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1. Executive Summary
The City of Busselton is currently in an exciting new phase of planning and development; in
particular the planning and development of the new Sports Pavilion at Lou Weston Oval.
Background

Community and sporting groups have utilised Lou Weston Oval, located at Lot 4539 King Street
Busselton for many years. Lou Weston Oval is a three (3) hectare public reserve that is utilised for
recreational purposes year round, featuring an active playing field, nine (9) netball courts with

limited sports lighting, a club building, a small change room, and a public toilet facility.
In summer, the active playing fields are utilised by the sportofTee-Ball, and in winter by Junior

Australian Rules Football, Auskick and Netball. Little Athletics has been identified as a future user
group in summer as there is no Little Athletics club in Busselton. In addition the Busselton Runners
Club are interested in making this their base.

In 2013 the City of Busselton Council adopted the Active Open Space Planning Recommendations
to guide the future planning of active open space facilities within the district. This followed 18
months of consultation, needs assessments, a review of the City Leisure Services Plan and a
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demographic analysis of individual population precincts across the City.

The facilities were assessed as either Local, District or Regional and the recommendations and
designations across the region are detailed on the inside pages of the Active Open Space Planning
2013 document.
It was endorsed as part of these recommendations that Lou Weston Oval be designated as a local

level facility for active open space sports such as diamond sports (Tee ball) and the club based
sport of Netball, and as a future facility for Baseball, and provision be made for local level facilities
for junior Australian Rules Football.
The key facility development strategies for Lou Weston Oval Included:
1. That ageing infrastructure at Lou Weston Oval is replaced by considering shared club

facilities and rationalisation of ablution facilities including;
• Additional storage;
• Rationalisation of club rooms, change rooms and public toilets at
the reserve;
• Shelter / viewing area for spectators;

• Installation of sports lighting at the active playing fields and courts.
2. That pedestrian and vehicular access and egress improvements be undertaken.

A Needs Assessment has already been carried out for Lou Weston Oval with the preferred
outcome being a new co shared sports pavilion to be located at the central southern edge
of the reserve.

The assessment recommendations included:
Preparation of a feasibility study to create a planning, management and operational blue
print for Lou Weston Oval
The development of concept designs and cost estimates for the 'Sports Pavilion -Lou Weston

Oval
The City of Busselton will use these concept designs and cost estimates as the basis for
funding submission(s) to relevant State and Federal Government agencies for the detailed
design and construction of the Lou Weston Oval Pavilion. (Draft concepts completed)

The Feasibility Study will provide a detailed economic and social background that will enable
the City of Busselton to make informed decisions regarding the extent and future growth of
the sports of junior AFL, Tee Ball and Netball in Busselton, as well as the location, scope and
timing of the redevelopment project. The document will also be used in support of funding
applications that may be made and to support other planning processes in the next step in
project development.
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It will focus on seven (7) areas of investigation:

> Population Profile
> Participation trends
> Existing Facilities
> Community consultation
> Proposed development
> Management

> Financial projections

1.1 Expected Outcomes
The new Sports Pavilion at Lou Weston Oval is expected to provide the following social, community
and environmental outcomes to the community of Busselton:

> An upgraded local active playing facility in West Busselton, capable of providing training and
competition facilities for proposed regular users such as the Country's Junior Football Club

(CJFC), Wanderers Junior Football Club (WJFC), Auskick Centre, Busselton Netball Association
(BNA), and Busselton Tee Ball Association (BTA).
> A co shared sports facility able to respond to population growth and changes in community
demographics in the long term, and resulting in a sustainable and inclusive community facility
that contributes to the health and well-being of Busselton residents.

> A sports facility that will be strategically placed as a "community hub" in the West Busselton
community.

> This project once completed will provide new services and facilities for approximately for
approximately 400 junior sporting participants that access the grassed sports spaces of Lou
Weston Oval, as well as participants in the hard court sport of Netball.

2. The City of Busselton - Background information
The adoption and development of Active Open Space Planning Recommendations, was the precursor to the construction of a new Pavilion at Lou Weston Oval. In 2013 the City of Busselton
Council adopted Active Open Space Planning Recommendations to guide the future planning of
active open space facilities within the district. This followed 18 months of consultation, needs
assessments, a review of the City Leisure Services Plan and a demographic analysis of individual
population precincts across the City.
The facilities were assessed as either Local, District or Regional and the recommendations and
designations across the region are detailed on the inside pages of the Active Open Space Planning
2013 document. As a result, community consultation has been undertaken with prospective users
of the new Active Precinct. The Needs Assessment for this precinct has been completed with the

following included in the study scope:
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> A review of the City of Busselton's existing Leisure Services Plan
> An identification of services and facilities that needed but not currently provided
> An identification of facilities and services in the Busselton township
> An examination of current usage of facilities and grounds together with recommended
future planning options
> An assessment of the quality and level of service provision at each facility
The Needs Assessment found that the change, toilet, storage, kiosk and meeting facilities available
to the junior AFL, Tee Ball and Netball were grossly inadequate or non-existent; leading to a
consideration of options including the development of a new co-shared Sports Pavilion at Lou
Weston Oval.
The key users of Lou Weston Oval conducted a review of management options and the feasibility of
co-sharing with the proposed sporting partners. By co-sharing these groups together in one facility
it has many operational and financial viability benefits including increasing the number of regular
users to around 1100 people, which in turn would reduce the subsidy per member for operational
expenses. It will be condition of the ground lease from the Council that as not for profit community
group that any profits from model could go back into the maintenance of club facilities, equipment
and an on-going asset replacement reserve.

2.1 Population Profile
The City of Busselton had an estimated resident population of 36,686 in 2016 according to the
Australian Bureau of Statistics, with the City's average annual growth rate over the past 20 years
being in excess of 4%, one of the highest sustained growth rates for a regional area in Australia.
Approximately 67% of the total City population is located in the town of Busselton.
The estimated resident population of the City of Busselton at June 2015 was 36,335 persons, an
increase of 998 persons, or 2.8% from the level recorded in 2014. The annual growth in population

in the City of Busselton was higher than the averages for the South West region (1.7%) and
Western Australia (1.3%).
Over the past five years, the City of Busselton has experienced an increase in population of 5,671
persons, representing average annual growth of 3.5%. This growth rate was again well above the
averages for the Capes sub-region (3.3%), South West (2.4%) and Western Australia (2.5%) over the
same period.

Over the period to 2026, the population of the City of Busselton is expected to increase by 7,615
persons - or an average annual rate of 1.7% - to a level of approximately 43,950 persons. The
forecast annual growth in population for the City of Busselton is higher than the averages for the

South West region (1.5%) and slightly lower than Western Australia (2.1%).
In 2015, the City of Busselton comprised 20.7% of the population of the South West region, an
increase of 1.0 percentage point from the share of 19.6% in 2010. By 2026, the City of Busselton is
forecast to comprise 21.3% of the total population of the South West region.

The City of Busselton Local Planning Strategy (2016) forecasts a resident population of 50,750 by
2026, which varies from the more conservative projections published by the Department of
Planning in its publication 'WA Tomorrow 2015'.
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The City's assessment is based on recent Australian Bureau of Statistics estimates of resident

population exceeding past projections and future major projects that are likely to further propel
economic and population growth.
Figure 1. City Estimated Permanent Resident Population Growth

The City of Busselton had a significant proportion of its population in 2016 that could utilise the
new Sports Pavilion at Lou Weston Oval, according to the Australian Bureau of Statistics, with

approximately 25% of the population 0- 19 years and approximately 48% of the population 20-54
years of age.

Figure 2. Age Profiles - City of Busselton
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2.2 Participation Trends
In December 2014 Roy Morgan Research conducted a survey and developed a National Sports

Participation Report. A summary of key findings included:
• The top ten organised physical activities for junior sports (6-13 years of age), in terms of
total participation rate, were swimming, outdoor football (soccer), cycling, athletics,
basketball, dancing, outdoor cricket, netball, tennis, and gymnastics.

• Of all organised activities Netball was the 8th overall for the most participated activity
nationally with an estimated 503,000 participants
• Of all organised activities Australia Rules was the llth overall for the most participated

activity nationally with an estimated 438,000 participants
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2.3 Existing Facilities
An analysis of the existing facilities, programs and services offered by the clubs identifies the
following 'gaps'. Those that would be met by the development of new Sports Pavilion at Lou
Weston Oval including:

• Poorly planned (not master planned) Active Public Open Space;
• No sports lighting for training purposes for the active open sports such as junior AFL and

Tee-Ball and inadequate and insufficient lighting for Netball;
• Inadequate parking and access and egress to the site for active users;
• Facilities for first aid, changing, medical, meeting and refreshments either inadequate or
non-existing;

• Facilities for on-site storage non-existent for active open space users such as junior AFL and
Tee-Ball.

2.4 Community consultation
Community consultation carried out to determine the needs of junior AFL, Tee Ball and Netball in
Busselton has identified Lou Weston Oval as a 'sporting hub' (as identified in 2.3) needs not
currently available in this locality.

