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EXECUTIVE SUMMARY
The Para Hills Community Hub Project is the construction of an extension to the existing
Para Hills Library and Positive Ageing Centre located at the corner of Kesters Road and
Wilkinson Road at the Para Hills Shopping Centre. This facility will consolidate the services
currently being provided at the existing location with those services which are presently
provided at the Paddocks Centre. The budget for the Project has been set by Council at
$4.400 million.
The following report has been prepared in accordance with the requirements of Section 48 of
the Local Government Act 1999 which requires a Council to consider a report addressing the
prudential issues set out in subsection 2 of the Act before engaging in a project where the
expected capital cost over the ensuing five years is likely to exceed $4.628 million. Whilst
the development of the Para Hills Community Hub is not expected to meet this expenditure
threshold, the City of Salisbury has commissioned this report as a matter of good
governance.
Relationship with Strategic Management Plans
The Para Hills Community Hub Project is considered to be strongly aligned with the City of
Salisbury strategic direction and the desired outcomes as outlined within the Salisbury City
Plan 2030. It will assist to advance three of the four key directions identified in the Plan. The
Project would also advance a number of the State priorities and targets, particularly in
relation to the State Strategic Plan’s “Our Community” objectives.
We note that if the Project proceeds as planned, the Salisbury Buildings Asset Management
Plan will need to be amended to reflect decommissioning of the Paddocks Centre and the
addition of the Para Hills Community Hub.
Objectives of the Development Plan
The Para Hills Community Hub Project involves works which are defined as “development”
under the Development Act 1993. A Development Application for the Project was submitted
to the Minister for Planning for consideration in December 2016. If the matter is referred
back to Salisbury for determination it should ensure the Guideline for Assessment of Council
Development is followed.
The proposed land use and development is consistent with the Objectives of the City of
Salisbury Development Plan for the Neighbourhood Centre Zone.
Contribution to Economic Development
Should Council proceed with the Project, it is expected to have a positive economic impact in
the region, generating an increase in economic output of over $8.672 million from the $4.400
million investment. The Project is estimated to have an impact of up to 23 jobs through
direct, industrial and consumption effects.
Community Consultation
Public Consultation on the Project dates back to 2008 and has been extensive. The Public
Consultation performed has been undertaken in accordance with the Salisbury Public
Consultation Policy and has followed the principles which are identified by Council as central
to the Public Consultation process. The multi-staged consultation undertaken for the Para
Hills Community Hub suggests that the community has had opportunity to influence this
Project at a number of key decision points.
i

Financial Issues
The Project is not expected to produce revenue.
The major financial risk associated with the Project relates to construction cost overruns.
Salisbury can mitigate this risk through the procurement process.
Under the proposed governance model The Paddocks Centre Incorporated will be given
operational responsibility for running the Para Hills Community Hub. The whole of life
Project costs are based on the additional maintenance, depreciation and notional finance
that will be incurred following completion of the Project. These costs have been estimated at
approximately $9.156 million over an expected 50 year useful life of the asset.
Risk Issues
A risk management plan for the Project has not been prepared by Salisbury.
We have undertaken a high level risk assessment based on Salisbury’s existing Risk
Management Charter and Risk Management Guide.
29 risks have been identified, 18 of which have an inherent risk rating of High. Post the
implementation of the recommended risk mitigation strategies, there are four risks with a
residual risk rating of High. The overall inherent risk of the Project is assessed as High and
the level of residual risk, post recommended mitigation strategies is Moderate. This level of
residual risk is considered to be acceptable based on Salisbury’s Risk Management Charter.
Salisbury should actively review and update the Project Risk Register as the Project
progresses, particularly in the final design and through the construction phase.
Council, as part of the 22 August 2016 resolution, resolved to reduce the operating budget
for the Para Hills Community Hub to $4.40 million. This is 13.6% less than the internal cost
estimate and 19.1% less than the estimate prepared by RLB based on current designs. To
achieve this reduction in cost, Council sought reductions in the associated budget for
landscaping, decking, screening, internal library works and contingencies.
The ability to deliver an outcome that meets community expectations within the financial
constraints imposed by Council is a risk to the Project.
Project Delivery
The project delivery mechanisms were determined having regard to external specialist
consultant advice, and are considered appropriate in terms of managing financial,
construction, environmental, community and other key project risks, and in terms of
alignment of Project outcomes with Council’s strategic management plans.
A formal Acquisition strategy is to be adopted by the Salisbury Executive for the engagement
of construction contractors required to complete the Project. The strategy is scheduled for
completion in March 2017. The procurement methods outlined in the strategy will need to be
consistent with the Salisbury Procurement Policy.
Conclusions
An appropriate level of “due diligence” appears to have been applied to the Project and
consequently it should achieve the identified public benefits or needs. Subject to the
adoption and implementation of the proposed Acquisition strategy and a more active
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approach to risk management, the financial risks to Council will be minimised satisfying the
principles and requirements of the Salisbury Prudential Management Policy.
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City of Salisbury
Section 48 Report - Para Hills Community Hub Project
1.

INTRODUCTION

1.1

Background
1.1.1

The Paddocks Community Centre (Paddocks Centre) was built approximately 30
years ago at the corner of Bridge Road and Kesters Road, providing a focal point for
a range of community activities for those in the Para Hills area.

1.1.2

The Paddocks Centre has an air-conditioned hall, seating 80, with access to an
enclosed courtyard garden and a number of smaller meeting spaces.

1.1.3

As with all of Salisbury’s community centres, the Paddocks Centre is operated by a
Management Committee. The Paddocks Centre Incorporated (ABN 65 787 145
848) is the entity responsible for the day to day operations of the Paddocks Centre.

1.1.4

Over the past three years, the Paddocks Centre has delivered a range of community
programs operating at or near a break even level.

1.1.5

In 2008, Salisbury committed funding to investigate a new purpose built extension to
the Paddocks Centre to address the future service needs of the Para Hills
community. As a result, initial designs were presented to Council in January 2010.

1.1.6

In April 2010, Council requested that alternative options be considered including an
investigation into the most suitable sites for any proposed development.

1.1.7

An alternative option was further developed which included a new purpose built
extension to the Para Hills Library and Positive Ageing Centre (Para Hills Centre).
This option was presented to Council in March 2011. Following a review of this
proposal, Council requested a further comprehensive needs analysis and
community engagement process be performed to investigate the feasibility of the
project.

1.1.8

In response, a report was commissioned by Salisbury which recommended a
decision should be considered in light of a planned review of the existing library and
community centre in Para Hills.

1.1.9

The Library and Community Centre Review proposed a service delivery model in the
form of a ‘hub’ for the future delivery of community infrastructure for Para Hills.

1.1.10

Following completion of the Library and Community Centre Review, further
community consultation and a report titled Paddocks Master Plan Stage 2, the
Salisbury Works and Service Committee received a report in September 2015. That
report contained a number of options for consideration to meet the identified future
community facility needs of the area.
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Table One: Master Plan Stage 2 Report Options
Option

Description

Indicative Cost

One

The Paddocks location (400m ) – Renewal of
current building

Two

The Paddocks location (300m ) – Extension to
existing building

$5,260,257

Three

Para Hills Centre – Build new hub

$4,485,520

Four

The Paddocks location – Build new facility

$5,386,435

2

2

$3,216,786

1.1.11

The report recommended Council adopts Option 3 proposing the co-location of
community assets in the form of a community hub located at the existing Para Hills
Centre (adjacent to the site that currently contains the Para Hills Library and Positive
Aging Centre).

1.1.12

The preferred option proposed a 500m2 new-build extension to the Para Hills
Centre, providing a combined maximum area of 1000m2 of library, positive ageing
centre and community centre. Under this proposal, the existing Paddocks Centre
would be decommissioned, to be replaced by the Para Hills Community Hub.

1.1.13

On 15 August 2016, the Works and Service Committee received an update
regarding the Para Hills Community Hub following concept design and sought
Council endorsement to proceed to detailed design on the preferred concept. The
report contained three design options for consideration and the final Community
Consultation Report on the concept design development for the Para Hills
Community Hub.

1.1.14

The Works and Services Committee resolved:
1. That staff proceed to detailed design on Para Hills Community Hub –
Floor Plan Option 3 as outlined in Attachment 4 (Item No. 2.1.1, Works and
Services Committee, 15/08/2016).
2. That a Prudential Report, based on Para Hills Community Hub – Floor
Plan Option 3 as outlined in Attachment 4 (Item No. 2.1.1, Works and
Services Committee, 15/08/2016) be prepared and bought back to Council
for consideration.

1.1.15

On 22 August 2016, the Works and Services Committee resolution was presented to
Council. Council carried the resolution dated 15 October 2016 from the Works and
Services Committee along with an additional resolution:
That the budget for delivery of Option 3 be reduced by $705,000 from the
cost estimate of $5.1 million to $4.4 million. The $705,000 savings to be
drawn from reductions in the budgets for landscaping, decking and
screening, internal library works and the contingencies.
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1.2

1.3

Rationale
1.2.1

Salisbury has identified Para Hills as an important community hub, however services
in the Para Hills region are currently located disparately at the Paddocks Centre and
at the Para Hills Library and Positive Ageing Centre.

1.2.2

As a result of consultation undertaken in 2012, it was identified that the existing
facilities at the Paddocks Community Centre were limited by space and
configuration and were in need of an upgrade.

1.2.3

The vision is that ‘The Para Hills Community Hub will become a key meeting place
that creates opportunity and learning in a relaxed environment’.

1.2.4

The Project has been instigated to address the need for an upgrade of the existing
community facilities in Para Hills consistent with Salisbury’s commitment to provide
modern and well-equipped facilities for those who reside in Salisbury as well as
those who visit.

The Project
1.3.1

The Para Hills Community Hub (Project) is the construction of an extension to the
existing Para Hills Centre.

