
Blacktown International Sports Park

  

Blacktown International Sports Park
Preliminary Business Case – Final Draft
11 October 2018



Blacktown International Sports Park

Contents

Executive Summary i

1 About this business case 1
1.1 Introduction 1
1.2 Structure of this document 10
1.3 Purpose and scope of the Preliminary Business Case 11
1.4 Preliminary Business Case Development 11

2 Project outline 13
2.1 Project description 13
2.2 Project alternatives 16
2.3 Consequences of not proceeding with the investment 18

3 Project justification 20
3.1 Alignment with Council’s strategic planning framework 20
3.2 Community needs and expectation 21
3.3 Consistency with Council’s community strategic, delivery and 
operational plans, and community views. 34
3.4 The proposal reflects the views, priorities and objectives of the 
broader community 35

4 Project costs and value proposition 36
4.1 Assessment of the whole of life cost to within 15% accuracy 36
4.2 Sourcing of funds 39
4.3 Benefits of the investment 40
4.4 Economic contribution of investment and operation 45

5 Governance model and internal controls 47
5.1 Project governance 47

6 Risk management 51
6.1 Risk assessment 51

7 Appendices 56
7.1 Appendix A 56
7.2 Appendix B 58



Blacktown International Sports ParkBlacktown International Sports Park

The ICTE is a nationally and 
internationally-renowned 
facility, the centrepiece of the 
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Executive Summary

An important role of Local Government is the provision of sport, recreation 
and open space amenity and services to support the health, wellbeing, pride 
and connectedness of its community. Blacktown City Council (BCC) 
considers the provision of these services amongst its most important roles 
and responsibilities to its community, and invests in the continual 
improvement and development of the service area accordingly.  

The Blacktown International Sports Park (BISP) is a key asset within BCC’s 
overall provision and hierarchy of sport, recreation and open space amenity, 
servicing BCC resident and broader Western Sydney regional needs. 

BCC has developed a BISP Masterplan as a guide to the precinct’s 
development over the foreseeable future, and identified the addition of an 
International Centre of Training Excellence (ICTE), in Phase 1 of the 
Masterplan implementation, as one of the city’s “Transformational Projects”. 

This Business Case outlines the background and strategic context of the 
project, the investment case for the ICTE and other improvement elements 
comprising Stage 1 of the BISP masterplan, and the likely financial, 
operational and implementation implications for Council so that it can make 
an informed investment choice. It draws on the evidence and previous work 
prepared by Council and its advisors since 2011, as well as the design, 
technical and financial inputs prepared to enable the preparation of the 
preliminary business case itself.

About the Project

Council’s masterplan for the BISP sets out a 10-year development plan for 
BISP over three phases. The three phases are as follows.

Phase 1: Development of an ICTE; academy team accommodation; high 
performance playing surfaces and sports infrastructure; 
hybrid/synthetic/natural turf full size rectangular fields of play and upgrades 
to the existing athletics centre sports infrastructure.

Phase 2: Upgrades to the softball and baseball facilities, including potential 
expansion of the softball diamonds, the allocation of space for a multi-deck 
car park and a set aside area to allow for the potential entrant to BISP in 
the allied health and education sector.

Phase 3: Development of commercial and sports retail zones. 
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Source: Savills 2018

This business case is for the first of a two staged implementation of phase 
one of the BISP Masterplan and includes the following key facilities:

 ICTE complete with accompanying plaza.
 The addition of three rectangular playing fields, and upgrade to an 

existing field
 The construction of a car park and associated road re-alignments
 The construction of an amenity block 
 Support infrastructure and services

The key components of the ICTE may include:

 Indoor Training Centre
 High Performance Gymnasium
 Sports Medicine and Rehabilitation Centre
 Aquatic and Spa facilities
 Café and plaza

Stage 2 of phase 1 of the masterplan includes the provision of academy 
style accommodation subject to further detailed planning and financial 
analysis.

A concept layout for proposed stage 1 and 2 is provided below.
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The long term vision for the ICTE is recognised in Our Blacktown 2036 by 
the following statement:

The ICTE is a nationally and internationally-renowned facility, the 
centrepiece of the BISP. The Centre caters for sport at every level, 
from community sporting groups to local elite athletes and visiting 
international teams.

The capital cost of the project (Stage 1 only) has been determined at 
$83.93 million which includes $8.9 million in contingency and $6.6 million in 
esclation. Stage 1 and 2 (including academy style accommodation) capital 
costs are estimated at $100 million, subject to ongoing investigation. 

Council expects to deliver the project by April 2021.

Justification for the Project

BCC considers the early provision of the ICTE to be instrumental to 
mitigating the risk of diminishing value and to improve the utility and offer 
of BISP to support higher levels of utilisation and operational effectiveness 
in the future. Most importantly however, BCC expects the ICTE to 
encourage and support the continued success of existing BISP sports users 
groups (eg. non-professionals and lower participant sports and athletes of 
diverse backgrounds), as well as encourage new and emerging sports 
usage, and to encourage high levels of grassroots participation amongst its 
community. 

The ICTE is also expected to support the economic development of 
Blacktown through the attraction of sports teams and participants from 
outside the LGA to visit Blacktown and the BISP.

Benefits of the Project

The project has the potential to confer a range of benefits on several 
beneficiaries as follows:
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 Elite sporting organisations/ individuals and the local community as 
they get access to an enhanced Sportspark through the provision of 
dedicated and high quality elite training facilities that are the 
‘missing piece’ of infrastructure at the Sportspark. These facilities 
will strengthen elite sport and its impact in Blacktown and more 
broadly in New South Wales by providing dedicated and purpose 
built elite training facilities to support athlete development, 
preparation and rehabilitation, and an environment that allows 
athletes and teams to have the greatest opportunity to achieve 
success; 

 The local community will also get a boost to their pathways to elite 
sports by allowing for the expansion of existing, and the 
development of new programs and competitions, as well as access 
to coaching and mentoring. By designing the precinct for the needs 
of the future, the precinct will provide a unique advantage for the 
local community; 

 The wider community (including businesses and residents some of 
which may belong to Blacktown) by enhancing the image of 
Blacktown that attract use from world class international and 
national elite athletes and teams and increase the ability to deliver 
community programs, as well as reduced vehicular traffic due to 
provision of a world-class facility closer to home; and 

 Providing economic benefit to the region and State by triggering 
further commercial development in the Precinct as outlined in the 
Master Plan and the likely increase of interstate and international 
visitors to the region and State, bringing increased economic 
activity. 

These benefits range from social and environmental and include financial 
and economic benefits, as captured in Figure 1 below. 

Figure 1. Potential benefits and beneficiaries of Stage 1 Masterplan

A cost benefit analysis (CBA) has been completed in accordance with DLG 
guidelines that compares the delivery and operational cost of the new asset 



Blacktown International Sports Park

against its benefits over a 40-year appraisal period. The results indicate the 
proposed development is expected to return 0.73 cents to every dollar 
invested in the project, i.e., a Benefit Cost Ratio (BCR) of 0.73, and a 
negative net present value (NPV) of -$28 million. This result of 0.73 
includes the effects of the contingency allowance of ~$9 million included in 
the capital cost estimates. If the effects of the contingency are removed, as 
it may not be a true resource cost, the BCR of the project increases to 0.8. 

A BCR of 1 indicates the point of which equal benefit is expected against 
expenditure. However, often investments in cultural infrastructure, such as 
sports infrastructure, do not achieve a BCR of 1. This in part reflects the 
difficulty of being able to quantify and monetise social infrastructure 
benefits including benefits relating to civic pride, improved equity of access, 
and improved branding.

Our economic assessment indicates the project will generate approximately 
350 full-time equivalent staff who will be employed (directly and indirectly) 
during the construction phase, and a further 21 FTEs directly and indirectly 
by the facility’s operations on an annual basis.  

How much will the project cost?

The capital cost estimate to develop the Project is $100 million (inclusive of 
consultant and project management fees) including $83.93 for Stage 1 BISP 
Masterplan (ICTE) and the balance for Stage 2 (Academy style 
accommodation), subject to ongoing investigation. 

The projected required operational subsidy of ~$1.5 million pa., will be 
progressively incorporated in Council’s annual operational budget, by a 
series of 3 successive budget expansionary requests of ~$500,000 for the 3 
years 2019/20, 2020/21 and 2021/22.  

This level of Council subsidy is comparable to other BCC community facility 
levels of subsidisation (eg. Max Webster Library $3M pa, Aquatic and 
Leisure Centres $4.9M pa, Kids Early Learning Centre $1.3M pa).  

How will Council Fund the project?

The budget for this project is estimated to be $100 million of funding to 
cover the ICTE project as well as accommodation on the BISP precinct 
(subject to future more detailed analysis and planning).

Council proposes to utilise the following funding sources to deliver the 
capital portion of this project:

 $61.5 million – Proceeds from land developments
 $30.0 million - Internal borrowings from internally restricted 

reserves
 $8.5 million – External borrowings
 $100.0 million – TOTAL

Note: The above capital and funding source estimate includes Stage 
1(ICTE) and 2 (Accommodation) of BISP Masterplan, Phase 1. 

Does Council have the capacity fund the project without adversely 
impacting its ongoing financial position or obligation to other 
community services?

Council has prepared a funding strategy underpinning all of its 
Transformational Projects program which comprises 5 key funding sources. 
These are as follows:
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i. External borrowings

ii. Allocation of proceeds from Council’s Land Development 
activities

iii. Internal borrowings from internally restricted assets

iv. Repayment of internal borrowing from future budget 
allocations

v. S7.11 funding (note will only be utilised for partial funding of 
one of the Transformational Projects).

In its funding strategy report to Council, CS380208, it is noted that external 
borrowings will be minimised and only used to ensure sufficient cash flow is 
available to complete the project while proceeds from land projects 
continue to be received. It is intended to repay the external borrowings as 
quickly as possible to minimise interest costs. The funding includes other 
transformational project being considered by Council.

The report indicates Council are satisfied the transformational projects, 
including ICTE are affordable and can be funded without impacting council’s 
strong financial position, existing community services or forward asset 
management obligations.

Conclusion

Whilst there is still more detailed investigations to be completed, to refine 
and confirm the specification, operating, procurement and delivery of this 
project, overall, the analysis conducted to date indicates the investment by 
BCC in this project, has the potential to deliver the following benefits to 
Blacktown City, its residents and the broader Western Sydney region. 

I. improved access, upgraded services, new fields, cutting edge 
training, physio and sports science facilities 

II. service the identified current and future needs of existing 
sportspark tenants, users and visitors 

III. improve access to specialist sports medicine, diagnostic, allied 
health and recovery services for sportspeople and the broader 
population 

IV. provide a pathway and maximise performance outcomes for sub-
elite and elite sportspeople 

V. attract and retain visiting professional sports teams and athletes 
VI. promote professional development and education in sport science, 

medicine and health 
VII. facilitate sports and related industry innovation from existing, 

emerging and new businesses 
VIII. develop a university partnership that drives research and student 

collaboration opportunities 
IX. raise the profile, offering and market positioning of the sportspark. 

To gain these benefits will require an ongoing subsidy by Council over the 
life of the asset, however, Council considers the strategic importance of the 
project and the costs are comparable to other Council social infrastructure 
assets, and it has identified a funding and financing strategy to deliver. At 
this stage the project demonstrates enough merits for Council to progress 
to the next stage of detailed assessment.  



Blacktown International Sports Park

1

1 About this business 
case 

1.1 Introduction

An important role of Local Government is the provision of sport, recreation 
and open space amenity and services to support the health, wellbeing, pride 
and connectedness of its community. Blacktown City Council (BCC) 
considers the provision of these services amongst its most important roles 
and responsibilities to its community, and invests in the continual 
improvement and development of the service area accordingly.  

BISP is a key asset within BCC’s overall provision and hierarchy of sport, 
recreation and open space amenity, servicing BCC resident and broader 
Western Sydney regional needs. It also carries an important historical 
legacy for the nation, being one of the premier venues of the Sydney 2000 
Olympic Games. Since taking over the management of BISP in 2002 BCC 
has sought to continually renew and enhance BISP to ensure it can meet its 
stated purpose and objectives as an international sporting precinct and 
needs of the Blacktown City and broader Western Sydney community.      

As the population of BCC and the region grows, and urban development 
intensifies, supply of facilities and open space is expected to tighten and 
demand for sport, recreation and leisure services grow, BCC like many 
other Council’s in metropolitan Sydney is needing to ‘do more with less’ and 
is continually looking for ways to maximise the use of its existing facilities 
and open spaces to meet expected demand growth and continue to deliver 
and improve services to its community in the most efficient and effective 
manner possible.

At the same time changes in the sporting environment is generating both 
challenges and opportunities for those in the BCC and Western Sydney 
regional community wishing to participate in sport at elite and professional 
levels. 

BISP’s sports users and stakeholders have indicated changes in governance 
and funding arrangements at a National level, under Australia’s Winning 
Edge Strategy, has resulted in development pathways become more 
constrained, competitive and cost prohibitive particularly for those people at 
a sub-elite level wishing to break through to elite and professional levels of 
sport, athletes of diverse backgrounds (eg. Disabled, female and ethnically 
diverse sports people) and/or those involved in lower participant and non-
professional sports. BCC and its sports stakeholders are concerned that 
longer term these changes will limit both the diversity of sport opportunities 
available to BCC and Western Sydney residents and the quantum of 
residents able to participate in sport and achieve at their highest potential. 
Further, BCC is concerned the trend is undermining its objective to provide 
sport and recreation opportunities for all ages, abilities and backgrounds.1 

1 BCC Draft Recreation and Open Space Plan, 2018.
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Recent National sports planning and development consultation outcomes2 
have echoed these concerns and the Australian government has addressed 
these issues in the recently released Sport 2030 plan. 

Exacerbating this issue is the continuing professionalism and 
commercialisation of sport. This trend is driving the need for access to the 
highest quality training facilities and technology to achieve the level of 
sports performance required to gain a ‘winning edge’. As these facilities 
generally come at a high cost, only professional and/or high participant 
sports are able to afford to either provide or access these facilities for their 
athletes, further driving the divide between professional versus non-
professional and high participant versus low participant sports athletes. 