2.5 Proposed development
The proposed development has included the construction of a co-shared sports pavilion. City of
Busselton technical staff has developed engineering designs and cost estimates for additional car
parking, landscaping and other external infrastructure and Bob Bruce Design has been engaged to
develop preliminary concept designs and cost estimates for the Sports Pavilion. Facilities are to
include a sports pavilion to service Lou Weston Oval. This facility would provide essential storage,
public ablutions, kitchen / servery, meeting and function, offices, covered spectator viewing and
change rooms.

2.6 Management
The essential public toilets will be managed and maintained by the City of Busselton, as per the
City's annual 'seasonal ground hire' and facility management processes. Ground and facility
maintenance will be factored in to the City's annual Engineering, Works and Services budget. An
asset management replacement reserve will be set up for the facility on construction, within the
recommended guidelines for all City of Busselton facilities.
In terms of the other individual elements of the building, it is proposed that each tenant be offered
a secure long-term lease by the City in a co-located arrangement.

2.7 Financial Development of the Project
The capital cost of construction of the Lou Weston Oval Sports Pavilion as defined in this document
will be met by a variety of funding sources. This includes funds raised through funding applications
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to the relevant State agencies, the clubs themselves (for the fit out) and a contribution from the
CityofBusselton.
City of Busselton technical staff has developed in-house engineering designs and cost estimates for
the overall precinct including a landscaping plan and pathway access from the existing carpark on
the southern side of the oval.
Detailed cost estimates have been provided by Bob Bruce Design. Bob Bruce Design was the
architect for the Barnard Park Pavilion and the design concepts are based on this design.
These sources of information will provide the basis for funding submission(s) to relevant State and
Federal Government agencies for the detailed design and construction of the Complex.

2.8 Operating Costs
Ground and facility maintenance will be factored in to the City's annual Engineering, Works and
Services budget. An asset management replacement reserve will be set up for the facility on
construction; within the recommended guidelines for all City of Busselton facilities.
The operational and maintenance costs for the Lou Weston Oval Sports Pavilion will be met by the
lessees of the pavilion.
Income for the facility will rely on a combination of social activities, regional sporting and other
community events and successful promotion and marketing of the club facility for hire.

The new facility will have a much wider reach in terms of physical activity opportunities for
community groups and the general public. Community group hire could include indoor pursuits
such as Yoga, Tai Chi, Pilates, Darts and other indoor user groups. In addition, Little Athletics and
the Busselton Runners Club have been identified as future users of the facility.

3. Planning for the new Precinct
In developing this feasibility study, a range of national, state and local planning documents have
been reviewed. This review provides the planning framework to enable analysis and the basis for
future facility recommendations. The review included the following:

> SD6 (Strategic Directions for Western Australian Sport and Recreation Industry 2016-20)
planning document
> Report to Sport (/4us(-ro//on Sports Comm/ss/'on 20,10)

> City of Busselton Strategic Community Plan (2017)
> City of Busselton Leisure Services Plan (2005)
> City of Busselton Active Open Space Planning Recommendations (2013)
> Needs Assessment - Lou Weston Oval (2017)

3.1 Strategic Directions 2016-2020
Strategic Directions 2016-2020 (SD6) is a guiding framework for the next few years. The challenges
and opportunities set out in the document reflect the comments and advice provided by a wide
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range of industry stakeholders and build upon the previous Strategic Directions 5 (2011-15)
documents. SD6 has been developed to:
> provide vision and direction for WA's sport and recreation industry
> increase stakeholder understanding of emerging issues
> guide strategic planning processes for organisations
> better inform the Government of stakeholder aspirations
The SD6 framework operates in addressing the following key challenges:
> governance
> integrity and values
> public open space and urban form
> adventure and outdoor recreation
> commercialisation
> diversity in leadership and management

> financial certainty
> leveraging facilities investment

> life course and life stage participation
> monitoring, evidence and research

> participation, culture and affordability
> technology
> vital volunteers

The development of this Complex responds to the following key challenges identified in SD6:
20) planning document.
The first key challenge Life Course and Life Stage Participation; challenge 9 relates to "the
achievement of improved participation rates in sport and recreation, and more broadly active
lifestyles." This project once completed will provide new services and facilities for approximately
520 junior sporting participants that will access the grassed sports spaces of Lou Weston Oval, as
well as participants in the sports of Netball. The broad number of sports being offered at Lou
Weston Oval provides a base for active lifestyles in the West Busselton community.

The second key challenge Public Open Space and Urban Form; challenge 3 relates to "In order to
deliver public open space which meets the needs of communities into the future we must be
efficient with resources, focus on function of sites, and provide equitable access to facilities." The
construction of all elements of the LWO Masterplan will address this challenge and increase in

physical activity in the following ways:
The development of new sporting facilities
A new high quality local sports and recreation facility at Lou Weston Oval, Busselton will enable all
of the proposed member clubs to expand and improve their program and service delivery to the
West Busselton locality. Existing ancillary facilities for all clubs are either non-existent or of substandard quality. The development of a new Sports Pavilion would provide essential storage, kiosk,
kitchen / servery, meeting and function, offices, spectator viewing and additional change rooms to
all users of Lou Weston Oval.
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3.2 Report to Sport (Australian Sports Commission 2010)
In 2009 the Federal Government appointed an independent expert panel to make
recommendations on the specific structures, programs and reform required to ensure the
continuing robustness of the Australian Sports System entitled 'The Future of Sport in Australia'.
In response to this report the Federal Government, through the Australian Sports Commission
(ASC), released a blue print for structural reform, 'Report to Sport' championing the following key
initiatives:
> better alignment of the high performance system
> building a more cohesive sports system
> increasing Australia's involvement in sport

> rebuilding the value proposition for sport

Examples of Federal Government involvement to increase Australia's involvement in community
sport include programs such as the 'Active After-school Communities program', 'Sports Connect'
and 'Sports Ability'.

3.3 City ofBusselton Strategic Community Plan (2017)
The development of the Lou Weston Oval Sports Pavilion has been identified as a key element in
the City of Busselton's Strategic Community Plan 2017, classified within Community Objective 1.3,
under the key goal area for 'Community: Welcoming, friendly, healthy:
Community Objective: e. Create sport and recreation hubs to service local and regional communities

3.4 Leisure Services Plan
On February 14, 2007 the Council adopted certain recommendations as contained in Section 16 of
the Leisure Services Plan for the City ofBusselton - Final Report without amendment, to be used as

a set of guiding principles for future facility and services planning within the City.
Recommendations pertaining to Lou Weston sporting complex from this report included:
16.2.32 Remove the cricket pitch from Lou Weston, or if cricket is required at Lou Weston

relocate the pitch to the middle of the rectangular fields as shown on the concept plan
16.2.33 Plan for the resurfacing and lighting of the netball hard courts to encourage increased
training and competition on outdoor courts

16.2.34 Plan for lighting of the oval for training purposes when demand dictates
Updates on these recommendations are as follows:
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16.2.32 Cricket is not required to be played on Lou Weston Oval. The pitch has been grown over
with coverage of turf and up until this point in time there has been no community need for removal

of this pitch. If there is a significant need for removal of this pitch into the future it can be
considered as a project in the City's 10 year long term financial plan.
16.2.33 Resurfacing of the netball hard courts was completed in 2010. Sports lighting is currently

only on three (3) of the nine (9) courts and is not of a contemporary standard. As the netball club
grows a lighting upgrade of the existing lights and an increase in the networks of these lights may
be required to meet this growth. In addition an audit of the resurfacing works needs to be
conducted to confirm long term strategy with these facilities. Unfortunately the re-surfacing has
started to crack in areas on many of the courts. A meeting was held with representatives from the
City and BNA on-site in 2014 to discuss the issue. The project was managed by the BNA and
unfortunately they have not got a copy of the warranty or the contract of engagement. As the
contract of engagement was between the BNA and the contractor, the City has no legal basis to get
these courts attended to as part of the warranty process.

16.2.34 The need for lighting of the oval will be required in a medium to longer term time frame (510 years+). With the City's population increasing on average of 4% per annum the facility is starting
to reach a straining point in the number of active playing spaces available for training and

competition. Current strategies include the use of School (DET) facilities for training and the new
developments (Vasse, Dunsborough, Provence and Ambergate North) when they finally "come on
line." Sports lighting is a required strategy at this venue moving forward to increase the usage of

existing facilities.

3.5 Active Open Space Planning Recommendations (2013)
In 2013 the City of Busselton Council adopted Active Open Space Planning Recommendations to
guide the future planning of active open space facilities within the district. This followed 18 months
of consultation, needs assessments, a review of the City Leisure Services Plan and a demographic
analysis of individual population precincts across the City.
The facilities were assessed as either Local, District or Regional and the recommendations and
designations across the region are detailed on the inside pages of the Active Open Space Planning
2013 document.
It was endorsed as part of these recommendations that Lou Weston Oval be designated as a local

level facility for active open space sports such as diamond sports (Tee ball) and the club based
sport of Netball, and as a future facility for Baseball, and provision be made for local level facilities
for junior Australian Rules Football.
The key facility development strategies for Lou Weston Oval Included:
1. That ageing infrastructure at Lou Weston Oval is replaced by considering shared club

facilities and rationalisation ofablution facilities including;
Additional storage;
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• Rationalisation of club rooms, change rooms and public toilets at
the reserve;

• Installation of sports lighting at the Active playing Field;
• Shelter / viewing area for spectators.
2. That pedestrian and vehicular access and egress improvements be undertaken.

