 1579 1633 1686 1769 1824 1878 1932 1986 

45-49 980 987 994 1021 1049 1077 1077 1100 1100 1100 1100 1164 1228 1271 1314 1357 1461 1506 1551 1596 1641 

50-54 839 845 851 875 898 922 876 895 895 895 895 987 1040 1077 1113 1150 1113 1147 1182 1216 1250 

55-59 837 844 850 873 897 921 924 944 944 944 944 996 1050 1087 1124 1161 1184 1221 1257 1293 1330 

60-64 683 688 693 712 731 751 766 782 782 782 782 868 916 948 980 1012 982 1012 1042 1072 1103 

65-69 538 542 546 561 576 591 620 633 633 633 633 717 756 783 810 836 862 889 915 942 968 

70-74 358 361 363 373 384 394 524 535 535 535 535 624 658 681 704 727 768 791 815 838 862 

75-79 327 330 332 341 351 360 409 417 417 417 417 596 629 651 673 695 753 776 799 822 845 

80-84 224 226 228 234 240 247 256 261 261 261 261 340 359 371 384 396 545 562 579 595 612 

85-89 118 119 120 123 127 130 145 148 148 148 148 189 199 206 213 220 303 313 322 331 341 

90-94 35 35 35 36 37 38 39 40 40 40 40 45 47 49 51 52 54 56 57 59 61 

95-99 11 11 11 12 12 12 13 13 13 13 13 14 15 16 16 17 17 18 18 19 19 

100+ 10 10 10 10 10 11 11 11 11 11 11 13 13 14 14 15 15 16 16 16 17 

TOTAL 13934 14034 14134 14528 14922 15315 15642 15969 15969 15969 15969 17923 18896 19562 20228 20894 21555 22216 22877 23538 24199 
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Age Profiles (2012 - 2016) Council Scenario HELSP Scenario 

% Persons: Age 0-4 years 7.11% 7.11% 

% Persons: Age 5-9 years 7.48% 7.48% 

% Persons: Age 10-14 years 7.93% 7.93% 

% Persons: Age 15-19 years 6.85% 6.85% 

% Persons: Age 20-24 years 6.04% 6.04% 

% Persons: Age 25-29 years 6.11% 6.11% 

% Persons: Age 30-34 years 6.95% 6.95% 

% Persons: Age 35-39 years 7.71% 7.71% 

% Persons: Age 40-44 years 8.21% 8.21% 

% Persons: Age 45-49 years 7.03% 7.03% 

% Persons: Age 50-54 years 6.02% 6.02% 

% Persons: Age 55-59 years 6.01% 6.01% 

% Persons: Age 60-64 years 4.90% 4.90% 

% Persons: Age 65-69 years 3.86% 3.86% 

% Persons: Age 70-74 years 2.57% 2.57% 

% Persons: Age 75-79 years 2.35% 2.35% 

% Persons: Age 80-84 years 1.61% 1.61% 

% Persons: Age 85-89 years 0.85% 0.85% 

% Persons: Age 90-94 years 0.25% 0.25% 

% Persons: Age 95-99 years 0.08% 0.08% 

% Persons: Age 100 years + 0.07% 0.07% 
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Age Profiles (2017 - 2021) Council Scenario HELSP Scenario 

% Persons: Age 0-4 years 6.73% 7.18% 

% Persons: Age 5-9 years 7.46% 7.68% 

% Persons: Age 10-14 years 8.04% 8.04% 

% Persons: Age 15-19 years 6.40% 6.41% 

% Persons: Age 20-24 years 5.46% 5.55% 

% Persons: Age 25-29 years 5.87% 5.97% 

% Persons: Age 30-34 years 7.07% 7.15% 

% Persons: Age 35-39 years 8.03% 8.07% 

% Persons: Age 40-44 years 7.76% 7.77% 

% Persons: Age 45-49 years 6.95% 6.89% 

% Persons: Age 50-54 years 5.72% 5.60% 

% Persons: Age 55-59 years 6.05% 5.91% 

% Persons: Age 60-64 years 5.04% 4.89% 

% Persons: Age 65-69 years 4.10% 3.96% 

% Persons: Age 70-74 years 3.48% 3.35% 

% Persons: Age 75-79 years 2.71% 2.61% 

% Persons: Age 80-84 years 1.70% 1.63% 

% Persons: Age 85-89 years 1.01% 0.92% 

% Persons: Age 90-94 years 0.25% 0.25% 

% Persons: Age 95-99 years 0.08% 0.08% 

% Persons: Age 100 years + 0.07% 0.07% 
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Age Profiles (2022 - 2026) Council Scenario HELSP Scenario 

% Persons: Age 0-4 years 6.32% 7.11% 

% Persons: Age 5-9 years 7.10% 7.74% 

% Persons: Age 10-14 years 8.03% 8.22% 

% Persons: Age 15-19 years 6.48% 6.48% 

% Persons: Age 20-24 years 4.93% 5.07% 

% Persons: Age 25-29 years 5.30% 5.52% 

% Persons: Age 30-34 years 6.82% 7.01% 

% Persons: Age 35-39 years 8.12% 8.22% 

% Persons: Age 40-44 years 8.06% 8.07% 

% Persons: Age 45-49 years 6.58% 6.50% 

% Persons: Age 50-54 years 5.74% 5.50% 

% Persons: Age 55-59 years 5.86% 5.56% 

% Persons: Age 60-64 years 5.18% 4.84% 

% Persons: Age 65-69 years 4.33% 4.00% 

% Persons: Age 70-74 years 3.79% 3.48% 

% Persons: Age 75-79 years 3.61% 3.33% 

% Persons: Age 80-84 years 2.08% 1.90% 

% Persons: Age 85-89 years 1.27% 1.05% 

% Persons: Age 90-94 years 0.25% 0.25% 

% Persons: Age 95-99 years 0.08% 0.08% 

% Persons: Age 100 years + 0.07% 0.07% 
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Age Profiles (2027 - 2031) Council Scenario HELSP Scenario 

% Persons: Age 0-4 years 6.05% 6.91% 

% Persons: Age 5-9 years 6.71% 7.67% 

% Persons: Age 10-14 years 7.70% 8.27% 

% Persons: Age 15-19 years 6.48% 6.64% 

% Persons: Age 20-24 years 5.00% 5.11% 

% Persons: Age 25-29 years 4.82% 5.11% 

% Persons: Age 30-34 years 6.30% 6.60% 

% Persons: Age 35-39 years 7.91% 8.09% 

% Persons: Age 40-44 years 8.17% 8.21% 

% Persons: Age 45-49 years 6.89% 6.78% 

% Persons: Age 50-54 years 5.41% 5.16% 

% Persons: Age 55-59 years 5.91% 5.49% 

% Persons: Age 60-64 years 5.03% 4.56% 

% Persons: Age 65-69 years 4.51% 4.00% 

% Persons: Age 70-74 years 4.06% 3.56% 

% Persons: Age 75-79 years 3.95% 3.49% 

% Persons: Age 80-84 years 2.91% 2.53% 

% Persons: Age 85-89 years 1.80% 1.41% 

% Persons: Age 90-94 years 0.25% 0.25% 

% Persons: Age 95-99 years 0.08% 0.08% 

% Persons: Age 100 years + 0.07% 0.07% 
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4.4 Aldinga Region Demographic Profile 

 
 

 

POPULATION    
 

Persons: Total 9,450   
 

Male: Total 4,663   
 

Female: Total 4,787   
 

    
 

HOUSEHOLDS    
 

Households: Total 3,616   
 

Fully Owned: Total 1029   
 

Being Purchased: Total 1650   
 

Rented: Total 834   
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Average Household Size 2.61   
 

1 Person Family Household 0   
 

2 Person Family Household 1,184   
 

3 Person Family Household 569   
 

4 Person Family Household 496   
 

5 Person Family Household 201   
 

6+ Person Family Household 89   

    
 

POPULATION BY AGE    
 

Median Age 34.86   
 

Median Age: Male 34.49   
 

Median Age: Female 35.42   
 

    
 

Persons: Age 0-4 years 672   
 

Persons: Age 5-9 years 707   
 

Persons: Age 10-14 years 749   
 

Persons: Age 15-19 years 647   
 

Persons: Age 20-24 years 571   
 

Persons: Age 25-29 years 577   
 

Persons: Age 30-34 years 657   
 

Persons: Age 35-39 years 729   
 

Persons: Age 40-44 years 776   
 

Persons: Age 45-49 years 664   
 

Persons: Age 50-54 years 569   
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Persons: Age 55-59 years 568   
 

Persons: Age 60-64 years 463   
 

Persons: Age 65-69 years 365   
 

Persons: Age 70-74 years 243   
 

Persons: Age 75-79 years 222   
 

Persons: Age 80-84 years 152   
 

Persons: Age 85-89 years 80   
 

Persons: Age 90-94 years 24   
 

Persons: Age 95-99 years 8   
 

Persons: Age 100 years + 7   
 

 

% Persons: Age 0-4 years 7.11%   
 

% Persons: Age 5-9 years 7.48%   
 

% Persons: Age 10-14 years 7.93%   
 

% Persons: Age 15-19 years 6.85%   
 

% Persons: Age 20-24 years 6.04%   
 

% Persons: Age 25-29 years 6.11%   
 

% Persons: Age 30-34 years 6.95%   
 

% Persons: Age 35-39 years 7.71%   
 

% Persons: Age 40-44 years 8.21%   
 

% Persons: Age 45-49 years 7.03%   
 

% Persons: Age 50-54 years 6.02%   

% Persons: Age 55-59 years 6.01%   
 

% Persons: Age 60-64 years 4.90%   
 

% Persons: Age 65-69 years 3.86%   
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% Persons: Age 70-74 years 2.57%   
 

% Persons: Age 75-79 years 2.35%   
 

% Persons: Age 80-84 1.61%   
 

% Persons: Age 85-89 years 0.85%   
 

% Persons: Age 90-94 years 0.25%   
 

% Persons: Age 95-99 years 0.08%   
 

% Persons: Age 100 years + 0.07%   
 

    
 

MALE POPULATION    
 

Male: Age 0-4 years 343   
 

Male: Age 5-9 years 375   
 

Male: Age 10-14 years 382   
 

Male: Age 15-19 years 337   
 

Male: Age 20-24 years 268   
 

Male: Age 25-29 years 266   
 

Male: Age 30-34 years 311   
 

Male: Age 35-39 years 364   
 

Male: Age 40-44 years 372   
 

Male: Age 45-49 years 332   
 

Male: Age 50-54 years 281   
 

Male: Age 55-59 years 261   
 

Male: Age 60-64 years 218   
 

Male: Age 65-69 years 186   
 

Male: Age 70-74 years 125   
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Male: Age 75-79 years 110   
 

Male: Age 80-84 years 82   
 

Male: Age 85-89 years 43   
 

Male: Age 90-94 years 3   
 

Male: Age 95-99 years 4   
 

Male: Age 100 years + 0   
 

    
 

FEMALE POPULATION    
 

Female: Age 0-4 years 329   
 

Female: Age 5-9 years 332   
 

Female: Age 10-14 years 367   
 

Female: Age 15-19 years 310   
 

Female: Age 20-24 years 303   

Female: Age 25-29 years 311   
 

Female: Age 30-34 years 346   
 

Female: Age 35-39 years 365   
 

Female: Age 40-44 years 404   
 

Female: Age 45-49 years 332   
 

Female: Age 50-54 years 288   
 

Female: Age 55-59 years 307   
 

Female: Age 60-64 years 245   
 

Female: Age 65-69 years 179   
 

Female: Age 70-74 years 118   
 

Female: Age 75-79 years 112   
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Female: Age 80-84 years 70   
 

Female: Age 85-89 years 37   
 

Female: Age 90-94 years 21   
 

Female: Age 95-99 years 4   
 

Female: Age 100 years + 7   

    
 

EDUCATION TYPE    
 

Infants/Primary: Total 1062   
 

Secondary: Total 572   
 

Tech or Frthr Edu Instit: Total 208   
 

Univ or Oth Tert Instit Total 140   
 

Oth type of Edu Instit: Total 65   
 

    
 

EDUCATION LEVEL    
 

Persons: Postgraduate Degree 82   
 

Persons: Graduate Diploma and Certificate 82   
 

Persons: Bachelor Degree 390   
 

Persons: Adv Diploma and Diploma 425   
 

Persons: Certificate NFD 142   
 

Persons: Certificate III & IV 1,376   
 

Persons: Certificate I & II 146   
 

Persons: Level of Educ inadequately described 92   
 

Persons: Level of Edu NSed 832   
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OCCUPATION    
 

Persons: Managers 345   
 

Persons: Professionals 448   
 

Persons: Technicians & Trade 770   
 

Persons: Community & Pers srvs 476   
 

Persons: Clerical & Admin 439   
 

Persons: Sales 383   
 

Persons: Machinery Op & drivrs 291   
 

Persons: Labourers 704   
 

Persons: Occ NS 33   
 

    

VEHILCES PER DWELLING    
 

Total Dwellings 3,598   
 

Dwellings: 0 Vehicles 187   
 

Dwellings: 1 Vehicle 1,472   
 

Dwellings: 2 Vehicles 1,370   
 

Dwellings: 3 Vehicles 339   
 

Dwellings: 4+ Vehicles 126   
 

    
 



RELE
ASED

Aldinga Community Facilities Feasibility Study 
Population Model: Outputs and Assumptions 

InfraPlan (Aust) Pty Ltd 

 

40 

 

 
 

 

METHOD OF TRAVEL: JOURNEY TO WORK    
 

Persons Total Method Travel to Work 3884   
 

Persons One Method: Total 3052   
 

Persons One Method: Bus 33   
 

Persons One Method: Taxi 3   
 

Persons One Method: Car as dvr 2574   
 

Persons One Method: Car as pass 231   
 

Persons One Method: Truck 58   
 

Persons One Method: Motorbike 34   
 

Persons One Method: Bicycle 20   
 

Persons One Method: Other 11   
 

Persons One Method: Walked 61   
 

Persons 2 Methods: Bus & Total 11   
 

Persons 2 Methods: Bus & Ferry 0   
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Persons 2 Methods: Bus & Tram 0   
 

Persons 2 Methods: Bus & Car as drvr 4   
 

Persons 2 Methods: Bus & Car as pass 7   
 

Persons 2 Methods: Bus & Othr 0   
 

    
 

 
 

FAMILY INCOME    
 

Family Inc: Total 2556   
 

Fam Income: Neg/Nil 13   
 

Fam Income $1-$149 21   
 

Fam Income $150-$249 26   
 

Fam Income $250-$349 101   
 

Fam Income $350-$499 234   
 

Fam Income $500-$649 392   
 

Fam Income $650-$799 189   
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Fam Income $800-$999 257   
 

Fam Income $1000-$1199 371   
 

Fam Income $1200-$1399 193   
 

Fam Income $1400-$1699 194   
 

Fam Income $1700-$1999 119   
 

Fam Income $2000-$2499 67   
 

Fam Income $2500-$2999 42   
 

Fam Income $3000 or more 23   
 

    
 

INTERNET CONNECTION    
 

Total Dwelling Structure 3600   
 

Total Internet Connection 1942   
 

Total Dial-up 940   
 

Total Broadband 978   
 

Total No Internet Connection 1569   
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 11391 Aldinga Library Business Centre
 BRIEF SUMMARY - Draft 18/12/12

The options for redevelopment of the Library, Community Centre and Youth Centre are as follows:

2021

2031

Existing 2021 2031 Notes

274 662 878

132 107 142

61 85 92
If co-located, library and community centre have the potential to share WCs. 
Therefore WCs are sized suit sharing between both facilities.

160 278 468
19

646 1046 1488

0 50 50
0 50 50

646 1146 1588

42 50 4 parks per 100m2 habitable space.

N/A 145 166 (minimum foyer size)

322 682 682
70 239 239

114 145 145
In options 2, 3 & 4, Library and Community Centre share ancillary spaces. Therefore 
areas for ancillary spaces are included under library (WCs shared) and Foyer rather 
than being included in the total areas for each facility.

60 159 159
85

TOTAL INTERNAL AREA 651 1080 1080

43.2 43.2 Based on rate of 4 parks per 100m2 

206 382 382
59 115 115

10 38 38
41

316 535 535

7.7 7.7

Options 2, 3 & 4 parking based on rate of 1 park per full-time employee plus 1 space 
for wheelchair users plus an additional 10% of this for visitors. Assumed VOLT has 6 
full-time equivalent staff.

1613 2906 3369

0 93 101

Library size determined using client briefing advice, Infraplan projected population figures for 2031 of 16,952, and NSW library 
design guidelines. 

