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CITY OF ARMADALE 
 

AGENDA 
 
 
OF COMMUNITY SERVICES COMMITTEE TO BE HELD IN THE COMMITTEE 
ROOM, ADMINISTRATION CENTRE, 7 ORCHARD AVENUE, ARMADALE ON 
TUESDAY, 3 JULY 2012 AT 7.00 PM. 
 
  
A meal will be served at 6:15 p.m. 

 
 
PRESENT: 
 
 
 
 
 
APOLOGIES:  Cr M S Northcott (Leave of Absence)  
 
 
 
 
OBSERVERS: 
 
 
 
 
 
IN ATTENDANCE: 
 
 
 
 
 
PUBLIC: 
 
 
 
 
“For details of Councillor Membership on this Committee, please refer to the City’s website 
– www.armadale.wa.gov.au/your council/councillors.” 
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DISCLAIMER  
 
The Disclaimer for protecting Councillors and staff from liability of information and advice 
given at Committee meetings to be read.  
 
DECLARATION OF MEMBERS’ INTERESTS 
 
 
 
 
QUESTION TIME 
 
 
 
 
DEPUTATION 
  
 
CONFIRMATION OF MINUTES 
 

RECOMMEND 
 
Minutes of the Community Services Committee Meeting held on 5 June 2012 be 
confirmed.  

 
Items Referred from Information Bulletin (1.1) 

ITEMS REFERRED FROM INFORMATION BULLETIN 

Outstanding Matters & Information Items 
 
Report on Outstanding Matters – Community Services Committee  
 
Monthly / Quarterly Departmental Reports 
Community Development Report –Community Development Report May2012  
Manager Library & Heritage Services Monthly Report –May 2012  
Manager Ranger & Emergency Services Monthly Report –May 2012  
Tourism/Visitor Centre Monthly Report –May 2012 
 
Minutes/Notes of Occasional/Advisory Committees 
Disability Advisory Team 29 May 2012 
 
Miscellaneous 
Ignite Basketball-  
 
 
 

If any of the items listed above require clarification or a report for a decision of Council, this 
item to be raised for discussion at this juncture. 
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Community Services 
urism Partnership Group and Highway 20 2. To

 

1.1 - TOURISM PARTNERSHIP GROUP AND HIGHWAY 20 
    
 

WARD 
 

: ALL 

FILE No. 
 

: M/379/12 
 

DATE 
 

: 29 May 2012 

REF 
 

:   

RESPONSIBLE 
MANAGER 
 

: Executive Director 
Community Services  

In Brief: 

This report outlines two tourism projects 
in keeping with the City’s Tourism 
Destination Marketing Strategy being the 
development of a tourism partnership 
group and the Highway 20 (Geocaching) 
project.  

 It recommends that Council endorse both 
projects, consider nominating a 
representative for the Highway 20 Project 
and refer for consideration an amount of 
$20,000 for the 2012/13 budget and 
fifteen year plan.  

 

 

Tabled Items 

Nil 
 
Officer Interest Declaration 

 

Nil  
 
Strategic Implications 

Economic Growth  
3.1.1 Market and promote Armadale and its potential to the business and investment 

communities 
3.4.2 Promote Armadale nationally and internationally in partnership with State and 

Regional tourism initiatives.  
3.5.1  Develop and maintain relationships with local industries 
 
Legislation Implications 

Nil  
 
Council Policy/Local Law Implications 

Nil  
 
Budget/Financial Implications 

In its allocation for the Tourism Destination Marketing Strategy, Council allocated an amount 
of $15,000 for the tourism development initiatives. The $15,000 project funds have been 
predominately committed to advertising and promotional campaigns. The partnership projects 
outlined in this report will require an additional $20,000 to be considered in the 2012 – 2013 
budget. The amount of $20,000 is for establishment costs of the projects, however the request 
is that it be recurrent in the City’s fifteen year plan to enable other tourism initiatives to be 
developed in future years.     
 
Consultation 

1. Peel Development Commission 
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2. Shire of Murray 
3. Shire of Serpentine/Jarrahdale 
4. Associated Visitor Centres 
5. Various tourism and business operators.  
6. MANEX 

 
BACKGROUND 

Council endorsed its Tourism Destination Marketing Strategy in December 2010 
(C45/12/10).  In doing so, it noted that the actions within the plan had been categorised into 
groupings for implementation.  For ease of reference, the action plan of the Strategy has been 
attached including an explanation of the categories.  
 
Council at its Ordinary Council meeting of 19th June 2012 resolved the following: 
 

CS53/6/12 That Council notes that a progress report, including budget implications, 
on the Tourism Destination Marketing Strategy will be provided via the 
July Community Services Committee.  

 
Because of timing, a full detailed report on the progress of the Strategy is proposed to be 
presented to the September Community Services Committee.  The Community Services Draft 
Budget for 2012 – 13, which is being considered at the same time as this report, contains a 
summary of the Tourism Achievements and Future Directions which will provide an interim 
context prior to the full report being presented.    
 
The purpose of this report is to present two specific projects identified in the Tourism 
Strategy that require additional funding to be considered in the 2012 – 13 budget if they are 
to be realised.  The projects are outlined as follows: 
 
 
Action: Investigate the feasibility of forming a ‘Hills’ tourism group of Councils and 

businesses. 
  
The City has been facilitating the development of an industry group to establish greater co-
operation and partnerships between the City of Armadale business communities, regional 
business communities and partnerships with the Cities of Gosnells, Kalamunda and 
Serpentine Jarrahdale. The aim is to position the Hills region as a destination in its own right. 
There are three principle outcomes that the partnership is anticipated to achieve: 

 Development of a Regional Tourism Marketing Brand for all tourism promotional 
activities. 

 Facilitation of co-operative marketing campaigns that will attract industry funding and 
extend the marketing reach of current tourism dollar investment. 

 Development of promotional marketing campaign in conjunction with retailers to 
increase retail spend throughout the region.  

 
Action:  Develop an advertising campaign aimed at communities on the Brookton 

Highway, South West Highway and Albany Highway’  
 
The City has initiated discussions for the formation of a partnership to establish a specific 
regional tourism Geocaching project entitled Highway 20.  The partnership will include the 
Cities of Armadale, Shire of Serpentine/Jarrahdale, Shire of Murray, Peel Development 
Commission and associated Visitor Centres. 
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Since the opening of the Forrest Highway in 2009 there has been a reduction in volume 
traffic to the City of Armadale along one of its major arterial road, the South Western 
Highway (Highway 20).  Amongst the disadvantages of this reduction has been the loss of 
tourism engagement and exposure in the City of Armadale, significant revenue decrease for 
tourism operators along the route as well as deflected regional shoppers from the City. 
 
Geocaching is an outdoor activity in which participants use a Global Position System (GPS) 
receiver or mobile device and other navigational techniques to hide and seek containers 
called ‘geocaches’ or ‘caches’ anywhere in the world.  It is often described as a game of high-
tech ‘hide and seek’ sharing many aspects with benchmarking, orienteering and area 
promotional projects.  A typical cache is a small waterproof container containing a logbook 
where the geocacher enters the date they found it and signs it with their established code 
name.  Caches can also contain items like toys/trinkets of little value.  
 
Geocaches are currently placed in over 100 countries around the world and on seven 
continents including Antarcia.  There are over 1,639,000 active geocaches published on 
various websites and over 5 million geocachers worldwide.  
 
The Highway 20 project has attracted interest from other Councils who have expressed an 
interest in being involved. It is appropriate that Council, if it agrees with the initiation of the 
project, may wish to nominate an elected member to be representative at future stakeholder 
meetings.  
 
DETAILS OF PROPOSAL 

The following two projects are proposed: 
  
1. The development of a tourism partnership group for the purpose of regional marketing 

and promotion.  
 
2. The Highway 20 Project. 
 
In addition it is proposed that Council consider nominating an elected member as a 
representative on the Highway 20 Project.  
 
ANALYSIS 

The two partnership projects are a practical demonstration that the City of Armadale is 
continuing to grow into a strategic regional centre.  It has taken the leadership role of 
initiating partnership discussions that have been met with positive response.  Tourism is not 
contingent on local government boundaries and a partnership approach will reinforce a 
strategic approach for economic growth not only for the City of Armadale but the regional 
area.    
 
In regard to the Highway 20 Project, the City is a pivotal partner. Armadale is the only entry 
or exit City for all travellers along the Highway 20 project. Many of the City’s small 
businesses, tourism and not-for-profit organisations will be participants/partners within the 
trails, drives, walks, the food/wine and heritage trails developed within this project creating 
economic stimulus for City. It will create awareness and engagement of an alternative route 
to travel either to or from the South West of the State.  
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OPTIONS 

Council may either endorse one or both projects as outlined in the report, with the 
consideration that the projects are contingent on additional funds being allocated.  Likewise, 
it may opt to not support either project, nor consider additional funds.  
 
CONCLUSION 

The Tourism Destination Marketing Strategy has provided the framework and guidelines for 
how the City of Armadale approaches tourism development within an economic development 
context.  The projects outlined in this report will widen the scope to a regional approach in 
keeping with the positioning of the City as a strategic regional Centre.    

Recommendation 

 

RECOMMEND 

That Council: 

1. Endorse the development of a tourism partnership group for the 
purpose of regional marketing and promotion. 

2. Endorse the progression of the Highway 20 project.  

3. Refer for consideration the amount of $20,000 in the 2012/13 budget 
and fifteen year plan for the implementation of both projects.  

4. Nominate Cr__________ as a representative on the Highway 20  
Project.  

 
ATTACHMENTS ATTACHMENTS 
ATTACHMENTS 

ATTACHMENTS 
1.  Tourism Destination Marketing Strategy Action Plan  
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Community Planning 
madale Golf Course - Feasibility Study 3. Ar

 

2.1 - ARMADALE GOLF COURSE - FEASIBILITY STUDY 
    
 

WARD 
 

: ALL 

FILE No. 
 

: M/416/12 
 

DATE 
 

: 18 June 2012 

REF 
 

: GG  

RESPONSIBLE 
MANAGER 
 

: Executive Director 
Community Services  

In Brief: 

This report refers to a Needs Study  
completed in December 2011 and the 
Feasibility Study completed in June 2012 
relating to the upgrading of the Armadale 
Golf Course and recommends that Council:  

 Approve the Department of Sport and 
Recreation CSRFF grant application 
for the upgrade of the Armadale Golf 
Course and the grant applications be 
forwarded to the Department of Sport 
and Recreation prior to the closing date 
of 28 September 2012. 

 Endorse an increase of $251,043 in 
City funds required for the upgrade to 
the Armadale Golf Course for 
inclusion in the City’s fifteen year 
financial plan.  

 Write to Local Members of Parliament 
to seek their support for the City’s 
CSRFF grant application to be 
submitted in the 2012-13 funding 
round. 

 
 

Tabled Items 

1. Armadale Golf Course Location Plan  
2. Golf Facility Feasibility Report June 2012  
 
Officer Interest Declaration 

Nil 
Strategic Implications 

1.1.2   Support and strengthen community groups, organisations and volunteer services 
1.2.5   Ensure Council’s services and facilities are accessible 
1.5.1   Provide and promote Council’s Sport, Recreation and Leisure Facilities 
2.6.2 Development of new buildings and facilities in accordance with asset 

management principles 
 
 
Legislation Implications 
Any building works associated with the project would need to be carried out in accordance 
with the Building Code of Australia and any other relevant legislation and/or Australian 
Standard. 