Footnote: At the time of the initial Needs Analysis (2012) and Active Open Space Planning
Recommendations (2013), Softball as a sport had moved to LWO from Sir Stewart Bovell Park
(SSBP) with the plan that Tee-Ball and Softball to consolidate as an overall 'Diamond Sports'
organisation. That failed to eventuate for a number of reasons and Softball are again hiring SSBP
for their training and competition needs.

3.6 Needs Assessment - Lou Weston Oval Sports Pavilion
The Needs Assessment provided the following recommendations:
> Preparation of a feasibility study to create a planning, management and operational blue
print for the Lou Weston Oval Sports Pavilion
> The development of designs and cost estimates for the 'Lou Weston Oval Sports Pavilion'
> The City of Busselton will use these concept designs and cost estimates as the basis for
funding submission(s) to relevant State and Federal Government agencies for the detailed

design and construction of the Lou Weston Oval Sports Pavilion. (Original draft concepts
completed)

4. Market Analysis
4.1 Current Population
The City of Busselton had an estimated resident population of 36,686 in 2016 according to the
Australian Bureau of Statistics, with the City's average annual growth rate over the past 20 years
being in excess of 4%, one of the highest sustained growth rates for a regional area in Australia.

Approximately 67% of the total City population is located in the town of Busselton.

The City of Busselton had a significant proportion of its population in 2016 that could utilise the Lou
Weston Oval Sports Pavilion, according to the Australian Bureau of Statistics, with approximately
25% of the population 0- 19 years and approximately 48% of the population 20-54 years of age.
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4.2 Projected Population
Over the period to 2026, the population of the City of Busselton is expected to increase by 7,615
persons - or an average annual rate of 1.7% - to a level of approximately 43,950 persons. The

forecast annual growth in population for the City of Busselton is higher than the averages for the
South West region (1.5%) and slightly lower than Western Australia (2.1%).
Figure 4. Projected Population - City of Busselton
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4.3 Summary
A population growth rate of approximately 4% annually in the City of Busselton is being reflected in
the rapid increase in participation that is being experienced by the sports of Netball and junior AFL
in Busselton. The Wanderers and Countrys Junior Football Clubs and Busselton Netball Association
have experienced a significant growth rate in active participation over last 4 years, in line with the
City's population growth.

5. The Case for the Lou Weston Oval Sports Pavilion
The adoption and development of Active Open Space Planning Recommendations, was the precursor to the development of the Lou Weston Oval Sports Pavilion. In 2013 the City of Busselton
Council adopted Active Open Space Planning Recommendations to guide the future planning of
active open space facilities within the district. This followed 18 months of consultation, needs
assessments, a review of the City Leisure Services Plan and a demographic analysis of individual
population precincts across the City.
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The facilities were assessed as either Local, District or Regional and the recommendations and
designations across the region are detailed on the inside pages of the Active Open Space Planning
2013 document. As a result, community consultation has been undertaken with prospective users
of the new Active Precinct. The Needs Assessment for this precinct has been completed with the

following included in the study scope:
> A review of the City of Busselton's existing Leisure Services Plan
> An identification of services and facilities that needed but not currently provided
> An identification of facilities and services in the Busselton township
> An examination of current usage of facilities and grounds together with recommended
future planning options
> An assessment of the quality and level of service provision at each facility

5.1 Options for the Future of proposed users of the Lou Weston
Oval Sports Pavilion
In making the decision to choose to develop the Lou Weston Oval Sports Pavilion, several options
were considered by the City and the users including:
Transport to another District Facility in the region - The nearest facilities in the region is Churchill
Park, Barnard Park and SirStewart Bovell Park; all of which are located in Busselton. These options
were not considered feasible because:
> The City Council have designated Churchill Park as a future events venue (accommodating

the Busselton Trotting Club and the Southern Districts Agricultural Society) and as such
anchor tenant developments for the Lou Weston Oval Sports Pavilion must be considered
for other current / future sporting facilities in the City.

> The City Council have designated Sir Stewart Bovell Park as the long term district
headquarters for football (AFL), hockey, diamond sports and athletics. As a result of the
existing sports identified this venue does not have the capacity to accommodate the
proposed users of the 'Lou Weston Oval Sports Pavilion' as anchor tenants at this venue.
> The City Council have designated Barnard Park as the long term district headquarters for
cricket, rugby, junior football (soccer), active sporting events and the Busselton Fire and
Rescue Service competition running division. As a result of the existing sports identified
this venue does not have the capacity to accommodate the proposed users of the 'Lou
Weston Oval Sports Pavilion' as anchor tenants at this venue
Renovate/convert/ extend an existing facility - As per the above example, all other Active Open
(Sports) spaces in Busselton are at capacity, servicing the population within their catchment areas.
As such it is not feasible to renovate/convert or extend these facilities.
Create a new Sporting Complex -There is no readily available land in West Busselton to develop
such a facility. As such, the development of new localised sports facilities is the most practicable,
reasonable and feasible solution. As such, concept and design plans have been developed for the
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Lou Weston Oval Sports Pavilion and have gone through a process of rigorous community
consultation and professional officer development and consideration.

6. Draft Management Plan
The organisational profile of the proposed lessees of the pavilion will meet specific community,
social and environmental objectives developed in consultation between the clubs and the City. In
particular the proposed facility will provide a "community hub" for community, recreation and
sporting opportunities within the proposed "Lou Weston Pavilion" as well as providing a co shared
sports facility able to respond to population growth and changes in community demographics in
the long term, and resulting in a sustainable and inclusive community facility that contributes to
the health and well-being of West Busselton residents.

6.1 Management and Staffing-Sports Spaces, Public Toilets
In terms of the Sports Spaces and Public Toilets, these facilities will be managed and maintained by
the City of Busselton, as per the City's annual 'seasonal ground hire' and facility management
processes. Ground and facility maintenance will be factored in to the City's annual Engineering,
Works and Services budget and is based on industry standards and historical City financial
information for recreational facilities of this type.

The City currently employs a full time Bookings Officer to manage all active public open space
bookings throughout the City. This includes a 'Seasonal Ground Hire' application process, which
occurs twice yearly for summer and winter sporting seasons. The City also employs a full time
Community Development Coordinator and part time Club Development Officer that manages club
issues and opportunities, club development and future recreation facility planning.
From a maintenance perspective the City also has a full time parks and gardens and facilities
management team that are specifically focused on community facilities such as the Lou Weston
Oval. These officers are involved in everything from ground to facility maintenance, line marking (at
the start of each season) and the maintenance and erection of goals.

In terms of the building facility maintenance for the Public Toilets, the City has full time Officers to
undertake scheduling and implementation of smaller maintenance projects. In terms of larger
building maintenance and weekly cleaning schedules these Officers also project manage
contractors to come in and undertake these services.

6.2 Management
The intent for this project is for the current users (Busselton Netball Association, Countrys and
Wanderers Junior Football and the Busselton Teeball Association) sign a lease with the City of
Busselton.

As the Netball Association has a lease over their existing building, they are more than competent to
manage the new pavilion and provide expert advice to the other clubs.
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6.2 Programs and Services
The proposed regular member programs at the Lou Weston Oval Sports Pavilion will include:
> An AFL Auskick program for approximately 62 participants from 5-7 years of age;

> Junior AFL programs for approximately 260 participants from two (2) different clubs from 8
to 14 years of age;
> Netball programs for approximately 725 participants from 69 teams from 5-18 years of age;
> Tee-Ball programs for approximately 64 participants from 5-12 years of age;

With the potential for the following additional services and programs which are not currently being
offered at Lou Weston Oval:

> A future Busselton Little Athletics Club
> A future home for the Busselton Runners Club

Additional Playing Spaces
Three (3) north-south oriented, Netball courts, line marked for senior play;
Sports lighting to all active playing spaces
The users of the grassed areas 'Lou Weston Oval Sports Pavilion' have no sports lighting at this

facility. The users of the netball courts only have Sports lighting to three (3) of the courts and is not
of a contemporary standard. As the netball club grows a lighting upgrade of the existing lights and
an increase in the networks of these lights will be required to meet this growth. It is proposed that
this upgrade be developed as a staged approach, with an audit and upgrade to existing facilities is

of the first priority of any lighting upgrade project.
It is proposed that training / competition sports lighting to a luminance rating of 50 lux for
luminance rating of 50 lux for sports such as junior AFL. This will provide for an increase in scope in

terms of active playing capacity, due to an ability to increase scheduling beyond daylight hours into
the future.
Community Amenities

The development of the Lou Weston Pavilion (subject of this application) would provide essential
storage, kiosk, kitchen / servery, meeting and function, offices, spectator viewing and additional
change rooms.