NO. CARPARKS
OUTDOOR AREAS

TOTAL INTERNAL AREA

TOTAL CARPARKS

COMMUNITY
ADMINISTRATION

ANCILLARY

CHILDCARE
CIRCULATION

TOTAL INTERNAL AREA

NO. CARPARKS
OUTDOOR AREAS

Community Centre

Library
COLLECTION

TOTAL OUTDOOR AREA

TOTAL COMBINED AREA

NO. CARPARKS
OUTDOOR AREAS

Youth Centre

TOTAL INTERNAL AREA

YOUTH SPACES
STAFF SPACES

 ANCILLARY

CIRCULATION

Library size determined using client briefing advice, Infraplan projected population figures for 2031 of 24,201, and NSW library 
design guidelines. 

STAFF
WCs (shared)

SPECIALIST AREAS

CAFÉ

Foyer (shared)
TOTAL SHARED FOYER AREA

BUSINESS CENTRE

TOTAL LESS CAFÉ AND BUSINESS 
CENTRE

CIRCULATION



RELE
ASED

 11391 Aldinga Library Business Centre
 DETAILED BRIEF - Draft 17/12/12

1

Qty Existing 2021 2031

LIBRARY
Collection
Library Collection 1 183 427 567
Search Computers *

1 0

Print Room * 1 0
Circulation Desk & 
Auto Checkout Station

1 20

Returns Space *
1 0

Holds 1 3 - -
Display Area 1 14 21 28
Computer Seating Area 1 20 43 57
Quiet Reading / Study Area 1 37 64 85

TOTAL COLLECTION 274 662 878

Staff Facilities
Staff Workroom

1 60

Staff Meeting Room 1 0
Library manager's office 1 12 _
Volunteers Room

1 16 _

Staff Storage * 1 17 21 28
Staff Lunch Area * 1 5
Staff Toilets * 1 22

TOTAL STAFF 132 107 142

Ancillary
Toilets - Male * 1 10
Toilets - Female * 1 10
Toilets - Disabled * 1 0
Change/Nursing Facilities * 1 10
Access Room * 1 0
Vending machines/phones * 1 0
Plant equiptment/maintenance * 1 8
Foyer * 1 23 43 57

TOTAL ANCILLARY 61 85 113

TOTAL BASE AREA 467 854 1133

COMPARISON BASE AREA N/A

Specialist Areas
Youth Area 1 34 43 57
Sports Library 1 2
Toy Library 1 0
Children's Activity Space

1 32 43 57

Local History
1 26 43 57

Meeting Space
1 56

Activity Space 1 0
Small meeting room 1 0
Friends' Kitchen

1 10

Business Centre 1 0 50 50
Café 1 0 50 50

TOTAL SPECIALIST AREAS 160 378 468

SUBTOTAL INTERNAL AREA 627 1232 1488
CIRCULATION * 19

TOTAL INTERNAL AREA 646 1232 1488

TOTAL NON-HABITABLE 124 171 227
TOTAL LESS NON-HABITABLE 522 1061 1261

Outside Area 1
No. Carparks required No. 42 50
Bicycle parking
Gopher parking

Outdoor spaces & carparking

Volunteers room currently used for second hand book sales. Not required in new 
library.

8 seats
Equipment for hire, could be part of the toy library.

WC areas are based on up to 100 male and 100 female patrons occupying the library. 
For this population, the BCA requires 1 pan, 2 urinals and 2 basins for males, 3 pans 
and 2 basins for females and 1 unisex disabled toilet and basin. 

85

Does not need to be a sealed room, but rather a space adjoining circulation 
desk/returns chute.

10 public PCs and bench for 12 library laptops plus patron's own laptops.

5 full time equivalent employees at the moment (7 staff total). Allow space for 9 to 10 
staff, focussing on front-of-house working.

Couches and tables. Magazine hub table with 12 seats.

Notes

50% increase on existing collection 
Included in general collection

Publicly accessible photocopier and printer
No formal circulation desk. 3 RFID pods.

Story telling area. No structured craft activities or painting, no need for wet area.

1 computer dedicated to local history. Local history can double as quiet reading area.

Doubles as quiet reading space in the existing library. Refer community centre.

For library (non-shared) activities.

4 parks per 100m2 habitable space.
Based on community centre rates.

Areas for new library options include built in provision for circulation.

43

64

64

85

57

64 85

21

21

28

113
To replace current Friends' Kitchen. Small kitchenette adjoining meeting room with 
microwave.

Potentially shared with Community Centre.

Recommended by QLD guidelines

85

28

28

21
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 11391 Aldinga Library Business Centre
 DETAILED BRIEF - Draft 17/12/12

2

Qty Existing 2021 2031 Notes

COMMUNITY CENTRE

Community Facilities Occupants Notes
Computer Learning Centre 1 30 60 60 20 Workstations and lockable cupboards.

Adult Literacy and Numeracy Centre
1 0 75 75 25 Chairs and tables for 25, lockable storage cupboards. Area could also 

be used by other groups when not in use for adult literacy.

Seniors Computer Kiosk
1 0 20 20 5 Able to accommodate 4 to 5 people at workstations but affording 

privacy to computer users.

Main Activity Hall

1 250 260 260 250 in 
audience 

seating, 180 
at tables

Needs removable stage and must be suitable for hiring as well as daily 
group activities. Lockable storage within hall desirable for group 
equipment eg. spinners and weavers. Operable wall to divide hall in 
two.

Activity Hall/PALs room
1 0 120 120 120 Smaller than and adjacent to main hall, lockable storage cupboards for 

group equipment. "Participate And Learn Skills" room for children aged 
5 to 12 doing school holiday programs. 

Medium meeting room 1 0 33 33 10 to 15 Accessible by both staff and community.
Small meeting room 1 0 24 24 6 to 8 Accessible by both staff and community.

Emergency Assistance Room
1 9 20 20 4 Emergency assistance room, run by church, distribution of food and 

vouchers.
Emergency Assistance Store * 1 9 10 10  3 fridges and 1 big cupboard required.

Kitchen/Bar

1 24 35 35 6 Kitchen suitable to cater for functions and events that have hired out 
the hall, together with regular lunches. Could be used as training 
kitchen. Industrial fridges and stoves as well as lockable storage 
cupboards and walk-in pantry.

Store room - chairs and tables * 1 0 15 15 Store for chairs and tables and stage.
Store room - activity equiptment * 1 10 10 Storage for group equipment such as weighwatchers scales etc.

TOTAL COMMUNITY 322 682 682
TOTAL HABITABLE SPACE 313 647 647 Total community area - any non-habitable spaces (indicated with *)

NO. CARPARKS 31.3 25.9 25.9 4 carparks per 100m2 habitable space

Administration Facilities Occupants Notes
CDO's Office 1 15 20 20 5 Needs to accommodate 4 to 5 for meetings.
Reception 1 0 25 25 2 Includes waiting area.

Work/Meeting Room
3 0 12 12 1 to 4 For hiring out to small groups and for use by Tax Help. Desk and 

computer.
Board Room 1 0 60 60 20 - 25 Needs computer access

Board Member's Room
0 0 0 0 Lockers for board members can be provided in staff room. Board 

members to use meeting rooms for administration duties.

Administration Office
1 33 40 40 5 Workstations for 5 and sectioned-off area for the office manager. 

Lockable storage cupboards.
Photocopier Room * 1 0 8 8 2 Collating table and lockable stationary cupboards.
Staff Room/Kitchen * 1 14 30 30 8 Fridge, microwave, lockers.
Store Room - admin * 1 8 10 10

Staff toilets *
1 0 10 10 Separate staff toilets? Could be two unisex cubicles or separate male 

and female. Access to disabled.

TOTAL ADMINISTRATION 70 239 239
TOTAL HABITABLE SPACE 48 181 181 Total administration area - any non-habitable spaces (indicated with *)

NO. CARPARKS 1.9 7.2 7.2 4 carparks per 100m2 habitable space
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3

Qty Existing 2021 2031 Notes

Ancillary
Foyer/community café * 1 86 75 75
Male Toilets * 1 10 25 25
Female Toilets * 1 12 25 25
Disabled Toilets * 1 4 8 8
First Aid Room * 1 0 6 6
Cleaner's Room * 1 2 6 6

TOTAL ANCILLARY 114 145 145

Childcare Occupants Notes

Creche
1 0 100 100 30 children + 

parents
Creche for occasional short term day care only.

Sleep room * 0 29 0 0 Not required

Toilets *
1 10 16 16 Existing toilets, baby change and laundry accommodated in one room. 

New toilets calculated for 30 children.
Baby Change Room * 1 8 15 15
Laundry * 1 7 8 8
Store Room - children's * 1 6 10 10 Store for children's equipment
Store room - children's external * 1 0 10 10 Outside shed for children's play equipment

TOTAL CHILDCARE 60 159 159
TOTAL HABITABLE SPACE 0 100 100 Total administration area - any non-habitable spaces (indicated with *)

NO. CARPARKS 7.5 7.5 1 carpark per 4 children, assuming 30 children for options 2, 3 & 4

SUBTOTAL INTERNAL SPACES 566 1225 1225
Circulation * 85 184 184
TOTAL INTERNAL SPACES 651 1409 1409

Outdoor spaces & 
carparking
Jane Taylor Courtyard 1 50 ?
Community Garden
Community Shed 0

No. carparks 33.22 40.62 40.62

Bicycle parking 3
Children's Outdoor Play Space 1

Circulation at 15% of area

Outside meeting place for Centre users and volunteers. This should be the hub of the 
community centre.Currently covers an area of 2 tennis courts.
Not included

Based on peak demand of 250 people attending function in main hall, 2 male toilets 
and 5 urinals, 6 female toilets and  one disabled toilet. For design options where 
library and community centre are co-located, these spaces would be shared and 
areas listed under 'Shared Spaces' would be used.

Based on rate of 4 parks per 100m2 for community facilities and ancillary,and 
administration and 1 park per 4 children in the childrens facilities.

Based on community centre rates.
Area depends on licensing arrangements.
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 DETAILED BRIEF - Draft 17/12/12

4

Qty Existing 2021 2031 Notes

SHARED SPACES
Toilets - Male * 1
Toilets - Female * 1
Toilets - Disabled * 1
Change/Nursing Facilities * 1
Access Room * 1
First Aid Room * 1 6 6
Vending machines/phones * 1
Plant equiptment/maintenance * 1
Foyer/community café * 1 118 132

TOTAL SHARED SPACES N/A 230 258

Facilities for baby changing and adult changing (disability users).
Available for private ministration of medicine etc.
Bed, chair and cupboard for use in emergencies.

79

3427

86

Cleaners room with floor height sink.

Based on peak demand of 250 people attending function in main hall, 2 male toilets 
and 5 urinals, 6 female toilets and  one disabled toilet.
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5

Qty Existing 2021 2031 Notes

YOUTH CENTRE

Youth Spaces Occupants Notes

Workshop
1 124 125 125 10 to 15 Automotive/woodworking/art workshop with flexible fittings that can be 

moved out of the way for table tennis.
Workshop store * 1 0 50 50 Store for equipment & work in progress.

Seminar Room
1 51 70 70 30

Age range 8 to 25. After 3pm structured programs homework club/after 
school care. Needs computers on bench area that could be closed in.

Sessional service space 1 0 12 12 Clinical practice room for SHINE/counselling

Music Room
2 0 10 10 Soundproofed room for listening to/playing music without corners 

(acoustic design).
Kitchen 1 14 40 40 8 to 12 Cooking/nutrition classes for leaving home
Meeting Room 1 17 45 45 8 to 12
Counselling Rooms 2 0 10 10

TOTAL YOUTH SPACES 206 382 382

Staff Facilities
Reception

1 11 20 20 2 staff and 6 
waiting

Needs privacy and sensitivity for people waiting.

Information Display 1 0 0 0 Will be incorporated into reception
Centre Manager's Office 1 10 20 20 up to 4 Needs table for up to 4 people for confidential conversations.

Staff work room
1 32 40 40 8 to 12 Existing Bedford Industries room for FLOW program (alternative 

educational opportunities).
Staff lunch room * 1 0 25 25 8 to 12
Staff toilets * 0 0 0 0 Not required.
Staff Store * 1 6 10 10 Storage for tables, chairs, trolleys and large items.

TOTAL STAFF SPACES 59 115 115

Ancillary
Male toilets * 1 15 15
Female toilets * 1 15 15
Disabled toilets * 1 8 8

TOTAL ANCILLARY 10 38 38

SUBTOTAL INTERNAL SPACES 275 535 535
CIRCULATION * 41
TOTAL INTERNAL SPACES 316 535 535
TOTAL NON-HABITABLE 57 123 123
TOTAL LESS NON-HABITABLE 259 412 412

Outdoor spaces & carparking
Courtyard 1 50 48
Carparking 8 7.7 7.7

Bicycle parking 2

10

Based on rate of 2 per 100 full-time students.

1 pan, 1 urinal, 2 handbasins (based on 45 students).
2 pans 2 handbasins (based on 45 students)
1

Circulation at 15% 

non-habitable spaces marked with *.

Based on rate of 1 park per full-time employee plus 1 space for wheelchair users plus 
an additional 10% of this for visitors. Assumed VOLT has 6 full-time equivalent staff.

Secure chill-out space useful as time out space and social recreation space.
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1 INTRODUCTION 
  
There is a range of significant current, impending or foreshadowed development for much of the currently vacant spaces at Aldinga 
District Centre. In 2009, our Activity Centres Review outlined a number of recommendations to improve the performance of our 
centres towards being more vibrant community hubs.  These included introducing mixed use (rather than specific precincts for 
specific land uses), urban design guidelines such as shops to face streets and plazas rather than internal malls or car parks, and 
improvement of the public realm (streetscaping, small parks, plazas, etc.). 
 
As it related to Aldinga District Centre, the recommendations included creating a main street to the north of the current shopping 
centre and introducing mixed use development policy that encourages land uses such as entertainment, offices, churches and 
fitness to aggregate around a central main street area.   
 
In 2010, the Development Concept was developed collaboratively with all landowners and service providers in the centre through 
taking the recommendations from the Activity Centres Review and fashioning them for practical application to suit the site.  Based on 
the outcomes, a Development Plan Amendment (DPA) will be undertaken in 2011 to create the legal policy framework necessary to 
guide new development towards the vision and objectives outlined below. 
 
This process included an initial objectives workshop, a one-day design charette and two following sessions to finalise the concept.  
This process was assisted by consultants Jensen Planning and Design in association with Hames Sharley. 
 
The design charette on 31 May 2010 had the following objectives: 
 

- consider the direction, as outlined in the City of Onkaparinga Activity Centres Review 2009, for the 
establishment of mixed use across the centre, rather than discrete and separated [and use as currently exists, and for the 
belter structuring of the centre to include internal roads, including a main street 

- consider the possible alignment of new roadways through the centre of the Aldinga District Centre and how the centre of 
the site might be activated. 

- discuss with landholders how their sites might be developed in an integrated and cohesive manner that unifies the District 
Centre and maximizes opportunities and benefits for the owners and the local community. 

- determine the most suitable siting for the proposed new Recreation Centre on Council’s land allotment and to consider the 
possibility of also locating a community library and youth enterprise centre on the site. 

- consider opportunities for shared use car parking and for reducing the amount of space within the District Centre given up 
to car parking.  

 
As an outcome of the design charrette and from subsequent discussions with landowners not at the charrette and council staff, 
concept plan proposals were developed for further discussion with property owners, stakeholders and council staff. A draft of this 
document was produced following the charette, which provided the basis for further individual and collective discussions. 
 
A workshop was held on 9 August 2010, which, in conjunction with individual discussions, resulted in a revision of the original draft 
and an interactive briefing on proposed changes was held on 1 December 2010 and the finalised document completed. 
 
Community engagement was completed on the draft development concept and vision in September 2012 and this document was 
updated to reflect the feedback received from the community for final adoption. 
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2 VISION & CONTEXT 
 
Due to the extended timeframe in which the ultimate delivery of the Aldinga District Centre is likely to be achieved a 
vision has been prepared to guide each step of the development.  
 

Aldinga District Centre will grow into a convenient place to shop, socialise, access services and use 
recreation facilities, all connected by a network of green attractive streets. 

A place you want to be  – A convenient place that has all the amenities of a traditional town centre 
with shops, offices, restaurants, hotels, churches , entertainment, recreation, health services, 
community facilities with convenient car parking – creating an opportunity to bring shopping, 
recreation and essential services close to home. 

 

High quality environment – The shopping centre will expand to connect to a new Main Street & 
Town Square.  Main Street is where the pedestrian takes priority, an attractive street where you will 
want to spend time; meeting friends for a coffee at the local cafe or window shopping along shaded 
footpaths under colourful shop awnings.  Located at its heart is a landscaped Town Square where 
you can join community events or just sit and pass the time at the outdoor tables spilling into the 
Town Square from a range of nearby cafés and family restaurants.  

 

Living Opportunities – Housing options will be encouraged in the centre including home based 
business and apartments above some shops to suit those looking for a low maintenance lifestyle 
close to all the conveniences.  Housing will help activate the centre outside traditional trading hours, 
improving safety and increase housing choice for the community. 