1.3.2

The Para Hills Community Hub will consolidate the community services currently
held between the Para Hills Centre (library and positive ageing services) and the
established Paddocks Community Centre.

1.3.3

The combination of old and new buildings at the Para Hills Community Hub aims to
form a modern multi purpose community facility with flexible spaces to
accommodate a range of different groups.

1.3.4

The new Para Hills Community Hub will be a place for:
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1.3.4.1

local community to access training, community information and hold
meetings;

1.3.4.2

residents to meet others, study or just spend time;

1.3.4.3

school students and young people to meet, learn, and participate in group
and individual activities;

1.3.4.4

seniors to access health and wellbeing information and be socially
connected;

1.3.4.5

business people looking for internet access, networking opportunities and
space to do business;

1.3.4.6

families to enjoy activity programs and access the internet;

1.3.4.7

anyone who would like to access local history, and information regarding
local services, walking trails and events in the local area; and
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1.3.4.8

volunteers wanting to become involved in the local community.

1.3.5

The concept design for the Para Hills Community Hub is detailed in the report to the
Works and Services Committee report dated 15 August 2016. The favoured design
option adopted by Council is Option 3 (with a reduced scope resulting in an
expected budget saving).

1.3.6

Option 3 is a 580m2 building which contains:

1.3.7
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2 multifunction spaces (both of which can be opening to accommodate 120
people each);



6 meeting rooms (which can be used and training suites or for other program
activities);



kitchen café;



storage and amenity areas;



new foyer to connect the buildings;



open access to the front of the building with an informal gathering space;



increased parking including drop off zone;



car parking which could be used as market space;



landscaping which improves the connection of the building to the existing
memorial;



landscaping through the car parking areas to make this more attractive for
markets and viewing from the building windows;



additional space accessible from the library to integrate the building;



minor works to the existing building to better accommodate staff;



provision for outside space that can be accessed from the rooms which
improves amenity and space available for use at low cost;



large amounts of landscape terraces across the rear of the existing building for
use by those accessing the existing playground;



Improved court yards by landscaping in the existing areas; and



Side exit doors from west facing rooms onto walkway areas.

Based on a Council resolution from 22 August 2016, the budget for the Project has
been set at $4.40 million.
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1.4

Legal Framework and Prudential Issues
1.4.1

Salisbury has adopted a Prudential Management Policy, dated 27 July 2015 that
sets out Council’s approach for prudential management of all its projects. The
objectives of the Policy are:
1.1

to ensure that a Council project is undertaken only after an appropriate level
of “due diligence” is applied to the proposed project; and

1.2

to ensure that each Council project is:


managed during the project, and



evaluated after the project, to

achieve identified public benefits or needs; and to minimise financial risks.
1.4.2

The principles of the Policy require the following.
“The decision maker should determine with respect to any project (based on the
size, complexity and amount of financial or other risk) the level of:


Due care and diligence that is required



At a minimum this should require an assessment of:



o

the benefits and needs of the project

o

whether the project will (or might) generate any additional risks for
the Council;

o

the financial sustainability of a project (large or small) and whether
funding of the whole-of-life costs of the project will (or might) require
additional allocations beyond those already accommodated in
Council’s annual budget and long-term financial plan

Details required
This may range from a single page describing the project scope, to a
comprehensive business case (for example using the Corporate templates “Project Management – Business Case”).



Risk assessment appropriate
This may range from, a simple note that the proposed project has been
determined as being of low or negligible risk, to a more detailed risk
assessment in line with Council’s Risk Management framework.



Expertise required
This may range from a single staff member (for the smallest projects with
least risk), to a working party of staff and external specialists with expertise

BRM Holdich ©
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in areas such as engineering, finance, project management, town planning
(for more complicated and/or riskier projects).


Accountability and reporting required



Post project implementation review and evaluation
o

Evaluation and review can identify systemic issues and opportunities
for improvement.”

1.4.3

This report has been prepared to ensure the requirements of the Prudential
Management Policy have been met.

1.4.1

In addition, the Local Government Act 1999 (Act) Section 48 requires Council to
consider a report addressing the prudential issues set out in subsection 2 when a
project meets certain criteria, specified in (1) (a) and (b), namely where a Council:
(a)

engages in a commercial project (including through a subsidiary or
participation in a joint venture, trust, partnership or other similar body) where
the expected recurrent or capital expenditure of the project exceeds an
amount set by the council for the purposes of this section; or

(b)

engages in any project (whether commercial or otherwise and including
through a subsidiary or participation in a joint venture, trust, partnership or
other similar body)—
(i)

where the expected expenditure of the council over the ensuing five
years is likely to exceed 20 per cent of the council's average annual
operating expenses over the previous five financial years (as shown
in the council's financial statements); or

(ii)

where the expected capital cost of the project over the ensuing five
years is likely to exceed $4,000,000.

1.4.2

We note that the $4.00 million threshold in Section 48 (1) (b) (ii) is indexed by CPI
from a September 2009 base year. As at the date of this report, the relevant
threshold is $4.628 million.

1.4.3

The prudential issues identified in Section 48 are:
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(a)

the relationship between the project and relevant strategic management plans;

(b)

the objectives of the Development Plan in the area where the project is to
occur;

(c)

the expected contribution of the project to the economic development of the
local area, the impact that the project may have on businesses carried on in
the proximity and, if appropriate, how the project should be established in a
way that ensures fair competition in the market place;

(d)

the level of consultation with the local community, including contact with
persons who may be affected by the project and the representations that have
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been made by them, and the means by which the community can influence or
contribute to the project or its outcomes;

1.4.4
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(e)

if the project is intended to produce revenue, revenue projections and
potential financial risks;

(f)

the recurrent and whole-of-life costs associated with the project including any
costs arising out of proposed financial arrangements;

(g)

the financial viability of the project, and the short and longer term estimated
net effect of the project on the financial position of the council;

(h)

any risks associated with the project, and the steps that can be taken to
manage, reduce or eliminate those risks (including by the provision of periodic
reports to the chief executive officer and to the council);

(i)

the most appropriate mechanisms or arrangements for carrying out the
project.”

We note that although the Project is not of a commercial nature, nor is it expected to
trigger the expenditure requirements specified in the Act (based on the Council
resolution dated 22 August 2016), Salisbury as a matter of good governance has
engaged BRM Holdich to prepare a report which would satisfy the requirements of
Section 48 and its Prudential Management Policy.
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2.

RELATIONSHIP WITH RELEVANT STRATEGIC MANAGEMENT PLANS
Local Government Act, Section 48 (2) The following are prudential issues for the purposes of
subsection (1):
(a)

2.1

the relationship between the project and relevant strategic management plans;

Relevant Strategic Management Plans
2.1.1

Section 122 of the Act requires a council to develop and adopt strategic
management plans; these are required to incorporate the extent to which a council’s
objectives are related to regional, state and national objectives.

2.1.2

For the purposes of this report the relationship between the Project and the following
plans is considered relevant.
2.1.2.1

City of Salisbury


Salisbury City Plan 2030 – Sustainable Futures;



Annual Plan 2016/17;



Long Term Financial Plan;



Asset Management Plans; and



Other Plans
o

2.1.2.2

Regional


2.1.2.3

2.1.2.4

No relevant regional plans were identified.

South Australian State Government


South Australian Strategic Plan; and



30 Year Plan for Greater Adelaide.

National


2.2

Guiding Principles for Community Hubs

No relevant national plans were identified.

Salisbury City Plan 2030 – Sustainable Futures
2.2.1

The strategic direction for the City of Salisbury is detailed in City Plan 2030 –
Sustainable Futures.

2.2.2

The Salisbury vision is for ‘a flourishing City with opportunity for all’.

BRM Holdich ©
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2.2.3

2.2.4

This vision is implemented through four key directions:


The Prosperous City



The Sustainable City



The Liveable City



Enabling Excellence

The alignment of the Para Hills Community Hub Project with the first three key
directions of City Plan 2030 is shown in Table Two.

Table Two: Degree of Alignment with City Plan 2030
Key Direction

Objective

Strategy / Critical Action

Alignment with Project

The Prosperous
City

Have well planned
urban growth that
stimulates investment
and facilitates greater
housing and
employment choice.

Encourage well designed infill
development and unlock new
urban development
opportunities.

The new Community Hub will
demonstrate Salisbury’s
commitment to modern and
well-equipped facilities for those
who reside in the City as well as
those who visit.

The Sustainable
City

Have a community
that is knowledgeable
about our natural
environment and
embraces a
sustainable lifestyle.

Ensure long term flexibility in
the management of our urban
spaces (assets and
infrastructure) to adapt to a
changing environment.

Opportunity for the new Para
Hills Community Hub to embody
many principles of ecologically
sustainable development (ESD)
in a prominent public building.
Integration with existing site
facilities may also present
opportunities to maximise these
aims.

The Liveable City

Have interesting
places where people
want to be.
Be a connected city
where all people have
opportunities to
participate.

Provide opportunities for the
community to engage in
learning.
Provide well maintained, clean
and attractive places and
facilities.

The Para Hills Community Hub
will extend the life of existing
facilities to support lifelong
learning, provide a new venue
for many community activities
and enable the precinct to
strengthen its appeal to groups
which have not traditionally
been heavy community centre
users.

2.2.5

The Para Hills Community Hub is specifically referenced in the Salisbury City Plan
2030 as a critical action that needs to be undertaken in order for Salisbury to
advance its vision.

2.2.6

With specific reference in the City Plan and alignment with a number of objectives,
the Project is considered to be strongly aligned to the City of Salisbury City Plan
2030.

BRM Holdich ©
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2.3

Annual Plan 2016/17
2.3.1

The Salisbury Annual Plan links the overarching long term City Plan with the budget,
the services delivered and rate levels.