7. Concept Design
The development of a preliminary concept design and cost estimates for the District Active Playing

Fields have been developed using the following methodology:
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The City of Busselton utilized the following sources of information to be able obtain an accurate
construction cost estimate for the Lou Weston Oval Sports Pavilion.

7.1 Building Design and Construction costs
Funds for design work for the Lou Weston Pavilion were based on the Busselton Foreshore
redevelopment project to assist in developing a detailed building design and construction cost
estimates.

The Barnard Sports Pavilion has just been completed and a similar'scaled down version' of this
design was utilized for the Lou Weston Pavilion.
In engaging an Architect / Draftsperson for this project the process was as follows:
1. The City had several meetings with the future users of Lou Weston Oval to discuss
the possible design parameters for the building, and obtained sign off on what was
required from a functionality perspective. This was also agreed to by City Senior
Management and Council.

2. The City based on this feedback was able to develop a Request for Quotation (RFQ)
'Lou Weston Pavilion Concept and Detailed Design.' This RFQ was for the engagement of a

qualified Consultant to develop a preliminary design and detailed design for the site the
Sports Pavilion.
3. Bob Bruce Design was awarded the consultancy as per the City of Busselton
'Purchasing and Procurement policy'. This RFQ included the respondents to provide a price
estimate and address certain qualitative criteria.
4. The selected consultant met with City staff on several occasions to develop a
preliminary design concept and probable cost estimates based on information provided in
the RFQ document as well as information provided as part of the consultation process.
5. A preliminary design concept and probable cost estimate was developed for the
submission to relevant funding bodies.

8. Location Rationale
Community and sporting groups have utilised at Lou Weston Oval, located at Lot 4539 King Street
Busselton for many years. Lou Weston Oval is a three (3) hectare public reserve that is utilised for
recreational purposes year round, featuring an active playing field, nine (9) netball courts with
limited sports lighting. The proposed location for the 'Sports Pavilion' was workshopped with all
users of the precinct and it was agreed that this is the best location, both within West Busselton
and on the actual site itself.
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9. Design / Technical Evaluation
The design and technical evaluation of the Complex has been considered as part of the original
design developed as part of the 'Lou Weston Oval Sports Pavilion Facilities Concept.'

10. Capital Costs / Financials
10.1 Capital Costs

The quote from Bob Bruce design for the building in 2017 was based on:
Internal $2450 M2
External $810 M2

10.2 Capital Funding
The potential sources of funding for this project include:
> Local Government funds both through direct and grant contributions

> Individual club funding contributions (Possible fit out)
> Community Sport and Recreation Facilities Fund (Grant for the 2018/19 - 2020/21
Triennium)

10.3 Financials - Sports Spaces, Public Toilets
The new Active Playing Fields (and other non-leased facilities) will be managed and maintained by
the City of Busselton, as per the City's annual 'seasonal ground hire' and facility management
processes. Ground and facility maintenance will be factored in to the City's annual Engineering,
Works and Services budget and is based on industry standards and historical City financial
information for recreational facilities of this type. Indicative on-going operational costs for this

facility include as follows:
Figure 6. On-RoinR operational costs Active Playing Fields and Public Ablutigns Lou Weston Oval
Sports Pavilion
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Projected Operational Expenses - Lou Weston Oval

2016/17

2017/18

2018/19

City Ground Hire Booking Fees

3,650.00

3,796.00

3,947.84

Total Revenue:

3,650.00

3,796.00

3,947.84

Revenue:

Expenditure:
Parks and Gardens

Licence Fees (PPCA)
Wages
Purchase Materials
Electricity

60.00

62.40

64.90

15,630.00

16,255.20

16,905.41

525.00

546.00

567.84

4,148.00

4,313.92

4,486.48

Public Liability Insurance

1,652.00

1,718.08

1,786.80

Plant Charge

4,728.00

4,917.12

5,113.80

Plant Depreciation

3,874.00

4,028.96

4,190.12

Public Works overheads

17,003.00

17,683.12

18,390.44

Recreation Reserve Maintenance

4,649.00

4,834.96

5,028.36

Contract and Consultancy Staff expense

2,039.00

2,120.56

2,205.38

Water Consumption

150.00

156.00

162.24

Water Meter Rental

324.00

336.96

350.44

ESL Levy

58.00

60.32

62.73

10,846.00

11,279.84

11,731.03

1,955.00

2,033.20

2,114.53

250.00

260.00

270.40

Contract Builidng Cleaning Costs

6,000.00

6,240.00

6,489.60

Contractors

1,600.00

1,664.00

1,730.56

461.00

479.44

498.62

7,807.00

8,119.28

8,444.05

Service Level Contingencies (20%)
:acilities
Building Maintenance
Builidng Cleaning Materials

Electricity
Water Consumption
Water Meter Rental and Supply
Building Insurance
Public Liability Insurance

347.00

360.88

375.32

1,807.00

1,879.28

1,954.45

309.00

321.36

334.21

Total Expenses:

86,222.00

89,670.88

93,257.72

Net Expenses:

-82,572.00

-85,874.88

-89,309.88

10.4 Financials -Community Club Facilities (Operational)
It is the intention of the City of Busselton, should the funding has been secured to enter into leases
with the user groups. The City of Busselton will utilise resources from other community clubs of a
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similar size, structure and intent to ensure the operational figures are accurate and based on a
parity review.

11. Project Staging
It is predicted that construction will be staged as follows:
1. Stage 1 - Development of a Pavilion to service the users of Lou Weston Oval.
2. Stage 2 - Possible development of training / competition sports lighting to a

luminance rating of 50 lux for the AFL and install and upgrade lighting at the
Netball courts (future)
3. Stage 3 - Development of an additional 3 netball courts at the facility to increase
the capacity of the Busselton Netball Association.

12. Sustainability
12.1 Economic
The 'Lou Weston Pavilion' will be a co-location of four existing clubs: Busselton Netball Association,
Busselton Tee Ball Association, Wanderers Junior Football Club and Countrys Junior Football Club

There is a great opportunity to provide economic impact by providing a facility that is strategically
placed as a "community hub" in the West Busselton locality.
In addition. Little Athletics and the Busselton Runners Club have been identified as future users.
There will be minimal economic impact to other facilities, clubs or businesses as a result of the
development of the 'Lou Weston Pavilion', as the facilities proposed will enhance the King Street
precinct and not be in direct competition with other land uses.

12.2 Environmental
The Complex will be designed and constructed with a view of the following environmental design
considerations:
> Consideration in the design where possible to protect existing vegetation, with a plan
for revegetation of any removed vegetation;
> The inclusion of a Solar PV system (15kw) to be included in construction.
> Consideration in the design where possible for the collection of rainwater to
supplement the water needs of the active playing fields, overall environmental
performance and response to climate change.

12.3 Social
The Lou Weston Pavilion will provide a new focal point in West Busselton as a new "Community
Hub". It is projected that attendance figures will be in excess of 1000 people weekly. These

^T

projections include the combined membership of proposed users, potential weekly facility hirers
and event users of the facility.

13. Revisit Needs Assessment
The demand for improved and expanded facilities for all of the proposed users of the 'Lou Weston
Oval Sports Pavilion' is real and pressing particularly when viewed in the context of:
> population growth,
> individual sport growth rates and
> The clubs involved have no dedicated amenities or club facilities.
It provides the impetus and the opportunity to allow increased capacity and future participation
opportunities for all the clubs to be based at the 'Lou Western Pavilion'. This pavilion, as outlined in
this feasibility study, provides the best way forward to meet community needs over the long term.

14. Recommendations
1. That the City of Busselton acknowledges the need and feasibility of the Busselton 'Lou
Weston Oval Sports Pavilion' project;
2. That the development of the Busselton 'Lou Weston Pavilion' be approved in principle

and be considered in the City of Busselton 2017/18 to 2027/28 10 year financial plan;
Stage 1 - Development of a Pavilion to service Lou Weston Oval. As part of this
project parking and pedestrian safety will also be addressed
Stage 2 - Development of training / competition sports lighting to a luminance

rating of 50 lux for the AFL and install and upgrade lighting at the Netball courts

(future)
Stage 3 - Development of an additional 3 netball courts at the facility to increase
the capacity of the Busselton Netball Association.
3. That an application for Stage 1 be made for a Community Sporting and Recreation

Facilities Fund Forward Planning Grant for the 2018/19- 2020/21 Triennium, with
applications closing with the Department of Local Government, Sport and Cultural
Industries 30 September 2017.
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1.0 Executive Summary
The City of Busselton in consultation with key community stakeholders of Lou Weston Oval have developed a
Five Year Draft Management Plan 2018-2023 to prepare the sports pavilion for facility handover and first five
years of operations at Lou Weston Oval. Prior to the development of this facility, Busselton Netball
Association have managed and operated their own facility under a lease to the City whilst the other clubs
and association have no club facilities at all.
The Management Plan has been written to clearly defined objectives and desired outcomes to help the
clubs' management focus on and achieve those outcomes.