 

The existing context for the Aldinga District Centre, including the extent of the District Centre Zone Boundary is shown in 
the following diagram.  
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3 PROPOSED STRUCTURE AND POLICY 
 
The following diagram illustrates the direction from the Activity Centres Review 2009.  It relates to structure and mixed use policy 
changes proposed for the centre to facilitate more sustainable future development. Following discussions with landowners and 
service providers in the centre, a development plan amendment to undertake these changes is planned for 2011. 
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3 DESIGN PRINCIPLES 
 
The following summarised design principles provide the basis for a large, active mixed use centre.  
 
Street system –  
 
A street-based centre, rather than big box and open carparks model, provides immediate frontage to main thoroughfares. This 
provides a legible and safe movement pattern for pedestrians and vehicles and improves land values. In conjunction with good 
streetscaping, this provides this creates attractive places to be and to meet others.  
 
Land use mix 
 
A mix of land uses in a location allows for longer activity to be maintained in the centre and for different land uses to generate 
activity from each other. Where these land uses have different usage peaks throughout the day, this allows for the sharing of 
carparking and other infrastructure. Thus residential, retail and commercial land uses will feed off each other and recreation, and 
entertainment and food outlets have a different peak time to a supermarket or church and can potentially share facilities. In more 
active areas it is preferable for residential use to be on the first floor, or higher floors, to create an active street frontage with 
numbers of people frequently walking pass or going in and out. 
 
Built form 
 
It is important that the buildings along a street in a centre provide a sense of 'enclosure'.  That is, that the height of the buildings is in 
proportion to the width of the road and verge between the buildings.  This provides a comfortable sense of place and an attractive 
space to be in.  Where the building height to width ratio is too small, e.g. single storey buildings either side of a four lane road, it 
feels barren and exposed.  When the ratio is too large, e.g. multi-storey buildings towering over a lane, it feels closed in.  At Aldinga, 
2-4 storeys would provide this sense of enclosure. 
  
Car parking 
 
Reducing large open lot car parks will improve pedestrian access through the centre.  Some of these car parks can occur on the 
road and new car parks need to be smaller and disaggregated or behind buildings.  Complementary uses allow the sharing of car 
parking facilities due to their different peak times. 
  
Public domain and streetscaping 
 
Large centres such as Aldinga require consistent and quality treatment of streets, plazas and small parks.  This includes street trees, 
wide footpaths, verandahs, seating, small parks and plazas.  This binds a street-based centre together, no matter what the built 
form.  It also creates a pleasant place that attracts people and encourages pedestrians to walk from place to place, passing small 
businesses and offices, generating business opportunities through better access. 
 
Public Transport 
 
A convenient and safe bus layover area should be developed along Pridham Boulevard, with all-weather footpath connections 
provided from the bus stops back into the centre services and facilities via the new main street.  The ultimate location of the bus 
stops on Pridham Boulevard should be positioned to ensure safe sight lines from the proposed Main Street/Pridham Boulevard 
junction in negotiation with the Passenger Transport Board.  To ensure the functionality and amenity within Main Street, buses 
should not utilise this street as part of the bus network route. 
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4 ARCHITECTURAL & LANDSCAPE CHARACTER 
 
 

The architectural character of the District Centre should reflect the location with a focus on beachside modern 
characterised by natural concrete, blue and white colouring and feature materials of timber, glass and galvanised steel.  
This preferred built form character should be supported by a coastal landscape theme within street networks and public 
spaces that is adjusted to suit a dense town centre environment. 
 
While it is difficult for Council to mandate a particular architectural style under the development plan and variation in styles, 
colours and materials is necessary within a centre to bring uniqueness and interest, Council can implement these 
character and material elements wherever possible within Council buildings and streetscapes. 
 
 

 

Barwon Heads Victoria 

 

Barwon Heads Victoria – Modern building with timber features    Lot 15 McCrae Street – New Landmark Building 
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5 LAND OWNERSHIP (Figure 1) 
 
Figure 1 below identifies the separate land holdings comprising the district centre. 
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6 DEVELOPMENT CONCEPT (refer Figure 2, 3 & 4) 

 
This is not a master plan for the centre, but rather shows development options based around an introduced street network.  
Additional road frontages provide more access and exposure to passing traffic and more flexibility to stage development on a site.  
Active buildings can overlook streets, small parks and walkways and provide a sense of safety to pedestrians.  On-street parking will 
reduce the need for individual car parking lots, as will the development of complementary uses, with peak usage at different times, 
that can share car parking facilities,  
 

6.1 Active Heart 
There was a general consensus by stakeholders that the District Centre needed to be turned ‘inwards’, and given a strong active 
community ‘heart’.  
 

6.2 Main Street 
To do this a new ‘main street’ was needed connecting Rowley Road and Pridham Boulevard and bringing together existing but 
isolated retail, commercial and community functions as well as future developments into a vibrant, active mixed-use environment. 
The introduction of medium density and shop-top residential into this mix was seen as important to bringing activity to the precinct 
and to the ‘main street’. 
 
Main Street plays an important joint role of servicing both pedestrians and vehicles each serving to activate Main Street during 
business hours.  Without creating a space that serves the needs of both pedestrians and vehicles, it will be extremely difficult to 
bring the level of activation required to support the retail/café/restaurant/commercial business occupying new tenancies along this 
street. 
 
This will be provided by an 'L-shaped' main street coming in from Pridham Boulevard, primarily on land held by GP Plus and council, 
turning north along the western edge of council's land and connecting with McCrae St.  
 
A lesser order road will come from Rowley Road to the heart of the centre, where the Main Street turns north. The two 1200mm 
stormwater pipes that lie immediately north of the land held by Ashford Holdings, between Rowley Road and Pridham Boulevard, will 
lie in the southern verge of the Main Street and this lower order road. 
 
Buses will drop passengers off on Pridham Boulevard rather than come through the main street. This will not delay bus timetables 
and encourage pedestrian movement past businesses located on Main Street. 
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6.3 Town Square 
This main street alignment puts a desirable bend at the centre of the site, slowing vehicular traffic and creating a pedestrian friendly 
connecting space at the heart of the precinct.  Setbacks on the intersections corners can provide sufficient space for a town square 
that can be used every day.  A concept design for the Town Square was prepared to review the area of land required to deliver a 
Town Square that is flexible and delivers space that can cater for a range of uses raised through the community engagement shown 
as Figure 2.  This design confirms that the area directly in front of the recreation centre should be used for a small green space that 
can host community markets and potential playground.  A final concept will be developed at a later date and be subject to additional 
community engagement and detailed costing. 
 
Vehicle traffic should be temporarily excluded from Main Street and the Town Square for larger community events such as markets, 
performance events or community open days.  This section of road could be closed without impacting on traffic movements and 
visitation to the remainder of the centre.    
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
 

6.4 Shopping Centre 
 
Pivotal to creating a heart for the District Centre was the ability to turn the public face of the Aldinga Shopping Centre northward; 
towards the street and the centre of the site.  
 
To accomplish this, a new shopping mall would need to be developed, extending northward from the shopping centre’s atrium and 
connecting to the new main street at the plaza. The development of a Discount Department Store (DDS) in the NW corner can be 
accommodated and, ideally, the expansion to the east of the Coles Supermarket on the opposite side of the new mall. 
 
The mall would open out onto a plaza of cafes and eateries at the intersection of the internal roadways. Specialty shops and 
community service outlets would then extend from here along the main street. 

 
Activation of the street immediately north of the DDS is seen as potentially problematic given the limited amount of site space 
available for its location, hence the streets lower order along this edge. There is a strong possibility that the street may be faced with 
only the blank wall of the DDS, although this can be ameliorated by articulation of, and good landscaping along, the wall.  
 
 
 

Figure 2 – Town Square Indicative Concept 
Investigate shared street design principles 

within the town square to ensure both 

sides feel connected and accessible to 

the community 

Opportunity for additional street crossing 

in centre of Main Street 

Existing shopping centre expansion to 

capitalise on new street and provide mall 

entrance, shops and attractive design 

features towards the new street 

Potential minor east west link from the 

new town square to Rowley Road 

connecting western side of Aldinga 

Shopping Centre with the Town Square 

Grassed community space central to the 

new town square as a meeting place 

and multi-purpose green space within 

the square.  This space becomes the 

heart for weekend markets when the 

road can be closed to enable setup 

around the edges of the Town Square 

Existing right angle parking area to be 

remarked and converted into angle 

street parking connecting the western 

edge of the new street and town square Unique urban play area to provide play 

opportunities to young people and 

create a sense of beachside character 

within the centre 
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Figure 3 – Development Concept 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Existing GP Plus Medical 

Centre 

Existing Council 
recreation centre and 
possible expansion 
of community 

facilities  

Future possible 
town square for 
community events 

Existing Aldinga Central 

Shopping Centre  

Future possible new main 
street to improve east/west 
movement, provide 
opportunity for street 
trading and cafes and 
support a vibrant Town 

Square 

The development concept plan represents only one option.  The plan is intended to be flexible and 
responsive to investigations, negotiations with the affected property owners and the outcomes of 
community engagement    

Link existing centre with 
future development to the 
north through a possible 
future expansion of 
internal mall and 
additional discount 

department stores 

Future possible road or 
pedestrian movement 
corridor to improve 

east/west connection 

Existing Aldinga Police 

Station 

Possible future shared 
parking areas in a central 
location to allow efficient 
delivery of parking to 
service the centre 

Future possible road or 
pedestrian movement 
corridor to provide 
investment opportunities 
and improved north/south 
movement 
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Figure 4 – Main Activity Area Plan  
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6.5 Recreation Centre 
The City of Onkaparinga owns the land at the centre of the site and its development is therefore crucial to the activation of the main 
street and the District Centre.  
 
The site accommodates a new single basketball court sized hall with support and ancillary functions and capacity to add a second 
court in the future.  The facility cannot move further north due to the easements/right of way along the northern portion of council 
land.   
 
It will be important in the design of these community buildings that their public interface and any retail functions, are to the new main 
street and that they have a presence of at least two storeys. 
 

6.6 GP Plus 
The health support function of GP Plus extends the community service functions of the adjoining Council land. The facility intends to 
double in size and extend southward. Its public entrance should be on the main street. 
 
The site has a right-of-way over the Council’s land along the north boundary connecting it to McRae Street. The City of Onkaparinga 
has a reciprocal right-of-way over Minister of Health’s land to Pridham Boulevard and to the GP Plus car park. 
 
GP Plus consider location of a community library near or adjacent their facility ideal as it serves a similar client base and would 
provide opportunities to run public health education programs. 
 

6.7 Bend Hotel Site 
The proprietor of this property has no particular plans for the development of this large parcel of land that extends from Rowley Road 
to the west boundary of the Council’s land, the land was last put out to the market in December 2010 however no buyer was 
accepted and the land was pulled back off the market in December 2011. 
 
Ideally any development should be mixed use, retail and commercial, over three storeys, directly fronting the surrounding streets, 
with residential at the upper levels.  
 
Parking could be provided at the rear of the development. 
 
Other possible land uses include a tavern and cinema complex if they were commercially viable. 
 

6.8 Baptist Church 
The Aldinga Bay Baptist Church site is directly north of the Council’s land and would front the intersection of the new north-south 
street and McRae Street. The Baptist Church intends to develop a 400 seat church complex on this site with associated parking. 
 
The site is considered more than ample to accommodate these functions and consideration could be given to allocating some space 
for 2 storey row housing, commercial/offices or other mixed-use, along the new road. 

 
Because a natural pedestrian pathway already exists from the residential areas to the north, across the precinct, locating medium 
density housing along the west boundary of the church’s allotment along the new road could serve to provide activity and security to 
pedestrians.  
 
The south west corner of the allotment facing directly opposite the ‘main street’ intersection with McRae Street would be a suitable 
location for a shop-top with a café at ground level. 
 

6.9 Medical Centre Properties 
The proprietors of these allotments have confidence that the land could be developed to provide regional medical support services.  
 
The land available is reasonably extensive and there would also appear to be a good opportunity to include medium density 2-storey 
residential development on the eastern portion of the site, along Heathersay Avenue. 
 
Residential development could also extend southwards towards the Baptist Church land to similarly activate the new road from 
Heathersay Avenue across the District Precinct. 
 

6.10 The Salvation Army 
The intention of the Salvation Army Property Trust is to develop, in the short term, a Mission Centre which incorporates a Thrift Shop 
and associated community support functions, and later a 300-seat Worship Centre which could be located at the corner of 
Heathersay Avenue and Pridham Boulevard.  
 
The Salvation Army sees a synergy between these mission functions and the Council’s community facilities. 
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There would appear to be adequate land to further develop the site with 2-storey residential. As with the Baptist Church site a 
natural pedestrian connection currently exists from the residential areas north east of the site to the heart of the District Centre.  This 
similarly provides the opportunity to align the residential development along the pedestrian pathway. 
 
The land holdings of the Salvation Army are likely to be more than they ultimately need and there was discussion with council and 
GP Plus representatives about the site having the capacity to share car parking for expansion of community facilities on their land. 
 

6.11 SA Police 
This site houses a Police Station which, while relatively new, is considered too small to ultimately accommodate the projected 
increase in future services. Representatives have indicated that they would ultimately prefer a location more towards the future 
centre of activity. Should the police vacate the premises for a more accessible location the site would be suitable for commercial 
use. 
 

6.12 Veterinarian (owner unable to be at the charrette or provide further information) 
This site accommodates a veterinary practice which takes up all of the allotment and provides no opportunity for further 
development. 
 

6.13 Perisseuo Pty Ltd (Lin Andrews) 
A recently completed single storey commercial development provides a variety of commercial and allied health services.  The 
remainder of the site provides the requisite parking space for the development.  The siting of the building presents its main public 
front to its carparks and its end has an active front to Rowley Road. 
 

6.14 H. Hanna Site (owner unable to be at the charrette or provide further information) 
 
Lin Andrews has been in discussion with the proprietor of this site, to develop a back-to-back arrangement similar to that currently 
on the adjacent site held by Perisseuo Pty Ltd. 
 
More should be made of the Rowley Road frontage and the reduced car parking requirements foreshadowed in the 2011 
Development Plan Amendment for the centre and sharing of carparking areas more generally by private arrangement. 
 

6.15 EGHO Group 
This site has frontages on both Rowley Road and McRae Street and is suited to commercial and mixed-use development up to 2 - 4 
storeys.  The owner has lodged a development application over this land, which is currently being assessed, cognisant of this 
Development Concept. 
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6.16 Medium Density Residential Zone around the Centre 
 
A medium density residential area around the centre was established in December 2010. This will provide additional stimulus to 
businesses and service providers in the centre, initially on the vacant land on the southern side of the centre, and eventually around 
the other three sides in years to come when residential redevelopment becomes viable. 
 

 
 

6.17 Peripheral Road Reserve Land 
 
There is a strip of land on the eastern side of Pridham Boulevard, reserved for a future road widening. This runs between Aldinga 
Beach Road and Quinliven Road. This land will not be needed for this purpose and consideration for its use, relating to activity 
associated with the centre, should be made. 
 
There is also excess road reserve on Aldinga Beach Road to the east of the Rowley Road roundabout and consideration of the sale 
of this excess land to adjoining landowners should be made. 
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7  KEY MOVEMENT PATHS (refer Figure 5) 
 

7.1 ‘Main Street’ 
The most significant change envisaged to the current key pedestrian and vehicular movements within the precinct is the inclusion of 
a new east-west road, connected at its centre, by a north-south link to McRae Street. 
 
These new roadways are envisaged as one lane each way thoroughfares, with angle parking both sides, footpaths of adequate 
width to allow tree planting,  landscaping, and activation with street side cafes and the like. 
 
The Town Square slows vehicular traffic and creates a pedestrian friendly connecting space at the heart of the precinct. 
 

7.2 Existing Pedestrian Links 
Pedestrian pathways currently exist across the site originating from the intersections of neighbouring streets with the perimeter 
roadways around the site. Primarily, pedestrian movement comes from Butterworth Road and Addison Street at the north west 
corner and Kimber Street on the north east side. All gravitate south to the shopping centre. 
 
The pedestrian pathways at the north-west corner of the precinct are picked up in the concept by the north-south road across the 
Lovelaw, Baptist Church and Council properties. The concept also identifies a pedestrian link through the Salvation Army and 
Council sites from the north east. The Council should ensure that access is provided through its site. 
 

7.3 Public Parking 
A proper assessment of the adequacy of car park numbers within the precinct cannot be confirmed without further analysis. 
However, it would appear that the overall space available for parking may be more or less sufficient to generally cater for activities.   
 
Based purely on the nature of developments intended by the Salvation Army and the Baptist Church there would be many times 
when their car parks would not be in use or not used to capacity.  
 
On the other hand while the Council might ideally like to provide a library, Volt and perhaps other community facilities on their site, 
parking space may prohibit any extensive development.  
 
It is likely that a new method of calculating car parking will need to be found if the precinct is to be activated to its full potential and 
scaled over 2-3 storeys; perhaps one that accounts for times of use and factors in opportunities for shared parking. 