 
The proposed upgrade must also comply with the Environmental Protection Act, Planning 
and Development Act 2005 and the Environmental Protection and Biodiversity Conservation 
Act. 
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Council Policy/Local Law Implications 

ENG 13  Asset Management Vision 
 
Budget/Financial Implications 

The City’s 15 year financial plan (15 Year Plan) includes an amount of $840,000 for an 
upgrade to the Armadale Golf Course commencing in the 2012 financial year with the bulk of 
the work to be undertaken in the 2013 financial year. This amount assumes external revenue 
of $450,000 for a net commitment of $390,000 in City funds.  
 
As outlined in this report an amount of $961,565 will be required to bring the course up to a 
basic municipal standard of which a maximum of one third or $320,521 can be expected in 
external revenue. This revenue would be in the form of a Community Sport and Recreation 
Facilities Fund (CSRFF) grant through the Department of Sport and Recreation (DSR).  
 
These figures represent an increase in total expenditure of $121,565 and a net increase in the 
requirement for City funds of $251,043 from $390,000 to $641,043.  
 
The requirement and time taken to complete a needs analysis and feasibility study and then 
the timeframe for the CSRFF submission process means that the upgrade would proceed from 
July 2013 at the earliest.  
 
The focus of this report is an upgrade to the Armadale Golf Course that brings the course up 
to a good, basic standard and would allow the course to be maintained at a good basic 
standard on an ongoing basis that would be attractive to golfers and to prospective lessees.   
The feasibility study also includes a concept plan for a more comprehensive upgrade 
including a new clubhouse, a driving range and the realignment of Forrest Road to optimise 
design layout.  
 
While not the focus of this report or this proposed upgrade, the opportunity was taken as part 
of the feasibility study to look at other options should Council determine that further 
enhancement of the course be desirable at some stage in the future.  
 
The feasibility analysis has outlined the scope of work and associated costs required for an 
effective upgrade. This analysis also identifies the likely amount that could be expected in 
external revenue and the level of ongoing subsidy required by the City to operate the Golf 
Course given that, as indicated in the Needs Study, ‘It is unlikely that a redeveloped 9 hole 
Armadale Golf Course will provide a commercial return to Council. As with many other 
leisure facilities, it should be considered a community asset, with the return assessed in terms 
of financial and community benefits. In other words, it may be possible to generate an 
operating surplus, but will not repay any capital redevelopment costs’. 
 
Consultation 

1. Lessee 
 Golf WA 
 Armadale and Districts Golf Club 
 Armadale Seniors Golf Club 
 Dale Golf Club 
 Rangeview Golf Club 
 An internal working group comprising of officers from relevant City departments 
 The City’s Asset and Services group 
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9. The City’s Operational Management Team 
10. MANEX 
11. Department of Sport and Recreation 

 
BACKGROUND 

The Armadale Golf Course is located on Forrest Road and in an area east of Forrestdale 
Lake. Forrestdale Lake is recognised as a wetland of international importance.  The Armadale 
Golf Course is located on Reserve 27165 which is subject to a management order specifying 
that it should be used for Recreation only. The reserve is vested in the City with the power to 
lease. 
 
The Reserve (27165) on which the golf course is located is 137 ha in area and is vested in the 
City for Recreation purposes with power to lease. While the size of the reserve granted to the 
City for golf course recreation was sufficient to cater for future expansion of the course only 
the initial 9 hole stage has been constructed on a 34 ha leased portion of the larger reserve. 
  
The golf course design within the large golf course reserve is now constrained by government 
environmental policies and confined to its existing lease boundaries, which are unlikely to 
change due to the nature and extent of the environmental policy constraints arising from both 
State and Commonwealth legislation. 
 
In previous discussions with the (then) Department of Conservation and Land Management 
now (DEC), it was understood the golf course site should be relocated away from the 
Forrestdale Lake wetland.  Accordingly the Western Australian Planning Commission 
(WAPC) purchased land east of the Tonkin Highway for the purpose of relocating the Golf 
Course.  
 
Since the development of the Wungong Urban project under the (then) Armadale 
Redevelopment Authority (ARA) (now Metropolitan Redevelopment Authority – MRA), the 
need for a district and regional active recreation area has become critical to serve the regional 
and district recreation needs of the growing population.  This has been confirmed in the 
Active Sporting Reserves Study (2007) and the City’s Community Infrastructure Plan.  Fund 
allocation for development of this regional facility is also identified in the MRA’s Developer 
Contribution Scheme.  As such, due to the requirement of the regional recreation reserve, the 
option to relocate the golf course site has not been undertaken. 
 
Various environmental studies and design options have been prepared in relation to the 
Armadale Golf Course.  There are several environmental site constraints including the 
location of the Conservation Category Wetland (CCW), Multiple Use Wetlands (wetlands 
that may be developed), flora of significance and possible existence of Threatened Ecological 
Communities.  The subject site is also a State Government Bush Forever site. 
 
In 2007 the City of Armadale commissioned the “Environmental and Economic Assessment” 
of several development options for the Armadale Golf Course and Regional Recreation 
Facilities.  The report assessed the environmental constraints and opportunities for the future 
operations of the Armadale Golf Course and development of recreational facilities (playing 
fields). 
 
Options for relocating the Golf Course were also considered. Two principal land areas were 
considered and researched in detail by desktop analysis. These areas were: 
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1. A triangle parcel of land to the east of the Armadale Golf Course bound by Forrest 
Road to the west, Tonkin Highway to the east and the Forrestdale main drain to the 
north. 

2. A larger triangle of land bound by Tonkin Highway to the west, Armadale Road to the 
north and Twelfth Road to the east. This area was purchased by the WAPC for the 
purpose of locating the Golf Course and playing fields. 

 
Based on the assessment, it was considered there was significant potential to leave the golf 
course in its current location. 
 
The City Strategy Committee considered the report at its meeting on 21 January 2008 
(CS6/1/08).  It was resolved that Council: 
 

a. Note the findings of the consultant report into the Environmental and Economic 
Assessment of Options for the Armadale Golf Course. 

b. Support further investigation of the identified options in more detail with 
stakeholders. 

 
Following the Environmental and Economic Assessment of Options report, the City of 
Armadale commissioned a review of the Armadale Golf Course specifically addressing the 
future viability of the course in the long term.  
 
The review recommended the following;  
 

 With the future population growth expected within the City, there appears to be a 
need for a public golf course within the City of Armadale.  

 The current Armadale Golf Course is well located to service the future projected 
population.  

 Armadale Golf Course site has restrictions with surrounding land owned by 
Department of Environment and Conservation and Department of Planning that would 
require negotiation for use.  

 A Feasibility Study be undertaken into future development options, including private 
investment in potential developments.  

 
Since 2009, the development of the Armadale Golf Course is identified in the City’s Plan for 
the Future 2011-2025, following the extensive environmental, economic and development 
options assessment.   
 
The Plan for the Future 2011-2025 identifies a ‘modest’ upgrade of the Armadale Golf 
Course which may include; 
 

 Fairway upgrades 
 Greens upgrades 
 Renewal of the reticulation and fencing 
 Refurbishment of the ‘clubhouse’ facilities 
 Potential construction of a driving range 

 
The Golf Facilities Needs Assessment was undertaken in 2011 and was presented to the 
Community Services Committee at its meeting of 6 December 2011 (C40/12/11) and Council 
at its meeting of 19 December 2011 (316/12/11) where the following recommendation was 
adopted; 
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That Council: 
 
 1.  Receive the study and note its findings 
 2.  Receive a further report in mid 2012 that includes costed upgrade to the  
  Armadale Golf Course. 
 3.  Note that officers will continue to work with the current lessee to identify  
  opportunities to increase patronage of the Golf Course 
 
The feasibility study has been completed and includes a costed upgrade to the Armadale Golf 
Course. 
 
DETAILS OF PROPOSAL 

Needs Assessment 
 
To further progress proposed development of the Armadale Golf Course, and to assist with 
grant funding applications, the Needs Assessment was being prepared by SGL Consulting 
Group under the guidance of City Officers. 
 
In summary the Needs Assessment reviewed existing documents and studies, undertook 
demographic analysis, estimated demand, undertook stakeholder consultation and assessed 
potential competing golf courses. 
 
The key findings of the report were; 
 

1. The number of rounds currently played at Armadale Golf Course is not sufficient to 
justify its continued existence. It is not known whether the low number of rounds 
indicates;  

 Lack of demand. 
 Competing courses attracting golfers away from Armadale Golf Course. 
 The poor condition of the course. 
 Effectiveness of current marketing strategies. 
 
It is likely to be a combination of these factors 

 
2. Adequate demand will exist in Armadale for a Golf Course when the population 

growth occurs over the next twenty years. 
3. No direct competition exists to eat into the Armadale golf market, particularly at the 

easy to play/beginner end of the market. 
4. A nine hole golf course has the potential to be a viable facility, despite being 

constrained by the number of golfers who can play and the perception that it is only 
‘half a meal’. In addition a nine hole golf course needs basic machinery that is 
required for an 18 hole golf course (fairway mowers, surrounds mowers and greens 
mowers) which are expensive items of equipment. It also requires the same pro shop 
staffing of an 18 hole course (with half the income). 

5. Substantial secondary spend can be generated though a golf course (food and 
beverages, golf consumables, golf hardware, lessons and coaching, and driving 
range). These opportunities for secondary spend either do not exist at Armadale Golf 
Course, or are in such poor condition that they do not encourage secondary spend.  

6. It is unlikely that a redeveloped 9 hole Armadale Golf Course will provide a 
commercial return to Council. As with many other leisure facilities, it should be 
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considered a community asset, with the return assessed in terms of financial and 
community benefits. In other words, it may be possible to generate an operating 
surplus, which will not repay any capital redevelopment costs.  

 
Subsequently, to assess the future development of the Armadale Golf Course a detailed 
feasibility analysis of upgrade components required to ensure the course could attract more 
patrons was undertaken. 
 
Feasibility Study 
 
The following provides a summary of the findings of the Feasibility Study. 
 
Immediate Works: the study identifies that a minimum spend of $961,565 is needed to bring 
the course up to a good basic standard. This work comprises;  
 
Upgrade/replace irrigation system  $500,000 
Reconstruct two greens    $117,124 
Repair inoperable bore    $5,000 
Renovate existing pro-shop   $50,000 
Construct new maintenance shed and  $184,200 
demolish existing 
Contingency and professional fees  $105,241 
Further potential works include; 
 
Extending the 2nd and 5th holes 
Reconstructing the remaining greens and all tees 
Replacing the bunkers with grass swales. 
New driving range (including realignment of Forrest Road) 
New pro-shop/clubhouse 
New putting green 
Sealed car park.   
 
Concept Plan 
 
Concept plans have been prepared based on the design brief that resulted from an internal and 
user group options workshop. Plan 6.1 shows the existing layout of the golf course, and Plans 
6.2 and 6.3 show how the golf course and club house may be redeveloped in the long term. 
 