2.3.2

The Para Hills Community Hub (referred to in the Annual Plan as the Para Hills
Centre – Extension) is specifically referenced in the Annual Plan’s Capital Works
Program with the amount as shown in Table Three.
Table Three: Current Budget Provisions per Annual Plan
Current Budget Provisions
Operating
2016/17 (million)

2.4

Capital
$2.300

2017/18 (million)

$0.001

$2.300

Total

$0.001

$4.600

2.3.3

In previous years Council allocated $0.500 million for design which was carried
forward in the current Annual Plan.

2.3.4

The budget allocation for the Project has been reduced to $4.40 million by the
Council resolution dated 15 October 2016. The change in budget allocation should
be reflected in the quarter one budget review process.

Long Term Financial Plan
2.4.1

While seeking to achieve its corporate goals, Salisbury is mindful of its
responsibilities to be financially sustainable. Being financially sustainable means
having a financial position capable of meeting long term service and infrastructure
levels and standards, acceptable to the community, without substantial increases in
rates or disruptive cuts to services. It implies equity between generations.

2.4.2

The Long Term Financial Plan (LTFP) reflects these responsibilities and aspirations.

2.4.3

The LTFP covers the period 2016/17 to 2025/26 and is updated annually to
incorporate changes in external factors such as government policy decisions and
global economic pressures, and internal factors.

2.4.4

The LTFP as endorsed by Council incorporates a provision of $4.60 million for the
construction of the Para Hills Community Hub Project which is $0.20 million more
that the revised Project budget. The LTFP will need to be amended to reflect the
reduced capital allocation to the Project.

2.4.5

We note that master planning for the existing Paddocks site is due for completion in
March 2017. A provision for site remediation of the Paddocks Centre, consistent
with the master plan, should be included in the next update of the LTFP.
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2.5

2.6

Asset Management Plan
2.5.1

Salisbury owns and is responsible for the management, operation and maintenance
of a diverse asset portfolio that provides services and facilities to the community.
Asset Management Plans have been developed to ensure that Council continues to
provide effective and comprehensive management of its asset portfolios.

2.5.2

The Project works will create new Council assets that will need to be included within
Council’s Asset Management Plan on completion.

2.5.3

As a result of the Project, the Paddocks Centre will be decommissioned. The
Buildings Asset Management Plan will also need to be amended to reflect this.

Other Plans
2.6.1

Salisbury has adopted a document titled ‘Guiding Principles for Community Hubs’.

2.6.2

The essential characteristics of a community hub model were described in the 2014
Library and Community Centre Review and are shown below.

2.6.3
2.7

Responds to, and is shaped by, the unique circumstances, needs and
assets of the community;

2.6.2.2

Co-locate or cluster a range of community facilities and human services;

2.6.2.3

Include a variety of uses that attracts different groups of people at
different times of the day for a variety of purposes and meet a wide range
of community needs and support community strengths;

2.6.2.4

Attracts people and are identified as a focal point and gathering place for
the community;

2.6.2.5

Is readily accessible to ensure all members of the community can utilise
them; and

2.6.2.6

Have a civic quality, sense of stability and level of amenity that marks
them as an important place in the community.

The proposed Para Hills Community Hub has been designed to reflect these
characteristics.

Regional Objectives
2.7.1

2.8

2.6.2.1

No regional objectives have been identified.

South Australian State Objectives
2.8.1

The State Government's broad vision for sustainable land use and the built
development of the state is outlined in the Planning Strategy. The relevant volume
of the Planning Strategy is the 30-Year Plan for Greater Adelaide (February 2010).

2.8.2

The 30 Year Plan has three key objectives, these are:
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Maintain and improve liveability;



Increase competitiveness; and



Drive sustainability and resilience to climate change.

2.8.3

The Para Hills Community Hub is likely to advance the objective of ‘Liveability’ as it
provides the Para Hills community with a vibrant place to meet, connect and to
learn.

2.8.4

An updated draft to the 30 Year Plan was released for consideration in August 2016.

2.8.5

The updated 30 Year Plan builds on the existing Plan’s principles and strengthens
the Plan’s focus on creating healthy neighbourhoods where walking and public life
are encouraged.

2.8.6

The draft plan simplifies the 89 recommendations in the 2010 Plan to six high level
targets.

2.8.7

Target 4 focuses on ‘Walkable Neighbourhoods’ which encourages the creation of
thriving hubs of commercial and recreational activity. Public places such as the
proposed Para Hills Community Hub, where residents can meet and enjoy their
time, is essential to the progression of Target 4 in the updated 30 Year Plan.

2.8.8

The State Strategic Plan is also relevant. The State Strategic Plan is built on six
pillars and identifies a number of targets. Table Four identifies the relationship
between the Project and the Our Community pillar and the goals and targets which
are supported or advanced through the Project.
Table Four: The Project Alignment with the State Strategic Plan
Relevant State Pillar

State Goals and Targets Advanced
Goal: We are committed to our towns and cities being well
designed, generating great experiences and a sense of
belonging.
Target 1: Urban spaces
Increase the use of public spaces by the community

Our Community

Goal: People in our community support and care for each
other, especially in times of need.
Target 23 Social Participation
In cr ease t h e p r o p o r t io n o f So u t h Au st r alian s
p ar t icip at in g in so cial, co m m u n it y an d eco n o m ic
act iv it ies b y 2020
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2.9

National Objectives
2.9.1

BRM Holdich ©
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While we have not identified any Commonwealth Government plans that relate
specifically to the Para Hills Community Hub, we note that the Department of Social
Services mission of ‘improving the lifetime wellbeing of people and families in
Australia’ will be advanced through a number of the programs to be offered at the
proposed Para Hills Community Hub.
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3.

OBJECTIVES OF THE DEVELOPMENT PLAN
Local Government Act, Section 48 (2) the following are prudential issues for the purposes of
subsection (1):
(b)

3.1

the objectives of the Development Plan in the area where the project is to occur;

Development Approval
3.1.1

Development in Salisbury is governed by the Development Plan - Salisbury Council,
pursuant to Section 33 of the Development Act 1993 and the associated
Development Regulations 2008.

3.1.2

The Development Plan outlines what sort of developments and land use are and are
not envisaged for particular zones and various objectives, principles and policies
further controlling and affecting the design and other aspects of proposed
developments. As such, the Development Plan covers matters including zoning
issues, building appearance and neighbourhood character, land division, building
siting and setbacks and environmental guidelines.

3.1.3

The Development Plan is structured into Sections, as follows.
3.1.3.1

General, containing general policy that applies across the council area
and relates to a range of social, environmental, and economic
development issues. Theses issues establish the development standards
that apply to all forms of development and provide a yardstick against
which the suitability of development proposals is measured.

3.1.3.2

Zones, these provisions give greater certainty and direction about where
certain forms of development should be located and identifies generally
envisaged forms of development.
The objectives and design
requirements for development in the particular area are also expressed.

3.1.3.3

Tables, that list the conditions which are applicable to complying
development, numeric values for setbacks from road boundaries and car
parking rates for certain types of development. Conditions for complying
development are grouped into their respective tables.

3.1.3.4

Mapping, showing the broad distribution of land uses and movement
patters throughout the council area.

3.1.4

The current version of the Development Plan is dated as consolidated on 15
December 2016.

3.1.5

The Para Hills Community Hub Project involves works which are defined as
“development” under the Development Act 1993.

3.1.6

We understand that a Development Application was lodged with the Development
Assessment Commission in December 2016.

3.1.7

Development approval has yet to be obtained by Council, and is a prerequisite for
the Project to proceed.

BRM Holdich ©
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3.2

Development Zone
3.2.1

The Para Hills Community Hub Project is located within a Neighbourhood Centre
Zone.

3.2.2

Under Schedule 9 of the Development Regulations 2008, all forms of development
within the Zone are ‘Category 1’ for the purposes of public notification under Part 1
(6)(1)(h) of the Schedule, and do not require public notification.

3.2.3

However as the site of the development is ‘adjacent’ to the Residential Zone, the
development will default to ‘Category 2’ public notification under Part 2 (18) of the
Schedule. This will require limited public notification, but no rights of third party
appeal attach to Category 2 development.

3.2.4

Objectives 1, 2, 3 and 5 related to the Neighbourhood Centre Zone, as shown
below, are considered to be of relevance to the Project.

3.2.5
3.3

1

A centre providing a range of shopping, community, business, and
recreational facilities for the surrounding neighbourhood.

2

A centre that provides the main focus of business and community life outside
a district centre, and provides for the more frequent and regularly recurring
needs of a community.

3

A centre accommodating residential development in conjunction with nonresidential development.

5

Development that contributes to the desired character of the zone.

The proposed land use and development is consistent with the Objectives of the
City of Salisbury Development Plan for the Neighbourhood Centre Zone.

Approving Authority
3.3.1

Pursuant to the Development Act 1993, a Council can make decisions on certain
kinds of applications where the Council is the applicant as outlined in Schedule 10
(2) of the Development Regulations 2008.

3.3.2

However, in circumstances where development is to be undertaken by a Council,
and there is potential for a perception of bias or conflict, there is provision under
delegation under the Development Act 1993, to refer the application to the Minister
for Planning with a request for a determination that the Development Assessment
Commission is the relevant authority, pursuant to Section 34(1)(b)(iii) of the Act,
which reads:
“Subject to this Act, the relevant authority, in relation to a proposed development, is
ascertained as follows:
(iii) the Minister, acting at the request of a council or regional development
assessment panel, declares, by notice in writing served personally or by post on the
proponent, that the Minister desires the Development Assessment Commission to
act as the relevant authority in relation to the proposed development in substitution
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for the council or regional development assessment panel (as the case may be)
then the Development Assessment Commission is, subject to subsection (2), the
relevant authority.”
3.3.3

The Minister can either accede to the request and determine that the Development
Assessment Commission is the relevant authority, or could decline the request and
refer the application back to Council for determination.