 

7.4 Pedestrian/Cycle broader suburb connections 
A full pedestrian and cycle audit should be completed of the residential and open space areas surrounding the Aldinga District 
Centre to ensure that new pedestrian and cycle paths built as part of future projects within the centre are appropriately connected to 
existing and future planned district and local cycle and pedestrian networks surrounding the centre.   
 
Specific consideration should be given of connecting the District Centre; 
 

 To the beach via Aldinga Beach Road to the existing and future planned Coast Park Recreational Trail Network (Foreshore 
Access Plan). 

 To the Hart Road Wetlands Trails and Aldinga Conservation Park via Rowley Road connecting to both the Aldinga Scrub 
Recreation Trail and the Aldinga to Sellicks Trail 

 From north of centre to the Symonds Reserve via Butterworth Road. 

 Across Pridham Avenue to Aldinga Beach Road Wetland walking trails 

 All necessary minor footpath network connections to the surrounding residential suburbs. 
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Figure 5 – Movement Priority Plan 
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City of Onkaparinga

Aldinga District Centre - 20 Year Cash Flow Model

Build Option 2020

Date of Analysis : 15-Nov-12
 

NET PRESENT VALUE (10,042,906)     
MAXIMUM DEBT 9,297,246         Year 0 Year 1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13 Year  14 Year  15 Year  16 Year  17 Year  18 Year  19 Year  20
RETAINED ASSET VALUE 21,027,466      2012/2013 2013/2014 2014/2015 2015/2016 2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 2029/2030 2030/2031 2031/2032 2032/2033

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

ASSET VALUATIONS
Area (sqm) $/sqm Total Input Year

Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CAPITAL EXPENDITURE Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

STRATEGIC LAND PURCHASE Input Year
Gross Area (sqm) $/sqm Cost Estimate

Salvation Army Site - Off McRae Street (Parcel S2)  1,340               160                  214,400           0 (214,400)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Salvation Army Site - Off Heathersay Street (Parcel S3) 5,760               160                  921,600           0 (921,600)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Land for New Road 1,373               170                  233,410           0 (233,410)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,369,410        (1,369,410)       -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
CAPITAL WORKS

Roadway & Plaza Total
Total Allowance 1,462,000        3 -                   -                   -                     (1,620,946)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 73,100             3 -                   -                   -                     (81,047)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 175,440           3 -                   -                   -                     (194,513)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 73,100             3 -                   -                   -                     (81,047)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,783,640        -                   -                   -                     (1,977,554)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Library Complex Input Rate Total
New Library Building / Business Centre - Base Building 916                  2,800               2,564,800        3 -                   -                   -                     (2,843,640)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Library Building / Business Centre - Fit Out 916                  400                  366,400           3 -                   -                   -                     (406,234)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Toilets 84                    4,100               344,400           3 -                   -                   -                     (381,842)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Café - Base Building and Fit Out 1,050               50                    3,600               180,000           3 -                   -                   -                     (199,569)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site Works 2,004,000        3 -                   -                   -                     (2,221,871)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Park & Driveway 380,000           3 -                   -                   -                     (421,313)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 291,980           3 -                   -                   -                     (323,723)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 735,790           3 -                   -                   -                     (815,783)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 306,579           3 -                   -                   -                     (339,910)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE 800,000           3 -                   -                   -                     (886,974)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for IT Equipment 400,000           3 -                   -                   -                     (443,487)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

8,373,949        -                   -                   -                     (9,284,346)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 

New Youth Center Input Rate Total
New Youth Centre - Base Building 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Youth Centre - Fit Out 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site Works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Parks -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

New Community Centre Input Rate Total
New Community Centre - Base Building 1,036               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Community Centre - Fit Out 1,036               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Parks -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Upgrade and Fit Out Existing Youth Centre Input Rate Total
Expanded Existing Youth Centre - Refurbishment 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Expanded Existing Youth Centre - Fit Out 600                  400                  240,000           3 -                   -                   -                     (266,092)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 12,000             3 -                   -                   -                     (13,305)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 30,240             3 -                   -                   -                     (33,528)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 12,600             3 -                   -                   -                     (13,970)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE 150,000           3 -                   -                   -                     (166,308)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

444,840           -                   -                   -                     (493,202)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Refurbish Existing Library / Community Centre Input Rate Total
Existing Library Refurbishment 646                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Existing Community Centre Refurbishment 574                  1,500               861,000           3 -                   -                   -                     (954,606)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Existing Youth Centre Refurbishment 275                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 43,050             3 -                   -                   -                     (47,730)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 108,486           3 -                   -                   -                     (120,280)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 45,203             3 -                   -                   -                     (50,117)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 1,057,739        -                   -                   -                     (1,172,734)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - CAPITAL EXPENDITURE (14,297,246)     (1,369,410)       -                   -                     (12,927,836)       -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CAPITAL REALISATION Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

CAPITAL CONTRIBUTIONS - UNINDEXED Total Year
Council's Seed Funding Total Capital (excl Maintenance) Contribution 5,000,000        0 5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Third Party Contribution 13,029,577      0.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other Contribution -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

5,000,000        5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

ASSET REALISATION (DISPOSAL) Gross Area (sqm) $/sqm Cost Estimate Year
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Agents Fees and Marketing 2.50% -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - CAPITAL REALISATION 5,000,000        5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

NET CAPITAL CASH FLOW (9,297,246)       3,630,590         -                   -                     (12,927,836)       -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
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City of Onkaparinga

Aldinga District Centre - 20 Year Cash Flow Model

Build Option 2020

Date of Analysis : 15-Nov-12
 

NET PRESENT VALUE (10,042,906)     
MAXIMUM DEBT 9,297,246         Year 0 Year 1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13 Year  14 Year  15 Year  16 Year  17 Year  18 Year  19 Year  20
RETAINED ASSET VALUE 21,027,466      2012/2013 2013/2014 2014/2015 2015/2016 2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 2029/2030 2030/2031 2031/2032 2032/2033

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

RECURRENT EXPENDITURE Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

ANNUAL EXPENDTURE
Lease Costs Area (sqm) / No Rate (p.a.) Total (p.a.) Start (Year) End (Year)
Library Complex 1,000               -                   -                   3 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Community Centre 900                  -                   -                   3 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Net Rental Income Increase to existing Youth Centre 275                  80                    22,000             3 20 -                   -                   -                     (24,392)              (25,246)           (26,129)           (27,044)          (27,990)          (28,970)           (29,984)          (31,033)           (32,119)           (33,244)           (34,407)           (35,611)           (36,858)           (38,148)           (39,483)           (40,865)           (42,295)           (43,775)           
Expansion of Youth Facility lease area (new rate) 325                  300                  97,500             3 20 -                   -                   -                     (108,100)            (111,883)         (115,799)         (119,852)        (124,047)        (128,389)         (132,882)        (137,533)         (142,347)         (147,329)         (152,486)         (157,823)         (163,347)         (169,064)         (174,981)         (181,105)         (187,444)         (194,004)         

119,500           -                   -                   -                     (132,492)            (137,129)         (141,929)         (146,896)        (152,037)        (157,359)         (162,866)        (168,567)         (174,466)         (180,573)         (186,893)         (193,434)         (200,204)         (207,211)         (214,464)         (221,970)         (229,739)         (237,780)         

Operational Costs
Additional Library Staffing Cost 140,000           3 20 -                   -                   -                     (155,221)            (160,653)         (166,276)         (172,096)        (178,119)        (184,353)         (190,806)        (197,484)         (204,396)         (211,550)         (218,954)         (226,617)         (234,549)         (242,758)         (251,255)         (260,048)         (269,150)         (278,570)         
Other -                   0 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

140,000           -                   -                   -                     (155,221)            (160,653)         (166,276)         (172,096)        (178,119)        (184,353)         (190,806)        (197,484)         (204,396)         (211,550)         (218,954)         (226,617)         (234,549)         (242,758)         (251,255)         (260,048)         (269,150)         (278,570)         

CASH FLOW - RECURRENT EXPENDITURE (7,048,862)       -                   -                   -                     (287,712)            (297,782)         (308,205)         (318,992)        (330,156)        (341,712)         (353,672)        (366,050)         (378,862)         (392,122)         (405,847)         (420,051)         (434,753)         (449,969)         (465,718)         (482,018)         (498,889)         (516,350)         

RECURRENT INCOME

INCOME GENERATION Area (sqm) Rate / sqm Net $ Flow (pa) Start (Year) End (Year)
Café Lease 50                    100                  5,000               4 20 -                   -                   -                     -                     5,738              5,938              6,146              6,361             6,584              6,814              7,053              7,300              7,555              7,820              8,093              8,377              8,670              8,973              9,287              9,613              9,949              
Busness Hub Activities 50                    -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Saving from end of existing Youth Centre lease 275                  -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 5,000               -                   -                   -                     -                     5,738              5,938              6,146              6,361             6,584              6,814              7,053              7,300              7,555              7,820              8,093              8,377              8,670              8,973              9,287              9,613              9,949              

CASH FLOW - RECURRENT INCOME 130,273           -                   -                   -                     -                     5,738              5,938              6,146              6,361             6,584              6,814              7,053              7,300              7,555              7,820              8,093              8,377              8,670              8,973              9,287              9,613              9,949              

NET RECURRENT CASH FLOW (6,918,590)       -                   -                   -                     (287,712)            (292,045)         (302,266)         (312,845)        (323,795)        (335,128)         (346,857)        (358,997)         (371,562)         (384,567)         (398,027)         (411,958)         (426,376)         (441,299)         (456,745)         (472,731)         (489,277)         (506,401)         

BORROWINGS

Capital Borrowings
Cummulative Capital Cash Flow Borrowings Year 3,630,590         3,630,590        3,630,590          (9,297,246)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Borrowings 9,297,246        3                      -                   -                   -                     9,297,246          -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Principal and Interest Repayments(Debt Cost) Borrowing Rate 6.75% Repayment Yrs 15                    -                   -                   -                     (1,004,728)         (1,004,728)      (1,004,728)      (1,004,728)     (1,004,728)     (1,004,728)      (1,004,728)     (1,004,728)      (1,004,728)      (1,004,728)      (1,004,728)      (1,004,728)      (1,004,728)      (1,004,728)      (1,004,728)      -                  -                  -                  

Capital Take Up Capital Reinvestment From Year: 20                    -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Net Cash Flow Excluding Capital Take Up -                   -                   -                     (1,292,440)         (1,296,773)      (1,306,994)      (1,317,574)     (1,328,523)     (1,339,856)      (1,351,586)     (1,363,726)      (1,376,290)      (1,389,295)      (1,402,755)      (1,416,686)      (1,431,104)      (1,446,028)      (1,461,473)      (472,731)         (489,277)         (506,401)         

NET CASH FLOW - AFTER BORROWINGS -                   -                   -                     (1,292,440)         (1,296,773)      (1,306,994)      (1,317,574)     (1,328,523)     (1,339,856)      (1,351,586)     (1,363,726)      (1,376,290)      (1,389,295)      (1,402,755)      (1,416,686)      (1,431,104)      (1,446,028)      (1,461,473)      (472,731)         (489,277)         (506,401)         

INCREASE IN ASSET VALUE

Current Value Additional Value Retained Asset Value Yr 20 Value

Salvation Army Site - Off McRae Street (Parcel S2) 214,400           -                   214,400           426,611           426,611          
Salvation Army Site - Off Heathersay Street (Parcel S3) 921,600           -                   921,600           1,833,789        1,833,789       
Land for New Road -                   -                   -                   -                   -                  
Library Complex -                   8,373,949        8,373,949        16,662,390      16,662,390     
New Youth Center -                   -                   -                   -                   -                  
New Community Centre -                   -                   -                   -                   -                  
Existing Facilities -                   1,057,739        1,057,739        2,104,676        2,104,676       

-                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  21,027,466     

NET FINANCIAL POSITION (5,000,000)       -                   -                     (1,292,440)         (1,296,773)      (1,306,994)      (1,317,574)     (1,328,523)     (1,339,856)      (1,351,586)     (1,363,726)      (1,376,290)      (1,389,295)      (1,402,755)      (1,416,686)      (1,431,104)      (1,446,028)      (1,461,473)      (472,731)         (489,277)         20,521,065     

NET PRESENT VALUE  Cost of Funds Risk Margin (10,042,906)     
Discount Rate (Cost of Council Funds) 6.75% 0.00% 6.75%
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NET PRESENT VALUE (13,134,291)     
MAXIMUM DEBT 2,024,391         Year 0 Year 1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13 Year  14 Year  15 Year  16 Year  17 Year  18 Year  19 Year  20
RETAINED ASSET VALUE 4,365,076        2012/2013 2013/2014 2014/2015 2015/2016 2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 2029/2030 2030/2031 2031/2032 2032/2033

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

ASSET VALUATIONS
Area (sqm) $/sqm Total Input Year

Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CAPITAL EXPENDITURE Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

STRATEGIC LAND PURCHASE Input Year
Gross Area (sqm) $/sqm Cost Estimate

Salvation Army Site - Off McRae Street (Parcel S2)  1,340               160                  214,400           0 (214,400)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Salvation Army Site - Off Heathersay Street (Parcel S3) 5,760               160                  921,600           0 (921,600)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Land for New Road 1,373               170                  233,410           0 (233,410)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,369,410        (1,369,410)       -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
CAPITAL WORKS

Roadway & Plaza Total
Total Allowance 1,462,000        3 -                   -                   -                     (1,620,946)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 73,100             3 -                   -                   -                     (81,047)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 175,440           3 -                   -                   -                     (194,513)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 73,100             3 -                   -                   -                     (81,047)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,783,640        -                   -                   -                     (1,977,554)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Library Complex Input Rate Total
New Library Building / Business Centre - Base Building 1,000               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Library Building / Business Centre - Fit Out 1,000               500                  500,000           3 -                   -                   -                     (554,359)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Toilets -                   -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Café - Base Building and Fit Out 1,000               -                   -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site Works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Park & Driveway -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 25,000             3 -                   -                   -                     (27,718)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 63,000             3 -                   -                   -                     (69,849)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 26,250             3 -                   -                   -                     (29,104)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE 800,000           3 -                   -                   -                     (886,974)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for IT Equipment 400,000           3 -                   -                   -                     (443,487)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,814,250        -                   -                   -                     (2,011,491)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 

New Youth Center Input Rate Total
New Youth Centre - Base Building 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Youth Centre - Fit Out 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site Works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Parks -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

New Community Centre Input Rate Total
New Community Centre - Base Building 1,036               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Community Centre - Fit Out 1,036               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Parks -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Upgrade and Fit Out Existing Youth Centre Input Rate Total
Expanded Existing Youth Centre - Refurbishment 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Expanded Existing Youth Centre - Fit Out 600                  400                  240,000           3 -                   -                   -                     (266,092)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 12,000             3 -                   -                   -                     (13,305)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 30,240             3 -                   -                   -                     (33,528)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 12,600             3 -                   -                   -                     (13,970)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE 150,000           3 -                   -                   -                     (166,308)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

444,840           -                   -                   -                     (493,202)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Refurbish Existing Library / Community Centre Input Rate Total
Existing Library Refurbishment 646                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Existing Community Centre Refurbishment 574                  1,500               861,000           3 -                   -                   -                     (954,606)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Existing Youth Centre Refurbishment 275                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 43,050             3 -                   -                   -                     (47,730)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 108,486           3 -                   -                   -                     (120,280)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 45,203             3 -                   -                   -                     (50,117)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,057,739        -                   -                   -                     (1,172,734)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - CAPITAL EXPENDITURE (7,024,391)       (1,369,410)       -                   -                     (5,654,981)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CAPITAL REALISATION Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

CAPITAL CONTRIBUTIONS - UNINDEXED Total Year
Council's Seed Funding Total Capital (excl Maintenance) Contribution 5,000,000        0 5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Third Party Contribution 6,469,879        0.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other Contribution -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

5,000,000        5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

ASSET REALISATION (DISPOSAL) Gross Area (sqm) $/sqm Cost Estimate Year
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Agents Fees and Marketing 2.50% -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - CAPITAL REALISATION 5,000,000        5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

NET CAPITAL CASH FLOW (2,024,391)       3,630,590         -                   -                     (5,654,981)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
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NET PRESENT VALUE (13,134,291)     
MAXIMUM DEBT 2,024,391         Year 0 Year 1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13 Year  14 Year  15 Year  16 Year  17 Year  18 Year  19 Year  20
RETAINED ASSET VALUE 4,365,076        2012/2013 2013/2014 2014/2015 2015/2016 2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 2029/2030 2030/2031 2031/2032 2032/2033

