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3.1 Aldinga School Shared Use   
1. H2 

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

Manager: Matt Buckell, Manager Construction and Projects 

Report Author: Nick Carr, Team Leader Projects 

Contact Number: 8384 0534 

Attachments: 1. Aldinga Sports Park and Southern School Shared Facility 

Planning Scenario (1 page) 

 2. Council’s facility requirements (2 Pages) 

 3.  

 4. Financial model inputs and assumptions (1 page) 

 5. Confidential Aldinga School Shared Used 30 July Elected 

Member Session Presentation (20 pages) 

 

1. Purpose 

This is an amended report updated to reflect feedback provided at the 30 July 
Elected Member Session amendments highlighted in grey. 

The purpose of this report is to provide an update on the planning and 
procurement processes for the new Aldinga School.  

This report presents assessment of the sport and recreation facility shared use 
proposals for Council’s consideration and direction. It also provides an update on 
council’s discussions with the state government and Proponents regarding planning 
and design of stormwater and transport infrastructure, including access roads and 
car parking. 

 

2. Recommendations 

1. That: 

a. under the provisions of Section 90(2) of the Local Government Act 1999 
an order be made that the public, with the exception of staff on duty, be 

excluded from attendance at the meeting in order to consider this item 
in confidence. 

b. the Council is satisfied that it is necessary that the public, with the 
exception of staff on duty, be excluded to enable the Council to discuss 

the report at the meeting on the following grounds: 

Section 90(3)(d) commercial information of a confidential nature (not 
being a trade secret) the disclosure of which -  

(i) could reasonably be expected to prejudice the commercial position 
of the person who supplied the information, or to confer a 

commercial advantage on a third party; and 

(ii) would, on balance, be contrary to the public interest; 

c. accordingly, on this basis the principle that meetings of the Council 

should be conducted in a place open to the public has been outweighed 
by the need to keep the information or discussion confidential. 

2. Council approve entering into agreements with all Proponents and 
potentially contributing funding to the Aldinga School sport and recreation 
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facilities, noting that all proposals achieve the shared use facility outcomes 

sought for the community including integration with Aldinga Sports Park. 

3. Council delegate authority to the Chief Executive Officer to engage with 

Proponents to finalise negotiations, including potential financial 
contributions (capital and operating expenditure) to secure shared use of 

the following facilities: 

 2 soccer pitches including lighting 

 1 full size oval including lighting 

 10 outdoor hard courts (for tennis and netball) including lighting 

 2 indoor recreation courts. 

4. Council does not provide support to Proponents through a capital 
contribution or peppercorn lease of council land for a new learn to swim 

facility on Aldinga Sports Park.  

5. Council delegate authority to the Chief Executive Officer to enter into 
agreements with each of the Proponents to a maximum capital expenditure 

of , inclusive of a maximum of  toward upsizing the 
primary (0.75) indoor recreation court, and a maximum first year annual 

operating expenditure of  in order to secure council’s shared use 

facility interests in the Aldinga School, noting that these agreements are 
subject to further negotiation and amendments once a preferred Proponent 

has been selected, and that the Chief Executive Officer, through 
endorsement by Council retains the option to withdraw from any agreement 

at any point prior to the finalising the state government’s contract with the 
preferred Proponent. 

6. Council note that the shared use analysis of Proposals will be provided to the 

state government as an input to their Proponent proposal assessment 
process. 

7. Council note that Administration will continue to work with the state 
government and Proponents to manage the infrastructure pressures and 

impacts beyond the school site including stormwater and transport 

infrastructure, including access roads and car parking. 

8. Council note the next steps in finalising the state government led 

procurement process for the Aldinga School and that confidential updates 
will be provided as the process progresses. 