In recognition of these issues, and potentially detrimental longer term 
implications for Sport, both at a grassroots participation and elite levels, 
and the need to ensure services are provided in the most financially 
efficient and effective manner, State government policy is increasingly 
focussed on encouraging investment in ‘Regional Sports Hubs’ or ‘Centre’s 
of Excellence” 3 and National government policy has followed suit, with 
Sport 2030 recommending a decentralised high performance sports facility 
model4. Sport 2030 acknowledges that the advances in high performance 
facilities has allowed athletes to stay locally and such an environment is 
more conducive to their training and performance than having to reside in 
Canberra. 

These multi-use, flexible and adaptive use facilities and spaces cater for a 
diverse range of sports, across the full spectrum of the sports development 
pathway (eg. Youth, sub-elite and elite), and cater for the full scope of their 
development needs (eg. training and recovery, research and development, 
allied education and industry development, sports administration, sports 
medicine, rehabilitation and allied health) all in the one location. Often 
these facilities are co-located with community orientated and ancillary 
facilities and services that aim to provide both a tangible connection from 
grass roots to elite sport, generating participation ‘pull through’ and to 
maximise asset usage and financial sustainability. 

With these trends in mind, and taking into consideration the supportive 
views of the current BISP users and other sports stakeholders, BCC has 
determined the continued development and improvement of the BISP, as its 
premier sporting, recreation and open space asset, as a strategically and 
financially appropriate response to meet the identified challenges and needs 
of the sports sector, as well as other broader social and economic objectives 
of Council. 

BCC has developed a BISP Masterplan as a guide to the precincts 
development over the foreseeable future, and identified the addition of an 
International Centre of Training Excellence (ICTE), in Phase 1 of the 
Masterplan implementation, as one of the city’s “Transformational Projects”. 

BCC considers the early provision of the ICTE to be instrumental to 
mitigating the risk of diminishing value, improving the utility and offer of 
BISP to support higher levels of utilisation and operational effectiveness in 
the future. Most importantly however, BCC expects the ICTE to encourage 
and support the continued success of existing BISP sports users groups (eg. 

2 Australian Sports Commission - National Sports Plan Consultation Outcomes, 2018
3 NSW Office of Sport, Regional Sports Hub Model, Draft report 2018.
4Sport 2030 Achieving Sporting Excellence, Sport Australia 2018.
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non-professional and lower participant sports and athletes of diverse 
backgrounds), as well as encourage new and emerging sports usage, and to 
encourage high levels of grassroots participation amongst its community. 
The ICTE is also expected to support the economic development of 
Blacktown through the attraction of sports teams and participants from 
outside the LGA to visit the BISP. 

This Business Case outlines the background and strategic context of the 
project, the investment case for the ICTE and other improvement elements 
comprising Stage 1 of the BISP masterplan, and the likely financial, 
operational and implementation implications for Council so that it can make 
an informed investment choice.

It draws on the evidence and previous work prepared by Council and its 
advisors since 2011, as well as the design, technical and financial inputs 
prepared to enable the preparation of the business case itself.

1.1.1 Project Vision and Objectives

Blacktown City Council has identified a vision for the ICTE or Stage 1 of the 
BISP Masterplan, as recognised in “Our Blacktown 2036” by the following 
statement:

The ICTE is a nationally and internationally-renowned facility, the 
centrepiece of the BISP. The Centre caters for sport at every level, 
from community sporting groups to local elite athletes and visiting 
international teams.

The strategic objectives of the Project are to achieve the following by 2024: 

 Community – Integrate community programs into the facility and 
provide the capacity to support local and regional community needs; 

 Participation – Assist in increasing opportunities for the people of New 
South Wales to participate in sport and active recreation; and 

 Sport Development – Increase the capacity of New South Wales 
sporting infrastructure and provide elite athletes and teams access to 
world class elite training facilities; 

 Pathway – Provide facilities and support the pathway of athletes from 
junior to elite competition; 

 Economic – Promote New South Wales, the Western Sydney region, 
and the City of Blacktown through the operation and use of the facility 
and provide long term social and economic benefits for New South 
Wales through the attraction of national and international sporting 
events, athletes and teams; 

1.1.2 Background to Blacktown International Sportspark 
Sydney (BISP)

Blacktown International Sports Park Sydney (BISP) is a large scale sporting 
precinct established to host a number of events during the 2000 Sydney 
Olympics. In particular, the 2000 Olympics saw BISP used as an Olympic 
venue hosting the international softball and baseball events and athletics 
track and field training.

BISP is located on Eastern Road, Rooty Hill, approximately 10 minutes from 
the Blacktown CBD and 40 minutes from Sydney CBD.  BISP covers 188 ha 
of land5 and is the largest single sporting facility west of Sydney Olympic 
Park. BISP is also placed within the Western Sydney Parklands.

5 Western Sydney Parklands, Plan of Management 2020, 2010 
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In 2002, Blacktown City Council assumed management of the site following 
a handover from the Sydney Olympic Coordination authorities. Since the 
Olympics, BISP has hosted a number of major sporting activities including 
AFL NAB Cup games, NSW Speedblitz Blues and Breakers cricket, the World 
Baseball Classic, Softball Friendship series and is the training and 
administrative ‘home’ of Western Sydney Wanderers Football Club. Since 
BISP was formerly established in 1996, and up until April 2018, BISP had 
hosted more than 52,000 events and attracted 5.9 million visitors since 
2003. 6. 

The key sports, programmes and services currently provided for at the 
precinct include:

 AFL 
 Cricket 
 Football (Soccer) 
 Baseball
 Softball
 Athletics training and carnivals
 Sports Academies and Training Camps
 Meetings, Conferences and Events 
 Administrative home for NSDW Baseball, Softball NSW and Western 

Sydney Wanderers Football Club
 Blacktown Venue Management Ltd (BVM) administration 

These sports, programmes and services are catered for across five key 
sports precincts including:

 AFL/Cricket 
 Athletics 
 Baseball 
 Softball 
 Football (Soccer) 

Table 3 overleaf provides a summary of the major sports precincts in BISP, 
their respective facilities, age and condition. Figure 1 provides a schematic 
map of the current BISP facilities.

Blacktown Venues Management (BVM) and previous studies (i.e. BISP 
Masterplan) have indicated a number of these facilities are entering a 
period of asset renewal having been in service for nearly 20 years with 
steady refurbishment expenditure but limited major replacement.  

6 BISP statistics, BCC 2018.
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Table 1 Summary of BISP Facilities

PRECINCT DESCRIPTION AGE & CONDITION

AFL/Cricket 
Precinct

Oval 1 including a 10,000 capacity 
stadium with a 1,500 seat 
grandstand, administration space 
and function facilities.

Oval 2 with a separate amenities 
block.

Indoor Practice Centre with five 
indoor and five outdoor synthetics 
and 16 turf lanes.

 Oval 1 Grandstand Built 
2009.

Indoor Practice Facility 
Built 2009.

Facilities in good 
condition. 

Facilities are due for 
minor refurbishment in 
near to mid-term 
respectively.

Athletics Precinct 1,226 seat grandstand, 
administration space and function 
facilities.

Olympic standard MONDA track 
compliant to International 
Association of Athletics Federation 
(IAAF) regulations 

 Built for 2000 Olympics. 

$4.5 million grandstand 
built in 2006. 

Track surface is due for 
replacement in near term 
as it approaches the end 
of its useful life.

Baseball Precinct 3 international standard full size 
diamonds, associated building and 
stadium infrastructure including 
1,100 seat grandstand to diamond 
1.

Built for 2000 Olympics. 

Roof over spectator 
seating to diamond 1 
added in 2001.  No major 
upgrades since this time. 

Facilities are due for 
major refurbishment in 
near term. 

Softball Precinct 4 x international standard 
diamonds, associated building and 
stadium infrastructure including 
1,008 seat grandstand to diamond 
1.

3 diamonds built for the 
2000 Olympics. 

A 4th diamond added in 
2001. No major upgrades 
since this time in near 
term. 

Facilities are due for 
major refurbishment.

International 
Goalkeepers 
Academy

A football goalkeeping academy 
offering specialised facilities and 
programs for goalkeepers.

Established in 2006, the 
academy made use of a 
previously underused 
grassed area. No major 
upgrades since. 

Facilities are due for 
major refurbishment.

Football facilities Multiple football fields including a 
main stadium with synthetic pitch 
and a spectator capacity of 500. 
Home to the Blacktown District 

BDSFA is the largest 
grass-roots association by 
participation in New South 
Wales and has been based   
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Soccer Football Association 
(BDSFA).  The Western Sydney 
Wanderers FC Training and 
Administration complex currently 
under construction. 

at BISP since 2012. 

Western Sydney 
Wanderer’s 
Precinct(WSWP)

The WSWP consists of 2 football 
pitches nearly complete by BCC 
and 6.5 pitches under construction 
be WSW as well as their 
administration and training centre. 
A licenced club will follow.

A portion of the land 
leased by BCC to WSW 
has been earmarked for 
commercial sites fronting 
Eastern Road.

Note: Near term = 0-5 years, Midterm 5-15 years, Long-term 15 years+

Figure 2 Map of BISP facilities

 

Source: BISP Master Plan, 2017 

1.1.3 BISP Management

BISP is owned and managed by BCC with Council having assumed 
management and operational responsibility in 2001 post the 2000 Olympic 
Games.

Blacktown Venues Management Ltd (BVM), a wholly owned company of 
Blacktown City Council, manages and operates BISP, providing strategic 
development guidance and day-to-day management services, on behalf of 
Blacktown City Council.  

BVM operates a number of Council’s major sports and recreation venues 
and facilities across the LGA, including Council’s Aquatic, Indoor Sports and 
Leisure Centres. 

Ownership of the Blacktown Football Park, situated on the Southern side of 
Eastern Road is a mix of BCC and Western Sydney Parklands Trust. The 
land owned by Western Sydney Trust has been leased to Council for a 50 
year term as part of the Western Sydney Wanderers new football precinct.
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1.1.4 Current uses of BISP

BISP sporting facilities have been identified as an important part of the 
Blacktown City, and broader regions sporting infrastructure. 

The precinct is a home base and/or a regular regional training and 
development venue for a number of local, state and national sporting 
organisations and clubs, including but not limited to:

 Football Federation Australia (FFA) – which offers Skillaroos 
development programmes and Super Youth League Competition

 Western Sydney Wanderer’s Football Club – training, social and 
administrative base

 GWS Giants – which utilise BISP as its Western Sydney training and 
outreach centre 

 Australian Baseball League team Sydney Blue Sox - home venue 
and competition and training venue for professional baseball team 
playing in the national league

 AFL NSW/ACT – which offer regional pathway development 
programmes

 Cricket NSW – which offers regional cricket training at the Indoor 
Practice Centre (IPC) 

 Softball NSW – State headquarters and venue for international 
games and training camps, State and Waratah’s Leagues, School 
Championships, State Titles and social competitions.

 NSW Baseball - State headquarters and venue for international 
games and training camps, State Leagues, School Championships, 
State Titles and social competitions 

 Western Sydney Academy of Sport - use the venue for development 
programmes as required    

 Blacktown District Soccer Football Association – offer pathway 
development and training and competition

 Progressive Goal Keeping – which offers specialist goalkeeping 
development and training programmes 

 A number of athletics high performance coaches
 School carnivals -  home to more than 100 Blacktown and area 

school athletic carnivals per annum plus zones and interstate 
competition  

The precinct is also used by non-sporting organisations and a diverse range 
of casual hirers, many of whom are highlighted in Table 4 below.

Table 2: Current Users of BISP precinct

BISP Sporting Teams and User Groups

Professional sporting teams

Western Sydney Wanderers; 

Sydney Blue Sox

Sporting bodies 

AFL NSW/ACT

Athletics NSW

Little Athletics NSW

Baseball NSW 

Cricket NSW

Athletics Centre

Westlink M7 Marathon 

Blacktown City Fun Runs 

100 Primary, Secondary and Zone 
School Athletics carnivals 

Sydney West Primary Regional 
Carnivals

Secondary Regional Carnivals

Blacktown City Cancer Council 
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Softball NSW 

Academy of Sport Speed and 
Agility (ASSA)

GWS Giants

Blacktown District Soccer 
Football sporting body 

Football Skills Development 
Australia

Progressive Goalkeeping 
Academy. 

Relay For Life

Kings School, 

National Parks and Wildlife

NSW Futsal Association

Blacktown City Athletics Club

1.1.5 Background to BISP Master Plan

BCC has taken a proactive approach to the future planning and 
development of BISP since taking over the care control and management of 
the site in 2002. As early as 2011 BCC prepared a masterplan for the 
precinct articulating BCC’s vision and objectives for BISP in the future. 
Whilst the masterplan has been updated regularly since this time to remain 
relevant in changing circumstances, the vision and intent for the Park has 
remained consistent.   

In 2011, BCC initiated a Master Planning process for BISP. The Master Plan 
aimed to improve on the existing sporting facilities located within the 
Sportspark, and to set the future strategic direction for planning and 
development of the Sportspark over the next 15 years. At that time there 
was much discussion state-wide around the NSW sports stadia strategy that 
was being developed for NSW. BISP and its stakeholders were keen to be 
part of that conversation and the master plan sought  to enhance the key 
sporting and commercial development opportunities at BISP and to 
maximise its stadia appeal including: 

 200 room hotel 
 Dormitory style accommodation 
 Town centre precinct 
 Entertainment precinct / live site 
 Commercial developments (i.e. retail, hospitality etc.) 
 Pedestrian and cycle connectivity 
 Upgrades to road intersections and accessibility 
 Multi-level car park 
 Conference and function centre 
 Baseball stadium development 
 Softball diamond expansion 
 Indoor training centre expansion 
 Integration of Blacktown District Soccer Football Association 

complex and Anne Aqulina fields 
 High performance centre 
 Wetland board walk and exercise stations 
 Regional playground 

Two draft Master Plans were prepared – one that included a 40,000 capacity 
rectangular stadium on site plus the associated infrastructure and one that 
did not. 