2.0 The Plan
• Identifies the values the club intends to champion
• Describes the environment and parameters in which the club operates
• Defines objectives that reflect the values of the club
• Identifies areas the club needs to focus on in order to achieve those objectives
• Identifies the strategies to strengthen the areas identified

3.0 Vision
The vision for the Lou Weston Pavilion is that it will be a well-managed, all-inclusive premier sporting and
community club in the West Busselton area fostering and developing the sports of Netball Junior AFL, Tee
Ball and other active sports. Lou Weston Oval will be strategically placed as a "community hub" as
headquarters for event administration for major annual sporting and cultural events.

4.0 Mission
To create, maintain and grown an organisation that encourages membership, participation, enjoyment and
excellence in sport, events and participation in the Busselton Community.

5.0 Values
The users of Lou Weston Oval values:
• Participation
• Excellence
• Enjoyment
• Community
• Inclusiveness
• Communication

6.0 Management / Operations
Current recreation facility management trends seek to achieve a "Sustainable Management Model"
which implements organisational structures, systems and processes that promote economic, social and
environmental responsibility for the whole of a complex such as Lou Weston Oval.
Benefits of adopting a Sustainable Sport Management approach include:
• reducing capital costs by avoiding unnecessary materials and systems;

• reducing operating costs through energy and water consumption;
• recognising that the resident organisations at Lou Weston Oval have a need to

• achieve financial viability;
• increasing opportunities by attracting new users (e.g. additional residents) / members /
customers;
• improving rates of user / member / customer retention;
• Boosting staff / volunteer satisfaction from working at a sport and recreation precinct that is
• progressive and values user ideas;

• Building a positive public reputation / image leading to publicity and sponsorship opportunities
for both the facilities and resident organisations.
In essence the "triple bottom line" concept of sustainability requires a facility management approach that
addresses economic, social and environmental issues in an integrated fashion.
6.1 Governance

Whilst the finer details of the Management Plan are still being thoroughly assessed and discussed with the
user groups, it is the proposed strategy for a joint lease with the user groups as the best option.
The City of Busselton has a standard lease agreement. The user groups will be invited to make amendments
to the lease that will assist them utilise the pavilion to the advantage of both themselves and the greater
community.

It is proposed that the user groups have a management committee (as opposed to an overarching separate
association) that will meet on a regular basis to discuss and make decision on the maintenance and usage of

the facility.
The Management Committee will consist of representatives from each club and will have the power to coopt expertise as deemed necessary.
As the Busselton Netball Association has experience in managing a facility, it is anticipated that this
experience will assist the other clubs in this transition. The responsibilities of the management committee

will include:
1. Setting annual budgets
2. Setting long term financial budgets
3. Implementing and reviewing policies relevant to the use of the building
4. Implementing and reviewing procedures relevant to the use of the building
5. Establish a reporting mechanism to key stakeholders
The City staff will also be available to assist.
The group will be strongly encouraged to use the City's fees and charges as a guide for external bookings to
sporting groups and community groups.
6.2 Memberships
In this instance, the term membership applies for those clubs that have signed the lease and therefore

affiliated.
Affiliated Club memberships
Benefits include:

• Regular use of the club rooms on training days.
• Opportunity to book the club and meeting rooms for club and sport purposes.
• Full access to club facilities (when open and available), meals and club special offers.

Community (Social) memberships
Benefits include:
• Full access to club facilities (when open and available), meals and club special offers.
• Opportunity to book the club and meeting rooms for social purposes at a discount social
membership rate.
6.3 City Management Components
6.3.1 Leasing

It is proposed that the City would maintain and manage the public ablutions.
Rationale: As it is the City's role and responsibility to hire out the active open space adjacent to the club
facilities it is proposed that it also manages the bookings, maintenance and cleaning of the change facilities.
The remainder of the building will be leased to the user groups who will form a management committee.

6.3.2 Active Open Space management
The City of Busselton is a leader in ground maintenance. There is considerable investment by the City in in all
active playing fields, which as with turf surfaces elsewhere can be easily and quickly damaged if not well
managed. It is proposed that the City maintain this role at the Lou Weston Oval precinct of managing,
maintaining and the booking of the active open space adjacent to the pavilion. It is proposed that this will

also include the public ablution facilities.
An important component in this is ensuring that the 'Calendar of events' is drawn up early prior to the
commencement of the financial year to ensure that the competition needs of the key tenant sports (junior
AFL, Netball and Tee Ball) are balanced amongst the user groups and any potential community / district
events at the venue.

6.3.3 Usage estimates Active Open Space
Three methods of monitoring and balancing the use and sustainability of sport field turf have been

identified:
They are:

(a) Maximum Hours
As a rule of thumb local authorities attempt to restrict reserve use to 25 hours per week during summer and
22 hours per week in winter, irrespective of volume of use, footwear type or level of competition.

(b) The City of Cockburn "Sports Field Loading Indicator" which is specifically directed at winter sports.
The indicator formula is predicated on:
* 24 hours use per week.
* Number of users per hour per hectare based on 10 persons /hour/hectare.
* Use spread of 5 sessions Monday through Friday of maximum 4 hours duration a session.
* Alternatively 3 sessions of maximum 6 hours duration a session with a minimum of 48 hours between
sessions.

Cockburn have found in practice that 200 person hours is the maximum user loading that can be sustained

on turf playing fields.

6.3.4 Usage Estimates Club facilities

Whilst the majority of the time the pavilion will be used by the user groups, there is an opportunity for the
clubs to derive income through the hiring of the pavilion to other community and special interest groups.
The meeting/training room will be an ideal space to hire out for small groups for training and seminars.

It would be anticipated that 80% of the time the venue will be used by the venues with 20% of the time
available to the community.

6.4 Programs / Services
6.4.1 Busselton Netball Association

The Busselton Netball Association (BNA) historically practised and competed at the outdoor Netball court
facilities at Lou Weston Oval prior to the construction and opening of the Geographe Leisure Centre (GLC) in
1998.

The BNA have over sixty (69) teams from five (5) years of age (Funnet) to eighteen (18) years and under and
two senior divisions. The juniors train and compete at the Netball facilities at Lou Weston Oval, whilst the
seniors train and compete at the Geographe Leisure Centre (GLC).

In 2000 the BNA, including both junior and senior clubs, began winter competition on the three indoor hard
courts at the GLC. In 2009, after nine years of competition at the GLC the BNA (junior competitions only)
made a decision to return to competition at Lou Weston Oval.
Figure 1. Northern view of the Netball Courts

The reasons for this venue change included:
1. A stagnation of membership caused by long and hectic scheduling on the three available courts at
the GLC. A return to Lou Weston Oval would allow for scheduling on nine courts;
2. Safety considerations from a periodic water condensation issue at the GLC. This condensation issue
made the court surface slippery underfoot.

Late in 2009 the BNA (juniors) undertook a needs assessment process and identified the resurfacing of the
nine outdoor Netball courts at Lou Weston Oval as their number one priority. The BNA (juniors) identified
that an upgrade of this facility would address the stagnation in membership numbers and allow for the

opportunity for BNA membership and participation growth into the future. The Netball court facility was also
ageing, with water pooling and loose gravel appearing, which was a concern for users of this facility.

In 2010 the BNA received funding from both the City of Busselton and the Department of Sport and
Recreation for the resurfacing of the netball courts. These courts were re-surfaced in 2011 and have now
been played on for the last three seasons.
Unfortunately the new surface has started to crack in areas on many of the courts. A meeting was held with
representatives from the City and BNA on-site in 2014 to discuss the issue. The project was managed by the
BNA and unfortunately they have not got a copy of the warranty or the contract of engagement. As the
contract of engagement was between the BNA and the contractor, the City has no legal ability to get these
courts attended to as part of the warranty process. It is recommended that the BNA continue to approach
the contractor to meet their obligations in terms of the warranty for work(s) undertaken.
Sports lighting is currently only on three (3) of the courts and is not of a contemporary standard. As the

netball club grows a lighting upgrade of the existing lights and an increase in the networks of these lights will
be required to meet this growth. It is proposed that this upgrade be developed as a staged approach, with an

audit and upgrade to existing facilities is of the first priority of any lighting upgrade project.
6.4.2 Busselton Tee-Ball Association
The Busselton Tee Ball Association (BTA) has played at Lou Weston Oval since circa. 1990. Tee Ball is played
on Saturday mornings by children of ages of five (5) to twelve (12) from mid-October to end of March.
Currently the BTA have six (6) teams in two age divisions and membership has been in a slow decline over
the last ten (10) years. The BTA train and compete on the reticulated active playing space at Lou Weston
Oval and have five diamonds available for competition every Saturday.
In terms of facilities the BTA have access to two (2) small storage compounds at the City Change room
facilities at the northern end of the reserve and access to the BNA's club facilities for match day operations

and meetings. The following needs have been identified by the BTA for the facility going forward:
1. Signage - The Busselton Tee Ball Association have a long history of association with LWO. Although
they do not have a lease over the facility they would like some signage at the park to recognise this
long association with the reserve.
2. Additional storage - As per all the other summer and winter hirers of the venue there is inadequate
storage at the facility for all training and competition equipment.
3. Shelter / viewing area for spectators
4. Meeting room facilities
6.4.3 Busselton and Districts Junior Football Association
The Busselton and Districts Junior Football Association (BADJFA) have two member clubs that train and
compete on the reticulated active playing space at the venue; Wanderers and Countrys Football Clubs. In
2016 both teams had 6 teams each the grades were classed as year groups from year 3's through to 10's An
additional Auskick centre commenced at Lou Weston Oval in 2016. This increased participation at the venue

by an additional 60 participants. During the winter ground allocation season (April to September each year)
they train up to three (3) nights per week and use the venue for competition on Saturdays.