9. a. That the matter of The Aldinga School Shared Use having been 

considered by the Council in confidence under sections 90(2) and 
90(3)(d) of the Local Government Act 1999 that an order be made under 

the provisions of sections 91(7)and (9) of the Local Government Act 
1999 that the agenda report, discussion and minutes of the Council 

relating to discussion of the subject matter be kept confidential until 
commercial negotiations have been finalised and proponents and the 

state government approve release of information in accord with their 

respective confidentiality provisions. 

b. That, pursuant to section 91(9)(a) of the Local Government Act 1999, 

Council delegates the duty to conduct an annual review of the 
confidentiality order to the Chief Executive Officer, or their sub-

delegate. 

c. That, pursuant to section 91(9)(c) of the Local Government Act 1999, 
Council delegates the power to revoke the confidentiality order to the 

Chief Executive Officer, or their sub-delegate. 
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3. Background 

The new Aldinga School will be built directly west of council’s Aldinga Sports Park 
(ASP) and is required to be operational by the start of the 2022 school year. 

It will accommodate up to 1675 students, including 100 special school students and 
a 75 person children’s centre. 

It will be delivered via a Public Private Partnership (PPP) model which packages up 
all capital, design, construction, operation and maintenance costs for a 28 year 
period. This is a commercial model whereby the Department of Education (DE) will 
enter into a long term contract with a private developer/operator on agreed 
contract terms. 

A report considered by Council on 19 March 2019: 

• provided an overview of the project 

• presented the Aldinga Sports Park and Southern School Shared Facility 
Planning Option (attachment 1) prepared by council staff, to help demonstrate 
the significant opportunity of securing shared use of school facilities that are 
well connected to Aldinga Sports Park to meet current and future community 
sport and recreation needs. 

• resulted in Council approval to commence formal discussion with the DE and 
Aldinga School Proponents as part of the school procurement process to secure 
shared use of the required facilities. 

In line with the Council resolution, staff have been liaising directly with each of the 
three Proponents (bid teams) to: 

• influence the siting of sport and recreation facilities 

• negotiate the provision, siting and shared use of infrastructure that will 
optimise community use and integration with Aldinga Sports Park 

• negotiate financial arrangements to achieve the most cost effective outcomes. 

This process has involved: 

 a presentation to each Proponent (bid) team at the start of the process 

 regular follow up meetings with each Proponent team 

 provision of additional information to each team 

 ongoing discussions and negotiations, including the revision of draft Proponent 
proposals. 

Interaction with the DE and Proponents has been undertaken in line with the strict 
confidentiality and probity provisions which govern the procurement process. 

This state government procurement process is now approaching a critical 
milestone, with the three shortlisted Proponents required to finalise and submit 
their submissions to the state government by 15 August 2019. 

In preparing their submissions, each Proponent has had to respond to the DE’s 
school brief, which details the design, functional and operational requirements for 
the school. 

It is recommended that Council approve entering into agreements with each of the 
Proponents for funding and shared use of the Aldinga School sport and recreation 
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facilities, noting that they broadly achieve the shared use facility outcomes sought 
for the community and the desired level of integration with the Aldinga Sports Park. 

The new Aldinga School will deliver other shared-use facilities that will be available 
to the community including a library, performance space and various meeting and 
training facilities. Due to the confidentiality of the school design and bidding 
process, staff have limited information about the location and intended operation of 
these facilities. They are expected to be located toward the front of the school site 
to optimise access by the general community outside of school operating hours. 

While these facilities are not central to this report and negotiations to date there 
are likely to be opportunities to consider these further as planning for the school 
progresses. 

Elected Member feedback and direction 

On 23 July 2019 Council resolved that a workshop be conducted on 30 July 2019 
prior to any commitment to the Aldinga Shared Use proposals and that a further 
report be presented to a Special Council Meeting to be held on 6 August 2019. 

The Elected Member Session was held on 30 July 2019 and a copy of the 
Confidential Elected Member Session presentation is provided as attachment 5. 
Below is a summary of the key issues raised for further consideration and 
discussion; 

 Desire for improved measures and communication of current sport participation 

rates to confirm current facility demand. 

 Improvements to the methodology to determining future facility needs, 
particularly as it relates to industry benchmarks and available facilities. 

 Council’s general approach to the provision of lighting to outdoor facilities and 
the importance of lighting in supporting greater and extended community use. 

 The pros and cons of investing in a two court indoor recreation facility and 
repurposing of the Aldinga Recreation Centre as opposed to retaining it and not 
investing in the school facility. 