Key points to note from the proposed redevelopment plans are: 

 Lengthening of the golf course by relocating tees for holes 2 and 3 and green on 
 hole 5. 

 Construction of golf driving range to the north west of the golf course and 
 adjacent to the proposed golf club house. 

 Construction of a putting green. 

 Demolition of the existing pro shop and club house and construction of a new 
 building. 

 Re-alignment of Forrest Road around proposed golf driving range. 

 Relocation of maintenance shed. 
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 Construction of new car park. 
 
These works are in addition to other basic infrastructure works identified in the design brief, 
such as replacing all greens and tees and new irrigation system. 
 
Staging 
 
In staging works, the priority will be to upgrade the golf course and buildings to a basic and 
functional standard.  Stage 1 works identified in section 6.4 should be considered as works 
required to be undertaken immediately. Future stages will involve further development of the 
course and buildings to improve the golfing experience, increase secondary spend and 
enhance the amenity of the facility for golfers. 
 
In determining the priority for works, a series of principles have been used. 

1. The existing course has a good atmosphere and “feel” about it.  However, the actual 
 golfing elements are substandard.  To increase the attraction of the course the greens 
 and to a lesser extent, the tees can be improved and enlarged. Many golfing satisfaction 
 studies have found these two elements of a golf course are very important to golfers. 

2. The overall quality of a golf course cannot be improved and then maintained without an 
 adequate and even supply of water.  The current irrigation system is inadequate.  An 
 automatic system which irrigates greens, tees and fairways is necessary.  The benefit of 
 an automatic irrigation system is that it will reduce staff costs and water usage, the 
 latter having obvious environmental sustainability benefits. 

3. The golf driving range and upgraded pro shop and club rooms will increase the 
 financial viability of the golf course.  However, if developed without upgrading the golf 
 course, it is less likely they will be financially successful.   

Stage 1, as described in the Budget/Financial Implications section of this report, has been 
recommended as the basic level of upgrade to improve the course. The priority is to upgrade 
basic infrastructure, particularly the irrigation system, which will improve the overall 
condition of the course and renovation of the pro shop.  Demolition of the maintenance shed 
and its relocation is needed to ensure a safe working environment and to allow for the further 
development of the course in future stages. Reconstructing two greens will immediately 
improve the condition of the course. 

Stage 2 involves the redevelopment of the course including extending the 2nd and 5th holes, 
reconstructing the remaining greens and all tees, and replacing the bunkers with grass swales.  
The work can be undertaken over a number of years as funds become available. 

Stage 3 is the final stage and is a major redevelopment of the course with a new driving 
range, pro-shop/clubhouse, new putting green and new sealed car park.  As with Stage 2, this 
stage can also be undertaken over a number of years as funds become available. 

 
Financial projections 
 
The Feasibility Study has provided financial projections for the golf course based on the 
premise that the golf course is upgraded.  Additional projections have been made for the 
upgraded pro-shop and proposed golf driving range, which are detailed on pages 26-31of the 
Feasibility Study. 

 The income assumptions are; 
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1. Current annual number of rounds is 9,700. 

 2. The ratio of weekend to weekday and concession use will not change from the 2010/11 
  occupancy. 

 3. Golf revenue will increase in direct proportion to the proportional increase in an  
  increase in golf rounds played. 

 4. The profit margin for merchandise and food and beverage in the kiosk/proshop will 
  remain the same as in 2010/11 i.e. 63.8%. 

 5. Turnover of merchandise and food and beverages will be directly proportional to the 
  increase annual golf rounds. 

 6. Revenue from hire of equipment will be directly proportional to the increase annual 
  golf rounds. 

 7. An allowance of $500 has been provided for miscellaneous income. 

 
 The expenditure assumptions are: 
 
1. Based on actual expenditure in 2009/10 and 2010/11. 

2. Course maintenance and electricity is projected to increase by 30%, based on the 
 increase in the size of the greens and tees. 

3. Superannuation is 9% of salaries and wages. No allowance is made for workers 
 compensation and payroll tax. 

4. Wages & Salaries has been adjusted up by 130% to allow for increased maintenance of 
 greens and tees due to increased size and decreased by 20% as a result of an automated 
 irrigation system replacing manual watering of some tees and all fairways. 

5. No allowance has been made for rent/lease payments to Council. 
 
Using the assumptions above, profit and loss projections have been made allowing for 
various increases in the number of golf rounds.  A break even result will occur with 11,686 
rounds per annum, and increase of 20%. The outcome is summarised in Table 7.1 below, and 
compared against actual financial outcomes for 2009/10 and 2010/11. 
 

Break Even Profit and Loss Projections (Table 7.1 in Feasibility Study) 
 
 

 2009/10 2010/11 Projected 
Income     
Golf Rounds    
Weekend/P Hols $51,280 $66,425 $80,022 
Weekday $45,246 $85,252 $102,703 
Sub Total $96,526 $151,677 $182,725 
Kiosk – Sales    
Merchandise $5,605 $14,890 $17,938 
F&B $21,011 $31,727 $38,221 
Total Sales $26,615 $46,617 $56,159 
Kiosk purchases $23,173 $29,727 $35,812 
Kiosk Profit $3,442 $16,890 $20,348 
Hire of equipment $3,729 $5,999 $7,227 
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    2009/10 2010/11 Projected 
Miscellaneous  $1,605 -$1,248 $500 
Sub Total $5,334 $4,751 $7,727 
Total $105,302 $173,318 $210,800 
    
Expenditure    
Administration $31,769 $16,672 $25,450 
Salaries $85,375 $100,916 $111,160 
On costs $4,508 $10,288 $10,004 
Maintenance $87,254 $32,039 $39,176 
Loan repayments $27,610 $24,630 $25,000 
Total $236,515 $184,546 $210,791 
    
Profit and Loss -$131,213 -$11,228 $9 

 
 
The projected financial performance of the Armadale Golf Course indicates that a 20% 
increase in the number of rounds played is required for the golf course to be operated on a 
break even basis.  Given the current condition of Armadale Golf Course it is unlikely to 
operate at a financial break even without an upgrade.  If an upgrade occurs, potential exists to 
substantially increase the number of rounds played, and hence increase its profitability.  
 
As can be seen from the order of cost estimates, developing golf courses and driving ranges 
are relatively expensive exercises.  It is likely that any future development will occur over a 
number of years. The priority must be the upgrading of the golf course, which are the items 
specified in Stages 1 and 2.  Once the works are completed the financial situation is projected 
to improve. However, a return to Council in the form of rent is likely to be minimal. 
 
In other words Council can expect to have an ongoing financial commitment to operating the 
golf course in the foreseeable future.  Once it is profitable, a rent in the form of “profit share” 
may be appropriate. 
 
COMMENT 

Based on the current use of the golf course, population projections and rate of population 
growth of the City of Armadale, the Needs Assessment recommendation to retain the 
Armadale Golf Course is supported.  The feasibility analysis has provided the cost estimates 
on a basic and long term options to improve the course to improve its financial operation and 
to provide a quality course for the community.  
 
OPTIONS 

Council may choose to; 
 
 1.  Endorse the recommendations of this report 
 2.  Amend the recommendations in this report 
 3.  Reject the recommendations in this report 
 
Option 1 is preferred 
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CONCLUSION 

Whilst there is a State wide trend in the declining participation in golf and organised sports in 
general, (Australian Sports Commission Survey – Exercise, Recreation and Sport Survey 
2010) the Study which is the subject of this report has identified a need for the continuation 
of the Armadale Golf Course based on current use and future population growth.  
 
The Feasibility Study identifies the works required to be undertaken in the short, medium and 
long term to improve the golf course standard with the goal to improve the financial 
management and to provide a better public course for the community.   
 

Recommendation 

 

RECOMMEND 

That Council: 

1. Approve the Department of Sport and Recreation CSRFF grant 
application for the upgrade of the Armadale Golf Course and the grant 
applications be forwarded to the Department of Sport and Recreation 
prior to the closing date of 28 September 2012. 

2. Endorse an increase of $251,043 in City funds required for the upgrade 
to the Armadale Golf Course for inclusion in the City’s fifteen year 
financial plan. 

3. Write to Local Members of Parliament to seek their support for the 
City’s CSRFF grant application to be submitted in the 2012-13 funding 
round. 

 
 
ATTACHMENTS 

ATTACHMENTS 
1.  Armadale Golf Course Locality Plan  
2.  Golf Course Feasiblity Study June 2012  
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COUNCILLORS’ ITEMS 
 
Nil 
 
 
 
 
EXECUTIVE DIRECTOR COMMUNITY SERVICES REPORT 
 
 
 
 
 
 

MEETING DECLARED CLOSED AT ___________ 
Summary of “A” Attachments 
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SUMMARY OF “A” ATTACHMENTS 
  

ATT 
NO. SUBJECT PAGE

1.1 TOURISM PARTNERSHIP GROUP AND HIGHWAY 20 

1.1.1 Tourism Destination Marketing Strategy Action Plan  20 

2.1 ARMADALE GOLF COURSE - FEASIBILITY STUDY 

2.1.1 Armadale Golf Course Locality Plan 35 

2.1.2 Golf Course Feasiblity Study June 2012 36 
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Tourism Destination Marketing Strategy 

Action Plan 

 
This is the Action Plan that forms part of the overall Tourism Destination Marketing Strategy endorsed by Council in December 2010 (C45/12/10) 
 
It  is divided  into 12 Strategies with a number of actions  related  to each.   The colour coding of  the actions  reflects  the  following categorisation  that were 
relevant at the time of endorsement:  
 

Yellow:  Actions that are considered Tourism development initiatives or actions that are currently being addressed.  
Green:  Actions that will be considered within the broader realm of an Economic Development Strategy. 
Grey:  Actions relating to a distinct project – Tourism Signage Strategy. 
Blue:  Actions that are to be considered in relation to the City’s Marketing and Communications Strategy. 
Orange: Actions relating to the Jull St Mall that have been considered by Council as a separate issue and will be the subject of a further report. 
Pink:  Actions that have other related matters that need further consideration (project completion, management roles, further budget/resource 

implications). 
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Strategy1 ‐ Manage and give direction to tourism within an economic development framework 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
Development of Economic 
Development Strategy. 
 

Develop brief 
Contract consultant 
Strategy development 
Adoption by Council 

$40,000  Adoption by Council 
City of Armadale                  
(in conjunction with key 
stakeholders) 

B 

 
 
Implementation of Economic 
Development Strategy. 
 
 

Allocate resources 
Employ staff 
Implement Strategy over 
fixed period 

Determined by 
strategy 

Individual components 
will have their own 
measurements of 
success 

City of Armadale.                 
Other organisations as 
identified in strategy 

D 

 
 
Conduct review of Visitor 
Centre. 
 

Review Position Descriptions 
Review services 
Determine Tourism Officer 
role 

Not Known  Roles determined  City of Armadale  A 

 
 
Armadale Regional Business 
Organisation Tourism 
Division. 
 
 

Discuss with ARBA the 
formation of an ARBA 
Tourism Division and 
determine the role of that 
division and relationship with 
the City of Armadale. 

NIL 
Establishment of 
Tourism Division 

City of Armadale  A 

Develop an e‐newsletter 
which should be used as a tool 
for communicating with 
stakeholders and promoting 
joint opportunities. 