By 2014, an updated masterplan was required in response to the changing 
urban development landscape. By 2014, the NSW government determined 
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the proposed railway station at BISP would not go ahead, which impacted 
the ability to consider a large capacity spectator venue at BISP, and in 2015 
released the State Stadia strategy which further excluded BISP from 
consideration for a large scale venue. 

At the same time, Western Sydney Wanderer’s Football Club were 
considering developing their training, social and administrative base within 
BISP’s Northern Precinct. Similarly, a more integrated planning and 
management approach between BISP and Western Sydney Parklands 
opened up new venue opportunities at the Southern end of the park, and 
new retail and commercial opportunities along Eastern Creek road.      

During 2017 Populous were tasked with reviewing the 2011 and 2014 
update master plans and with developing a master plan for BISP as a 
transformational project to be delivered by BCC for Blacktown City and the 
Western Sydney Region. 

In 2018 ARM built on the Populous work and refined the masterplan, after 
preliminary consideration of the ICTE’s needs, for what is now described as 
Stage 1 - the ICTE and playing fields and Stage 2 – team accommodation. 
Both stages have received in-principle funding approval from BCC. 

Phase One of the ARM Masterplan is what is being considered as Stage 1 of 
the BISP Masterplan, and the central elements in scope and being 
considered as part of the scope of this Business Case. 

The ARM Master Plan Stage 1, includes development of an International 
Centre for Training Excellence; high performance playing surfaces and 
sports infrastructure; and hybrid/synthetic/natural turf full size rectangular 
fields of play.

Figure 3: Populous Master Plan for BISP 

Source: ARM Architecture

Stages 1 and 2 of the ARM Masterplan are highlighted in the figure below. 
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Figure 4 Phase One, Stages 1 and 2 of BISP Master Plan

Source: Savills 2018

Phase 1 of the ARM Master Plan involves the development and construction 
of an International Centre of Training Excellence (ICTE) and the addition of 
turf and synthetic sports fields for elite, sub-elite training and community 
use.  The central element of this phase involves the construction and 
development of the ICTE for the purposes of:

 Providing training, testing, sports science, rehabilitation and recovery 
facilities for multi sports including the existing BISP sports user groups, 
tenants and other stakeholders, such as Blacktown District Soccer 
Football Association,

 The provision of sports training, testing, sports science, rehabilitation 
and recovery for elite, sub elite and pathway  athletes and visiting 
teams from outside BISP including state based, national and 
international, 

 Offering the benefits of sports medicine and injury rehabilitation 
services including a range of complementary services including 
dietetics, hydrotherapy and performance psychology etc. to elite, sub 
elite athletes and the wider community, 

 The availability of services and facilities for education institutions (i.e. 
Western Sydney University) to conduct education and sports science 
specific courses and training; The provision of additional synthetic and 
turf rectangular sports fields for the use of elite and sub-elite training 
and the local community and broader Western Sydney region.

A more detailed account of the exact nature of facilities, programmes and 
services to be provided can be found in the options analysis section of this 
report.

1.2 Structure of this document 

The structure of the business case is set out as follows:

 Executive Summary
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 Chapter 1 – About this business case 
 Chapter 2 – Project outline
 Chapter 3 – Project justification
 Chapter 4 – Project costs and value proposition
 Chapter 5 – Governance model and internal controls
 Chapter 6 – Risk management 
 Chapter 7 – Appendices

1.3 Purpose and scope of the Preliminary Business Case 

The purpose of this Business Case is to satisfy Blacktown City Council’s 
obligations under the NSW Office of the Local Government Capital 
Expenditure Guidelines 2010.

The Guidelines aim to ensure that Council’s evaluation of proposed capital 
expenditure is consistent, rigorous, and the merits of projects can be 
compared and resource allocation can be made on an informed basis.

Council is required to take the guidelines into consideration before 
exercising any of its functions, in accordance with section 23A of the Local 
Government Act 1993 (the Act). 

The preliminary Business Case has also considered the following NSW 
Treasury guidelines, which was considered appropriate, should Council 
determine to pursue State government capital funding for the project.  

 NSW Treasury Policy and Guidelines (TPP 08-05): Guidelines for 
Capital and Recurrent Business Cases; and 

 NSW Treasury Policy and Guidelines (TPP 07-04): Guidelines for 
Financial Appraisals. 

 NSW Treasury 2017, Guidelines for Cost Benefit Analysis (TPP 17-
03)

The scope of the Business Case encompasses an analysis of the current 
BISP business-as-usual (BAU) and future BISP, incorporating Phase One of 
the Masterplan, as Council’s preferred site for the proposed new facilities 
and services. Options are structured according to ‘design and capability’ and 
implementation staging. 

1.4 Preliminary Business Case Development

This preliminary business case has been prepared by Deloitte, under the 
guidance and instruction of Blacktown City Council’s Project Steering 
Committee and Project Management partner Savills. It relies on the 
operational and technical inputs provided by Council management and it’s 
other advisory team, including Gemba, ARM Architecture, JJL Real Estate 
Advisors and Altus group Quantity Surveyors. These firms have undertaken 
significant research in preparing their advise, including but not limited to:

 ICTE demand and needs analysis (Gemba, 2018)
 International and domestic best practice (Gemba, 2018)
 Extensive stakeholder consultation and engagement, including a 

peer review process with independent national and international 
experts (Elton Consulting, 2017) 

 Development of a functional brief and concept design
 Testing and validation of the brief and design with stakeholders and 

existing operators.  
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In addition, Deloitte has prepared the market analysis for the proposed 
Sports Medicine and Rehabilitation Centre and undertaken a review of the 
Gemba financial operating plan component, which the business case relies 
upon. 
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2 Project outline 
2.1 Project description 

2.1.1 Stage One of the BISP Masterplan
Development of the preferred option, Stage One of the BISP Masterplan is 
designed to enhance the use and recognition of BISP by introducing an elite 
sports training facility, sports science capability, and learning/educational 
spaces with the addition of playing fields. The completion of Stage One of 
the Masterplan will provide an “anchor” facility to BISP ensuring its status 
as the leading elite sports training facility in Blacktown and Sydney’s 
Greater West.  It is envisaged, the additional infrastructure proposed in 
Stage One would be owned by the Council on behalf of the community with 
the high performance facility managed in partnership with a recognised high 
performance commercial partner.

Stage One of the BISP Masterplan specifically includes:

 The construction of an International Centre for Training Excellence 
complete with accompanying plaza.

 The addition of three rectangular playing fields, and upgrade to an 
existing field

 The construction of a car park and associated road re-alignments
 The construction of an amenity block 
 An allocation for support infrastructure, utilities and service 

upgrades that benefit the whole BISP

Table 3 Stage One Masterplan Additional Asset Elements

Proposed Additional Assets Details

International Centre for Training 
Excellence

Double Storey Base Building: 6,285 m2 

GF and 2,120 m2 in full including:

 Indoor Training Centre
 High Performance Gymnasium
 Sports Medicine and 

Rehabilitation Centre
 Aquatic and Spa facilities
 Café and plaza

New Grass Sports Field Field size of 70 x 144 m2

New Synthetic Sports Field Field size of 64 x 110 m2

2 New Synthetic Activity Fields Each field size of 34 x 24 m2

On grade car parking 

Amenity block and change rooms

Road realignment Realignment and extension of Olympic 
Avenue

Realignment of Endurance Ave
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Changes to turning circles and existing 
roads

Source: Blacktown City Council

Figure 5: Location of ICTE and additional sports fields in BISP

Source: ARM Architecture
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Figure 6 Proposed uses of the ICTE Ground floor

Source: ARM Architecture 

Figure 7 Proposed uses of the ICTE Level One

Source: ARM Architecture

Figure 8 Vertical Sections



Blacktown International Sports Park

16

Source: ARM architecture 

2.2 Project alternatives 

To assess the value of implementing the Stage One of the BISP Masterplan, 
a number of alternate incremental options were considered by Blacktown 
City Council against the Base Case (ie. Do nothing or Business as usual 
case). These options include:

I. Do nothing or Business as Usual. (BAU) This option assesses 
the financial performance and viability of BISP in the absence of any 
additional assets or improvements to the park.

II. Stage one completed in full. (Elite Development) This option 
assesses the financial performance of BISP in the case where Stage 
One is completed in full in the first year.

III. Stage one phased. (Phased project) This option sees the project 
phased with an initial investment in the sports fields however with 
the ICTE investment taken to development application stage only 
and the capital investment deferred. 

IV. Stage one Sports fields only. This option assesses the financial 
performance of BISP in the case where Stage One comprises sports 
fields only.

V. Stage one ICTE only. This option assesses the financial 
performance of BISP in the case where Stage One comprises the 
ICTE only.

The following table highlights what is in scope (completed) or out of scope 
for each project alternative considered.
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Table 4 Stage One BISP Masterplan Options Scope

Facility 
component

BAU Elite 
Development

Phased Sports 
field only

ICTE only

ICTE Not in 
scope

Completed Deferred but to 
DA stage

Not in 
scope

Completed

New Grass 
Sports Field (70 
x 144 m2)

Not in 
scope

Completed Completed Completed Not in 
scope

New Synthetic 
Sports Field (64 
x 110 m2)

Not in 
scope

Completed Completed Completed Not in 
scope

2 New Synthetic 
Activity Fields 
(34 x 24 m2)

Not in 
scope

Completed Completed Completed Not in 
scope

On grade car 
parking 

Not in 
scope

Completed Completed Completed Not in 
scope

Amenity block 
and change 
rooms

Not in 
scope

Completed Completed Completed Not in 
scope

Road realignment Not in 
scope

Completed Deferred. Sundry 
changes to 

turning circles 
included

Not in 
scope

Completed

Source: Blacktown City Council

2.2.1 Options Comparison

A high level comparison of the scope and likely value of implementing the 
Stage One of the Masterplan, across the range of incremental options 
considered by Blacktown City Council compared to BAU is provided below.

The comparison indicates the Stage One Masterplan completed in full 
results in the highest level of additional sports facilities, new user groups, 
community use and visits per annum when compared to BAU, and thus 
Council, through the Project Steering Committee, agreed to proceed with 
this option as the preferred Option.

Table 5 Development Options Comparison

Criteria

(As related 
to objectives 
& benefits) 

BAU ICTE + Sports 
fields

Sports fields 

+ DA Phased 
ICTE

Sports field 
only

ICTE only

New Facilities 
Provided - 

Café and plaza Café and plaza
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ICTE Indoor Training 
Centre

Gymnasium

Sports/Medicine 
area

Recovery pools, 
sauna and 
associated wet area

Indoor Training 
Centre

Gymnasium

Sports/Medicine 
area

Recovery pools, 
sauna and 
associated wet area 

New Facilities 
Provided – 
Sports fields

2 x Full Size 
Rectangular Sports 
Fields

2 x Activity Sports 
fields

2 x Full Size 
Rectangular 
Sports Fields

2 x Activity 
Sports fields

2 x Full Size 
Rectangular 
Sports Fields

2 x Activity 
Sports fields

Users Groups

(Teams pa)

225 High 
Performance & 
Local Sports Teams

200 Local 
Sports Teams

200 Local 
Sports Teams

25 High 
Performance Teams

High 
Performance 
Uses (visits 
pa, Approx.)

231,952 (High 
Performance)

150,612 81,340 (High 
Performance)

Community 
Uses (Visits 
pa, Approx.)

Administration 
(16,200) 

37,500 (Sports 
Medicine)

17,780(Education)

20,280 (sports 
fields)

5,200 (Café) 

Administration 
(18,000)

Indoor Casual Hire 
(17,220)

TOTAL: 72,000

8,900

TOTAL: 8,900

8,900

TOTAL: 8,900

37,500 (Sports 
Medicine)

17,780(Education)

5,200 (Café) 

Administration 
(18,000)

Indoor Casual Hire 
(17,220)

TOTAL: 63,000

Total Uses 
(Visits pa, 
Approx.)

347,932 8,900 8,900 177,040

2.3 Consequences of not proceeding with the investment 

Now approaching 20 years as a standalone sports park, BISP is entering an 
asset renewal and upgrade period. According to Populous, the renewal and 
upgrade cycle of large scale venues typically require technological upgrade 
every 5 years, minor refurbishment every 10 years, major refurbishments 
every 20 years and often after 50 years venues require a rebuild.7 Council’s 

7 Populous, BISP Master Plan, 2017
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own Asset Management Plan concurs with this guidance, highlighting 
growing investment needs over the 10 year forward estimates8.

As BISP ages, its facilities are unable to respond to the contemporary needs 
and expectations of existing sports user groups/tenants, potential new 
sports users/teams and athletes, sports events organisers and visiting 
sporting teams. Although a number of investments have occurred in recent 
years – such as the upgrades to the athletics grandstand in 2006 and 
MONDO track in 2015 and the construction of the football and cricket oval 
in 2010 – these investments serve only the immediate needs of users.9 

At present, with the exception of the most recently built 
AFL/Cricket/Football facilities within the precinct, most facilities at BISP do 
not meet the quality and functional requirements of modern sporting 
venues, lacking the new technological infrastructure, renewed surfaces and 
improved amenity and aesthetics. BISP is also limited in its service offering 
with respect to modern training techniques and resources. 

In particular, the current state of BISP venues prohibits the ability to:

 Attract and retain, on a repeated basis, visiting state, national and 
international sports teams;

 Provide sporting users and practitioners, contemporary technologies in 
sports science, sports assessment and sports recovery;

 Enhance reputation and brand awareness of BISP and Blacktown within 
the wider local and international sporting community.

Similarly, Council has also identified a risk that without renewal and 
upgrade investment the BISP will have diminishing value, and may result in 
a potentially higher cost to Council resulting from the cumulative effect of 
declining use and associated revenues combined with rising asset 
maintenance costs as the facility ages. 