 Detailed financial analysis related to the cash, debt and rate impact of different 
delivery scenarios. 

This report has been updated to reflect the following: 

 Preference for the minimal possible contribution toward an increase in the size 

of the school indoor recreation centre building from 1.75 court to a two full 
sized court facility, with an upper limit of  contribution toward the capital 
cost. 

 Associated adjustment of upper negotiating limits and related NPV calculations. 

 Clarity on the issues or outcomes that would lead to a decision to withdraw 
from entering an agreement with the preferred proponent. 

Proponent assessment summary 

This report recommends entering into agreements for funding and shared use of 
Aldinga School sport and recreation facilities with all proponents given that all: 

 achieve the community shared use facility outcomes and desired level of 
integration with the Aldinga Sports Park 
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 have potential to support a high level of community access through scheduling 
and management   

 will provide community access to sport and recreation facilities more cost 
effectively than if council were to build, manage and maintain these facilities.  

Council facility requirements 

Council seeks shared use of the following sport and recreation facilities planned for 
the school in order to meet long term community need. They form the basis of 
current negotiations. 

Addition information on these requirements is summarised below and discussed 
further in attachment 2. 

Facility Requirement 

Soccer pitches 2 (including lighting) 

Outdoor hard courts 

(tennis and netball) 
10 (including lighting) 

Indoor recreation courts 2 

Oval 1 (including cricket pitch and lighting) 

 

Outdoor hard courts 

Securing community use and lighting of all school courts will ensure access to high 
quality facilities, avoiding required investment in ASP facilities in the short term and 
allows alternative use of ASP outdoor hard court area. 

Indoor recreation courts 

Securing community use of two full size courts as part of the school development 
delivers operational efficiencies, collocates the facilities required to meet long term 
need, and allows the council owned and operated Aldinga Recreation Centre to be 
repurposed for alternative community and/or commercial use. 

Oval 

Securing use and lighting of the senior school (large) oval, and the school soccer 
pitches, will contribute significantly to meeting council’s long term need for multi-
function turf playing surfaces. 

Assessment of Proponent Proposals 

This analysis of Proponent proposals is presented in attachment 3. 

Council assessment considers each proposal against the following criteria: 

• Spatial arrangement: the degree to which the location of sport and recreation 
facilities supports integration with the ASP and is accessible for community use. 

• Community access: the degree to which the proposed access arrangements 
(prioritisation, hours and fees) support community use. 

• Service standards: the degree to which Council’s facility technical design and 
maintenance standards are met. 
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• Value add: the innovative proposals outside of the school brief developed by 
the Proponent in an effort to deliver added community benefit. 

• Financial implications: the relative cost of the proposal. 

This analysis includes concept plans prepared by each Proponent for the school site 
that have been reproduced to assist Council’s consideration of proposals. The 
concept plans include an assessment of their integration with ASP. 

All proposals have potential to support a high level of community access through 
the scheduling and the siting of the sport and recreation facilities. Council 
investment in sports lighting and the upsizing of the indoor recreation facility and 
outdoor hard courts will go further to achieving this. 

Whilst the selection of a preferred Proponent is at the discretion of the state 
government, Community Integration is a criterion being evaluated as part of the 
Department for Education’s assessment of proposals. 

The analysis provided as part of this report will be provided to the state 
government for consideration and assessment of ‘Community Integration’. 

 

4. Financial Implications 

While there are positive community outcomes from sharing sport and recreation 
facilities, financial considerations have considerable weight in any decision. 

The previous report presented to Council in March 2019 used Net Present Value 
(NPV) analysis to compare whether council is financially better off: 

• Developing, owning, maintaining and renewing these assets on council land; or 

• Leasing facilitates from the school in order to secure community use. 

Net Present Value (NPV) is the value of all future cash flows (positive and negative) 
over the entire life of an investment discounted to the present. NPV analysis is a 
form of intrinsic valuation and is used extensively across finance and accounting for 
determining the value of a business, investment security, capital project, new 
venture, cost reduction program, and anything that involves cash flow. 

The assumptions underpinning modelling of council constructing, maintaining and 
managing the facilities that could be leased from the new school is provided as 
attachment 4. 

