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1. INTRODUCTION 
 

This independent cost review report has been prepared for and on behalf of Liverpool City Council 
using the documentation received via email on 10/07/2024.  

The scope of works subject to this report for Carnes Hill Aquatic Recreation Precinct 3 - Option 2H 
and 2J includes the following and as per sketches provided below:  

Option 2H 

 Site preparation and Earthworks  
 Facilities: 

o 25m 8-lane pool 
o Indoor learn to swim pool, Indoor splash pad with water features, Indoor pool store, 

Family change and amenities, and Plant room 
o Reception, Foyer and retail 
o Staff amenities and office 
o Café or kiosk 

 External carpark pavement, Entry, Loading dock, and Landscaping work    
 External services within the work extent 

Option 2J 

 Site preparation and Earthworks  
 Facilities: 

o 50m outdoor pool, Outdoor seats 
o Indoor learn to swim pool, Indoor leisure pool with water features, Indoor pool store, 

Family change and amenities, and Plant Room 
o Sauna and Steam room 
o Reception, Foyer and retail 
o Staff amenities and office 
o Gymnasium 
o Café or kiosk 

 External carpark pavement, Entry, Loading dock, and landscaping work    
 External services within the work extent 
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This report will outline: 

 Review of Supplied Cost Plan Option 2H & 2J dated 02nd July 2024 
 Our own independent cost plans for  

o 25m 8-land pool (Option 2H) with gymnasium  
o 25m 8-land pool (Option 2H) without gymnasium  
o 50m outdoor pool (Option 2J) with gymnasium  
o 50m outdoor pool (Option 2J) without gymnasium  

 

  

Option 2H Option 2J 
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2. EXECUTIVE SUMMARY  

 

In undertaking our review of the supplied cost plans, independent cost estimates, have been 
completed for the proposed Aquatic Centre Stage 3 precinct work Option 2H and Option 2J – refer 
section 4 of the report for detailed cost summary.  

The outcome of this review indicates that Bluestone estimates are considered low. Additionally, we 
have identified certain required works have not been allowed in the estimates provided. Please refer 
executive cost summary below for comparision: 

 

Both cost plan 2H and 2J options without gymnasium exceed the budget outlined in the WICR funding 
deed (Deed) dated 22 November 2023. In order to meet the budget, we recommend below: 

 Shift the building towards south-west to avoid major retaining wall, and services diversion 
work,  

 Revise and reduce proposed building areas such as plant rooms, staff building, and foyer area 
to better fit the budget constraints.   

Key findings for both cost plan options are as followed, and please refer to section 3 for detailed cost 
comparison breakdown:   

Cost Plan 2H (without Gymnasium)  

 Overall supplied cost plan is considered 9% lower than expected. 
 Allowances for facilities in the supplied cost plan are considered slightly high with some minor 

scope items to be removed.  
 Some scope items for site preparation, external work and services, e.g., retaining wall 

construction, contaminated materials management, loose furniture, and hardstand pavement 
for services, etc, have not been allowed in the supplied cost plan.  

  

EXECUTIVE COST SUMMARY
TOTAL 
CONSTRUCTION 
COST 

TOTAL 
DEVELOPMENT 
COST WITHOUT 
CONTINGENCY 

TOTAL ESTIMATED 
DEVELOPMENT 
COST 

1 WICR FUNDING DEED  $            33,349,482  $           42,882,885  $          53,397,417 
2 BLUESTONE COST PLAN 2H (Without Gymnasium)  $            39,021,080  $           45,969,980  $          52,798,151 
3 BLUESTONE COST PLAN 2J (With Gymnasium)  $            44,227,022  $           52,103,000  $          59,842,142 
4 TCUBED COST PLAN 2H (Without Gymnasium)  $            39,707,653  $           49,238,896  $          57,554,262 
5 TCUBED COST PLAN 2H (With Gymnasium)  $            47,264,213  $           58,662,773  $          68,766,757 
6 TCUBED COST PLAN 2J (Without Gymnasium)  $            40,009,452  $           49,817,478  $          58,397,963 
7 TCUBED COST PLAN 2J (With Gymnasium)  $            47,399,728  $           58,827,998  $          68,960,441 
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Cost Plan 2J (with Gymnasium)  

 Overall the supplied cost plan is considered 19% lower than anticipated. 
 Outdoor pool work allownace is considered 21% lower considering external pool deck, pool 

work, plant and equipment required. Detailed price breakdown is required for further 
evaluation.  

 Allowance for Gymnasium buliding is considered 8% higher overall. As there are no detailed 
price breakdown available, it could be due to differences in assumed building height, finishes 
scheme, which is recommended to be further clarified with architect, and consultant.  

 Similar to cost plan option 2H, certain scope items related to site preparation, external work 
and services have not been considered.  

3. COST PLAN REVIEW  

Option 2H(Without Gymnasium) 

 

  

OPTION 2H without Gymnasium  DEED  BLUE STONE COST PLAN TCUBED COST PLAN VARIANCE

1 PRELIMINARIES & MARGINS  $                  3,062,371 7,575,290$                     7,685,352$                   $110,062
2 DEMOLITION WORK & SITE PREPARATION  $                    860,500 608,790$                       1,385,100$                   $776,310
3 HARD LANDSCAPING  $                    722,000 1,594,250$                     1,664,248$                   $69,998
4 SOFT LANDSCAPING  $                    703,000 150,000$                       333,153$                     $183,153
5 SIGNAGE  $                      10,000 20,000$                         45,000$                       $25,000
6 FACILITIES  $                26,130,300 28,022,750$                  27,265,800$                -$756,950

6.01 AQUATICS - INDOOR 25,510,350$                   25,116,800$                 -$393,550
6.02 OUTDOOR 128,000$                       194,800$                     $66,800
6.03 CAFE/STAFF BUILDING 2,384,400$                     1,954,200$                   -$430,200
6.04 GYMNASIUM EXCL. EXCL. $0

7 SITE SERVICES INFRASTRUCTURE  $                  1,861,311 1,050,000$                     1,329,000$                   $279,000

A TOTAL ESTIMATED CONSTRUCTION COST 
EXCL GST  $                33,349,482 39,021,080$                  39,707,653$                $686,573

10 CLIENT SUPPLY LOOSE FF&E incl IT/AV 
Equipment  $                    336,600 EXCL. 850,000$                     $850,000

11 PROFESSIONAL FEES  $                  2,358,026 3,959,698$                   
12 AUTHORITY FEES  $                    404,233 593,955$                     
14 PROJECT MANAGMENT & ADMIN  $                  2,833,740 EXCL. 1,583,879$                   $1,583,879

13 ESCALATION (assume construction 
commencement Sept 2025)  $                  3,600,804 1,686,626$                     2,543,710$                   $857,084

B TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                42,882,885 45,969,980$                  49,238,896$                $3,268,916

8 DESIGN CONTINGENCY 3,144,579$                     4,355,668$                   $1,211,089
9 CONSTRUCTION CONTINGENCY 3,683,592$                     3,959,698$                   $276,106

C TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                53,397,417 52,798,151$                  57,554,262$                $4,756,111

Colour Key: HIGH LOW

 $ 

5,262,274$                     -$708,621

$ Difference Tcubed - 
Bluestone $  $ Description Ref

 $                10,514,532 
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Demolition and Earthworks 

 Supplied cost plan made no allowances for tree removal, construction of retaining walls 
(northern), and contaminated soil management. 

Facilities  

 Overall, rates allowance appeared reasonable for facilities work.  
 Supplied cost plan allowed Indoor leisure pool (210m2) in lieu of splash pad (143m2) as 

provided in the area schedule by BHA architects. 
 Supplied cost plan has allowed for Gymnastic equipment store area (92m2) where there is no 

gymnasium work involved with this option. Allowance of $410,000 can be removed.  

Hard Landscaping & Soft Landscaping 

 Carpark work is considered reasonable, however supplied cost plan made no allowance for 
hardstands required to services equipment, and public art which have been added on our 
cost plans.  

 Soft landscaping allowances are considered low for the design intent. 
 Service diversion work is considered low for recycled water running underneath Gymnasium 

building assuming it is required to be completed at this stage for future work, however, it is 
to be confirmed whether it is required. 

Others  

 No allownaces are made for loose furniture, AV equipment,and IT equipment, which have 
been added in our cost plans. 

 Escalation - 4% is considered low assuming construction commencement in Sept 2025. 
 No allowances were made for project management and administration work, which has been 

added.  
 Contingency allowance is considered low at early concept design development stage.  
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Option 2J (With Gymnasium)  

 

Demolition and Earthworks 

 Supplied cost plan made no allowances for tree removal, construction of retaining walls 
(eastern), and disposal of contaminated materials. 

Facilities  

 Outdoor pool allowance in the supplied cost plan is considered low (21%) considering pool 
concourse, plant and equipment required. 

 The rate allowed for Gymnasium and Café/ Staff building is considered high 8% overall which 
could be due to to difference in assumed building height, finishes scheme, etc. Detailed 
breakdown is required to further assess and clarify. 

OPTION 2J with Gymnasium  DEED BLUE STONE COST PLAN TCUBED COST PLAN VARIANCE

1 PRELIMINARIES & MARGINS  $                  3,062,371 8,585,937$                     9,174,141$                   $588,204
2 DEMOLITION WORK & SITE PREPARATION  $                    860,500 763,425$                       1,437,100$                   $673,675
3 HARD LANDSCAPING  $                    722,000 1,594,250$                     1,664,248$                   $69,998
4 SOFT LANDSCAPING  $                    703,000 150,000$                       334,939$                     $184,939
5 SIGNAGE  $                      10,000 20,000$                         45,000$                       $25,000
6 FACILITIES  $                26,130,300 32,063,410$                  33,415,300$                $1,351,890

6.01 AQUATICS - INDOOR  $                         -   16,110,650$                   16,597,200$                 $486,550
6.02 AQUATICS - OUTDOOR  $                         -   7,360,760$                     8,929,700$                   $1,568,940
6.03 CAFE/STAFF BUILDING  $                         -   INCL BELOW INCL BELOW
6.04 GYMNASIUM  $                         -   8,592,000$                     7,888,400$                   -$703,600

7 SITE SERVICES INFRASTRUCTURE  $                  1,861,311 1,050,000$                     1,329,000$                   $279,000

A TOTAL ESTIMATED CONSTRUCTION COST 
EXCL GST  $                33,349,482 44,227,022$                  47,399,728$                $3,172,706

10 CLIENT SUPPLY LOOSE FF&E incl IT/AV 
Equipment  $                    336,600 EXCL. 850,000$                     $850,000

11 PROFESSIONAL FEES  $                  2,358,026 4,824,973$                   
12 AUTHORITY FEES  $                    404,233 723,746$                     
14 PROJECT MANAGMENT & ADMIN  $                  2,833,740 EXCL. 1,929,989$                   $1,929,989

13 ESCALATION (assume construction 
commencement Sept 2025)  $                  3,600,804 1,911,645$                     3,099,562$                   $1,187,917

B TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                42,882,885 52,103,000$                  58,827,998$                $6,724,998

8 DESIGN CONTINGENCY 3,564,109$                     5,307,470$                   $1,743,361
9 CONSTRUCTION CONTINGENCY 4,175,033$                     4,824,973$                   $649,940

C TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                53,397,417 59,842,142$                  68,960,441$                $9,118,299

Colour Key: HIGH LOW

 $                10,514,532 

5,964,333$                     -$415,614

 $  $ $ Difference Tcubed - 
BluestoneRef Description  $ 
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Hard Landscaping & Soft Landscaping 

 Carpark work is considered reasonable, however supplied cost plan made no allowance for 
hardstands required to services equipment, and public art which have been added on our 
cost plans.  

 Soft landscaping allowances are considered low for the design intent. 
 Service diversion work is considered low for recycled water running underneath Gymnasium 

building assuming it is required to be completed at this stage for future work, however, it is 
to be confirmed whether it is required. 

Others  

 No allownaces are made for loose furniture, AV equipment,and IT equipment, which have 
been added in our cost plans. 

 Escalation - 4% is considered low assuming construction commencement in Sept 2025. 
 No allowances were made for project management and administration work, which has been 

added.  
 Contingency allowance is considered low at early concept design development stage.  
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4. INDEPENDENT COST PLANS   

4.1 COST SUMMARY  

The following table provides the cost summary of the cost plan prepared for 2H and 2J options. Please 
refer to appendicies for the full breakdown of the cost estimate.  

 

This estimate has been prepared using the documents referenced in Section 4.3 of this report and 
should be considered indicative only until costs can be confirmed by further design, investigations, 
and market pricing. 

 

  

DEED BUDGET OPTION 2H without 
Gymnasium

OPTION 2H with 
Gymnasium

OPTION 2J without 
Gymnasium

OPTION 2J with 
Gymnasium

Description Total
($ Excl GST)

Total
($ Excl GST)

Total
($ Excl GST)

Total
($ Excl GST)

AQUATIC CENTRE
1 PRELIMINARIES & MARGINS  $           3,062,371  $          7,685,352  $         9,147,912  $         7,743,765  $         9,174,141 
2 DEMOLITION WORK & SITE PREPARATION  $             860,500  $          1,385,100  $         1,385,100  $         1,437,100  $         1,437,100 
3 HARD LANDSCAPING  $             722,000  $          1,664,248  $         1,664,248  $         1,664,248  $         1,664,248 
4 SOFT LANDSCAPING  $             703,000  $             333,153  $            333,153  $           334,939  $            334,939 
5 SIGNAGE  $               10,000  $              45,000  $             45,000  $             45,000  $              45,000 

FACILITIES  $         26,130,300  $        27,265,800  $       33,359,800  $       27,455,400  $        33,415,300 
6 AQUATICS - INDOOR  $        25,116,800  $       25,116,800  $       16,597,200  $        16,597,200 
7 OUTDOOR/AQUATICS  $             194,800  $            194,800  $         8,929,700  $         8,929,700 
8 CAFE/STAFF BUILDING  $          1,954,200  $         1,954,200  $         1,928,500  $         1,928,500 
9 GYMNASIUM  EXCL.  $         6,094,000  EXCL.  $         5,959,900 

10 SITE SERVICES INFRASTRUCTURE  $           1,861,311  $          1,329,000  $         1,329,000  $         1,329,000  $         1,329,000 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            33,349,482  $           39,707,653  $          47,264,213  $          40,009,452  $          47,399,728 

17 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $             336,600  $                850,000  $               850,000  $              850,000  $               850,000 
12 PROFESSIONAL FEES  $           2,358,026  $             3,959,698  $            4,811,421  $            4,085,945  $            4,824,973 
13 AUTHORITY FEES  $             404,233  $                593,955  $               721,713  $              612,892  $               723,746 
11 PROJECT MANAGMENT & ADMIN  $           2,833,740  $             1,583,879  $            1,924,568  $            1,634,378  $            1,929,989 

14 ESCALATION (assume construction commencement Sept 
2025)  $           3,600,804  $             2,543,710  $            3,090,857  $            2,624,811  $            3,099,562 

B TOTAL ESTIMATED DEVELOPMENT COST without 
CONTINGENCY EXCL GST  $            42,882,885  $           49,238,896  $          58,662,773  $          49,817,478  $          58,827,998 

15 DESIGN CONTINGENCY  $             4,355,668  $            5,292,563  $            4,494,540  $            5,307,470 
16 CONSTRUCTION CONTINGENCY  $             3,959,698  $            4,811,421  $            4,085,945  $            4,824,973 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            53,397,417  $           57,554,262  $          68,766,757  $          58,397,963  $          68,960,441 

 $            10,514,532 
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OPTION 2H (WITHOUT GYMNASIUM) 

 

 

 

  

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE without Gymnasium
1 PRELIMINARIES & MARGINS  $              7,685,352 24  %  $        32,022,300 

2 DEMOLITION WORK & SITE PREPARATION  $              1,385,100 13,023  m2  $                  106 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 333,153 4,537  m2  $                    73 

5 SIGNAGE  $                  45,000 9,598  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            25,116,800 3,806  m2  $               6,599 

7 OUTDOOR  $                 194,800 395  m2  $                  493 

8 CAFE/STAFF BUILDING  $              1,954,200 317  m2  $               6,165 

9 GYMNASIUM  EXCL. 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 9,598  m2  $                  138 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            39,707,653 4,337  m2  $               9,156 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              3,959,698 10.00  %  $        39,596,983 
13 AUTHORITY FEES  $                 593,955 1.50  %  $        39,596,983 
14 PROJECT MANAGMENT & ADMIN  $              1,583,879 4.00  %  $        39,596,983 
15 ESCALATION (assume construction commencement Sept 2025)  $              2,543,710 5.84  %  $        43,556,682 
16 DESIGN CONTINGENCY  $              4,355,668 10.00  %  $        43,556,682 
17 CONSTRUCTION CONTINGENCY  $              3,959,698 10.00  %  $        39,596,983 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            57,554,262 4,337  m2  $             13,271 

CONCEPT OPTION 2H (WITHOUT GYMNASIUM) Analysis
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OPTION 2H (WITH GYMNASIUM) 

 

 

 

 

 

 

 

 

 

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE with Gymnasium
1 PRELIMINARIES & MARGINS  $              9,147,912 24  %  $        38,116,300 

2 DEMOLITION WORK & SITE PREPARATION  $              1,385,100 13,023  m2  $                  106 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 333,153 3,712  m2  $                    90 

5 SIGNAGE  $                  45,000 8,773  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            25,116,800 3,806  m2  $               6,599 

7 OUTDOOR  $                 194,800 395  m2  $                  493 

8 CAFE/STAFF BUILDING  $              1,954,200 317  m2  $               6,165 

9 GYMNASIUM  $              6,094,000 1,232  m2  $               4,946 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 8,773  m2  $                  151 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            47,264,213 5,569  m2  $               8,487 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              4,811,421 10.00  %  $        48,114,212 
13 AUTHORITY FEES  $                 721,713 1.50  %  $        48,114,212 
14 PROJECT MANAGMENT & ADMIN  $              1,924,568 4.00  %  $        48,114,212 
15 ESCALATION (assume construction commencement Sept 2025)  $              3,090,857 5.84  %  $        52,925,633 
16 DESIGN CONTINGENCY  $              5,292,563 10.00  %  $        52,925,633 
17 CONSTRUCTION CONTINGENCY  $              4,811,421 10.00  %  $        48,114,212 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            68,766,757 5,569  m2  $             12,348 

CONCEPT OPTION 2H (WITH GYMNASIUM) Analysis
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OPTION 2J (WITHOUT GYMNASIUM) 

 

  

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE without Gymnasium
1 PRELIMINARIES & MARGINS  $              7,743,765 24  %  $        32,265,688 

2 DEMOLITION WORK & SITE PREPARATION  $              1,437,100 14,501  m2  $                    99 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 334,939 4,739  m2  $                    71 

5 SIGNAGE  $                  45,000 9,801  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            16,597,200 2,790  m2  $               5,949 

7 AQUATICS - OUTDOOR  $              8,929,700 2,674  m2  $               3,339 

8 CAFE/STAFF BUILDING  $              1,928,500 317  m2  $               6,084 

9 GYMNASIUM  EXCL. 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 9,801  m2  $                  136 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            40,009,452 3,335  m2  $             11,997 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              4,085,945 10.00  %  $        40,859,451 
13 AUTHORITY FEES  $                 612,892 1.50  %  $        40,859,451 
14 PROJECT MANAGMENT & ADMIN  $              1,634,378 4.00  %  $        40,859,451 
15 ESCALATION (assume construction commencement Sept 2025)  $              2,624,811 5.84  %  $        44,945,397 
16 DESIGN CONTINGENCY  $              4,494,540 10.00  %  $        44,945,397 
17 CONSTRUCTION CONTINGENCY  $              4,085,945 10.00  %  $        40,859,451 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            58,397,963 3,335  m2  $             17,511 

CONCEPT OPTION 2J (WITHOUT GYMNASIUM) Analysis
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OPTION 2J (WITH GYMNASIUM) 

 

This concept estimates have been prepared using below scope provided, and the documents 
referenced in Section 4.3 of this report. It should be considered indicative only until costs can be 
confirmed by further design, investigations, and market pricing. 

 

 

 

 

 

  

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE with Gymnasium
1 PRELIMINARIES & MARGINS  $              9,174,141 24  %  $        38,225,588 

2 DEMOLITION WORK & SITE PREPARATION  $              1,437,100 14,501  m2  $                    99 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 334,939 3,915  m2  $                    86 

5 SIGNAGE  $                  45,000 8,977  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            16,597,200 2,790  m2  $               5,949 

7 AQUATICS - OUTDOOR  $              8,929,700 2,674  m2  $               3,339 

8 CAFE/STAFF BUILDING  $              1,928,500 317  m2  $               6,084 

9 GYMNASIUM  $              5,959,900 1,232  m2  $               4,838 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 8,977  m2  $                  148 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            47,399,728 4,566  m2  $             10,381 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              4,824,973 10.00  %  $        48,249,727 
13 AUTHORITY FEES  $                 723,746 1.50  %  $        48,249,727 
14 PROJECT MANAGMENT & ADMIN  $              1,929,989 4.00  %  $        48,249,727 
15 ESCALATION (assume construction commencement Sept 2025)  $              3,099,562 5.84  %  $        53,074,700 
16 DESIGN CONTINGENCY  $              5,307,470 10.00  %  $        53,074,700 
17 CONSTRUCTION CONTINGENCY  $              4,824,973 10.00  %  $        48,249,727 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            68,960,441 4,566  m2  $             15,103 

CONCEPT OPTION 2J (WITH GYMNASIUM) Analysis
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4.2 AREA SCHEDULE  

 
Above areas have been adopted for our independent cost plan purpose as per area schedule provided.  

4.3 DOCUMENTS USED  

We note the following information used in the preparation of this cost estimate:  

Drawings & Reports:  
 MP000 - MASTERPLAN PRECINCT WORK PLAN 

 MP001 - MASTERPLAN PRECINCT 2 PLAN 

 MP002 - MASTERPLAN PRECINCT 3 PLAN 

 MP114 - SCHEMATIC PLAN OPTION 2H 

 MP115 - SCHEMATIC PLAN OPTION 2J 

 Blue Stone Management Cost Plan No.1 (Rev2) dated on 02nd July 2024 

 Area Schedule - 24002 Carnes Hill Aqua cs and Recrea onal Centre SOA V5 02.07.24 

 00 Masterplan Op ons Schedule 09.07.24 Dra   

 Deed Budget Breakdown and Requested Adjustments 
 
 
 
 
 

  

 OPTION 2H (with 
Gymnasium) 

 OPTION 2H 
(without 

Gymnasium) 

 OPTION 2J (with 
Gymnasium) 

 OPTION 2J (without 
Gymnasium) 

 Area  Area  Area  Area 
m2 m2 m2 m2

FECA 
AQUATIC FACILITIES - INDOOR 1,934                     1,934                       933                        933                         
PLANT 965                        965                          965                        965                         
STORAGE 228                        228                          228                        228                         
POOL AMENITIES 349                        349                          349                        349                         
FOYER AND RECEPTION 314                        314                          314                        314                         
STAFF/CAFÉ BUILDING 318                        318                          317                        317                         
GYMNASTICS FACILITIES 1,232                     EXCL. 1,232                     EXCL.
GYMNASTICS AMENITIES INCL. EXCL. INCL. EXCL.

Subtotal - FECA 5,340                     4,108                       4,338                     3,106                       
UCA
ENTRY 106                        106                          106                        106                         
LOADING DOCK 123                        123                          123                        123                         
TOTAL GFA 5,569                     4,337                       4,567                     3,335                       
EXTERNAL 
OUTDOOR/ OUTDOOR AQUATICS 395                        395                          2,673                     2,673                       
CARPARK 4,833                     4,833                       4,833                     4,833                       
Total 10,797                   9,565                       12,073                   10,841                     

Description

AREA SCHEDULE
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4.4 ASSUMPTIONS & EXCLUSIONS 

Demolition and Site Preparation 

 No allowance made for the removal and disposal of asbestos materials from existing site 
structures.  

 Assume minor levelling is required to new proposed facilities, and external hard scaped work. 
 No allowance has been made for excavation in rock.  
 Assume 3m high retaining wall (along Cowpasture road) to eastern side of the Aquatic centre  
 Remediation work has been allowed as provisional sum of $180,000.  

Facilities  

 Assume 25m Pool indoor aquatic centre for Option 2H is 8m tall building and assume indoor 
aquatic centre for Option 2J is 7m high.  

 Assume Gymnastic building is double height (7m High) with an upper floor for Viewing Gallery/ 
Lounge/ Community with stair and lift access.   

 Assume Indoor pool store is double storey with stair access.   

External Work 

 No allowance has been made for covered walkway linking different facilities.  
 No roundabout and slip laneway have been allowed.  
 No allowances have been made for access roadwork as it is assumed to be completed as part 

of Precinct 2 work.  
 No allowances have been made for fences or the like.  

Services Infrastructure  

 Allowance has been made for 100kW solar PV system. No allowances have been made for 
solar PV batteries.  

 No allowances have been made for rainwater harvesting tank.  
 Allowances have been made for external lighting, and CCTV system across the proposed hard 

scaped paved area only with assumption of 1 in 500m2. 
 No allowances have been made for undergrounding work of 33kV endeavour energy 

electricity main.  
 Allowances has been made for minor recycled water diversion at this cost plan, however, no 

allowances have been made for diversion of sewer running through the site.  

Specific Inclusions  

 Contractor’s preliminaries and margins at 24% of trade cost.  
 Design contingency at 10% of Design and Construction cost, and Construction contingency at 

10% of Construction cost.  
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 Professional fees at 10% of construction cost.  
 Authority fees at 1.5% of construction cost, which is to be investigated and confirmed with 

planner, and associated consultants. 
 Escalation – assume construction commencement of September 2025.  
 Project Management and Administration cost at 4% of construction cost  

General Exclusions 

The following have been excluded from this cost plan; 

1. Staging Costs 
2. Temporary works  
3. Legal fees 
4. Solar PV batteries  
5. Electric Vehicle Charging & associated work.   
6. Green star requirements  
7. All works outside boundary (e.g. roadworks, public domain landscaping and paths, public 

utility works, etc), unless otherwise noted.  
8. No risk allowances have been made to account for the current uncertainty in the 

construction market due to covid-19, e.g. unavailability of trades or materials, shortage of 
staff, lack of competitive trade pricing received, increased freight costs, etc.  