In order to attend to these concerns, and to ensure BCC can meet its 
objective to maintain international standard venues and facilities, BCC, in 
consultation with community and stakeholders, has identified that the value 
and longevity of BISP can be enhanced with the addition of a training 
facility of international standard. The International Centre of Training and 
Excellence (ICTE) has been identified as a signature addition to BISP 
seeking to maintain and improve utilisation and recognition of BISP 
facilities.

8 BVM Asset Management Plan
9 In December 2017, BISP also completed renovations and expansion of its Outdoor 
Practice Centre. The renovation included the addition of 6 practice wickets and a 
hybrid spin wicket – the first of its kind in NSW and only the second within Australia
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3 Project justification
3.1 Alignment with Council’s strategic planning framework 

3.1.1 Council’s Priorities 

In June 2017, Blacktown Council adopted its Community Strategic Plan “Our 
Blacktown 2036: Our Vision: Our Plan”.10 NSW Councils are required to 
prepare Community Strategic Plans under Section 42 of the NSW Local 
Government Act 1993.

Blacktown 2036 prioritises Council projects under a quadruple bottom line 
framework which includes the environment, economy, society and civic 
leadership. This framework ensures BCC adopt a holistic approach to 
sustainable city development.

Source: Blacktown City Council

Blacktown 2036 identifies six strategic directions for the community. The 
strategic directions include:

 Developing a vibrant and inclusive community;
 Supporting a clean, sustainable and healthy environment;
 Building a smart and prosperous economy;

10 See Blacktown City Council (28 June 2017) “Our Blacktown 2036: Our Vision Our 
Plan; Community Strategic Plan” available at 
https://www.blacktown.nsw.gov.au/About-Council/What-we-do/Community-
Strategic-Plan

Figure 9 BCC 2036 Quadruple bottom line
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 A growing city supported by accessible infrastructure;
 A sporting and active city
 A leading city

In addition to the six strategic directions, BCC identified four specific 
transformation projects that serve to break through the objectives in the 
Plan. The projects identified as transformational for BCC include:

 The Blacktown International Sports Park and in particular, the 
completion of the Masterplan and delivery of the International Sports 
Centre of Training Excellence.

 The renewal of the Blacktown City Centre including the development of 
Warwick Lane; the establishment of a University campus and health 
precinct and improvements to the Council offices.

 The completion of the Riverstone town centre masterplan and;
 The establishment of a new state of the art Animal Re-homing Centre. 

The financial implications of delivering the Blacktown 2036 Community 
Strategic Plan are elaborated in Blacktown’s long term financial plan “2017 
– 2027: Resourcing Strategy”11

3.2 Community needs and expectation

Blacktown is a rapidly growing and diverse community. Over the next 
twenty years, BCC’s population is forecast to grow from 350,000 in 2016, to 
over 520,000 and accommodate one in ten of Greater Sydney’s population 
growth. Compared to Greater Sydney the age profile of Blacktown is 
relatively younger (44% under 30 years) and more diverse (larger 
proportion of Aboriginal and Torres Strait Islander and recent immigrant 
populations).

BCC’s Draft Recreation and Open Space Strategy identifies growing demand 
for sport, leisure and fitness facilities and spaces over the next 10 years in 
Blacktown. 

The key drivers of demand are noted as a function of high population 
growth, the needs of both an aging population at the same time as a 
disproportionately higher proportion of young people as compared to 
Sydney metro area as a whole and those of a highly diverse population. A 
majority of this demand is expected in the North West growth corridor, 
where a majority of population growth within Blacktown City is expected.

BCC’s stated aspiration is to work with the community to create a diverse, 
accessible, safe and appealing open space network for people of all ages, 
backgrounds and abilities to encourage a vibrant, healthy lifestyle. 

BCC’s Draft Recreation and Open Space Strategy identifies baseline facility 
and open space provision requirements over the next ten years, to meet 
identified demand and stated aspiration. Key facility, programme and 
service requirements include but are not limited to the following:     

 17 New Sports fields, minimum of 2 new sportsgrounds per annum 
(pending funding)

 65 New Sports Courts

11 See Blacktown City Council (28 June 2017) “2017-2027: Resourcing Strategy” 
available at https://www.blacktown.nsw.gov.au/About-Council/What-we-
do/Resourcing-Strategy
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 150 New parks, open spaces, corridors and linkages 
 minimum 4 new parks per annum (pending funding)
 minimum of 4 new playgrounds per annum
 Increase youth, leisure based and informal sports facilities and 

programmes, and outdoor fitness facilities and spaces
 Increase access to indoor sport and aquatic facilities

Many of these facilities, programmes and services are expected to be 
provided within the North West growth corridor, where a majority of 
Blacktown residential demand for new housing is expected. 

BCC anticipates, the redevelopment of BISP and provision of the ICTE will 
address some of this growing and diverse demand for sport and recreation 
facilities and services, by: 

 providing new facilities where there is an identified gap (i.e. sports 
fields and indoor sports training/court space), 

 enhancing the quality and capacity of existing facilities offered at 
BISP, thereby enabling existing sports tenant groups to both 
accommodate expected growing demand, to meet the 
contemporary needs and expectations of sports participants and 
thus potentially attract more participants, 

 providing facilities and services that meet the needs of diverse 
participants (i.e. females, ethnically diverse and disabled 
participants) to facilitate greater levels of participation amongst 
these groups and by offering the quality of facilities, and by 

 enhancing capacity and ability to attract and host additional 
traditional, new and emerging sports to the precinct.  

The concept of providing high quality multi-sports precincts and hubs is not 
new, and well recognised by the industry as an efficient and effective 
means to meet growing and diverse needs of communities from grassroots 
to elite level sport in a financially prudent manner. Further, that this 
approach is now being supported by policy and objectives at a National and 
State level, which BCC hopes to capitalise on.    

3.2.1 Health and welfare in Blacktown City

The Blacktown statistical area currently suffers, disproportionately, from 
poor health outcomes particularly for chronic conditions. Although 
significant health related investment is taking place in Blacktown City and 
its surrounds12, such investment is focussed on acute hospital investments 
with more limited investment in primary health and prevention. The 
establishment of the ICTE at BISP is expected to assist in closing gaps in 
preventative and allied health in the Blacktown City and Western Sydney 
region and support overall health and wellbeing improvement. 

Table 6 provides a comparative view on the health characteristics of the 
Blacktown population compared to that of Greater Sydney across a number 
of conditions. 

12 For example, the Stage 2 of the Blacktown/Mt Druitt hospital upgrades, the 
Westmead hospital redevelopment and the Nepean health district project
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Table 6 Comparative analysis of health outcomes - Blacktown City and Greater 
Sydney

Blacktown City Greater Sydney

Estimated population > 18 years 
overweight or obese 1

67.1 60.1

Estimated population aged between 2 to 
17 years overweight or obese 1

27.8 24.5

Estimated population > 18 years who 
undertook no or low exercise in the 
previous week 1

73.1 65.9

Estimated population 25- 64 years with 
diabetes 1

7.2 5.1

Deaths from cardiovascular diseases 
(aged 30 – 69) 2

78.7 52

Deaths from respiratory system diseases 
(aged 30 – 69) 2

22.5 13.8

Deaths from diabetes (aged 30 – 69) 2 9.8 5.2

Notes:

(1) Aged standardised rate per 100 of population
(2) Aged standardised rate per 1000 of population

Source: Australian Health Policy Collaboration (2017), Australia Health 
Tracker Atlas

As Table 6 highlights, Blacktown City lags Greater Sydney in terms of 
managing chronic and lifestyle related conditions. BCC’s Community 
Strategic Plan, identifies as a key strategic direction support for active and 
healthy lifestyle with performance measured as the extent to which the 
prevalence of obesity is reduced and the number of people participating in 
regular physical activity increasing. 13 The BCC objective is also consistent 
with the NSW government objective to reduce childhood obesity rates as 
outlined in the Premier’s priorities for NSW and manifested through such 
programs as the Active kid’s program14 and the Australian governments 
objectives as set out in Australian Sport: Emerging Challenges, New 
Directions strategy15 

Specifically, BCC anticipates, the provision of the ICTE will encourage more 
people, particularly young people to get active and stay active through 
sport, by enhancing the quality and capacity of existing sports offerings at 
BISP, attracting new sport offerings to BISP and creating inspirational yet 
accessible sport development pathways for youth and sub-elite athletes. 

13 See Blacktown City Council (2017) “Our Blacktown 2036: Our Vision, Our Plan. 
Community Strategic Plan” at page 33
14 See NSW Government “Premier’s Priorities” available at 
https://www.nsw.gov.au/improving-nsw/premiers-priorities/tackling-childhood-
obesity/
15 Department of Health (2013), Australian Sport Emerging Challenges, New 
Directions
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Likewise, BCC anticipates the provision of the Sports medicine, 
rehabilitation and allied health services within ICTE will help ensure active 
people can stay active for longer, and encourage non-active people to get 
active by being exposed to sports people and thinking.    

3.2.2 The need and demand for elite sporting and sports 
medicine facilities at BISP

The need for elite sporting facilities in Blacktown is driven by the following 
key need and demand factors:

1. Equity of access for Western Sydney residents to participate in high 
performance sport.

2. Changing industry standards, needs and expectations. 
3. Opportunity to capture gap in market for sports medicine.
4. Growing interest of professional sports codes to penetrate and capture a 

share of the Western Sydney potential player market.
5. Need to support the continued success and viability of current BISP and 

Blacktown high performance sports, as well as attract new traditional 
and emerging sports.  

6. Increasingly competitive sports tourism environment.

A summary of these needs and drivers of demand and associated impact is 
provided below. 

3.2.2.1 Equity of Access
Australian and NSW government policy objectives are to maintain and 
increase Australia’s International sporting success. There is a need to 
ensure Blacktown and Western Sydney residents have an equal opportunity 
to participate in and contribute to the success of Australia’s and NSW’s 
international sports success. BCC seeks to ensure equity of access for its 
residents and more broadly for Western Sydney residents in providing BISP, 
and in its continual improvement to meet the changing needs, requirements 
and expectations of high performance sport.   

Increasingly it is recognised that international sporting success is derived 
from broad based participation in a diverse range of sports and access to 
highest quality facilities, sports science and coaching services at the local 
level16.   

Similarly, continuing professionalism and commercialisation of sport is 
driving the need for athletes and sports teams to continually improve their 
performance standards in order to be competitive at professional and elite 
levels.  Readily available access to the highest quality facilities and latest 
technology, sports coaching and science is required if sports clubs and 
aspiring athletes are to compete and be competitive at the highest levels17. 
The ICTE is likely to enhance both the diversity of sports available at BISP 
and provide the quality of facilities to support BCC and Western Sydney 
athletes. 

Preliminary research indicates there is currently a scarcity of integrated 
high performance sport training facilities and sports medicine centres across 
Greater Sydney, Western Sydney Region and the Blacktown City where 
non-professional, sub-elite and youth athletes and teams across a broad 

16 See 
https://www.ausport.gov.au/ais/australias_winning_edge/high_performance_sport_i
n_australia
17 See Gemba ICTE Needs Analysis Report, 2017 

https://www.ausport.gov.au/ais/australias_winning_edge/high_performance_sport_in_australia
https://www.ausport.gov.au/ais/australias_winning_edge/high_performance_sport_in_australia
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range of sports can train, learn and develop. This is depicted the graphic 
below.

Figure 10 Comparable Elite Training Facilities and Sport Medicine Providers 
across Sydney

Source: Gemba ICTE Needs and Demand Analysis

The scarcity of elite training facilities for non-professional, sub-elite and 
youth athletes and teams across a broad range of sports is also highlighted 
when comparing Sydney with other capital cities across eastern Australia, 
particularly Victoria. This is exacerbated by a number of these facilities 
being for professional teams/private use only or restricted public use, not 
allowing any shared public use.



Blacktown International Sports Park

26

Table 7 High Performance Facilities NSW, QLD, VIC

No Facility / sporting 
club 

Location Status Access

New South Wales facilities

1 Rugby Australia 
Development Centre

Moore Park Open Private

2 Penrith Panthers 
Academy of Football 

Penrith Open Private

3 GWS Life and Learning 
Centre 

Sydney 
Olympic Park 

Open Private

4 NSW Institute of Sport Sydney 
Olympic Park 

Open Private

5 Concord Oval Concord Under 
Construction

Private with 
restricted public 

access

6 Campbelltown Centre 
of Excellence

Campbelltown Planned Private /Public

Victorian Facilities

1 Victorian Institute of 
Sport 

Albert Park Open Private

2 AAMI Park  'Sports 
Campus' Training 
Facilities

Melbourne Open Private with 
restricted public 

access

3 Cricket Victoria - 
Junction Oval 

Albert Park Open Private with 
restricted public 

access

4 Collingwood - Holden 
Centre 

Melbourne Open Private with 
restricted public 

access

5 Geelong - Kardinia 
Park 

Geelong Open Private (GFC 
facilities)

6 North Melbourne - 
North Melbourne 
Recreation Reserve 

North 
Melbourne 

Open Private with 
restricted public 

access

7 St Kilda - Moorabbin 
Oval 

Moorabbin Open Private with 
restricted public 

access
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8 Carlton - Ikon Park Princes Hill Open Private with 
restricted public 

access

9 Richmond - Punt Road 
Oval 

Richmond Open Private with 
restricted public 

access

10 Essendon 'The Hanger' Melbourne 
Airport 

Open Private with 
restricted public 

access

Queensland facilities

1 Gold Coast Suns - 
Metricon Stadium 

Gold Cost Open Private

2 Gold Coast Titans Parkwood Open Private

3 Cricket Australia Brisbane Open Private

4 Brisbane Broncos Red Hill Open Private

Source: Gemba (2018)

It is likely the BISP masterplan and in particular the ICTE will help both the 
National, State and BCC stated objectives for high performance sporting 
success, by addressing both the scarcity and quality of sports training and 
development facilities particularly for non-professional and pathway athletes 
in NSW that support the sporting success of athletes, as well as ensure 
equitable access to such facilities in the Western Sydney region and in 
particular Blacktown City.