This newsletter should be 
produced at least bi‐monthly 
and should act as a catalyst 
for industry initiatives 

Staff time 
Stakeholder 
involvement 

City of Armadale  B 
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Strategy 2 ‐ Work with others to cooperatively develop and promote the Armadale tourism industry. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
Development of an 
interactive website for 
Armadale trails.  
 

A coordinated approach to the 
promotion of trails to attract 
additional visitors needs a 
dedicated website 

$20,000 
Number of hits on 
website 

City of Armadale  B 

Investigate feasibility of 
forming a ‘Hills’ tourism 
group of Councils and 
businesses. 

Armadale the start of the hills 
experience could be used to 
position the ‘hills’ as a 
destination. 

Not Known  Formation of group 

City of Armadale 
Shire of Kalamunda 
Shire of Mundaring 
Shire of Serpentine 
Jarrahdale 

A 

 
 
Establish an Armadale 
tourism industry body. 
 
 
 

An industry group will 
establish greater co‐operation 
and an expanded budget for 
tourism marketing 

Determined by 
strategy 
Will facilitate co‐
operative 
marketing 
campaigns that will 
attract industry 
funding and extend 
the marketing 
reach 

Extent of industry 
funding level 

City of Armadale  A 

Invite the Tourism WA Board 
of Commissioners to hold a 
Commission Meeting in 
Armadale. 
 
 
 

Bringing the Commissioners 
and senior executives to 
Armadale will provide 
important exposure of the 
many tourism experiences on 
offer in the region. A regional 
tour would be part of the 
itinerary 

The provision of a 
meeting room, plus 
hosting lunch 
and/or cocktails, 
plus coach hire for 
the tour. 
 
$1,000 

Acceptance of 
invitation 

City of Armadale  B 

 



Community Services 23 ATTACHMENT 1.1.1 
COMMITTEE - 3 July 2012   
 

Strategy 3 ‐ Maximise visitation by promoting Armadale as the place to shop  

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
Develop a promotional 
campaign in conjunction with 
retailers. 
 
 

Form steering group to drive 
development of a campaign 
aimed specifically at 
increasing retail spend.  This 
could be focused on a 
particular event such as 
Christmas or Valentines Day. 

Should be cost 
neutral 

Feedback from retailers 
on increased spend. 

City of Armadale 
possibly in conjunction 
with ARBA 

A 

 
 
Develop a shopping in 
Armadale guide aimed at 
residents. 
 
 
 

Should have a listing of 
Armadale’s retail stores 
 
Should reflect Armadale’s 
branding 
 
Could include special offers 
which could offset cost 
 
Gather e‐mail addresses 

Staff time 
 
Cost neutral 
 
 

Distribution of brochure 
 
Feedback from retailers 
on people using special 
offers 

City of Armadale 
 
Retailers 
 
ARBA 

B 

 
Develop an entertainment 
program to support the retail 
precinct. 
 
 
 
 

Arrange a program of buskers, 
exhibitions (local artists), local 
product stalls and theme 
events to be conducted in the 
Jull Street mall. 

Should be cost 
neutral 

Feedback from retailers 
on increased spend. 

City of Armadale 
possibly in conjunction 
with ARBA 

B 
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Strategy 4 ‐ Encourage the local tourism industry to develop packages and target specific markets. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

Develop a package aimed at 
the cruise ship market. 
 
 

Develop specific one day 
package designed to start in 
Fremantle at 8.30 am and 
return to Fremantle at 4pm 

Staff time 

Packages available on 
cruise ships and 
purchased by 
passengers 

City of Armadale in 
conjunction with 
inbound tour operator 

B 

Develop an orchards tour 
package. 
 

Package aimed specifically at 
Asian market 

Staff time 
Package available and 
purchased. 

City of Armadale in 
conjunction with 
inbound tour operator 

B 

Investigate joint promotional 
opportunities with the 
Serpentine/Jarrahdale Visitor 
Centre. 

SJ VC encouraged to sell 
Armadale and vice versa. 
Organise famil for SJ VC staff. 

Staff time  Cooperation happening 
Armadale Visitor 
Centre/ SJ Visitor 
Centre 

C 

 
 
Develop event and stay 
packages.  
 
 
 

In conjunction with the B&Bs 
develop packages which make 
it easy for people to attend an 
Armadale event and stay the 
night. This could include 
transport between event and 
accommodation 

Staff time 
Number of visitors 
staying overnight for 
events 

City of Armadale 
Bed & Breakfast 
providers 

B 

 
Develop a series of visitors 
guides based on special 
interest which should be 
produced in a low cost “tear‐
off” pad format and as PDF 
downloads through the 
Visitor Centre website. 
 

Guides to include: 
 Picnic areas 
 Arts and 
 Key attractions – 

already covered by 
the current Armadale 
Tourist Guide 

 Restaurants/dining 
 
Distribute though retailers 
and tourist operators. 

Maps distributed 
to outlets 
throughout 
Armadale. 

Increasing demand for 
maps from retailers, 
tourist operators etc. 

City of Armadale  B 
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Strategy 5 ‐ Prepare a revitalisation program for the Armadale Railway Station/CBD precinct 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
Conduct a feasibility study on 
opening up the Jull Street 
Mall to traffic. 
 

Investigate the various 
aspects involved in opening 
up Jull Street Mall to vehicular 
traffic. 

 
Not known 

Study completed 

City of Armadale in 
conjunction with 
Armadale 
Redevelopment 
Authority 

C 

 
Develop a plan for the more 
effective use of the Jull Street 
Mall area. 
 

Engage a placemaker to 
advise on usage of space. 

$10,000 
Plan developed and 
ready for 
implementation 

City of Armadale in 
conjunction with 
Armadale 
Redevelopment 
Authority 

B 

 
Determine desired retail mix 
and develop a plan for 
achieving that mix. 
 

Undertake an audit of current 
retail usage and determine 
preferred retail mix. 

$10,000  Adoption of plan 

City of Armadale in 
conjunction with 
Armadale 
Redevelopment 
Authority 

B 

 
Provide an information sign 
at the railway station. 
 
 
 
 

To provide information at the 
railway station that allows 
visitors to find directions 
around the retail precinct and 
through to the Visitor Centre. 

$2,500 
Observation of use and 
by survey of visitors at 
the visitor centre 

City of Armadale 
 
Public Transport 
Authority 
 
Armadale Visitor centre 

A 
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Strategy 6 ‐ Develop and implement a signage strategy. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
 
Undertake a signage audit. 
 
 

Using external expertise 
undertake a signage audit to 
determine current directional 
and interpretive signage in the 
City of Armadale. 

$15,000  Audit completed  City of Armadale  A 

 
 
Develop a signage strategy. 
 
 
 

Using the signage audit as a 
basis develop a strategy and 
action plan for effective use of 
signage throughout the 
region. 

$15,000  Strategy completed 
City of Armadale 
 
Tourism WA 

B 

 
 
Implement Signage Strategy. 
 
 
 

Over a predetermined period 
of time implement the 
signage strategy. 

Determined by 
strategy 

Implementation 
complete 

City of Armadale  C 
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Strategy 7 ‐ Support Champion Lakes to attract national and international events which will raise the profile of Armadale. 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
 
Support ARA in its attempts 
to attract new events to 
Champion Lakes. 
 
 
 

Use internal events expertise 
to identify possible new 
events which could be held at 
Champion Lakes and 
proactively seek to make 
those events happen. 

Staff Time  New events held 
Armadale 
Redevelopment 
Authority 

D 

 
 
Promote the Aboriginal 
Heritage Centre as an 
Armadale tourist destination. 
 
 

Work with the operators to 
raise awareness of the 
Aboriginal Heritage Centre at 
Champion Lakes. 

Not known  Visitor numbers  City of Armadale  D 

 
 
Support the attraction of 
short term accommodation 
to Champion Lakes. 
 
 

Work with the ARA and 
Tourism WA to identify a 
hotel operator to develop 
short term accommodation. 

Staff time 
Development of 
accommodation 

Armadale 
Redevelopment 
Authority 

C 

 
Support the attraction of the 
White Water Park to 
Champion Lakes. 
 

Endeavour to encourage the 
development of the white 
water facility. 

Staff time  Establishment of facility 
Armadale 
Redevelopment 
Authority 

C 
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Strategy 8 ‐ Build a suite of year round events to attract visitors. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
Develop an annual events 
calendar. 
 

Annual events calendar 
should be on City’s website, 
VC website.  

Staff time  Completion of Calendar  City of Armadale  B 

 
Develop and implement a 
plan to have entertainment in 
Jull Street Mall. 
 
 

Create a sense of place by 
creating activity in an area 
that currently is unattractive 
and has no atmosphere. 

Staff time  Number of activities  City of Armadale  B 

 
Work with Araluen Botanic 
Park to encourage the staging 
of appropriate events. 
 

Given the parking and safety 
constraints Araluen should 
stage appropriate sized 
events. 

Nil 
Number of successful 
events 

Araluen Botanic Park  D 
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Strategy 9 ‐ Develop a tourism brand for Armadale building on the City’s corporate brand. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
Use the Organisational brand  
‘Armadale Alive’. 

as a basis for developing a sub 
brand for tourism use. 
 
 

Engage a graphic design 
company to develop concepts 
for using the organisational 
brand for tourism. 

$10,000 
New sub brand adopted 
and utilised  

City of Armadale  A 

 
 
Implement the brand at all 
opportunities. 
 
 
 

Include brand in: 
 Website 
 Media packs 
 All advertising 
 All publications 

Not known 
Brand recognition 
increases in surveys 

City of Armadale  B 
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Strategy 10 ‐ Position Armadale as the first stop in the Metropolitan region for travellers from the south. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
 
Develop an advertising 
campaign aimed at 
communities on the Brookton 
Highway, South West 
Highway and Albany 
Highway. 
 

Target residents of south and 
east communities positioning 
Armadale as the first stop in 
the metropolitan area. Could 
have slogan “Armadale why 
go further”. Could include 
various incentives 
Gather e‐mail addresses. 

$20,000  Responses to incentives  City of Armadale  B 

 
 
Having completed the above 
action repeat bi‐annually if 
successful. 
 
 
 

Could vary campaign to build 
up a picture of what is most 
effective. 

$20,000  Responses to incentives  City of Armadale  D 
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Strategy 11 ‐ Maximise the economic impact from the Visiting Friends and Relatives market. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

 
 
Develop a series of visitors 
guides based on special interest 
which should be produced in a 
low cost “tear‐off” pad format 
and as PDF downloads through 
the Visitor Centre website. 
 

Guides to include: 
 Picnic areas 
 Arts and 
 Key attractions – 

already covered by 
the current Armadale 
Tourist Guide 

 Restaurants/dining 
 
Distribute though retailers 
and tourist operators. 

Maps distributed 
to outlets 
throughout 
Armadale. 

Increasing demand for 
maps from retailers, 
tourist operators etc. 

City of Armadale  A 

 
 
Adopt an annual advertising 
plan utilising specific 
publications which target the 
VFR market. 
  

Advertising to include: 
 

 Experience Perth 
Holiday Planner 

 Perth & Fremantle 
Guide 

$6,000  Publication of advert 
City of Armadale in 
conjunction with the 
industry 

B 

Undertake an analysis of the 
social atlas to determine the 
ethnic mix of local residents 
born overseas. 
 