9. GST. 
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APPENDIX A – TCUBED INDEPENDENT COST PLANS  

  

OPTION 2H (WITH GYMNASIUM)  
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TCubed Consulting Page 1 of 926/07/2024 01:53:03 pm

SUMMARY

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

Code Description Quantity Unit Rate Subtotal Factor Total

COST PLAN - AQUATIC CENTRE 
OPTION 2H with Gymnasium

1 PRELIMINARIES & MARGINS 24 % 38,116,300 9,147,912 9,147,912
2 DEMOLITION WORK & SITE PREPARATION 13,023 m2 106 1,385,100 1,385,100
3 HARD LANDSCAPING 5,062 m2 329 1,664,248 1,664,248
4 SOFT LANDSCAPING 3,712 m2 90 333,153 333,153
5 SIGNAGE 8,773 m2 5 45,000 45,000

FACILITIES
6 AQUATICS - INDOOR 3,806 m2 6,599 25,116,800 25,116,800
7 OUTDOOR 395 m2 493 194,800 194,800
8 CAFE/STAFF BUILDING 317 m2 6,165 1,954,200 1,954,200
9 GYMNASIUM 1,232 m2 4,946 6,094,000 6,094,000
10 SITE SERVICES INFRASTRUCTURE 8,773 m2 151 1,329,000 1,329,000

TOTAL ESTIMATED CONSTRUCTION COST EXCL
GST

5,569 m2 8,487 47,264,212 47,264,212

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment 1 Item 850,000 850,000 850,000
12 PROFESSIONAL FEES 10 % 48,114,212 4,811,421 4,811,421
13 AUTHORITY FEES 1.50 % 48,114,212 721,713 721,713
14 PROJECT MANAGMENT & ADMIN 4 % 48,114,212 1,924,568 1,924,568
15 ESCALATION (assume construction

commencement Sept 2025)
5.84 % 52,925,633 3,090,857 3,090,857

16 DESIGN CONTINGENCY 10.00 % 52,925,633 5,292,563 5,292,563
17 CONSTRUCTION CONTINGENCY 10.00 % 48,114,212 4,811,421 4,811,421

TOTAL ESTIMATED DEVELOPMENT COST EXCL
GST 

5,569 m2 12,348 68,766,757 68,766,757

68,766,757
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

2 DEMOLITION WORK & SITE PREPARATION

DEMOLITION 

2.1 Allow for tree removal (Assume 20 trees) 1 item 20,000.00 20,000 20,000

2.2 Capping of underground services - if required 1 Pcsum 50,000.00 50,000 50,000

2.3 Allow for removal of existing fence 1 item 4,800.00 4,800 4,800

Retain and Protect

2.4 Allow for Environmental Protection Works; incl.
retaining and protecting trees 

1 item 50,000.00 50,000 50,000

SITE PREPARATION 

2.5 Site Clearance - Strip turf and topsoil and remove
from site. 

13,023 m2 12.00 156,276 156,276

Bulk Earthworks

2.6 Allow to cut and fill for building areas (Facilities) to
retaining walls

5,793 m2 45.00 260,685 260,685

2.7 Allow to cut and fill for Carpark, and other
pavement area. 

4,833 m2 25.00 120,825 120,825

2.8 Contaminated soil management per LCC memo
incl. AoC1 manage illegal stockpiles (140m3),
AoC1 manage contamined fill (200m2), AoC2
manage asbestos hotspot (16m2), AoC3 asbestos
soil (4m2 + 6m2)

1.00 item 180,000.00 180,000 180,000

2.9 Allow for Imported fill to backfill over excavation as
capping layer

1.00 item 37,500.00 37,500 37,500

RETAINING WALLS 

2.10 Allow for retaining walls to eastern side of facilites
[3mH] including battering and footings 

1 Item 504,952.80 504,953 504,953

DEMOLITION WORK & SITE PREPARATION TOTAL 1,385,100

TCubed Consulting Page 2 of 926/07/2024 01:53:03 pm
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

3 HARD LANDSCAPING

Carpark - Ground Level Only 

3.1 Allow for on grade carpark - assume asphalt 4,833 m2 153.00 739,449 739,449

3.2 Linemarking, kerb, and other metalwork  including
fixtures required. 

1 Item 363,000.00 363,000 363,000

3.3 Ramp and stair access 1 Item 85,000.00 85,000 85,000

3.4 Access Slip Road - assume as part of Precinct 2
work. 

EXCL EXCL 

3.5 pavement - asphalt 2,528 m2 153.00 386,784 EXCL

3.6 Kerb linemarking 1 Item 189,000.00 189,000 EXCL

3.7 crossover and drainage work 1 Item 148,744.25 148,744 EXCL

Others 

3.8 Hardstands for plant equipment, substations,
boosters etc. 

1 Item 100,000.00 100,000 100,000

Loading Dock

3.9 Loading dock and associated works with no
awning.

123 m2 875.60 107,699 107,699

Entry 

3.10 Allowed for entry area with partial awning. 106.00 m2 770.00 81,620 81,620

Artwork 

3.11 Public Art 1.00 Item 100,000.00 100,000.00 100,000

External concrete concourse

3.12 External concrete concourse structure, floor
finishes, and services

INCL
ELSEWHERE 

0

3.13 Allow for umbrellas 4 no 7,220.00 28,880 28,880

3.14 External furniture 1 Item 48,600.00 48,600 48,600

3.15 Allow for drinking fountains 1 Item 10,000.00 10,000 10,000

HARD LANDSCAPING TOTAL 1,664,248

4 SOFT LANDSCAPING

SOFT LANDSCAPING

4.1 Gardens - Allow to make good disturbed areas [adj
aquatic centre only]

3,712 m2 8.00 29,696 29,696

4.2 Landscaping work - turfing 2,713 m2 45.00 122,085 122,085

4.3 Circular planter 1 item 20,900.00 20,900 20,900

4.4 Allow for trees planting 22 No 5,917.50 130,185 130,185

4.5 Landscaping Maintenance part of landscaping
contract - 12months 

1 Item 30,286.60 30,287 30,287

SOFT LANDSCAPING TOTAL 333,153

TCubed Consulting Page 3 of 926/07/2024 01:53:03 pm
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

5 SIGNAGE

5.1 Allow for signage 1 Item 45,000.00 45,000 45,000

SIGNAGE TOTAL 45,000

TCubed Consulting Page 4 of 926/07/2024 01:53:03 pm
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

6 AQUATICS - INDOOR 

Aquatic Indoor comprises Indoor 25m pool, Indoor
learn-to-swim pool, Indoor splash pad, Indoor
grandstand, Indoor pool storage, Change room,
Entry, Foyer & Retail, Reception, Plant room

Note

6.1 SUBSTRUCTURE incl Piling and topping slab 3,209 m2 550.00 1,764,950 1,764,950

6.2 COLUMNS 3,806 m2 140.00 532,840 532,840

6.3 UPPER FLOORS 597 m2 550 328,350 328,350

6.4 STAIRCASES 597 m2 99.66 59,500 59,500

6.5 ROOF (Considering Green star requirement) 3,209 m2 1,050.00 3,369,450 3,369,450

6.6 EXTERNAL WALLS [8mH] 2,323 m2 1,800.00 4,181,400 4,181,400

6.7 WINDOWS 3,209 m2 INCL 0

6.8 EXTERNAL DOORS 3,209 m2 INCL 0

6.9 INTERNAL WALLS 2,417 m2 402.50 972,843 972,843

6.10 INTERNAL SCREENS 3,806 m2 28.00 106,568 106,568

6.11 INTERNAL DOORS 3,806 m2 20.00 76,120 76,120

6.12 WALL FINISHES 3,806 m2 210.00 799,260 799,260

6.13 FLOOR FINISHES 3,806 m2 134.13 510,508 510,508

6.14 CEILING FINISHES 3,806 m2 200.00 761,200 761,200

6.15 FITMENTS INCL SEATING 3,806 m2 296.64 1,129,000 1,129,000

6.16 SPECIAL EQUIPMENT 3,806 m2 EXCL 0

6.17 HYDRAULICS 3,806 m2 332.97 1,267,300 1,267,300

6.18 MECHANICAL 3,806 m2 595.65 2,267,060 2,267,060

6.19 FIRE PROTECTION 3,806 m2 63.75 242,633 242,633

6.20 ELECTRICAL 3,806 m2 520.00 1,979,120 1,979,120

6.21 VERTICAL TRANSPORTATION 3,806 m2 0.00 NIL 0

SUBTOTAL 3,806 m2 5,346.32 20,348,101 20,348,101

INDOOR POOLS & ASSOCIATED WORK 

6.22 25m Pool 625 m2 4,100.00 2,562,500 2,562,500

6.23 Learn To Swim Pool 198 m2 3,700.00 732,600 732,600

6.24 Splash pad with water features 143 m2 6,800.00 972,400 972,400

6.25 BUILDER'S WORK IN CONNECTION 5 % 10,023,613 501,181 501,181

6.26 EXTERNAL WORKS m2 INCL
ELSEWHERE 

0

6.27 EXTERNAL SERVICES m2 INCL
ELSEWHERE 

0

EXCLUSIONS 

Audio Visual Excl 

Loose Furniture Excl 

Operator Equipment Excl 

AQUATICS - INDOOR  TOTAL 25,116,800
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

7 OUTDOOR 

Outdoor - External concrete concourse only Note

7.1 SUBSTRUCTURE 395 m2 223.09 88,119 88,119

7.2 FLOOR FINISHES - TILING 395 m2 195.00 77,025 77,025

7.3 FITMENTS - included in "External Work" 395 m2 INCL 0

7.4 HYDRAULICS - Stormwater 395 m2 35.00 13,825 13,825

7.5 ELECTRICAL - assume fixed to building facade 395 m2 40.00 15,800 15,800

OUTDOOR  TOTAL 194,800

8 CAFE/STAFF BUILDING

8.1 SUBSTRUCTURE 320 m2 370.00 118,400 118,400

8.2 COLUMNS 320 m2 75.00 24,000 24,000

8.3 UPPER FLOORS 320 m2 NIL 0

8.4 STAIRCASES 320 m2 NIL 0

8.5 ROOF 320 m2 700.00 224,000 224,000

8.6 EXTERNAL WALLS - 4.5mH 357 m2 1,300.00 464,100 464,100

8.7 WINDOWS 320 m2 INCL 0

8.8 EXTERNAL DOORS 320 m2 INCL 0

8.9 INTERNAL WALLS 250 m2 405.00 101,250 101,250

8.10 INTERNAL SCREENS 320 m2 35.00 11,200 11,200

8.11 INTERNAL DOORS 320 m2 65.00 20,800 20,800

8.12 WALL FINISHES 320 m2 170.00 54,400 54,400

8.13 FLOOR FINISHES 320 m2 250.00 80,000 80,000

8.14 CEILING FINISHES 320 m2 150.00 48,000 48,000

8.15 FITMENTS 320 m2 468.75 150,000 150,000

8.16 SPECIAL EQUIPMENT (KITCHEN EQUIPMENT) 320 m2 625.00 200,000 200,000

8.17 HYDRAULICS 320 m2 350.00 112,000 112,000

8.18 MECHANICAL 320 m2 506.25 162,000 162,000

8.19 FIRE PROTECTION 320 m2 120.00 38,400 38,400

8.20 ELECTRICAL 320 m2 400.00 128,000 128,000

8.21 VERTICAL TRANSPORTATION 320 m2 NIL 0

8.22 BUILDER'S WORK IN CONNECTION 4 % 440,400.00 17,616 17,616

8.23 EXTERNAL WORKS m2 INCL
ELSEWHERE

0

8.24 EXTERNAL SERVICES m2 INCL
ELSEWHERE

0

Exclusion 

Loose Furniture Excl 

CAFE/STAFF BUILDING TOTAL 1,954,200
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

9 GYMNASIUM 

Single Storey Note 

9.1 SUBSTRUCTURE incl Piling 944 m2 370 349,280 349,280

9.2 COLUMNS 944 m2 150 141,600 141,600

9.3 UPPER FLOORS - MEZZANINE m2 550 NIL 0

9.4 STAIRCASES m.rise 5,800 NIL 0

9.5 ROOF 944 m2 982 927,008 927,008

9.6 EXTERNAL WALLS (7mH) 984 m2 1,100 1,082,400 1,082,400

9.7 WINDOWS m2 INCL 0

9.8 EXTERNAL DOORS 944 m2 60 56,640 56,640

9.9 INTERNAL WALLS 944 m2 80 75,520 75,520

9.10 INTERNAL SCREENS 944 m2 15 14,160 14,160

9.11 INTERNAL DOORS 944 m2 18 16,992 16,992

9.12 WALL FINISHES 944 m2 220 207,680 207,680

9.13 FLOOR FINISHES - timber 944 m2 480 453,120 453,120

9.14 CEILING FINISHES 944 m2 250 236,000 236,000

9.15 FITMENTS 944 m2 180 169,920 169,920

9.16 SPECIAL EQUIPMENT 944 m2 EXCL 0

9.17 HYDRAULICS 944 m2 120 113,280 113,280

9.18 MECHANICAL 944 m2 360 339,840 339,840

9.19 FIRE PROTECTION 944 m2 45 42,480 42,480

9.20 ELECTRICAL 944 m2 350 330,400 330,400

9.21 VERTICAL TRANSPORTATION m2 NIL 0

9.22 BUILDER'S WORK IN CONNECTION 5 % 826,000 41,300 41,300

9.23 EXTERNAL WORKS m2 INCL 0

9.24 EXTERNAL SERVICES m2 INCL 0

EXCLUSIONS 

Audio Visual Excl 

Owner Operator Equipment - Gym Equipment Excl 

Loose Furniture Excl 

First Floor/Mezzanine - above staff/cafe area
(Extra Over)

Note 

9.25 SUBSTRUCTURE incl Piling 0 m2 NIL 0

9.26 COLUMNS 288 m2 150 43,200 1.0600 45,792

9.27 UPPER FLOORS - MEZZANINE 288 m2 550 158,400 1.0600 167,904

9.28 STAIRCASES 288 m2 215 61,860 1.0600 65,572

9.29 ROOF 0 m2 NIL 0

9.30 EXTERNAL WALLS (2.5mH) 128 m2 1,300 166,400 1.0600 176,384

9.31 WINDOWS 288 m2 INCL 0

9.32 EXTERNAL DOORS 288 m2 INCL 0

9.33 INTERNAL WALLS 288 m2 280 80,640 1.0600 85,478
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

9.34 INTERNAL SCREENS 288 m2 20 5,760 1.0600 6,106

9.35 INTERNAL DOORS 288 m2 80 23,040 1.0600 24,422

9.36 WALL FINISHES 288 m2 220 63,360 1.0600 67,162

9.37 FLOOR FINISHES - CARPET 288 m2 120 34,560 1.0600 36,634

9.38 CEILING FINISHES 288 m2 250 72,000 1.0600 76,320

9.39 FITMENTS 288 m2 1,110 319,600 1.0600 338,776

9.40 SPECIAL EQUIPMENT 0 m2 EXCL 0

9.41 HYDRAULICS 288 m2 100 28,800 1.0600 30,528

9.42 MECHANICAL 288 m2 350 100,800 1.0600 106,848

9.43 FIRE PROTECTION 288 m2 45 12,960 1.0600 13,738

9.44 ELECTRICAL 288 m2 250 72,000 1.0600 76,320

9.45 VERTICAL TRANSPORTATION - LIFT 1 Item 150,000 150,000 1.0600 159,000

9.46 BUILDER'S WORK IN CONNECTION 5 % 364,560 18,228 1.0600 19,322

9.47 EXTERNAL WORKS 288 m2 INCL 0

9.48 EXTERNAL SERVICES 288 m2 INCL 0

GYMNASIUM  TOTAL 6,094,000
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

10 SITE SERVICES INFRASTRUCTURE

External Services

10.1 Stormwater services to hardscaped areas
(carpark, roadworks, etc) including all pits, filtration
system, etc. 

1 item 180,000 180,000.00 180,000

10.2 Rainwater tank (Provisional) - above ground 1 pcsum 30,000 30,000 30,000

10.3 External Light Poles incl structure and footings to
hard scaped area only. 

1 Item 130,000 130,000 130,000

10.4 CCTV throughout external carpark area 1 Item 60,000 60,000 60,000

10.5 Solar PV System - assume 100kW 1 Item 150,000 150,000 150,000

Solar PV Batteries Excl

EV charging unit Excl 

Rainwater Harvesting Tank Excl 

Services Connections 

10.6 Substation / Kiosk Upgrades including electricity
connection, ASP1 design, local network
connection and temporary Generator cutover.
(Excl Feeder) 

1 item 450,000 450,000 450,000

10.7 HV Power Lines moved underground 1 item EXCLUDED 0

10.8 Fire hydrants, boosters etc 1 item 90,000 90,000 90,000

10.9 Sewer Connection 1 item 35,000 35,000 35,000

10.10 Water Connection 1 item 30,000 30,000 30,000

10.11 Comms Connection 1 item 25,000 25,000 25,000

Generator Excl

Services Diversions 

10.12 Sewer main diversion - 450mm assume not
required. 

1 Pcsum 0 EXCL 0

10.13 Recycled water diversion - 300mm 1 Pcsum 149,000 149,000 149,000

SITE SERVICES INFRASTRUCTURE TOTAL 1,329,000

11 CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT

11.1 LOOSE FF&E 1 pcsum 300,000.00 300,000 300,000

11.2 AUDIO VISUAL 1 pcsum 400,000.00 400,000 400,000

11.3 IT EQUIPMENT 1 pcsum 120,000.00 150,000 150,000

CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT TOTAL 850,000
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OPTION 2J (WITH GYMNASIUM)  
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SUMMARY

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

Code Description Quantity Unit Rate Subtotal Factor Total

COST PLAN - AQUATIC CENTRE 
OPTION 2J with Gymnasium

1 PRELIMINARIES & MARGINS 24 % 38,225,587 9,174,141 9,174,141
2 DEMOLITION WORK & SITE PREPARATION 14,501 m2 99 1,437,100 1,437,100
3 HARD LANDSCAPING 5,062 m2 329 1,664,248 1,664,248
4 SOFT LANDSCAPING 3,915 m2 86 334,939 334,939
5 SIGNAGE 8,977 m2 5 45,000 45,000

FACILITIES
6 AQUATICS - INDOOR 2,790 m2 5,949 16,597,200 16,597,200
7 AQUATICS - OUTDOOR 2,674 m2 3,339 8,929,700 8,929,700
8 CAFE/STAFF BUILDING 317 m2 6,084 1,928,500 1,928,500
9 GYMNASIUM 1,232 m2 4,838 5,959,900 5,959,900
10 SITE SERVICES INFRASTRUCTURE 8,977 m2 148 1,329,000 1,329,000

TOTAL ESTIMATED CONSTRUCTION COST EXCL
GST

4,566 m2 10,381 47,399,727 47,399,727

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment 1 Item 850,000 850,000 850,000
12 PROFESSIONAL FEES 10 % 48,249,727 4,824,973 4,824,973
13 AUTHORITY FEES 1.50 % 48,249,727 723,746 723,746
14 PROJECT MANAGMENT & ADMIN 4 % 48,249,727 1,929,989 1,929,989
15 ESCALATION (assume construction

commencement Sept 2025)
5.84 % 53,074,700 3,099,562 3,099,562

16 DESIGN CONTINGENCY 10.00 % 53,074,700 5,307,470 5,307,470
17 CONSTRUCTION CONTINGENCY 10.00 % 48,249,727 4,824,973 4,824,973

TOTAL ESTIMATED DEVELOPMENT COST EXCL
GST 

4,566 m2 15,103 68,960,440 68,960,440

  
68,960,440
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

2 DEMOLITION WORK & SITE PREPARATION

DEMOLITION 

2.1 Allow for tree removal (Assume 20 trees) 1 item 20,000.00 20,000 20,000

2.2 Capping of underground services - if required 1 Pcsum 50,000.00 50,000 50,000

2.3 Allow for removal of existing fence 1 item 4,800.00 4,800 4,800

Retain and Protect

2.4 Allow for Environmental Protection Works; incl.
retaining and protecting trees 

1 item 50,000.00 50,000 50,000

SITE PREPARATION 

2.5 Site Clearance - Strip turf and topsoil and remove
from site. 

14,501 m2 12.00 174,012 174,012

Bulk Earthworks

2.6 Allow to cut and fill for building areas (Facilities) to
retaining walls

7,092 m2 45.00 319,140 319,140

2.7 Allow to cut and fill for Carpark, and other
pavement area. 

4,833 m2 20.00 96,660 96,660

2.8 Contaminated soil management per LCC memo
incl. AoC1 manage illegal stockpiles (140m3),
AoC1 manage contamined fill (200m2), AoC2
manage asbestos hotspot (16m2), AoC3 asbestos
soil (4m2 + 6m2)

1.00 item 180,000.00 180,000 180,000

2.9 Allow for Imported fill to backfill over excavation as
capping layer

1.00 item 37,500.00 37,500 37,500

RETAINING WALLS 

2.10 Allow for retaining walls to eastern side of facilites
[3mH]

1 Item 504,952.80 504,953 504,953

DEMOLITION WORK & SITE PREPARATION TOTAL 1,437,100
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

3 HARD LANDSCAPING

Carpark - Ground Level Only 

3.1 Allow for on grade carpark - assume asphalt
(allowed as indicated in the drawing)

4,833 m2 153.00 739,449 739,449

3.2 Linemarking, kerb, and other metalwork  including
fixtures required. 

1 Item 363,000.00 363,000 363,000

3.3 Ramp and stair access to the carpark 1 Item 85,000.00 85,000 85,000

3.4 Access Slip Road - assume as part of Precinct 2
work. 

EXCL EXCL 

3.5 pavement - asphalt 2,528 m2 153.00 386,784 EXCL

3.6 Kerb linemarking 1 Item 189,000.00 189,000 EXCL

3.7 crossover and drainage work 1 Item 148,744.25 148,744 EXCL

Others 

3.8 Hardstands for plant equipment, substations,
boosters etc. 

1 Item 100,000.00 100,000 100,000

Loading Dock

3.9 Loading dock and associated works with no
awning

123 m2 875.60 107,699 107,699

Entry 

3.10 Allowed for entry area with partial awning 106 m2 770.00 81,620 81,620

Artwork 

3.11 Public Art 1.00 Item 100,000.00 100,000.00 100,000

External concrete concourse

3.12 External concrete concourse structure, floor
finishes, and services

INCL
ELSEWHERE 

0

3.13 Allow for umbrellas 4 no 7,220.00 28,880 28,880

3.14 External furniture 1 Item 48,600.00 48,600 48,600

3.15 Allow for drinking fountains 1 Item 10,000.00 10,000 10,000

HARD LANDSCAPING TOTAL 1,664,248
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

4 SOFT LANDSCAPING

SOFT LANDSCAPING

4.1 Gardens - Allow to make good disturbed areas [adj
aquatic centre only]

3,915 m2 8.00 31,320 31,320

4.2 Landscaping work - turfing 2,713 m2 45.00 122,085 122,085

4.3 Circular planter 1 item 20,900.00 20,900 20,900

4.4 allow for trees planting 22 No 5,917.50 130,185 130,185

Maintenance (12 months)

4.5 Landscaping Maintenance part of landscaping
contract - 12months 

1 Item 30,449.00 30,449 30,449

SOFT LANDSCAPING TOTAL 334,939

5 SIGNAGE

5.1 Allow for signage 1 Item 45,000.00 45,000 45,000

SIGNAGE TOTAL 45,000
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

6 AQUATICS - INDOOR 

Aquatic Indoor comprises Indoor Indoor
learn-to-swim pool, Indoor leisure pool, Indoor pool
storage, Change room, Entry, Foyer& Retail,
Reception, Plant room

Note

6.1 SUBSTRUCTURE incl Piling and topping slab 2,193 m2 550.00 1,206,150 1,206,150

6.2 COLUMNS 2,790 m2 120.00 334,800 334,800

6.3 UPPER FLOORS 597 m2 550 328,350 328,350

6.4 STAIRCASES 597 m2 99.66 59,500 59,500

6.5 ROOF (Considering Green star requirement) 2,193 m2 950.00 2,083,350 2,083,350

6.6 EXTERNAL WALLS [7mH] 1,681 m2 1,800.00 3,025,800 3,025,800

6.7 WINDOWS 2,790 m2 INCL 0

6.8 EXTERNAL DOORS 2,790 m2 INCL 0

6.9 INTERNAL WALLS 1,400 m2 402.50 563,500 563,500

6.10 INTERNAL SCREENS 2,790 m2 28.00 78,120 78,120

6.11 INTERNAL DOORS 2,790 m2 20.00 55,800 55,800

6.12 WALL FINISHES 2,790 m2 170.00 474,300 474,300

6.13 FLOOR FINISHES 2,790 m2 133.24 371,734 371,734

6.14 CEILING FINISHES 2,790 m2 200.00 558,000 558,000

6.15 FITMENTS 2,790 m2 239.54 668,303 668,303

6.16 SPECIAL EQUIPMENT 2,790 m2 EXCL 0

6.17 HYDRAULICS 2,790 m2 450.00 1,255,500 1,255,500

6.18 MECHANICAL 2,790 m2 423.63 1,181,934 1,181,934

6.19 FIRE PROTECTION 2,790 m2 63.75 177,863 177,863

6.20 ELECTRICAL 2,790 m2 520.00 1,450,800 1,450,800

6.21 VERTICAL TRANSPORTATION 2,790 m2 0.00 NIL 0

SUBTOTAL 2,790 m2 4,972.69 13,873,804 13,873,804

INDOOR POOLS & ASSOCIATED WORK 

6.22 Learn To Swim Pool 198 m2 3,700.00 732,600 732,600

6.23 Leisure Pool with water features 143 m2 6,800.00 972,400 972,400

6.24 Spa/Steam/Sauna 139 m2 5,000.00 695,000 695,000

6.25 BUILDER'S WORK IN CONNECTION 5 % 6,466,096.8
0

323,305 323,305

6.26 EXTERNAL WORKS m2 INCL
ELSEWHERE 

0

6.27 EXTERNAL SERVICES m2 INCL
ELSEWHERE 

0

EXCLUSIONS 

Audio Visual Excl 

Loose Furniture Excl 

Operator Equipment Excl 

AQUATICS - INDOOR  TOTAL 16,597,200
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

7 AQUATICS - OUTDOOR

Aquatic Outdoor comprises Outdoor grandstand,
Outdoor 50m pool, Outdoor seats, Cabana area

Note

DECK STRUCTURE Note

7.1 SUBSTRUCTURE incl Piling and topping slab 2,674 m2 550.00 1,470,700 1,470,700

7.2 INTERNAL WALLS - PLANT 2,674 m2 80.00 213,920 213,920

7.3 FLOOR FINISHES - TILING 2,674 m2 127.50 340,935 340,935

7.4 FITMENTS 2,674 m2 259.35 693,495 693,495

7.5 SPECIAL EQUIPMENT 2,674 m2 EXCL 0

7.6 HYDRAULICS 2,674 m2 200.00 534,800 534,800

7.7 MECHANICAL 2,674 m2 NIL 0

7.8 ELECTRICAL 2,674 m2 400.00 1,069,600 1,069,600

OUTDOOR POOLS & ASSOCIATED WORK 

7.9 50m Pool 1,165 m2 3,700.00 4,310,500 4,310,500

7.10 BUILDER'S WORK IN CONNECTION 5 % 5,914,900 295,745 295,745

7.11 EXTERNAL WORKS m2 INCL
ELSEWHERE 

0

7.12 EXTERNAL SERVICES m2 INCL
ELSEWHERE 

0

EXCLUSIONS 

Audio Visual Excl 

Loose Furniture Excl 

Operator Equipment Excl 

AQUATICS - OUTDOOR TOTAL 8,929,700
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

8 CAFE/STAFF BUILDING

8.1 SUBSTRUCTURE 317 m2 370.00 117,290 117,290

8.2 COLUMNS 317 m2 75.00 23,775 23,775

8.3 UPPER FLOORS 317 m2 NIL 0

8.4 STAIRCASES 317 m2 NIL 0

8.5 ROOF 317 m2 700.00 221,900 221,900

8.6 EXTERNAL WALLS - 4.5mH 327 m2 1,300.00 425,100 425,100

8.7 WINDOWS 317 m2 INCL 0

8.8 EXTERNAL DOORS 317 m2 INCL 0

8.9 INTERNAL WALLS 303 m2 405.00 122,715 122,715

8.10 INTERNAL SCREENS 317 m2 35.00 11,095 11,095

8.11 INTERNAL DOORS 317 m2 65.00 20,605 20,605

8.12 WALL FINISHES 317 m2 170.00 53,890 53,890

8.13 FLOOR FINISHES 317 m2 250.00 79,250 79,250

8.14 CEILING FINISHES 317 m2 150.00 47,550 47,550

8.15 FITMENTS 317 m2 473.19 150,000 150,000

8.16 SPECIAL EQUIPMENT (KITCHEN EQUIPMENT) 317 m2 630.91 200,000 200,000

8.17 HYDRAULICS 317 m2 350.00 110,950 110,950

8.18 MECHANICAL 317 m2 511.04 162,000 162,000

8.19 FIRE PROTECTION 317 m2 120.00 38,040 38,040

8.20 ELECTRICAL 317 m2 400.00 126,800 126,800

8.21 VERTICAL TRANSPORTATION 317 m2 NIL 0

8.22 BUILDER'S WORK IN CONNECTION 4 % 437,790.00 17,512 17,512

8.23 EXTERNAL WORKS m2 INCL
ELSEWHERE

0

8.24 EXTERNAL SERVICES m2 INCL
ELSEWHERE

0

Exclusion 

Loose Furniture Excl 

CAFE/STAFF BUILDING TOTAL 1,928,500
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

9 GYMNASIUM 

Single Storey Note 

9.1 SUBSTRUCTURE incl Piling 944 m2 370 349,280 349,280

9.2 COLUMNS 944 m2 150 141,600 141,600

9.3 UPPER FLOORS - MEZZANINE m2 550 NIL 0

9.4 STAIRCASES m.rise 5,800 NIL 0

9.5 ROOF 944 m2 982 927,008 927,008

9.6 EXTERNAL WALLS (7mH) 984 m2 1,100 1,082,400 1,082,400

9.7 WINDOWS m2 INCL 0

9.8 EXTERNAL DOORS 944 m2 60 56,640 56,640

9.9 INTERNAL WALLS 944 m2 80 75,520 75,520

9.10 INTERNAL SCREENS 944 m2 15 14,160 14,160

9.11 INTERNAL DOORS 944 m2 18 16,992 16,992

9.12 WALL FINISHES 944 m2 220 207,680 207,680

9.13 FLOOR FINISHES - Timber 944 m2 480 453,120 453,120

9.14 CEILING FINISHES 944 m2 250 236,000 236,000

9.15 FITMENTS 944 m2 180 169,920 169,920

9.16 SPECIAL EQUIPMENT 944 m2 EXCL 0

9.17 HYDRAULICS 944 m2 120 113,280 113,280

9.18 MECHANICAL 944 m2 360 339,840 339,840

9.19 FIRE PROTECTION 944 m2 45 42,480 42,480

9.20 ELECTRICAL 944 m2 350 330,400 330,400

9.21 VERTICAL TRANSPORTATION m2 NIL 0

9.22 BUILDER'S WORK IN CONNECTION 5 % 826,000 41,300 41,300

9.23 EXTERNAL WORKS m2 INCL 0

9.24 EXTERNAL SERVICES m2 INCL 0

EXCLUSIONS 

Audio Visual Excl 

Owner Operator Equipment - Gym Equipment Excl 

Loose Furniture Excl 

First Floor/Mezzanine - above staff/cafe area
(Extra Over)

Note 

9.25 SUBSTRUCTURE incl Piling 0 m2 NIL 0

9.26 COLUMNS 288 m2 150 43,200 43,200

9.27 UPPER FLOORS - MEZZANINE 288 m2 550 158,400 158,400

9.28 STAIRCASES 288 m2 215 61,860 61,860

9.29 ROOF 0 m2 INCL 0

9.30 EXTERNAL WALLS (2.5mH) 90 m2 1,300 117,000 117,000

9.31 WINDOWS 288 m2 INCL 0

9.32 EXTERNAL DOORS 288 m2 INCL 0

9.33 INTERNAL WALLS 288 m2 280 80,640 80,640
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

9.34 INTERNAL SCREENS 288 m2 20 5,760 5,760

9.35 INTERNAL DOORS 288 m2 80 23,040 23,040

9.36 WALL FINISHES 288 m2 220 63,360 63,360

9.37 FLOOR FINISHES - CARPET 288 m2 120 34,560 34,560

9.38 CEILING FINISHES 288 m2 250 72,000 72,000

9.39 FITMENTS 288 m2 1,110 319,600 319,600

9.40 SPECIAL EQUIPMENT 0 m2 EXCL 0

9.41 HYDRAULICS 288 m2 100 28,800 28,800

9.42 MECHANICAL 288 m2 350 100,800 100,800

9.43 FIRE PROTECTION 288 m2 45 12,960 12,960

9.44 ELECTRICAL 288 m2 250 72,000 72,000

9.45 VERTICAL TRANSPORTATION - LIFT 1 Item 150,000 150,000 150,000

9.46 BUILDER'S WORK IN CONNECTION 5 % 364,560 18,228 18,228

9.47 EXTERNAL WORKS 288 m2 INCL 0

9.48 EXTERNAL SERVICES 288 m2 INCL 0

GYMNASIUM  TOTAL 5,959,900
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

10 SITE SERVICES INFRASTRUCTURE

External Services

10.1 Stormwater services to hardscaped areas
(carpark, roadworks, etc) including all pits, filtration
system, etc. 

1 item 180,000 180,000.00 180,000

10.2 Rainwater tank (Provisional) - above ground 1 pcsum 30,000 30,000 30,000

10.3 External Light Poles incl structure and footings to
hard scaped area only. 

1 Item 130,000 130,000 130,000

10.4 CCTV throughout external carpark area 1 Item 60,000 60,000 60,000

10.5 Solar PV System - assume 100kW 1 Item 150,000 150,000 150,000

Solar PV Batteries Excl

EV charging unit Excl 

Rainwater Harvesting Tank Excl 

Services Connections 

10.6 Substation / Kiosk Upgrades including electricity
connection, ASP1 design, local network
connection and temporary Generator cutover.
(Excl Feeder) 

1 item 450,000 450,000 450,000

10.7 HV Power Lines moved underground 1 item EXCLUDED 0

10.8 Fire hydrants, boosters etc 1 item 90,000 90,000 90,000

10.9 Sewer Connection 1 item 35,000 35,000 35,000

10.10 Water Connection 1 item 30,000 30,000 30,000

10.11 Comms Connection 1 item 25,000 25,000 25,000

Generator Excl

Services Diversions 

10.12 Sewer main diversion - 450mm assume not
required. 

1 Pcsum 0 EXCL 0

10.13 Recycled water diversion - 300mm 1 Pcsum 149,000 149,000 149,000

SITE SERVICES INFRASTRUCTURE TOTAL 1,329,000

11 CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT

11.1 LOOSE FF&E 1 pcsum 300,000.00 300,000 300,000

11.2 AUDIO VISUAL 1 pcsum 400,000.00 400,000 400,000

11.3 IT EQUIPMENT 1 pcsum 120,000.00 150,000 150,000

CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT TOTAL 850,000
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OPERATIONAL AND MAINTENANCE
COSTS ANALYSIS 

CARNES HILL AQUATIC AND
LEISURE CENTRE

Acknowledgment of Country 
LARCAN acknowledge the Australian Aboriginal and Torres Strait Islander
peoples as the Traditional Custodians of the lands on which we live and
conduct our business. We pay our respects to Elders past and present. We
value their continuing culture and contribution to the life of our nation, regions
and cities.
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This report has been prepared by LARCAN on behalf of Liverpool City Council. The information
contained within these pages is intended for specific use within and by Council only and may not
be provided to and/or used by any other organisation, or for any other project, without the
permission of LARCAN. All recommendations, modelling and considerations identified are based
on industry data and information provided by Council. LARCAN has relied on such information
being correct at the time this report was prepared. The information within this review is provided
in good faith. 