In particular, the BISP masterplan and the ICTE will help those sports, 
teams and athletes, and including ‘elite’ athletes, whom do not have nor 
likely to ever have their own high performance facilities due to cost 
barriers. These athletes and teams typically include non-professional, lower 
participant and emerging sports and those offered for athletes of diverse 
needs, of which BVM has stated mission to support, and a number are 
currently offered at BISP including Baseball, Softball and Athletics.  

Consultation with Blacktown and BISP sports stakeholders indicates the 
cumulative impacts of both the increased cost associated with competing at 
the highest levels of sport (due to the time and cost associated with 
travelling to and accessing facilities and services outside Western Sydney), 
combined with a reduction in Australian government funding support, 
particularly for non-professional and/or lower participant sports (ie that 
provide opportunity for a diverse community such as BCC) has negatively 
impacted the ability for Blacktown and Western Sydney residents to 
compete in sport at the highest levels18.

The ICTE is expected to deliver access to the following number of additional 
high performance and sports participation opportunities for local BCC and 
Western Sydney residents, as depicted in the table below.

18 See BISP Masterplan Stakeholder Engagement Report, Elton Consulting 2017.
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Table 8: Estimated High Performance and Sports Medicine Centre Demand

COMPONENT USER GROUP IDENTIFIED DEMAND

Members - High Performance 
and Recovery 

200 members annual pass. Average 
2.5 visits per week over 48 weeks.

Team Visits - High 
Performance and Recovery 

2  teams on service agreements, 
(30 persons two visits per team per 
week over 48 weeks) 

Team Visits – Recovery Only 5 teams 1 visit per week (40 people 
per team) over 48 weeks.

Group Rehabilitation 20 members, annual pass (48 
weeks)

Professional Sporting 
Organisation 

40 hires per annum (50 persons 
per hire) 

International Sporting 
Organisation Camp

40 days of hire. 50 people per 
team. 

Sports Industry Education 
Seminar/Workshops

26 workshops per annum (20
attendees)

Exercise Rehabilitation 
Assessment 

150 assessments per annum 

High 
Performance 

Group/Club/School/
Association Assessment 

48 groups (50 persons per 
assessment)

5-a-side soccer Synthetic Pitches 432 teams, 10 players per team, 
70% utilisation, 3 nights per week, 
over 48 weeks . Total annual visits 
145,152

Indoor Hall 624 visits per week 

Multipurpose Room/
Lecture Theatre Hires 

331 attendees per week 

Students  100 students per week

Casual Hire 

Goal Keepers Academy 130 participants per week

Sports Medicine 
Clinic

Sports Medicine Patients 37,500visits, growing to 53,196 
visits by 2036.19

Sports Admin. 5 Tenancies Baseball NSW / Sydney Blue Sox
Progressive Goal Keeping
Academy of Sport Speed and Agility
AFL NSW/ACT
BVM

  

3.2.2.2 Changing industry standards, needs and expectations
High performance centres, combined with training and playing facilities, 
sports medicine, education, research and development, are becoming 
increasingly demanded as elite sporting teams and sporting organisations 

19 See Medical rehabilitation services assessment in the International Centre of Training Excellence (ICTE), 
Deloitte, 2018.
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seek to provide a single location where their athletes can train, develop and 
recover. In Australia, this is a trend which has been led by professional 
sports teams from the NRL, AFL, Rugby and Football and the relevant state 
sport development organisations (e.g. NSW Institute Sport) with elite 
sporting teams and sporting organisations investing in new high 
performance facilities for their athletes (e.g. “The Hangar”, Essendon 
Football Club, ARU CoE Moore Park, NSW Government, NRL Club CoE 
investment programme).

It is increasingly recognised as the benchmark model by both National and 
State governments to drive international sporting success, particularly when 
provided for multiple sports and accessible at the local level, supporting 
broad participation across the full sports development pathway.20

Access to integrated high performance facilities, the highest quality sports 
coaching, sports medicine and science are also increasingly the baseline 
expectation of aspiring and/or elite athletes and sports teams. It is 
important that BISP continues to keep pace with these changing standards, 
needs and expectations, if it is to remain relevant for current sports users, 
teams and athletes, as well as attract new sports users, teams and athletes 
to meet the needs of a growing and diverse community. Consultation with 
Blacktown and BISP sports stakeholders indicates that the quality of 
facilities, and in particular of the high performance offering is already 
negatively impacting their ability to attract and maintain the best coaches, 
athletes, sports research and development capability and sporting events21. 

3.2.2.3 Opportunity to capture gap in market for sports medicine
A report commissioned by BCC found a gap in the market for integrated 
sports medicine and rehabilitation services for athletes and the general 
public in BCC and the Western Sydney region22. 

The report found there are only a few services currently available within 30 
minutes of BISP, with most offering limited service offerings, and there is 
an opportunity for the ICTE to offer a wide range of core and supporting 
services that would be differentiated from other providers.

The report found potential market demand for four key service offerings in 
Athlete Sports Enhancement and Rehabilitation, Allied Health, Specialist 
Consultations and Support Services as detailed in the figure below, with an 
estimated total potential market of 309,658 visits in 2016, growing by 31% 
to 406,761 visits by 2036.

It is estimated that the ICTE Sports Medicine Centre could capture between 
8% and 16% of this total market, or between 26,834 and 53,740 visits in 
2016, and growing to between 35,525 and 70,867 visits by 2036.  

20 See Consultation Phase For The Development Of The National Sport Plan, ASC, 
2018, and   
https://www.ausport.gov.au/ais/australias_winning_edge/high_performance_sport_i
n_australia
21 See BISP Masterplan Stakeholder Engagement Report, Elton Consulting 2017.
22 See Medical rehabilitation services assessment in the International Centre of 
Training Excellence (ICTE) Deloitte 2018.

https://www.ausport.gov.au/ais/australias_winning_edge/high_performance_sport_in_australia
https://www.ausport.gov.au/ais/australias_winning_edge/high_performance_sport_in_australia
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Table 9: Estimated BCC and Western Sydney Sport Medicine Market Service 
Offer Opportunity and Market Size 

Service Estimated demand 
(visits)

Growth in demand

2016 2036 Growth in 
demand, from 
2016 to 2036

Growth in 
demand, as a 
% of  total 
growth

Athlete-focused:
• Sports psychology
• Performance 

enhancement
• Sports physician

1,664 2,186 522 +0.5%

Allied health:
• Physiotherapy
• Podiatry
• Dietetics / nutrition
• Occupational 

Therapy

205,329 269,716 64,388 +66%

Specialist:
• Orthopaedics
• Neurology

20,533 26,972 6,439 +7%

Support and other 
services:

• Therapy
• Pathology
• Pilates/massage
• Medical Imaging 

82,132 107,887 25,755 +27%

Total 309,658406,761 97,103 +100%

 

3.2.2.4 Growing interest from professional sports codes in 
Western Sydney potential player market 

Australia and Sydney in particular, has a highly competitive professional 
sports sector, with four professional football codes (i.e. Rugby League, 
Rugby Union, Football (Soccer) and AFL), plus a myriad of other 
professional sports leagues including cricket, basketball, netball and 
baseball, competition for both spectator and player markets is fierce. A 
report from the CSIRO into the megatrends in sport23 indicated increasing 
competition for high performance athletes will be one of the key trends 
impacting sport over the coming decades. The key drivers of this trend are 
the continuing raising of the bar in the level of high performance required to 
compete at the highest levels of sport, combined with declining participation 
in competitive sport reducing the  total pool of high performance athletes, 
and continuing expansion and diversification of professional sport in 
Australia.

23 See The Future of Australian Sport: Megatrends Shaping the Sports Sector over the 
coming decades, CSIRO 2015.
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Preliminary consultation with professional sporting codes such as Rugby and 
Basketball has indicated a growing interest in Western Sydney. Both codes 
are developing a Western Sydney strategy and looking for a central hub to 
support their codes sports development pathways from grassroots 
participation to elite athlete development. 

Similarly, the NSW Office of Sport has requested all State Sporting 
Organisations to develop State-wide facility development plans. It is likely 
addressing Western Sydney levels of participation, player and athlete 
development needs will be a feature.

This new interest only serves to cement the early trend and longstanding 
commitment set by AFL and Cricket that Western Sydney is the priority 
growth market for their sports.  

As early as 2005 AFL and Cricket NSW made long-term funding and 
investment and service commitments to Western Sydney, Blacktown City 
and into BISP (formerly BOP) as demonstrated by the following quotes. 

The quotes also serve to demonstrate Council’s ongoing commitment and 
investment in the continual improvement of BISP to meet the needs of 
sport and the community of Blacktown City and Western Sydney. 

 ““Cricket NSW has been in discussions with Blacktown City Council for the past two 
years in attempting to create an important developmental base for cricket in the north-
western area of Sydney. The Blacktown Olympic Park precinct is ideally positioned to 
accommodate Cricket NSW’s critical aims of further growing its participation base and 
developing the game for the enjoyment of future generations of male and female 
cricket players and supporters in this State. Cricket NSW is most excited about this 
project and will contribute financially to it as appropriate. Further, over time, a fully 
developed site lends itself to many additional opportunities namely the staging of First 
Class and One-Day matches involving the senior NSW teams.”

David Gilbert, Chief Executive, NSW Cricket Association

March 2005

“The Australian Football League Chief Executive Officer Andrew Demetriou announced 
today the AFL will contribute to a new community facility at Blacktown Olympic Park in 
Sydney's Greater West. It is the AFL's largest ever Australian Football community 
facility investment. It reflects the growing demand for Australian Football facilities in 
one of the Australia's fastest growing urban centres. The facility will become the focal 
point for the AFL's talent and game development activities in Sydney's Greater West 
and surrounding Hills Region.”

Andrew Demetriou, Chief Executive, Australian Football League

March 2005

Although further investigations are required to determine the exact 
requirements and likely usage of high performance facilities at BISP, early 
indications are there is an opportunity for BCC to capitalise on this renewed 
interest in Western Sydney by professional sports codes and establish BISP 
and the ICTE as the home for a number of professional sports codes and/or 
teams in Western Sydney, building on the legacy and trends of the past.    
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3.2.2.5 Supporting viability of existing and new Sports at BISP
Consultation with existing BISP sports users and tenants, as well as other 
select Blacktown sports stakeholders24 indicates a high performance multi-
sports centre at BISP is required to support their sporting success and 
future viability at Blacktown and in Western Sydney. 

3.2.2.6 Increasingly competitive sports tourism market
There is an opportunity for BISP to attract sports tourism, including sports 
events and sports development and training activities, to BCC, and support 
broader NSW, Sydney or Western Sydney bids for major sports events and 
thus support State objectives for increased event based tourism.  

Competition for sports tourism led social and economic development, as 
well as the increasing expectations of sports organisers and participants, is 
driving the need for improved competition, training and support facilities 
and services in order for destinations to successfully attract and host sports 
tourism. 

BISP already hosts a wide range of sports events each year, including 
Baseball and Softball Internationals and NSW Championships. Consultation 
with current BISP sports users/tenants indicates their key international 
events are under threat due to poor quality of facilities not meeting their 
needs or expectations25.     

In 2017, a market sounding26 was undertaken to understand the level of 
interest in BISP and the proposed ICTE from a sports tourism perspective. 
The market sounding focused on both domestic professional clubs and 
representative teams as well as international professional clubs and 
representative teams. The key reasons why these clubs and representative 
teams would visit Blacktown were tested over the following four scenarios. 
These are:

24 See BISP Masterplan Stakeholder Engagement Report, Elton Consulting 2017.
25 See BISP Masterplan Stakeholder Engagement Report, Elton Consulting 2017.
26 See Gemba, ICTE Market and Needs Analysis Report, 2017. 
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Table 10 Market Testing Scenario's

Scenario Description

Training camps Clubs and teams often hold preseason 
training camps away from home, 
usually for a duration of between 3 to 
10 days. Camps often focus on fitness, 
team work and bonding

One off domestic or international 
matches

Prior to a regular season or one off or 
one off international matches being 
played in Sydney, visiting clubs and 
teams often require access to training 
facilities, usually the day prior to the 
match 

International tours 10 to 14-day International Tour 
including 2 to 3 games. Clubs and 
teams require access to training 
facilities to maintain fitness and prepare 
for matches 

Major events and tournaments For the duration of major or tournament 
competing teams require a training 
base with requisite facilities for a period 
ranging from 2 to 6 weeks

The market sounding demonstrated that the scenario with the highest 
interest for the ICTE would be where New South Wales or Australia holds a 
major event or tournament. This is due to representative teams requiring 
training bases prior to, and during, major events and tournaments. 
However, while demand would be considered high through these events, 
they are often low in frequency. 

The other scenarios show moderate interest as many of the international 
and domestic teams are unlikely to travel to Australia for training camps as 
they prefer destinations with heat or altitude. Further, for one-off domestic 
and international matches those teams interviewed indicated they were 
likely to train and stay near their match venue which are either at Sydney 
Olympic Park or in the Sydney CBD.  

Market research and analysis undertaken by Gemba for this Business Case 
operating plan, focussing on non-professional, youth and sub-elite sports 
teams and athletes27, combined with consultation undertaken with existing 
BCC sports and BISP sports users28 and early indications from BVM staff 
and management’s own research29 indicates reasonable demand for 
interstate and intrastate sports events and training and development 

27 See Gemba Report, ICTE Operating Plan, 2018
28 See BISP Masterplan Stakeholder Engagement Report, Elton Consulting 2017.
29 See BVM BISP Accommodation Research, 2018
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camps. This demand is expected to build on existing demand and usage 
already experienced by BISP.  

Estimated sports tourism demand includes:

 10 National Sporting Organisation camps per annum
 3 International Sporting organisation camps per annum
 30+ youth and sub-elite training camps and competitions per 

annum30

 15+ youth, sub-elite and elite competitions per annum31 

Whilst BISP and ICTE are expected to contribute to the attraction and 
benefit from additional major sports events hosted in NSW and Sydney, this 
demand has not been included in the base demand estimates for the 
business case as attracting these events is not consistent nor reliable, as 
there are many factors beyond BCC’s control that drive this demand.   