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

RECURRENT EXPENDITURE Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

ANNUAL EXPENDTURE
Lease Costs Area (sqm) / No Rate (p.a.) Total (p.a.) Start (Year) End (Year)
Library Complex 1,000               400                  400,000           3 20 -                   -                   -                     (443,487)            (459,009)         (475,075)         (491,702)        (508,912)        (526,724)         (545,159)        (564,240)         (583,988)         (604,427)         (625,582)         (647,478)         (670,140)         (693,594)         (717,870)         (742,996)         (769,001)         (795,916)         
New Community Centre 900                  -                   -                   3 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Net Rental Income Increase to existing Youth Centre 275                  80                    22,000             3 20 -                   -                   -                     (24,392)              (25,246)           (26,129)           (27,044)          (27,990)          (28,970)           (29,984)          (31,033)           (32,119)           (33,244)           (34,407)           (35,611)           (36,858)           (38,148)           (39,483)           (40,865)           (42,295)           (43,775)           
Expansion of Youth Facility lease area (new rate) 325                  300                  97,500             3 20 -                   -                   -                     (108,100)            (111,883)         (115,799)         (119,852)        (124,047)        (128,389)         (132,882)        (137,533)         (142,347)         (147,329)         (152,486)         (157,823)         (163,347)         (169,064)         (174,981)         (181,105)         (187,444)         (194,004)         

519,500           -                   -                   -                     (575,979)            (596,138)         (617,003)         (638,598)        (660,949)        (684,082)         (708,025)        (732,806)         (758,454)         (785,000)         (812,475)         (840,912)         (870,344)         (900,806)         (932,334)         (964,966)         (998,739)         (1,033,695)      

Operational Costs
Additional Library Staffing Cost 140,000           3 20 -                   -                   -                     (155,221)            (160,653)         (166,276)         (172,096)        (178,119)        (184,353)         (190,806)        (197,484)         (204,396)         (211,550)         (218,954)         (226,617)         (234,549)         (242,758)         (251,255)         (260,048)         (269,150)         (278,570)         
Other -                   0 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

140,000           -                   -                   -                     (155,221)            (160,653)         (166,276)         (172,096)        (178,119)        (184,353)         (190,806)        (197,484)         (204,396)         (211,550)         (218,954)         (226,617)         (234,549)         (242,758)         (251,255)         (260,048)         (269,150)         (278,570)         

CASH FLOW - RECURRENT EXPENDITURE (17,914,161)     -                   -                   -                     (731,199)            (756,791)         (783,279)         (810,694)        (839,068)        (868,436)         (898,831)        (930,290)         (962,850)         (996,550)         (1,031,429)      (1,067,529)      (1,104,893)      (1,143,564)      (1,183,589)      (1,225,014)      (1,267,890)      (1,312,266)      

RECURRENT INCOME

INCOME GENERATION Area (sqm) Rate / sqm Net $ Flow (pa) Start (Year) End (Year)
Café Lease -                   -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Busness Hub Activities 50                    -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Saving from end of existing Youth Centre lease 275                  -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - RECURRENT INCOME -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

NET RECURRENT CASH FLOW (17,914,161)     -                   -                   -                     (731,199)            (756,791)         (783,279)         (810,694)        (839,068)        (868,436)         (898,831)        (930,290)         (962,850)         (996,550)         (1,031,429)      (1,067,529)      (1,104,893)      (1,143,564)      (1,183,589)      (1,225,014)      (1,267,890)      (1,312,266)      

BORROWINGS

Capital Borrowings
Cummulative Capital Cash Flow Borrowings Year 3,630,590         3,630,590        3,630,590          (2,024,391)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Borrowings 2,024,391        3                      -                   -                   -                     2,024,391          -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Principal and Interest Repayments(Debt Cost) Borrowing Rate 6.75% Repayment Yrs 15                    -                   -                   -                     (218,770)            (218,770)         (218,770)         (218,770)        (218,770)        (218,770)         (218,770)        (218,770)         (218,770)         (218,770)         (218,770)         (218,770)         (218,770)         (218,770)         (218,770)         -                  -                  -                  

Capital Take Up Capital Reinvestment From Year: 20                    -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Net Cash Flow Excluding Capital Take Up -                   -                   -                     (949,970)            (975,562)         (1,002,050)      (1,029,464)     (1,057,839)     (1,087,206)      (1,117,601)     (1,149,060)      (1,181,620)      (1,215,320)      (1,250,199)      (1,286,299)      (1,323,663)      (1,362,334)      (1,402,359)      (1,225,014)      (1,267,890)      (1,312,266)      

NET CASH FLOW - AFTER BORROWINGS -                   -                   -                     (949,970)            (975,562)         (1,002,050)      (1,029,464)     (1,057,839)     (1,087,206)      (1,117,601)     (1,149,060)      (1,181,620)      (1,215,320)      (1,250,199)      (1,286,299)      (1,323,663)      (1,362,334)      (1,402,359)      (1,225,014)      (1,267,890)      (1,312,266)      

INCREASE IN ASSET VALUE

Current Value Additional Value Retained Asset Value Yr 20 Value

Salvation Army Site - Off McRae Street (Parcel S2) 214,400           -                   214,400           426,611           426,611          
Salvation Army Site - Off Heathersay Street (Parcel S3) 921,600           -                   921,600           1,833,789        1,833,789       
Land for New Road -                   -                   -                   -                   -                  
Library Complex -                   -                   -                   -                   -                  
New Youth Center -                   -                   -                   -                   -                  
New Community Centre -                   -                   -                   -                   -                  
Existing Facilities -                   1,057,739        1,057,739        2,104,676        2,104,676       

-                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  4,365,076       

NET FINANCIAL POSITION (5,000,000)       -                   -                     (949,970)            (975,562)         (1,002,050)      (1,029,464)     (1,057,839)     (1,087,206)      (1,117,601)     (1,149,060)      (1,181,620)      (1,215,320)      (1,250,199)      (1,286,299)      (1,323,663)      (1,362,334)      (1,402,359)      (1,225,014)      (1,267,890)      3,052,811       

NET PRESENT VALUE  Cost of Funds Risk Margin (13,134,291)     
Discount Rate (Cost of Council Funds) 6.75% 0.00% 6.75%
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City of Onkaparinga
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NET PRESENT VALUE (5,445,968)       
MAXIMUM DEBT 1,332,735         Year 0 Year 1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13 Year  14 Year  15 Year  16 Year  17 Year  18 Year  19 Year  20
RETAINED ASSET VALUE 6,733,754        2012/2013 2013/2014 2014/2015 2015/2016 2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 2029/2030 2030/2031 2031/2032 2032/2033

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

ASSET VALUATIONS
Area (sqm) $/sqm Total Input Year

Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CAPITAL EXPENDITURE Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

STRATEGIC LAND PURCHASE Input Year
Gross Area (sqm) $/sqm Cost Estimate

Salvation Army Site - Off McRae Street (Parcel S2)  1,340               160                  214,400           0 (214,400)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Salvation Army Site - Off Heathersay Street (Parcel S3) 5,760               160                  921,600           0 (921,600)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Land for New Road 1,373               170                  233,410           0 (233,410)          -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,369,410        (1,369,410)       -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
CAPITAL WORKS

Roadway & Plaza Total
Total Allowance 1,462,000        3 -                   -                   -                     (1,620,946)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 73,100             3 -                   -                   -                     (81,047)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 175,440           3 -                   -                   -                     (194,513)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 73,100             3 -                   -                   -                     (81,047)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

1,783,640        -                   -                   -                     (1,977,554)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Library Complex Input Rate Total
New Library Building / Business Centre - Base Building 916                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Library Building / Business Centre - Fit Out 916                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Toilets 84                    -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Café - Base Building and Fit Out 1,050               50                    -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site Works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Park & Driveway -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for IT Equipment -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 

New Youth Centre Input Rate Total
New Youth Centre - Base Building 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Youth Centre - Fit Out 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site Works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Parks -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

New Community Centre Input Rate Total
New Community Centre - Base Building 1,036               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Community Centre - Fit Out 1,036               -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Site works -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Car Parks -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Upgrade and Fit Out Existing Youth Centre Input Rate Total
Upgrade Expanded Existing Youth Centre - Base Building 600                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Upgrade Expanded Existing Youth Centre - Base Building 600                  400                  240,000           3 -                   -                   -                     (266,092)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 12,000             3 -                   -                   -                     (13,305)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 30,240             3 -                   -                   -                     (33,528)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 12,600             3 -                   -                   -                     (13,970)              -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE 150,000           3 -                   -                   -                     (166,308)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

444,840           -                   -                   -                     (493,202)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Refurbish Existing Library / Community Centre Input Rate Total
Existing Library Refurbishment 646                  1,500               969,000           3 -                   -                   -                     (1,074,348)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Existing Community Centre Refurbishment 574                  1,500               861,000           3 -                   -                   -                     (954,606)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Existing Youth Centre Refurbishment 275                  -                   -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Construction Contingency 5.00% 91,500             3 -                   -                   -                     (101,448)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Professional Fees 12.00% 230,580           3 -                   -                   -                     (255,648)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Briefing Contingency 5.00% 96,075             3 -                   -                   -                     (106,520)            -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Allowance for FFE -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

2,248,155        -                   -                   -                     (2,492,570)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - CAPITAL EXPENDITURE (6,332,735)       (1,369,410)       -                   -                     (4,963,325)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CAPITAL REALISATION Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

CAPITAL CONTRIBUTIONS - NON-INDEXED Total Year
Council's Seed Funding Total Capital (excl Maintenance) Contribution 5,000,000        0 5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Third Party Contribution 5,846,045        0.00% -                   3 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other Contribution -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

5,000,000        5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

ASSET REALISATION (DISPOSAL) Gross Area (sqm) $/sqm Cost Estimate Year
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Agents Fees and Marketing 2.50% -                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - CAPITAL REALISATION 5,000,000        5,000,000         -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

NET CAPITAL CASH FLOW (1,332,735)       3,630,590         -                   -                     (4,963,325)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
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NET PRESENT VALUE (5,445,968)       
MAXIMUM DEBT 1,332,735         Year 0 Year 1 Year  2 Year  3 Year  4 Year  5 Year  6 Year  7 Year  8 Year  9 Year  10 Year  11 Year  12 Year  13 Year  14 Year  15 Year  16 Year  17 Year  18 Year  19 Year  20
RETAINED ASSET VALUE 6,733,754        2012/2013 2013/2014 2014/2015 2015/2016 2016/2017 2017/2018 2018/2019 2019/2020 2020/2021 2021/2022 2022/2023 2023/2024 2024/2025 2025/2026 2026/2027 2027/2028 2028/2029 2029/2030 2030/2031 2031/2032 2032/2033

0 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18 19 20

RECURRENT EXPENDITURE Indexation 3.50% 1.00                  1.04                 1.07                   1.11                   1.15                1.19                1.23                1.27               1.32                1.36                1.41                1.46                1.51                1.56                1.62                1.68                1.73                1.79                1.86                1.92                1.99                

ANNUAL EXPENDTURE
Lease Costs Area (sqm) / No Rate (p.a.) Total (p.a.) Start (Year) End (Year)
Library Complex 1,000               -                   -                   3 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
New Community Centre 900                  -                   -                   3 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Net Rental Income Increase to existing Youth Centre 275                  80                    22,000             3 20 -                   -                   -                     (24,392)              (25,246)           (26,129)           (27,044)          (27,990)          (28,970)           (29,984)          (31,033)           (32,119)           (33,244)           (34,407)           (35,611)           (36,858)           (38,148)           (39,483)           (40,865)           (42,295)           (43,775)           
Expansion of Youth Facility lease area (new rate) 325                  300                  97,500             3 20 -                   -                   -                     (108,100)            (111,883)         (115,799)         (119,852)        (124,047)        (128,389)         (132,882)        (137,533)         (142,347)         (147,329)         (152,486)         (157,823)         (163,347)         (169,064)         (174,981)         (181,105)         (187,444)         (194,004)         

119,500           -                   -                   -                     (132,492)            (137,129)         (141,929)         (146,896)        (152,037)        (157,359)         (162,866)        (168,567)         (174,466)         (180,573)         (186,893)         (193,434)         (200,204)         (207,211)         (214,464)         (221,970)         (229,739)         (237,780)         

Operational Costs
Additional Library Staffing Cost -                   3 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   0 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

-                   -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

CASH FLOW - RECURRENT EXPENDITURE (3,246,008)       -                   -                   -                     (132,492)            (137,129)         (141,929)         (146,896)        (152,037)        (157,359)         (162,866)        (168,567)         (174,466)         (180,573)         (186,893)         (193,434)         (200,204)         (207,211)         (214,464)         (221,970)         (229,739)         (237,780)         

RECURRENT INCOME

INCOME GENERATION Area (sqm) Rate / sqm Net $ Flow (pa) Start (Year) End (Year)
Café Lease 50                    100                  5,000               4 20 -                   -                   -                     -                     5,738              5,938              6,146              6,361             6,584              6,814              7,053              7,300              7,555              7,820              8,093              8,377              8,670              8,973              9,287              9,613              9,949              
Busness Hub Activities 50                    -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Saving from end of existing Youth Centre lease 275                  -                   -                   4 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Other -                   -                   -                   0 20 -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
 5,000               -                   -                   -                     -                     5,738              5,938              6,146              6,361             6,584              6,814              7,053              7,300              7,555              7,820              8,093              8,377              8,670              8,973              9,287              9,613              9,949              

CASH FLOW - RECURRENT INCOME 130,273           -                   -                   -                     -                     5,738              5,938              6,146              6,361             6,584              6,814              7,053              7,300              7,555              7,820              8,093              8,377              8,670              8,973              9,287              9,613              9,949              

NET RECURRENT CASH FLOW (3,115,735)       -                   -                   -                     (132,492)            (131,391)         (135,990)         (140,750)        (145,676)        (150,775)         (156,052)        (161,514)         (167,167)         (173,017)         (179,073)         (185,341)         (191,827)         (198,541)         (205,490)         (212,683)         (220,126)         (227,831)         

BORROWINGS

Capital Borrowings
Cummulative Capital Cash Flow Borrowings Year 3,630,590         3,630,590        3,630,590          (1,332,735)         -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Borrowings 1,332,735        3                      -                   -                   -                     1,332,735          -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  
Principal and Interest Repayments(Debt Cost) Borrowing Rate 6.75% Repayment Yrs 15                    -                   -                   -                     (144,025)            (144,025)         (144,025)         (144,025)        (144,025)        (144,025)         (144,025)        (144,025)         (144,025)         (144,025)         (144,025)         (144,025)         (144,025)         (144,025)         (144,025)         -                  -                  -                  

Capital Take Up Capital Reinvestment From Year: 20                    -                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  

Net Cash Flow Excluding Capital Take Up -                   -                   -                     (276,517)            (275,416)         (280,015)         (284,775)        (289,701)        (294,800)         (300,077)        (305,539)         (311,192)         (317,042)         (323,098)         (329,366)         (335,853)         (342,566)         (349,515)         (212,683)         (220,126)         (227,831)         

NET CASH FLOW - AFTER BORROWINGS -                   -                   -                     (276,517)            (275,416)         (280,015)         (284,775)        (289,701)        (294,800)         (300,077)        (305,539)         (311,192)         (317,042)         (323,098)         (329,366)         (335,853)         (342,566)         (349,515)         (212,683)         (220,126)         (227,831)         

INCREASE IN ASSET VALUE

Current Value Additional Value Retained Asset Value Yr 20 Value

Salvation Army Site - Off McRae Street (Parcel S2) 214,400           -                   214,400           426,611           426,611          
Salvation Army Site - Off Heathersay Street (Parcel S3) 921,600           -                   921,600           1,833,789        1,833,789       
Land for New Road -                   -                   -                   -                   -                  
Library Complex -                   -                   -                   -                   -                  
New Youth Centre -                   -                   -                   -                   -                  
New Community Centre -                   -                   -                   -                   -                  
Existing Facilities -                   2,248,155        2,248,155        4,473,354        4,473,354       

-                   -                   -                     -                     -                  -                  -                 -                 -                  -                 -                  -                  -                  -                  -                  -                  -                  -                  -                  -                  6,733,754       

NET FINANCIAL POSITION (5,000,000)       -                   -                     (276,517)            (275,416)         (280,015)         (284,775)        (289,701)        (294,800)         (300,077)        (305,539)         (311,192)         (317,042)         (323,098)         (329,366)         (335,853)         (342,566)         (349,515)         (212,683)         (220,126)         6,505,923       

NET PRESENT VALUE  Cost of Funds Risk Margin (5,445,968)       
Discount Rate (Cost of Council Funds) 6.75% 0.00% 6.75%
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - BUILD 2021

FEASIBILITY ESTIMATE 21-Jan-13

1957 - ALDINGA LIBRARY - BUILD 2021 CONFIDENTIAL

ESTIMATE SUMMARY

Buildings
New Library & Business Centre - Base Building m2 916     2,800  2,564,800      
New Library & Business Centre - Fit-Out m2 916     400     366,400         
Café - Base Building m2 50       3,200  160,000         
Café - Fit-Out m2 50       400     20,000           
Toilets m2 84       4,100  344,400         

3,455,600      

Siteworks Associated With Buildings
Site Preparation 100,000         
Contingency for Soil Latent Conditions 120,000         
Paving 125,000         
Landscaping & Site Furniture 275,000         
Stormwater Drainage 150,000         
External Hydraulics 110,000         
Relocate Sewer Main 100,000         
Fire Services 80,000           
Electrical Services 350,000         
Provisional Allowance for ETSA Transformer 250,000         
Main Contractors Preliminaries 249,000         
Estimating & Design Contingency 5% 95,000           