3.3.4

Salisbury has developed an administration policy titled ‘Guidelines for Assessment
of Council Development’. The purpose of the policy is to provide a probity
framework for staff involved in the assessment of Council development under the
Development Act 1993, and in the development of Council property, to manage any
perceived and actual risks of conflict of interest in Council’s various roles.

3.3.5

In order to avoid the perception of bias or conflict Salisbury has advised that the
planning approval for the Project will be referred to the Minister for Planning for
consideration in accordance with Council’s internal policy.

3.3.6

In the event that the application is referred back to Council for determination then
the application would be referred to the Development Assessment Panel for
determination. In these circumstances Salisbury should apply the Guidelines for
Assessment of Council Development which were adopted on 14 January 2014.

3.3.7

These Guidelines cater for circumstances when Council’s property development and
property management activities have the potential to create real or perceived
conflicting roles with its statutory development assessment functions.

3.3.8

Although the Project does not constitute commercial development in order to ensure
transparency and independence in the assessment and determination of the
application Salisbury should give consideration to the engagement of an
independent planning consultant to prepare the assessment report for the
Development Assessment Panel.
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4.

ECONOMIC DEVELOPMENT
Local Government Act, Section 48 (2) The following are prudential issues for the purposes of
subsection (1):
(c)

4.1

the expected contribution of the project to the economic development of the local
area, the impact that the project may have on businesses carried on in the proximity
and, if appropriate, how the project should be established in a way that ensures fair
competition in the market place;

Contribution to Economic Development
4.1.1

Economic development can be defined as efforts that seek to improve the economic
well-being and quality of life for a community by creating and/or retaining jobs and
supporting or growing incomes and the tax base.

4.1.2

The contribution to economic development of the local area from the Para Hills
Community Hub Project will primarily come from the following sources:

4.1.3

4.1.2.1

Construction activity; and

4.1.2.2

The increase in capacity for the region through the provision of new and
multipurpose community space.

There are economic and employment multiplier benefits to the broader economy
from the economic activity that will be generated during the construction phase of
the Project.
4.1.3.1

The economic impact assessment undertaken to identify the potential jobs
and incomes that may be associated with the Project is based on a
measure of the value added and employment associated with the
investment. This is consistent with the predominant measure of national
economic activity, Gross Domestic Product.

4.1.3.2

The expenditures associated with this Project will have direct economic
effects, indirect effects of related purchases in the broader economy and
induced effects of spending on goods and services by the employees of
the companies providing goods and services to the Project.

4.1.4

To quantify the benefits from these multiplier effects Salisbury commissioned
modelling using Remplan software based on Input-Output methodology, a common
tool for measuring secondary and tertiary economic effects. The data set used for
the analysis specifically relates to the City of Onkaparinga which were deemed as
having similar economic characteristics to Salisbury.

4.1.5

Due to an amendment to the expected construction cost following commissioning of
the economic modelling, the economic impacts have been amended in proportion to
factor in a reduction in expected Project construction costs from $5.069 million to
$4.400 million. For modelling purposes, the estimated $4.400 of expenditure
associated with the construction works is assumed to incorporate $2.067 million of
Non Residential Building Construction, $1.106 million of Heavy and Civil
Engineering Construction and $1.227 million of Construction Services.
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4.2

Economic Impact of Construction Activity
4.2.1

4.2.2

4.2.3

4.2.4
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Total output from the construction for the Para Hills Community Hub Project,
including all direct, industrial and consumption effects is estimated to increase by up
to $8.672 million. This represents a Type 2 Output multiplier of 1.971 and is
comprised of the following.
4.2.1.1

The estimated total value of the civil works of $4.400 million.

4.2.1.2

A rise of $3.362 million in the demand for intermediate goods and services
from a direct increase in output from the construction investment,
including the flow on effects as demand for local goods and services
increases.

4.2.1.3

The consumption effects from the creation of jobs in the economy arising
from the increases in direct and indirect output which are estimated to be
$0.911million.

Based on the cost of the construction works for the Project the construction output
should result in an increase of up to 23 jobs from a Type 2 employment multiplier of
2.889, as detailed below.
4.2.2.1

The direct effect is estimated to create up to 8 jobs.

4.2.2.2

The indirect or flow on effect is estimated to result in the gain of a further
10 jobs.

4.2.2.3

The consumption effect is estimated to boost employment by 5 jobs.

The estimated impact of the Project on wages and salaries is by up to $1.566
million, representing a Type 2 multiplier of 2.347, the components are detailed
below.
4.2.3.1

The increase from the direct effect is estimated at $0.667 million.

4.2.3.2

The indirect or flow on effect is estimated at $0.699 million, which
represents a Type 1 Wages and Salaries multiplier of 2.047.

4.2.3.3

The consumption effects under this scenario are expected to further boost
employment in sectors such as retail therefore further increasing wages
and salaries by an estimated $0.200 million.

The impact of the Project on value added is estimated to increase by up to $3.035
million, this represents a Type 2 Value-added multiplier of 2.329 and is comprised of
the following.
4.2.4.1

A direct impact of $1.303 million.

4.2.4.2

An indirect or flow-on effect in terms of local purchases of goods and
services are anticipated of $1.216 million, this represents a Type 1 Valueadded multiplier of 1.933.
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4.2.4.3

4.3

A consumption effect of $0.516 million, as a proportion of these wages
and salaries are typically spent on consumption and a proportion of this
expenditure is captured in the local economy.

Overall Impact of Para Hills Community Hub Project
4.3.1

The total estimated combined economic impact of the Para Hills Community Hub
Project is summarised in Table Five.
Table Five: Para Hills Community Hub Project Economic and Employment Benefits

4.4

Direct

Indirect

Consumption

Total

Output ($M)

4.400

3.362

0.911

8.672

Employment (Jobs)

8

10

5

23

Wages and salaries ($M)

0.667

0.699

0.200

1.566

Value-added ($M)

1.303

1.216

0.516

3.035

Impact on Business in the Proximity
4.4.1

4.5

Impact

The increase in patronage at the Para Hills Community Hub is likely to provide
additional custom and trade for a wide range of businesses in the vicinity of the
Project including the Para Hills Shopping Centre and is therefore considered likely to
have a positive impact on business in the proximity.

Fair Competition
4.5.1

The Para Hills Community Hub involves Salisbury consolidating existing community
assets in the form of a Community Hub located at the Para Hills site adjacent to the
existing library and shopping centre.

4.5.2

The operations of a community centre impact on competition in the local market
place to the extent that it provides services which are also provided by the private
sector.

4.5.3

Consideration must be given as to whether the activities of Salisbury constitute a
“significant business activity” in accordance with the Clause 7 Statement of the
Competition Principles Agreement and the Government Business Enterprises
(Competition) Act 1996 which provides the framework for implementing National
Competition Policy by local government entities in South Australia.

4.5.4

If the proposed activities at the Para Hills Community Hub were considered to
constitute a significant business activity, deemed to be significant within the
definitions of Clause 7, then Salisbury would need to give consideration to whether
competitive neutrality principles will need to be applied to their activities. Competitive
neutrality is about ensuring that the significant business activities of publicly owned

4.5.5

Given the nature of activities proposed for the Para Hills Community Hub we do not
consider that they constitute a ‘significant business activity’ and do not consider that
there are any material competition issues arising from the proposed Project.
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5.

COMMUNITY CONSULTATION
Local Government Act, Section 48 (2) The following are prudential issues for the purposes of
subsection (1):
(d)

5.1

the level of consultation with the local community, including contact with persons
who may be affected by the project and the representations that have been made by
them, and the means by which the community can influence or contribute to the
project or its outcomes;

Level of Consultation
5.1.1

Salisbury is strongly committed to open, accountable and responsive decision
making, which is informed by effective communication and consultation between the
Council and the community. The Public Consultation Policy, prepared pursuant to
Section 50 of the Local Government Act 1999, adopted 23 November 2015 reflects
this commitment.

5.1.2

The Policy sets out the following principles as central to the Public Consultation
process.
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5.1.2.1

Participation: Council views all members of its community as being
citizens and recognises that citizenship grows and develops with the
participation of citizens in democratic processes.

5.1.2.2

Respect: Council values and respects the diversity of the community of
the City of Salisbury and believes that all citizens have the right to be
consulted and to participate in Councils consultative and decision-making
processes.

5.1.2.3

Partnership: Council will work in partnership with the community to shape
the future of the City of Salisbury because it believes that the City’s future
is best achieved through an active and informed citizenry.

5.1.2.4

Wellbeing: Council believes that community wellbeing, vibrancy and
sustainability is enhanced by citizens participating in Council’s decisionmaking process.

5.1.2.5

Accountability: Council is accountable to its community through
Community participation and engagement for the management of its
resources, assets and expenditure and for the decisions it makes.

5.1.2.6

Accessibility: Council recognises that there are a number of groups within
the community who have particular requirements to enable them to
participate effectively in decision making processes. Council will ensure
that any barriers to effective community participation and engagement are
addressed.
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5.1.3

The Policy also establishes that beyond its legislative obligations Council will seek to
uphold the intent of the Policy whenever significant consultation is warranted.
Decisions about the appropriate level of consultation are to be based on the
following.
5.1.3.1

Council’s strategic priorities and policies;

5.1.3.2

Public and community interest;

5.1.3.3

Economic impact;

5.1.3.4

Environmental impact;

5.1.3.5

Cultural impact;

5.1.3.6

Social impact; and

5.1.3.7

Available resources.

5.1.4

In applying this policy, Salisbury will utilise its Community Engagement Framework
to enable a consistent and effective approach to consultation by staff.