3.2.3 Priority of service need

The priority of the service need is driven through the following: 

3.2.3.1 End of legacy era 
BCC is nearing the end of Olympic legacy management arrangement with 
the NSW State government. This presents a need and opportune time, to 
re-orientate the asset to better meet the future needs and objectives of 
Blacktown City and Western Sydney region, within the constraints of the 
sites history and heritage and public land use capability.

3.2.3.2 End of useful life
BISP asset base is entering a period of unavoidable renewal and upgrade 
investment. There is a need to invest in BISP to ensure facilities remain “fit 
for purpose” and avoid potential diminishing value. This re-investment 
presents an opportunity to leverage this investment to meet the future 
needs and standards of sport and other users.

3.2.3.3 Existing and emerging demand pressure
The provision of sports fields will assist BCC to meet existing and emerging 
demand pressures for sports fields as identified in BCC’s Recreation and 
Open Space Strategy. 

3.3 Consistency with Council’s community strategic, delivery 
and operational plans, and community views.

Blacktown City’s Integrated Planning and Reporting (IP&R) framework 
documents were adopted in June 2017, following a full strategic planning 
review by the Council elected in September 2016 and extensive community 
engagement. The documents are updated annually in a process which 
includes public exhibition and consultation.

These documents include:

 Community Strategic Plan Our Blacktown 2036
 2017-2021 Delivery Program and annual Operational Plan and 

budget
 Resourcing Strategy including Council’s Long Term Financial Plan

30 BCC Existing BISP Sport User Accommodation Demand Research, 2018 
31 BCC Existing BISP Sport User Accommodation Demand Research, 2018
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Our Blacktown 2036 outlines Council’s practical approach to achieving the 
community’s aspirations for the City. Alongside its 6 strategic directions is a 
set of transformational projects that advances the vision for the City. These 
projects have been identified and discussed with the community and City 
stakeholders throughout the past 2 years of IP&R consultations. The 
transformational projects are an integral element of Council’s strategic and 
financial planning.

Under the IP&R guidelines, significant amendments to a council’s Delivery 
Program must be exhibited for public comment before adoption. Blacktown 
City Council’s formal commitment to fund and proceed with the ICTE project 
is considered to require this process. Accordingly, appropriate information 
to amend the 2017-2021 Delivery Program has been prepared for a public 
exhibition process, which will be held in conjunction with further community 
consultation and stakeholder engagement on the project in keeping with the 
local government capital expenditure guidelines. 

Council will also publicly exhibit a revised Long Term Financial Plan, 
including information on the capital and operating funding strategy for the 
ICTE project, and demonstrating Council’s capacity to deliver and maintain 
its current and future community services.

3.4 The proposal reflects the views, priorities and objectives of 
the broader community

In addition to canvassing the views of the community through the IP&R 
process presented above, extensive communication and stakeholder 
engagement has already been undertaken for the ICTE project. This 
included, as part of the business case preparations, engagement with 
current and potential users/user groups of both BISP and the proposed 
ICTE, current and potential tenants and commercial partners, the 
community, other tiers of government, Councillors, Council management 
and staff.  A copy of the stakeholder list can be found in Appendix A. 

Prior to the business case, and during the master planning process, Elton 
Consulting were commissioned in early 2017 to undertake stakeholder 
engagement as part of the BISP Masterplan review. It included workshops 
with current BISP tenants and regular users, with sporting organisations 
and their high performance advisors, focusing on the proposed ICTE and 
with the BVM Board.

The key stakeholders indicated support for the BISP Masterplan and 
proposed ICTE.

Moving forward, in order to satisfy the NSW Office of Local Government 
Capital Expenditure Guidelines, a formal consultation program will be 
undertaken. It is proposed this will occur in October – November 2018. This 
program will utilise existing Council communication and consultation 
mechanisms.  Consideration has been given to the reasonable and practical 
steps to engage the broad community on the project and provide every 
opportunity for comment, questions and submissions.  
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4 Project costs and 
value proposition 

4.1 Assessment of the whole of life cost to within 15% accuracy 

The capital cost estimate to develop the Project is $100 million (inclusive of 
consultant and project management fees) including $83.93 for Stage 1 BISP 
Masterplan (ICTE) and the balance for Stage 2 (Academy style 
accommodation), subject to ongoing investigation. 

With the base scenario, it is anticipated that Council will be required to 
provide an additional subsidy of $1.58 million in the first year of operation 
to the BISP, incorporating the ICTE, and in year four of operations an 
additional operational subsidy will be $1.62 million (inclusive of an 
operating loss and lifecycle cost allowance). 

The capital cost will be partially debt financed, and financing costs (in 
addition to the operational subsidy) are estimated at $0.98 million at the 
end of construction reducing to $0.63 million in year four, assuming the 
debt is repaid over a period of 10 years with interest rates of 5%p.a and 
2.5%p.a for the external borrowings and internal borrowings respectively.

4.1.1 Capital Costs
In combination with the other work undertaken to date Council has also 
engaged quantity surveyors Altus Group to work with ARM Architects to 
increase the level of cost estimation accuracy.

The capital cost of the Stage 1 BISP Masterplan (ICTE), as estimated by 
Altus Group is $83.93 million.

4.1.2 Annual Operating Costs and Revenues
The annual operating costs and revenues of the project are not as easily 
assessed as the projected capital costs. The annual operating costs can be 
impacted by other market participants, unforeseen circumstances as well as 
the management of the ICTE and BISP.

Council has sought expert advice on the likely operating revenues and costs 
of the project from Council’s standpoint (and excluding the revenues and 
expenses of the various tenancies of the ICTE). Council has received a 10 
Year financial operating income and expenditure forecast. The forecasts 
have been prepared by Gemba, a specialist sport and entertainment 
consulting practice with input and review by the PCG, BVM and BCC staff. 
The forecasts have been extrapolated across the 40-year asset time 
horizon, and combined with other whole of life costs, including capital 
expenditure, asset management and disposal costs to gain an NPV view.

The following table summarises the financial operating results for Council 
(and not including the income and expenses of the various tenancies of the 
ICTE) with the initial capital costs.
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Table 11 Annual Operating Costs (for Council) with Capital and Financing Costs

Realistic ICTE + Financing Scenario, incorporating impacts to business as usual - Forecast Summary
Income Year 0 Year 1 Year 2 Year 3 Year 4 Year 5 Year 6 Year 7 Year 8 Year 9 Year 10
Tenant licences and leases -  299,920  572,757  587,507  602,167  616,734  631,203  645,572  659,834  674,988  691,027
Park/Oval user fees -  253,000  333,075  402,127  473,155  503,159  514,138  523,091  533,019  543,919  553,792
Reimbursement for utilities and other expenses - - - - - - - - - - -
Sundry Sales - - - - - - - - - - -
Functions and Events -  64,000  81,000  102,000  129,000  142,000  152,000  160,000  170,000  181,000  190,000
Other Revenues - - - - - - - - - - -

- - - - - - - - - - -
Total Income -  616,920  986,832  1,091,634  1,204,322  1,261,893  1,297,341  1,328,663  1,362,853  1,399,907  1,434,819

Expenditure
Employment  150,000  798,000  823,000  849,000  875,000  899,000  919,000  941,000  963,000  985,000  1,009,000
Electricity -  133,000  136,000  139,000  142,000  146,000  150,000  154,000  158,000  162,000  166,000
Gas rates -  25,000  26,000  27,000  28,000  29,000  30,000  31,000  32,000  33,000  34,000
Water -  36,000  37,000  38,000  39,000  40,000  41,000  42,000  43,000  44,000  45,000
Security -  8,000  8,000  8,000  8,000  8,000  8,000  8,000  8,000  8,000  8,000
Consultants & Cleaning -  221,000  227,000  233,000  239,000  245,000  251,000  257,000  263,000  270,000  277,000
Contracts - Grounds Maintenance  (2,776)  102,141  105,055  107,967  110,876  113,782  116,685  119,586  122,484  125,378  128,269
Internal Building Maintenance Works  (1,166)  88,799  148,763  208,726  268,688  275,649  282,608  289,566  296,523  303,479  311,433
Internal Mechanical Services Works  (1,010)  148,959  208,928  268,896  328,863  336,829  344,794  353,757  362,720  371,682  380,642
Internal Civil Maintenance & Reserves  (1,166)  (1,201)  (1,237)  (1,274)  (1,312)  (1,351)  (1,392)  (1,434)  (1,477)  (1,521)  (1,567)
Other expenses  986,178  979,632  893,264  803,967  711,631  616,141  517,376  415,213  309,521  200,164  87,000

Total Expenditure  1,130,060  2,539,331  2,611,773  2,682,282  2,749,745  2,708,048  2,659,071  2,609,689  2,556,771  2,501,181  2,444,778

Net Operating Result  (1,130,060)  (1,922,411)  (1,624,941)  (1,590,648)  (1,545,423)  (1,446,155)  (1,361,730)  (1,281,026)  (1,193,918)  (1,101,274)  (1,009,959)

Capex & Construction  (83,930,000)  (564,000)  (671,000)  (688,000)  (705,000)  (723,000)  (741,000)  (760,000)  (779,000)  (798,000)  (818,000)
Surplus/(Deficit) to Council  (85,060,060)  (2,484,343)  (2,291,717)  (2,272,173)  (2,241,602)  (2,157,888)  (2,088,911)  (2,024,547)  (1,953,667)  (1,877,133)  (1,802,806)
Financing Costs included in "Other expenses"  986,178  901,632  814,264  723,967  630,631  534,141  434,376  331,213  224,521  114,164 -

Source: Derived from GEMBA, Altus and BCC estimates, nominal $  

The results of the financial operating model indicate that an operational 
subsidy of ~$1.5 million pa will be required by Council to operate the ICTE 
over and above its commitments to maintain the BISP to continue to meet 
service standards. 

The financial assumptions underpinning the base case scenario and Gemba 
commentary on the assumptions are summarised as follows:

 Blacktown Venues Management “BVM” fulfilling a governing 
authority and facility operator role

o BVM will employ a receptionist, duty manager and caretaker 
who will be responsible for the operation and coordination of 
the ICTE

o BVM will be the asset owner and will be responsible for 
asset management including reactive and preventative 
maintenance, and building lifecycle costs. Reactive 
maintenance is assumed less in year one based on a defect 
period existing whereby a proportion of costs are the 
responsibility of the builder 

 Specific functions of the ICTE will be outsourced via licences and 
leases including:

o High performance sport – outsourced via a licence 
agreement

o Education – outsourced via a licence agreement
o Goal keepers academy and football academy – outsourced 

via a lease and licence agreement respectively 
o Sports medicine clinic - outsourced via a lease agreement
o Office accommodation – outsourced via multiple lease 

agreements
o Catering – outsourced via a lease agreement

• For the outsourced components, operators will pay a commercial 
based fee for occupancy of their non-exclusive (in the case of 
licence holders) and exclusive (in the case of lease holders) building 
areas: High performance partner - $  p.a., education partner - 
$ /sqm, goal keepers academy - $  p.a., football academy - 
$ k p.a., sports medicine clinic - $ /sqm, office accommodation 
tenants - $ /sqm and catering operator - $ /sqm. The 
commercial lease fee is based on current market rates and a basic 
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fit-out of the space, with full fit-out, furniture and equipment being 
the responsibility of the operator. It is assumed that in year one of 
operation third parties are offered reduced fees (i.e. six months fee 
relief) to incentivise them and assist with establishing their business 
within the ICTE. No revenue has been assigned to ‘Future 
Expansion’ space (500 sqm) given the speculative nature of this 
component

 Occupancy rates of outsourced components have been assumed as 
follows: education partner – 50%, sports medicine clinic – 100%, 
office accommodation – 70% and catering partner – 100%

 For the outsourced components, operators retain 100% of revenues 
generated and are responsible for 100% of their operating costs

 Lease holders will be responsible for general repairs and 
maintenance of their exclusive areas, as well as outgoings 
associated with these areas

 Revenues and staffing expenditure for the five-a-side programming 
have been based on three nights of competition occurring over four 
12 week seasons. Returns are predicted to increase over time as 
utilisation levels increase. Operating costs have been assumed as 
fixed costs with CPI applied from year two onwards

 Casual hire assumes the hire of a synthetic pitch (one), the indoor 
multipurpose hall (one), multipurpose room (one) and lecture 
theatre (one). Steady growth is assumed over the ten

 year period
 An administration ‘overhead charge’ has been assumed to account 

for centralised services (i.e. executive, admin, finance, curation) 
provided by BVM in line with current practice

 A ‘Business Development / Marketing’ allowance of $150k per 
annum has been assumed for BVM driven business development 
and marketing initiatives

• A sinking fund allowance (that reserves funds for major capital 
renewal and/or replacement) has been included based on 1% of the 
total construction cost. A reduced allowance is included in year one 
that is deferred to later years

 The Gemba projections did not consider borrowings or interest 
payable on borrowings. 

 Revenue and expense projections for the ICTE have been developed 
based on the area schedule prepared by ARM and comparable types 
of entities. Where possible, Gemba has tested the reasonableness 
of this data against available markets rates, benchmarks and 
industry averages

In addition, the financing costs are dependent on the source of funds and 
terms of financing. Debt terms are not committed at this stage, however 
forecasts are based on debt being repaid over a period of 10 years with 
interest rates of 5%p.a and 2.5%p.a for the external borrowings and 
internal borrowings respectively.

Impacts to the business as usual case have also been considered where the 
ICTE will affect the BAU by:

• Transferring the Goal Keepers Academy and Football academy from 
the BISP business as usual into the ICTE

• Reducing the common domain maintenance costs within the BAU 
forecasts on a proportional basis compared to the size of the ICTE.
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4.2 Sourcing of funds 

The budget for this project is estimated to be $100 million of funding to 
cover the ICTE project as well as accommodation on the BISP precinct 
(subject to future more detailed analysis and planning).