Whilst LARCAN has applied its experience to the report, we have relied upon benchmark
information and plans provided by Council noting the particulars of the capital development
including building materials, mechanical systems, electrical systems, sustainability initiatives,
and other particulars are yet to be determined. These may impact the estimates provided in the
modelling throughout the report. 

The lifecycle costs have been prepared only for the specific facility elements of the proposed
centre to allow for comparison between the five options, and their estimated prices as they are in
2024. They do not allow for lifecycle costs of the remainder of the building, this would include
allowances for items such as structural building expenses, building aesthetics e.g. interior and
exterior painting, foyer flooring replacement, centre-wide HVAC etc. It is understood Council
would have their own methodologies of calculating these from similar buildings in their existing
asset portfolio.

Readers should be aware that in the preparation of this report it has been necessary to provide
commentary on future projections that may be inherently uncertain, and that our opinion is
based on the underlying assumptions and best in industry knowledge and benchmark information
at this point in time including CERM, remplan and population ID data. We do not express an
opinion as to whether actual results will achieve our estimates or underwrite or guarantee the
achievability of the projections or value assumptions which are based on future events.

LARCAN can provide further updated modelling and projections as an additional scope if
required once building particulars and asset items and inclusions are known at a future date. 

DISCLAIMER
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EXECUTIVE SUMMARY
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Background
In February 2023 Council was advised of the successful WestInvest applications which
included $53.4 million for Liverpool City Council (LCC) to deliver the Carnes Hill Aquatic
and Recreational Centre project which envisaged: 

50m pool 
Learn to swim pool 
Leisure pool 
Spa / steam / sauna area 
Outdoor water play area 
Change rooms, family and group 
Competition change areas 
Storage and plant spaces 
Gymnasium 
Health and fitness studio 
Café / Restaurant. 

The project when completed will be an addition to the existing Carnes Hill Community
precinct which includes the Michael Clarke Recreation Centre, a library, community
centre, skate park, café, outdoor water-play area, as well as a public plaza. 

Recent cost plan information has indicated the project is significantly over budget for the
scoped deliverables. This has instigated the need to review the masterplan and provide
options that align with grant funding. To do this the following is being considered:

Undertaking a staged approach to delivering the endorsed masterplan or;
Undertaking a staged approach that includes a revision of the endorsed masterplan,
by including 25 m pool, in lieu of a 50 m pool.
Understanding the ongoing operational costs and revenue generation of the options.
Comparing the ongoing operational costs and revenue generation to associated asset
construction costs. 

Although the third and fourth dot points above encompass all assets under consideration
in the options, some particularly pertain to a gymnastics facility, an additional leisure
space being considered as an option within the masterplan review. At present the budget
constraint is such that gymnastics may not be possible based on preference for aquatic
deliverables. 

In addition to the aquatic facilities financial review, LCC also wanted to understand the
revenue the gymnastics facility will return over its perceived life cycle to determine if the
revenue will eventually pay for this asset over time. 

In line with cost plan advice the design team worked alongside architects, Brewster Hjorth
to produce a series of masterplan options that fit within the grant funding. The options
currently being considered are referred to as options “H” and “J”. Both options are
further broken down as follows:
1. 25m 8-lane pool (Option 2H.1) – without gymnasium.
2. 25m 8-lane pool (Option 2H.2) – with gymnasium.
3. 50m outdoor pool (Option 2J.1) – with gymnasium.
4. 50m outdoor pool (Option 2J.2) – without gymnasium.

In addition to the above four options, Council sought any alternate opportunities to
improve operational efficiencies, therefore a fifth option is included, referred to as 2H.2.

5. 25m 8-lane pool with gymnasium (Option OP.1), with tweaks to design features noted in
option 2H.2

LARCAN were engaged to evaluate the above five options in respect to the operational
and maintenance costs of each with the objective to identify the most cost-effective and
sustainable solution for Liverpool City Council. 

LARCAN | PAGE  5
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OP.1 -$526,579

2H.2 -$576,711

2H.1 -$894,476

2J.1 -$1,039,094

2J.2 -$1,267,792

In February 2023 Council was advised of the successful WestInvest applications which
included $53.4 million for LCC to deliver the Carnes Hill Aquatic and Recreational Centre
project.

An original concept plan was created for the centre; however, recent cost plan
information has indicated the project based on the original concept plan is significantly
over budget for the scoped deliverables. This has instigated the need to relook at the
masterplan and provide options that align with the grant funding. In response LARCAN
was engaged to provide an operational and maintenance cost analysis, with the primary
purpose to determine the OPEX costs and lifecycle costs differences between the five
options. 

The five options assessed were:
2H.1: 25m 8-lane pool, LTS Pool, Splash Pad, Café, Reception.
2H.2: 25m 8-lane pool, LTS Pool, Splash Pad, Gymnastics facility, Café, Reception.
2J.1: 50m outdoor pool, LTS Pool, Leisure Pool, Spa/Sauna, Gymnastics facility, Café,
Reception.
2J.2: 50m outdoor pool, LTS Pool, Leisure Pool, Spa/Sauna, Café, Reception.
OP.1: 25m 8-lane pool, LTS Pool, Splash Pad, Gymnastics facility, Combined Café &
Reception area.

Each option was firstly assessed by building a ‘bottom up’ five-year budget of each
facility to identify its likely annual cost at maturity. Operating results at maturity refers to
the fifth year of operation. Typically, this is the point the centre starts to reach its plateau
of enrolment and membership numbers and begins to have a more consistent year on
year result. The first 4 years of opening a new facility like the Carnes Hill Aquatic and
Recreation Centre will see substantial growth year on year.

Executive Summary
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At a net operational level (OPEX) when the centre is mature,
options OP.1 followed by 2H.2 are the most efficient options.

When asset lifecycle costs (of the major facility components only)
and depreciation based on the total capital cost of each option
were considered, OP.1 followed by 2H.2 are the most efficient
options.

OP.1 -$2,180,314

2H.2 -$2,230,447

2H.1 -$2,304,661

2J.2 -$2,800,851

2J.1 -$2,802,703
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When considering including gymnastics or not, the calculations based on the net
performance of the gymnastics program only (enrolment income and wage & program
expenses only), demonstrate the gymnastic program is profitable, and suggests a payback
period on the initial capital outlay of $6,691,000, somewhere between 17 and 31 years,
noting the vast range is highly dependent on weekly enrolment numbers achieved. 

It is important to note that the gymnastics program in isolation is profitable and when
that is compared to the initial capital, it does suggest a return on investment, however, as
the program would co-exist with aquatic facilities, the facility as a whole will not make
surpluses in any option, therefore it could be argued that there is no payback for
gymnastics due to this.

What can be said, regardless of what way the payback period is viewed, is that the
gymnastics program is profitable, and those profits do offset operational costs, therefore
options OP.1, 2H.2 and 2J.1 that include gymnastics have the lowest cost to operate which
is due to the net performance of the gymnastics program.

In whichever option Council chooses, the design changes listed in OP.1 would be relevant
in any option selected, these changes will result in an annual operational saving of circa
$50,132 in staffing costs. Over a 50-year period (without calculating CPI increases) this is
a total saving of over $2.5 million.

It is our further recommendation to LCC, that an additional scope to allow for a more
robust analysis of the gymnastics facility inclusion be undertaken to ensure the building
scope and dimensions allow for the most profitable ongoing operation. Calculations in
this report have been based on the TCubed building dimensions including square metres
of programmable space and ceiling height. An additional scope would investigate the
most cost-effective capital outlay verse the best return. For example, considerable
changes could be made to reduce the initial capital outlay (size and height of space), if a
focus was on ‘recreation only’ gymnastics classes targeted at 0-12 years as just one
example. This would be a valuable exercise prior to a definitive decision being made, as all
findings and research indicate there is a need for a gymnastics provision within the
Carnes Hill precinct.

Given LCC has received WestInvest grant funding of $53.4 million,
when this is considered within the depreciation calculation,
deducting the grant funding from the capital cost of each option,
OP.1 followed by 2H.2 are the most efficient options.

OP.1 -$1,112,314

2H.2 -$1,162,477

2H.1 -$1,236,661

2J.2 -$1,732,851

2J.1 -$1,734,703
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HIGH-LEVEL SUMMARY
OF THE FIVE OPTIONS
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Option 2H.1

Option 2H.2

Option 2J.1

Option 2J.2

Option OP.1

High-Level Summary of the Five
Options 

All five options were assessed in two ways:
Annual net operating costs.1.
Annual net operating costs after
depreciation and lifecycle costs.

2.

To calculate the annual net operating costs
of each option an annual ‘bottom up’ budget
was built over a 5-year period. From here,
further assessment and calculations were
made on the annual costs of each option
when depreciation and lifecycle costs were
considered. Capital costs provided by
TCubed Consulting and asset lifecycle costs
provided by LARCAN and MLEI were used to
calculate a straight-line depreciation over a
50-year period (typical lifespan and industry
benchmark for aquatic facilities) and
estimated lifecycle costs over the lifespan of
each option based on the high-level concept
designs of each provided to LARCAN. 

It is noted that the estimated lifecycle costs
do not cover the lifespan costs of the entire
centre, rather they contain calculations for
the main concept design components that
are being compared across the five options
only.

The most cost-effective option, that had the
lowest annual operational cost (before
depreciation and lifecycle costs) was OP.1,
closely followed by 2H.2. 

The most cost-effective option when
considering deprecation and lifecycle costs
was OP.1, closely followed by 2H.2.
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Order of most cost effective to
least cost effective
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OP.1 -$526,579

2H.2 -$576,711

2H.1 -$894,476

2J.1 -$1,039,094

2J.2 -$1,267,792

Annual Net Operational Result
When comparing the five options in terms of annual operational results only, OP.1 was the
most efficient, closely followed by 2H.2. The least efficient option was 2J.2.
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At maturity (year 5 of operation), the order of most efficient to
least efficient option can be seen here:
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OP.1 -$2,180,314

2H.2 -$2,230,447

2H.1 -$2,304,661

2J.2 -$2,800,851

2J.1 -$2,802,703

Annual Net Result After Depreciation (total
capital cost) and Lifecycle Costs
When the annual costs of depreciation and lifecycle costs are taken into consideration,
the following results are seen.
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At maturity (year 5 of operation), the order of most efficient to least
efficient options can be seen below after asset lifecycle costs and
depreciation:
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Annual Net Position After Assets and Adjusted
Depreciation
Given LCC has received WestInvest grant funding of $53.4 million, this should be
considered within the depreciation calculation. It would therefore be a valuable exercise
to calculate the deprecation for each option on the capital costs only that are above the
cost of $53.4 million. The below table shows the capital cost of each option after the
grant funding amount is applied.
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At maturity (year 5 of operation), the order of most efficient to least
efficient options can be seen below after asset lifecycle costs and
depreciation:

In summary, OP.1 closely followed by 2H.2 are the most efficient options at an OPEX
level, and after depreciation and asset lifecycle costs are applied.

OP.1 -$1,112,314

2H.2 -$1,162,477

2H.1 -$1,236,661

2J.2 -$1,732,851

2J.1 -$1,734,703
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DETAILED ANALYSIS
OF EACH OPTION
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Throughout each option review the following assumptions were used.
Open hours calculated as:

Models 2H.1, 2H.2 and OP.1 = Weekdays 5:30am - 8:30pm, Weekends 7am - 6pm,
Weekdays 8am - 6pm, weekends 8am - 4pm. 
Models 2J.1 and 2J.2 =Weekdays 5:30am - 8:30pm, Weekends 7am - 6pm, Outdoor
Pool weekdays 6am - 7pm.                                      

Options 2J.1 and 2J.2, the outdoor pool income and expenses have been calculated on
a seasonal basis, with the season calculated from 1 October to 30 April (based on
industry seasonal dates).
Feasibility calculations were used to determine levels of income for Learn to Swim
(LTS), gymnastics, schools and recreational swim. The feasibility calculator
encompasses demographics, drive time analysis, competitors in the area, gap analysis,
socioeconomics, and any natural barriers e.g. highways which typically impact income
projections of leisure centres.
Prices were based on existing centre prices where applicable and benchmarked on
competitor sites and socioeconomic status where applicable.
Recreational swim income includes aquatic memberships and casual swimming.
Secondary spend (café and merchandise) is cognisant of centre visitations. Visitor
numbers directly impact secondary spending at the café and on merchandise.
Staffing costs are built from centre rosters, and in line with Guidelines to Safe Pool
Operations (GSPO) guidelines developed by Royal Life Saving Society Australia.
Utility expenses based upon similar sized centres in similar population LGAs built in
recent years, and cross checked with CERM data. Gas and power costs increase at
7.5% year-on-year which is the average increase on unit prices over the past five years
and projected to continue. Water has a 3% CPI applied to it year-on-year. Utilities can
be volatile in terms of the cost per unit, consumption should remain consistent. It is
noted the exact filtration, electrical, and mechanical systems to be used at the centre
are not currently known and will impact actuals.
Scheduled maintenance includes annual costs of scheduled and preventative
maintenance. This includes regular servicing of main centre assets such as plant room,
Heating Ventilation and Air Conditioning (HVACs), fire equipment etc.
Reactive maintenance is a provision for breakdowns and more unexpected repairs. It
is likely that in the first years of operation, major assets are likely under warranty,
therefore this may not be called upon in the early years but expected at maturity. 
Pool chemicals are based on similar sized centres with similar visitation levels/bather
loads, cross checked with CERM, and tested against total estimated water volume.
Corporate costs/management fees are 10% of total income, this allows for a like for
like comparison across the options and represents a ‘typical’ charge by management
groups (or reflects the cost Council may apply their corporate cost charge if managed
in-house).
Marketing costs are 2% of revenue, a typical provision applied within the leisure
industry. 
All other direct costs are based upon like for like centre comparisons and reflective of
estimated visitations.
A year-on-year CPI increase of 3% has been applied, with the exception of ‘gas and
power’ which has a 7.5% CPI applied.

Main Assumptions Used Throughout the Models 
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Detailed Analysis of Each Option
The following section provides an in-depth analysis of each option that led to the
determination of the most efficient and cost-effective option, including key points that
differ within the five options.
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Capital Cost: $57,554,262

Establishment Equipment Costs: $345,000

Annual Lifecycle costs of Aquatic
and Gymnastics areas: $12,955,000

Annual Operating Result (before
depreciation & lifecycle costs): -$894,476 

Annual result after total capital
depreciation and lifecycle costs: -$2,304,661 

Annual result after adjusted capital
depreciation and lifecycle costs: -$1,236,661 
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Option 2H.1

Key Points at Maturity (5 Years)
The year-round indoor facility allows for year-round aquatic programming, ensuring
that annual aquatic memberships and other income lines such as schools can
generate revenue across all months of the year.
The learn to swim (LTS) program assumes to be run 48 weeks of the year and will
attract 1,700 weekly enrolments at maturity with a small year-round squad program
(higher levels of LTS program).
School income is a result of school swim lessons and swim and survive programs only.
It is not expected that school carnivals will make up any of the school revenue.
Utility prices, despite being a year-round facility are less than options 2J.1 and 2.J2. 
At maturity option 2H.1 should see an annual OPEX operating deficit of $-894,476.
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2H.1 Profit & Loss (OPEX Budget)
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Capital Cost: $68,766,757

Establishment Equipment Costs: $1,046,297

Annual Lifecycle costs of Aquatic
and Gymnastics areas: $13,920,000

Annual Operating Result (before
depreciation & lifecycle costs): -$576,711 

Annual result after total capital
depreciation and lifecycle costs: -$2,230,447 

Annual result after adjusted capital
depreciation and lifecycle costs: -$1,162,447 

Option 2H.2

Key Points at Maturity (5 Years)
The learn to swim (LTS) program assumes to be run 48 weeks of the year and will
attract slightly more weekly enrolments than 2H.1. It is estimated that at maturity a
weekly enrolment base of 1,780 will be achieved, due to further cross promotional
opportunities between LTS and gymnastics and the option of squads continuing in
winter. E.g. kindergym students are offered a free LTS trial which is converted to an
ongoing enrolment.
Gymnastics enrolments are expected to reach 700 weekly enrolments at maturity.
School income is highest in this option as there is increased programming
opportunities within the gymnastics facility. Swim lessons and gymnastics are
curriculum-based activities in the primary school years and with 6,143 primary school
students within a 5km radius to the centre, there is good opportunity to create school-
based revenue. It is expected that the predicted school income is program based only,
it is not anticipated that any school income will be from school swim carnivals.
The addition of gymnastics programming allows for an increase in recreation swim
revenue. In centres that run multiple programming areas typically see an increase in
centre visitations and exposure to other centre facilities, therefore it is expected that
gymnasts and their parents/care givers are more likely to utilise the facility as they are
familiar with it, and because they are already at the centre for alternate programs.
Higher secondary spend as a direct result of more weekly participation and annual
visits.
Utility prices, despite being a year-round facility are less than options 2J.1 and 2.J2,
but slightly higher than 2H.1. This is due to more electricity required for the
gymnastics facility and slightly higher water costs due to a higher level of amenity
usage.
At maturity, option 2H.2 should see an annual OPEX operating deficit of $-576,711.
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2H.2 Profit & Loss (OPEX Budget)
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Outdoor pool operates from 1 October to 30 April.
Recreation swim would peak in the summer months but would be minimal during the
outdoor pool closure season as there would be limited rec swim income for the usage
of the spa, sauna and leisure pool. 
Predicted Learn to swim income is consistent with 2H.2 estimated to be 1,780 weekly
enrolments (due to gymnastics cross promotion) at maturity across a 48-week period,
but total income is lower than 2H.2 as it is predicted the squad program would cease
over the 50m pool closure period.
Gymnastics enrolments are expected to reach 700 weekly enrolments at maturity.
School income is less than 2H options, and the income is primarily derived from
school carnival use and swim and survive lessons in the months of February and
March with minimal income for school swim lessons outside of the 50m pool
operating season.
Utility costs are higher when compared to the 2H options, the larger bodies of water
and with the 50m pool exposed to the weather and elements, there are higher costs
when compared to 2H options. The costs incorporate that during the 50m closure
period, the heating being reduced, and a maintenance level of water treatment being
in place to maintain water clarity.
At maturity option 2J.1 should see an annual OPEX operating deficit of $-1,039,094.
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Capital Cost: $68,960,441

Establishment Equipment Costs: $1,078,897

Annual Lifecycle costs of Aquatic
and Gymnastics areas: $19,220,000

Annual Operating Result (before
depreciation & lifecycle costs): -$1,039,094 

Annual result after total capital
depreciation and lifecycle costs: -$2,802,703 

Annual result after adjusted capital
depreciation and lifecycle costs: -$1,734,703 

Option 2J.1

Key Points at Maturity (5 Years)
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2J.1 Profit & Loss (OPEX Budget)
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Outdoor pool operates from 1 October to 30 April.
Recreation swim would peak in the summer months but would be minimal during the
outdoor pool closure season as there would be minimal rec swim income for the usage
of the spa, sauna and leisure pool. 
Predicted learn to swim income is consistent with 2H.1 estimated to be 1,700 weekly
enrolments at maturity across a 48-week period, but total income is lower than 2H.1 as
it is predicted the squad program would cease over the 50m pool closure period.
School income is less than 2J.1 as there are no gymnastics programs on offer for cross
promotion. Income is primarily derived from school carnival use in the months of
February and March with minimal income for school swim lessons outside of the 50m
pool operating season.
Utility costs are lower when compared to the 2J.1 due to not having the gymnastics
facility to power. 
At maturity, option 2J.2 should see an annual OPEX operating deficit of $-1,267,792.

Capital Cost: $58,397,963

Establishment Equipment Costs: $457,900

Annual Lifecycle costs of Aquatic
and Gymnastics areas: $18,255,000

Annual Operating Result (before
depreciation & lifecycle costs): -$1,267,792 

Annual result after total capital
depreciation and lifecycle costs: -$2,800,851 

Annual result after adjusted capital
depreciation and lifecycle costs: -$1,732,851 

Option 2J.2

Key Points at Maturity (5 Years)
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2J.2 Profit & Loss (OPEX Budget)
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*Assumes no additional capital cost compared to 2H.2 costs

Combine reception and café space. Move the reception desk to be
housed with the café connected to it. 

Use the available foyer and café space to be a welcoming social
space, inclusive of free Wi-Fi and comfortable workspace seating
(typically done along a wall that includes powerpoints and desk
seating)

Remove seating between 25m pool and LTS/splash pad. 

Add similar grandstand seating on opposite side of 25m pool.

In addition to the four options, a 5th option was assessed. The aim was to create the
option that would be the most efficient .

The following design changes would be made, and the financial option is considerate of
these changes.

Combine reception and café space. Move the reception desk to be housed with the
café connected to it. 
Use the available foyer and café space to be a welcoming social space, inclusive of
free Wi-Fi and comfortable workspace seating (typically done along a wall that
includes powerpoints and desk seating).
Remove seating between 25m pool and LTS/splash pad. Add similar grandstand
seating on opposite side of 25m pool.

The main difference between OP.1 verse option 2H.2 is within staffing costs. The
abovementioned changes to the centre layout will allow for greater staff efficiencies
within the following ways:

Combining the café and reception area means customer service staff can be shared
across the two areas. This particularly saves costs during off-peak times (typically
between 12-3pm) and within the colder months of winter where CSO staff can operate
the cafe.
By changing the location of the seating from between the 25m pool to the left side of
the 25m pool will enhance the eyesight and supervision capabilities of the lifeguards,
thus reducing the number of lifeguards required in the aquatic hall during off peak
times.

All assumptions remain the same as 2H.2 except for staffing costs.

The design changes from 2H.2 compared to OP.1 would result in an annual operational
saving of $50,132 in staffing costs. Over a 50-year period (without calculating CPI
increases) this is a total saving of over $2.5 million.

Option OP.1

Capital Cost: $68,766,757*

Establishment Equipment Costs: $1,046,297

Annual Lifecycle costs of Aquatic
and Gymnastics areas: $13,920,000

Annual Operating Result (before
depreciation & lifecycle costs): -$526,579 

Annual result after total capital
depreciation and lifecycle costs: -$2,180,314 

Annual result after adjusted capital
depreciation and lifecycle costs: -$1,112,314 
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OP.1 Profit & Loss (OPEX Budget)
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ASSET LIFECYCLE COSTS
AND DEPRECIATION
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It is important to consider the lifecycle asset costs across the five options to determine
the main differences in lifespan costs across the main facility components in each option. 
Lifecycle asset costs have only been calculated for the aquatic facility components and
gymnastics area. The lifecycle costs of the full facility have not been included.

The lifecycle costs are a high-level estimate given there are many unknowns at this stage,
for example: filtration system, mechanical and electrical plans, etc. all which significantly
impact actual operating costs. 

What we have tried to capture across the main aquatic components is the percentage
difference between the two aquatic schemes of option 2H.1 & 2 and 2J.1 & 2. Looking
holistically at the aquatic components presented, we can evaluate the following:

Overall, option 2J.1 & 2J.2 is approximately 1.375 times the engineering operational
and maintenance lifecycle costs compared to options 2H.1 & 2H.2 based on the
simplistic assumptions taken for the initial comparison.
Option 2H.1 would have the least asset lifecycle costs over a 50-year period.

The following table provides the options in order of least expensive to most expensive in
terms of lifecycle asset costs:

Asset Lifecycle Costs
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The below shows a ‘facility by facility’ breakdown of lifecycle asset costs.

Breakdown - per facility component
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NOTE: Minor equipment maintenance is provisioned for in OPEX program expenses. Does not
include building related asset lifecycle costs.
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Assumptions
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All lifecycle costs are provided as a high-level estimate as the exact asset components
and systems are not yet known.
The asset lifecycle costs exclude the lifecycle costs of the other areas of the centre,
for example: foyer, amenities, exterior, centre wide systems e.g. air conditioning etc. 
The provided asset lifecycle costs are provided to allow for a high-level comparison of
the main differences in major asset costs across the five options only. They are not
prepared for future budgeting purposes.
Our assumptions are based on modern sand filtration systems, we note that Backwash
UFF filters have a greater upfront capital cost but typically use less water and as a
result less heating and chemical use. 
There are also no-backwash UFF systems reducing plantroom space, backwash tank
requirements, and balance tank sizing, all reducing real estate and construction costs.
These non-backwash UFF filters can offer life cycle cost savings of up to 80% of
backwash systems, this has not been considered in our assumptions.  
Concrete tiled pools vs modular liner pools for larger format rectangular pools are
cost comparable with current assessments showing a 10% commercial bias towards
concrete pool shells (in other words concrete shells are marginally more cost effective
to run over lifecycles). This is likely to converge closer as technologies for both
systems develop. Concrete tiled pools have been assumed in our assumptions.
The aquatic assumptions exclude costs associated with excavation, piling costs,
contractor preliminaries and mobilisation costs. 
Assumptions exclude power cycles and carbon neutral initiatives.
Routine and scheduled maintenance as well as utility costs are all included on the
OPEX budgets, not in asset lifecycle costs.
Gymnastics asset lifecycle costs do not include whole of building costs e.g. lifecycle
air-conditioning costs etc.

Depreciation
A straight-line depreciation was calculated over a 50-year period, to determine the
annual depreciation cost of each option, shown below. 

Given LCC has received WestInvest grant funding of $53.4 million, this should be
considered within the depreciation calculation. It would therefore be a worthwhile
exercise to calculate the deprecation for each option on the capital costs only that are
above the cost of $53.4 million. The following table shows the capital cost of each option
after the grant funding amount is applied, and the adjusted annual depreciation amount
of each option, shown below.
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With Depreciation on Total Capital Cost
When lifecycle costs and depreciation of the total cost of capital are applied to the net
operating result at maturity, OP.1 closely followed by 2H.2 have the lesser annual costs.