2,004,000      

Car Park & Driveway
Site Preparation 35,000           
Contingency for Soil Latent Conditions 40,000           
39 Car Parks 140,000         
Eastern Road Connection 100,000         
Main Contractors Preliminaries 47,000           
Estimating & Design Contingency 5% 18,000           

380,000         

Construction Contingency 5% 292,000         

ESTIMATED CURRENT CONSTRUCTION COST 6,131,600      

Professional, Council/Certification & CITB Fees 12% 736,000         
Briefing/Scope Contingency 5% 307,000         
Allowance for Loose Furniture & Equipment 800,000         
Allowance for IT Equipment & Costs 400,000         
ESTIMATED CURRENT PROJECT COST (EXC. GST) 8,374,600$    

FIT-OUT

The fit-out rate is for cabling & joinery in a new purpose design built by the Council.
Loose furniture & IT figures are provided separately (final two lines)

1957 Aldinga Library Build 2020 Page 1  of 2
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - BUILD 2021

FEASIBILITY ESTIMATE 21-Jan-13

EXCLUDED ITEMS:

w GST
w escalation
w land cost
w community & youth centre options, external plaza & roadway (provided on separate sheet)
w site access difficulties & out of hours work
w site remediation & removal of contaminated spoil (if required)

BASIS OF ESTIMATE:

w rates current as at November 2012
w procurement via lump sum competitive tender 
w verbal & email instructions from Phillips Pilkington
w Phillips Pilkington Sketch Plans

1957 Aldinga Library Build 2020 Page 2  of 2
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - BUILD 2031

FEASIBILITY ESTIMATE 21-Jan-13

1957 - ALDINGA LIBRARY - BUILD 2031 CONFIDENTIAL

ESTIMATE SUMMARY

Buildings
New Library & Business Centre - Base Building m2 1,455  2,800  4,074,000      
New Library & Business Centre - Fit-Out m2 1,455  400     582,000         
Café - Base Building m2 50       3,200  160,000         
Café - Fit-Out m2 50       400     20,000           
Toilets m2 95       4,100  389,500         

5,225,500      

Siteworks Associated With Buildings
Site Preparation 145,000         
Contingency for Soil Latent Conditions 170,000         
Paving 185,000         
Landscaping & Site Furniture 375,000         
Stormwater Drainage 150,000         
External Hydraulics 110,000         
Relocate Sewer Main 100,000         
Fire Services 80,000           
Electrical Services 350,000         
Provisional Allowance for ETSA Transformer 250,000         
Main Contractors Preliminaries 287,000         
Estimating & Design Contingency 5% 110,000         

2,312,000      

Car Park & Driveway
Site Preparation 70,000           
Contingency for Soil Latent Conditions 80,000           
62 Car Parks 220,000         
Eastern Road Connection 70,000           
Main Contractors Preliminaries 66,000           
Estimating & Design Contingency 5% 25,000           

531,000         

Construction Contingency 5% 403,000         

ESTIMATED CURRENT CONSTRUCTION COST 8,471,500      

Professional, Council/Certification & CITB Fees 12% 1,017,000      
Briefing/Scope Contingency 5% 424,000         
Allowance for Loose Furniture & Equipment 1,000,000      
Allowance for IT Equipment & Costs 400,000         
ESTIMATED CURRENT PROJECT COST (EXC. GST) 11,312,500$  

FIT-OUT

The fit-out rate is for cabling & joinery in a new purpose design built by the Council.
Loose furniture & IT figures are provided separately (final two lines)

1957 Aldinga Library Build 2031 Page 1  of 2
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - BUILD 2031

FEASIBILITY ESTIMATE 21-Jan-13

EXCLUDED ITEMS:

w GST
w escalation
w land cost
w community & youth centre options, external plaza & roadway (provided on separate sheet)
w site access difficulties & out of hours work
w site remediation & removal of contaminated spoil (if required)

BASIS OF ESTIMATE:

w rates current as at November 2012
w procurement via lump sum competitive tender 
w verbal & email instructions from Phillips Pilkington
w Phillips Pilkington Sketch Plans

1957 Aldinga Library Build 2031 Page 2  of 2
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - LEASE 2021

FEASIBILITY ESTIMATE 21-Jan-13

1957 - ALDINGA LIBRARY - LEASE 2021 CONFIDENTIAL

ESTIMATE SUMMARY

Buildings
New Library & Business Centre - Base Building m2 1,000  By Developer
New Library & Business Centre - Fit-Out m2 1,000  500     500,000         
Café By Developer

500,000         

Siteworks Associated With Buildings By Developer

Car Park & Driveway By Developer

Construction Contingency 5% 25,000           

ESTIMATED CURRENT CONSTRUCTION COST 525,000         

Professional, Council/Certification & CITB Fees 12% 63,000           
Briefing/Scope Contingency 5% 26,000           
Allowance for Loose Furniture & Equipment 800,000         
Allowance for IT Equipment & Costs 400,000         
ESTIMATED CURRENT PROJECT COST (EXC. GST) 1,814,000$    

FIT-OUT

The fit-out rate is for cabling, joinery & minor additional works in a new building built by a Developer
Loose furniture & IT figures are provided separately (final two lines)

EXCLUDED ITEMS:

w GST
w escalation
w land cost
w community & youth centre options, external plaza & roadway (provided on separate sheet)
w site access difficulties & out of hours work
w site remediation & removal of contaminated spoil (if required)

BASIS OF ESTIMATE:

w rates current as at November 2012
w procurement via lump sum competitive tender 
w verbal & email instructions from Phillips Pilkington
w Phillips Pilkington Sketch Plans

1957 Aldinga Library Lease 2020 Page 1  of 1
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - LEASE 2031

FEASIBILITY ESTIMATE 21-Jan-13

1957 - ALDINGA LIBRARY - LEASE 2031 CONFIDENTIAL

ESTIMATE SUMMARY

Buildings
New Library & Business Centre - Base Building m2 1,550  By Developer
New Library & Business Centre - Fit-Out m2 1,550  500     775,000         
Café By Developer

775,000         

Siteworks Associated With Buildings By Developer

Car Park & Driveway By Developer

Construction Contingency 5% 39,000           

ESTIMATED CURRENT CONSTRUCTION COST 814,000         

Professional, Council/Certification & CITB Fees 12% 98,000           
Briefing/Scope Contingency 5% 41,000           
Allowance for Loose Furniture & Equipment 1,000,000      
Allowance for IT Equipment & Costs 400,000         
ESTIMATED CURRENT PROJECT COST (EXC. GST) 2,353,000$    

FIT-OUT

The fit-out rate is for cabling, joinery & minor additional works in a new building built by a Developer
Loose furniture & IT figures are provided separately (final two lines)

EXCLUDED ITEMS:

w GST
w escalation
w land cost
w community & youth centre options, external plaza & roadway (provided on separate sheet)
w site access difficulties & out of hours work
w site remediation & removal of contaminated spoil (if required)

BASIS OF ESTIMATE:

w rates current as at November 2012
w procurement via lump sum competitive tender 
w verbal & email instructions from Phillips Pilkington
w Phillips Pilkington Sketch Plans

1957 Aldinga Library Lease 2030 Page 1  of 1
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - SUNDRY OTHER OPTIONS

FEASIBILITY ESTIMATE 21-Jan-13

1957 - ALDINGA LIBRARY - SUNDRY OTHER OPTIONS CONFIDENTIAL

ROADWAY & PLAZA

Site Preparation 100,000         
Contingency for Soil Latent Conditions 135,000         
Roadway 275,000         
Shared Space & Core Plaza 350,000         
Relocate Two 1200mm Stormwater Drains 350,000         
Main Contractors Preliminaries 182,000         
Estimating & Design Contingency 5% 70,000           
Roadway & Plaza Construction Cost 1,462,000      

Construction Contingency 5% 73,000           
Fees 12% 175,000         
Briefing/Scope Contingency 5% 73,000           
ROADWAY & PLAZA TOTAL 1,783,000$    

NEW 900m2 COMMUNITY CENTRE WITH 136m2 FOYER

Community Centre & Foyer - Base Building m2 1,036  2,600  2,693,600      
Community Centre & Foyer - Fit-Out m2 1,036  400     414,400         
Siteworks 500,000         
Car Park (34 Parks) 120,000         
Construction Contingency 5% 186,000         
Fees 12% 470,000         
Briefing/Scope Contingency 5% 196,000         
Loose Furniture 250,000         
NEW COMMUNITY CENTRE 4,830,000$    

NEW 600m2 YOUTH CENTRE

Youth Centre - Base Building m2 600     2,600  1,560,000      
Youth Centre - Fit-Out m2 600     400     240,000         
Siteworks 350,000         
Car Park (8 Parks) 30,000           
Construction Contingency 5% 109,000         
Fees 12% 275,000         
Briefing/Scope Contingency 5% 114,000         
Loose Furniture 150,000         
NEW YOUTH CENTRE 2,828,000$    

600m2 YOUTH CENTRE EXPANSION & FIT-OUT (REWORK EXISTING BLG.)

Youth Centre - Rework Existing Building m2 600     By Developer
Assume new finishes, a/c, lighting, power, joinery 
& creation of new internal spaces

Youth Centre - Fit-Out m2 600     400     240,000         
Siteworks Nil
Construction Contingency 5% 12,000           
Fees 12% 30,000           
Briefing/Scope Contingency 5% 13,000           
Loose Furniture 150,000         
YOUTH CENTRE REFIT 445,000$       

1957 Aldinga Library Sundry Other Options Page 1  of 2
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HEINRICH CONSULTING Pty. Ltd. Project Cost Management

18 Salisbury Cres., Col. Light Gardens SA 5041 Ph. 8374 4479 Fax 8374 4492

1957 - ALDINGA LIBRARY - SUNDRY OTHER OPTIONS

FEASIBILITY ESTIMATE 21-Jan-13

REFURBISH EXISTING SPACES

Refurbish Existing Library m2 646     1,500  969,000         
Refurbish Existing Community Centre m2 574     1,500  861,000         
Refurbish Existing Youth Centre m2 275     1,500  412,500         
Siteworks Nil
Construction Contingency 5% 112,000         
Fees 12% 283,000         
Briefing/Scope Contingency 5% 118,000         
Loose Furniture Nil
TOTAL REFURBISHMENT COST 2,755,500$    

FIT-OUT

The fit-out rate for new buildings is for cabling & joinery in a new purpose design built by the Council.
The refurbishment rate for existing buildings is $1,500/m2.
Loose furniture is provided separately (final line in each option)

EXCLUDED ITEMS:

w GST
w escalation
w land cost
w site access difficulties & out of hours work
w site remediation & removal of contaminated spoil (if required)

BASIS OF ESTIMATE:

w escalation assumptions current as at November 2012
w procurement via lump sum competitive tender 
w verbal & email instructions from Phillips Pilkington
w Phillips Pilkington Sketch Plans

1957 Aldinga Library Sundry Other Options Page 2  of 2
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Attachment 2 – Decision Making Criteria and Assessment Matrix – Aldinga Community Facilities Feasibility Study 

 
 

 

 Meets criteria  Potentially meets criteria  Does not meet criteria 

 Criteria Refurbish All  Build 2021 New Library and 
Youth Centre Expansion 

 Lease 2021 New Library 
and Youth Centre 

Expansion 

C
O

M
M

UN
ITY

  

Community perceptions regarding 
maintaining or exceeding current quality 

 
 

    

Level of physical integration of facilities 
 

     

Ability to share spaces and car parking 
areas 

     

Ability to increase access to community 
services provided by other agencies 
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TIV
E 

C
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E 

W
ITH
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 S
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O
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TIT
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Ability to influence character and identity of 
the centre through built form 

     

Ability to contribute to a more active and 
viable District Centre 

     

Ability to contribute to Council’s vision for 
Main Street and Town Square 

     

Ability to increase number of people using 
the District Centre 

     

Ability to leverage private investment for the 
Main Street vision 

     

FI
N

A
N

C
IA

L 

Ability to obtain private investment in 
facilities  

     

Ability to leverage funding from 
Government Sources 

     

Ability to incorporate commercial activities 
to offset Council costs 

     

Security of provision beyond 2035 
 

     

Ability to stage delivery to meet population 
growth 
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Regional Development Australia Fund – Round Four Expression of 
Interest Form 

 
Regional Development Australia Fund - Round Four 

Supporting Regional Infrastructure Projects 
 

Expression of Interest Form 

Advice to Applicants 
 
1. Expressions of Interest for Round Four of the Regional Development Australia Fund (RDAF) opened on 

Friday, 26 October 2012.  EOIs must be lodged by 5:00pm local time on Thursday, 6 December 2012. 
 

2. Potential applicants are advised to carefully review the Guidelines for Round Four (the Guidelines) prior 
to completing this EOI form.  Applicants must assess their eligibility against the Guidelines, and confirm 
their eligibility in the declaration section of this EOI form.  Applicants must be certain that they can 
submit an eligible application prior to submitting an EOI.  
 RDA committees do not assess eligibility of EOIs against the eligibility criteria set out in the 

Guidelines. 
 The Department will assess the eligibility of the full application.  
 

3. Eligible applicants are permitted to submit one EOI for one project in Round Four.  Multiple EOIs will not 
be accepted.  Where more than one EOI is lodged with the Department, only the first EOI will be 
accepted. 
 Eligible applicants can submit an EOI to both Round Three and Round Four for different projects.  

Proponents must be sure that they can meet the different eligibility and selection criteria for each 
round. 

 

4. The EOI form cannot be changed or altered in any way.  The EOI form must be completed in its entirety.  
Attachments will not be accepted.  Responses to questions should be short and succinct. 
 Responses to each question in Part E are limited to 350 words.  Text over this limit will not be 

considered by RDA committees. 
 Only fully completed EOIs will be accepted and must be signed by an authorised person.  

Incomplete EOIs and late EOIs will not be considered. 
 EOIs received by the Department prior to the closing date can be withdrawn and replaced with an 

updated EOI for the same project or an EOI for a different project.  Advice on the withdrawal of an 
EOI must be provided in writing to the Department (rdaf@regional.gov.au). 

 EOIs may be withdrawn following the closing date via email to the Department 
(rdaf@regional.gov.au). 

 

5. Completed EOIs must be emailed to rdaf@regional.gov.au by 5.00pm local time on Thursday, 6 
December 2012.  EOIs must not be emailed direct to the RDA committee. 
 All EOIs received by the Department will be acknowledged via email within two working days.  If 

you do not receive an acknowledgement from the Department, please call 1800 005 494 as a 
priority to confirm that your EOI has been received.  

 
 
 

mailto:rdaf@regional.gov.au
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Regional Development Australia Fund – Round Four Expression of 
Interest Form  

 

6. The Department will notify all proponents of the outcome of their EOI on Wednesday, 13 February 
2013.  Details of the full application process will be published on the Department’s website 
www.regional.gov.au.  

http://www.regional.gov.au/
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Regional Development Australia Fund – Round Four Expression of 
Interest Form 

PART A.   DETAILS OF APPLICANT 

1.  Name of Applicant 

 

If you are a not-for-profit organisation please 
provide your registered business name as listed 
at www.abr.business.gov.au  

City of Onkaparinga 

2.  Type of Applicant 

 

 

Please tick the correct box or delete the line 
which is not relevant 

          Local Government  

 

3.  Annual Income of a Not-for-Profit 
Organisation 

 

N/A 

4.  Australian Business Number  

 

Must be for the applicant named is question 1 

97 047 258 128 

5.  Physical Address of Applicant 

 

 

Ramsay Place 

Noarlunga Centre SA 5168 

6.  Postal Address of Applicant 

 

PO Box 1 

Noarlunga Centre SA 5168 

7.  Authorised Person from Applicant 
Organisation 

 

 

 

This is the person with authority to submit the 
EOI, such as the Chief Executive Officer or 
General Manager 

Name:  Mark Dowd 

Title:  Chief Executive Officer 

Phone:  8384 1670 

Email :  mardow@onkaparinga.sa.gov.au 

√ 

http://www.abr.business.gov.au/
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Regional Development Australia Fund – Round Four Expression of 
Interest Form 

8.  
Contact Details of Person with 
Responsibility for the Project  

 

 

 

This is the person who will have day-to-day 
responsibility for delivering the project, such as 
the Chief Engineer or Project Manager 

Name:  Chantal Milton 

Title:  Principal Project Manager – Development 
Projects 

Phone: 0409 648 573 

Email: chamil@onkaparinga.sa.gov.au 
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Regional Development Australia Fund – Round Four Expression of 
Interest Form 

PART B.   DETAILS OF PROJECT 

9.  Project Name  Aldinga District Centre (ADC) Development 

Project 

10.  Description of the Project 

 

 

Describe the infrastructure that will be funded 
from RDAF funding.  (100 word limit) 

The existing ADC is a traditional shopping centre 

with small service buildings separated by vacant 

land.   