 
 
 
 

Identifying the  overseas 
linkages of residents will 
enable specific campaigns to 
be developed to attract the 
VFR Market. 

Staff time  Response to campaigns  City of Armadale  B 

 
 
Ensure the 
www.visitarmadale.com.au 

Maintenance should include 
search engine optimisation to 
ensure maximum exposure. 
Introduce Twitter and 

Staff time  Hits on website 
City of Armadale 
Visitor Centre 

A 

http://www.visitarmadale.com.au/
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Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

website is maintained and 
contains relevant information.   
 
 
 

Facebook on to the Visit 
Armadale website. 
All communication should 
drive people to the website 
Website should include a 
section ‘what’s happening this 
week’. 
 

 
 
Develop a ‘what’s on’ electronic 
newsletter for general public 
consumption. 
 
 
 
 

Should be distributed on a 
regular basis to e‐mail 
addresses that have been 
gathered using various 
methods. 

Staff time 

Number of e‐mails 
addresses 
 
Responses to what’s on 
& any special offers. 

City of Armadale  B 

 
 
Develop a ‘Restaurant Guide’ for 
Armadale. 
 
 
 

Should have a listing and 
description of Armadale’s 
Restaurants. 
Should reflect the branding 
Should have offers from 
restaurants to offset costs. 
 

Staff time 
 

Visitation at restaurants 
City of Armadale 
 
Restaurants 

C 
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Strategy 12 ‐ Maximise positive media coverage of Armadale. 

 

Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

Working with Tourism 
WA/Experience Perth to 
ensure a share of interstate 
and international media 
writers planning trips to WA 
include Armadale in their 
itineraries. 

Develop itineraries prior to 
visits to maximise product 
knowledge. 

Staff time  Number of media visits  City of Armadale  B 

Develop a plan targeting 
specific travel publications 
with press trips being 
organised for writers from 
those travel publications. 
 

Need to determine industry 
partners and their 
commitment. 

Staff time 
Industry input 

Number of visits  City of Armadale  B 

Develop a press kit which can 
be distributed in hard copy 
and online and have a 
targeted distribution list for it 
to be sent to. 

Kits to include relevant 
material which will need to be 
updated on regular basis. 

Staff time  Number kits distributed  City of Armadale  B 

 
Ensure there is an up to date 
media section on the Visit 
Armadale website. 

Information needs to be kept 
up to date on a regular basis. 

Staff time 
Number of hits on 
website 

City of Armadale  A 

Work with local tourism 
operators to ensure a regular 
supply of story ideas are 
developed and circulated to 
local and state media. 
 
 

Identify operators and work to 
extract information. 

Staff time 
Number of story ideas 
circulated 

City of Armadale  D 

 
Give support to local 

Offer information sessions for 
local operators. 

Staff time  Number of session run  City of Armadale  D 
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Action  Description  Estimated Cost 
Measurement of 

success 
Lead organisation  Priority 

operators to enable them to 
maximise coverage of their 
product/service. 
 
Develop a series of editorials 
aimed at raising the profile 
locally . 

Aim to do these on a regular 
basis. 

Staff time 
Number of editorials 
run 

City of Armadale  D 

 
Use media monitors or similar 
agency to track media 
coverage. 
 

Supply key words which 
highlight tourist activity in 
Armadale. 

Not known 
Number of articles 
published 

City of Armadale.  D 
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1  I N T R O D U C T I O N  

This chapter provides a background to the study, outlines the study outcomes and scope and 
the methodology used. 

1.1 BACKGROUND 

The City of Armadale is an urban/semi rural outer Metropolitan Local Government with an 
estimated population in June 2011 of 64,583. Armadale is recognised as a strategic regional 
centre that services urban localities of Armadale, Bedfordale, Brookdale, Camillo, Champion 
Lakes, Forrestdale, Harrisdale, Haynes, Hilbert, Kelmscott, Mt Nasura, Mt Richon, Piara Waters, 
Seville Grove and Wungong, as well as the semi rural communities of Roleystone, Karragullen, 
Byford, Serpentine and Mundijong. 
 
Development within the City is proceeding rapidly with large areas of urban development 
being planned and developed at an unprecedented rate. It is expected that an additional 
12,000 dwellings will be developed over the next decade. The projected total population, in 
four development areas plus existing areas, will be 128,513 people by 2031. 
 
The City of Armadale community has a strong sporting culture and residents have access to a 
wide variety of sporting and recreational activities. The City has two golf courses located 
within its boundaries; Armadale Golf Course and Araluen Golf Resort 
 
Armadale Golf Course is a 9 hole country style course located on a large reserve landholding 
on Forrest Road, Forrestdale. The Reserve (27165) on which the golf course is located is 137 ha 
in area and is vested in the City for Recreation purposes with power to lease. While the size of 
the reserve granted to the City for golf course recreation was sufficient to cater for future 
expansion of the course only the initial 9 hole stage has been constructed on a 34 ha leased 
portion of the larger reserve. The standard and amenity of the course is basic although the 
greens have all been rebuilt in recent years and are of a good standard. It is managed by a 
private operator under a lease agreement (expires December 2012) with the City. 
 
A draft Environmental Management Plan for the Armadale Golf Course was completed in 
February 2009 and concluded that the overall environmental impact of the Armadale Golf 
Course is minimal and there are no environmental reasons why the facility could not continue 
to operate provided the Environmental Plan is implemented. The report notes that the course 
is co-located with Bush Forever Site 345 Forrestdale Lake and Adjacent Bushland, and that 
further clearing of the site to expand the current 9 hole course would require stringent State 
and Commonwealth environmental assessments. In view of its high conservation value the 
City will negotiate its future use and management with the State and Commonwealth 
government agencies and it is possible the Reserve may be split into two separate reserves, 
one being the existing golf course lease and the second being the bushland component. 
 
Araluen Golf Resort is a privately owned 18 hole resort style course located in the hills of 
Roleystone. The course was built in the late 1980’s and attracts players from across the 
metropolitan area as well as some international golf tourists. Although located in the City it 
targets the top end of the market and may be unaffordable for some local residents. 

1.2 STUDY SCOPE 

The project requires a formal Needs Assessment to assess the need for golf facilities within the 
City. Subject to the outcomes of the Needs Assessment, a Feasibility Study will determine the 
viability of any proposal to meet current and future golf facility needs of local residents. 

1.2.1 Needs Assessment 
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In assessing the need for golf facilities within the City, the consultant undertook the following 
tasks: 

 Review relevant literature and previous reports. 

 Visit the Armadale Golf Course and provide a summary description of the current 
course and support facilities. 

 Provide comment on the location and accessibility of the course to serve existing and 
future residents of the City. 

 Identify issues and constraints with the Armadale Golf Course, and make comment on 
the long term viability of the course in its current condition. 

 Provide a summary of usage patterns of the Armadale Golf Course for the past 12 
months. 

 Conduct a desk top review of other public and private golf facilities within 10-15km of 
the Armadale Golf Course, and provide a snapshot of those facilities and their likely 
impact on patronage at Armadale Golf Course. 

 Research current participation levels in golf at a State and/or National level, and 
extrapolate data to provide an estimate of potential current and future users of 
Armadale Golf Course. 

 Research key aspects of the current population profile of the City, and consider 
characteristics that may affect the demand for golf facilities. 

 Review and analyse data from any recent Australian Bureau of Statistics and 
Department of Sport and Recreation surveys, and any other relevant surveys that 
provide information on current participation patterns in golf activities. 

 Undertake a comparative analysis of the usage of golf courses in other locations that 
are similar to, or have some relevance to the Armadale Golf Course. 

 Consult with casual users and existing clubs based at the Armadale Golf Course to 
identify their current and future golf facility needs.  

 Identify gaps and any duplication of golf facilities within the catchment area of the 
Armadale Golf Course. 

 Synthesis and analysis of information gathered. 

 Identify options to meet the current and future golf facility needs of the City’s residents. 

1.2.2 Feasibility Study 

The Needs Assessment supported the need for new or upgraded golf facilities, with the next 
step undertaking a feasibility study assessing the viability of any options identified in the 
Needs Assessment. In undertaking the feasibility study the consultant should complete the 
following tasks: 

 Identify options to upgrade the Armadale Golf Course and make comment on long 
term financial viability and potential increase in operating revenue of the various 
options.  

  In the event that retention of the Armadale Golf Course is recommended, prepare a 
Concept Plan for the recommended option to upgrade the existing course and 
facilities. [Note: The Needs Assessment was received by the City of Armadale Council 
at its meeting of 19 December 2011.] 

 Provide itemised cost estimates from a licensed Quantity Surveyor for the construction 
of any proposed facilities, and identify funding and staging options. 
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 Identify issues related to sustainability of the built form with regard to power 
supply/photovoltaic use, hot water supply/solar space heating, orientation for best use 
of passive solar principles, water conservation/collection, and effluent treatment and 
storm water systems. 

 Provide estimates of annual maintenance costs associated with the recommended 
new or upgraded facilities. 

 Identify management options and a recommended management structure for the 
new/upgraded facilities. 

 Provide recommendations to Council on the feasibility and financial viability of the 
proposal. 

1.3 METHODOLOGY 

The study was undertaken in three phases, the tasks associated with each phase are: 
 
Phase 1: Project Clarification 
1 Project clarification meeting  
2 Review documents 
Phase 2: Research 
1 Key Informant Interviews 
2 Review of Armadale Golf Course 
3 Competitive Analysis 
4 Demographic Analysis 
5 Review ERASS  
6 Customer Survey 
7 Industry Trend Analysis 
8 Comparative Analysis 
9 Golf Focus Group 
10 Needs Assessment Report 
11 Presentation of Report 
Phase 3: Feasibility Study  
1 Option Generation 
2 Options Workshop 
3 Prepare Design Brief 
4 Prepare Concept Plans 
5 Develop Cost Estimates  
6 Draft Feasibility Study  
7 Final Feasibility Study  
 
The Needs Assessment Report presents the findings of Phases 1 and 2. 
 
This Feasibility Study report relates to Phase 3.
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2  N E E D S  A S S E S S M E N T  

This chapter summarises data collected and analysed during the preparation of the Needs 
Assessment Report, and summarises demand for a golf course in Armadale. 

2.1 SUMMARY OF FINDINGS 

A summary of each chapter is presented. 

2.1.1 Review of Documents 

1 A report commissioned to assess the environmental constraints and opportunities for the 
future operations of the Armadale Golf Course concluded that a series of strategies are 
needed including: 
 Weed Management Strategy. 
 Fire Management Strategy. 
 Vegetation Management and Rehabilitation Plan. 
 Water Balance Study. 
 Nutrient and Irrigation Management Plan. 

 

2 A draft environmental management plan noted the course is co-located with Bush 
Forever Site 345, which is a significant area of bushland and contains the RAMSAR 
wetland Forrestdale Lake. As such, no clearing can be undertaken without a permit. 

3 DEC’s Forrestdale Lake Nature Reserve Management Plan recommends negotiating 
the transfer of the vesting of Recreation Reserve 27165 (excluding the Armadale Golf 
Course) to the Conservation Commission, as nature reserve and transferring the land 
that is the existing golf course to the Conservation Commission as nature reserve, if the 
City of Armadale no longer uses the course. 