With Adjusted Depreciation – Capital costs
above $53.4 million grant funding
When the depreciation amount is adjusted to be calculated on the capital costs after the
grant funding is applied, OP.1 followed by 2H.2 have the lesser annual costs.
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VIABILITY OF
GYMNASTICS
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It is important to note that the gymnastics program in isolation is
profitable and when that is compared to the initial capital, it does
suggests a return on investment, however, as the program would
co-exist with aquatic facilities, the facility as a whole will not make
surpluses in any option, therefore it could be argued that there is no
payback for gymnastics due to this. What can be said, regardless of
what way the payback period is viewed, is that the gymnastics
program is profitable, and those profits do offset operational costs,
therefore options OP.1, 2H.2 and 2J.1 that include gymnastics have
the lowest cost to operate which is due to the net performance of
the gymnastics program.

It is typical that a leisure facility like this would have additional
revenue generating activities, this is typically learn to swim and
fitness memberships via a health club as part of the facility make
up. Given the Michael Clarke Recreation Centre has health club
facilities on offer in the precinct, a gymnastic facility improves
revenue generation and ultimately reduces the annual OPEX costs.

Outside of financial impact, the gymnastics facility will generate
additional visitations to the centre, activate a wider proportion of
the community and deliver positive social and health outcomes.

In addition, it is recommended that Council explores an additional
scope to allow for a more robust and detailed analysis of the
gymnastics facility, including within the brief options that allow for
lower capital costs, but higher return on investments e.g.
recreational gymnastics only held within a smaller square metre
space with lower roof heights.

Viability of Gymnastics
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Recommendation

To assist Council in determining whether the gymnastics facility should be included within
the initial stage, the following high-level calculations were made to determine the likely
payback period of the initial outlay.

The success of the gymnastics facility is mainly determined by the weekly enrolments the
centre will generate. A feasibility assessment was undertaken on the Carnes Hill and
surrounding precinct. Factors that were considered were: demographics, drive time, local
schools, socioeconomic status, current gymnastics participation rate, and benchmarking
of similar sized facilities.

It was determined that at maturity, a realistic weekly enrolment number would be 700. It
is possible in a best-case scenario that the centre could generate up to 1,200 enrolments.
The below tables demonstrate to Council the likely result in best, realistic, and worst-case
scenarios before depreciation and lifecycle costs and after.

Gymnastics – Likely Payback Period

The following section is aimed to assist Council in their gymnastics facility deliberations,
to show the gymnastics program on its own at a high-level. It is noted that these
calculations are focused on gymnastics programming only, the full centre options include
centre-wide income and expense calculations. 

It is recommended Council include the Gymnastics within the initial phase of the Carnes
Hill Aquatic and Recreation Centre. In a realistic option, the gymnastic facility will likely
repay the initial construction and fit out costs within a 30-year period. In a best-case
scenario, this will be paid back in circa 16 years based on the net performance of program
income and expenses only.
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The following calculations are provided before depreciation and lifecycle costs. 

Annual Operational Results
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Realistic

In a realistic case, it is assumed that at the point of maturity, the gymnastic facility will
generate an annual operating result of $377,000.

Best

In a best-case scenario, the gymnastics facility could generate 1,200 enrolments at
maturity, allowing for an annual net operating result of $647,000. 

Worst

In a worst-case scenario, with a mature point of 350 weekly enrolments being achieved,
this would generate a net operating result of $188,991.
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Realistic

With enrolments of 700 at maturity, after depreciation the gymnastics facility would
generate a surplus of approximately $114,000. Allowing for year-on-year CPI increases of
3%, this would see the original capital expense of $6.9 million repaid after approximately
31 years. We do note, this is purely based on isolating the gymnastics program
performance only. Full option results show when included with the aquatic facilities the
centre as a whole does not make surpluses. 

Best

With enrolments of 1,200 at maturity, after depreciation the gymnastics facility would
generate a surplus of approximately $384,000. Allowing for year-on-year CPI increases of
3%, this would see the original capital expense of $6.9 million repaid after approximately
17 years. We do note, this is purely based on isolating the gymnastics program
performance only. Full option results show when included with the aquatic facilities the
centre as a whole does not make surpluses. 

Using straight line depreciation over a 50-year period, and the construction costs
provided by TCubed Consultants and fit out costs provided by LARCAN, the following
calculations have been derived:

T Cubed, gymnasium cost assumption (from option 2H) = $6,094,000
Equipment Fit out cost = $597,000
Total Capital cost = $6,691,000
Lifecycle costs = $965,000*

*Does not include building lifecycle costs. This includes lifecycle costs of gymnastics
program related assets e.g. flooring, pit maintenance etc.

Calculations with Lifecycle and Depreciation
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In a worst-case scenario of 350 enrolments, the gymnastics facility would make a small
surplus before depreciation but would make a deficit of ($75,000) after depreciation and
lifecycle costs. 

Whilst we have separated these costs from the total facility, there are other factors to
consider, some of these being non-financial benefits.

Increased activation of the centre, it is assumed that the gymnastics program will lead
to an additional 74,880 annual visits to the centre. 
Improved wellbeing and physical activity.
Increased secondary spend through café and merchandise (not shown in the above).
School use is not accounted for here, but typically, a centre that can offer a range of
school programs, such as swimming and gymnastics will increase the number of
schools connecting with the centre.

It should be noted that these calculations provide a high-level indicative outcome only. If
Council require a more detailed analysis, it is recommended an additional scope to allow
for a more robust analysis, which would include exact building dimensions and
requirements e.g. roof height, the exact floor layout etc. This additional scope could also
be to review the most cost-effective capital outlay verse the best return. For example,
considerable changes could be made to reduce the initial capital outlay, if a focus on
‘recreation only’ gymnastics classes targeted at 0-12 years.

LARCAN | PAGE  35

Worst
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SUMMARY
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Option 2H.1Option 2H.2

Option 2J.1 Option 2J.2

Option OP.1

Summary
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At a net operational level (OPEX) when the centre is mature, options OP.1 followed by
2H.2 are the most efficient options. When asset lifecycle costs (of the major facility
components only) and depreciation are considered OP.1 followed by 2H.2 are the most
efficient options.

When considering including gymnastics or not in isolation, the calculations based on the
net performance of the gymnastics program only, demonstrate a payback period on the
initial capital outlay of somewhere between 17 and 31 years, noting the vast range is
highly dependent on weekly enrolment numbers achieved. It must be noted that when
the gymnastic facility co-exists with any of the aquatic facilities in any option, the centre
as a whole does not generate surpluses, but its profits does lessen the total operating
costs of the facility as a whole.

Order of most cost effective to least cost effective
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CONSIDERATIONS OF
REPORT
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Considerations of Report
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All budget options and asset lifecycle costs have been prepared for the purposes of
comparing the differences in operational and lifecycle maintenance costs across the five
options.

The lifecycle costs have been prepared at a high-level of the major assets across the five
options. These have not been prepared to use for future budgeting purposes as they
exclude building related asset costs, this would include, but not be limited to items such
as foyer upgrades, exterior/interior painting, major structural, electrical, mechanical etc.

The aquatic asset cost comparisons between the options 2H and 2J have been based off
an assumed plant room make up with sufficient pumps and sand filtration systems to
treat all aquatic elements contained within the options.

Lifecycle Asset Costs

The below considerations are noted given the early stage of the project and noting the
scope of the project and timeline to deliver.

Competitors entering the market in the future

At the time of writing this report, income assumptions were made based off the existing
number of competitors (those offering the same services or programs) within a 5-10km
radius of the centre. An increase in competitors could result in a negative impact on
income projections, and likewise, any closures or reductions in competitors could
positively influence income assumptions.

Utilities

Benchmarking the energy performance and water usage of aquatic and recreation centres
is a complex exercise. Energy and water use patterns of aquatic centres differ completely
to that of dry only recreation centres. 

In terms of benchmarking like for like aquatic centres, it is difficult to find two aquatic
centres with similar plant and filtration systems, amenities, and consumption patterns.
Every effort has been made to benchmark against like for like facilities within similar
population catchment areas and similar annual visitations, and built in recent years, but
as the plant and filtration systems are currently unknown, the systems within these
benchmark centres could be different.

The method used to heat pool water will impact utility costs. Options such as electric
resistance heaters, electric heat pumps, gas-fired boilers, solar thermal and the use of
waste heat will all have a different outcome. 

The way in which the centre is managed and operated will also have a bearing on utility
consumption and costs. How an operator manages tasks such as backwashing and use of
pool blankets, as well as what temperature they select to operate the pool at will all
impact utility costs, among many other aspects.

Annual Operating Costs

89 
OPER 03 Carnes Hill Aquatic and Recreation Centre - Amended masterplan design 
Attachment 3 Attachment C.1 – LARCAN Operational Costing Report 

 

 

  



Scheduled Maintenance

Scheduled maintenance has been based upon the assumed costs of preventative and
scheduled maintenance across the centre’s major assets within each option. Rates will
differ based upon contractors selected to provide preventative maintenance and ongoing
servicing. 
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Though non-financial considerations are not in scope, LARCAN recommends that non-
financial considerations also be considered when applying a decision-making framework
to financial options proposed for each of the five options. 

Consideration of the non-financial aspects can support community adoption and usage of
the facilities, strategic alignment and overall improved future wellbeing of the local area.
 
LARCAN often undertakes initial feasibility of needs of each unique community to inform
infrastructure needs, prior to the financial analysis of each option developed. This
ensures capital infrastructure, and the selection of centre-wide facility inclusions is
informed by the current and future local needs which serves to ensure optimal site
utilisation that delivered on health and wellbeing outcomes and diversity of users. We
understand from our literature review that several iterations of prior research was
conducted but given there is now a definitive grant funding amount, financial
considerations have been applied to the five options, however, the non-financial
considerations have not.

At a high-level based on the typical types of strategic goals each local government has,
non-financial considerations could include:

Environmental impacts of each option, noting there are substantial differences in
impacts when operating a 50-metre pool vs 25-metre pool.  
Usage of a 50-metre pool vs a 25-metre pool – consider needs vs wants. Utilisation
and the year-round nature of a 25-metre pool as well as consideration of 50-metre
pools available in the local government area for 50-metre lap swimmers and
swimming meets. 
The likely social impact of each option. 
Alignment of the capital facilities with Council’s long-term strategies and asset plans,
noting some of the changes since the Liverpool City Council Aquatic Leisure Centres
Strategy 2019 and Liverpool City Council - Aquatic Leisure Centre Provision
Implementation and Priority Plan (Final Report Feb 22) 
Supporting the achievement of sustainability initiatives in the construction of new
facilities. 
Understanding the diversity of the local area, barriers, and opportunities to support
all users when proposing capital infrastructure. 
Local sporting clubs and user groups facility needs and gaps to inform options. 
Expandability and adaptability of leisure spaces to meet changing needs over time.

Non-Financial Considerations of Options
Proposed
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1. INTRODUCTION 
 

This independent cost review report has been prepared for and on behalf of Liverpool City Council 
using the documentation received via email on 10/07/2024.  

The scope of works subject to this report for Carnes Hill Aquatic Recreation Precinct 3 - Option 2H 
and 2J includes the following and as per sketches provided below:  

Option 2H 

 Site preparation and Earthworks  
 Facilities: 

o 25m 8-lane pool 
o Indoor learn to swim pool, Indoor splash pad with water features, Indoor pool store, 

Family change and amenities, and Plant room 
o Reception, Foyer and retail 
o Staff amenities and office 
o Café or kiosk 

 External carpark pavement, Entry, Loading dock, and Landscaping work    
 External services within the work extent 

Option 2J 

 Site preparation and Earthworks  
 Facilities: 

o 50m outdoor pool, Outdoor seats 
o Indoor learn to swim pool, Indoor leisure pool with water features, Indoor pool store, 

Family change and amenities, and Plant Room 
o Sauna and Steam room 
o Reception, Foyer and retail 
o Staff amenities and office 
o Gymnasium 
o Café or kiosk 

 External carpark pavement, Entry, Loading dock, and landscaping work    
 External services within the work extent 
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This report will outline: 

 Review of Supplied Cost Plan Option 2H & 2J dated 02nd July 2024 
 Our own independent cost plans for  

o 25m 8-land pool (Option 2H) with gymnasium  
o 25m 8-land pool (Option 2H) without gymnasium  
o 50m outdoor pool (Option 2J) with gymnasium  
o 50m outdoor pool (Option 2J) without gymnasium  

 

  

Option 2H Option 2J 
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2. EXECUTIVE SUMMARY  

 

In undertaking our review of the supplied cost plans, independent cost estimates, have been 
completed for the proposed Aquatic Centre Stage 3 precinct work Option 2H and Option 2J – refer 
section 4 of the report for detailed cost summary.  

The outcome of this review indicates that Bluestone estimates are considered low. Additionally, we 
have identified certain required works have not been allowed in the estimates provided. Please refer 
executive cost summary below for comparision: 

 

Both cost plan 2H and 2J options without gymnasium exceed the budget outlined in the WICR funding 
deed (Deed) dated 22 November 2023. In order to meet the budget, we recommend below: 

 Shift the building towards south-west to avoid major retaining wall, and services diversion 
work,  

 Revise and reduce proposed building areas such as plant rooms, staff building, and foyer area 
to better fit the budget constraints.   

Key findings for both cost plan options are as followed, and please refer to section 3 for detailed cost 
comparison breakdown:   

Cost Plan 2H (without Gymnasium)  

 Overall supplied cost plan is considered 9% lower than expected. 
 Allowances for facilities in the supplied cost plan are considered slightly high with some minor 

scope items to be removed.  
 Some scope items for site preparation, external work and services, e.g., retaining wall 

construction, contaminated materials management, loose furniture, and hardstand pavement 
for services, etc, have not been allowed in the supplied cost plan.  

  

EXECUTIVE COST SUMMARY
TOTAL 
CONSTRUCTION 
COST 

TOTAL 
DEVELOPMENT 
COST WITHOUT 
CONTINGENCY 

TOTAL ESTIMATED 
DEVELOPMENT 
COST 

1 WICR FUNDING DEED  $            33,349,482  $           42,882,885  $          53,397,417 
2 BLUESTONE COST PLAN 2H (Without Gymnasium)  $            39,021,080  $           45,969,980  $          52,798,151 
3 BLUESTONE COST PLAN 2J (With Gymnasium)  $            44,227,022  $           52,103,000  $          59,842,142 
4 TCUBED COST PLAN 2H (Without Gymnasium)  $            39,707,653  $           49,238,896  $          57,554,262 
5 TCUBED COST PLAN 2H (With Gymnasium)  $            47,264,213  $           58,662,773  $          68,766,757 
6 TCUBED COST PLAN 2J (Without Gymnasium)  $            40,009,452  $           49,817,478  $          58,397,963 
7 TCUBED COST PLAN 2J (With Gymnasium)  $            47,399,728  $           58,827,998  $          68,960,441 
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Cost Plan 2J (with Gymnasium)  

 Overall the supplied cost plan is considered 19% lower than anticipated. 
 Outdoor pool work allownace is considered 21% lower considering external pool deck, pool 

work, plant and equipment required. Detailed price breakdown is required for further 
evaluation.  

 Allowance for Gymnasium buliding is considered 8% higher overall. As there are no detailed 
price breakdown available, it could be due to differences in assumed building height, finishes 
scheme, which is recommended to be further clarified with architect, and consultant.  

 Similar to cost plan option 2H, certain scope items related to site preparation, external work 
and services have not been considered.  

3. COST PLAN REVIEW  

Option 2H(Without Gymnasium) 

 

  

OPTION 2H without Gymnasium  DEED  BLUE STONE COST PLAN TCUBED COST PLAN VARIANCE

1 PRELIMINARIES & MARGINS  $                  3,062,371 7,575,290$                     7,685,352$                   $110,062
2 DEMOLITION WORK & SITE PREPARATION  $                    860,500 608,790$                       1,385,100$                   $776,310
3 HARD LANDSCAPING  $                    722,000 1,594,250$                     1,664,248$                   $69,998
4 SOFT LANDSCAPING  $                    703,000 150,000$                       333,153$                     $183,153
5 SIGNAGE  $                      10,000 20,000$                         45,000$                       $25,000
6 FACILITIES  $                26,130,300 28,022,750$                  27,265,800$                -$756,950

6.01 AQUATICS - INDOOR 25,510,350$                   25,116,800$                 -$393,550
6.02 OUTDOOR 128,000$                       194,800$                     $66,800
6.03 CAFE/STAFF BUILDING 2,384,400$                     1,954,200$                   -$430,200
6.04 GYMNASIUM EXCL. EXCL. $0

7 SITE SERVICES INFRASTRUCTURE  $                  1,861,311 1,050,000$                     1,329,000$                   $279,000

A TOTAL ESTIMATED CONSTRUCTION COST 
EXCL GST  $                33,349,482 39,021,080$                  39,707,653$                $686,573

10 CLIENT SUPPLY LOOSE FF&E incl IT/AV 
Equipment  $                    336,600 EXCL. 850,000$                     $850,000

11 PROFESSIONAL FEES  $                  2,358,026 3,959,698$                   
12 AUTHORITY FEES  $                    404,233 593,955$                     
14 PROJECT MANAGMENT & ADMIN  $                  2,833,740 EXCL. 1,583,879$                   $1,583,879

13 ESCALATION (assume construction 
commencement Sept 2025)  $                  3,600,804 1,686,626$                     2,543,710$                   $857,084

B TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                42,882,885 45,969,980$                  49,238,896$                $3,268,916

8 DESIGN CONTINGENCY 3,144,579$                     4,355,668$                   $1,211,089
9 CONSTRUCTION CONTINGENCY 3,683,592$                     3,959,698$                   $276,106

C TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                53,397,417 52,798,151$                  57,554,262$                $4,756,111

Colour Key: HIGH LOW

 $ 

5,262,274$                     -$708,621

$ Difference Tcubed - 
Bluestone $  $ Description Ref

 $                10,514,532 
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Demolition and Earthworks 

 Supplied cost plan made no allowances for tree removal, construction of retaining walls 
(northern), and contaminated soil management. 

Facilities  

 Overall, rates allowance appeared reasonable for facilities work.  
 Supplied cost plan allowed Indoor leisure pool (210m2) in lieu of splash pad (143m2) as 

provided in the area schedule by BHA architects. 
 Supplied cost plan has allowed for Gymnastic equipment store area (92m2) where there is no 

gymnasium work involved with this option. Allowance of $410,000 can be removed.  

Hard Landscaping & Soft Landscaping 

 Carpark work is considered reasonable, however supplied cost plan made no allowance for 
hardstands required to services equipment, and public art which have been added on our 
cost plans.  

 Soft landscaping allowances are considered low for the design intent. 
 Service diversion work is considered low for recycled water running underneath Gymnasium 

building assuming it is required to be completed at this stage for future work, however, it is 
to be confirmed whether it is required. 

Others  

 No allownaces are made for loose furniture, AV equipment,and IT equipment, which have 
been added in our cost plans. 

 Escalation - 4% is considered low assuming construction commencement in Sept 2025. 
 No allowances were made for project management and administration work, which has been 

added.  
 Contingency allowance is considered low at early concept design development stage.  
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Option 2J (With Gymnasium)  

 

Demolition and Earthworks 

 Supplied cost plan made no allowances for tree removal, construction of retaining walls 
(eastern), and disposal of contaminated materials. 

Facilities  

 Outdoor pool allowance in the supplied cost plan is considered low (21%) considering pool 
concourse, plant and equipment required. 

 The rate allowed for Gymnasium and Café/ Staff building is considered high 8% overall which 
could be due to to difference in assumed building height, finishes scheme, etc. Detailed 
breakdown is required to further assess and clarify. 

OPTION 2J with Gymnasium  DEED BLUE STONE COST PLAN TCUBED COST PLAN VARIANCE

1 PRELIMINARIES & MARGINS  $                  3,062,371 8,585,937$                     9,174,141$                   $588,204
2 DEMOLITION WORK & SITE PREPARATION  $                    860,500 763,425$                       1,437,100$                   $673,675
3 HARD LANDSCAPING  $                    722,000 1,594,250$                     1,664,248$                   $69,998
4 SOFT LANDSCAPING  $                    703,000 150,000$                       334,939$                     $184,939
5 SIGNAGE  $                      10,000 20,000$                         45,000$                       $25,000
6 FACILITIES  $                26,130,300 32,063,410$                  33,415,300$                $1,351,890

6.01 AQUATICS - INDOOR  $                         -   16,110,650$                   16,597,200$                 $486,550
6.02 AQUATICS - OUTDOOR  $                         -   7,360,760$                     8,929,700$                   $1,568,940
6.03 CAFE/STAFF BUILDING  $                         -   INCL BELOW INCL BELOW
6.04 GYMNASIUM  $                         -   8,592,000$                     7,888,400$                   -$703,600

7 SITE SERVICES INFRASTRUCTURE  $                  1,861,311 1,050,000$                     1,329,000$                   $279,000

A TOTAL ESTIMATED CONSTRUCTION COST 
EXCL GST  $                33,349,482 44,227,022$                  47,399,728$                $3,172,706

10 CLIENT SUPPLY LOOSE FF&E incl IT/AV 
Equipment  $                    336,600 EXCL. 850,000$                     $850,000

11 PROFESSIONAL FEES  $                  2,358,026 4,824,973$                   
12 AUTHORITY FEES  $                    404,233 723,746$                     
14 PROJECT MANAGMENT & ADMIN  $                  2,833,740 EXCL. 1,929,989$                   $1,929,989

13 ESCALATION (assume construction 
commencement Sept 2025)  $                  3,600,804 1,911,645$                     3,099,562$                   $1,187,917

B TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                42,882,885 52,103,000$                  58,827,998$                $6,724,998

8 DESIGN CONTINGENCY 3,564,109$                     5,307,470$                   $1,743,361
9 CONSTRUCTION CONTINGENCY 4,175,033$                     4,824,973$                   $649,940

C TOTAL ESTIMATED DEVELOPMENT COST 
EXCL GST  $                53,397,417 59,842,142$                  68,960,441$                $9,118,299

Colour Key: HIGH LOW

 $                10,514,532 

5,964,333$                     -$415,614

 $  $ $ Difference Tcubed - 
BluestoneRef Description  $ 
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Hard Landscaping & Soft Landscaping 

 Carpark work is considered reasonable, however supplied cost plan made no allowance for 
hardstands required to services equipment, and public art which have been added on our 
cost plans.  

 Soft landscaping allowances are considered low for the design intent. 
 Service diversion work is considered low for recycled water running underneath Gymnasium 

building assuming it is required to be completed at this stage for future work, however, it is 
to be confirmed whether it is required. 

Others  

 No allownaces are made for loose furniture, AV equipment,and IT equipment, which have 
been added in our cost plans. 

 Escalation - 4% is considered low assuming construction commencement in Sept 2025. 
 No allowances were made for project management and administration work, which has been 

added.  
 Contingency allowance is considered low at early concept design development stage.  
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4. INDEPENDENT COST PLANS   

4.1 COST SUMMARY  

The following table provides the cost summary of the cost plan prepared for 2H and 2J options. Please 
refer to appendicies for the full breakdown of the cost estimate.  

 

This estimate has been prepared using the documents referenced in Section 4.3 of this report and 
should be considered indicative only until costs can be confirmed by further design, investigations, 
and market pricing. 

 

  

DEED BUDGET OPTION 2H without 
Gymnasium

OPTION 2H with 
Gymnasium

OPTION 2J without 
Gymnasium

OPTION 2J with 
Gymnasium

Description Total
($ Excl GST)

Total
($ Excl GST)

Total
($ Excl GST)

Total
($ Excl GST)

AQUATIC CENTRE
1 PRELIMINARIES & MARGINS  $           3,062,371  $          7,685,352  $         9,147,912  $         7,743,765  $         9,174,141 
2 DEMOLITION WORK & SITE PREPARATION  $             860,500  $          1,385,100  $         1,385,100  $         1,437,100  $         1,437,100 
3 HARD LANDSCAPING  $             722,000  $          1,664,248  $         1,664,248  $         1,664,248  $         1,664,248 
4 SOFT LANDSCAPING  $             703,000  $             333,153  $            333,153  $           334,939  $            334,939 
5 SIGNAGE  $               10,000  $              45,000  $             45,000  $             45,000  $              45,000 

FACILITIES  $         26,130,300  $        27,265,800  $       33,359,800  $       27,455,400  $        33,415,300 
6 AQUATICS - INDOOR  $        25,116,800  $       25,116,800  $       16,597,200  $        16,597,200 
7 OUTDOOR/AQUATICS  $             194,800  $            194,800  $         8,929,700  $         8,929,700 
8 CAFE/STAFF BUILDING  $          1,954,200  $         1,954,200  $         1,928,500  $         1,928,500 
9 GYMNASIUM  EXCL.  $         6,094,000  EXCL.  $         5,959,900 

10 SITE SERVICES INFRASTRUCTURE  $           1,861,311  $          1,329,000  $         1,329,000  $         1,329,000  $         1,329,000 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            33,349,482  $           39,707,653  $          47,264,213  $          40,009,452  $          47,399,728 

17 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $             336,600  $                850,000  $               850,000  $              850,000  $               850,000 
12 PROFESSIONAL FEES  $           2,358,026  $             3,959,698  $            4,811,421  $            4,085,945  $            4,824,973 
13 AUTHORITY FEES  $             404,233  $                593,955  $               721,713  $              612,892  $               723,746 
11 PROJECT MANAGMENT & ADMIN  $           2,833,740  $             1,583,879  $            1,924,568  $            1,634,378  $            1,929,989 

14 ESCALATION (assume construction commencement Sept 
2025)  $           3,600,804  $             2,543,710  $            3,090,857  $            2,624,811  $            3,099,562 

B TOTAL ESTIMATED DEVELOPMENT COST without 
CONTINGENCY EXCL GST  $            42,882,885  $           49,238,896  $          58,662,773  $          49,817,478  $          58,827,998 

15 DESIGN CONTINGENCY  $             4,355,668  $            5,292,563  $            4,494,540  $            5,307,470 
16 CONSTRUCTION CONTINGENCY  $             3,959,698  $            4,811,421  $            4,085,945  $            4,824,973 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            53,397,417  $           57,554,262  $          68,766,757  $          58,397,963  $          68,960,441 

 $            10,514,532 
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OPTION 2H (WITHOUT GYMNASIUM) 

 

 

 

  

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE without Gymnasium
1 PRELIMINARIES & MARGINS  $              7,685,352 24  %  $        32,022,300 

2 DEMOLITION WORK & SITE PREPARATION  $              1,385,100 13,023  m2  $                  106 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 333,153 4,537  m2  $                    73 

5 SIGNAGE  $                  45,000 9,598  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            25,116,800 3,806  m2  $               6,599 

7 OUTDOOR  $                 194,800 395  m2  $                  493 

8 CAFE/STAFF BUILDING  $              1,954,200 317  m2  $               6,165 

9 GYMNASIUM  EXCL. 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 9,598  m2  $                  138 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            39,707,653 4,337  m2  $               9,156 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              3,959,698 10.00  %  $        39,596,983 
13 AUTHORITY FEES  $                 593,955 1.50  %  $        39,596,983 
14 PROJECT MANAGMENT & ADMIN  $              1,583,879 4.00  %  $        39,596,983 
15 ESCALATION (assume construction commencement Sept 2025)  $              2,543,710 5.84  %  $        43,556,682 
16 DESIGN CONTINGENCY  $              4,355,668 10.00  %  $        43,556,682 
17 CONSTRUCTION CONTINGENCY  $              3,959,698 10.00  %  $        39,596,983 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            57,554,262 4,337  m2  $             13,271 

CONCEPT OPTION 2H (WITHOUT GYMNASIUM) Analysis
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OPTION 2H (WITH GYMNASIUM) 

 

 

 

 

 

 

 

 

 

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE with Gymnasium
1 PRELIMINARIES & MARGINS  $              9,147,912 24  %  $        38,116,300 

2 DEMOLITION WORK & SITE PREPARATION  $              1,385,100 13,023  m2  $                  106 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 333,153 3,712  m2  $                    90 

5 SIGNAGE  $                  45,000 8,773  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            25,116,800 3,806  m2  $               6,599 

7 OUTDOOR  $                 194,800 395  m2  $                  493 

8 CAFE/STAFF BUILDING  $              1,954,200 317  m2  $               6,165 

9 GYMNASIUM  $              6,094,000 1,232  m2  $               4,946 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 8,773  m2  $                  151 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            47,264,213 5,569  m2  $               8,487 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              4,811,421 10.00  %  $        48,114,212 
13 AUTHORITY FEES  $                 721,713 1.50  %  $        48,114,212 
14 PROJECT MANAGMENT & ADMIN  $              1,924,568 4.00  %  $        48,114,212 
15 ESCALATION (assume construction commencement Sept 2025)  $              3,090,857 5.84  %  $        52,925,633 
16 DESIGN CONTINGENCY  $              5,292,563 10.00  %  $        52,925,633 
17 CONSTRUCTION CONTINGENCY  $              4,811,421 10.00  %  $        48,114,212 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            68,766,757 5,569  m2  $             12,348 

CONCEPT OPTION 2H (WITH GYMNASIUM) Analysis
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OPTION 2J (WITHOUT GYMNASIUM) 

 

  

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE without Gymnasium
1 PRELIMINARIES & MARGINS  $              7,743,765 24  %  $        32,265,688 

2 DEMOLITION WORK & SITE PREPARATION  $              1,437,100 14,501  m2  $                    99 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 334,939 4,739  m2  $                    71 

5 SIGNAGE  $                  45,000 9,801  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            16,597,200 2,790  m2  $               5,949 

7 AQUATICS - OUTDOOR  $              8,929,700 2,674  m2  $               3,339 

8 CAFE/STAFF BUILDING  $              1,928,500 317  m2  $               6,084 

9 GYMNASIUM  EXCL. 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 9,801  m2  $                  136 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            40,009,452 3,335  m2  $             11,997 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              4,085,945 10.00  %  $        40,859,451 
13 AUTHORITY FEES  $                 612,892 1.50  %  $        40,859,451 
14 PROJECT MANAGMENT & ADMIN  $              1,634,378 4.00  %  $        40,859,451 
15 ESCALATION (assume construction commencement Sept 2025)  $              2,624,811 5.84  %  $        44,945,397 
16 DESIGN CONTINGENCY  $              4,494,540 10.00  %  $        44,945,397 
17 CONSTRUCTION CONTINGENCY  $              4,085,945 10.00  %  $        40,859,451 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            58,397,963 3,335  m2  $             17,511 

CONCEPT OPTION 2J (WITHOUT GYMNASIUM) Analysis
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OPTION 2J (WITH GYMNASIUM) 

 

This concept estimates have been prepared using below scope provided, and the documents 
referenced in Section 4.3 of this report. It should be considered indicative only until costs can be 
confirmed by further design, investigations, and market pricing. 