Discussion with Proponents has also improved our understanding of the structure of 
financing and business model of the Proponents. All proponents have indicated 
preference for funding to be a combination of; 

Capital expense (CAPEX)  

Upfront payment for infrastructure council requires that is beyond the school 
requirement. 

For example: lighting, increasing the size of the indoor recreation facility to two full 
size courts, increasing the size of the outdoor hard courts to enable dual use 
(tennis/netball). 

Operating expense (OPEX)  

Annual payment over the life of the agreement for the ongoing maintenance, 
lifecycle renewal and facility management costs. 
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Each of the proponents is seeking different OPEX and CAPEX contributions from 
Council so an NPV analysis has been used to consider these. 

Importantly these costs exclude an anticipated user hire fee set and paid to the 
State Department for Education. We anticipate this fee being charged to the 
specific community, sport or recreation user groups. 

NPV analysis allows us to compare the various options, each with different 
cashflows. The lower the NPV, the more favourable the financial position for 
Council. 

Whilst the different proponent costs can be compared against each other, this is 
less important than comparing individual proponent cost proposals against the 
baseline option of Council developing, owning, maintaining and renewing these 
assets on council land. 

The State Government will make the final decision about which proponent will 
deliver and operate the school based on state government drivers, so Council’s role 
is to determine whether or not Council wish to enter agreements with the individual 
proponents based on the information they have provided. 

Financial implications  

If council were to construct the facilities that could be leased from the new school, 
the NPV is approximately  

This assumes 50% external funding toward all facilities. This is a best case and 
ambitious assumption given that despite numerous attempts council has been 
unable to secure external funding toward soccer facilities for a number of years. It 
is highly likely that over time Council would fully fund some of these facilities (as 
was the case for Kangarilla netball/tennis) at considerably greater cost to Council. 

As presented at the 30 July 2019 Elected Member Session, if Council were required 
to construct all facilities without state funding, the NPV is approximately  

 

The NPV of each of the proponent proposals is as follows. 

Proposal Net Present Value 

Proposal 1  

Proposal 2  

Proposal 3  

 

The CAPEX and OPEX costs proposed by each proponent are provided below. The 
OPEX cost reflects the cost in the first year of operation. 

The OPEX figures quoted below are the cost for year 1 of the agreement and are 
anticipated to escalate periodically over the term of the agreement. This has been 
considered as part of the financial modelling. 
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Proposal 
Upfront capital 
contribution (CAPEX) 

Annual operating 
contribution (OPEX) 

Proposal 1   

Proposal 2   

Proposal 3   

  

All proposals deliver a more favourable financial outcome than Council funding, 
building and maintaining our own facilities on the ASP. This takes into account the 
potential benefits of external funding as well as the development of additional 
facilities earlier than anticipated community need. 

To put the CAPEX figures in context, if council were to develop facilities on the ASP 
the required investment in soccer pitches (excluding buildings) and the existing 
hard courts is approximately . These costs assume 
50% external funding. 

In relation to the indoor recreation facility,  
 

.  

A 50% Council funding contribution to a second indoor recreation court in Aldinga 
centre in approximately 10 years’ time is estimated at $2.6 million. 

 
 Staff will make every effort to 

achieve the upsizing at the lowest possible cost to Council and will continue to 
advocate to the state government for amendment of the school brief to support this 
outcome. Given this, and strong Elected Member and staff desire to drive the best 
possible financial and community outcome, there was consensus view that staff 
work to a  capital upper limit contribution toward increasing the size of the 
new Aldinga School Recreation Centre as part of negotiations.  

In the context of Council’s anticipated future investment, and the operational 
benefits of a two court facility on the school site, investing in the school facility is a 
favourable option and provides council with the opportunity to consider repurposing 
of the existing 1 court council facility into the future. 

 
.The commercial 

nature of the PPP contract requires Council to enter into an agreement and provide 
an immediate upfront capital contribution. This provides proponents with certainty 
regarding the scope and finances (capital and operating) required over the life of 
the state government school contract (28 years). 

Prior to submitting their final proposals to the state government on 15 August 
2019, all Proponents have requested that Council enter agreements including 
commitment of Council funding should their proposal be selected. 