4 Council has leased Armadale Golf Course to Aufornet Group for a period of 3 years 
plus a two year right of renewal. The lessee is responsible for maintenance of the golf 
course, excluding the irrigation system. 

5 A review of Armadale Golf Course in 2009 concluded that “there appears to be a need 
for a public golf course within the City of Armadale”. 

6 In 2010, the golf course had less than 10,000 rounds. In 2010-2011, golf earnings not 
including memberships was $162,316. Total turnover was $228,955 including non golf 
income. 

7 Council has proposed an upgrade to the golf course commencing in 2013/14, at an 
estimated cost of $840.000. 

2.1.2 Demographic Analysis 

1 Total population of the City of Armadale at the 2006 Census was 52,675.  Many of 
Armadale’s suburbs are currently in the “mature families” and “emerging empty 
nesters” stage. Greenfield developments in the west of the city is likely to be in the 
“young couples” and “young families” stage, with some mature families in parts (and 
empty nesters where retirement accommodation is provided). 

2 Over the period to 2031, the population is projected to increase to 128,500, an increase 
of almost 150%.   

3 Population increases are projected in all small areas within the City, although most of 
the growth will occur in the Western Growth Area. 
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4 As a result of population growth, demand for all recreation and sport activities, 
including golf will increase. Whilst demand may not be proportional to the increase in 
population, it is likely to be substantial. The biggest increase in demand is expected to 
be in the period to 2021. 

2.1.3 Demand Estimate 

It is difficult to project future golf participation trends.  It will depend upon a number of 
variables including availability and quality of golf courses, and overall popularity of golf as a 
physical activity of choice.  
 
Based on recent participation trends, it is highly likely that participation rates will continue to 
decline, although the average number of rounds may not decline.  A 9 hole golf course can 
readily cater for in the order of 20,000+ (18 hole rounds) per annum. Consequently, adequate 
demand exists within the City of Armadale for a golf course of at least 9 holes.  Attracting 
golfers to a course will depend upon factors such as the quality of the course and 
management and marketing strategies. 

2.1.4 Stakeholder Engagement 

1 Armadale Golf Course is not financially viable under the current lease agreement. The 
lessees do not generate sufficient revenues to cover costs including the lease fee. 

2 Armadale Golf Course is in poor condition, particularly the kiosk/pro shop and car park. 
In addition it does not have mains water supply, the irrigation system is in poor 
condition, greens are in reasonable condition, but small, fairways suffer from uneven 
watering system, bunker are hard, practice facilities are almost nonexistent (except for 
a small putting green), the course is relatively short (par 70) and signage to the course is 
poor. 

3 Four social golf clubs are based at the course. A portable building is used as club 
rooms, with a kitchen and licensed bar.  Each club has priority tee times, which suit the 
needs of the respective club. All four clubs support the continued existence of the golf 
course, and are complementary of the existing lessee.  They all consider that the course 
should be upgraded. 

4 The golf course is co-located with “Bush Forever” site which has flora, fauna and 
environmental constraints, and hence an increase the course to 18 holes may be 
unachievable. Despite the constraints of the existing site, it is well located to cater for 
the population growth in the western parts of the City of Armadale. 

5 Key findings of a survey of golfers found: 

 The main reason golfers play the course is because they are members of a 
resident club or the course is close to home, work or school.  

 Most golfers consider green fees to be priced “about right”. 

 The greens, course length, course layout and degree of difficulty was satisfactory, 
whereas the tees, fairways and practice green rated poorly. 

 93% are willing to recommend the course to other golfers. 

 Criticism of club rooms/kiosk, car park, bunkers and fairway maintenance. 
 

2.1.5 Competing Golf Courses 

Seven golf course have been identified which may compete with Armadale Golf Course for 
customers, with the following attributes: 
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Attribute Compared 

Courses 
Armadale 

Golf Course 
5  Public golf courses 

Private golf courses 2  
18 hole 5  

2  9 hole 
Green Fees - weekday (18 holes)  $20 - $26 $18 
Green Fees - Weekend (18 holes) $24 - $33 $23 

1  Par 68 
Par 70 1  
Par 71 2  
Par 72 3  
Length (m) 4,592 – 6,380 5,344 
Practice driving range  6 No 

2.1.6 Comparative Analysis 

Nine hole golf courses in WA and SA have been compared. They have the following 
attributes: 
 

Attribute Compared 
Courses 

Armadale 
Golf Course 

Green Fees - weekday (18 holes)  $17 - $32 $18 
Green Fees - Weekend (18 holes) $19 - $32 $23 
Par 62 1  

3  Par 68 
Par 70 2  
Par 71 1  
Length (m) 1737 - 2910 5,344 

2.2 ASSESSMENT 

Armadale Golf Course has many attributes which effectively de-market the facility, In 
particular: 

 It is not easy to find, due to inadequate street signage. 

 It has a poor first impression presentation, the car park is not sealed and will be either 
dusty in dry weather or boggy in wet weather. 

 Whilst the greens have been upgraded they are small. 

 A poor irrigation system and lack of mains water supply results in poor quality fairways. 

 Bunkers are hard and have not been replenished or refurbished. 

 The pro shop/kiosk and the golf club rooms are in very poor condition and do not give 
a good impression of the venue. 

 
On a positive note the golf course: 

 Is sited within a bush setting, creating a very pleasant, country feel and atmosphere. 

 Is moderately priced. 

 Is a relatively easy golf course to play and hence is suitable for beginners and older 
golfers. 

 Has a loyal group of regular golfers using the course on a frequent basis. 
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 Does not have any direct competition within its primary geographic catchment area. 
 
Factors to consider: 

 Approximately 10,000 rounds are generated each year, which is not financially 
sustainable. 

 Revenues are insufficient to ensure the course is financially viable. 

 The environmental importance of land surrounding the existing nine hole course means, 
the course footprint would make it difficult to be increased or extend to 18 holes, and it 
may not be possible to establish a commercially viable driving range. 

 Council has forward budgeted $840,000, including State Government grant funds, to 
upgrade the golf course. 

 Council may need to increase its contribution to maintenance to ensure the quality of 
the course improves. 

 Population growth in the City of Armadale in the next 20 years will be substantial, 
resulting in an increase in demand for all recreation and sport facilities, including golf. 

2.3 IMPLICATIONS 

Based on the preceding assessment: 

1 The number of rounds currently played at Armadale Golf Course is not sufficient to 
justify its continued existence.  It is not known whether the low number of rounds 
indicates: 
 lack of demand,  
 competing courses attracting golfers away from Armadale Golf Course,  
 effectiveness of current marketing, or  
 the poor condition of the course.   
It is likely to be a combination of all four factors. 

2 Adequate demand will exist in Armadale for a golf course when the population growth 
occurs over the next twenty years. 

3 No direct competition exists to eat into the Armadale golf market, particularly at the 
easy to play/ beginner end of the market. 

4 A nine hole golf course has the potential to be a viable facility, despite being 
constrained by the number of golfers who can play and the perception that it is only 
“half a meal”. In addition a nine hole golf course needs basic machinery that is 
required for an 18 hole golf course (fairway mowers, surrounds mowers and greens 
mowers) which are expensive items of equipment. It also requires the same pro shop 
staffing of an 18 hole course (with half the income). 

5 Substantial secondary spend can be generated through a golf course (food and 
beverages, golf consumables, golf hardware, lessons and coaching, and driving 
range). These opportunities for secondary spend either do not exist at Armadale Golf 
Course, or are in such poor condition they do not encourage secondary spend. 

6 It is unlikely that a redeveloped 9 hole Armadale Golf Course will provide a commercial 
return to Council.  As with many other leisure facilities, it should be considered a 
community asset, with the return assessed in terms of financial, and community benefits. 
In other words, it may be possible to generate an operating surplus, but will not repay 
any capital redevelopment costs. 

2.4 RECOMMENDATION 
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The Needs Assessment found that adequate demand exists for a nine hole golf course in the 
City of Armadale based on participation rate data and the projected substantial increase in 
population.  The current Armadale Golf Course has significant disadvantages, although it has 
the potential to be redeveloped to meet projected increase in demand, and enhance 
financial viability.  
 
It is recommended that Council proceed with the second stage of the Needs Assessment 
and Feasibility Study to assess the viability of upgrading the existing golf course including:  

 Assessing the long term financial viability and potential increase in operating revenue.  

 Incorporate the environment into any future works at the Armadale Golf Course, 
creating an opportunity to emphasis the unique environment.  

 Preparing a Concept Plan for the recommended option to upgrade the existing course 
and facilities. 

 Providing cost estimates for the construction of any proposed facilities, and identify 
funding and staging options. 

 Identifying issues related to sustainability of the built form with regard to power 
supply/photovoltaic use, hot water supply/solar space heating, orientation for best use 
of passive solar principles, water conservation/collection, and effluent treatment and 
storm water systems. 

 Providing estimates of annual maintenance costs associated with the recommended 
new or upgraded facilities. 

 Identifying management options and a recommended management structure for the 
new/upgraded facilities. 

 Providing recommendations to Council on the feasibility and financial viability of the 
proposal. 
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3  O P T I O N S  

This chapter reviews the major options for the development of Armadale Golf Course.  

3.1 DO NOTHING OPTION 

This Option will be the benchmark against which all development possibilities will be assessed 
to determine which offers the maximum benefits and outcomes for Council and its 
community. 
 
Under this option no major works will be undertaken. 
 
It is likely that this option will result in further deterioration of the golf course, a decline in usage 
and hence increasing reliance on Council resources to operate and maintain the golf 
course. A longer term scenario is that the golf course does not provide sufficient benefits to 
Council and the Armadale community to justify its continued operation.  

3.2 DEVELOPMENT OPPORTUNITIES 

A significant number of defects at Armadale Golf Course have been identified. In fact almost 
every element of the golf course has been identified as being sub standard.  The level of 
deficiency varies, as does the importance of each element to increasing the viability of the 
golf course.   
 
A key task is to identify priorities for development (or a staging sequence) and to assess the 
impact on the courses’ viability in usage and financial  terms.  

3.2.1 Buildings 

All buildings at the golf course have been identified as being sub standard, that is the 
kiosk/pro shop, club rooms and maintenance shed. 
 
It is possible that refurbishment of some or all the buildings may be possible.  However, it is 
more likely that the most cost effective solution is to construct a new building incorporating: 
 Pro shop 
 Kiosk 
 Toilets and change rooms (small) 
 Club rooms with bar 
 
All buildings must be fully accessible for people with disabilities and should be designed and 
constructed with consideration to the bush fire hazard posed by the surrounding native 
vegetation. 
 
A separate maintenance shed should be provided. It may be cost effective to upgrade the 
existing shed, to meet OH&S and environmental standards (eg with wash down areas).   
 
To complement the buildings, the car park needs upgrading, which may include shaping 
and sealing some or all the car park. 