 

 

 

 

 

  

Description Total
($ Excl GST) Qty Unit $/Unit

AQUATIC CENTRE with Gymnasium
1 PRELIMINARIES & MARGINS  $              9,174,141 24  %  $        38,225,588 

2 DEMOLITION WORK & SITE PREPARATION  $              1,437,100 14,501  m2  $                    99 

3 HARD LANDSCAPING  $              1,664,248 5,062  m2  $                  329 

4 SOFT LANDSCAPING  $                 334,939 3,915  m2  $                    86 

5 SIGNAGE  $                  45,000 8,977  m2  $                     5 

FACILITIES

6 AQUATICS - INDOOR  $            16,597,200 2,790  m2  $               5,949 

7 AQUATICS - OUTDOOR  $              8,929,700 2,674  m2  $               3,339 

8 CAFE/STAFF BUILDING  $              1,928,500 317  m2  $               6,084 

9 GYMNASIUM  $              5,959,900 1,232  m2  $               4,838 

10 SITE SERVICES INFRASTRUCTURE  $              1,329,000 8,977  m2  $                  148 

A TOTAL ESTIMATED CONSTRUCTION COST EXCL GST  $            47,399,728 4,566  m2  $             10,381 

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment  $                 850,000 1  Item  $            850,000 
12 PROFESSIONAL FEES  $              4,824,973 10.00  %  $        48,249,727 
13 AUTHORITY FEES  $                 723,746 1.50  %  $        48,249,727 
14 PROJECT MANAGMENT & ADMIN  $              1,929,989 4.00  %  $        48,249,727 
15 ESCALATION (assume construction commencement Sept 2025)  $              3,099,562 5.84  %  $        53,074,700 
16 DESIGN CONTINGENCY  $              5,307,470 10.00  %  $        53,074,700 
17 CONSTRUCTION CONTINGENCY  $              4,824,973 10.00  %  $        48,249,727 

C TOTAL ESTIMATED DEVELOPMENT COST EXCL GST  $            68,960,441 4,566  m2  $             15,103 

CONCEPT OPTION 2J (WITH GYMNASIUM) Analysis
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4.2 AREA SCHEDULE  

 
Above areas have been adopted for our independent cost plan purpose as per area schedule provided.  

4.3 DOCUMENTS USED  

We note the following information used in the preparation of this cost estimate:  

Drawings & Reports:  
 MP000 - MASTERPLAN PRECINCT WORK PLAN 

 MP001 - MASTERPLAN PRECINCT 2 PLAN 

 MP002 - MASTERPLAN PRECINCT 3 PLAN 

 MP114 - SCHEMATIC PLAN OPTION 2H 

 MP115 - SCHEMATIC PLAN OPTION 2J 

 Blue Stone Management Cost Plan No.1 (Rev2) dated on 02nd July 2024 

 Area Schedule - 24002 Carnes Hill Aqua cs and Recrea onal Centre SOA V5 02.07.24 

 00 Masterplan Op ons Schedule 09.07.24 Dra   

 Deed Budget Breakdown and Requested Adjustments 
 
 
 
 
 

  

 OPTION 2H (with 
Gymnasium) 

 OPTION 2H 
(without 

Gymnasium) 

 OPTION 2J (with 
Gymnasium) 

 OPTION 2J (without 
Gymnasium) 

 Area  Area  Area  Area 
m2 m2 m2 m2

FECA 
AQUATIC FACILITIES - INDOOR 1,934                     1,934                       933                        933                         
PLANT 965                        965                          965                        965                         
STORAGE 228                        228                          228                        228                         
POOL AMENITIES 349                        349                          349                        349                         
FOYER AND RECEPTION 314                        314                          314                        314                         
STAFF/CAFÉ BUILDING 318                        318                          317                        317                         
GYMNASTICS FACILITIES 1,232                     EXCL. 1,232                     EXCL.
GYMNASTICS AMENITIES INCL. EXCL. INCL. EXCL.

Subtotal - FECA 5,340                     4,108                       4,338                     3,106                       
UCA
ENTRY 106                        106                          106                        106                         
LOADING DOCK 123                        123                          123                        123                         
TOTAL GFA 5,569                     4,337                       4,567                     3,335                       
EXTERNAL 
OUTDOOR/ OUTDOOR AQUATICS 395                        395                          2,673                     2,673                       
CARPARK 4,833                     4,833                       4,833                     4,833                       
Total 10,797                   9,565                       12,073                   10,841                     

Description

AREA SCHEDULE
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4.4 ASSUMPTIONS & EXCLUSIONS 

Demolition and Site Preparation 

 No allowance made for the removal and disposal of asbestos materials from existing site 
structures.  

 Assume minor levelling is required to new proposed facilities, and external hard scaped work. 
 No allowance has been made for excavation in rock.  
 Assume 3m high retaining wall (along Cowpasture road) to eastern side of the Aquatic centre  
 Remediation work has been allowed as provisional sum of $180,000.  

Facilities  

 Assume 25m Pool indoor aquatic centre for Option 2H is 8m tall building and assume indoor 
aquatic centre for Option 2J is 7m high.  

 Assume Gymnastic building is double height (7m High) with an upper floor for Viewing Gallery/ 
Lounge/ Community with stair and lift access.   

 Assume Indoor pool store is double storey with stair access.   

External Work 

 No allowance has been made for covered walkway linking different facilities.  
 No roundabout and slip laneway have been allowed.  
 No allowances have been made for access roadwork as it is assumed to be completed as part 

of Precinct 2 work.  
 No allowances have been made for fences or the like.  

Services Infrastructure  

 Allowance has been made for 100kW solar PV system. No allowances have been made for 
solar PV batteries.  

 No allowances have been made for rainwater harvesting tank.  
 Allowances have been made for external lighting, and CCTV system across the proposed hard 

scaped paved area only with assumption of 1 in 500m2. 
 No allowances have been made for undergrounding work of 33kV endeavour energy 

electricity main.  
 Allowances has been made for minor recycled water diversion at this cost plan, however, no 

allowances have been made for diversion of sewer running through the site.  

Specific Inclusions  

 Contractor’s preliminaries and margins at 24% of trade cost.  
 Design contingency at 10% of Design and Construction cost, and Construction contingency at 

10% of Construction cost.  
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 Professional fees at 10% of construction cost.  
 Authority fees at 1.5% of construction cost, which is to be investigated and confirmed with 

planner, and associated consultants. 
 Escalation – assume construction commencement of September 2025.  
 Project Management and Administration cost at 4% of construction cost  

General Exclusions 

The following have been excluded from this cost plan; 

1. Staging Costs 
2. Temporary works  
3. Legal fees 
4. Solar PV batteries  
5. Electric Vehicle Charging & associated work.   
6. Green star requirements  
7. All works outside boundary (e.g. roadworks, public domain landscaping and paths, public 

utility works, etc), unless otherwise noted.  
8. No risk allowances have been made to account for the current uncertainty in the 

construction market due to covid-19, e.g. unavailability of trades or materials, shortage of 
staff, lack of competitive trade pricing received, increased freight costs, etc.  

9. GST. 

 

  

110 
OPER 03 Carnes Hill Aquatic and Recreation Centre - Amended masterplan design 
Attachment 3 Attachment C.1 – LARCAN Operational Costing Report 

 

 

  



 

18 
 

APPENDIX A – TCUBED INDEPENDENT COST PLANS  

  

OPTION 2H (WITH GYMNASIUM)  
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TCubed Consulting Page 1 of 926/07/2024 01:53:03 pm

SUMMARY

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

Code Description Quantity Unit Rate Subtotal Factor Total

COST PLAN - AQUATIC CENTRE 
OPTION 2H with Gymnasium

1 PRELIMINARIES & MARGINS 24 % 38,116,300 9,147,912 9,147,912
2 DEMOLITION WORK & SITE PREPARATION 13,023 m2 106 1,385,100 1,385,100
3 HARD LANDSCAPING 5,062 m2 329 1,664,248 1,664,248
4 SOFT LANDSCAPING 3,712 m2 90 333,153 333,153
5 SIGNAGE 8,773 m2 5 45,000 45,000

FACILITIES
6 AQUATICS - INDOOR 3,806 m2 6,599 25,116,800 25,116,800
7 OUTDOOR 395 m2 493 194,800 194,800
8 CAFE/STAFF BUILDING 317 m2 6,165 1,954,200 1,954,200
9 GYMNASIUM 1,232 m2 4,946 6,094,000 6,094,000
10 SITE SERVICES INFRASTRUCTURE 8,773 m2 151 1,329,000 1,329,000

TOTAL ESTIMATED CONSTRUCTION COST EXCL
GST

5,569 m2 8,487 47,264,212 47,264,212

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment 1 Item 850,000 850,000 850,000
12 PROFESSIONAL FEES 10 % 48,114,212 4,811,421 4,811,421
13 AUTHORITY FEES 1.50 % 48,114,212 721,713 721,713
14 PROJECT MANAGMENT & ADMIN 4 % 48,114,212 1,924,568 1,924,568
15 ESCALATION (assume construction

commencement Sept 2025)
5.84 % 52,925,633 3,090,857 3,090,857

16 DESIGN CONTINGENCY 10.00 % 52,925,633 5,292,563 5,292,563
17 CONSTRUCTION CONTINGENCY 10.00 % 48,114,212 4,811,421 4,811,421

TOTAL ESTIMATED DEVELOPMENT COST EXCL
GST 

5,569 m2 12,348 68,766,757 68,766,757

68,766,757
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

2 DEMOLITION WORK & SITE PREPARATION

DEMOLITION 

2.1 Allow for tree removal (Assume 20 trees) 1 item 20,000.00 20,000 20,000

2.2 Capping of underground services - if required 1 Pcsum 50,000.00 50,000 50,000

2.3 Allow for removal of existing fence 1 item 4,800.00 4,800 4,800

Retain and Protect

2.4 Allow for Environmental Protection Works; incl.
retaining and protecting trees 

1 item 50,000.00 50,000 50,000

SITE PREPARATION 

2.5 Site Clearance - Strip turf and topsoil and remove
from site. 

13,023 m2 12.00 156,276 156,276

Bulk Earthworks

2.6 Allow to cut and fill for building areas (Facilities) to
retaining walls

5,793 m2 45.00 260,685 260,685

2.7 Allow to cut and fill for Carpark, and other
pavement area. 

4,833 m2 25.00 120,825 120,825

2.8 Contaminated soil management per LCC memo
incl. AoC1 manage illegal stockpiles (140m3),
AoC1 manage contamined fill (200m2), AoC2
manage asbestos hotspot (16m2), AoC3 asbestos
soil (4m2 + 6m2)

1.00 item 180,000.00 180,000 180,000

2.9 Allow for Imported fill to backfill over excavation as
capping layer

1.00 item 37,500.00 37,500 37,500

RETAINING WALLS 

2.10 Allow for retaining walls to eastern side of facilites
[3mH] including battering and footings 

1 Item 504,952.80 504,953 504,953

DEMOLITION WORK & SITE PREPARATION TOTAL 1,385,100
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

3 HARD LANDSCAPING

Carpark - Ground Level Only 

3.1 Allow for on grade carpark - assume asphalt 4,833 m2 153.00 739,449 739,449

3.2 Linemarking, kerb, and other metalwork  including
fixtures required. 

1 Item 363,000.00 363,000 363,000

3.3 Ramp and stair access 1 Item 85,000.00 85,000 85,000

3.4 Access Slip Road - assume as part of Precinct 2
work. 

EXCL EXCL 

3.5 pavement - asphalt 2,528 m2 153.00 386,784 EXCL

3.6 Kerb linemarking 1 Item 189,000.00 189,000 EXCL

3.7 crossover and drainage work 1 Item 148,744.25 148,744 EXCL

Others 

3.8 Hardstands for plant equipment, substations,
boosters etc. 

1 Item 100,000.00 100,000 100,000

Loading Dock

3.9 Loading dock and associated works with no
awning.

123 m2 875.60 107,699 107,699

Entry 

3.10 Allowed for entry area with partial awning. 106.00 m2 770.00 81,620 81,620

Artwork 

3.11 Public Art 1.00 Item 100,000.00 100,000.00 100,000

External concrete concourse

3.12 External concrete concourse structure, floor
finishes, and services

INCL
ELSEWHERE 

0

3.13 Allow for umbrellas 4 no 7,220.00 28,880 28,880

3.14 External furniture 1 Item 48,600.00 48,600 48,600

3.15 Allow for drinking fountains 1 Item 10,000.00 10,000 10,000

HARD LANDSCAPING TOTAL 1,664,248

4 SOFT LANDSCAPING

SOFT LANDSCAPING

4.1 Gardens - Allow to make good disturbed areas [adj
aquatic centre only]

3,712 m2 8.00 29,696 29,696

4.2 Landscaping work - turfing 2,713 m2 45.00 122,085 122,085

4.3 Circular planter 1 item 20,900.00 20,900 20,900

4.4 Allow for trees planting 22 No 5,917.50 130,185 130,185

4.5 Landscaping Maintenance part of landscaping
contract - 12months 

1 Item 30,286.60 30,287 30,287

SOFT LANDSCAPING TOTAL 333,153
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

5 SIGNAGE

5.1 Allow for signage 1 Item 45,000.00 45,000 45,000

SIGNAGE TOTAL 45,000
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

6 AQUATICS - INDOOR 

Aquatic Indoor comprises Indoor 25m pool, Indoor
learn-to-swim pool, Indoor splash pad, Indoor
grandstand, Indoor pool storage, Change room,
Entry, Foyer & Retail, Reception, Plant room

Note

6.1 SUBSTRUCTURE incl Piling and topping slab 3,209 m2 550.00 1,764,950 1,764,950

6.2 COLUMNS 3,806 m2 140.00 532,840 532,840

6.3 UPPER FLOORS 597 m2 550 328,350 328,350

6.4 STAIRCASES 597 m2 99.66 59,500 59,500

6.5 ROOF (Considering Green star requirement) 3,209 m2 1,050.00 3,369,450 3,369,450

6.6 EXTERNAL WALLS [8mH] 2,323 m2 1,800.00 4,181,400 4,181,400

6.7 WINDOWS 3,209 m2 INCL 0

6.8 EXTERNAL DOORS 3,209 m2 INCL 0

6.9 INTERNAL WALLS 2,417 m2 402.50 972,843 972,843

6.10 INTERNAL SCREENS 3,806 m2 28.00 106,568 106,568

6.11 INTERNAL DOORS 3,806 m2 20.00 76,120 76,120

6.12 WALL FINISHES 3,806 m2 210.00 799,260 799,260

6.13 FLOOR FINISHES 3,806 m2 134.13 510,508 510,508

6.14 CEILING FINISHES 3,806 m2 200.00 761,200 761,200

6.15 FITMENTS INCL SEATING 3,806 m2 296.64 1,129,000 1,129,000

6.16 SPECIAL EQUIPMENT 3,806 m2 EXCL 0

6.17 HYDRAULICS 3,806 m2 332.97 1,267,300 1,267,300

6.18 MECHANICAL 3,806 m2 595.65 2,267,060 2,267,060

6.19 FIRE PROTECTION 3,806 m2 63.75 242,633 242,633

6.20 ELECTRICAL 3,806 m2 520.00 1,979,120 1,979,120

6.21 VERTICAL TRANSPORTATION 3,806 m2 0.00 NIL 0

SUBTOTAL 3,806 m2 5,346.32 20,348,101 20,348,101

INDOOR POOLS & ASSOCIATED WORK 

6.22 25m Pool 625 m2 4,100.00 2,562,500 2,562,500

6.23 Learn To Swim Pool 198 m2 3,700.00 732,600 732,600

6.24 Splash pad with water features 143 m2 6,800.00 972,400 972,400

6.25 BUILDER'S WORK IN CONNECTION 5 % 10,023,613 501,181 501,181

6.26 EXTERNAL WORKS m2 INCL
ELSEWHERE 

0

6.27 EXTERNAL SERVICES m2 INCL
ELSEWHERE 

0

EXCLUSIONS 

Audio Visual Excl 

Loose Furniture Excl 

Operator Equipment Excl 

AQUATICS - INDOOR  TOTAL 25,116,800
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

7 OUTDOOR 

Outdoor - External concrete concourse only Note

7.1 SUBSTRUCTURE 395 m2 223.09 88,119 88,119

7.2 FLOOR FINISHES - TILING 395 m2 195.00 77,025 77,025

7.3 FITMENTS - included in "External Work" 395 m2 INCL 0

7.4 HYDRAULICS - Stormwater 395 m2 35.00 13,825 13,825

7.5 ELECTRICAL - assume fixed to building facade 395 m2 40.00 15,800 15,800

OUTDOOR  TOTAL 194,800

8 CAFE/STAFF BUILDING

8.1 SUBSTRUCTURE 320 m2 370.00 118,400 118,400

8.2 COLUMNS 320 m2 75.00 24,000 24,000

8.3 UPPER FLOORS 320 m2 NIL 0

8.4 STAIRCASES 320 m2 NIL 0

8.5 ROOF 320 m2 700.00 224,000 224,000

8.6 EXTERNAL WALLS - 4.5mH 357 m2 1,300.00 464,100 464,100

8.7 WINDOWS 320 m2 INCL 0

8.8 EXTERNAL DOORS 320 m2 INCL 0

8.9 INTERNAL WALLS 250 m2 405.00 101,250 101,250

8.10 INTERNAL SCREENS 320 m2 35.00 11,200 11,200

8.11 INTERNAL DOORS 320 m2 65.00 20,800 20,800

8.12 WALL FINISHES 320 m2 170.00 54,400 54,400

8.13 FLOOR FINISHES 320 m2 250.00 80,000 80,000

8.14 CEILING FINISHES 320 m2 150.00 48,000 48,000

8.15 FITMENTS 320 m2 468.75 150,000 150,000

8.16 SPECIAL EQUIPMENT (KITCHEN EQUIPMENT) 320 m2 625.00 200,000 200,000

8.17 HYDRAULICS 320 m2 350.00 112,000 112,000

8.18 MECHANICAL 320 m2 506.25 162,000 162,000

8.19 FIRE PROTECTION 320 m2 120.00 38,400 38,400

8.20 ELECTRICAL 320 m2 400.00 128,000 128,000

8.21 VERTICAL TRANSPORTATION 320 m2 NIL 0

8.22 BUILDER'S WORK IN CONNECTION 4 % 440,400.00 17,616 17,616

8.23 EXTERNAL WORKS m2 INCL
ELSEWHERE

0

8.24 EXTERNAL SERVICES m2 INCL
ELSEWHERE

0

Exclusion 

Loose Furniture Excl 

CAFE/STAFF BUILDING TOTAL 1,954,200
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

9 GYMNASIUM 

Single Storey Note 

9.1 SUBSTRUCTURE incl Piling 944 m2 370 349,280 349,280

9.2 COLUMNS 944 m2 150 141,600 141,600

9.3 UPPER FLOORS - MEZZANINE m2 550 NIL 0

9.4 STAIRCASES m.rise 5,800 NIL 0

9.5 ROOF 944 m2 982 927,008 927,008

9.6 EXTERNAL WALLS (7mH) 984 m2 1,100 1,082,400 1,082,400

9.7 WINDOWS m2 INCL 0

9.8 EXTERNAL DOORS 944 m2 60 56,640 56,640

9.9 INTERNAL WALLS 944 m2 80 75,520 75,520

9.10 INTERNAL SCREENS 944 m2 15 14,160 14,160

9.11 INTERNAL DOORS 944 m2 18 16,992 16,992

9.12 WALL FINISHES 944 m2 220 207,680 207,680

9.13 FLOOR FINISHES - timber 944 m2 480 453,120 453,120

9.14 CEILING FINISHES 944 m2 250 236,000 236,000

9.15 FITMENTS 944 m2 180 169,920 169,920

9.16 SPECIAL EQUIPMENT 944 m2 EXCL 0

9.17 HYDRAULICS 944 m2 120 113,280 113,280

9.18 MECHANICAL 944 m2 360 339,840 339,840

9.19 FIRE PROTECTION 944 m2 45 42,480 42,480

9.20 ELECTRICAL 944 m2 350 330,400 330,400

9.21 VERTICAL TRANSPORTATION m2 NIL 0

9.22 BUILDER'S WORK IN CONNECTION 5 % 826,000 41,300 41,300

9.23 EXTERNAL WORKS m2 INCL 0

9.24 EXTERNAL SERVICES m2 INCL 0

EXCLUSIONS 

Audio Visual Excl 

Owner Operator Equipment - Gym Equipment Excl 

Loose Furniture Excl 

First Floor/Mezzanine - above staff/cafe area
(Extra Over)

Note 

9.25 SUBSTRUCTURE incl Piling 0 m2 NIL 0

9.26 COLUMNS 288 m2 150 43,200 1.0600 45,792

9.27 UPPER FLOORS - MEZZANINE 288 m2 550 158,400 1.0600 167,904

9.28 STAIRCASES 288 m2 215 61,860 1.0600 65,572

9.29 ROOF 0 m2 NIL 0

9.30 EXTERNAL WALLS (2.5mH) 128 m2 1,300 166,400 1.0600 176,384

9.31 WINDOWS 288 m2 INCL 0

9.32 EXTERNAL DOORS 288 m2 INCL 0

9.33 INTERNAL WALLS 288 m2 280 80,640 1.0600 85,478
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

9.34 INTERNAL SCREENS 288 m2 20 5,760 1.0600 6,106

9.35 INTERNAL DOORS 288 m2 80 23,040 1.0600 24,422

9.36 WALL FINISHES 288 m2 220 63,360 1.0600 67,162

9.37 FLOOR FINISHES - CARPET 288 m2 120 34,560 1.0600 36,634

9.38 CEILING FINISHES 288 m2 250 72,000 1.0600 76,320

9.39 FITMENTS 288 m2 1,110 319,600 1.0600 338,776

9.40 SPECIAL EQUIPMENT 0 m2 EXCL 0

9.41 HYDRAULICS 288 m2 100 28,800 1.0600 30,528

9.42 MECHANICAL 288 m2 350 100,800 1.0600 106,848

9.43 FIRE PROTECTION 288 m2 45 12,960 1.0600 13,738

9.44 ELECTRICAL 288 m2 250 72,000 1.0600 76,320

9.45 VERTICAL TRANSPORTATION - LIFT 1 Item 150,000 150,000 1.0600 159,000

9.46 BUILDER'S WORK IN CONNECTION 5 % 364,560 18,228 1.0600 19,322

9.47 EXTERNAL WORKS 288 m2 INCL 0

9.48 EXTERNAL SERVICES 288 m2 INCL 0

GYMNASIUM  TOTAL 6,094,000
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2H

10 SITE SERVICES INFRASTRUCTURE

External Services

10.1 Stormwater services to hardscaped areas
(carpark, roadworks, etc) including all pits, filtration
system, etc. 

1 item 180,000 180,000.00 180,000

10.2 Rainwater tank (Provisional) - above ground 1 pcsum 30,000 30,000 30,000

10.3 External Light Poles incl structure and footings to
hard scaped area only. 

1 Item 130,000 130,000 130,000

10.4 CCTV throughout external carpark area 1 Item 60,000 60,000 60,000

10.5 Solar PV System - assume 100kW 1 Item 150,000 150,000 150,000

Solar PV Batteries Excl

EV charging unit Excl 

Rainwater Harvesting Tank Excl 

Services Connections 

10.6 Substation / Kiosk Upgrades including electricity
connection, ASP1 design, local network
connection and temporary Generator cutover.
(Excl Feeder) 

1 item 450,000 450,000 450,000

10.7 HV Power Lines moved underground 1 item EXCLUDED 0

10.8 Fire hydrants, boosters etc 1 item 90,000 90,000 90,000

10.9 Sewer Connection 1 item 35,000 35,000 35,000

10.10 Water Connection 1 item 30,000 30,000 30,000

10.11 Comms Connection 1 item 25,000 25,000 25,000

Generator Excl

Services Diversions 

10.12 Sewer main diversion - 450mm assume not
required. 

1 Pcsum 0 EXCL 0

10.13 Recycled water diversion - 300mm 1 Pcsum 149,000 149,000 149,000

SITE SERVICES INFRASTRUCTURE TOTAL 1,329,000

11 CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT

11.1 LOOSE FF&E 1 pcsum 300,000.00 300,000 300,000

11.2 AUDIO VISUAL 1 pcsum 400,000.00 400,000 400,000

11.3 IT EQUIPMENT 1 pcsum 120,000.00 150,000 150,000

CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT TOTAL 850,000
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SUMMARY

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

Code Description Quantity Unit Rate Subtotal Factor Total

COST PLAN - AQUATIC CENTRE 
OPTION 2J with Gymnasium

1 PRELIMINARIES & MARGINS 24 % 38,225,587 9,174,141 9,174,141
2 DEMOLITION WORK & SITE PREPARATION 14,501 m2 99 1,437,100 1,437,100
3 HARD LANDSCAPING 5,062 m2 329 1,664,248 1,664,248
4 SOFT LANDSCAPING 3,915 m2 86 334,939 334,939
5 SIGNAGE 8,977 m2 5 45,000 45,000

FACILITIES
6 AQUATICS - INDOOR 2,790 m2 5,949 16,597,200 16,597,200
7 AQUATICS - OUTDOOR 2,674 m2 3,339 8,929,700 8,929,700
8 CAFE/STAFF BUILDING 317 m2 6,084 1,928,500 1,928,500
9 GYMNASIUM 1,232 m2 4,838 5,959,900 5,959,900
10 SITE SERVICES INFRASTRUCTURE 8,977 m2 148 1,329,000 1,329,000

TOTAL ESTIMATED CONSTRUCTION COST EXCL
GST

4,566 m2 10,381 47,399,727 47,399,727

11 CLIENT SUPPLY LOOSE FF&E incl IT/AV Equipment 1 Item 850,000 850,000 850,000
12 PROFESSIONAL FEES 10 % 48,249,727 4,824,973 4,824,973
13 AUTHORITY FEES 1.50 % 48,249,727 723,746 723,746
14 PROJECT MANAGMENT & ADMIN 4 % 48,249,727 1,929,989 1,929,989
15 ESCALATION (assume construction

commencement Sept 2025)
5.84 % 53,074,700 3,099,562 3,099,562

16 DESIGN CONTINGENCY 10.00 % 53,074,700 5,307,470 5,307,470
17 CONSTRUCTION CONTINGENCY 10.00 % 48,249,727 4,824,973 4,824,973

TOTAL ESTIMATED DEVELOPMENT COST EXCL
GST 

4,566 m2 15,103 68,960,440 68,960,440

  
68,960,440
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

2 DEMOLITION WORK & SITE PREPARATION

DEMOLITION 

2.1 Allow for tree removal (Assume 20 trees) 1 item 20,000.00 20,000 20,000

2.2 Capping of underground services - if required 1 Pcsum 50,000.00 50,000 50,000

2.3 Allow for removal of existing fence 1 item 4,800.00 4,800 4,800

Retain and Protect

2.4 Allow for Environmental Protection Works; incl.
retaining and protecting trees 

1 item 50,000.00 50,000 50,000

SITE PREPARATION 

2.5 Site Clearance - Strip turf and topsoil and remove
from site. 

14,501 m2 12.00 174,012 174,012

Bulk Earthworks

2.6 Allow to cut and fill for building areas (Facilities) to
retaining walls

7,092 m2 45.00 319,140 319,140

2.7 Allow to cut and fill for Carpark, and other
pavement area. 

4,833 m2 20.00 96,660 96,660

2.8 Contaminated soil management per LCC memo
incl. AoC1 manage illegal stockpiles (140m3),
AoC1 manage contamined fill (200m2), AoC2
manage asbestos hotspot (16m2), AoC3 asbestos
soil (4m2 + 6m2)