5.1.5

Consultation in respect of the Para Hills Community Hub has occurred at a number
of key project milestones since the concept of an upgraded community facility was
first floated in 2008.
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5.1.5.1

The first major consultation piece occurred during a review of the service
delivery model for the Paddocks Community Centre in August 2012. Kath
Moore and Associates, a social planning and community engagement
consultancy, was engaged to assist in this process.

5.1.5.2

Over one month 193 people were engaged face to face with written
feedback also received. This research indicated that usage at the existing
Community Centre at The Paddocks was limited by the space, which was
both not spacious enough and not well configured.

5.1.5.3

The process identified that accessibility, adequate transport, footpaths
and parking were important to users of Paddocks.

5.1.5.4

Following this consultation work, a decision was made by Council to
investigate and ultimately to develop plans for a new facility adjacent to
the existing Library and Positive Aging Centre in Para Hills and to
decommission the Paddocks Community Centre.

5.1.5.5

A further consultation process was undertaken on this plan and the
concept design for the new facility.

5.1.5.6

External community consultation was conducted over a three month
period from May to July 2016.

5.1.5.7

The Paddocks Committee (recognised as an important key stakeholder)
has been consulted regarding the design, room configuration, kitchen
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areas, and external landscaping and car parking of the proposed new
Para Hills Community Hub.
5.1.6

The community consultation process for the Project has been documented in a
detailed report prepared by the Salisbury administration titled Para Hills Community
Hub Community Consultation Report.

5.1.7

The recent Community Consultation process on the concept designs included:
5.1.7.1

at least 200 face to face contacts;

5.1.7.2

specific consultation with the Paddocks Management Committee (3 face
to face consultations with the group);

5.1.7.3

specific consultation with existing user groups (3 face to face
consultations with each group);

5.1.7.4

open day at the existing Paddocks Centre (located at the corner of
Kesters Road and Bridge Road) to seek feedback regarding the design
concepts;

5.1.7.5

public advertising to seek feedback regarding the design;

5.1.7.6

written feedback from key stakeholders;

5.1.7.7

feedback to stakeholders regarding the preferred Option, including staff;
and

5.1.7.8

production of a short film documenting the detailed design consultation
process and outcomes.

5.1.7.9

An additional consultation was added to the schedule taking advantage of
the Paddocks Market Day. This allowed existing users of the Paddocks
facility to have further input.

5.1.8

A detailed Para Hills Community Hub Community Consultation Plan (Consultation
Plan) has also been prepared to detail the ongoing consultation activities that will be
undertaken during the final planning and build stages of the Project.

5.1.9

In the Consultation Plan, 17 Stakeholder Groups and 74 individual user group /
clubs / businesses have been identified who will be impacted by the proposed
Project.

5.1.10

In order to keep these stakeholders informed, Salisbury has identified a suite of
communication tools and activities proposed to facilitate the engagement process as
the Project progresses. These are shown below.
5.1.10.1 Council website;
5.1.10.2 Public notices;
5.1.10.3 Fact and feedback sheets;
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5.1.10.4 Letters and emails;
5.1.10.5 Briefing sessions;
5.1.10.6 Individual and small group meetings;
5.1.10.7 Community events;
5.1.10.8 Council advisory groups and Paddocks Management Committee;
5.1.10.9 Feedback; and
5.1.10.10 A short film.
5.1.11

The Public Consultation Policy also sets out the Public Consultation steps for this
Prudential Report to be as follows.
“Any report obtained and considered must be made available for public inspection at
the principal office of the Council once the Council has made a decision on the
relevant project (and may be available at an earlier time unless the Council orders
that the report be kept confidential until that time.”

5.2

5.1.12

Accordingly, Salisbury should ensure that the Prudential Report is made available
for public inspection at the principal office of the Council once the Council has made
a decision on the Project.

5.1.13

Public Consultation has been extensive and has been undertaken in accordance
with the Public Consultation Policy and has followed the principles which are
identified by Council as central to the Public Consultation process.

5.1.14

Salisbury should ensure that any matters raised by the community during the
community engagement phase are considered in the project delivery.

Community Influence and Contribution
5.2.1

There were two major yet independent consultation processes undertaken as part of
this Project.

5.2.2

The first major consultation process commenced in 2012 (2012 Consultation
Process) and resulted in Salisbury gaining a better understanding of the elements
relevant to the development of a multipurpose community facility in Para Hills.

5.2.3

The outcome of the 2012 Consultation Process was the development of six key
design elements relevant to the development of a multipurpose community facility in
Para Hills. These were as follows.
5.2.3.1

The importance of the outside environment and outdoor space
Open space was important to a majority of those consulted. The
Paddocks was considered a treasured open space feature of Para Hills
and a general view was expressed that maintaining open space was
important.
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5.2.3.2

Transport, access, car parking and associated infrastructure
The ability of those with mobility issues to access community facilities was
seen as important. Access with quality car parking, footpaths and
pedestrian access.

5.2.3.3

Location
Some believed the existing Paddocks Centre was too ‘hidden away’. The
location adjacent to the Library and Positive Aging Centre has main road
frontage and is conveniently located near shops.

5.2.3.4

Activities and services
Importance of helping new migrants to the area to integrate with the
existing community.

5.2.3.5

Community and cultural inclusion
Being able to accept different ways of life and standards of living with
community spaces being seen as a way to break down barriers.

5.2.3.6

Information needs including signage.
People identified that there was an ongoing issue with people not being
aware of the community facilities available in Para Hills.

5.2.4

Following this process, the administration recommended and the Council accepted
the decision to favour a development of the existing Para Hills Community Centre at
the site adjacent to the Para Hills Library and Positive Aging Centre over a
redevelopment of the Paddocks Community Centre.

5.2.5

The second major consultation process occurred in 2016 (2016 Consultation
Process) which summarised the key design features required in the development.
This resulted in the concept designs for the Para Hills Community Hub presented to
Council in August 2016.
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5.2.5.1

Having determined the preferred location, the 2016 Consultation Process
was focussed on key design suggestions to influence the development of
the concept design for the Para Hills Community Hub.

5.2.5.2

According to the Community Consultation Report there has been
overwhelming positive support for the creation of a modern community
hub at the proposed location.

5.2.5.3

It also acknowledges that there is a small group of stakeholders who
maintain a close connection with the Paddocks Community Centre and
have expressed a desire to maintain their identity at the new Centre.

5.2.5.4

Community feedback collected on concept designs has been grouped into
nine key design directions. They are shown in Figure One.
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Figure One: Para Hills Community Hub concept design directions

5.2.6
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5.2.5.5

Community comments relating to each design direction have been
referenced in the Community Consultation Report and a Concept Design
Response has been formed based on the community comments.

5.2.5.6

All points raised during the concept design consultation were provided to
Council’s Design Team and considered in the development of the Para
Hills Community Hub Concept Design.

5.2.5.7

The design suggestions have positively contributed to and influenced the
development of the Para Hills Community Hub concept design.

At both stages of the consultation processes the community has been provided with
significant and varied opportunities to influence the location and design of the Para
Hills Community Hub.
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6.

FINANCIAL ASSESSMENT
Local Government Act, Section 48 (2) The following are prudential issues for the purposes of
subsection (1):

6.1

(e)

if the project is intended to produce revenue, revenue projections and potential
financial risks;

(f)

the recurrent and whole-of-life costs associated with the project including any costs
arising out of proposed financial arrangements;

(g)

the financial viability of the project, and the short and longer term estimated net
effect of the project on the financial position of the council;

Revenue Production, Revenue Projections and Potential Financial Risks
6.1.1

The Paddocks Centre is operated by the Paddocks Centre Incorporated, an
association incorporated for this specific purpose.

6.1.2

We understand that the Paddocks Centre Incorporated will operate the new Para
Hills Community Hub.

6.1.3

The Paddocks Centre Incorporated operates as a standalone entity. It has total
current assets as at 30 June 2016 of $69,134. This amount equates to more than
the average annual operating expense budget for the Centre over the past two
years ($62k).

6.1.4

With the Paddocks Centre Incorporated operating the Para Hills Community Hub the
Project is not expected to produce revenue directly for Salisbury.

6.1.5

Given the identified governance structure, we have only identified one material
financial risk associated with the Project. This being the risk of cost overruns
associated with construction.

6.1.6

Salisbury has prepared internal cost estimates for the favoured concept design and
has also commissioned independent costing consultants (RLB) to provide a project
cost estimation.

6.1.7

Table Six summarises the expected construction costs relating to the delivery of the
Para Hills Community Hub.
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Table Six: Project cost estimates
Internal cost
estimate ($)

Element
Building costs
Existing building works
Landscaping / car parking

6.2

Details not
reviewed

Council have resolved
that the savings
should come from
reductions in the
budget for
landscaping, decking
and screening,
internal library works
and the contingencies
(savings costed at
approximately
$705,000).

5,440,046

4,400,000

364,483
1,057,044
150,000

Paddocks demolition

150,000
3,820,637

Design contingency

825,000

Construction contingency

450,000

Total

Council amendment
(S)

2,099,015

Utilities

Subtotal

RLB Cost
Estimate (S)

5,095,637

6.1.8

The internal cost estimate (which includes a construction contingency of $0.45
million) for the Project is 6.3% less than the independent assessment prepared by
the cost consultant. Salisbury has accepted this internal assessment on the basis of
recent outcomes for the Underdown Park project which resulted in a competitive
pricing outcome for Salisbury.

6.1.9

Council, as part of the 22 August 2016 resolution, sought a reduction in the Project
budget for the Para Hills Community Hub to $4.40 million. This is 13.6% less than
the internal cost estimate and 19.1% less than the estimate prepared by RLB. To
achieve this reduction in cost, Council sought to reduce the associated budget for
landscaping, decking, screening, internal library works and contingencies.

6.1.10

The ability to deliver an outcome that meets community expectations within the
financial constraints imposed by Council is a material risk to the Project.