Due to the physical distance from the BNA club facilities to the active playing surface the BADJFA participants
and spectators do not use these facilities. Future facility requirements at the venue were very similar to the
BTA's requirements as follows:
1. Additional storage - As per all the other summer and winter hirers of the venue there is inadequate
storage at the facility for all training and competition equipment.
2. A Kiosk area

3. Sports Lighting - As identified in the LSP sports lighting at all highly used active playing reserves, such
as LWO, will allow an increased scheduling for competition and training as the population increases.
4. Shelter / viewing area for spectators
5. Meeting room facilities
In 2014 a consortium of the BTA and the two 'home' BDJFA clubs (Countrys and Wanderers) approached the
City of Busselton with a proposal for additional storage facilities. These facilities were proposed for the
northern end of the reserve, adjacent to the northern change rooms. They also applied for funding through
the South West Development Commissions 'Community Chest Fund' for these facilities, but were
unsuccessful. As, the City of Busselton is looking to attract funding from the Department of Sport and
Recreation (DSR) from the 2018/19 Forward Planning Grants Round to commence work on a new multi-

purpose co-shared facility for the precinct, this is proposed to include any additional storage facilities at the
venue.

Little Athletics
The City has been approached by members of the community wanting to set up a Little Athletics Club in
Busselton. Currently the participants travel to either Bunbury or Margaret River to train and compete. The

City has identified the Lou Weston Oval as the most appropriate site for the Little Athletics and as a potential
user of the Lou Weston Pavilion.
Busselton Runners Club
The Busselton Runners Club have approached the City informally looking for a facility they can use as a
meeting space for their members. The club meets at the King St carpark near the Geographe Bay Yacht Club
every Wednesday at 5.45pm which is adjacent to the Lou Weston Oval.

6.5 Program / Services opportunities
Whilst no official request has been made to any groups or clubs at this point, an initial SWOT (Strengths,
Weaknesses, Opportunities and Threats) analysis has been undertaken, with the following opportunities in
existence:
6.5.1 Functions

There is a real opportunity to have small 'marquee' events at the Lou Weston Pavilion. Examples include:
• Expos
• Conferences

• Corporate seminars / professional development days
• AFL Grand Final Day, Melbourne Cup Day.
In conclusion, the programs and services opportunities will be based on the availability of the club during offpeak times (Mon-Fri business hours), week nights and on the weekends.
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1 Executive Summary

1.1 Table 1: Asset Planning Outcomes

Total 20yr average Renewal expenditure Asset Management

$20,560 p.a.

Plan
Total 20yr average Operating expenditure Asset Management

$30,000 p.a.

Plan

2 Background
The purpose of this Asset Management Summary Document is to provide an overview of the predicted twenty year
expenditure requirements for the proposed new sports pavilion to be located at Lou Weston Oval. All Cost shown
are 2017 dollars for ease of comparison between years.
It has been prepared in the context of predicting the construction, renewal and operational requirements for the
proposed works. The associated twenty year costs are detailed within this report

3 Introduction
The report has been prepared using asset management principles which identify construction costs, useful lives,
treatment intervals, treatment types and cost of treatment as a means of predicted all the associated renewal costs
over a twenty year period.
Operating Costs have been derived through the analysis of historical costs incurred by the City of Busselton at similar
facilities.
This document has been designed as a guide to providing a base for further investigation and refinement of final
project costing.

4 Scope
The report applies to all the components as identified with the scoping documents and identifies the "one off"
construction only costs as well as the components which once installed will require ongoing renewal and operational
expenditure.

5 Assumptions
The various measures for the components such as the timing and type of treatments; whilst based on staff
knowledge, research and considered to be reasonably accurate; still carry a certain level of assumption which needs
to be taken into consideration when viewing these documents.

6 Important Terms and definitions

The objective of Asset Management is to meet the required level of service, in the most cost effective manner,
through the management of assets for present and future customers. (International Infrastructure Management

Manual-2011)
Asset - an item that has potential value to an organisation (International Infrastructure Management Manual -

2011)
Renewal Work is defined as works to replace existing assets or facilities with assets or facilities of equivalent
capacity or performance capability.
New works are assets acquired for a new (never before provided) service to the community
Upgrade works result in a higher (improved) level of service than previously offered. As distinct from new assets, the
service currently exists.
Operational Works Cost involved with the process of utilizing the asset which will consume resources such as
manpower, energy, chemicals and materials. (International Infrastructure Management Manual - 2011)
Asset Management Plan (AM Plan) Long-Term Plans (usually 10-20 years or more for infrastructure assets) that
outline the asset activities and programmes for each service area and resources applied to provide a defined level of
service in the most cost effective way (International Infrastructure Management Manual - 2011).
Whole of Life Costs - The total cost of an asset throughout its life including planning, design, construction,
acquisition, operation, maintenance, renewal and disposal costs.

7 Construction Cost

Construction costs have been determined via the Rawlinson's Australian Construction Handbook 2016. This
handbook provides guidance to determine construction cost based on factors such as location, type of building being
constructed and quality of finishes required.
The construction cost is based on a square metre rate and therefore is subject to further scrutiny as the project
moves from feasibility towards design and construction.
Table 1, below provides a breakdown of the various component costs for the building.
7.1 Table 2: Building Construction Cost Breakdown

c
d)

§ '"

JS
Component

Element

Sub-element

s

STRUCTURE
63,138

Substructure

0
columns

=toof

114,438
FrimDek
3utters
Down-pipes

External Walls & \ =ace Brick

0
0
196,321

Windows

lil

0

External Doors

lil

12,825

ntemal Walls

Files

44,394

ntemal Screens

lies

2,960

ntemal Doors

loor panel

19,731

hardware

laint

0
0
0

/Vall

Mint

30,583

;loor

iinyl

59,192

;eiling

laint

51,300

FINISHES

FITPNGS

0
32,556

:itments

0
0

special

SERVICES
Numbing

75,963

0
0
0
Mechanical

lil

•ire

lil

16,771

Electrical

-ights

90,762

SERVICES
CONTINGENCY

36,502

2,960
24,663

Preliminaries

111,479
Total

986,538

Table 3 shows how these costs are determined via the use of the Rawlinson's Handbook.
7.2 Table 3: Building construction Component Breakdown

Item Number

11.2.2
Clubhouse & Changerooms

Name
Description

Single storey, standard construction &
finishes, large bar & lounge, small
kitchen, dining area, large basic finished
changerooms and showers/toilets, no airconditioning.

Low $/m2 2016

$2,750/mz

High$/mz2016

$2,967/m2

Average $/m2

$2,858/m2

COST ESCALATION

0.02

PRELIMINARIES
SUBSTRUCTURE
SUPERSTRUCTURE

0.105

Columns (& upper floor)
Roof

0.008

External Walls & Windows

0.199

External Doors

0.013

0.064

0.116

Internal Walls

0.045

Internal Screens

0.003

Internal Doors

0.020

FINISHES
Wall

0.031

Floor

0.060

Ceiling

0.052

FITTINGS
Fitments

0.033

Special

SERVICES
Plumbing

0.077

Mechanical

0.037

Fire

0.017

Electrical

0.092

EXTERNAL SERVICES
CONTINGENCY

0.003
0.025

8 Renewal Costs

Renewal Costs have been summarised as follows; these costs are further detailed in Attachment A.
8.1 Table 4: Ten Year Renewal Costs

1 2 3 4567 8 910 Total
Renewal Exp 2017$ 3,211 4,119 3,211 4,119 6,082 21,876 9,328 4,119 23,731 50,644 130,440
Table 4 provides a good guide for long term planning and annual renewal budget deliberations. All figures are shown

in 2017$ and therefore would still be subject to inflationary factors.
Predicted renewal expenditure has been based on a basic asset management assessment of the proposed building
type and component breakdown. These figures do not allow for growth or any planned major upgrades in future
years. It is simply renewing the asset on a like for like basis as outlined within this document.
The annual expenditure has also been measured against the replacement value of the asset to ensure that enough
funds are being generated. Different types of assets require varying levels of annual renewal in order to maintain
their condition. As an example, plant and equipment will have a higher annual percentage than a road or footpath
as they are replaced more often and face more annual wear and tear.
The table below provides an overview of the percentages attributed to the proposed Lou Weston Oval Sports
Pavilion.

8.2 Table 5: Annual Renewal Expenditure Measured Against Replacement Value

20
10

Replacement

Annual

Value

ave exp

Annual %

2017$

2017$

of value

986,538
986,538

Years
Years

20,560

2.08%

13,044

1.32%

As the table demonstrates, the annual average increases over time as the building degrades and larger components
require renewal and replacement. This is typical a typical representation of the expected natural degradation of a
building over time.