1.00 item 180,000.00 180,000 180,000

2.9 Allow for Imported fill to backfill over excavation as
capping layer

1.00 item 37,500.00 37,500 37,500

RETAINING WALLS 

2.10 Allow for retaining walls to eastern side of facilites
[3mH]

1 Item 504,952.80 504,953 504,953

DEMOLITION WORK & SITE PREPARATION TOTAL 1,437,100
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

3 HARD LANDSCAPING

Carpark - Ground Level Only 

3.1 Allow for on grade carpark - assume asphalt
(allowed as indicated in the drawing)

4,833 m2 153.00 739,449 739,449

3.2 Linemarking, kerb, and other metalwork  including
fixtures required. 

1 Item 363,000.00 363,000 363,000

3.3 Ramp and stair access to the carpark 1 Item 85,000.00 85,000 85,000

3.4 Access Slip Road - assume as part of Precinct 2
work. 

EXCL EXCL 

3.5 pavement - asphalt 2,528 m2 153.00 386,784 EXCL

3.6 Kerb linemarking 1 Item 189,000.00 189,000 EXCL

3.7 crossover and drainage work 1 Item 148,744.25 148,744 EXCL

Others 

3.8 Hardstands for plant equipment, substations,
boosters etc. 

1 Item 100,000.00 100,000 100,000

Loading Dock

3.9 Loading dock and associated works with no
awning

123 m2 875.60 107,699 107,699

Entry 

3.10 Allowed for entry area with partial awning 106 m2 770.00 81,620 81,620

Artwork 

3.11 Public Art 1.00 Item 100,000.00 100,000.00 100,000

External concrete concourse

3.12 External concrete concourse structure, floor
finishes, and services

INCL
ELSEWHERE 

0

3.13 Allow for umbrellas 4 no 7,220.00 28,880 28,880

3.14 External furniture 1 Item 48,600.00 48,600 48,600

3.15 Allow for drinking fountains 1 Item 10,000.00 10,000 10,000

HARD LANDSCAPING TOTAL 1,664,248
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

4 SOFT LANDSCAPING

SOFT LANDSCAPING

4.1 Gardens - Allow to make good disturbed areas [adj
aquatic centre only]

3,915 m2 8.00 31,320 31,320

4.2 Landscaping work - turfing 2,713 m2 45.00 122,085 122,085

4.3 Circular planter 1 item 20,900.00 20,900 20,900

4.4 allow for trees planting 22 No 5,917.50 130,185 130,185

Maintenance (12 months)

4.5 Landscaping Maintenance part of landscaping
contract - 12months 

1 Item 30,449.00 30,449 30,449

SOFT LANDSCAPING TOTAL 334,939

5 SIGNAGE

5.1 Allow for signage 1 Item 45,000.00 45,000 45,000

SIGNAGE TOTAL 45,000
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

6 AQUATICS - INDOOR 

Aquatic Indoor comprises Indoor Indoor
learn-to-swim pool, Indoor leisure pool, Indoor pool
storage, Change room, Entry, Foyer& Retail,
Reception, Plant room

Note

6.1 SUBSTRUCTURE incl Piling and topping slab 2,193 m2 550.00 1,206,150 1,206,150

6.2 COLUMNS 2,790 m2 120.00 334,800 334,800

6.3 UPPER FLOORS 597 m2 550 328,350 328,350

6.4 STAIRCASES 597 m2 99.66 59,500 59,500

6.5 ROOF (Considering Green star requirement) 2,193 m2 950.00 2,083,350 2,083,350

6.6 EXTERNAL WALLS [7mH] 1,681 m2 1,800.00 3,025,800 3,025,800

6.7 WINDOWS 2,790 m2 INCL 0

6.8 EXTERNAL DOORS 2,790 m2 INCL 0

6.9 INTERNAL WALLS 1,400 m2 402.50 563,500 563,500

6.10 INTERNAL SCREENS 2,790 m2 28.00 78,120 78,120

6.11 INTERNAL DOORS 2,790 m2 20.00 55,800 55,800

6.12 WALL FINISHES 2,790 m2 170.00 474,300 474,300

6.13 FLOOR FINISHES 2,790 m2 133.24 371,734 371,734

6.14 CEILING FINISHES 2,790 m2 200.00 558,000 558,000

6.15 FITMENTS 2,790 m2 239.54 668,303 668,303

6.16 SPECIAL EQUIPMENT 2,790 m2 EXCL 0

6.17 HYDRAULICS 2,790 m2 450.00 1,255,500 1,255,500

6.18 MECHANICAL 2,790 m2 423.63 1,181,934 1,181,934

6.19 FIRE PROTECTION 2,790 m2 63.75 177,863 177,863

6.20 ELECTRICAL 2,790 m2 520.00 1,450,800 1,450,800

6.21 VERTICAL TRANSPORTATION 2,790 m2 0.00 NIL 0

SUBTOTAL 2,790 m2 4,972.69 13,873,804 13,873,804

INDOOR POOLS & ASSOCIATED WORK 

6.22 Learn To Swim Pool 198 m2 3,700.00 732,600 732,600

6.23 Leisure Pool with water features 143 m2 6,800.00 972,400 972,400

6.24 Spa/Steam/Sauna 139 m2 5,000.00 695,000 695,000

6.25 BUILDER'S WORK IN CONNECTION 5 % 6,466,096.8
0

323,305 323,305

6.26 EXTERNAL WORKS m2 INCL
ELSEWHERE 

0

6.27 EXTERNAL SERVICES m2 INCL
ELSEWHERE 

0

EXCLUSIONS 

Audio Visual Excl 

Loose Furniture Excl 

Operator Equipment Excl 

AQUATICS - INDOOR  TOTAL 16,597,200
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

7 AQUATICS - OUTDOOR

Aquatic Outdoor comprises Outdoor grandstand,
Outdoor 50m pool, Outdoor seats, Cabana area

Note

DECK STRUCTURE Note

7.1 SUBSTRUCTURE incl Piling and topping slab 2,674 m2 550.00 1,470,700 1,470,700

7.2 INTERNAL WALLS - PLANT 2,674 m2 80.00 213,920 213,920

7.3 FLOOR FINISHES - TILING 2,674 m2 127.50 340,935 340,935

7.4 FITMENTS 2,674 m2 259.35 693,495 693,495

7.5 SPECIAL EQUIPMENT 2,674 m2 EXCL 0

7.6 HYDRAULICS 2,674 m2 200.00 534,800 534,800

7.7 MECHANICAL 2,674 m2 NIL 0

7.8 ELECTRICAL 2,674 m2 400.00 1,069,600 1,069,600

OUTDOOR POOLS & ASSOCIATED WORK 

7.9 50m Pool 1,165 m2 3,700.00 4,310,500 4,310,500

7.10 BUILDER'S WORK IN CONNECTION 5 % 5,914,900 295,745 295,745

7.11 EXTERNAL WORKS m2 INCL
ELSEWHERE 

0

7.12 EXTERNAL SERVICES m2 INCL
ELSEWHERE 

0

EXCLUSIONS 

Audio Visual Excl 

Loose Furniture Excl 

Operator Equipment Excl 

AQUATICS - OUTDOOR TOTAL 8,929,700

TCubed Consulting Page 6 of 1026/07/2024 01:46:26 pm

127 
OPER 03 Carnes Hill Aquatic and Recreation Centre - Amended masterplan design 
Attachment 3 Attachment C.1 – LARCAN Operational Costing Report 

 

 

  



Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

8 CAFE/STAFF BUILDING

8.1 SUBSTRUCTURE 317 m2 370.00 117,290 117,290

8.2 COLUMNS 317 m2 75.00 23,775 23,775

8.3 UPPER FLOORS 317 m2 NIL 0

8.4 STAIRCASES 317 m2 NIL 0

8.5 ROOF 317 m2 700.00 221,900 221,900

8.6 EXTERNAL WALLS - 4.5mH 327 m2 1,300.00 425,100 425,100

8.7 WINDOWS 317 m2 INCL 0

8.8 EXTERNAL DOORS 317 m2 INCL 0

8.9 INTERNAL WALLS 303 m2 405.00 122,715 122,715

8.10 INTERNAL SCREENS 317 m2 35.00 11,095 11,095

8.11 INTERNAL DOORS 317 m2 65.00 20,605 20,605

8.12 WALL FINISHES 317 m2 170.00 53,890 53,890

8.13 FLOOR FINISHES 317 m2 250.00 79,250 79,250

8.14 CEILING FINISHES 317 m2 150.00 47,550 47,550

8.15 FITMENTS 317 m2 473.19 150,000 150,000

8.16 SPECIAL EQUIPMENT (KITCHEN EQUIPMENT) 317 m2 630.91 200,000 200,000

8.17 HYDRAULICS 317 m2 350.00 110,950 110,950

8.18 MECHANICAL 317 m2 511.04 162,000 162,000

8.19 FIRE PROTECTION 317 m2 120.00 38,040 38,040

8.20 ELECTRICAL 317 m2 400.00 126,800 126,800

8.21 VERTICAL TRANSPORTATION 317 m2 NIL 0

8.22 BUILDER'S WORK IN CONNECTION 4 % 437,790.00 17,512 17,512

8.23 EXTERNAL WORKS m2 INCL
ELSEWHERE

0

8.24 EXTERNAL SERVICES m2 INCL
ELSEWHERE

0

Exclusion 

Loose Furniture Excl 

CAFE/STAFF BUILDING TOTAL 1,928,500
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

9 GYMNASIUM 

Single Storey Note 

9.1 SUBSTRUCTURE incl Piling 944 m2 370 349,280 349,280

9.2 COLUMNS 944 m2 150 141,600 141,600

9.3 UPPER FLOORS - MEZZANINE m2 550 NIL 0

9.4 STAIRCASES m.rise 5,800 NIL 0

9.5 ROOF 944 m2 982 927,008 927,008

9.6 EXTERNAL WALLS (7mH) 984 m2 1,100 1,082,400 1,082,400

9.7 WINDOWS m2 INCL 0

9.8 EXTERNAL DOORS 944 m2 60 56,640 56,640

9.9 INTERNAL WALLS 944 m2 80 75,520 75,520

9.10 INTERNAL SCREENS 944 m2 15 14,160 14,160

9.11 INTERNAL DOORS 944 m2 18 16,992 16,992

9.12 WALL FINISHES 944 m2 220 207,680 207,680

9.13 FLOOR FINISHES - Timber 944 m2 480 453,120 453,120

9.14 CEILING FINISHES 944 m2 250 236,000 236,000

9.15 FITMENTS 944 m2 180 169,920 169,920

9.16 SPECIAL EQUIPMENT 944 m2 EXCL 0

9.17 HYDRAULICS 944 m2 120 113,280 113,280

9.18 MECHANICAL 944 m2 360 339,840 339,840

9.19 FIRE PROTECTION 944 m2 45 42,480 42,480

9.20 ELECTRICAL 944 m2 350 330,400 330,400

9.21 VERTICAL TRANSPORTATION m2 NIL 0

9.22 BUILDER'S WORK IN CONNECTION 5 % 826,000 41,300 41,300

9.23 EXTERNAL WORKS m2 INCL 0

9.24 EXTERNAL SERVICES m2 INCL 0

EXCLUSIONS 

Audio Visual Excl 

Owner Operator Equipment - Gym Equipment Excl 

Loose Furniture Excl 

First Floor/Mezzanine - above staff/cafe area
(Extra Over)

Note 

9.25 SUBSTRUCTURE incl Piling 0 m2 NIL 0

9.26 COLUMNS 288 m2 150 43,200 43,200

9.27 UPPER FLOORS - MEZZANINE 288 m2 550 158,400 158,400

9.28 STAIRCASES 288 m2 215 61,860 61,860

9.29 ROOF 0 m2 INCL 0

9.30 EXTERNAL WALLS (2.5mH) 90 m2 1,300 117,000 117,000

9.31 WINDOWS 288 m2 INCL 0

9.32 EXTERNAL DOORS 288 m2 INCL 0

9.33 INTERNAL WALLS 288 m2 280 80,640 80,640
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

9.34 INTERNAL SCREENS 288 m2 20 5,760 5,760

9.35 INTERNAL DOORS 288 m2 80 23,040 23,040

9.36 WALL FINISHES 288 m2 220 63,360 63,360

9.37 FLOOR FINISHES - CARPET 288 m2 120 34,560 34,560

9.38 CEILING FINISHES 288 m2 250 72,000 72,000

9.39 FITMENTS 288 m2 1,110 319,600 319,600

9.40 SPECIAL EQUIPMENT 0 m2 EXCL 0

9.41 HYDRAULICS 288 m2 100 28,800 28,800

9.42 MECHANICAL 288 m2 350 100,800 100,800

9.43 FIRE PROTECTION 288 m2 45 12,960 12,960

9.44 ELECTRICAL 288 m2 250 72,000 72,000

9.45 VERTICAL TRANSPORTATION - LIFT 1 Item 150,000 150,000 150,000

9.46 BUILDER'S WORK IN CONNECTION 5 % 364,560 18,228 18,228

9.47 EXTERNAL WORKS 288 m2 INCL 0

9.48 EXTERNAL SERVICES 288 m2 INCL 0

GYMNASIUM  TOTAL 5,959,900
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Estimate Details

Code Description Quantity Unit Rate Subtotal Factor Total

Carnes Hill Aquatic Centre

COST PLAN OPTION 2J

10 SITE SERVICES INFRASTRUCTURE

External Services

10.1 Stormwater services to hardscaped areas
(carpark, roadworks, etc) including all pits, filtration
system, etc. 

1 item 180,000 180,000.00 180,000

10.2 Rainwater tank (Provisional) - above ground 1 pcsum 30,000 30,000 30,000

10.3 External Light Poles incl structure and footings to
hard scaped area only. 

1 Item 130,000 130,000 130,000

10.4 CCTV throughout external carpark area 1 Item 60,000 60,000 60,000

10.5 Solar PV System - assume 100kW 1 Item 150,000 150,000 150,000

Solar PV Batteries Excl

EV charging unit Excl 

Rainwater Harvesting Tank Excl 

Services Connections 

10.6 Substation / Kiosk Upgrades including electricity
connection, ASP1 design, local network
connection and temporary Generator cutover.
(Excl Feeder) 

1 item 450,000 450,000 450,000

10.7 HV Power Lines moved underground 1 item EXCLUDED 0

10.8 Fire hydrants, boosters etc 1 item 90,000 90,000 90,000

10.9 Sewer Connection 1 item 35,000 35,000 35,000

10.10 Water Connection 1 item 30,000 30,000 30,000

10.11 Comms Connection 1 item 25,000 25,000 25,000

Generator Excl

Services Diversions 

10.12 Sewer main diversion - 450mm assume not
required. 

1 Pcsum 0 EXCL 0

10.13 Recycled water diversion - 300mm 1 Pcsum 149,000 149,000 149,000

SITE SERVICES INFRASTRUCTURE TOTAL 1,329,000

11 CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT

11.1 LOOSE FF&E 1 pcsum 300,000.00 300,000 300,000

11.2 AUDIO VISUAL 1 pcsum 400,000.00 400,000 400,000

11.3 IT EQUIPMENT 1 pcsum 120,000.00 150,000 150,000

CLIENT SUPPLY LOOSE FF&E INCL IT/AV EQUIPMENT TOTAL 850,000
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APPENDIX 2
MLEI DATA
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Option 2H.1 &2 H.2 DRAFT APPRAISAL  

High level Key Considerations excluding site specific conditions :- 

UFF filters have a greater upfront cost but typically use less water and as a result heating and chemical use. Over the 50 year lifecycle UFF becomes cost effective. 

Overal Option 2H.1 & 2H.2 is approx. 0.725 times engineering operational and maintenance lifecycle costs compared to Options 2J.1 & 2J.2.

Overall Plant Cost For Option

Design Options Filters Number Of Filters
Filter Replacemnt 

(Years)

Media replacement 

(Years)

Chemical and Water  

Usage Multipling 

Factor

Overall Approx 

Wastewater (litres)

Approx Cost per Filter 

Replacement Filter

Approx Cost Media Per 

filter
50 Year Lifecycle Filter 50 Year Total Media 

Option A
Pressurised Filter Sand 

Media
10 15 7 1.5 6022500 50000 10000 $1,666,666.67 $714,285.71

Option B
Pressurised Filter 

Glass Media
10 15 12 1.25 5018750 50000 18000 $1,666,666.67 $750,000.00

Option C Ultra Fine Fitlration 6 25 0.11 1 4015000 200000 70 $2,040,000.00 $190,909.09

Plant Equipment Number

Replacment / 

Significant Service 

(years)

Approx Cost per 

Replacement
50 Year Lifecycle Cost

Pumps 6 5 $7,500.00 $450,000.00

PLC 3 10 $12,500.00 $187,500.00

Probes 3 1 $3,000.00 $450,000.00

UV 3 15 $52,000.00 $520,000.00

Heating Requirements Number Replacement
Approx cost per heat 

exchanger

50 Year Lifecycle Heat 

Exchanger (excluding 

energy cost)

Heating Requirements 

(maintaining)

Heat Exchangers 3 10 5500 $82,500.00 500kw 

25m Pool Shell and Finish

Design Options Finishes Finish Cost Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $450,000.00 25 5 10 $900,000.00

Option B Liner $195,900.00 15 5 10 0 0 $653,000.00

* Note Joint and Grout costings are dependent on contractor and time of refurbishment 

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $1,650,000.00 $1,650,000.00

Modular 25 $1,072,500.00 $2,145,000.00

Non backwash UFF systems reduces further plantroom space, back wash tank requirements, and balance tank sizing, all reducing real estate and construction costs. These non 

backwash UFF filters can offer life cycle cost savings of up to 80% of backwash systems. Currently not considered in the figures below.  Detailed reviews can be provided subject to 

increased scope. 

Heating costs for Options 2H.1 & 2.H.2 is approx. 0.45 times cost compared to Options 2J.1 & 2J.2 (primarily due to outdoor 50m pool). This is likely to be closer to 0.5 times the cost considering seasonal use of outdoor 

50m pool.

Concrete tiled pools vs Modular liner pools for larger format rectangular pools are cost comparable with current assessments showing a 10% commercial bias towards concrete pool shells. This is likely to converge closer 

as technologies for both systems develop.
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Option 2H.1

LTS Shell and Finish

Design Options Finishes Finish Cost Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $325,000.00 25 5 10 $650,000.00

Option B Liner $78,000.00 15 5 10 0 0 $260,000.00

* Note Joint and Grout costings are dependent on contractor

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $1,000,000.00 $1,000,000.00

Modular 25 $550,000.00 $1,100,000.00

Splash Pad Shell and Finish

Design Options Finishes Finish Cost** Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $350,000.00 25 5 10 $700,000.00

Option B Life Floor $420,000.00 15 5 10 $1,400,000.00

* Note Joint and Grout costings are dependent on contractor

**Lifefloor cost to be confirmed by supplier

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $1,000,000.00 $1,000,000.00
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Option 2J.1 & 2J.2 DRAFT APPRAISAL

High level Key Considerations excluding site specific conditions :- 

UFF filters have a greater upfront cost but typically use less water and as a result heating and chemical use. Over the 50 year lifecycle UFF becomes cost effective. 

Overal Option 2J.1 & 2J.2 is approx. 1.375 times engineering operational and maintenance lifecycle costs compared to Options 2H.1 & 2H.2.

Overall Plant Cost For Option

Design Options Filters Number Of Filters
Filter Replacemnt 

(Years)

Media replacement 

(Years)

Chemical and Water  

Usage Multipling 

Factor

Overall Approx 

Wastewater (litres)

Approx Cost per Filter 

Replacement Filter

Approx Cost Media Per 

filter
50 Year Lifecycle Filter 50 Year Total Media 

Option A
Pressurised Filter Sand 

Media
15 15 7 1.5 9449850 50000 10000 $2,500,000.00 $1,071,428.57

Option B
Pressurised Filter 

Glass Media
15 15 10 1.15 7244885 50000 18000 $2,500,000.00 $1,350,000.00

Option C Ultra Fine Fitlration 8 25 0.11 1 6299900 200000 70 $3,200,000.00 $254,545.45

Plant Equipment Number

Replacment / 

Significant Service 

(years)

Approx Cost per 

Replacement
50 Year Lifecycle Cost

Pumps 10 5 $7,500.00 $750,000.00

PLC 4 10 $12,500.00 $250,000.00

Probes 4 1 $3,000.00 $600,000.00

UV 3 15 $52,000.00 $520,000.00

Heating Requirements Number Replacement
Approx cost per heat 

exchanger

50 Year Lifecycle Heat 

Exchanger (excluding 

energy cost)

Heating Requirements 

(maintaining)

Heat Exchangers 4 10 5500 $110,000.00 1100

50m Pool Shell and Finish

Design Options Finishes Finish Cost Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $850,000.00 25 5 10 $1,700,000.00

Option B Liner $371,400.00 15 5 10 0 0 $1,238,000.00

* Note Joint and Grout costings are dependent on contractor

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $2,250,000.00 $2,250,000.00

Modular 25 $1,237,500.00 $2,475,000.00

Non backwash UFF systems reduces further plantroom space, back wash tank requirements, and balance tank sizing, all reducing real estate and construction costs. These non backwash UFF filters 

can offer life cycle cost savings of up to 80% of backwash systems. Currently not considered in the figures below.  Detailed reviews can be provided subject to increased scope. 

Heating costs for Options 2J.1 & 2.J.2 is approx. 2.22 times greater compared to Options 2H.1 & 2H.2 (primarily due to omission of outdoor 50m pool). This multiplier is likely to reduce to approx. 2.0 

times greater when considering seasonal use of outdoor 50m pool.

Concrete tiled pools vs Modular liner pools for larger format rectangular pools are cost comparable with currently assessments showing a 10% commercial bias towards concrete pool shells. This is 

likely to converge closer as technologies for both systems develop.
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Option 2J.1 & 2J.2

LTS Shell and Finish

Design Options Finishes Finish Cost Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $325,000.00 25 5 10 $650,000.00

Option B Liner $78,000.00 15 5 10 0 0 $260,000.00

* Note Joint and Grout costings are dependent on contractor

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $1,000,000.00 $1,000,000.00

Modular 25 $550,000.00 $1,100,000.00

Leisure Pool Shell and Finish

Design Options Finishes Finish Cost Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $375,000.00 25 5 10 $750,000.00

* Note Joint and Grout costings are dependent on contractor

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $750,000.00 $750,000.00

Spa

Design Options Finishes Finish Cost Replacement Years
Joint Maintenance 

(Years)

Grout Maintenance 

(years)

Joint Replacement 

Cost *
Grout Cost * 50 Year Lifecycle Cost

Option A Tiled $125,000.00 25 5 10 $250,000.00

* Note Joint and Grout costings are dependent on contractor

Shell Replacement Years
Replacement Cost 

Based on current rates
50 Year Lifecycle Cost

Concrete 50 $650,000.00 $650,000.00
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OPERATIONAL AND MAINTENANCE
COSTS ANALYSIS 

CARNES HILL AQUATIC AND
LEISURE CENTRE

OPTION 2H.1 SUPPLEMENTARY REPORT 

Acknowledgment of Country 
LARCAN acknowledge the Australian Aboriginal and Torres Strait Islander
peoples as the Traditional Custodians of the lands on which we live and
conduct our business. We pay our respects to Elders past and present. We
value their continuing culture and contribution to the life of our nation, regions
and cities.
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Background
LARCAN were engaged initially to provide a high-level comparison of five options for the
Carnes Hill Aquatic and Recreational Centre to determine the OPEX costs and lifecycle
cost differences between each option. The catalyst for the engagement was in response
to recent cost plan information that Council received which indicated the project based
on the original concept plan was significantly over budget for the scoped deliverables. 

As a result of LARCAN’s initial report, it was identified that options OP.1, 2H.2 and 2H.1
were the most efficient options. Options OP.1 and 2H.2 did include a gymnastics centre, in
which, the capital cost to build this facility component would render the costs over and
above the grant funding allocation. 

It was therefore determined by Council that option 2H.1 was the most efficient option
that aligned with grant funding (WestInvest funding of $53.4 million). 

As the five options were originally prepared on a high-level basis for the purpose of
comparing the five options at a high-level, a subsequent report that analyses option 2H.1
in more detail was requested.

The subsequent report facilitates a more in-depth analysis to establish a possible range
for operational expenditures (OPEX) that the Carnes Hill Aquatic Centre (CHAC) option
2H.1 is likely to incur. 

When analysing the projected OPEX costs for a new facility, it is prudent to consider a
range of scenarios that may affect the financial outcome. There are various controllable
and uncontrollable factors that influence the OPEX costs of a facility like 2H.1.
Specifically, fluctuations in revenue streams, such as swimming lesson enrolments, can
lead to substantial variations; even a change of plus or minus 150 enrolments could have
a significant impact to the bottom-line result. Additionally, as the specifications for the
plant room and filtration systems are still to be finalised, the associated utility costs may
vary considerably.

In this subsequent report, the analysis examines worst-case, realistic, and best-case
scenarios of 2H.1 to highlight the possible OPEX range the centre would operate at each
year at maturity. 

LARCAN | PAGE  2

Executive Summary
At maturity, it was determined that the centre would operate at an annual operating
deficit range of -$1,618,251 in worst case to -$295,294 for best case.
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LARCAN | PAGE  3

Following a comprehensive analysis, in our opinion, it is more probable that the centre
will achieve outcomes that lie between the realistic and best-case scenarios rather than
between the realistic and worst-case scenarios. While it is essential to evaluate all
potential scenarios, specific line items within the worst-case projections can be
effectively managed to mitigate risks.

Designing an efficient layout, particularly for the café and reception areas, can lead to
notable staff cost savings. Selecting sustainable plant and filtration options during the
design and construction phases will further reduce the likelihood of incurring higher
utility, chemical and maintenance costs.

Supplementary macro trends that further support the likelihood of achieving outcomes
between the realistic and best-case scenarios include climate change projections
indicating that the Liverpool City area will experience an increase in temperatures, with
more hot days and fewer cold nights. The Climate Council predicts that by 2090,
Liverpool will experience more than nine additional days per year with temperatures
exceeding 35 degrees Celsius, which is expected to drive increased demand for
recreational swimming. Furthermore, substantial development projects planned for
Liverpool in the near future are anticipated to attract greater visitation to the area,
further enhancing the centre’s potential for success.

Additionally, the Council's decisions regarding management fee thresholds, operational
and management structures, and  selecting an experienced operator will all assist in
ensuring worst case scenarios in many line items are avoided.

Assumptions
Under, each model of best, realistic and worst-case scenarios, bespoke commentary has
been added to explain the difference within the ranges for the line items that have greater
variances.

For the purposes of consistency the following assumptions were applied, with the
fluctuations in scenarios explained in further detail throughout the report.

Open hours calculated as: Weekdays 5:30am - 8:30pm, Weekends 7am - 6pm.
Feasibility calculations were used to determine levels of income for Learn to Swim
(LTS), schools and recreational swim. The feasibility calculator encompasses
demographics, drive time analysis, competitors in the area, gap analysis,
socioeconomics, and any natural barriers e.g. highways which typically impact income
projections of leisure centres.
Prices were based on existing centre prices where applicable and benchmarked on
competitor sites and socioeconomic status where applicable, an annual 3% CPI was
applied.
Recreational swim income includes pool memberships and casual swimming. 
Secondary spend (café and merchandise) is cognisant of predicted centre visitations.
Visitor numbers directly impact secondary spending at the café and on merchandise. 
Staffing costs are built from centre rosters, and in line with Guidelines to Safe Pool
Operations (GSPO) guidelines developed by Royal Life Saving Society Australia.
Utility expenses based upon similar sized centres in similar population LGAs built in
recent years, and cross checked with CERM data. Utilities can be volatile in terms of
the cost per unit, consumption should remain consistent. It is noted the exact
filtration, electrical, and mechanical systems to be used at the centre are not
currently known and will impact actuals.
Scheduled maintenance includes annual costs of scheduled and preventative
maintenance. This includes regular servicing of main centre assets such as plant room,
Heating Ventilation and Air Conditioning (HVACs), fire equipment etc. Assumptions
were calculated from service quotations received (where possible) and by
benchmarking against similar sized facilities.
Reactive maintenance is a provision for breakdowns and more unexpected repairs. It
is likely that in the first years of operation, major assets are likely under warranty,
therefore this may not be called upon in the early years but expected at maturity.
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High-Level Overview of Worst,
Realistic, and Best-Case Scenarios
The below table demonstrates the worst, realistic and best-case scenarios across the
main centre line items.
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Detailed Analysis of Worst, Realistic,
and Best-Case Scenarios
The following presents the line items exhibiting the most significant variances among the
worst, realistic, and best-case scenarios, along with explanations for the underlying
factors contributing to these fluctuations.

LARCAN | PAGE  5

Rec Swim
Rec Swim includes casual recreational swimming and pool memberships. Realistic
assumptions have been generated from comparing like-for-like centres with 25m indoor
and program pools within similar demographics (note: only some included a splash pad).
Likewise, in worst and best scenarios, these are the higher and lower end results from the
similar comparative centres.

For a centre like option 2H.1, the program pool will have limited availability for casual
swimming outside of programmed LTS times. This means the 25m pool and splash pad will
likely be the main drivers for recreational swim and pool memberships.