Recurrent and Whole of Life Costs, Financial Arrangements
6.2.1
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On the assumption that the Para Hills Community Hub will operate as a break even
entity under the control of The Paddocks Centre Incorporated, recurrent and whole
of life costs for the Para Hills Community Hub are limited to the building
construction, ongoing building maintenance, depreciation and notional financial
costs. The following assumptions have been made to assess whole of life costs for
the Project:
6.2.1.1

The capital budget set by Council for the construction of the Para Hills
Community Hub is $4.40 million.

6.2.1.2

Whole of life costing has been prepared based on a period of 50 years,
the estimated productive life of the Para Hills Community Hub.

6.2.1.3

Costs of building maintenance are estimated at 1.5% of capital value.
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6.2.2

6.2.1.4

Depreciation is calculated in accordance with Australian Accounting
Standards, the base building is depreciated at the rate of 2% per annum.

6.2.1.5

For the purpose of determining whole of life costs, the construction cost is
assumed to be funded by a loan at a finance rate of 3% per annum
(current LGFA rate) principle and interest over a 20 year term.

Based on the assumptions above, the whole of life costs are shown in Table Seven.
Table Seven – Para Hills Community Hub Whole of Life Costs
Cost
Depreciation

$4,400,000

Maintenance

$3,300,000

Notional finance cost

$1,456,552

Operating costs
Total

6.3

Amount

$0
$9,156,552

6.2.3

No allowance has been made in the whole of life cost to re-fit the Para Hills
Community Hub once the fit-out has been fully depreciated.

6.2.4

No State or Federal Government funding is being contributed to the Project.

Financial Viability
6.3.1

Financial viability can be defined as the ability to generate sufficient income to meet
operating expenses, financial obligations and to provide the potential for future
growth.

6.3.2

While the Project is not forecast to produce a revenue stream directly to Salisbury, a
$4.60 million allocation of Project Costs has been included in the forward capital
works program in the Salisbury Annual Plan and Long Term Financial Plan. This is
an amount greater than the revised project budget of $4.40 million based on the 22
August 2016 Council resolution.

6.3.3

The closing cash balance over the 10 year LTFP period starts at $20.6 million,
reduces to a net debt position of $1.5 million at the end of FY2018 and then
increases to a positive position of $10.0 million at the end of the ten year modelled
period.

6.3.4

The estimated capital cost of the Project is expected to be approximately 5% of
forecast capital and renewal expenditure incurred by Salisbury during FY2017 and
FY2018.

6.3.5

The Net Financial Liabilities Ratio and the Asset Sustainability Ratio as disclosed in
the LTFP (with a provision for expenditure on the Para Hills Community Hub
included) are forecast to remain within the defined operating range.
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6.3.6
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Given the relatively low level of capital cost as a percentage of the total capital
works budget, the Para Hills Community Hub is not expected to materially impair
Salisbury’s financial stability or indicators.

Page 29

City of Salisbury
Section 48 Report - Para Hills Community Hub Project
7.

PROJECT RISK AND MITIGATION STRATEGIES
Local Government Act, Section 48 (2) The following are prudential issues for the purposes of
subsection (1):
(h)

7.1

any risks associated with the project, and the steps that can be taken to manage,
reduce or eliminate those risks (including by the provision of periodic reports to the
chief executive officer and to the council);

Risk Management
7.1.1

This report assesses the risk management actions taken or being considered by
Salisbury for the Para Hills Community Hub Project.

7.1.2

Salisbury has adopted a Risk Management Charter, within this it has developed and
tailored a methodology consistent with the International Standard for Risk
Management, AS/NZS/ISO31000: 2009 for the identification and management of
risk. This methodology is integrated into Salisbury’s projects, business and
corporate planning and review processes.

7.1.3

The Charter establishes that any risk which falls within the “Extreme” quadrant of the
Risk Matrix exceeds the City’s risk tolerance and specific action must be taken
immediately to mitigate this level of risk or consideration should be given to
abandoning the program, process, or activity.

7.1.4

A Project risk management plan or risk assessment has not yet been prepared by
Salisbury.

7.1.5

We have undertaken a high level risk assessment for the Project and formed an
assessment of the overall level of inherent and residual risk based on Salisbury’s
existing Risk Management Charter and Risk Management Guide. The high level
risk assessment is shown in Attachment Three.

7.1.6

Table Eight shows the number of identified risks per risk category and their inherent
risk rating.
Table Eight: Inherent Risk Assessment Category Summary
Risk Level

Extreme

High

Low

Total

Communication Management

2

Construction Management

3

4

7

Design Management

4

2

6

4

4

Operations Management
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Medium

Other

3

Project Management

6

Total

18

2

3

10

1

7

1

29
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7.1.7

Table Nine shows the number of identified risks per risk category and their residual
risk rating.
Table Nine: Residual Risk Assessment Category Summary
Risk Level

Extreme

High

Communication Management

Low

2

Total
2

Construction Management

1

3

3

7

Design Management

1

3

2

6

3

1

4

Operations Management
Other

2

Project Management
Total

7.2

Medium

4

1

3

6

1

7

18

7

29

7.1.8

29 risks have been identified, 18 of which have an inherent risk rating of high. Post
recommended risk mitigation strategies, the number of risks with a high risk rating is
four. No extreme risks were identified.

7.1.9

Based on our risk assessment, the overall inherent risk of the Project is High and
the residual risk, post recommended mitigation strategies, is Moderate. This level of
residual risk is considered to be acceptable based on Salisbury’s Risk Management
Charter.

7.1.10

Key decisions around procurement and contracting relating to the construction
phase of the Project will be taken in the near future. This phase includes a number
of the key risks that can be mitigated by engaging with suitably qualified and
experienced contractors to the Project.

7.1.11

To reduce the level of residual risk on the Project, Salisbury should establish a cross
functional team of employees, including the Business Analyst – Internal Audit and
Risk, to critically review and expand upon the Project risk assessment.

7.1.12

This should include reviewing and expanding upon the risk register for any
omissions, in light of their more detailed knowledge of the Project reviewing the
assessment of likelihood and severity of the identified risks and reviewing the
identified mitigation strategies.

7.1.13

The updated risk assessment should be reviewed at regular intervals during the
Project to ensure risk is regularly considered and monitored and that appropriate
mitigations strategies are put in place as the Project is delivered.

Risk Mitigation
7.2.1
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Salisbury should ensure that the mitigation strategies identified for the risks
associated with the Para Hills Community Hub are implemented and that these are
progressively updated as the Project is implemented.
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7.2.2

To support the risk management process the continued maintenance of a risk
register should be a priority.

7.2.3

The Project Manager should review and update this register at least monthly and
ensure a status report is provided to the Salisbury Executive Group each month.

7.2.4

The Quarterly reporting to Works and Services Sub-Committee together with
quarterly budget reviews appear to be adequate to ensure the Chief Executive
Officer, or his delegate, and Council are apprised of areas of risk.
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8.

PROJECT DELIVERY
Local Government Act, Section 48 (2) The following are prudential issues for the purposes of
subsection (1):
(i)

8.1

Delivery Mechanism
8.1.1

8.2

The delivery of the Para Hills Community Hub has two distinct phases:
8.1.1.1

Construction works; and

8.1.1.2

On-going management of the Hub.

Construction works
8.2.1

8.3

the most appropriate mechanisms or arrangements for carrying out the project.

There are several options generally available for carrying out the construction phase
of the Project, each of these has different advantages and disadvantages depending
on the circumstances of a particular project. The methods relevant to the Project
include:


Construct only;



Design and Construct; and



Managing Contractor or Early Contractor Involvement.

8.2.2

Given the design works undertaken to date and the value of the works involved,
Salisbury will now progress the Construct method, engaging suitably qualified and
experienced builders to undertake the Project works.

8.2.3

In order to determine the most appropriate methodology for engagement with a
builder, the Salisbury Procurement Policy must be considered.

8.2.4

Consideration should also be given to whether Salisbury has the necessary skills
and internal experience with regard project managing the build phase of the Project,
or whether these need to be serviced externally.

8.2.5

A Project Procurement Plan or Acquisition Strategy will need to be created by
Salisbury that considers the service delivery methodology and timelines for finalising
design, project management and construction. This document is scheduled to be
completed by March 2017, prior to the commencement of the acquisition process to
identify a suitably qualified construction company to undertake construction works.

On-going management of the Hub
8.3.1

Following construction, management of the Para Hills Community Hub will be a joint
responsibility between of The Paddocks Committee and Salisbury Council.

8.3.2

A detailed Management Plan should be developed to ensure that the responsibilities
on each party involved in management of the Para Hills Community Hub are clear.
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8.4

Procurement Implications
8.4.1

The Salisbury Procurement Policy, last reapproved on 27 January 2015, applies to
all Council staff and personnel engaged by Council to undertake procurement
activities on its behalf, and it relates to all procurement activities associated with the
acquisition of Goods, Works or Services of any value by the City of Salisbury.

8.4.2

The Policy prescribes that the procurement method for obtaining goods, works and
services will be determined according to the estimated cost across the total life of
the project; the nature of the procurement and the risk profile of the project. Subject
to the estimate of total costs, the procurement method may be by oral quotes,
written quotes or by a range of tender process options aligning to the formal
procurement thresholds.

8.4.3

The Procurement Policy identifies seven key principles relating to procurement:
8.4.3.1

Value for money (as opposed to lowest price);

8.4.3.2

Open and effective competition;

8.4.3.3

Ethical behaviour and fair dealing;

8.4.3.4

Accountability and transparency;

8.4.3.5

Environmental Preference;

8.4.3.6

Sustainable procurement; and

8.4.3.7

Work health and safety.

8.4.4

Given the nature and the scale of the project and the requirements of the existing
Salisbury Procurement Policy, an open or selective tender process is likely to be the
most appropriate method to attract a suitably qualified and experienced construction
company to undertake the construction phase of the Project.