Council, landowners and the community share a 

vision to create a new heart for the centre.  

The project is to create a regional destination 

through: 

 A new town square containing a multi-

purpose event and marketplace, civic 

playground and public art and main 

street.  

 Construction of shopping centre 

expansion with new mall entrance to 

town square (privately funded) 

 Purchase of land for main street 

 Council to occupy section of shopping 

centre expansion for a new library, 

service centre and business hub. 

 Fit-out and expansion of a youth facility 

adjacent town square. 

11.  Is the activity for which RDAF funding 
is sought part of a larger project?  

 

 

If yes, please describe the larger project and the 
relationship between the activity for which 
RDAF funding is requested and the larger 
project.  (100 word limit) 

Yes  

 

In October 2012 Council endorsed a concept and 
vision for ADC prepared with landowners and 
community input.  

The vision is for ADC to grow into a vibrant and 
accessible destination for the community and 
visitors to shop, socialise, access services and use 
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recreation facilities.  The town square and main 
street will connect facilities together and host 
events.    

Without external funding to deliver the town 
square and main street the balance of the project 
for which funds are identified cannot proceed. 

This project would be a catalyst, delivering 
infrastructure unlocking private investment 
across the broader district centre to deliver the 
full concept. 

12. Category of Infrastructure 

 

 

 

Select the one category which best describes 
your project 

      Economic 

     Community 

 

     Arts and Culture 

 

     Sports and Recreation  

13. Is the project dependent on the 
completion of any other activities?  

 

If yes, please describe the activities which are to 
be completed and the estimated time frames 

Yes 

Council are in negotiation with SA Health to 
purchase the land required to deliver a new 
section of the main street and have reached an 
‘in principle’ agreement to terms.  The land 
transfer is anticipated to be finalised to allow 
delivery of the project within RDA timelines. 

14. What priority or priorities in your RDA 
committee’s Regional Plan does your 
project address? 

 

 

 

 

ADC is located in the southern most area of the 
City of Onkaparinga.  Its location supports the 
generation of positive impacts in four additional 
local government areas (Yankalilla, Alexandrina, 
Victor Harbor and Kangaroo Island) across two 
RDA areas. 

The City of Onkaparinga is located within the 
Adelaide Metropolitan Region and the ADC 
project is considered to address elements of four 
priorities identified in the Regional Road Map; 

1. Population Growth & Demographic 
Change 

2. Growing the Economy (including 
employment) 

3. Energy & Water Sustainability 

√ 
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4. National Broadband, Infrastructure and 
Transport 

 

The ADC project location, which is uniquely 
situated on the edge of the metropolitan region, 
is also considered to address priorities within the 
Adelaide Hills, Fleurieu & Kangaroo Island 
(AHFKI) RDA region. 
 
Specifically in respect to Goal area 2 partnerships 
in policy, planning, projects and programs, Goal 
area 3 community building and Goal area 5 
infrastructure provision and maintenance. 
 

15. When will the project commence and 
be completed? 

 

 

 

 

 

 

When will the activity for which RDAF 
funding is sought commence and be 
completed? 

 Commencement 
Date 

Completion 
Date 

Project 30 September 2013 
or immediately 
following funding 
agreement 
endorsement 

01 Jan 2016 

Activity  

Civil 
Construction 
Main Street  

Construction 
shopping 
centre 
expansion 
including 
library 
relocation  

Landscape & 
Construction 
Town Square & 
Streetscapes, 
council building 
fit-out  

 

 

30 Sep 2013 

 

01 Jan 2014 

 

 

1 Jan 2015 

 

 

01 April 2014 

 

31 Dec 2014 

 

 

1 Jan 2016 
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Interest Form 

PART C.   LOCATION OF PROJECT 

16. Project Location 

 

What is the physical address of the project?   

If the project is located in more than one 
location, list all locations 

Aldinga District Centre is located on Aldinga Beach 

Road, Aldinga Beach.  It is bounded by Rowley 

Road, Heathersay Avenue, Pridham Boulevard and 

Aldinga Beach Road. 

The district centre covers an area of approximately 

16 ha, split into 22 parcels owned by 16 individual 

landowners. 

The site of the project is located on three titles; 

 CT 5194/435 Ashford Holding (Aldinga) Pty Ltd 

 CT 5781/171 City of Onkaparinga 

 CT 5980/499 Minister for Health SA (Part of 

title to be transferred to City of Onkaparinga) 

17. If the project is located in a capital 
city, please describe the benefits of 
the project to the broader region.  
Describe who will benefit and how. 

 

 

Response should be no more than 100 words 

ADC is the southern-most centre within Adelaide’s 
metropolitan area 45km south of Adelaide’s CBD 
and 30km north of Yankalilla. With direct access 
from Main South Road ADC services the wider 
southern Fleurieu and Kangaroo Island. 

Over the last four years Aldinga/Sellicks has 
experienced 62% growth. The existing library & 
youth centre are at capacity with waiting lists and 
program constraints.  

A 2012, retail study identified the whole of DC 
Yankalilla in the secondary catchment with this 
regional community population accessing ADC for 
the facilities and services. 

Onkaparinga recognises ADC’s regional function 
and the region’s growth pressures are captured in 
the demographic planning for social infrastructure 
and services. 

18. Name of the RDA committee which 
has responsibility for the region where 
the project is primarily located. 

Only one RDA committee can be nominated 

Adelaide Metropolitan 
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19. 
Local Government Area or areas in 
which project is located 

The City of Onkaparinga is a substantial local 
government covering an area of 518 square 
kilometres home to 163, 485 people as of 2011 
Census.  This population is anticipated to increase 
to 200,000 people by 2035.  Much of this growth 
will be located within the southern edges of the 
Council area and around major centres. 

While the City of Onkaparinga is classified as a 
metropolitan Council over 70% of the Council area 
is characterised by rural land uses and townships.  
The project site is located on the interface 
between the rural and urban areas, and ADC 
services a broader regional function that will grow 
as the centre expands to include broader services 
and quality public places. 

Onkaparinga serves a population equivalent to the 
City of Marion, Mitcham and Holdfast Bay but with 
a population spread over a total area 3.5 times the 
combined size of those areas.  Council size, 
growing population and regional catchment 
presents challenges for Council in the timely 
delivery of essential services and infrastructure in 
regional locations. 
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PART D.   DETAILS OF FUNDING 

20. Value of RDAF grant being requested 

 

Must be between $500,000 and $15 million.  
Must be GST exclusive 

$2,258,662 

Comprising delivery of; 
- a new town square including a multi-purpose 

market and event place,  
- a unique civic playground incorporating public art  
- New pedestrian orientated Main Street.   

Project costs incorporate civil construction and 
landscaping.  Pricing based on a detailed concept plan 
informed by an endorsed community vision.  

21. 

 

Total cost of the project 

 

 

 

 

 

 

 

 

Total cost of the activity to be 
supported by RDAF 

Must be GST exclusive 

The20 year full ADC development concept involves 

significant private investment to fill in the vacant land 

within the centre with a mix of commercial, retail, 

service facilities, residential and public realm upgrades.  

A total value of the complete project has not been 

quantified.  A number of owner’s have commenced 

masterplan investigations informed by the endorsed 

concept. 

 

$ 12.09 million 

Comprising delivery of; 

- a new town square including a multi-purpose 
market and event place,  

- a unique civic playground incorporating public art  
- New pedestrian orientated Main Street.  
- Land purchase for balance of road 
- Detailed design and construction management 
- New library and expanded youth centre fit-out 

costs 
- Construction of shopping centre expansion 
 

Council per annum lease costs are excluded from this 
figure but are considered an in kind contribution below 
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22. 
Value of your organisation’s 
contribution to the project 

 

Maps to Selection Criterion 3 

Cash 

$2.835 million 

(subject to a successful 
RDA grant application, 
Council contribute the 
land purchase price for 
the balance of road, 
detailed design & 
construction management 
of the town square, 
associated main street 
extension, design costs,  
library and youth centre 
fit-out costs. 

In-kind 

$536,000 per annum  

minimum lease period of 
10 years (to anchor private 
investment)  

 

 

 

 

 

23. Value of cash contributions from 
partners  

List whether each contribution is confirmed, or 
requested but not confirmed in the Status of 
Contribution column.  Maps to Selection 
Criterion 3 

Name of Contributor Value of 
Cash 

Contribution 

Status of 
Contribution 

NIL NIL 
 

NIL 
 
 

24. Value of in-kind contributions from 
partners  

 

List whether each contribution is confirmed, or 
requested but not confirmed in the Status of 
Contribution column.  Maps to Selection 
Criterion 3 

Name of Contributor Value of In-
kind 

Contribution 

Status of 
Contribution 

Ashford Holdings 
(Aldinga) Pty Ltd 

(Construction of a 
shopping centre 
expansion and new 
building subject to 
construction of a town 
square to link with the 
expanded shopping 
centre and Council 
occupying part of this 
space for a new library 
and service facility as 
the anchor tenant. 

$7,000,000 
 
Contribution is 
requested  
 
Ashford Holdings 
have completed 
initial planning and 
design for the new 
library facility.  The 
partnership is 
subject to securing 
external funding for 
the town square 
and main street.  
Ashford Holdings 
have provided 
written support for 
this RDA funding 
application and the 
design concept is 
available 
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PART E.   MATTERS TO BE CONSIDERED BY RDA COMMITTEES WHEN SELECTING 

PROJECTS TO PROCEED TO FULL APPLICATION 

25. How does the project deliver on the priorities in your RDA committee’s Regional Plan or 
Regional Roadmap? 

Response should be no more than 350 words 

 Population Growth & Demographic Change 

Over 15 years Aldinga has changed from a coastal hamlet to a fast growing fringe suburb.  

Aldinga is recognised at high risk of mortgage stress, social disadvantage and unsustainable 
‘journey to work ‘patterns with 52% of the regions’ population travelling outside of the city 
for work.  The south coast region scores below the South Australia average on the SEIFA 
index of dis-advantage. 

Delivery of a high quality ADC, supporting the timely provision of social infrastructure will 
deliver essential services and employment to contribute to improving the locational 
disadvantage of the community. 

Growing the Economy 

Statistics on the South Coast (small area labour market) indicate the area contains the 
highest number of unemployed people in Onkaparinga.  After the project is complete the 
local Aldinga and regional community will have improved access to permanent employment 
and improved potential opportunities to attract investment and tourism. 
 
The town square and main street will support ADC in better capturing tourism potential and 
economic growth resulting from its convenient central location adjacent McLaren Vale and 
the Coast and location on the KI route between Adelaide & Cape Jervis. 

Energy & Water Sustainability 

The City of Onkaparinga is managing delivery of a $215 million major project to recycle water 
involving a network of wetlands and aquifer recharge, involving infrastructure adjacent ADC. 
Stormwater from the project area will be treated and returned for irrigation of parks with 
capacity for future distribution to new homes, business and retail facilities.  

After the project’s completion, a quality ADC will provide essential services and facilities 
supported by a quality public realm that will reduce private vehicle dependency, resulting in 
a positive sustainability outcome. 

National Broadband, Infrastructure and Transport 

The ADC Project would deliver Digital Enterprise (enabling small business and community 
groups) and Digital Hub (digital literacy training) programs delivered from the 
library/business hub to capture opportunity from 2013 NBN roll-out.  

The project provides a suitable space for the community and business to access broadband 
and on-line literacy programs, strengthening economic growth, resilience and connectivity of 
communities and business across this region. This program would build on the 2012 pilot 
delivered in the neighbouring township of Willunga.  
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26. How will the project support the local and regional economy?  Describe the economic 
benefits of the project, and how the project contributes to and sustains regional economic 
growth?  (Maps to Selection Criterion 1) 

Response should be no more than 350 words 

 An economic impact report was completed by Council which considered a purpose built 
council-owned facility submitted for RDAF Round 2.  Subsequently we have assessed a new 
delivery model involving leased space, incorporating and leveraging off an in kind 
contribution from a private developer, which significantly improves the economic 
contribution and value for money consideration achieved by this project.    

 Total output, including all direct, industrial and consumption of the project effects is 
estimated to increase by up to $26.796 million (up from $20.834 million)  

 Total employment is estimated to increase by 82 jobs (up from 59 jobs) 

 Total value-added, including all direct, industrial and consumption effects is 
estimated to increase by up to $9.72 million (up from $6.814 million) 

The infrastructure and services delivered by the ADC project will catalyse future 
development of vacant land across the centre that will further grow the regional economy 
beyond the numbers above.   

The Aldinga Bay Business & Tourism Association has identified 1,100 ABN’s located in Aldinga 
constituting 770 trading enterprises.  Their business membership has expressed to Council a 
need for serviced office, meeting rooms and training spaces for business support in Aldinga. 
The new library incorporates a business hub to support small/medium enterprises and home 
business in the region, also championing the region to capture opportunities through the 
arrival of the NBN. 

The delivery of the town square, market and event space, playground and extended main 
street at the heart of this project is much more than an infrastructure project.  The focus 
given to placemaking in the concept proposes a design to deliver a destination that 
encourages people to stay and spend time, expanding the economic benefits while better 
connecting communities.   

A capacity for markets to be held within centre is designed in the town square, building on 
the success of a trial Sunday market operating on private land at the edge of the ADC site. A 
centrally located market place would attract visitors into the centre's heart in a location that 
has weather protection immediately adjacent to retail and services.  The market operators 
are happy to work with Council on this relocation concept if funding for the town square is 
secured. 
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Interest Form 

27. How does the project address needs of the community in the region?  Describe the 
benefits of the project for local communities?  (Maps to Selection Criterion 2) 

Response should be no more than 350 words 

 The current situation at Aldinga is a disconnected big box shopping centre without a true 
heart. The key of this project is facilitating the delivery of a new library, service centre, 
business hub and expanded youth centre in a central location where this investment can 
catalyse delivery of the community and commercial vision for a shopping centre connected 
to the town square and main street.  

Retail demand in the current market will not support a centre expansion to the town square 
in the medium term making it critical for a Council facility to serve as this anchor.  Capacity is 
being designed into the building for additional future library expansion or conversion to 
retail in the long term beyond 10-20 years. 

Council currently lease library & youth space on the edge of the shopping centre.  The 
existing library & youth centre serves 104,000 visitors per year, both require expansion in the 
order of 6000m2 by 2020 for the library (based on NSW best practice standards and 
population analysis) and a 50% increase in space for the youth facility.  

Aldinga also has a high proportion of young families at 24.9% compared to 17.7% for Greater 
Adelaide in the 2011 census. The integrated delivery of quality public places support 
community interaction and would serve to close the gap of disadvantage for young families, 
removing need for vehicle travel out of this region. 

The proposed new library can provide a focal point and solution to the community – creating 
a centre of activity and a meeting place in which one can read, learn, connect and belong. 
Onkaparinga participates in the one card library management system which connects 130 
public libraries in SA with a single shared catalogue simplifying regional communities’ access 
to library facilities and services at ADC.  

The library, acting as the anchor tenant to activate the town square will deliver a high quality 
public environment, valued by the community providing a connected external (town square) 
and internal (library) space able to be used to display public art and host community events 
that celebrate the character and advantages of the Aldinga and AHFKI area.   
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28. Describe the community support for the project, including the extent of support and 
nature of supporting organisations.  

 

Response should be no more than 350 words 

 Due to the growth pressures being experienced in advance of social infrastructure in Aldinga 
and surrounding regions, the area has been the focus of extensive studies and community 
engagement to define the timing and delivery needs. 

In 2010, the masterplan concept and vision was created collaboratively with landowners 
through a design charette process.  The work completed in this charette was refined by 
Council staff and placed out for broader community engagement in August 2012 through a 
distributed newsletter to 2000 households and online survey.   

This engagement demonstrated a 90% support for the draft vision and development concept 
within the local community:   

 When asked what people most like about the vision the top three responses relate to 
the concept of a new town square, pedestrian friendly main street and the overall 
vision and planning Council has undertaken to guide future development.   

 When asked what services or facilities people would like to see provided the top 
three responses was demand for broader retail offerings, attraction of outdoor dining 
opportunities and a larger library & service centre. 

The RDA submission for funding to deliver a town square linked to a main street and decision 
by Council to commit to a long term lease partnership with a private landowner to catalyse 
delivery of a new library building to activate the public places provides a unique opportunity 
to deliver the major placemaking elements contained within the community endorsed vision 
and catalyse future private investment opportunities across the broader centre. 

A number of organisations have expressed interest in the project and letters of support 
would be included in a full application from; 

- Office of the Southern Suburbs 

- Renewal SA 

- Regional Councils 

- Local Landowners 

- Commonwealth and state parliament members 

- Community Associations and Business groups including Aldinga Bay Business 
& Tourism Association (Sunday Market) 

- Flinders University is committed to building regional capacity in Southern 
Adelaide through its teaching, learning and research activities Flinders will 
work with the City of Onkaparinga on the project. 
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29. Confirm that project (or element being funded by RDAF) will be completed by 
31 December 2016.  Please refer to approvals that have to be obtained, including the 
status of those approvals, and project delivery arrangements. 