Pool membership numbers tend to be lower for centres like 2H.1 when comparing against
centres that have extensive bodies of water such as multi-faceted sites that have a 25m
indoor pool, 50m outdoor pool and include features like spas, saunas and larger splash
facilities.

The centre is more likely to have lesser seasonal fluctuations when compared to 50m
outdoor and 25m outdoor pools. In the hot summer months, whilst a higher usage will
occur compared to winter, when comparing indoor only pools to outdoor pools and
indoor/outdoor pools, the high peaks in summer do not occur as acutely within indoor
only facilities. 

It is noted that best case scenario figures are plausible particularly as the surrounding
population grows in the areas of Austral, Edmonson Park, Middleton Grange and the
Western Area. Climate predictions demonstrate a trend for hotter weather increasing
demand for recreational swimming. A strong reciprocal membership or cross promotion
with the Michael Clarke Recreation Centre would also assist in the achievement of best-
case figures.

Learn to Swim
An extensive feasibility analysis was undertaken to determine levels of income for Learn
to Swim. The feasibility calculator encompasses demographics, drive time analysis,
competitors in the area, gap analysis, socioeconomics, AUSPLAY participation statistics
and other aspects such as any natural barriers e.g. highways which typically impact
participation. 

Worst case scenario assumptions would see enrolment numbers of 1550 per week,
realistic case is 1700 per week and best case would be 1850 + enrolments. In all scenarios
a small squad program is provisioned for. Being a 25m pool with no identified Swim Club
yet, sensitivity is applied to squad income as it is predicted that large squad numbers
would be seen at locally surrounding facilities with established Swim Clubs and 50m pool
facilities such as Whitlam Leisure Centre and Michael Wenden Aquatic and Leisure Centre
(MWALC). It is noted that the net performance of a Squad program is considered
unmaterialistic on the bottom-line results given it generates small margins only.
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The average industry drive time radius that members will drive to a Learn to Swim centre
is approximately 6km. In terms of future population growth, in the immediate surrounding
areas to Carnes Hill, such as Carnes Hill, Prestons, and Hoxton Park, a small population
decrease is predicted in future years. However, there is significant population increases
expected in other surrounding suburbs such as Austral, Edmonson Park, Middleton
Grange and the Western Area. Varying degrees of sensitivity have been applied to each of
the scenarios to account for future LTS competitors entering the market, for example
worst case assumes further Learn to Swim centres will be built in these newer developed
areas (within a 6km radius to new residents), whereas best case assumes a higher base of
enrolments derived from the population growth that would occur due to less LTS
competition. There are currently 4 LTS competitors within a 6km radius to Carnes Hill that
have been considered in all scenarios.

LTS is the line item with the largest range across the OPEX scenarios, a swing of 150+/-
enrolments makes a significant variance on the bottom-line, and as per the above, there
are significant factors that can impact the number of enrolments the centre will generate.

As a separate note, the MWALC is one of the four swim schools considered a competitor
to 2H.1 once built. There is a possibility that the opening of Carnes Hill Aquatic Centre will
compete with MWALC given the 4.9km proximity. It is probable that a reduction in LTS
revenue could occur at MWALC once Carnes Hill opens, therefore, it is advisable to be
mindful of this when future budget planning for MWALC.

LARCAN | PAGE  6

Management Fees/Corporate Costs
In the realistic scenario, an averaged amount charged for centres with a similar facility
makeup was applied.  Worst case demonstrates a 10% cost to income, which is
considered at the higher end of management fees, and best case shows the lowest
management fee seen for a comparative centre. Council would likely have a better
indication of the probable management fee costs based on their existing services;
however, the scenarios demonstrate lower to higher cost ranges that can occur pending
on what management model and operator (where applicable) is selected for the
management and operation of the facility.

Utilities
Benchmarking the energy performance and water usage of aquatic and recreation centres
is a complex exercise. Energy and water use patterns of aquatic centres differ completely
to that of dry only recreation centres. In terms of benchmarking like for like aquatic
centres, it is difficult to find two aquatic centres with similar plant and filtration systems,
amenities, and consumption patterns. 

Every effort has been made to benchmark against like for like facilities within similar
population catchment areas and similar annual visitations, and built in more recent years,
but as the plant and filtration systems are currently unknown, the systems within these
benchmark centres could be different. 

The method used to heat pool water will impact utility costs. Options such as electric
resistance heaters, electric heat pumps, gas-fired boilers, solar thermal and the use of
waste heat will all have a different outcome. 

The way in which the centre is managed and operated will also have a bearing on utility
consumption and costs. How an operator manages tasks such as backwashing and use of
pool blankets, as well as what temperature they select to operate the pool at will all
impact utility costs, among many other aspects.
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When comparing like-for-like facilities, realistic assumptions were gained by averaging out
the utility costs, best case used the lowest cost centres and worst case was the more
expensive ranges. It is noted that modern centres using Non backwash UFF systems had
far fewer utility costs when compared to older centres with sand filtration systems. And
likewise, centres with sustainable heating solutions saw fewer utility costs. 

The plantroom is often referred to as the ‘heart and lungs’ of the facility, so the selections
made at the design and construct phase can have a long-lasting impact on future utility
and lifecycle costs. Likewise, the volatility of cost per unit prices can also impact future
expenses.

LARCAN | PAGE  7

Staffing Costs
Staffing costs remain relatively consistent across the scenarios, as they are based upon
staffing to GSPO guidelines and utilise a typical management structure seen within the
industry, the major variables are seen within LTS wages, as these costs are related directly
to the number of lessons delivered. 

Café wages reduce in the best-case scenario, under the assumption that CSO and café
staff can be used interchangeably with the two areas being combined. 

The worst-case scenario demonstrates a scenario where management staff do not
perform direct service shifts. This leads to additional staffing costs in the areas of Duty
Management and Customer Service. 

Banking and Accounting Fees
Direct debit fees are set at 0.7% of income for best and realistic cases which is an
averaged number derived from comparable centres. Some centres pass fees onto
customers, and some will incorporate the cost in centre expenses. Worst case shows 1.5%
which is the higher cost end. Similarly, accounting fees were assessed across like centres,
realistic and best cases show a 1% expense to income, and worst case is at the higher end
of 1.5%.

Lifecycle Costs
Worst case shows a range 10% higher than the anticipated costs, whereas best case
shows a result 10% less than anticipated costs.
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Summary
Following a comprehensive analysis, in our opinion, it is more probable that the centre
will achieve outcomes that lie between the realistic and best-case scenarios rather than
between the realistic and worst-case scenarios. While it is essential to evaluate all
potential scenarios, specific line items within the worst-case projections can be
effectively managed to mitigate risks.

Designing an efficient layout, particularly for the café and reception areas, can lead to
notable staff cost savings. Selecting sustainable plant and filtration options during the
design and construction phases will further reduce the likelihood of incurring higher
utility, chemical and maintenance costs.

Supplementary macro trends that further support the likelihood of achieving outcomes
between the realistic and best-case scenarios include climate change projections
indicating that the Liverpool City area will experience an increase in temperatures, with
more hot days and fewer cold nights. The Climate Council predicts that by 2090,
Liverpool will experience more than nine additional days per year with temperatures
exceeding 35 degrees Celsius, which is expected to drive increased demand for
recreational swimming. Furthermore, substantial development projects planned for
Liverpool in the near future are anticipated to attract greater visitation to the area,
further enhancing the centre’s potential for success.

Additionally, the Council's decisions regarding management fee thresholds, operational
and management structures, and  selecting an experienced operator will all assist in
ensuring worst case scenarios in many line items are avoided.

LARCAN | PAGE  8
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;<6.168,=!K<:!,!D,=.!<K!67.!".16:.!,1A!678D!D7<?=A!M.!K?:67.:!.S;=<:.A!

AL! P8@7,.=!"=,:V.!W.@:.,68<1!".16:.!R!W,67.:!67,1!@<1681?.!G867!67.!A8:.@68<1!,D!<?6=81.A!81!67.!
B'"%5!?1A.:6,V.!,!:.98.G!<K!;=,1D!,K6.:!67.!K81,=8D,68<1!<K!67.!",:1.D!Q8==!BC?,68@!".16:.!
A.9.=<;H.16!;=,1181-!!

.L! P8@7,.=!O.1A.1!BC?,68@!'.8D?:.!".16:.!R!W.A.9.=<;!,D!,!=<@,=!K,@8=86>!K<:!67.!P8==.:!E20ijF!
@<HH?186>!G867!@<1D8A.:,68<1!6<!,KK<:A,M8=86>5!A:<;X81!D.:98@.D5!.A?@,68<15!D<@8,=!@<11.@68<1!,1A!
;,:61.:!A.=89.:.A!@<16.16L!!`?:67.:!:.98.G!67.!K<==<G81-!;<6.168,=!9,:8,68<1D!6<!67.!P,D6.:!+=,1!
A8:.@68<1U!!

•! W.1.G,=!:,67.:!67,1!K?==!:.A.9.=<;H.16!

•! W.98.G!67.!1..A!K<:!,!e3H!<?6A<<:!;<<=!!

•! )1@=?A.!,!;:<-:,H!;<<=!Ec33H2!;=?DF!G867!,!H<9.,M=.!K=<<:!,1A!,@@.DD8M=.!:,H;!!

•! W.98.G!67.!A.H,1A!K<:!,AA868<1,=!D;<:6D!@<?:6D!;:.98<?D=>!;:<;<D.A!

•! "<X=<@,6.!@<HH?186>!D.:98@.D!G867!;,:61.:D78;!A.=89.:>!H<A.=!

KL! O786=,H!'.8D?:.!".16:.!R!+<D868<1!,D!,!kK=,-D78;f!:.-8<1,=!K,@8=86>!6<!,@@<HH<A,6.!9.:>!M:<,A!
@<HH?186>!?D.!E81@=?A81-!DG8HH81-!@,:189,=DF!G867!67.!@,;,@86>!6<!@,6.:!K<:!9.:>!78-7!?D,-.!
=.9.=D5!81@=?A81-!;.,V!D?HH.:!A.H,1AL!!B!A.6,8=.A!K.,D8M8=86>!D6?A>!8D!:.@<HH.1A.A!6<!M.!
?1A.:6,V.1!K<:!67.!K?6?:.!;=,1181-!K<:!67.!O786=,H!'.8D?:.!".16:.!,1A!678D!D7<?=A!81@=?A.!67.!
<;68<1!K<:!67.!:.A.9.=<;H.16!<K!67.!.S8D681-!".16:.L!!Y,D.A!<1!67.!A.6,8=D!81!67.!O<<AG,:A!
+=,@.!P,D6.:!+=,15!86!8D!:.@<HH.1A.A!6<!:.98.G!67.!@<H;<1.16D!,D!M.=<GU!!

•! B=6.:!67.!e3H!81A<<:!;<<=!6<!M.@<H.!,1!<?6A<<:!e3H!;<<=!E03X=,1.DF!,1A!G867!,!D7,==<G.:!
A.;67!;:<K8=.!

•! W.98.G!67.!A.H,1A!K<:!,!2eH!81A<<:!;<<=!!

151 
OPER 03 Carnes Hill Aquatic and Recreation Centre - Amended masterplan design 
Attachment 5 Attachment D – Aquatic and Leisure Centre Provision – Implementation and Priority Plan (ALCP) 

 

 

  



! ! !!!!!!!!!!!+,-.!/!e!!

cL! &1A.:6,V.!A.6,8=.A!`.,D8M8=86>!%6?A8.D5!G867!@<1D8A.:,68<1!6<!67.!,M<9.!A8:.@68<15!K<:!67.!K<==<G81-U!

,L! O786=,H!'.8D?:.!".16:.!EQ8-7!+:8<:86>F!

ML! P8@7,.=!O.1A.1!BC?,68@!'.8D?:.!".16:.!EQ8-7!+:8<:86>F!

@L! B?D6:,=!'.8D?:.!".16:.!EP.A8?H!+:8<:86>F!

AL! Y,D.A!<1!67.!;:<N.@6.A!;<;?=,68<1!-:<G67!81!67.!,:.,D!<K!Q<=DG<:67>!,1A!Q,HH<1A98==.5!,!
A.6,8=.A!`.,D8M8=86>!%6?A>!D7<?=A!,=D<!M.!?1A.:6,V.1!6<!.1D?:.!67.:.!8D!,;;:<;:8,6.!,C?,68@!,1A!
=.8D?:.!;:<98D8<1!K<:!67.!@<HH?186>!EP.A8?H!+:8<:86>F!

BD!,!H818H?H5!67.D.!`.,D8M8=86>!%6?A8.D!D7<?=A!81@=?A.U!

8F! W.98.G!<K!67.!;:<;<D.A!,1A!;<6.168,=!K,@8=86>!@<H;<1.16D!:.C?8:.A!6<!D?;;<:6!67.!@<HH?186>!
1..A!!

88F! W.98.G!<K!67.!;<6.168,=!D86.!<;68<1D!K<:!1.G!K,@8=86>!A.9.=<;H.16D!<:!:.A.9.=<;H.16D!

888F! +:<N.@6.A!@,;86,=!@<D6D!

89F! B!A.6,8=.A!,DD.DDH.16!<K!67.!K?1A81-!<;68<1D!,9,8=,M=.!!

9F! BDD.DDH.16!<K!67.!H<D6!,;;:<;:8,6.!H,1,-.H.16!H<A.=!

98F! B!A.6,8=.A!@<HH?186>!@<1D?=6,68<1!;:<@.DD!6<!,DD.DD!67.!@<HH?186>!1..A!

988F! "<H;=.68<1!<K!@<1D?=6,68<1!G867!;<6.168,=!V.>!D6,V.7<=A.:D5!81@=?A81-5!M?6!1<6!=8H86.A!6<U!'<@,=!
D;<:681-!@=?MD5!%@7<<=D5!"<HH?186>!-:<?;D5!'<@,=!M?D81.DD.D5!$%O!*<9.:1H.165!+.,V!
81A?D6:>!M<A8.D!,1A!#67.:!'*BfD!

9888F!B!@<H;:.7.1D89.!,DD.DDH.16!<K!67.!;:<N.@6.A!K81,1@8,=!;.:K<:H,1@.!<K!67.!@.16:.D!!

TL! Z.9.=<;!,!=<1-X6.:H!`?1A81-!%6:,6.->!E$<6.U!:.K.:!6<!67.!A.6,8=.A!;:<98A.A!81!67.!`?1A81-!D.@68<1F!

!
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;<) /-5=#$&)>(#-('#?)
)1!:.98.G81-!67.!@?::.16!;:<;<D.A!A8:.@68<1!K<:!'89.:;<<=eD!,C?,68@!,1A!=.8D?:.!@.16:.D5!"<?1@8=!7,D!.1-,-.A!
O,::.1!*:..1!"<1D?=681-!E"<1D?=681-!(.,HF!6<!,DD8D6!G867!67.!A.9.=<;H.16!<K!,1!)H;=.H.16,68<1!,1A!+:8<:86>!
+=,1!6<!-?8A.!67.!K?6?:.!K,@8=86>!;:<98D8<15!M,D.A!<1!67.!K<==<G81-!D@<;.!<K!G<:UDT!

•! "<1D8A.:,68<1!<K!67.!@?::.16!=.8D?:.!@.16:.!@<1@.;6D!,1A!67.!,=8-1H.16!,-,81D6!67.!B'"%!
•! V.98.G!,1A!:.K81.!67.!.R8D681-!B'"%!6<!.1D?:.!67,6!86!8D!:.,=8D68@!,1A!A.=89.:,M=.!,1A!.KK.@689.=>!

H..6D!K?6?:.!A.H,1A!
•! BDD.DD!67.!98,M8=86>!<K!:.A.9.=<;81-\?;-:,A81-!.R8D681-!K,@8=868.D!
•! Y.9.=<;!,!;=,1!K<:!67.!;:8<:868D,68<1!,1A!8H;=.H.16,68<1!<K!67.!K?6?:.!81K:,D6:?@6?:.!;:<98D8<1!

%81@.!@<HH.1@81-!67.!;:<N.@65!67.!D@<;.!<K!G<:UD!7,D!H<:;7.A!H<:.!6<G,:AD!A.9.=<;81-!,!A.6,8=.A!
,DD.DDH.16!<K!67.!@?::.16!,1A!;:<;<D.A!,C?,68@!,1A!=.8D?:.!@.16:.!;:<98D8<1L!!(78D!7,D!M..1!A<1.!81!=81.!G867!,!
D.6!<K!*?8A81-!+:81@8;=.D!G78@7!G.:.!A.6.:H81.A!M,D.A!<1!.R8D681-!"<?1@8=!D6:,6.-8.D!,1A!;=,1D!E,D!M.=<GF!,1A!
G867!81;?6!K:<H!U.>!816.:1,=!D6,U.7<=A.:DL!!

(7.D.!*?8A81-!+:81@8;=.D!,:.!;,:68@?=,:=>!:.=.9,16!,D!G78=D6!"<?1@8=!7,D!,A<;6.A!67.!B'"%5!86!7,D!,=D<!
D?MD.C?.16=>!,A<;6.A!6G<!P,D6.:!+=,1D5!1,H.=>!67.!P8==.:!%<@8,=!)1K:,D6:?@6?:.!P,D6.:!+=,1!,1A!67.!O<<AG,:A!
+=,@.!P,D6.:!+=,1!,1A!,!A8:.@68<1!K<:!67.!A.9.=<;H.16!<K!,1!,C?,68@!,1A!=.8D?:.!K,@8=86>!81!",:1.D!Q8==L!!#K!@:868@,=!
:.=.9,1@.!6<!678D!%6?A>5!.=.H.16D!<K!67.D.!"<?1@8=!:.D<=?68<1D!A.98,6.!K:<H!67.!A8:.@68<1!<?6=81.A!81!67.!B'"%L!!
BD!<1.!.R,H;=.5!67.!A.9.=<;H.16!<K!,1!,C?,68@!K,@8=86>!,6!",:1.D!Q8==!G,D!1<6!81@=?A.A!,D!,1!B'"%!
:.@<HH.1A,68<1L!!!

*89.1!67,6!"<?1@8=!7,D!;:<-:.DD.A!67.!;=,1181-!K<:!K?6?:.!,C?,68@!,1A!=.8D?:.!K,@8=868.D!,K6.:!67.!,A<;68<1!<K!67.!
B'"%5!,!H<:.!1?,1@.A!,;;:<,@7!7,D!M..1!?1A.:6,U.1!6<!A.9.=<;!,1!)H;=.H.16,68<1!,1A!+:8<:86>!+=,1L!!_:<H!,!
;:<@.DD!;.:D;.@689.5!,!:.98.G!,1A!@<1D<=8A,68<1!<K!M<67!67.!B'"%!,1A!67.!@?::.16!"<?1@8=!A8:.@68<1!8D!:.C?8:.A!
G867!,!k7>M:8Ae!;=,1!67,6!@<1D8A.:D!678D!D86?,68<1L!!BD!,!:.D?=65!678D!+=,1!8D!1<6!.R@=?D89.=>!,!:.D?=6!<K!,!:.98.G!<K!
67.!B'"%5!M?6!67.!K?6?:.!;=,1181-!H<:.!M:<,A=>L!!!

)1!A.9.=<;81-!,!D6:,6.-8@!K:,H.G<:U!K<:!67.!;:<N.@65!67.!K<==<G81-!"<?1@8=!D6:,6.-8.D!,1A!;=,1D!G.:.!@<1D8A.:.AT!
!

•! BC?,68@!,1A!'.8D?:.!".16:.!%6:,6.->!2304!
•! #?:!Q<H.5!'89.:;<<=!232]!
•! '89.:;<<=!V.@:.,68<15!#;.1!%;,@.!,1A!%;<:6D!%6:,6.->!230i!
•! '89.:;<<=!W!'<1-!(.:H!_81,1@8,=!+=,1!
•! ",:1.D!Q8==!%6,-.!2!P,D6.:!+=,1!
•! P8==.:!%<@8,=!)1K:,D6:?@6?:.!P,D6.:!+=,1!
•! '89.:;<<=!"<16:8M?68<1D!+=,1!230S!W!B?D6:,=!$<:67!,1A!'.;;81-6<1!+:.@81@6D!
•! Y:,K6!B.:<6:<;<=8D!"<16:8M?68<1D!+=,1!2323!!
•! O.D6.:1!%>A1.>!B.:<6:<;<=8D!+:.@81@6!+=,1181-!V.;<:6!

(7.!*?8A81-!+:81@8;=.D5!A.9.=<;.A!6<-.67.:!G867!"<?1@8=!#KK8@.:D5!6<!81K<:H!67.!K?6?:.!;:<98D8<1!<K!,C?,68@!,1A!
=.8D?:.!K,@8=868.D!81!67.!"86>!,:.T!!

•! I407*J8- <:KK/+(*8- !" #$%&'()*+" ,)(-.%.,)-.&$" )$/" 0&1-+(" )" 2+)3-24" %&55'$.-4" 64" %(+)-.$*"
,)-27)41"-2)-"%)-+("0&("/.8+(1+"6)%9*(&'$/1")$/"2+)3-2"1-)-'1:"

•! G+17/)(;4+4))!!";)<.5.1+"&,,&(-'$.-.+1=")%%+11=")$/"+>'.-4"-2(&'*2"-2+",(&8.1.&$"&0")"6(&)/"()$*+"
&0")00&(/)63+",(&*()51")$/"1+(8.%+1:"

•! <:++41*(;4+4))!!"?)%.3.-)-+"1&%.)3"%&$$+%-.&$1")$/")"1+$1+"&0"6+3&$*.$*!-2(&'*2"-2+",(&8.1.&$"&0")"
1)0+="1+%'(+=")$/"$&$!.$-.5./)-.$*"+$8.(&$5+$-:""

•! 97014-L0M(+,!!"@(+)-+")"D.1D.!<K!;=,@.")$/"+$2)$%+"3.8)6.3.-4"64"(+/'%.$*"-()/.-.&$)3"6)((.+(1")$/"
7+3%&5.$*"-2+"72&3+"%&55'$.-4:"

•! <0H0N(7(*8! !" ;)<5.1+" %&55'$.-4" 6+$+0.-=" .$%3'/.$*" )(+)1" )$/" *(&',1" 7.-2" )" 3&7" ,(&,+$1.-4" -&"
,)(-.%.,)-+="-2(&'*2",)(-$+(12.,1="%&33)6&()-.&$=")$/"*+$+()3"%),)6.3.-4"/+8+3&,5+$-:"

•! "OO:520N74! !" A(&8./+" 3+)/+(12.," -2(&'*2" )" 1'1-).$)63+" )$/" /+3.8+()63+" .$0()1-('%-'(+" ,3)$" -2)-" .1"
.$$&8)-.8+")$/"0'-'(+",(&&0+/"-&"5++-"-2+"$++/1"&0")"/.8+(1+")$/"*(&7.$*",&,'3)-.&$:"
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@<) !"'9&'64)0A%,&'$),67)B#'9%-#)C,$'D'&.)/-5('9'56))
(7.!"86>!<K!'89.:;<<=!@?::.16=>!7,D!K<?:!ESF!H,N<:!,C?,68@!,1A!=.8D?:.!K,@8=868.D5!M.81-!Q<=DG<:67>!BC?,68@!".16:.5!
P8@7,.=!"=,:U.!V.@:.,68<1!".16:.5!P8@7,.=!O.1A.1!BC?,68@!'.8D?:.!".16:.!,1A!67.!O786=,H!'.8D?:.!".16:.L!!
(7.!P8@7,.=!"=,:U.!V.@:.,68<1!".16:.!8D!67.!<1=>!IA:>J!K,@8=86>!,D!;,:6!<K!67.!1.6G<:U!<K!.R8D681-!,C?,68@!,1A!
=.8D?:.!K,@8=868.DL!!(7.:.!8D!,=D<!,!D.;,:,6.!D;=,D7!;,:U!,6!X8--.!+,:U!81!'89.:;<<=!,1A!DH,==.:!G,6.:!;=,>!K.,6?:.D!
81!P,@C?,:8.!P,==!,1A!",:1.D!Q8==L!!

(7.!P8@7,.=!"=,:U.!V.@:.,68<1!".16:.5!P8@7,.=!O.1A.1!BC?,68@!'.8D?:.!".16:.!,1A!67.!O786=,H!'.8D?:.!
".16:.!,:.!@?::.16=>!<?6D<?:@.A!6<!X.=-:,98,!'.8D?:.!?1A.:!,!H,1,-.H.16!@<16:,@6!67,6!.R;8:.D!81!232SL!!)1!
@<H;,:8D<15!67.!Q<=DG<:67>!BC?,68@!".16:.!8D!=.,D.A!<?6!6<!Q<=DG<:67>!%G8HH81-L!

P,;;81-!<K!67.!@?::.16!,C?,68@!,1A!=.8D?:.!@.16:.!;:<98D8<1!,1A!D?::<?1A81-!=<@,=!-<9.:1H.16!,:.,De!K,@8=868.D!8D!
;:<98A.A!M.=<GT!

!
!"#$%#&'(')'*"+,%-../01'234#5"6'#78'*,"14%,'9,75%,':%.+"1".7'+1;'<4%%.478"7$'*=2'>#6"/"5",1'
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()*' +,-./.01'"2342.35''
!

#?6=81.A!M.=<G!8D!,1!<9.:98.G!<K!67.!@?::.16!,C?,68@!,1A!=.8D?:.!@.16:.!;:<98D8<1!K<:!'89.:;<<=L!!(7.!<9.:98.G!
7,D!M..1!A.9.=<;.A!67:<?-7!D86.!81D;.@68<1D!M>!67.!"<1D?=681-!(.,H5!,!:.98.G!<K!67.!,9,8=,M=.!<;.:,68<1,=!
A<@?H.16,68<1!,1A!67:<?-7!A8D@?DD8<1D!G867!"<?1@8=!#KK8@.:DL!!

(7.!H,;!M.=<G!A.H<1D6:,6.D!67.!@?::.16!=<@,68<1D!<K!'89.:;<<=eD!K<?:!H,N<:!,C?,68@!,1A!=.8D?:.!K,@8=868.DT!

!
!"#$%#&'?')'94%%,75'234#5"6'#78'*,"14%,'9,75%,':%.+"1".7'

!

I:7)P:5*J8-"./0*(1-<4+*54-

(7.!Q<=DG<:67>!BC?,68@!".16:.!8D!,1!81A<<:!K,@8=86>!G867!,!2dH!6:,8181-!;<<=!G867!D.9.1!E]F!=,1.D!,1A!,!0SH!
6.,@781-!;<<=L!(7.!K,@8=86>!@<1D8D6D!<K!,!;<<=!7,==5!,1!,H.1868.De!M?8=A81-!,1A!,!;,98=8<1!=81U81-!67.!6G<!E2F!
M?8=A81-DL!BD!;:.98<?D=>!H.168<1.A5!67.!".16:.!8D!<?6D<?:@.A!,1A!<;.:,6.A!M>!kQ<=DG<:67>!%G8HH81-e!?1A.:!,!
=.,D.!,::,1-.H.16!M.6G..1!"<?1@8=!,1A!67.!<;.:,6<:L!!!

(7.!".16:.!;:<98A.D!K<:!,!:,1-.!<K!DG8HH81-!;:<-:,HD5!81@=?A81-!=.,:1!6<!DG8H5!K861.DD!;:<-:,HD5!D?@7!,D!
,C?,@8D.5!,D!G.==!,D!G,6.:!@<1K8A.1@.!;:<-:,HD5!D?@7!,D!,C?,!;=,>5!G867!67.!;:<-:,HD!A.=89.:.A!>.,:W:<?1AL!!

"<?1@8=!7,D!81A8@,6.A!67,6!67.!".16:.!8D!=8U.=>!6<!M.!D<=A!<KK!81!232S!6<!67.!P<<:.M,1U!%;<:681-!"=?M!E%;<:68.DF5!
G78@7!,:.!=<@,6.A!G86781!67.!H?18@8;,=86>L!!(7.!D,=.!8D!.R;.@6.A!6<!:.,=8D.!,;;:<R8H,6.=>!a4P!<K!:.9.1?.!K<:!
"<?1@8=L!!!

I:7)P:5*J8-"./0*(1-<4+*54-Q-"45(07-R(4P-

!
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L(1J047-<705M4-#41540*(:+-<4+*54-

(7.!P8@7,.=!"=,:U.!V.@:.,68<1!".16:.!<;.1.A!81!230h!,1A!K<:HD!;,:6!<K!,!;:.@81@6!81@=?D89.!<K!,!=8M:,:>5!
@<HH?186>!@.16:.5!DU,6.!;,:U5!@,Kl5!<?6A<<:!G,6.:W;=,>!,:.,5!,D!G.==!,D!,!;?M=8@!;=,Z,L!!!

'<@,6.A!,AN,@.16!6<!,!:.D8A.168,=!,:.,5!67.!".16:.!8D!;.:K<:H81-!D6:<1-=>5!;,:68@?=,:=>!81!67.!,:.,D!<K!7.,=67!,1A!
G.==1.DD!H.HM.:D5!-:<?;!K861.DD!,1A!K,@8=86>!:.16,=L!!(7.!".16:.!,=D<!<;.:,6.D!H81<:!D6,A8?H!@<H;.6868<1D5!
;:<98A.D!,@@.DD!K<:!6:,8181-!K<:!6.,HD!,1A!7,D!:.-?=,:!D@7<<=!M<<U81-DL!!)1!,AA868<15!67.!".16:.!7,D!6G<!<?6A<<:!
6.118D!@<?:6D!G86781!67.!M?8=A81-!K<<6;:8165!,9,8=,M=.!K<:!78:.!M>!67.!;?M=8@L!