3.2.2 Golf Course 

The golf course design within the large golf course reserve is constrained by government 
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environmental policies and confined to its existing lease boundaries which are unlikely to 
change.  Hence, the potential to change the layout and shape or design of the golf course is 
limited. It has been suggested that the following features require improvement: 

 Levelling/top dressing fairways 

 Automatic irrigation all fairways to ensure an even spread of water 

 Increase size and upgrade greens 

 Renewal/upgrade the reticulation/irrigation system 

 Upgrade fencing 

 Increase length of some holes to create a more challenging par 72 golf course 
(currently par 70 for males and par 73 for females) 

 Renew bunkers and replenish sand 

 Increase size of tees to allow more flexibility in setting tees and for male, female, public 
and club golfers 

3.2.3 Utilities 

The golf course does not have a mains water supply, water is obtained from an on-site bore. 
Electricity has also been identified as a problem. Works required include: 

 Connection to mains water, particularly for buildings and amenities 

 Overhauling septic system 

 Renovate and clean bores  

 Upgrade power supply 

3.2.4 Practice Facilities 

The golf course has no practice facilities.  Golf driving ranges are usually highly profitable 
commercial ventures, whereas practice greens are considered to be a “standard” element 
of a public or private golf course. Two practice facilities identified as needed are: 

 Golf driving range including chipping area 

 Putting green.  

3.2.5 Signage 

Lack of signage on major roads around the golf course has been identified as an impediment 
to increase usage.  
 
Prominent signs can be located on Tonkin Highway and Armadale Road. 
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4  O P T I O N S  W O R K S H O P  

A workshop was conducted on 8 February 2012to discuss potential development options at 
Armadale Golf Course. Twelve participants included the golf course lessee, representatives of 
all four resident golf clubs, and Council officers from planning, parks, asset management and 
recreation.  
 
The workshop was in general agreement about the priorities for development: 

1 Highest priority is to upgrade the golf course before upgrading buildings and amenities. 

2 Most important element in turf management is an adequate supply of water and even 
distribution across the fairways, greens and tees. 

3 Automate the irrigation system to reduce staff costs in moving sprinklers. 

4 Increase the water allocation from 7,500 KL/ha to 10,000 KL/ha, which is the standard 
for active sporting turf areas including golf courses. 

 
Specific comments about the golf course were: 

 The current irrigation system cannot deliver 10,000 KL/ha due to its poor condition, large 
areas are manually irrigated and inadequate design of the fairway irrigation system.  

 The current irrigation system is old and not capable of being upgraded to provide an 
adequate supply of water to the whole course.  In other words it needs replacing. 

 Two bores are located at the course.  Both bores can be used to irrigate the golf 
course, although only one is currently operable.  No major impediment exists to using 
the second bore, minor electrical work may be required. 

 Existing greens are in good condition. They are relatively small and near the end of their 
effective life.  Greens should be approximately 500m2.  

 Existing tees need upgrading and levelling, and extending to about 300m2. 

 Bunkers are difficult to maintain at Armadale Golf Course due to the underlying soil 
profile.  An option is to convert the sand bunkers to grass swales, which will eliminate the 
problem, yet retain a level of difficulty. 

 Whilst it is not crucial to the future of the golf course, it may be possible to increase the 
par and rating of the course by extending the 2nd, 3rd, and 9th fairways. Potential safety 
issues which may be created by extending the length of the fairways have to be 
addressed. 

 Environmental management of the golf course may need to be reviewed. Two issues 
which appear to require addressing are: 
 Preference for local native over non-local indigenous flora  
 Use of appropriately applied phosphorous based fertilisers  

 The course needs a practice chipping and putting green. 

 Potential also exists to establish a commercial driving range. 
 
Specific comments about the building infrastructure were: 

 All buildings need upgrading. 

 Facilities required include pro shop, cafe/kiosk with kitchenette, club rooms and bar, 
storage area and BBQ area. 

 The existing maintenance shed is in poor condition and needs to be replaced with a 
shed of 400m2. 
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 Utilities requires to service the golf course includes a new septic system, upgraded 
power supply and reticulated water to the buildings. 
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5  D E S I G N  B R I E F  

Based on the Needs Assessment Report and the outcomes of the Options Workshop a design 
brief has been prepared for the golf course, amenities and utilities. 

5.1 GOLF COURSE 

Armadale Golf Course is not constrained by land availability, however the environmental 
policy constraints are significant.  Whilst adequate land exists to expand the course to the 18 
holes or more originally catered for in the golf course reserve, the use of this land for golf may 
no longer be possible due to environmental polices imposed since the land was first vested 
with the City for recreation purposes.  Land to the north east of the golf course, on the 
opposite side of Forrest Road is owned by the Western Australian Planning Commission.  This 
land may be suitable, subject to environmental considerations, for extending the golf course 
or developing a golf course related facilities such as a driving range.  

5.1.1 Upgrading the Golf Course  

Based on advice from Council’s turf maintenance staff and the current golf course lessee, 
the priority for development is to improve the irrigation system. This action is fundamental to 
improving the quality of the golf course.  Once upgraded other turf works can be 
undertaken. 
 
Works to upgrade the golf course include: 

 Replacement of the existing irrigation system with a fully automatic irrigation system, 
including fairways (x9), greens (x9) and tees (x11). 

 Minor works to inoperable bore, to ensure it is operable. 

 Rebuild all greens, increasing size to at least 500m2.  

 Extend all tees (x11) to at least 200m2. 

 Over time, as they become un-renovatable, remove six bunkers and replace with grass 
swales. Add more swales to create a more challenging golf course. 

 Extend at least one hole (#2, #3 or #9) to increase par rating of the course to 72 (from 
70). 

5.1.2 Practice Facilities  

Armadale Golf Course has no practice facilities, and land to develop on the existing site is 
limited due to the nature and extent of the environmental policy constraints which arise from 
both State and Commonwealth legislation. 
. 

 Establish a chipping area and practice green (500m2) near the pro shop and 
clubrooms. 

 Create a golf driving range on land to the north east of Forrest Road.  It should be 
developed to allow an increase in the number of bays over time.  Initially, 10 ground 
floor bays to be constructed.  

5.2 GOLF COURSE BUILDINGS 

All existing buildings on the golf course need replacing.  
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 Proshop and clubrooms sited to service the golf course and golf driving range, located 
close to the car park comprising: 
 Proshop area (150m2) to receive green fees and payments for food, beverages, 

golf hardware and merchandise, with space for drink refrigerators and ice cream 
freezers and display of golf hardware and merchandise – over looking practice 
green, 1st tee and 9th/18th green and easily accessible from car park.  

 Office for golf course staff (20m2) – adjacent to pro shop area. 
 Storage  area (16m2) close to pro shop and office. 
 Kitchenette and servery with food preparation area and basic appliances (eg 

refrigerator and micro wave) to service both the club rooms and proshop. 
 Club rooms with bar (200m2) adjacent to kitchenette and servery – with access to 

outdoor patio/pergola and BBQ area. 
 Male and female toilets and change rooms (100m2) – to be used by both green 

fee players and club members. 

 Outdoor patio/pergola with BBQ area (100m2) – overlooking looking practice green, 1st 
tee and 9th/18th green, and close to club rooms and proshop. 

 Maintenance shed (400m2), easily accessible from Forrest Road and providing direct 
access to golf course. 

5.3 UTILITIES  

Upgrading utilities will be required to optimise the performance of new facilities and to ensure 
the course is sustainable. 

 Pro shop and club rooms to be serviced by mains water. 

 Upgrade power supply. 

 Install new septic system. 

5.4 STAGING 

To upgrade Armadale Golf Course will involve significant expenditure over many years.  
Council has a preliminary budget of $840,000 for works in 2013/14. Consequently, works to 
implement a master plan will of necessity be staged over many years as and when funds 
become available. 
 
In staging works, the priority will be to upgrade the golf course and buildings to a basic and 
functional standard.  Stage 1 works identified in section 6.4 should be considered as works 
required to be undertaken immediately. Future stages will involve further development of the 
course and buildings to improve the golfing experience, increase secondary spend and 
enhance the amenity of the facility for golfers. 
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6  G O L F  C O U R S E  R E D E V E L O P M E N T  

This chapter includes a concept plan for the redevelopment of the golf course, based on the 
design brief, quantity surveyor capital development costs and a staging plan. 

6.1 CONCEPT PLAN 

Concept plans have been prepared based on the design brief (refer to chapter 5). Plan 6.1 
shows the existing layout of the golf course, and Plans 6.2 and 6.3 show how the golf course 
and club house may be redeveloped. 
 
Key points to note from the proposed redevelopment plans are: 

 Lengthening of the golf course by relocating tees for holes #2 and #3 and green on 
hole #5. 

 Construction of golf driving range to the north west of the golf course and adjacent to 
the proposed golf club house. 

 Construction of a putting green. 

 Demolition of the existing pro shop and club house and construction of a new building. 

 Re-alignment of Forrest Road around proposed golf driving range. 

 Relocation of maintenance shed . 

 Construction of new car park. 
 
These works are in addition to other basic infrastructure works identified in the design brief, 
such as replacing all greens and tees and new irrigation system. 

6.2 STAGING PLAN 

It is appreciated that Council does not have the resources to develop all components of the 
feasibility study in a single stage.  In determining the priority for works, a series of principles 
have been used. 

1 The existing course has a good atmosphere and “feel” about it.  However, the actual 
golfing elements are substandard.  To increase the attraction of the course the greens 
and to a lesser extent the tees much be improved and enlarged. Many golfing 
satisfaction studies have found these two elements of a golf course are very important 
to golfers. 

2 The overall quality of a golf course cannot be improved and then maintained without 
an adequate and even supply of water.  The current irrigation system is inadequate.  
An automatic system which irrigates greens, tees and fairways is necessary.  The benefit 
of an automatic irrigation system is that it will reduce both staff costs and water usage – 
the latter having obvious environmental sustainability benefits. 

3 The golf driving range and upgraded pro shop and club rooms will increase the 
financial viability of the golf course.  However, if developed without upgrading the golf 
course, it is less likely they will be financially successful.   

 
It should be noted that the course needs a significant upgrade to ensure it remains a 
valuable community asset.  If funds are not available to upgrade the course over a number 
of years, the realistic option is the either allow the course to continue with decreasing 
numbers of golfers, or convert it to other open space uses. 
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Plan 6.1: Existing Site Plan 
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Plan 6.2: Proposed Redesign of Armadale Golf Course 

 
Plan 6.3: Proposed Club House and Surrounds 
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Community Services 58 ATTACHMENT 2.1.2
COMMITTEE - 3 July 2012   
 

Based on these principles, a staging plan is proposed.  

Stage 1: 

This stage is constrained by Council’s funding capacity, which is in the order of $1,000,000.  It 
will require a safety audit and detailed design and specifications of the works.  

The priority is to upgrade basic infrastructure, particularly the irrigation system, which will 
improve the overall condition of the course and renovation of the pro shop.  Demolition of 
the maintenance shed and its relocation is needed to ensure a safe working environment 
and to allow for the further development of the course in future stages. Reconstructing two 
greens will immediately improve the condition of the course. 

Stage 2: 
Involves the redevelopment of the course including extending the 2nd and 5th holes, 
reconstructing the remaining greens and all tees, and replacing the bunkers with grass 
swales.  The work can be undertaken over a number of years as funds become available. 

Stage 3: 
The final stage is a major redevelopment of the course with a new driving range, 
proshop/clubhouse, new putting green and new sealed car park.  As with Stage 2, this stage 
can also be undertaken over a number of years as funds become available. 