Response should be no more than 350 words 

 The ADC project for the town square, main street, library, service centre, business hub and 
youth centre is the critical second stage of a major project to complete the development of 
the district centre to create an active and vibrant community heart and can be delivered by 
31 December 2016. 

This delivery timeline is possible due to the work already completed on this project including; 

1. Social Impact Assessment to identify community facility requirements in 2008. 

2. Completion of an ADC masterplan through a community design charette in 2010. 

3. The first stage was delivered in November 2011 with the completion of the Aldinga 
Recreation Centre which sits on the northern edge of the future town square and but 
remains disconnected from the shopping centre and other uses in the centre. 

4. Endorsement of a vision and design concept incorporating community feedback in 
October 2012. 

5. Completion of a feasibility study for community facilities and services including floor 
area requirements in December 2012. 

6. Completion of a retail and infrastructure analysis in 2012 

7. Concept planning for the Town Square and Main Street commenced in 2012. 

Council are continuing to progress a Development Plan Amendment to align planning policy 
closely with the adopted vision and concept is underway, due for completion in late 2013.  
However, the components of this project being the main street, town square and shopping 
centre extension is broadly supported under the existing planning guidelines and is not 
reliant on the completion of the DPA process to ensure delivery.  

A complete project schedule reflecting timing and alignment of each element of the 
proposed project will be provided as part of the full application. The City of Onkaparinga has 
a strong history of major project delivery in partnerships with other tiers of government 
funding and private sector partnership.  A key behind this success is the assignment of an 
experienced project leader to oversee all project stages, a process that would be used for the 
ADC project.  
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30. If you are seeking funding for a project which is the normal responsibility of local, state or 

territory governments, please describe why RDAF funding is needed.  (Maps to Selection 

Criterion 4) 

Response should be no more than 350 words 

 The Aldinga District Centre project as outlined above, presents a unique opportunity for a 
partnership between Local Government & Private Industry to deliver a community heart and 
service centre that is both aligned with an endorsed community vision and has the ability to 
service a broad regional catchment with a rapidly growing population. Without external 
funding to deliver the town square and main street extension the balance of the project for 
which funds are identified cannot proceed. 

The City of Onkaparinga placed a similar project to the RDA for consideration as part of 
Round 2 proposing to deliver a Council owned library, service centre, business hub and 
construction of a main street and public plaza forming a $10.62 million dollar proposal with 
funding equally shared between Council & RDA.  This application was unsuccessful, and since 
this feedback Council has re-considered a range of delivery scenarios to bring this identified 
project to reality and improve the value for money consideration for all parties. 

In reviewing options for delivery of this project, an opportunity to partner with the current 
shopping centre owner to purpose build space for Council to occupy for the library, service 
centre, business hub and expanded youth centre has emerged.  This delivery model is reliant 
on construction of the town square and extension of main street to deliver a heart to the 
centre. 

The delivery of these public places goes beyond the normal scope and responsibility of a 
local government organisation as the design to be funded will deliver significantly more than 
a basic street.  Delivery of a town square and extended main street to support major events 
and community interaction will deliver an outdoor event and cultural space not currently 
provided within this region and will meet an identified need. 

We believe this project involving a partnership between Council and a local landowner when 
combined with the delivery of a new active town square and main street extension, 
market/event space and civic playground will be the catalyst the centre needs to address 
community service gaps, trigger further private development across the centre and bring 
new economic and employment opportunities to Aldinga and the broader region. 

 

PART F.   DECLARATION OF ELIGIBILITY 

I, Mark Dowd, confirm that my organisation has reviewed the Guidelines for Round Four of the 
Regional Development Australia Fund. 

I confirm that my organisation can meet all eligibility and selection criteria as detailed in the 
Guidelines for Round Four.  If selected to proceed to full application, I confirm that my 
organisation can provide a completed application, including supporting documents, by 5.00pm 
local time, Thursday, 11 April 2013. 
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EM Briefing notes summary 
 
Aldinga Community Facilities Feasibility Study 

1. Elected Member briefing 15 May 2012 
2. Wine Coast Ward Councillor briefing 12 June 2012 

 
 

1. Elected Member briefing 15 May 2012, Civic area, Noarlunga office 
 
Present: Cr Nick Swann 
 Cr Heather Merritt 
 Cr Sharon Nash 
 Cr Heidi Greaves 
 Cr Chris Knight 
 Cr Bill Jamieson 
 Cr John Gunn 
 Mayor Lorraine Rosenberg 
  

1. Purpose of briefing 

 The purpose of the briefing was to involve Elected Members in the development of 
options for community facilities in Aldinga prior to preferred options being taken to 
a further stage of detailed costing and commercial opportunity analysis in the 
finalisation of the investigations being undertaken for us by Urban and Regional 
Planning Solutions (URPS). 

 URPS have been engaged to investigate current and future demands for 
community facility provision in the Aldinga area. The Aldinga Community Facilities 
Feasibility Study has focussed on options for the Aldinga Library, Aldinga 
Community Centre and VOLT Youth Centre to match the increased demand 
associated with population growth in the area as identified in the Aldinga Social 
Impact Assessment. 

2. Structure of briefing 

 Angela Hazebroek of URPS presented the findings to date of the Aldinga 
Community Facilities Feasibility Study (the PowerPoint presentation has been 
distributed along with these notes).  

 The presentation included three options (A, B and C) for future community 
facilities in the Aldinga District Centre. The findings to date, the three facility 
options and a range of supporting attachments were distributed to Elected 
Members in hard copy ahead of the briefing on 3 May 2012. 

 This information was presented for discussion in briefing format due to the 
confidential nature of any potential land transactions to enable the various facility 
development options. Council considered a confidential item on 6 March 2012 in 
relation to this matter. 
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3. Discussion 

3a.  Demographics 

Question/Comment Response 

What percentage of the anticipated 
population growth in the Aldinga 
region will be as a result of 
immigration? 

There is no data available to allow a reasonable 
forecast of this. According to 2006 Census data 
3,324 people moved into the City of 
Onkaparinga from another country in the years 
between 2001 and 2006. 

3b.  Facility planning, design, delivery 

Question/Comment Response 

Have the Community Centres SA 
benchmarks for ideal community 
centres been considered in 
proposing what is needed in 
Aldinga? 

Contact with Community Centres SA has 
confirmed that they do not have any floor area 
standards. 

Have the floor areas of our other 
community centres been used as a 
comparison (eg Woodcroft)?  

The floor area of the new Woodcroft Community 
Centre is approximately 1000m2 (including 
some spaces shared with the library) and serves 
a catchment of approximately 23,500 people. 
This compares to the proposed floor area for 
Aldinga Community Centre of approximately 
900m2 for an estimated 2031 population of 
24,206 people. 

Are we looking at a stand-alone car 
park for the facility? 

This will be determined by the development 
option undertaken, but in general shared car 
parking arrangements with adjacent owners is 
being investigated as a priority. 

Have the effects of e-books and 
data on-line been factored in to the 
amount of space required for a 
library in the digital age? Will less 
space be needed? 

Our research shows that libraries are 
experiencing a change in the way that space is 
used but not a reduction in the amount of space 
required. The trends are towards more public 
access computers and spaces for people to 
read, meet, etc. 

Does the proposed car parking 
provision accommodate for the 
proposed expansions to the 
shopping centre plus our facilities? 

 

Yes the total number of spaces required has 
been considered in the indicative designs. 

Has the option of using 
demountable buildings rather than 
capital buildings been investigated 
so that we can be flexible to 

Lease options provide for flexibility. Facilities 
can also be built to be adaptable to various 
future uses. 
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Question/Comment Response 

changing demands in the future 
without suffering large losses? In 
terms of walkable communities, 
demountable buildings could easily 
be returned to open space in the 
future if demands change. 

 

 

Could Option C be staged to 
develop the library first? 

 

Yes, however some cost efficiencies may be 
available if all three facilities were developed at 
the same time. 

Which option works best in 
Angela’s professional opinion? 

 

Option C makes the district centre feel like a 
whole centre with a good level of development 
in both the southern and northern segments. 

Option B has short term immediate benefits but 
keeps all of the new development in the 
southern segment and decreases our level of 
influence over how the district centre develops. 

What do we know about the timing 
of the Salvation Army plans 
regarding their development? 

What services will they run from 
there? 

Based on recent conversations we are 
anticipating that they will seek to go ahead with 
their development within the next couple of 
years. 

There is likely to be an employment focus in line 
with their operations in other areas and also a 
worship centre. This will create a good 
community hub along with GP Plus. 

 

3c.  Financing 

Question/Comment Response 

How much is our annual rental 
expense for the Aldinga Library? 

$118,570 plus outgoings. 

Has the potential income from 
rental of office space been factored 
in to the financial figures? Could 
this offset the cost of leasing the 
VOLT? 

The next stage of the project is more detailed 
costing and commercial opportunity assessment 
of the preferred option(s). The rental income 
opportunities will be explored as part of this. 

What external funding have we 
applied for? 

An application is currently pending with the 
federal Suburban Jobs Program (SJP) for 
$12mil. This is relevant to Option A. 
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Question/Comment Response 

What would our rental costs be for 
the library if we were to lease it? 

Indicative figures: 

$12.8mil over 20 years 

$640,000 per year 

$400 per square metre 

What would the length of a lease 
be? 

Commonly 10 plus 10 years. 

If our SJP funding application is not 
successful are the figures as they 
are reported off the table? 

The build and own options require significant 
external funding. 

What are the annual CPI increases 
on rent? 

Over last 10 years the average has been 3% 

What is the cost full cost of Option 
C for all three facilities? 

Approximately $25mil however Option C has 
been written up at this stage as a leasing option 
with a developer constructing the buildings for 
us to lease. 

What if we buy land and then don’t 
use it? 

Surplus land could be sold to recoup some of 
the development costs. 

Is the SJP funding body waiting on 
us to confirm the land acquisition 
or intent to acquire before being 
able to approve the application? 

 

 

 

Why is the land transaction 
considerations report not coming 
to Council in May in order to move 
on this in time to enable the SJP 
funding application? 

The application is in effect currently 
‘hypothetical’ as we don’t hold the land to 
undertake the proposed development. This has 
been made clear in the application and that if 
successful we would need to acquire the land. If 
the application is successful the funding would 
cover the land costs. It would be preferable to 
increase the strength of the application by 
demonstrating an option over the site prior to a 
decision being made by the federal government.   

This is due to delays in the land negotiation 
process outside of our control. Additionally the 
29 May Council meeting was also the Council in 
the Community meeting and there is a 
commitment to not holding confidential items at 
these.  

3d.  Service delivery 

Question/Comment Response 

What would we do with the 
existing community centre and 
Symonds Reserve if we built or 
leased a new centre? 

This has not been fully explored at this stage 
but the options include retaining it for another 
community use such as leasing it to a non-
government organisation or church group. 
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Question/Comment Response 

Would the men’s shed and 
community garden remain in place 
on Symonds Reserve if a new 
community centre was developed 
in the district centre? 

Yes, arrangements could be put in place for an 
alternative community use for the existing 
centre that would support the ongoing use of 
the shed and community garden. 

How important is it to locate the 
VOLT with the other facilities? 

It is critical that the VOLT is integrated 
particularly in terms of engaging parents in 
relation to the younger age group focus of the 
service. 

Could the Salvation Army offer a 
portion of their development for 
the VOLT to operate in? 

This would not be good community 
development practice regarding the religious 
overtones of the venue meaning decreased 
access by young people. 

Is there land set aside for a high 
school between Sellicks and 
Seaford? 

Department for Education and Child 
Development have not made any formal plans 
regarding the location of future schools in our 
region however we are having discussions with 
a consultant engaged by their demographer 
regarding demands and pressures for future 
school provision. Land parcels within the 
Aldinga URA land and Seaford Heights have 
been identified for educational purposes. 

4. Briefing conclusion 

 Members indicated general support for an integrated facility (library, community 
centre and youth centre) in the northern part of the district centre. This is most 
closely reflected by Option C and will be worked up and costed as a build and own 
option (rather than lease) in the finalisation of the study. 

 Members indicated general support for securing land in the district centre in order 
to future proof our community facility options 

 It was noted that if the Salvation Army is planning on undertaking their 
development within two years then our decision around purchasing land is 
becoming urgent. If we own it we have more control over what happens in the 
centre. 
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2. Wine Coast Ward Councillor briefing 12 June, Meeting room 2, Noarlunga office 
 

 
Present: Cr Gail Kilby 
 Cr Wayne Olsen 

1. Purpose of briefing 

 The purpose of this briefing was the same as the 15 May Elected Member 
briefing, but was held to provide an opportunity for the Ward Councillors to be 
engaged in the process of developing options for community facilities in 
Aldinga. 

2. Structure of briefing 

 Staff presented the URPS findings to date for the Aldinga Community Facilities 
Feasibility Study and lead discussion on the property, commercial and urban 
design elements of the project. 

3. Discussion 

3a Facility planning, design, delivery 

Question/Comment Response 

Why have Victorian and NSW 
standards been used in 
benchmarking the required floor 
area for a new community 
facilities? 

The Victorian Planning for Community 
Infrastructure in Growth Areas and NSW 
Standards for Public Libraries are leading 
documents in community facilities planning. 
URPS and Phillips Pilkington Architects (engaged 
by URPS) have advised us to consider these 
standards. There are not at this point South 
Australian equivalents. 

Why does Option A show a large 
void space to the front of the 
building? Why would we not build 
a full second storey? 

The design is indicative at this stage only and 
full detailed design will be undertaken if the 
funding application is successful. The costings 
to inform the budget in the funding application 
have been based on a partial second storey 
element due to the higher construction costs 
and not wanting to extend Council’s 
commitment beyond the money already 
allocated in the Major Projects Fund, also 
keeping the funding application to a level that 
was likely to be funded. The building would in 
part have a two storey appearance from the 
street to achieve our urban design objectives in 
terms of the scale, activation and street 
surveillance of district centre development 
public realm. 
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Question/Comment Response 

Does it work well to have a library 
collocated with a shopping centre? 

Yes there is evidence to suggest that the level 
of incidental visitation is increased. URPS have 
indicated that Option B provides good linkages 
between our community facilities and the retail 
activity in the district centre. 

How long would it take to build a 
facility? 

In preliminary discussions with Ashford Holdings 
they have indicated that they could undertake 
construction within 18 months if required. 

3b Financing 

Question/Comment Response 

Could we realise the value of land 
at Symonds Reserve? 

Whilst this is a possibility it would still need 
significant investigation. 

3c Service delivery 

Question/Comment Response 

What is the business hub? Is this 
something we believe is needed or 
was it created to satisfy the 
requirements of the SJP funding 
application? 

The business hub is a 50-100m2 space on the 
first floor of Option A, with the remainder of the 
area on that floor available for leasing to the 
private sector or other levels of government. 
There is evidence to suggest that support for 
small business in the area is needed and we 
believe this would support activation of the 
district centre. Council has recently considered 
the Business Enterprise Centre model and the 
business hub would complement those 
outcomes. As well as support for small business, 
training would be a key focus for the hub along 
with access to critical library resources. The hub 
idea was certainly talked up in the SJP 
application as the focus of the funding is on job 
creation, however there is a sound case for its 
inclusion in relation to trends in library service 
provision. 

What would happen to the 
community garden at the existing 
Aldinga Community Centre if we 
were to build or lease a new 
centre? 

Arrangements could be put in place for an 
alternative community use for the existing 
centre that would support the ongoing use of 
the shed and community garden. 
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Question/Comment Response 

Could the community centre use 
the library training room to relieve 
some pressure on the existing 
centre? 

Yes, the training room would be managed by 
the library and made available for general 
community use as much as possible. 

In providing a high quality large 
scale facility and service in Aldinga 
could we consolidate Willunga 
library? 

The Willunga library is well used by local 
residents including many from McLaren Vale 
and includes a Council customer service point 
and a federally funded digital hub. It has a 
different community identity to that of Aldinga 
and there is a very strong sense of ‘community 
ownership’ of the Willunga library. Willunga is a 
township with poor public transport and it may 
prove difficult for customers to access a library 
at Aldinga if they don’t have their own means of 
transport.  

4. Briefing conclusion 

 Members indicated general support for an integrated facility (library, community 
centre and youth centre) in the northern part of the district centre. This is most 
closely reflected by Option C and will be worked up and costed as a build and own 
option (rather than lease) in the finalisation of the study. 

 It was noted that there may be an ‘Option D’ or a staged approach to achieving 
Option C which is to purchase land now (land banking), lease facilities in the 
short–medium terms and sell assets to fund Option C. 

 Members indicated general support for securing land in the district centre in order 
to future proof our community facility options. 

 All supporting materials and presentations from the briefings on this and other 
matters should be made available on the Elected Member website and this should 
be the case for all briefings and workshops to build a library of information 
referenced by date and briefing/workshop topic. 
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