Whilst entering agreements with proponents is a clear signal of intent, the state 
government has confirmed that council will have an opportunity to further negotiate 
and refine arrangements with the preferred proponent once selected by the state 
government, prior to the state school contract being finalised. 
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In order to support this process, including negotiations with the preferred 
Proponent once selected by the state, it is recommended that Council delegate 
authority to the Chief Executive Officer to negotiate and enter into agreements 
within agreed financial parameters. 

This parameter is proposed to be an upper limit of  CAPEX and 
 per annum OPEX in the first year, noting each Proponent has confirmed 

that OPEX will escalate in line with the CPI).   

 
 

The upper limit of the CAPEX has been revised down since the previous report 
reflecting the maximum CAPEX contribution  toward the upsizing of the 
indoor recreation facility. 

The NPV of these upper limit inputs (including OPEX escalation) is , 
which is lower than the NPV of approximately  under the Council 
develop/operate alternative.   

Negotiations are expected to achieve a more favourable financial position than the 
upper limits quoted further strengthening our position and achieving greater value 
for money. 

If approved, Council’s capital funding requirement would be met by bringing 
forward funding identified in the Major Projects Fund. 

Council has an approved 2019/2020 budget of $1,150,000 for delivery of soccer 
pitches, a change room facility and supporting facilities at Aldinga Sport Park. 
Should we enter a shared use agreement with the preferred proponent this funding 
would be used to meet part of Council’s capital funding contribution. 

The balance of funding required to meet Council's capital contribution would be 
brought forward from the  

 in our long term financial plan. Retiming of MPF projects 
will ensure we do not exceed our approved 2019/2020 approved borrowing 
capacity. 

Following further detailed negotiation with the successful proponent the required 
funding (noting the limits applied) would be brought forward as part of a budget 
review. Entering an agreement to share facilities with the school would also be the 
catalyst for a broader review of planning and investment in facilities at Aldinga 
Sports Park through detailed engagement with the Aldinga Sports Park sporting 
clubs. 

The additional ongoing operating costs would be managed as an increase in 
operating budget through the annual budget process. 
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5. Risk and Opportunity Management 

Risk 

Identify Mitigation 

Community stakeholders 

Confidentiality and pace of the school 
project has not allowed detailed 
stakeholder engagement with Aldinga 
Sports Park clubs/users as part of this 
process 

Meeting with sports clubs held on 11 
July to discuss project and process. 

Ongoing communication with ASP 
clubs and user groups to update on 
process and outcomes. Particularly 
Council’s role in a state government 
led process.  

Financial 

Potential requirement that Council 
contribute to all required facilities at 
completion of the school in 2022, prior 
to community demand for some 
facilities. 

Whilst there is not yet community 
demand for all facilities noting the 
pending growth of Aldinga, securing 
shared use as part of planning for 
these facilities provides council with 
the ability to influence the positioning 
of the pitches, courts and supporting 
infrastructure on the site to best 
integrate with ASP. 

• The NPV modelling considers the total 
cost of proceeding with different 
options, including the different 
anticipated timing of facility delivery to 
ensure informed decision making  

Not meeting service levels 

Level of council control over 
maintenance/ service levels for leased 
facilities, potentially resulting in lower 
quality facility conditions for community 

Ensure this is a focus during lease 
discussions/negotiations. 

Restricted access 

Reduced or no access to certain 
facilities while in use by School during 
school hours and/or weekends. 

Ensure access arrangements and 
conditions are clearly documented, 
understood and agreed during 
discussions/negotiations. 
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Opportunity 

Identify Maximising the opportunity 

Meet immediate need 
Negotiation of shared use of soccer 
facilities will meet an existing 
community need that has not been 
secured to date through external 
funding avenues. 

Enter into a shared use agreement 
with the school Proponents to deliver 
these facilities 

Financial 
Significant reduction in upfront capital 
expenditure for Council to build new 
facilities. 
Duplication of facilities and expenditure 
avoided. 