B=67<?-7!67.!B'"%!8A.168K8.A!67,6!67.!K,@8=86>!1..AD!6<!?1A.:-<!,1!.R;,1D8<1!6<!81@=?A.!k6G<!,AA868<1,=!@<H;=8,16!
D;<:6D!,1A!67.!;<6.168,=!K<:!G,6.:D=8A.De5!M,D.A!<1!67.!K,@8=86>!M.81-!;:.A<H81,6.=>!=,1A=<@U.A!G86781!67.!
;:.@81@65!67.:.!8D!1<!,M8=86>!6<!81@=?A.!67.D.!,AA868<1,=!@<H;<1.16D!?1=.DD!67.!6.118D!@<?:6D!,1A!<?6A<<:!G,6.:!
;=,>!,:.,D!,:.!:.H<9.AL!!_?:67.:H<:.5!@?::.16=>5!67.:.!8D!=8H86.A!@,:!;,:U81-!@,;,@86>!G86781!67.!;:.@81@6!67,6!
G<?=A!M.!K?:67.:!.R,@.:M,6.A!D7<?=A!,1>!,AA868<1,=!@<H;<1.16D!M.!,AA.A!6<!67.!D86.L!

(7.!",:1.D!Q8==!%6,-.!2!P,D6.:!+=,1!EBC?,68@!".16:.F!7,D!M..1!:.D<=9.A!M>!"<?1@8=!6<!M.!A.9.=<;.A!G867!67.!
A.D8:.A!D86.!=<@,68<1!,;;:<R8H,6.=>!S33H!K:<H!67.!P8@7,.=!"=,:U.!V.@:.,68<1!".16:.L!!%7<?=A!67.!K,@8=86>!M.!
A.9.=<;.A5!67.!6G<!".16:.D!G8==!1<6!M.!A8:.@6=>!816.-:,6.A5!G867!,!@,:;,:U!,1A!@:..U!D.;,:,681-!67.!6G<!E2F!D86.DL!

L(1J047-<705M4-#41540*(:+-<4+*54-Q-"45(07-R(4P-

!
@&#$,'?')'F"6C#,/'9/#%G,'H,6%,#5".7'9,75%,'2,%"#/'E",B'

- -
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! ! !!!!!!!!!!!+,-.!/!00!!

L(1J047-!4+24+-"./0*(1-34()/54-<4+*54-

(7.!P8@7,.=!O.1A.1!BC?,68@!'.8D?:.!".16:.!8D!81!67.!=<G!D<@8<W.@<1<H8@!,:.,!<K!P8==.:5!G78@7!,=D<!7,D!,!78-7!
=.9.=!<K!A8D,A9,16,-.L!!(7.!".16:.!<;.1.A!81!04]2!,1A!7,D!?1A.:-<1.!H81<:!@,;86,=!?;-:,A.D5!81@=?D89.!<K!,!
DH,==!D;=,D7!;,A!,1A!:.W68=81-!<K!67.!G,:H!G,6.:!;<<=L!!)6!81@<:;<:,6.D!D;<:6D!@<?:6D5!,!->H1,D8?H5!d3H!<?6A<<:!
;<<=5!<?6A<<:!G,6.:!;=,>!,:.,5!G,:H!G,6.:!;<<=!,1A!,!@:.@7.5!G867!H<D6!<K!67.!,DD.6!:.C?8:81-!D8-18K8@,16!
819.D6H.16L!

O78=.!67.!".16:.!7,D!=<G!<9.:,==!,11?,=!,66.1A,1@.D5!67.!=.,:1W6<WDG8H!;:<-:,H!,1A!@:.@7.!,:.,D!;.:K<:H!
D6:<1-=>!M,D.A!<1!67.!,9,8=,M=.!D;,@.L!!!

(7.!".16:.!8D!;:<;<D.A!6<!M.!A.H<=8D7.A!,1A!:.;=,@.A!,D!;,:6!<K!67.!P8==.:!%<@8,=!)1K:,D6:?@6?:.!P,D6.:!+=,1!
+:<N.@6!,6!,1!.D68H,6.A!M?8=A!@<D6!<K!ahhPL!!(7.!P,D6.:!+=,1!8A.168K8.D!67.!@?::.16!D86.!,D!67.!,;;:<;:8,6.!
=<@,68<1!K<:!67.!;:<;<D.A!K,@8=86>L!!!

)1!,AA868<15!67.!B'"%!;:<;<D.A!67,6!67.!P8@7,.=!O.1A.1!BC?,68@!'.8D?:.!".16:.!M.!:.A.9.=<;.A!6<!M.!,!kA8D6:8@6!
=.9.=!K,@8=86>e!,1A!H,816,81!67.!.R8D681-!D;<:6D!@<?:6D!,1A!67.!G,6.:!;=,>!,:.,L!!(7.!:.@<HH.1A,68<1D!K:<H!67.!
B'"%!,=D<!8A.168K8.A!67.!81@=?D8<1!<K!,1!81A<<:!2dH!;<<=5!,1!,AA868<1,=!67:..!D;<:6D!@<?:6D5!.R;,1D8<1!<K!67.!
G,6.:!;=,>!,:.,5!,!;:<-:,H!;<<=5!,!G,:H!G,6.:!;<<=5!,!DH,==5!,==8.A!7.,=67!D;,@.5!->H!,1A!-:<?;!K861.DD!:<<HDL!!
(7.!;:<;<D.A!@<H;<1.16D!81!67.!B'"%!,:.!1<6!K?==>!@<1D8D6.16!G867!G7,6!8D!M.81-!;:<;<D.A!81!67.!P8==.:!%<@8,=!
)1K:,D6:?@6?:.!P,D6.:!+=,1L!

*89.1!67.!A.H<-:,;78@!,1A!67.!@<HH?186>!1..A5!,!H<:.!M.D;<U.!K,@8=86>!A.D8-1!<KK.:81-!6,:-.6.A!;:<-:,HD!,1A!
D.:98@.D!67,6!H..6!67.!H?=68@?=6?:,=!,1A!D<@8<W.@<1<H8@!H,U.W?;!<K!67.!@<HH?186>!D7<?=A!M.!@<1D8A.:.AL!!(78D!
<KK.:81-!@<?=A!81@=?A.!816.-:,68<1!G867!67.!1.8-7M<?:81-!+"["!<:!<67.:!@<HH?186>WM,D.A!<:-,18D,68<1D!6<!
<9.:D..!67.!<;.:,68<1D!<K!67.!K,@8=86>L!

L(1J047-!4+24+-"./0*(1-34()/54-<4+*54-Q-"45(07-R(4P-

!
@&#$,'I')'F"6C#,/'J,78,7'234#5"6'*,"14%,'9,75%,'2,%"#/'E",B'

) )
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! ! !!!!!!!!!!!+,-.!/!02!!

!J(*70K-34()/54-<4+*54-

(7.!O786=,H!'.8D?:.!".16:.!8D!,!H,N<:5!:.-8<1,=!=.9.=!K,@8=86>!=<@,6.A!81!'89.:;<<=eD!"XY!,:.,!,1A!K<:HD!;,:6!<K!,!
2iW7.@6,:.!;:.@81@6!,:.,!81@<:;<:,681-!,!9,:8.6>!<K!D.:98@.D!,1A!M?D81.DD.D!@,==.A!O<<AG,:A!+,:UL!!

(7.!".16:.!81@<:;<:,6.D!,!->H1,D8?H5!-:<?;!K861.DD!,1A!;:<-:,HH81-!:<<HD5!->H1,D68@D!7,==5!81A<<:!D;<:6D!
@<?:6D!,1A!,1!,C?,68@D!,:.,5!81@=?A81-!,1!<?6A<<:!d3H!;<<=5!81A<<:!2dH!;<<=5!G,6.:!;=,>!,:.,D!,1A!;:<-:,H!
;<<=DL!!(7.!".16:.!G,D!A.9.=<;.A!81!0443!,1A!7,D!?1A.:-<1.!H?=68;=.!?;-:,A.D!,1A!.R;,1D8<1D5!81@=?A81-!,!
:<<K!:.;=,@.H.16!81!67.!,C?,68@De!7,==5!,AA868<1,==>5!67.!K,@8=86>!8D!@?::.16=>!?1A.:-<81-!,!9,:8.6>!<K!D@7.A?=.A!
H,816.1,1@.!,@689868.D!6<!8H;:<9.!86D!,.D67.68@DL!!(7.!K,@8=86>!7,D!,!9.:>!=,:-.!D86.!K<<6;:8165!81@=?A81-!,!
D?MD6,168,=!=.9.=!<K!;,:U81-L!!!

(7.!".16:.!7,D!,!:.=,689.=>!D6:<1-!=.,:1!6<!DG8H!,1A!H.HM.:D78;!M,D.!,1A!7,D!,;;:<R8H,6.=>!423m!98D86D!;.:!
,11?HL!!#9.:!67.!D?HH.:!H<167D5!67.!,C?,68@D!,:.,!8D!7.,98=>!?68=8D.A5!;,:68@?=,:=>!67.!<?6A<<:!;<<=5!:.D?=681-!81!
=<@U<?6D!<1!<@@,D8<1DL!!

BD!;,:6!<K!67.!O<<AG,:A!+=,@.!P,D6.:!+=,1!;:<N.@65!86!8D!;:<;<D.A!67,6!67.!".16:.!M.!:.;=,@.A!G867!,1!ai3P!
k-:..1K8.=Ae!A.9.=<;H.16!81!,1!,=6.:1,6.!=<@,68<1L!!(7.!P,D6.:!+=,1!8A.168K8.D!67.!81@=?D8<1!<K!,1!81A<<:!d3H!
;<<=5!81A<<:!2dH!;<<=5!7>A:<67.:,;>!;<<=5!:.7,M8=86,68<1!,:.,5!->H1,D8?H5!-:<?;!K861.DD!:<<HD5!81A<<:!D;<:6D!
@<?:6D!,1A!816.-:,6.A!@<HH?186>!7?ML!!!

B=67<?-7!67.!B'"%!G,D!1<6!A.K818689.!<1!67.!6>;.D!<K!@<H;<1.16D!67,6!D7<?=A!M.!81@=?A.A!81!67.!:.;=,@.A!
".16:.5!67.!%6:,6.->!A8A!D?--.D6!67.!81@=?D8<1!<K!k,AA868<1,=!D;<:6D!@<?:6D!,1A!,1!.R;,1A.A!->H1,D68@D!,:.,eL!!!

!J(*70K-34()/54-<4+*54-Q-"45(07-R(4P-

'
@&#$,'K')'JC"5/#&'*,"14%,'9,75%,'2,%"#/'E",B'

!
!

! !
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! ! !!!!!!!!!!!+,-.!/!0b!!

()(' +,-./.01'!67869390:'&;77,41'
B!D?HH,:>!<K!67.!@?::.16!K,@8=86>!@<H;<1.16D!8D!;:<98A.A!M.=<GL!!

!
L#M/,'(')'94%%,75'>#6"/"5D'9.&-.7,751!!

!

()<' &-=66/:'>:,?3'&;77,41''
B!D?HH,:>!<K!?D,-.!M>!D@7<<=D!81!230i\24!8D!;:<98A.A!M.=<GL!!

!
L#M/,'?')'N1#$,'MD'<6C../1!!
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! ! ! ! ! ! ! !!!!!!!!!!!"#$%!&!'(!!

!"#$ %&'()(*+$,-./0.1&2'-$34-.4(-5$
)*!+,*-./%!#0!*-%,-.%1!*2!34%!2#5.6.3.%789!+,%:;*-./!+%,2*,<#05%!.0!=>'?@'A!2.0#05.#6!B%#,!4#7!C%%0!#77%77%/D!!)4%!2*66*1.0$!3#C6%!*E36.0%7!34%!2#5.6.3B!5*<+*0%0379!34%!
3*3#6!#00E#6!-.7.379!34%!2.0#05.#6!+%,2*,<#05%!#0/!34%!7E,+6E7!+%,!-.7.3D!!F3!74*E6/!C%!0*3%/!34#3!34%!2.0#05.#6!,%7E63!/*%7!0*3!.056E/%!E3.6.3B!5*737!*,!+,*#53.-%!
<#.03%0#05%!#53.-.3.%79!14.54!1*E6/!6.G%6B!,%7E63!.0!#!5*07./%,#C6%!/%2.5.3!2*,!%#54!2#5.6.3B!.2!.056E/%/D!

!"#$%#&'()*+#,#%#-$( .//-0#&'( 1&+23-(
4567897:;(

!"<-&=#%>0-(
4567897:;(?(

@-%(
A-0/203*&+-(

B&&>*,(C#$#%$(
4567897:;(

D>0<,>$(<-0(
C#$#%(

E(2/(F2%*,(
C#$#%$(

G2,$H20%IJ(
BK>*%#+(L-&%0-(

!"#$%"&''(""
!"&)'*)+%"&''(" F02*,<#3.*0!0*3!#-#.6#C6%! '>HI! J@K! ?DH>L!

M#+I*-,(L,*0N-(
O-+0-*%#2&(L-&%0-(

!"%,(-.!&,)&'/0".12'')"/&')-/"
3',)-/"

!"-011./"3',)-/""
!"40+(-4"3(,5"

M'9NO?9'((! M'9NHN9(==! M'(9P==! 'NAI! M>D'>! ''D=OL!

M#+I*-,(P-&=-&(
BK>*%#+(Q-#$>0-(
L-&%0-(

!"',-2'')"/0+/'1+("$6%"&''("
+12"/&(+/4"&+)7"

!".12'')"482)'-40)+&8"&''("
!"40+(-4"3(,5""
!"%,(-.!&,)&'/0")''%/"+12"
/&')-/"3',)-/"

M'9N=>9PO?! M'9=O?9'N=! MH=9ONO! P=I! M>DP(! HD?NL!

PI#%,*3(Q-#$>0-(
L-&%0-((

!"/0+/'1+("',-2'')"$6%"&''("
!".12'')"#$%"&''(9""
!"(0./,)0":"-'22(0)/"&''(""
!"/&+":"/+,1+"
!"40+(-4"3(,5"
!".12'')"/&')-/"3',)-/""
!"*8%1+/-.3/"301-)0"

M(9(NN9(PO! MN9HOP9===! M?OO9=H(! A'?I! M>DA(! P(DNAL!

L23R#&-=(F2%*,((

!"#";"',-2'')"$6%"&''(/"
!"#";".12'')"#$%"&''(/""
!"(0./,)0":"-'22(0)/"&''(/"
!"&)'*)+%"&''("
!"482)'-40)+&8"&''("
!"/&(+/4"&+)7""
!"/&+":"/+,1+"
!"<";"40+(-4"3(,5/"
!"<";".12'')"/&')-/"3',)-/"
!"-011./"3',)-/""
!"*8%1+/-.3/"301-)0"

MP9'==9N??! MO9'??9PPO! MANN9O'=! '9=N(I! M>DPO! '>>L!

!"#$%&'&(&)*+%,-..$&/01"2*3&"45&)%*61,%&7%42,%&8%,9.,:"43%&;<=>?=@!!

"#$%&!!0;&012.-,)0"0;3(,20/"%+=')"%+.1-01+130"+12",-.(.-8"3'/-/"
" "
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!"##$%&#$$%!"#$%&'(#)* * ***********+,-.*/*01**

!"#$ %&'()(*+$,-./(*(-.$0122&3+$
!

!"#$%&''&()*+$,#-.)&*$/001#,,#,$."#$-211#*.$-&*0).)&*$&%$."#$3").'/4$5#),21#$6#*.1#7$."#$8)-"/#'$3#*0#*$
9:2/.)-$5#),21#$6#*.1#7$/*0$."#$;&',(&1."<$9:2/.)-$6#*.1#=$$!"#$/,,#,,4#*.$"/,$>##*$%&142'/.#0$>/,#0$&*$
."#$%&''&()*+$)*?2.,@$

•$ A).#$B),).,$2*0#1./C#*$><$."#$'#/0$D1&E#-.$!#/4$
•$ 9*$)*0#?#*0#*.$/,,#.$1#?&1.$-&4?'#.#0$><$6&F&?$91-").#-.21#$G."#$/??&)*.#0$91-").#-.21#$+1&2?$%&1$

."#$?1&E#-.H$
•$ 6&2*-)'I,$9,,#.$8/*/+#4#*.$D'/*,$%&1$."#$%/-)').)#,$G2?0/.#0$J/*2/1<$KLKMH$$
•$ N*.#1*/'$-&*,2'./.)&*$,#,,)&*,$()."$1#'#B/*.$6&2*-)'$&%%)-#1,$
•$ A).#$N*B#,.)+/.)&*$O#?&1.,7$)*-'20#0$)*$."#$956A$GKLMPH7$/*07$
•$ Q/-)').<$920).$9,,#,,4#*.,$2*0#1./C#*$><$."#$-211#*.$4/*/+#4#*.$+1&2?$%&1$."#$%/-)').)#,$

GR#'+1/B)/$5#),21#H$

N*$KLMS7$6&2*-)'$2*0#1.&&C$/,,#.$-&*0).)&*$,21B#<,$/*0$/,,#.$B/'2/.)&*,$%&1$."#$;&',(&1."<$9:2/.)-$6#*.1#7$
8)-"/#'$3#*0#*$9:2/.)-$5#),21#$6#*.1#7$/*0$3").'/4$5#),21#$6#*.1#=$!&$2*0#1./C#$."),$?1&-#,,7$6&2*-)'$
#*+/+#0$A-&..$Q2''/1.&*$T/'2/.)&*,7$(")-"$."#*$%&14#0$."#$>/,),$%&1$."#$9,,#.$8/*/+#4#*.$D'/*,$%&1$#/-"$&%$
."#$,).#,7$%)1,.$-1#/.#0$)*$8)0FKLMP=$$!"#$?'/*,$"/B#$,2>,#:2#*.'<$>##*$2?0/.#0$/**2/''<$,)*-#$KLMP=$$!"#$
#U-#1?.,$>#'&($/1#$%1&4$#/-"$&%$."#$%/-)').<I,$/,,&-)/.#0$9,,#.$8/*/+#4#*.$D'/*7$(")-"$(/,$'/,.$2?0/.#0$)*$
J/*2/1<$KLKM=$

9,$?/1.$&%$."#$1#B)#(7$/*$)*0#?#*0#*.$Q/-)').<$6&*0).)&*,$/*0$N4?1&B#4#*.,$9,,#,,4#*.$(/,$2*0#1./C#*$><$."#$
D1&E#-.$!#/4I,$/??&)*.#0$/1-").#-.,7$6&F&?$91-").#-.21#=$$!"#$/,,#,,4#*.$)*-'20#0$."#$8)-"/#'$3#*0#*$
9:2/.)-$5#),21#$6#*.1#$/*0$."#$3").'/4$5#),21#$6#*.1#7$()."$;&',(&1."<$9:2/.)-$6#*.1#$#U-'20#07$>/,#0$&*$
6&2*-)'I,$)*.#*.)&*$%&1$."#$,/'#$&%$."#$/,,#.=$

!"#$/,,#,,4#*.$)*B&'B#0$/$,).#$.&21$><$A.#?"#*$V&*/+"#<7$D1)*-)?/'$%&1$6&F&?$91-").#-.21#7$/,$(#''$/,$/$
0#./)'#0$1#B)#($&%$."#$956AI$A).#$N*B#,.)+/.)&*$O#?&1.,=$$!"#$O#?&1.,$(#1#$2*0#1./C#*$><$W.-"$91-").#-.,$)*$
X-.&>#1$KLMS=$

!"#$/,,#,,4#*.$/001#,,#0$."#$C#<$&?#1/.)&*/'$-&4?&*#*.,$&%$#/-"$-#*.1#$2,)*+$."#$%&''&()*+$-1).#1)/@$

•$ O#-#*.$8&0)%)-/.)&*,$
•$ X?#1/.)&*/'$6&*,)0#1/.)&*,$
•$ X??&1.2*).)#,$%&1$N4?1&B#4#*.$

!"#$%2''$!"#$%$&'()*+,$&$*+-("+,(./01*23/3+&-(4--3--/3+&$"/,$>##*$?1&B)0#0$)*$!""#$%&'(!$&%$."),$1#?&1.=$
R/,#0$&*$."#$&2.-&4#,$&%$."#$/**2/''<$2?0/.#0$9,,#.$8/*/+#4#*.$D'/*,$/*0$."#$)*0#?#*0#*.$Q/-)').<$
6&*0).)&*,$/*0$N4?1&B#4#*.,$9,,#,,4#*.7$/,$(#''$/,$."1&2+"$-&*,2'./.)&*$()."$6&2*-)'$X%%)-#1,$/*0$C#<$
,./C#"&'0#1,7$).$-/*$>#$-&*-'20#0$."/.$."#$4/E&1).<$&%$."#$%/-)').)#,I$-&4?&*#*.,$/1#$)*$/$,&2*0$-&*0).)&*=$$!"),$
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A8$%5"@1$%@$1/B%.46.<"5$*%58$%6.*5"4<$%@$5B$$4%$"<8%/=%58$%="<.1.5.$*7%.4<10*.-$%/=%58$%+,/+/*$6%*.5$*>%%P.-$4%58$%
+,/U.3.52%/=%58$%<$45,$*7%+",5.<01",12%)0*5,"1%9$.*0,$%:$45,$%5/%:",4$*%J.11%)[0"5.<%:$45,$%"46%R8.51"3%9$.*0,$%
:$45,$%5/%E.<8"$1%R$46$4%)[0"5.<%9$.*0,$%:$45,$7%58$,$%.*%"%*5,/4#%1.L$1.8//6%/=%6,"B.4#%=,/3%58$%*"3$%
<"5<83$45%",$"*7%041$**%58$%="<.1.5.$*%",$%6$*.#4$6%5/%@$%</3+1$3$45",2%/=%$"<8%/58$,%.4%58$.,%*$,-.<$%/==$,.4#>%

Distance Table  
(Kilometres) 

Michael 
Wenden 
Aquatic 
Leisure 
Centre 

Whitlam 
Leisure 
Centre 

Holsworthy 
Aquatic 
Centre 

Michael 
Clarke 

Recreation 
Centre 

(New TBC) 
Carnes Hill 

Aquatic 
Centre 

(New TBC) 
Austral 
Leisure 
Centre 

(New 
TBC) 
Aero-

tropolis 
Leisure 
Centre 

 

!

Michael Wenden Aquatic 
Leisure Centre   4.7km 10km 5.3km 5.5km 9.8km 13km !

 Whitlam Leisure Centre 4.7km   7.2km 8.6km 9km 13km 16km !

 Holsworthy Aquatic Centre 10km 7.2km   13km 13.4km 16km 23km !

Michael Clarke Recreation 
Centre 5.3km 8.6km 13km   0.4km 5.4km 11km !

(New TBC) Carnes Hill 
Aquatic Centre 5.5km 9km 13.4km 0.4km   5.1km 11km !

(New TBC) Austral Leisure 
Centre 9.8km 13km 16km 5.4km 5.1km   7.4km !

(New TBC) Aerotropolis 
Leisure Centre 13km 16km 23km 11km 11km 7.4km   !

!

!"#$%&A&(&)*+",-.&"/0&1%-2+3%&4%/,3%&8-2,"/.%&!"#$%&&
!

!"#$ %&''()*$+,$-)+.+/01$2(3454640/$
Z051.4$6%@$1/B%.*%"%*033",2%/=%$"<8%/=%58$%+,/+/*$6%="<.1.5.$*7%.4<106.4#%="<.1.52%1/<"5./4*7%,$</33$46$6%="<.1.52%
</3+/4$45*7%$U+$<5$6%+,/S$<5%5.3$=,"3$*7%"46%+/5$45."1%=046.4#%</45,.@05./4*%DB8$,$%,$1$-"45FC%

"#$%&$%'%()*!+#)*,$#!-#.&$#!

A8$%R$*5$,4%;264$2%)$,/5,/+/1.*%=/,3*%+",5%/=%58$%*0,,/046*%/=%58$%R$*5$,4%;264$2%H45$,4"5./4"1%).,+/,5%58"5%.*%
<0,,$4512%046$,%</4*5,0<5./4>%A8$%/@S$<5.-$%/=%58$%+,/S$<5%.*%5/%+,/-.6$%8/0*.4#%"46%$3+1/23$45%/++/,504.5.$*%=/,%
0+%5/%V>V%3.11./4%+$/+1$%@2%'O(]>%%
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58$%".,+/,57%.4<106.4#%"<</33/6"5./47%</3304.52%="<.1.5.$*7%1.@,",.$*7%$3$,#$4<2%*$,-.<$*7%/+$4%*+"<$%,$*$,-$*7%
/056//,%*+/,5.4#%="<.1.5.$*7%"46%"[0"5.<%"46%,$<,$"5./4%="<.1.5.$*>%

)*%/051.4$6%.4%58$%!"#$%&'(")%")*)+,-&.)/%",01%,)/-&2+#/&3454567%"%(7OOO3^%.46//,%"[0"5.<%"46%1$.*0,$%="<.1.52%8"*%
@$$4%+,/+/*$6>%%A8$%="<.1.52%.*%<0,,$4512%+1"44$6%5/%.4<106$%58$%=/11/B.4#%</3+/4$45*C%%

•% Z056//,%5/661$,%+//1%%
•% NO3%/056//,%+//1%%
•% 'N3%.46//,%+//1%%
•% J26,/58$,"+2%.46//,%+//1%
•% '%.46//,%</0,5*%%
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@$%3/,$%58"4%MWOE%"46%/=%"%*.3.1",%*<"1$%5/%58"5%/=%58$%R//6B",6%!1"<$%E"*5$,%!1"4%=/,%58$%R8.51"3%9$.*0,$%
:$45,$>%%%

?"*$6%/4%58$%,$[0.,$3$45*%+05%=/,B",6%=,/3%58$%H46$+$46$45%!,.<.4#%"46%e$#01"5/,2%A,.@04"17%=046*%6$,.-$6%
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•% H46//,%NO%3$5,$%U%VO%1"4$%Z123+.<%+//1%
•% A,".4.4#%+//1%%
•% 'N%3$5,$%1$.*0,$%+//1%
•% 9$",4%5/%;B.3%+//1%
•% R"5$,%+1"2%",$"%%
•% f.-.4#%+//1%
•% \%.46//,%*+/,5*%</0,5*7%.4<10*.-$%/=%,$5,"<5"@1$%*$"5.4#%=/,%V7NOO%
•% J$"158%<10@%
•% P,/0+%=.54$**%,//3*%
•% R$114$**_8$"158%*$,-.<$*%%
•% ;+"7%*"04"7%*5$"3%,//3%%
•% :"=b%
•% Z056//,%$1$3$45*%a%3"2%.4<106$%"%B"5$,%+1"2%+",L7%?Eg7%*L"5$7%*+/,5*%/-"1%"46%4$5@"117%5$44.*7%

@"*L$5@"11%</0,5*%
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Minutes of the Ordinary Council Meeting held on Wednesday, 13 December 2023 and confirmed on Tuesday, 6 February 2024 

……………………………………. 

Chairperson 

 

 
 

MINUTES OF THE ORDINARY MEETING 
HELD ON 13 DECEMBER 2023 

 

 

PRESENT: 

Mayor Ned Mannoun 

Councillor Ammoun 

Councillor Goodman 

Councillor Green 

Councillor Hadid 

Councillor Hagarty 

Councillor Harle 

Councillor Kaliyanda 

Councillor Karnib (online) 

Councillor Macnaught (online) 

Councillor Rhodes 

Hon John Ajaka, Chief Executive Officer  

Ms Tina Bono, Director Community & Lifestyle 

Mr William Attard, Acting Director Planning & Compliance 

Ms Michelle Mcilvenny, Director Customer & Business Performance 

Mr Shayne Mallard, Director City Futures  

Mr Luke Oste, Coordinator Strategic Planning 

Mr Jason Breton, Director Operations  

Mr David Galpin, General Counsel, Manager Governance, Legal and Procurement 

Mr Vishwa Nadan, Acting Director Corporate Support   

Ms Susan Ranieri, Coordinator Council & Executive Services  

Ms Melissa Wray, Committees Officer  

 

The meeting commenced at 2.05pm. 

tment 

STATEMENT REGARDING WEBCASTING 

OF MEETING 

The Mayor reminded everyone that in 
accordance with Council’s Code of Meeting 
Practice (other than the Public Forum 
Section), the meeting is being livestreamed.  

 

ACKNOWLEDGMENT OF COUNTRY, 

PRAYER OF COUNCIL AND 

AFFIRMATION  

 
The prayer of the Council was read by 
Pastor Stephen Reddish from New Life 
Ministries.  
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Minutes of the Ordinary Council Meeting held on Wednesday, 13 December 2023 and confirmed on Tuesday, 6 February 2024 

……………………………………. 

Chairperson 

ITEM NO: CONF 04 – book 3 

FILE NO: 371382.2023 

SUBJECT: Biochar 

 

COUNCIL DECISION 
 

Motion:  Moved: Clr Harle  Seconded: Clr Hadid  

 

That Council approve the commencement of procurement activities to source a Biochar 

System. 

 

On being put to the meeting the motion was declared CARRIED.  
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