9 Operating Costs
Operating Costs as shown in the table below have been derived through research of City of Busselton average
historical costs of managing similar types of facilities. This includes costs such as cleaning, insurance, utilities,
reactive maintenance (resulting from vandalism, weather damage, blocked drains etc) and general inspections.
As Table 6, below outlines, the annual average for operational activities equates to 3.04% of the replacement value

of the building.
9.1 Table 6: Operational Expenditure Measured Against Replacement Value

Replacement Annual
Value a\e exp Annual %

2017$ 2017$ of value
20 Years 986,538 30,000 3.04%

10 Total Renewal and Operating Costs

10.1 Table 7; Total Renewal and Operating Costs
5
6
8
9
10
4
Total
7
21,876
9,328
3,211
4,119
6,082
4,119
23,731
50,644
130,440
30,000
30,000
30,000
30,000
30,000
30,000
30,000
30,000
300,000
Total 33,211 34,119 33,211 34,119 36,082 51,876 39,328 34,119 53,731 80,644 430,440

1

2

3

Renewal Expenditure Total $130,440 3,211 4,119
Operating Expenditure Total $300,000 30,000 30,000

The total renewal and operating costs over the first ten years of the plan equate to $430,440. As shown in the Table
8 below, this equates to 4.36% of the overall replacement cost of $986,538. As shown in Chart X, this increases to
just over 5% over the full twenty years. This can be attributed to the increase in renewal works predicted between
years ten and twenty.
10.2 Table 8: 10 Year Renewal and Operating Costs Measured Against Replacement Value

Replacement Annual
Value aw exp Annual %

2017$ 2017$ of\alue
10 Years 986,538 43,044 4.36%

11 Conclusion
This life cycle costing analysis is a broad assessment of the predicted twenty year costs for the proposed works at
Lou Weston Oval Busselton. It has been based on asset management principles and provides an overview of the cost
implications over time in terms of renewal and operational expenditure;
It is recommended that these figures be reviewed and further refined before being adopted as final budget figures
for the project.

12 Attachment A
12.1 Chart 1: 20 Year Renewal Expenditure Breakdown

Renewal Expenditure Breakdown
180,000 /
160,000 /
140,000 /
120,000 /
100,000 /
80,000 /
60,000 /
40,000 /

3JWr^"TJLL

20,000 /

1

2 3 4 5 67 8 9101112131415

16

17 18 19 20

• Renewal Expenditure Total $411,199 • 20 Year Average $20,560 • 10 Yearly Average $13,044

The Renewal Expenditure breakdown shows the expenditure as generated by the Asset Management Plan (blue Columns). The total expenditure generated over the twenty
years is $411,199. This equates to an average of $20,560 p.a. over twenty years and an average of $13,044 p.a. for the first ten years. The annual average increases over
time as the building ages and larger components require renewal and replacement.
The main spikes in expenditure occur in years 10 and 20. Year 10 works include renewal of internal tiling, external walls and windows and gutters and down pipes. Year 20
predicts a repeat of the main year 10 works, plus renewal works to fitments and fittings.

13 Attachments

13.1 Chart 2: 20 /ear Operational Expenditure Breakdown

Operational Expenditure Breakdown
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• Operational Expenditure Yearly Average $30,000

Operational costs have been predicted at $30,000 per annum over the twenty years. The actual amount incurred may vary from this on an annual basis, however it is
anticipated the over twenty years the average would be around $30,000 p.a.
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14 Attachment C
14.1 Chart 3: 20 Year Renewal and Operational Expenditure

Renewal and Operational Expenditure

10 11 12 13
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15 16 17 18

19 20

1 Renewal Expenditure Total $411,199 • Operational Expenditure Total $600,000

14.2 Table 9: 20 Year Renewal and Operating Expenditure

Renewal
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8

9
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12
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3,211

4,119

3,211

4,119

6,082

21,876

9,328

4,119

23,73

50,

3,

21,8

3,21

10,2

14,0

4,11

3,21

42,3
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1
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1
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1
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9

1
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30,
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00
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20
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34,119
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80,

33
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33,2
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44,0

34,1
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9

1
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,2
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11

35
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19

11

96

33,211
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4

11
The total twenty year renewal and operating expenditure equates to $1,011,199. This is an annual average of around $50,500 over the twenty years and equates to roughly 5% of the overall
replacement cost per annum.
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Appendix 9-Q9 Management Needs
Q 11 Co-Shared Facilities
Q 12 Access for all
Question (9):
Management Requirements:

The current design of the overall facility has been workshopped with the with key
community stakeholders of Lou Weston Oval.
The proposed facilities will have adequate, and in some cases separate, amenities to meet
the requirements of management of the Lou Weston Pavilion for all of the different usage
patterns of the key stakeholders of the facility. The three main design considerations
include:
Access
1. Key users pedestrian access and egress
2. Services (e.g. suppliers, utilities and maintenance crews) vehicular access and egress
3. Visitor and spectator access and egress, with spectator parking located both

centrally and at the extremities of the playing fields
4. Disability access and egress to Lou Weston Oval. Universal access in accordance with
the City's Access and Inclusion Plan. This can be found online at:
https://www.busselton.wa.gov.au/Communitv-Services/Access-lnclusion/DisabilityAccess-amp-lnclusion-Plan

The internal design will need to ensure that all areas are conveniently accessible to a large
traffic flow, incorporate hand rails and other safety measures and comply fully with

Australian Standard AS 1428, Design for access and mobility and Section 23 of the Disability
Discrimination Act;

North - south orientation of playing spaces
Demarcated areas allowing for sports to be played on the reticulated grass to the
north-east and for netball to the north-west to be played concurrently and

independently
3. Spectator viewing areas
Supervision
1. Passive and active surveillance overlooking both active sporting fields to the northeast and for netball to the north-west and ; with a shared footpath surrounding the
active playing fields and access roads to the south
2. Spectator viewing areas that provide line of sight to all playing areas to ensure
adequate viewing of participants for health and safety purposes

Question (II):
Co-Shared facilities:

11.1 Needs Identified

The clubs identified as being key stakeholders in this project have been asked by City
Officers as to what features they would need in a future co-shared facility by three separate
processes:
1. Strategic Planning for Future Recreation Needs for All of the City's Clubs

Commencing in November 2010 this project included City Officers undertaking an audit of
individual and collective Club requirements for each of the City's facilities, capturing both

the immediate and longer term plans for each Club located within the City. This identified
overlapping/shared, conflicting and new needs not captured within the City's Strategic
Recreation Planning Document (2005 Leisure Services Plan), in addition to the future needs
of each Club.

2. Lou Weston Oval Needs Study (2012)
In March 2012 City officers commenced community consultation to begin the process to
determine community needs at this facility. Initial face to face needs assessment meetings
were conducted with individual user groups, with the findings compiled into a site specific
needs analysis.

The scope of this study included the following:
A review of the City of Busselton's existing Leisure Services Plan to provide background
information concerning recreational issues, facilities, philosophies and perceived needs

throughout the City;
An identification of needed services and facilities that are not currently provided on site;
An examination of current usage of existing facilities and grounds with recommended future

planning options;
An assessment of the quality and level of service provision at each facility in terms of the

facility being "fit for purpose";
An identification of the club's Strategic Plan, current membership and expected Growth rate.

2. Desktop review (2015 and 2017)
In 2015 and 2017, it was important to revisit the 2012 study and touch base with the users
again to ensure that the needs previously identified were still current. This review included

the following:
• Reviewing any known changes in terms facility and user group developments in the
last three years
• Updating this document (needs assessment) to reflect these changes
• Send out revised document to Lou Weston Oval user groups (and meet if required)
• Make relevant changes as necessary
11.2 Needs Accommodated
It is proposed to meet the needs of the Lou Weston Oval stakeholders identified in section
11.1 above by staging construction at Lou Weston Oval as follows:

1. Stage 1 - Development of a Pavilion to service Lou Weston Oval

2. Stage 2 - Proposed development of training / competition sports lighting to

a luminance rating of 50 lux for the AFL and install and upgrade lighting at
the Netball courts (future)
3. Stage 3 - Proposed development of an additional 3 netball courts at the
facility to increase the capacity of the Busselton Netball Association.

Question (12);
Child care facilities:
The Lou Weston Pavilion does not have specific facilities for Child care at this stage. There is
however a "Greenfield" expansion envelope adjacent to the proposed sports pavilion, which
allows for design and space considerations for future modular expansion of the club facilities
to meet future community and club needs.
The City is also considering relocating the children's playground from its current location on
King Street to the south of the Pavilion.
Access for low income earners:
The individual club / association committees of the Busselton Tee Ball Association, Countrys
Junior Football Club, Wanderers Junior Football Club, Local Auskick Centre and the Busselton
Netball Association teams recognise the need to address low-income earners, students,
young people (25 years and under), rural people in the community, visitors and casual
participants, by providing appropriate membership initiatives. The junior clubs in particular,
have set their membership fees at levels that try and prevent the cost of membership being
prohibitive.
The City of Busselton is also currently registered to participate in the State Government's
(DSR) KidSport grant scheme, providing over $75,000 towards membership subsidies.