Enter into a shared use agreement 
with the school Proponents as 
recommended. 
Investing in the school facilities 
assists with the uncertainty, risk and 
administrative burden of securing 
future external funding and project 
managing delivery of the required 
infrastructure. These impacts on 
council are significant. 

Maintenance benefits 
Less open space/ facilities for council to 
maintain with its own resources 

Enter into a shared use agreement 
with the school Proponents as 
recommended. 

Social 
Creation of a major regional community 
sports and recreation hub through 
integration of the Aldinga Sports Park 
and Aldinga School and the sharing of 
facilities. 

Integrated planning in line with the 
directions of the Aldinga Sports Park 
& Southern School Planning Study.   
Enter into a shared use agreement 
with the school Proponents as 
recommended. 

Spatial 
The sharing of facilities will reduce the 
areas of land needed on the Aldinga 
Sports Park for this infrastructure. 

Design and deliver other open space 
improvements that integrate with and 
complement the balance of the ASP, 
the Aldinga School and adjacent 
residential development as envisage 
on the Deferred Urban Land. 

 

6. Additional information 

Infrastructure 

In addition to shared use sport and recreation facilities, council staff are working 
with the state government and Proponents to influence planning and design of 
stormwater and transport infrastructure, including access roads and car parking.  

Stormwater management  

Due to system capacity pressures it has been difficult to confirm the final 
stormwater management solution. 

Council has made it clear to the state government that prior to the lodgement of 
any development application for the school project: 

• the designs of the stormwater management works required external to the site 
to meet Council’s stormwater management objectives are prepared to council’s 
satisfaction; and 
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• binding agreements are entered into between the state government and 
council committing the state to funding the external stormwater management 
works and implementing them prior to construction of the school. 

Although the state government has been made aware of council’s concerns and 
requirements they are yet to provide a formal response to this.  

Road network design, traffic and car parking 

The development of the school will generate a significant number of vehicle 
movements each day. This has implications for traffic flow along these roads, car 
parking and intersection upgrade requirements.  

Consistent with state government policy, there is no provision for student parking 
on the school site, and the negative impact of this on the surrounding roads and 
ASP is a concern. These concerns have been raised with the state government, 
however the response was unsatisfactory. This issue and council’s concerns are 
proposed to be elevated through a letter to the Minister. 

Council staff continue to liaise with each Proponent to influence intersection designs 
and drop off areas in an effort to mitigate potential negative impacts. 

Process and Next Steps 

The table below provides a broad overview of the school procurement process and 
next steps. Confidential updates will be provided to Council as the process 
progresses. 

Date Action 

Up to 15 August 

Ongoing liaison with Proponents and state government to: 

 Finalise proposals and financial terms 

 Execute letters of intent between Council and Proponents 

 15 August 2019: Proponents submit final proposals to 
State Government 

 Address outstanding infrastructure matters  

August - 
October 

 State government assessment of proposals 

 Council input into assessment process (information 
provision and clarifications to state on request) 

 Pursue resolution of outstanding infrastructure matters to 
the satisfaction of council 

 Further engagement with Aldinga Sports Park user groups 
to inform further planning and operational discussions. 

November - 
December 

 Successful Proponent confirmed 

 Council to liaise with the Project Company to 
refine/amend/negotiate elements of the Proposal (as 
required) 

 Final agreements entered into with Project Company by 
Council 
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It is important to note that the Chief Executive Officer retains the option to 
withdraw from the negotiations or agreements at any point prior to the finalisation 
of the state government’s contract with the preferred Proponent. 

It is envisaged that the CEO would withdraw from the negotiations (in whole or 
part) if there were significant changes in the project scope, community access 
arrangements, the quality of infrastructure, service levels and/or costs (capital or 
operating) that impact negatively on the community benefit/value derived. 

Planning Assessment 

The planning assessment of the preferred proposal will be undertaken towards the 
end of this year by the State Commission Assessment Panel (SCAP). On 21 July 
2019 council staff attended a pre-lodgement meeting held by the state government 
to review all three Proponent proposals. 

The City of Onkaparinga will have a role in this state led processes as the Local 
Government stakeholder. 
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Attachment 1 
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Attachment 2
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Attachment 4
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Attachment 5
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