8.4.5

A formal Acquisition strategy will be adopted by the Salisbury Executive for the
engagement of contractors required to complete the Project. This is scheduled for
completion in March 2017. The procurement methods outlined in the strategy will
need to be consistent with the Salisbury Procurement Policy.
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9.

CONCLUSION

9.1

This report has been prepared to meet the requirements of Section 48 of the Local
Government Act and the Salisbury Prudential Management Policy in order to provide Council
with a comprehensive understanding of the prudential issues relating to the proposed
construction of the Para Hills Community Hub.

9.2

The Para Hills Community Hub describes the construction of an extension to the existing
Para Hills Library and Positive Ageing Centre located at the corner of Kesters Road and
Wilkinson Road at the Para Hills Shopping Centre, at accost of $4.40 million. This facility will
consolidate the services currently provided at the existing location with the services provided
at the Paddocks Centre.

9.3

We note that the budgeted cost of the Project falls short of the threshold in the Act that
requires the consideration of a Section 48 report, however Council resolved to have a
prudential report prepared as a matter of good governance.

9.4

The Para Hills Community Hub Project is considered to be strongly aligned with the City of
Salisbury strategic direction and the desired outcomes as outlined within the Salisbury City
Plan 2030. It will assist to advance three of the four key directions identified in the Plan. The
Project would also assist to advance a number of the state priorities and targets, particularly
in relation to the State Strategic Plan’s “Our Community” objectives.

9.5

Adequate financial provisions have been made in the Annual Plan 2016/17 and the Long
Term Financial Plan for the Project. The Buildings Asset Management Plan will need to be
amended to include the decommissioning of the Paddocks Centre and the management of
the new Para Hills Community Hub.

9.6

The Para Hills Community Hub Project involves works which are defined as “development”
under the Development Act 1993. A Development Application for the Project was submitted
to the Minister for Planning for consideration in December 2016. If the matter is referred
back to Salisbury for assessment it should ensure the Guidelines for Assessment of Council
Development are followed.

9.7

The proposed land use and development is consistent with the Objectives of the City of
Salisbury Development Plan for the Neighbourhood Centre Zone.

9.8

Should Council proceed with the Project the estimated cost is $4.40 million, this is expected
to increase economic activity from the completion of the Project and is estimated to have a
positive economic impact in the region, generating an increase in economic output of over
$8.672 million from the $4.40 million investment. The Project is estimated to have an impact
of up to 23 jobs through direct, industrial and consumption effects.

9.9

The Project is likely to have a positive impact on businesses in the area.

9.10 Public Consultation on the Project dates back to 2008 and has been extensive. The Public
Consultation performed has been undertaken in accordance with the Public Consultation
Policy and has followed the principles which are identified by Council as central to the Public
Consultation process. The multi-staged consultation undertaken for Para Hills Community
Hub suggests that the community has had opportunity to influence this Project at a number
of key decision points. Further, the outcomes from the consultation process are evidence
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that the community has been afforded the opportunity to contribute to and influence the
outcomes of the Project.
9.11 The major financial risk associated with the Project relates to the potential for cost overruns
in the construction process. Salisbury can mitigate this risk through the procurement
process.
9.12 The whole of life Project costs are based on the additional maintenance, depreciation and
notional finance costs relating to construction of the Para Hills Community Hub. These have
been estimated at approximately $9.156 million over the assumed 50 year useful life of the
Hub.
9.13 Salisbury has adopted a Risk Management Charter, within this it has developed and tailored
a methodology consistent with the International Standard for Risk Management,
AS/NZS/ISO31000: 2009 for the identification and management of risk. This methodology is
integrated into Salisbury’s projects, business and corporate planning and review processes.
9.14 A Project risk management plan has not yet been prepared by Salisbury.
9.15 We have undertaken a high level risk assessment based on Salisbury’s existing Risk
Management Charter and Risk Management Guide.
9.16 29 risks have been identified, 18 of which have an inherent risk rating of High. Post
recommended risk mitigation strategies, there are four risks with a residual risk rating of
High. The overall inherent risk of the Project is assessed as High and the residual risk, post
recommended mitigation strategies, is Moderate. This level of residual risk is considered to
be acceptable based on Salisbury’s Risk Management Charter.
9.17 Salisbury should actively review and update the Project Risk Register and undertake a
detailed project risk assessment as the Project progresses, particularly in the final design
and through the construction phase.
9.18 Given the nature and the scale of the project and the requirements of the existing Salisbury
Procurement Policy, an open tender process is likely to be the most appropriate method to
attract a suitably qualified and experienced construction company to undertake the
construction phase of the Project.
9.19 The procurement methods outlined in the Procurement Plan will need to be consistent with
the Salisbury Procurement Policy.
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ATTACHMENT ONE: LOCAL GOVERNMENT ACT, 1999 – SECTION 48
Section 48 – Prudential requirements for certain activities
(1)

(2)
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A council must obtain and consider a report that addresses the prudential issues set
out in subsection (2) before the council—
(a)

engages in a commercial project (including through a subsidiary or
participation in a joint venture, trust, partnership or other similar body) where
the expected recurrent or capital expenditure of the project exceeds an
amount set by the council for the purposes of this section; or

(b)

engages in any project (whether commercial or otherwise and including
through a subsidiary or participation in a joint venture, trust, partnership or
other similar body)—
(i)

where the expected expenditure of the council over the ensuing five
years is likely to exceed 20 per cent of the council's average annual
operating expenses over the previous five financial years (as shown
in the council's financial statements); or

(ii)

where the expected capital cost of the project over the ensuing five
years is likely to exceed $4,000,000.

The following are prudential issues for the purposes of subsection (1):
(a)

the relationship between the project and relevant strategic management
plans;

(b)

the objectives of the Development Plan in the area where the project is to
occur;

(c)

the expected contribution of the project to the economic development of the
local area, the impact that the project may have on businesses carried on in
the proximity and, if appropriate, how the project should be established in a
way that ensures fair competition in the market place;

(d)

the level of consultation with the local community, including contact with
persons who may be affected by the project and the representations that
have been made by them, and the means by which the community can
influence or contribute to the project or its outcomes;

(e)

if the project is intended to produce revenue, revenue projections and
potential financial risks;

(f)

the recurrent and whole-of-life costs associated with the project including
any costs arising out of proposed financial arrangements;

(g)

the financial viability of the project, and the short and longer term estimated
net effect of the project on the financial position of the council;
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(3)

(h)

any risks associated with the project, and the steps that can be taken to
manage, reduce or eliminate those risks (including by the provision of
periodic reports to the chief executive officer and to the council);

(i)

the most appropriate mechanisms or arrangements for carrying out the
project.

A report is not required under subsection (1) in relation to—
(a)

road construction or maintenance; or

(b)

drainage works.

(4)

A report under subsection (1) must be prepared by a person whom the council
reasonably believes to be qualified to address the prudential issues set out in
subsection (2).

(4a)

A report under subsection (1) must not be prepared by a person who has an interest
in the relevant project (but may be prepared by a person who is an employee of the
council).

(4b)

A council must give reasonable consideration to a report under subsection (1) (and
must not delegate the requirement to do so under this subsection).

(5)

A report under subsection (1) must be available for public inspection at the principal
office of the council once the council has made a decision on the relevant project
(and may be available at an earlier time unless the council orders that the report be
kept confidential until that time).

(6)

However, a council may take steps to prevent the disclosure of specific information
in order to protect its commercial value or to avoid disclosing the financial affairs of
a person (other than the council).

(6a)

For the purposes of subsection (4a), a person has an interest in a project if the
person, or a person with whom the person is closely associated, would receive or
have a reasonable expectation of receiving a direct or indirect pecuniary benefit or a
non-pecuniary benefit or suffer or have a reasonable expectation of suffering a
direct or indirect detriment or a non-pecuniary detriment if the project were to
proceed.

(6b)

A person is closely associated with another person (the relevant person)—

BRM Holdich ©
53572

(a)

if that person is a body corporate of which the relevant person is a director or
a member of the governing body; or

(b)

if that person is a proprietary company in which the relevant person is a
shareholder; or

(c)

if that person is a beneficiary under a trust or an object of a discretionary
trust of which the relevant person is a trustee; or

(d)

if that person is a partner of the relevant person; or
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(6c)

(e)

if that person is the employer or an employee of the relevant person; or

(f)

if that person is a person from whom the relevant person has received or
might reasonably be expected to receive a fee, commission or other reward
for providing professional or other services; or

(g)

if that person is a relative of the relevant person.

However, a person, or a person closely associated with another person, will not be
regarded as having an interest in a matter—
(a)

by virtue only of the fact that the person—
(i)

is a ratepayer, elector or resident in the area of the council; or

(ii)
is a member of a non-profit association, other than where the person
is a member of the governing body of the association or organisation; or
(b)

in a prescribed circumstance.

(6d)

In this section, $4 000 000 (indexed) means that that amount is to be adjusted for
the purposes of this section on 1 January of each year, starting on 1 January 2011,
by multiplying the amount by a proportion obtained by dividing the CPI for the
September quarter of the immediately preceding year by the CPI for the September
quarter, 2009.

(6e)

In this section—
employee of a council includes a person working for the council on a temporary
basis;
non-profit association means a body (whether corporate or unincorporate)—

(7)
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(a)

that does not have as its principal object or 1 of its principal objects the
carrying on of a trade or the making of a profit; and

(b)

that is so constituted that its profits (if any) must be applied towards the
purposes for which it is established and may not be distributed to its
members.

The provisions of this section extend to subsidiaries as if a subsidiary were a council
subject to any modifications, exclusions or additions prescribed by the regulations.
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ATTACHMENT TWO: OPTION THREE CONCEPT PLAN
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ATTACHMENT THREE: RISK ASSESSMENT
This Risk Management Plan is based on the Risk Management Framework which is companion to Australian Standard AS/NZS ISO 31000:2009.