Council has prepared a funding strategy underpinning all of it’s 
Transformational Projects program which comprises 5 key funding sources. 
These are as follows:

vi. External borrowings

vii. Allocation of proceeds from Council’s Land Development 
activities

viii. Internal borrowings from internally restricted assets

ix. Repayment of internal borrowing from future budget 
allocations

x. S7.11 funding (note will only be utilised for partial funding of 
one of the Transformational Projects).

For both stages 1 (ICTE) and 2 (Academy Accommodation) of the BISP 
Masterplan Phase 1, Council proposes to utilise the following funding 
sources to deliver the capital portion of this project:

 $61.5 million – Proceeds from land developments
 $30.0 million - Internal borrowings from internally restricted 

reserves
 $8.5 million – External borrowings
 $100 million - TOTAL

In it’s funding strategy report to Council, CS380208, it is noted that 
external borrowings will be minimised and only used to ensure sufficient 
cash flow is available to complete the project while proceeds from land 
projects continue to be received. It is intended to repay the external 
borrowings as quickly as possible to minimise interest costs. 

In terms of the projected required operational subsidy of ~$1.5 million pa., 
the funding strategy indicates, this will be progressively incorporated in 
Council’s annual operational budget, by a series of 3 successive budget 
expansionary requests of ~$500,000 for the 3 years 2019/20, 2020/21 and 
2021/22.  

Overall, Council funding strategy report, CS380208, indicates Council are 
satisfied the transformational projects, including ICTE are affordable and 
can be funded without impacting council’s strong financial position, existing 
community services or forward asset management obligations.

4.2.1 Procurement of services and supplies
As the Project Principal for the Project is likely to be BVM, Council’s existing 
Code of Procurement (Version 2.00, 2015) will be applied to the 
procurement of services and supplies for the purpose of implementing the 
Project. 

Council is committed to ensuring that procurement activities involving 
public funds achieve best value for money and has a responsibility to 
ensure that:

 procurement is cost-effective in commercial terms
 procurement policies, procedures and performance standards 

provide for fair and open competition
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 procurement expenditure helps Council attain its economic, 
environmental and social development objectives.

The Code of Procurement sets the framework for all business relationships 
with Council by:

 establishing the standards of behaviour expected from government 
agencies (as clients), tenderers, service providers, employer and 
industry associations and unions, contractors, sub-contractors, 
consultants, agents and suppliers, who wish to do business with 
Council. It is aimed at ensuring transparency, integrity, fairness and 
consistency in all aspects of the procurement process

 requiring a strong commitment to continuous improvement and 
best practice by all participants.

The Code of Procurement applies to all procurement activities by Council 
and should be considered in conjunction with additional Council procedures 
and policies documents which are consistent with its principles:

 Blacktown City Council Tendering Guidelines and Procedures
 Blacktown City Council Procurement Manual and Procedures
 Blacktown City Council Purchasing Policy P000252.3
 Blacktown City Council Sustainable Purchasing Policy P000484.1
 Blacktown City Council Code of Conduct.

4.3 Benefits of the investment 

The project has the potential to confer a range of benefits on several 
beneficiaries as follows:

 Elite sporting organisations/ individuals and the local community as 
they get access to an enhanced Sportspark through the provision of 
dedicated and high quality elite training facilities that are the 
‘missing piece’ of infrastructure at the Sportspark. These facilities 
will strengthen elite sport and its impact in Blacktown and more 
broadly in New South Wales by providing dedicated and purpose 
built elite training facilities to support athlete development, 
preparation and rehabilitation, and an environment that allows 
athletes and teams to have the greatest opportunity to achieve 
success; 

 The local community will also get a boost to their pathways to elite 
sports by allowing for the expansion of existing, and the 
development of new programs and competitions, as well as access 
to coaching and mentoring. By designing the precinct for the needs 
of the future, the precinct will provide a unique advantage for the 
local community; 

 The wider community (including businesses and residents some of 
which may belong to Blacktown) by enhancing the image of 
Blacktown that attract use from world class international and 
national elite athletes and teams and increase the ability to deliver 
community programs, as well as reduced vehicular traffic due to 
provision of a world-class facility closer to home; and 

 Providing economic benefit to the region and State by triggering 
further commercial development in the Precinct as outlined in the 
Master Plan and the likely increase of interstate and international 
visitors to the region and State, bringing increased economic 
activity. 
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These benefits range from social, and environmental and include financial 
and economic benefits, as captured in Figure 11 below. 

Figure 11. Potential benefits and beneficiaries of Stage 1 Masterplan

A cost benefit analysis (CBA) has been completed in accordance with DLG 
guidelines that compares the delivery and operational cost of the new asset 
against its benefits. The results of the CBA are shown in the next section. 

4.3.1 Cost benefit analysis 

A CBA is a decision-making tool that evaluates the net benefits of the 
project, or program of works, to the community at today’s prices. A CBA 
considers costs and benefits of project options incremental to a base case, 
which in this report is defined as a ‘business as usual’ scenario, where 
current conditions prevail. 

Information on costs and most of the assumptions underpinning benefits 
has been gathered from the Gemba reports on demand and needs analysis, 
financial analysis and the Council briefing pack prepared for Blacktown City 
Council. 

Deloitte has also made a few assumptions to quantify benefits. 
Parametrisation of the benefits has been completed using recommended 
guidelines by the NSW and Australian Governments, as contained in 
Transport for NSW guidelines, and those of the Australian Transport and 
Assessment Planning (ATAP) frameworks. 

4.3.2 Quantified costs and benefits 

The following benefits were included in this CBA assessment:

1. Health benefits and avoided absenteeism benefits for those users 
who were previously leading a sedentary or a partially active 
lifestyle, and will be encouraged to utilise the indoor facilities 
including the swim facilities on site. 

2. Improved user experience and satisfaction from use of the 
improved facilities to NSW residents that has been calculated using 
the travel time and cost that these visitors invest into visiting the 
facility. In this instance, the visitor satisfaction of interstate and 
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international visitors is not accounted for, as this CBA has taken a 
strictly NSW based perspective. 32

3. Increased revenues for visitor facilities (i.e. revenues generated on 
site by additional visitor spending, and covers spending by all 
visitors. This generates revenues for the site / facility operator, and 
represents’ the visitors’ willingness to pay for the experience. This is 
absorbed in the incremental (net) operational result for the facility 
and is not shown as a benefit item separately.  

4. Increased value-added for the NSW economy (i.e. revenues for the 
state including for Blacktown businesses generated by expenditures 
of all visitors, and net of (or, over and above) increased visitor 
revenues on site captured in dot point (3) above. 

5. Increased profits of agencies who will provide services on the 
expanded site, including the high performance operator, sports 
medicine operator, education provider, office accommodation 
provider and the café operator, over and above what these agencies 
may have made in a business as usual scenario or the no 
investment scenario. 

6. Avoided travel times and costs of athletes who no longer have to 
travel farther (for e.g., to the Sydney Olympic Park precinct) to 
train, rehabilitate and play, and will have access to facilities closer 
to where they live. 

7. As a follow-on impact of the above, environmental and safety 
benefits on NSW roads due to reduced vehicular traffic. 

8. Water savings from replacing natural grass with artificial synthetic 
turf. 

9. Avoided turf maintenance costs, as synthetic turf is easier and less 
expensive to maintain than natural grass. 

Offsetting these benefits are incremental costs that will be generated due to 
these new assets, those being: 

 Capital costs of construction and delivery of the new asset including 
planning costs.

 Incremental operational and maintenance costs including the cost of 
the sinking fund (net) of any maintenance costs that are saved from 
continuing with the business as usual scenario. 

4.3.3 Key assumptions 

The key assumptions when completing this CBA are summarised below. 

Table 12: Key assumptions and parameters

Key definitions, assumptions and parameters used 

Base case Defined here as a ‘business as usual’ scenario, where current conditions 
prevail.

Geographical 
reference

The CBA takes a state-wide perspective and includes any benefits to Blacktown 
City Council residents and businesses. It excludes any benefits that may occur due 
to displacement of demand from one part of the state to another 

32 In the report, we have adopted a NSW stakeholder perspective, rather than a 
Council perspective only, despite Council ‘s ability to wholly fund the asset. The 
planned asset will have a wider appeal, and will benefit stakeholders beyond the 
Blacktown community. Despite this approach, this CBA is still grounded in 
conservative assumptions. 
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Key definitions, assumptions and parameters used 

Accounting for 
inflation

 All values are expressed in 2018 price terms, i.e. inflation effects were 
removed

 No real escalation was applied as cost estimates are not expected to 
exceed the inflation rate

Discount rate  7% real discount rate, and assuming that discounting starts from the 
middle of the calendar year in the first year (i.e. 30 July 2018) and at 
the end of the year in each subsequent periods (i.e. 30 December) 

 Other cases explored through sensitivity analysis (i.e. 3% and 10%)

Appraisal period Appraisal period of 40 years was selected, starting Financial Year (FY) 
2018/19 (ending 30 June), given the project involves new or upgraded 
infrastructure, where asset lives are expected to span over several decades. 
Over this appraisal period, program delivery takes a year to complete and the 
remaining periods comprise operations.

First year of 
evaluation

Project delivery is assumed to begin in year 1, which is FY 2018/19. 

Benefit ramp-up Demand usually takes time to adjust to new infrastructure and investments. 
That is, benefits lag behind delivery. 

It is assumed that demand will ramp up fully within a 24-month period of the 
project becoming operational, that is by year 3 of the evaluation period. 
Benefits ramp up to 50% in the first year of operation (i.e. the second year of 
the evaluation period), subsequently reaching 100% in the second year of the 
project operations (i.e. the third year of the evaluation).

4.3.4 Cost benefit analysis results

The proposed development is expected to return 0.73 cents to every dollar 
invested in the project, i.e., a Benefit Cost Ratio (BCR) of 0.73, and a 
negative net present value (NPV) of -$28 million. This result is based on the 
inclusion of contingency within the overall capital cost envelope. 

The largest benefit categories include the increased profits for tenancies at 
the ICTE, followed by avoided travel costs for athletes, improved 
satisfaction for new users, health benefits and avoided absenteeism, and 
impacts of increased visitor spend.

Collectively however, and aggregated over the appraisal period of 40 years 
and discounted to present day values, the benefits are not as large as the 
costs of construction and future operations. 

A BCR of 1 indicates the point of which equal benefit is expected against 
expenditure. However, often investments in cultural infrastructure, such as 
sports infrastructure, do not achieve a BCR of 1, as evidenced by the recent 
experience of NSW Office of Sport regional infrastructure grants fund. This 
is likely because a number of social and cultural benefits cannot be 
quantified. As such, the BCR should be used as a guide only, and Council 
needs to make a decision as to the level of investment versus benefit it 
believes acceptable for its community.

There are other examples too for cultural / social infrastructure projects 
where the BCR did not exceed 1. These include: 
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 The Parramatta Wildlife War Memorial Swimming Centre (PWMSC):  
The various development options achieve a BCR ranging between 
0.68 and 0.81 with the project entailing a capital cost of circa $60 
million and an annual subsidy of $700,000 pa. 

 The relocation of the Powerhouse Museum to western Sydney 
achieved a BCR of less than 1 in one of the proposed relocation 
options, with the BCR of the two alternatives barely over 1. 

 The proposed redevelopment of the Sydney Football Stadium at 
Moore Park whose redevelopment achieves a BCR of 0.64 when the 
existing ~40,000 seat stadium is refurbished and 0.93 if a new 
stadium with 45,000 seats is built. 

 The proposed redevelopment of Stadium Australia (a key feature of 
the Government’s Greater Parramatta to Sydney Olympic Peninsula 
(GPOP), achieves a BCR of 0.80 when refurbished and 0.89 when 
redeveloped with 75,000 seats. 

 The Village Green in the community of Dinner Plain in Alpine Shire 
Council - a potential location for large regional events, with the 
prospect of attracting increased visitation – just breaks even. 

The magnitude of costs and benefits (expressed in present value terms, 
that is discounted to present day values using a discount rate of 7%) is 
shown in the figure below. 

Figure 12. Discounted costs and benefits, PV $2018 and NPV calculations 

 

4.3.5 Sensitivity analysis

As foreshadowed above, the results presented are derived using a number 
of assumptions, some of which have a material influence on results and 
others that don’t. 

Shown in this section is the impact on results of varying some of the key 
assumptions in the analysis that have a material impact on results. A 
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number of other sensitivity tests were completed but not shown here as the 
impacts were found to not shift the dial on results too significantly. 

Table 13. Sensitivity analysis results

Sensitivity BCR Assumption used in 
core analysis

Assumption used in 
sensitivity 

Core result 0.73 As described in discussion above

Changing the 
discount rate to 3%, 
as recommended by 
NSW Treasury to 
check for sensitivity 

1.10 7% 3%

Reduced visitation 
revenues 

0.71 Visitation and income as 
described in Gemba 
reports

If visitation revenues were 
25% lower noting that: (i) 
here are not many 
businesses currently 
employing the proposed 
operating model and BCC 
may need to provide some 
incentives to find a 
licensee that can operate a 
business that aligns with 
the vision for ICTE; and 
(ii) Western Sydney Club is 
currently discounting its 
registration rates by 25%.

Contingency excluded 
from capital cost

0.80 Contingency of $8.9 
million included in capital 
cost estimate

Contingency of $8.9 
million excluded from 
capital cost estimate

Reduced capital cost 1.00 Capital cost of $83.93 
million as advised

Reduced hypothetical cost 
of $55 million

4.3.6 Unquantified benefits

The cost benefit analysis has tried to monetise and quantify most benefit 
categories. However, some categories remain beyond quantification 
because monetisation techniques to quantify these benefits are not well-
established, or a direct link between the proposed development and these 
benefits cannot be established at this stage with certainty. 

These include benefit categories relating to improved civic pride, equity of 
access for women in sport, people with a disability and other diverse 
backgrounds, reduced youth crime and hospitalisations. 

Over and above these, there may be synergistic benefits too that arise from 
the transformation nature of this development. This is not quantified here, 
but worth considering. Given a number of transformation projects are being 
contemplated concurrently, and may be developed concurrently, there may 
be synergistic benefits that arise because of scale effects, i.e., improved 
economies of scale that result in improved purchasing power, improved 
branding and improved visitor attraction.