KidSport will make it possible for Western Australian children to participate in community
sport and recreation, no matter their financial circumstances. KidSport will allow eligible
youth aged 5-18 years to apply for financial assistance to contribute towards club fees. The

fees will go directly to the registered KidSport clubs participating in the project through their
participating local government.
Access for the disabled and seniors:
There are specific Australian design standards that have been included in the planning stage
of this project to include access for the disabled and seniors, including the following:
Australian Standard AS 1428, Design for access and mobility
The design of the Lou Weston oval parking and pedestrian linkages and the Lou Weston
pavilion will ensure that all areas are conveniently accessible to a large traffic flow,
incorporate hand rails and other safety measures.

Disability (Access to Premises - buildings) Standards 2010
The internal design of the Lou Weston Pavilion and Lou Weston oval parking and pedestrian
access in general will ensure dignified, equitable, cost-effective and reasonably achievable
access to buildings, and facilities and services within buildings, is provided for people with

disability.

Access for casual and Short-term basis:
The Lou Weston Oval is managed and maintained by the City of Busselton, as per the City's
annual 'seasonal ground hire' and facility management processes.
In addition to the 'seasonal ground hire' process the City's Bookings Officer manages aN
other active public open space bookings throughout the City, including a casual, short term
facility hire use. Essentially the Lou Weston Oval is available for public use outside of the use
facility by the seasonal hirers of the venue.
Fee Structure - Ground Hire

CITY OF BUSSELTON
Schedule of fees and Charges

2017/18

DESCRIPTION

ADOPTED
FEE 2016/17
(Exc GST)

ADOPTED
FEE 2016/17
(Inc GST)

GST

ADOPTED
FEE 2017/18
(Exc GST)

ADOPTED
FEE 2017/18
(Inc GST)

GROUND HIRE LEVIES:
SUMMER/ WINTER SPORTS
(A) Association of Senior Players
Charged per team per season plus

$

$

$

$

$

power etc. where applicable.

233.64

257.00

24.04

240.41

264.50

A per week surcharge to apply
where special ground
preparation/maintenance is
required, i.e. Cricket.

(B) Association of Junior Players

$
56.36

$

$

62.00

5.80

50% of Senior rates plus full power

$

$

costs where applicable.

116.82

128.50

T

12.02

$
58.00

$
64.00

$

$

120.21

132.00

Appendix 10.1: Consultant Price Estimate
ITEM

DESCRIPTION

AMOUNT

Comments / Assumptions

(excl. GST)

BOB BRUCE
Lou Weston Oval:
consultant Fees

1

2

Building Design & Documentation

$ 33,OOO.OC

Based on % of building construction

Contract Administration - Designer

$ 8,OOO.OC

3ased on % of building construction

Structural Engineering

$ 9,OOO.OC

3ased on Quote

Mech Engineering

$ 5,000.00

Based on Quote

Hydraulic Engineering

$ 9,000.00

sased on quote

Other Consultants

$ 5,500.0C

aased on quotes

3ther minor costs incl Project Signage

$ 3,000.00

construction

Building Construction

$ 845,250.0C

3uilding345m2@$2,450/m2

374m2 (incl 148m2 Expsoed Aggregate at low

3

evel rate @ $810/m2

Building Construction verandahs

$ 302,940.00

Mezzanine Floor

$ 80,000.00

L30 m2 low spec finish

Solar PV System (15kw)

$ 15,000.00

iased on recent similar project

Minor landscaping around building

$ 30,000.00

Generous sum - pathway grass, retic

Public Artwork 1%

$ 12,280.00

.% of Build cost

Security Access

$ 2,500.00

allowance based on Milne St

Sewer Connection/Pump station

$ 40,000.00

;stimate based on Milne St

Busselton Water Connections (fire & Water)

$ 16,000.00

confirmed budget from Busselton water

Busselton Water Headworks (fire & Water)

$ 21,210.00

:onflrmed budget from Busselton water

Electrical Power Connection

$ 5,000.00

Western Power Contribution

$ 30,000.00

^s above

Gas Connection

$ 1,000.00

lased on Milne St

NBN Connection

$ 2,500.00

estimate only

icrvices Connections (Lot bdy to building) Provisional
;osts items

4

;stimate only, a DQA will need to be submitted
o Wetern Power to formalize a firm quote.

Other

5

:ontingency

6

reject Total (Excl. GST)

Jote any savings from the building and services

23,82C
$ 1,500,000.00

osts will be redirected into the contingency fund

City of Busselton (Rawlinsons Guide Cost)
DESCRIPTION
Lou Weston Oval:
Consultant Fees
Building Design & Documentation
Contract Administration - Designer
Structural Engineering
Mech Engineering
Hydraulic Eneineering
Electrical Schematic Design
Assessement of Design
Other minor costs incl Project Signage

Appendix 10.2

AMOUNT
[excl. GST)

Comments / Assumptions

$33,001
$8,001
$9,001
$5,001
$9,001
$4,751

$751

Based on % of building construction
3ased on % of building construction
Based on Quote - Margaret River Structural Engineering
Sased on Quote - Antip Engineering Solutions
lased on Quote - Hutchinson Associates
lased on Quote - Big Sky Design Solution
lased on Quote - The Study Energy

$3,001

Construction
Building Construction internal
Building Construction verandahs
Mezzanine Floor

TOTAL BUILD
Solar PV System (15kw)
Minor landscaoing around buildine
Security Access

$1,015,44^

i45/m2

$253,42;

!74/m2

$84,80;

L31/m2

$1,353,67;
$15,00(
$30,00(

$2,5Q(

iased on recent similar proiect
ienerous sum - pathway grass, retic
ULowance based on similar project

Services Connections (Lot bdyto building)
Provisional costs items
Sewer Connection/Pump station
Busselton Water Connections (fire & Water)
Busselton Water Headworks (fire & Water)
Electrical Power Connection

Western Power Contribution
Gas Connection
NBN Connection

$40,OOC
$16,OOC
$21,21C
$5,OOC
$30,OOC
$1,OOC
$2,50C

Art Work

$5,OOC
$14,396

contingency

$24,OOC

Demolition of old public toilets

'reject Total (Exd.GST)

$1,632,778

estimate based on similar proiect
;stimate from Busselton water
;stimate from Busselton water
:stimate only, a DQA will need to be submitted to Western Power to
ormalise a firm quote.
estimate only, a DQA will need to be submitted to Western Power to
ormalisea firm quote.
lased on similar proiect
estimate only

:stimate only

%

.5% Note: Any savings from the building & Services costs will be re-directed
ito the contingency fund

Appendix 11

Projected Operational Expenses - Lou Weston Oval
2018/19

2017/18

Revenue:

City Ground Hire Booking Fees
Total Revenue:

$
$

3,796.00
3,796.00

$
$

62.00

2019/20

i_

3,947.84

4,105.75

i_

3,947.84

4,105.75

i_

64.48

67.06

Expenditure:
Parks and Gardens
Licence Fees (PPCA)
Wages
Purchase Materials

$_

16,255.00

546.00

$
$

16,905.20
4,485.52

Electricity

4,313.00

!_

:>ublic Liability Insurance
31ant Charge

1,718.00

!_

31ant Depreciation
Public Works overheads

4,917.00

$

4,029.00

$

4,835.00

contract and Consultancy Staff expense

2,121.00
i_

156.00

A/ater Meter Rental

i_

337.00

ESL Levy

i_

60.00

A/ater Consumption

Service Level Contingencies (20%)

!_

5,113.68

$,

5,318.23

4,190.16

i_

1,786.72

5,028.40

$_

2,205.84

$_

590.55
4,664.94

$_

$
$

17,581.41
1_

$
$

18,391.36

17,684.00

recreation Reserve Maintenance

567.84

$
$
$

1,858.19

4,357.77
19,127.01
5,229.54
2,294.07

!_

168.73

350.48

$_

364.50

62.40

$_

64.90

162.24

11,280.00

$_

11,731.20

$_

12,200.45

2,033.00

$_

2,114.32

Facilities
Building Maintenance

$

Builidng Cleaning Materials

$.

contract Builidng Cleaning Costs
contractors

Electricity

260.00

$

!_

2,198.89

270.40

281.22
i_

6,749.18

6,240.00

!_

6,489.60

i_

1,664.00

$_

1,730.56

!_

480.00

499.20

8,120.00

8,444.80

$

!_

1,799.78

519.17

/Vater Consumption

$

/Vater Meter Rental and Supply

$_

360.00

374.40

i_

389.38

1,955.20

$_

2,033.41

333.84

$_

347.19

8,782.59

3uilding Insurance
:>ublic Liability Insurance

$_

1,880.00

!_

321.00

Fatal Expenses:

!_

89,671.00

$

93,257.84

i_

96,988.15

'Jet Expenses:

•$

85,875.00

$

89,310.00

$

92,882.40

$_