Design Management

7/09/2016

Design management

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016

7/09/2016
7/09/2016
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Design management

Design Management

Design Management

Communication
management

Communication
management

Facility is not suitable Demand for the Community Hub is
to meet future
different to expectation so that the
demand
capacity and size of facility built is
questioned by the community.

3

C

H Significant stakeholder engagement performed
and Council has an in-depth understanding of
the Programs currently run at Paddocks and
existing Para Hills Community Centre.

Users can't operate
at new capacities
Design is not
consistent w ith the
Community Hub
Policy

Facility is underutilised at non-peak times,
and events are poorly managed
Salisbury has developed a Community
Hub Policy. There is a risk that the design
and execution of this project is not
consistent w ith the framew ork
developed.
Given the Council resolution to reduce the
budgeted construction cost in the order
of 15% there is a heightened risk that the
design option chosen don't deliver on
community expectations

2

B

2

A

Failure to identify all activities and
considerations as w ell as their
associated costs w ould increase the
amount of funds required to deliver the
projects outcomes
Design may not be as detailed as
required

2

Stakeholder
Community expectations on project
expectations are not delivery components and timelines are
managed
not met.

3

The design option
chosen doesn't
deliver the required
levels of service or
value for money
Underestimated
Costs

Variations from
Design

Stakeholders fail to
understand the
Project.

3

2

C

C

C

C

M User groups have been extensively consulted
on as part of the Project planning.
L Low risk - no mitigation necessary.

H Further engagement w ith design team to
ensure community requirements can be met
w ithin revised budget. Suggested changes by
Council are largely cosmentic so may not
impact function.
H Salisbury should perform a detailed
assessment of w hole of life costs to operate
the new Hub including changes to staffing,
utilities and any other costs to run the new
Hub.
H Salisbury have outsources design to a third
party and have a provision in place for
significant design professional fees.
H Community Consultation Plan.
Ensuring the project is clearly understood and
communicated w ith a single agenda not
clouded by other projects/levels of
government agendas that take aw ay from
Council's investment and commitment in the
project for our community

A lack of common understanding on w hat
a community hub looks like in the
Salisbury context leading to rumours and
mis information in the public arena.
Local job and training No clear agenda is set for local job
opportunities are not creation and this is not a procurement
fully captured and
methodology adopted early in the project
broader economic
w ithin a structure methodology that can
development
balance the need to achieve broader
opportunities are
economic objectives w hile still returning
missed.
value for money to Council. This could
also lead to negative perception / political
fallout from the project.

2

Construction
Management

Vendor capability

Vendors may not have demonstrated
experience in construction of this type

3

Construction
Management

Issues during
construction

The Construction phase can bring about
some significant risks including but not
limited to; traffic management, w orking at
heights, stored energy, vandalism,
geotech analysis, etc.
Risk of Work Place Injuries are real on
any w ork site, but can be fatal w ithin a
construction environment.

2

Construction
management

Existing and Proposed Controls

1

C

B

C

M Salisbury to develop a procurement strategy
for the Project.
Tender process to ensure suitably qualified
builders are sourced.
H Appropriate contract management processes
to be put in place to ensure contractors have
up to date OHS certification and experience to
safely delivery the Project.

Construction
management

Property Constraints
identified may impact
on feasibility of
preferred option.

Property constraints are not identified
early in the site investigations and the
impact of this constraint could change
preferred site and solution and impact
project timelines.

2

Buried Services

Location of Buried services and
easements restricting design
Standard risk in all construction delivery
projects.

2

B

M Surveyor report?

3

C

H Engagement of an experienced project
manager (either internal or external) w ho can
identify early signs of risk/failure and interject
can further mitigate the risk for the project at
delivery, but factors outside of control w ill
never able to be full prevented.

B

B

M

2

A

L

2

A

L

3

C

H

2

B

M

2

A

L

3

B

M

2

B

M

1

B

L

3

A

M

2

B

M

4

A

H

2

A

L

2

a

L

3

B

M

M Salisbury to develop a procurement strategy
for the Project.

Construction risk

Contractor fails to
deliver on scope of
w ork

B

3

H Community Consultation Plan.

Construction
management

Construction
management
Construction
management

4

C

After

Likelihood

7/09/2016

No Control

Risk Rating

Design management

Risk Description

Consequences

7/09/2016

Risk

Likelihood

Risk Categories

Risk Rating

Date Identified

Consequences

No

H The engagement of a contractor w ho has a
high demonstrated standard in injury
prevention and protocols in place should be
part of the tender evaluation criteria
established.
M Detailed
property investigations to be
completed to investigate easements, titles, car
parking memorials, caveats, leases that could
impact on availability of land for
redevelopment.
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This Risk Management Plan is based on the Risk Management Framework which is companion to Australian Standard AS/NZS ISO 31000:2009.

7/09/2016

7/09/2016

7/09/2016

Project Management

Project Management

Project Management

Project Management

The steps and processes associated
w ith the contractual engagement can be
lengthy and failure to comply can bring
about some negative implications for
cost, quality and timeline
Project Management Time overruns or scope creep as a result
Failure results in time of a failure in project management
/ cost / scope
procedures and oversight
overruns
Skills and expertise Internal Council Staff don't have the
of in-house Council commercial background and depth of
Staff to deliver a
experience in delivering this complexity of
large building project. building in a project management
approach that can ensure that w e
capture all opportunities.
Council doesn't have Council doesn't allocate the necessary
the resources to
resources to the P:roject to ensure that
properly manage the w e get the best outcome and mitigate the
project
identified risks. While other projects
needs to continue to be delivered,
consideration to providing a separate
team able to put full attention to the
project at key points may be critical to its
success.
Adhoc Task
Multiple tasks are required to deliver the
Identification
project. Several of these tasks are
dependant on other tasks, and some
require substantial timelines to complete
w hich cannot be compressed.

Existing and Proposed Controls
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H Engagement of an experienced project
manager (either internal or external)
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3

3

3

C

C

C

C

H Engagement of an experienced project
manager (either internal or external)

H Draw on previous experience managing
construction of other council ow ned building /
hubs.

Project Management

Risk of confusion in document control,
project timelines and lack of
communication and information betw een
the members of the project team as a
result of no central system being in place
to coordinate internal/external
consultants resulting in poor project
management outcomes that could reflect
in cost overruns
Security
Ensuring the Community Centre is secure
from vandalism and theft during
construction (including after hours)
Stakeholder,
Project w ill likely represent a significant
Landow ner and
financial commitment from Council into
potential partnership new buildings and facility development.
negotiations
Critical to ensure legislative requirements
are met and value for money is achieved.

2

Operations
Management

Disruption to Club
Activities due to
reallocation
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Operations
Management

Project Structure
regarding User
Groups

7/09/2016

Project Management

7/09/2016

Operations
Management

7/09/2016

7/09/2016

7/09/2016
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Operations
Management

Absence of an
agreed project
management
methodology

Clubs currently using facilities are
displaced as a result of w orks

If user groups don't feel any control over
process, they may disengage and reject
the project, oppose the project or require
additional resources to maintain the
expected timelines around reaching
concord
Integration of existing There w ill be a process to transition
community services existing programs from the Paddocks
is poorly handled
Centre to the new Community Hub. This
process needs to be performed w ith
appropriate levels of engagement and
consideration of the needs of all
stakeholders.
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M A Section 48 report has been commissioned to
understand prudential and regulatory risks.

1

B

D

M

3

B

M

3

B

M

3

B

M

3

B

M

2

B

M

1

A

L

2

A

L

1

C

M

3

A

M

1

D

M

H Project management framew ork?
Document management policies?

B
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B

H Project management framew ork?

1

D
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H Establish an internal w orking group to oversee
the Project.

Failure to identify all tasks w ith
substantial lead time (i.e. revocation,
easement extinguishment, etc.) may
delay construction stages and
subsequently delivery of the projects
outcomes, resulting in various disruptions
especially to sports clubs themselves
7/09/2016

After

Likelihood

7/09/2016

Contract Steps and
processes

No Control

Risk Rating

Project Management

Risk Description

Consequences

7/09/2016

Risk

Likelihood

Risk Categories

Risk Rating

Date Identified

Consequences

No

Contract management, clear lines of
responsibility w ith the builder.

M Stakeholder engagement plan has been
established.

M Stakeholder engagement plan has been
established.

M Develop a change or transition strategy to
consider risks.

Page 42

City of Salisbury
Section 48 Report - Para Hills Community Hub Project
This Risk Management Plan is based on the Risk Management Framework which is companion to Australian Standard AS/NZS ISO 31000:2009.
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Lack of EM Support

Existing and Proposed Controls
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A

H Insurances w ithin contracts to manage risks
that cannot be mitigated
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C

B

After

Likelihood

Other

Risks are not
appropriately
managed

Meant to cover all items from extreme
w eather and external inputs that are
completely out of the control of the
project and could not be envisaged.
Salisbury has engaged a third party to
prepare the first draft of the Project Risk
Management Plan. Without Project Team
buy in, there is a risk that ow nership of
the Risk Management Plan does not
transfer to the Project team and the
document is not used or regularly
updated.
New Elected Members do not support the
Project or Elected Member support for the
project w anes resulting in cancellation or
non approval of individual stages or as a
w hole or just individual components

No Control

Risk Rating

7/09/2016

Other

"Act of God"

Risk Description

Consequences

7/09/2016

Other

Risk

Likelihood

7/09/2016

Risk Categories

Risk Rating

Date Identified

Consequences

No

4

A

H

3

B

M

4

A

H

H Project team should critically review the Risk
Management Framew ork, make updates and
maintain the document throughout the Project.

H Vote to approve the concept plans not
unanimous. Continue to engage w ith Elected
Member to ensure support critical to the
Project success.
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