4.4 Economic contribution of investment and operation 

In this section, the total economic contribution of the ICTE construction and 
operations to regional employment are measured that take into account the 
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direct and indirect contributions of the economic activity sustained during 
these two phases. 

It measures the number of workers (measured in full-time equivalent 
terms) that are employed by the entity during construction and operations 
on an annual basis. 

The direct economic contribution of the construction and operations of the 
precinct measures the workers employed directly by the sector. In contrast, 
the indirect contribution is a measure of the demand for goods and services 
produced in other sectors of the economy as a result of intermediate inputs 
demanded by the workers of the construction and sport operations 
industries (e.g. financial services, electricity, rental services). The size of 
this flow-on activity is dictated by the extent of linkages with other supplier 
sectors of the economy.

Our results point out that nearly 350 full-time equivalent staff will be 
employed (directly and indirectly) during the construction phase, and a 
further 21 FTEs will be supported directly and indirectly by the facility’s 
operations on an annual basis.  
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5 Governance model 
and internal 
controls

5.1 Project governance

Blacktown City’s Transformational Projects Program was conceived in 2016 
to transform Blacktown for the betterment of its community.

The importance of the Program, which seeks a holistic, integrated design 
approach, was recognised by the creation of a fifth directorate within 
Council - City Architect and Director Transformational Design – which is 
charged with the responsibility to deliver the Program. 

An Executive Program Control Group made up of Council’s CEO and its 
Directors overviews the program. An external Program Director has been 
appointed to coordinate the delivery of the nominated projects through an 
outsourced model of external project managers appointed to each project to 
lead multi-disciplinary teams. Each individual project is reported to an 
internal, decision making Project Control Group. 

Council maintains comprehensive internal controls and risk management 
practices to mitigate risk and ensure proper and successful delivery of its 
Transformation Projects.

The ICTE Transformation Project governance structure is:
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PROGRAM CONTROL 
GROUP

CITY ARCHITECT & DIRECTOR 
TRANSFORMATIONAL DESIGN

PROGRAM DIRECTOR
SYDNEY PROJECTS

BISP & ICTE PROJECT MANAGER
PROJECT MANAGEMENT

CONSULTANT TEAM

PROBITY 
ADVISOR

BCC AUDIT 
COMMITTEE

FINANCE- EMC

28 September 2018
Version No. 01

Amended by TN

Director City Living
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A brief summary of the roles and responsibilities of each group or member 
of the governance structure is provided below. Where indivduals have 
already been identified for specific roles they have also been identified. 

Executive Project Control Group 

The Executive Project Control Group meets monthly to monitor all projects 
including the ICTE Transformation Project.

Members of the Executive Project Control Group are:

 CEO (Chair), 
 City Architect & Director Transformational Design,
 Director, Corporate Services, 
 Director, Design & Development
 Director, City Assets
 Director, City Living

The Program Director and other council staff attend each meeting as 
required covering the areas of Governance, Corporate Counsel, 
Communications & Finance.

ICTE Project Control Group (PCG)

The ICTE Project Control Group meets monthly to monitor the Project.

Members of the ICTE Project Control Group are:

 Director City Living (Chair)
 City Architect, Bill Tsakalos
 Manager Key Venues, Kevin Jones
 Director Corporate Services, Wayne Rogers
 Manager Communication, Robert Grieve
 Director City Assets, Rudi Svarc

Program Director – Sydney Projects Pty Ltd

Sydney Projects is the external Program Director responsible for 
coordinating the delivery of all Transformation Projects, including ICTE.

Sydney Projects Pty Ltd is a boutique project services firm with substantial 
experience in major CBD-scale capital projects. It has advised both public 
and private sector clients on a wide range of project types including office, 
retail, carpark, civic buildings, public space and sporting infrastructure, 
from both a strategy and execution perspective, to support the successful 
delivery of major developments.

Project Manager – Savills

Savills is the external Project Manager responsible for leading the multi-
disciplinary teams engaged to deliver the project.

Transformation Projects Probity Advisor & Probity Plan

Council has taken a multi-layered approach to probity and risk. 

On behalf of Council the Procure Group (a specialist consultancy delivering 
services in probity and governance, procurement and investigations) has 
developed an overarching Transformation Projects Probity Plan which has 
been endorsed and signed by all members of the Executive Project Control 
Group.
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ICTE Probity Advisor

O’Connor Marsden (a specialist consultancy delivering services in 
governance, risk and compliance, probity and assurance) has been 
appointed to provide probity advice specific to the ICTE Transformation 
Project. 

Audit & Risk Committee

Council’s Audit & Risk Committee monitors the risks surrounding the 
Transformation Projects and meets quarterly.

The Committee consists of an independent Chair, 3 additional independent 
members and 2 Councillors. Advisors to the committee are the: 

 CEO, 
 Director Corporate Services, 
 Manager Governance & Corporate Services and 
 Coordinator Audit & Risk.

Council

In accordance with the Office of Local Government’s Capital Expenditure 
Guidelines and best practice Council will be provided a quarterly report on 
the progress of the Project. 

Internal Audit

Council has a rigorous internal audit program which includes audit and 
monitoring of all Transformation Projects including ICTE.
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6 Risk management
6.1 Risk assessment

The management of risks for any infrastructure development is an 
important consideration for any project team to ensure delivery is not 
substantially impacted.

In order to ensure risks were identified and considered as part of the 
Project planning and Business Case development, a risk assessment was 
competed. As with any project, the risks have been identified at a point in 
time and will need ongoing monitoring to ensure risks are managed and 
new potential risks identified and mitigated. The Project risks and risk 
management plan should be integrated into the Project Management Plan.

This Business Case seeks to establish the initial risks that stakeholders have 
identified and believe may have a material impact on the Project.

Risks have been categorised by consequence and likelihood which allows for 
an overall impact to be determined.

Table 14 Risk consequence and likelihood
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Almost certain (5)

Likely (4)

Possible (3)

Unlikely (2)

Rare (1)

Source: Gemba

The risk ranking has been established as follows:

Table 15 Combined impact rating

Combined 
impact

Risk rating

20-25 Extreme

13-19 High

7-12 Moderate

0-6 Low

Source: Gemba
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6.1.1 Summary

To assess the risks of the preferred option (Full Scope Option), each risk, its 
consequence and the likelihood of eventuating were determined and rated.

Overall, 23 risks were identified and of those risks, zero were identified as 
having a risk rating of higher than moderate. A summary of those risks, and 
the strategies and controls for managing the risks, are identified below:

Table 16 Risk assessment summary

R
is

k

C
au

se

C
on

se
q

u
en

ce

Li
ke

lih
oo

d

R
is

k 
ra

ti
n

g

M
it

ig
at

io
n

s

Budget/ Financial

Funding not 
obtained to the 
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Scope/brief 
changes
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stakeholders during 
design phase

Document 
coordination
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project 
management
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ground’ issue 
identified

Unexpected 
ground conditions

M
aj

or

Po
ss

ib
le

M
od

er
at

e Undertake 
comprehensive 
geotechnical and 
soil testing 
investigation

Planning rulings 
impact design
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e Ongoing budget 
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variations

Delays/program Builder delays
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e Ensure builders 
program is reviewed 
in detail during 
tender period and 
that ongoing 
monitoring is 
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adequate damages 
are built into the 
contract.

Scope changes Changes to 
stakeholder 
needs

M
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e Ensure that ongoing 
engagement with 
stakeholders is 
undertaken during 
design phase. 
Assess impacts of 
changes prior to 
proceeding.

Source: Blacktown City , Deloitte and Gemba
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7 Appendices 
7.1 Appendix A

STAKEHOLDER CONSULTATION LIST

The following is a list of stakeholders that Gemba undertook stakeholder 
meetings and/or interviews with as part of the needs analysis and 
operational plan preparation during the period September 2017 and May 
2018.

ORGANISATION CONSULTED

Academy of Sport, Speed and Agility 

AFL NSW/ACT 

Arsenal FC 

Athletic Republica 

Athletics NSW 

Australian Catholic University 

Australian Institute of Sport – Combat Sports 

Australian Rugby Union (Wallabies) 

BaiMed 

Baseball Australia 

Baseball NSW 

Blacktown City Council 

Blacktown Football Association 

Bupa 
City Football Group (Manchester City FC, Yokohama 
F. Marinos & New York City FC) 

Confederation of Australian Motor Sports 

Cricket NSW 

Essendon Football Club 

Everton FC 

Football Federation Australian (Socceroos & Matildas) 

Hockey NSW 

Judo Federation of Australia 
Marshall Sopa (Former Socceroos with contacts in 
Asia) 

Melbourne City Football Club 

Moore Sports 

National Rugby League 

New Zealand All Blacks 

North Melbourne Football Club 

NSW Rugby Union 
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NSWIS 

Optimum Health Solutions 
Parramatta Two Blues Rugby / Western Sydney 
Rugby 7's Academy 

Paul Fraser Football Development 

Penrith Panthers 

Precision Athletica 

Progressive Goalkeeping 

Queensland Rugby League (Maroons) 
Rick Parry (Former CEO of English Premier League 
and Liverpool FC) 

Softball NSW 

Sydney Blue Sox (Baseball) 

Sydney West Physiotherapy 

Tennis NSW 

The Sports Physio Clinic 

TLA Worldwide 

University of Newcastle 

Western Sydney Wanderers 

Wheelchair Sports NSW 
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7.2 Appendix B

ASSUMPTIONS USED IN COST BENEFIT ANALYSIS

This section lists the assumptions that were made when quantifying the 
benefits used in the cost benefit analysis. Most of the information was 
gathered from Gemba reports and were supplemented with other 
assumptions that were made by Deloitte. Parametrisation values were 
selected from appropriate NSW and Australia wide guidelines prescribed by 
the Australian Transport and Planning Assessment (ATAP) guidelines and 
Transport for NSW.

A.1. Increased utility to users

Consumer surplus is measured here as the benefit over and above what the 
consumer is willing to pay to access the proposed facility. 

In order to determine consumer’s utility, we have used the travel cost 
method to take into account the value of travel time and travel cost that 
each user will incur when accessing the facility during each visit. 

We have assumed that NSW residents will typically travel up to 20 kms 
(round-trip) to access the facility at a typical speed of 60 kmh. We have 
assumed that interstate and international athletes would stay at the Rooty 
Hill RSL which was a facility purpose built for accommodating such visitors. 
The RSL is located in close proximity to the proposed development at BISP, 
however, we have allowed for a buffer to take account of others who may 
prefer to stay at alternative locations. 

The opportunity cost of travel time is estimated to be $55 per hour, that is 
equivalent to standard wages, assuming that the opportunity cost for 
athletes is more than the opportunity cost of leisure travel. 

We have made an assumption that 30% of the casual hire visits and the 
same proportion of all interstate and international hire visits are by those 
who would not have visited the facility in business as usual, and therefore 
are net new, and need to be accounted for. 

The rule of half has been applied to estimate consumer surplus at this 
stage. 

The vehicle operating cost for a car is estimated to be $0.3 per km and $1.1 
for a bus. It is assumed that all teams will arrive to the facility in a bus and 
the bus’ capacity will be to accommodate 50 people. Casual hire visitors will 
arrive in a car and car occupancy rate will be 1.7. These values are based 
on TfNSW guidelines. 

On this basis, the consumer surplus is estimated to be circa $818,000 p.a. 
in undiscounted terms. 

A.2. Increased producer surplus

The post licence producer surplus for high performance operator has been 
estimated to be ~$740,000 p.a. 

The profits for other operators including the sports medicine operator, café 
operator, education provider and office accommodation were estimated 
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based on our industry experience and the space per sqm that will be used 
by these tenancies. 

On this basis, the p.a. producer surplus is estimated to be circa $1.8 million 
in undiscounted terms.

A.3. Impacts of visitor spend 

Assumptions on the number of interstate and international visits, team size 
(inc entourage), average length of stay and average visitor night spend 
have been taken from Gemba’s visitation and usage profile. 

On this basis, annual visitor expenditures for interstate and international 
visitors were estimated to be circa $950,000. Over and above this, we have 
accounted for expenditures of domestic visitors assuming that 30% of 
domestic visitors wouldn’t have spent elsewhere on facilities. 

However, the entire visitor spend does not represent the benefit that should 
be included in the analysis; it is only the value-added component of that 
which is relevant. This is because there is a cost element that supports this 
expenditure which is not accounted for. The value-added estimate only 
includes net expenditures (i.e. total expenditures minus costs). 

The value-added component of visitor expenditures is derived to be 0.4, 
i.e., 40% using input output tables and tourism satellite accounts. 

On this basis, the impact of visitor spend is estimated as approximately 
$540,000 p.a.

A.4. Avoided travel times and cost

It is assumed that, in the absence of this proposed development, athletes, 
including NSW athletes and arriving interstate and international athletes 
would have had to travel farther to access facilities of a similar nature, say 
the facilities at Sydney Olympic Park. The provision of this facility will help 
avoid this travel time and cost. 

We have assumed that the avoided round trip distance per trip would be 50 
kms at a typical speed of 60 kmh. Applying the opportunity cost of travel 
and vehicle operating cost parameters as specific above, the total avoided 
cost of travel and time is estimated at approximately $1.4 million p.a.

A.5. Health benefits and costs of avoided absenteeism

The benefits of improved health and avoided absenteeism have been taken 
directly from the Gemba report at approximately $650,000 p.a. These are 
expected to arise on account of improved access to indoor facilities 
particularly the swimming facility. 

A.6. Environmental and safety benefits 

The reduced need for travel will take some vehicular traffic off NSW roads. 
This will result in reduced environmental emissions and improved road 
safety. 

Parameters for environmental emissions and improved safety were derived 
from Transport for NSW 2015 guidelines, and were applied to total reduced 
kms travelled which were estimated to be 400,000 p.a. 
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On this basis, this benefit was estimated to be $365,000 p.a.

A.7. Avoided turf maintenance costs 

For the time being, it was estimated that Council will realise a saving of 
$50,000 once every ten years, starting in FY 2020. 
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