6.3 CAPITAL COST ESTIMATES 

Order of cost estimates for the proposed redevelopment of the Armadale Golf Course, 
based on the written design brief and concept plans 5.2 and 5.3 have been prepared by 
quantity surveyors (refer Appendix A and Table 6.1)The estimate is based upon measured 
quantities to which rates and conditions have been applied which are currently applicable 
as at May 2012. The estimate is priced on the basis of a competitively tendered project 
amongst suitably sized contractors using a traditional form of procurement.  
 
The estimates are inclusive of preliminaries and margin, contingencies and professional fees. 
 
Exclusions from the estimate, which may need to be considered in any overall project 
feasibility are: 
 Excavation and Removal of Contaminated Spoil 
 Upgrade and/or relocation of existing site services over and above current estimate 

allowances 
 Escalation 
 Site Signage, bins, sand replenishment bins, golf ball washers, etc. 
 Retaining walls to tee blocks 
 Upgrade of paths connecting green to tee blocks 
 Dividing panels to range tee off points 
 Site fencing 
 Shelter to driving range 
 Roadway lighting 
 Loose furniture and Specialist Equipment 
 Goods and Services Taxation 
 
Price escalation has been excluded from this estimate as it is unclear exactly when the works 
will be undertaken. It is recommended that escalation allowances be reviewed to reflect 
changing market conditions with the passage of time. 
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Current trends and market activity indicate the level of escalation in Perth in the upcoming 
years will be in the order of; (Compounded annually); 
 

2012  + 5% 
2013  + 5% 
2014  + 6% 

 
Escalation over the construction period will need to be considered, but at a reduced rate to 
reflect expenditure. As a rule of thumb we recommend that the escalation required over the 
construction period is reduced by 60% to reflect the cash flow. 
 
Note: Councils officers in consultation with industry contractors and trade representatives, 
have advised that currently there are 8 hectares under irrigation and to replace laterals, 
mainlines and control system could cost in the vicinity of $400,000 with an additional $50,000-
$80,000 for water treatment. A Water treatment system would  address the problematic and 
significant dissolved iron minerals in the groundwater that have been a major maintenance 
and system performance issue for the golf course since establishment. By treating irrigation 
water close to the source and  prior to it entering the system will  extend the life of the new 
system, reduce chronic system blockages, prevent reduced hydraulic performance over time 
and reduce manpower. Consequently, the order of cost estimates provided by Rider Levett 
Bucknall have been amended by increasing the estimated cost of the irrigation system from 
$250,000 to $500,000. 
 
It is estimated the cost to redevelop the Armadale Golf Course as outlined in the concept 
plans is $6,419,865 (RLB estimate) + $250,000 (Increase cost of irrigation system) ie $6,669,865 + 
GST.  It is expected the works will be staged. 
 

Table 6.1: Capital Development Order of Cost Estimates 
 

Area (m2) Cost/m2 Total Cost Component 
Course Works    
Irrigation System   $500,000 
Minor Works To Bore   $5,000 
Re-Build Greens   $527,060 
Extend Tee Blocks   $183,220 
Bunker Replacement With Swales   $24,800 
Additional Grass Swales   Excl. 
Hole Extensions   $656,670 

    $1,896,750  
    
Practice Facilities     
Chipping / Practice Green   $125,640 
Driving Range   $751,000 

    $876,640  
    
Buildings / Road works    
Demolish Existing Proshop 150 $55 $8,250 
Proshop 180 $2,200 $396,000 
Office Space 20 $2,500 $50,000 
Storage 20 $2,200 $44,000 
Kitchen 60 $3,300 $198,000 
Club Rooms / Bar 210 $2,400 $504,000 
Toilets 90 $3,300 $297,000 
Outdoor BBQ Area / Verandah 360 $800 $288,000 
Paths (Uncovered) 350 $100 $35,000 
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Component Area (m2) Cost/m2 Total Cost 
400 $350 $140,000 Maintenance Shed 

Access Rd to Maintenance Shed 340 $130 $44,200 
Parking for 120 Cars (Bitumen) 3,000 $90 $270,000 
Landscape to Building Surrounds   $50,000 
Site Fencing   Excl. 
Relocate Roadway   $652,025 
Renovate pro shop   $50,000 

5,180 $575 $2,976,475  
    
Utilities    
Water Connections   $20,000 
Site Power Upgrade   $100,000 
Septic System   $20,000 

    $140,000  
    
Construction Contingency   $300,000 
Professional Fees Allowance   $430,000 
Escalation Beyond May 2012   Excl. 
    
TOTAL COST  5,180 $1,261 $6,669,865 

6.4 STAGING COST ESTIMATES 

Using the order of cost estimates in Table 6.1, and the stages proposed in section 6.2, each 
stage is costed in Table 6.2. 

Table 6.2: Order of Cost Estimates for Stages 1 to 3 
 
 

Component Cost 
Stage 1:  
Upgrade/replace irrigation system $500,000 
Reconstruct two greens $117,124 
Repair inoperable bore $5,000 
Renovate existing golf proshop $50,000 
Construct new maintenance shed and demolish existing  $184,200 
  
Contingency $43,250 
Fees $61,991 
Sub Total $961,565 
 
Stage 2:  
Construct new green and tee for hole #2  $407,255 
Construct new tees for hole #3. $20,358 
Construct new green on hole #5  $386,897 
Reconstruct five greens $292,811 
Upgrade power supply $100,000 
Reconstruct all tees $142,504 
Replace sand bunkers with grass swales $24,800 
Contingency $69,427 
Fees $99,512 
Sub Total $1,543,565 
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Component Cost 
 
Stage 3:  
Construct golf driving range, and re-alignment of road $1,403,025 
Construct new proshop/club rooms and demolish existing  $1,890,250 
Connect proshop to mains water supply $20,000 
Construct putting green $125,640 
Construct new sealed car park $270,000 
Contingency $187,323 
Fees $268,497 
Sub Total $4,164,735 

  
$6,669,865 TOTAL 

6.5 MANAGEMENT OF THE GOLF COURSE 

No single management model suits all public recreation facilities.  When all options are 
considered and assessments made, the most successful management models are those with 
a highly competent and experienced manager.  It is people that make the model work - it is 
not the actual model that determines success. 
 
In the following chapter addressing financial projections, the underlying assumption is that the 
facility is managed by competent and experienced managers. No assessment is made of the 
current lessee or the capacity of Council to manage the course in-house. 
 
In developing an appropriate management structure for Armadale Golf Course, it must be 
appreciated that: 

1 A nine hole golf course is not a commercially viable venture.  It may be able to operate 
at a financial breakeven level, but will not provide a commercial return to Council.  In 
simple terms the development of the Armadale Golf Course should be viewed in the 
same category as a library or public park.  It is a community asset. 

2 If Council does not believe it is in the business of providing a public golf course, it should 
consider alternative uses of the land.   

3 Armadale Golf Course is a significant Council asset.  As such it has a financial 
responsibility to ensure it is maintained appropriately.  As noted above it is highly unlikely 
that it will generate a commercial return, in fact it may not generate any return to 
Council. In this scenario, Council must decide how best to maintain the golf course.   

4 The private and not for profit sectors tends to operate more cost effectively and cost 
efficiently than public agencies.  Consequently, these sector are likely to operate the 
golf course at a lower cost than direct management by Council.  Council can contract 
the operation of the proshop and maintenance of the course in either a single or 
multiple contracts.  The maintenance element of the contract must recognise the high 
costs to maintain a quality golf course and ensure contractors are adequately 
compensated. Regardless of the management arrangement, Council must allocate 
adequate resources to ensure that the golf course and infrastructure such as the 
irrigation system is maintained appropriately. 

5 Whilst Armadale Golf Course should not be considered as a commercial venture, it 
should be managed in a professional manner, using commercial methods.    
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7  F I N A N C I A L  P R O J E C T I O N S  

This chapter includes financial projections for the golf course based on the premise that the 
golf course is upgraded.  Additional projections have been made for the upgraded proshop 
and proposed golf driving range. 

7.1 GOLF COURSE UPGRADE 

A series of assumptions have been detailed in order to project future financial performance 
of the golf course, following its upgrade. No allowance is made for CPI. 

7.1.1 Income Assumptions 

1 Current annual number of rounds is 9,700. 

2 The ratio of weekend to weekday and concession use will not change from the 2010/11 
occupancy. 

3 Golf revenue will increase in direct proportion to the proportional increase in an 
increase in golf rounds played. 

4 The profit margin for merchandise and food and beverage in the kiosk/proshop will 
remain the same as in 2010/11 ie. 63.8%. 

5 Turnover of merchandise and food and beverages will be directly proportional to the 
increase annual golf rounds. 

6 Revenue from hire of equipment will be directly proportional to the increase annual golf 
rounds. 

7 An allowance of $500 has been provided for miscellaneous income. 

7.1.2 Expenditure Assumptions 

1 The following expenditure estimates are based on actual expenditure in 2009/10 and 
2010/11: 

Accounting Fees    Administration 
Advertising & Promotion   Bank Charges 
Course Equipment   Freight & Delivery    
Fuel     Insurance    
Kiosk Equipment    Loan Payments   
Machinery    Mobile Phone    
Motor Vehicle Expenses   Owners Drawings   
Printing & Stationery   Telephone 

2 Course maintenance and electricity is projected to increase by 30%, based on the 
increase in the size of the greens and tees. 

3 Superannuation is 9% of salaries and wages. No allowance is made for workers 
compensation and payroll tax. 

4 Wages & Salaries has been adjusted up by 130% to allow for increased maintenance of 
greens and tees due to increased size and decreased by 20% as a result of an 
automated irrigation system replacing manual watering of some tees and all fairways. 

5 No allowance has been made for rent/lease payments to Council. 
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7.1.3 Profit and Loss Break Even 

Using the assumptions above, profit and loss projections have been made allowing for various 
increases in the number of golf rounds.  A break even result will occur with 11,686 rounds per 
annum, and increase of 20%. The outcome is summarised in Table 7.1, and compared against 
actual financial outcomes for 2009/10 and 2010/11. 
 

Table 7.1: Break Even Profit and Loss Projections 
 

2009/10 2010/11 Projected  
Income     
Golf Rounds    
Weekend/P Hols $51,280 $66,425 $80,022 
Weekday $45,246 $85,252 $102,703 

$96,526 $151,677 $182,725 Sub Total 
Kiosk – Sales    
Merchandise $5,605 $14,890 $17,938 
F&B $21,011 $31,727 $38,221 
Total Sales $26,615 $46,617 $56,159 
Kiosk purchases $23,173 $29,727 $35,812 

$3,442 $16,890 $20,348 Kiosk Profit 
Hire of equipment $3,729 $5,999 $7,227 
Miscellaneous  $1,605 -$1,248 $500 

$5,334 $4,751 $7,727 Sub Total 
Total $105,302 $173,318 $210,800 
    
Expenditure    
Administration $31,769 $16,672 $25,450 
Salaries $85,375 $100,916 $111,160 
On costs $4,508 $10,288 $10,004 
Maintenance $87,254 $32,039 $39,176 
Loan repayments $27,610 $24,630 $25,000 

$236,515 $184,546 $210,791 Total 
    
Profit and Loss -$131,213 -$11,228 $9 

7.1.4 Profit and Loss Break Scenarios 

The Needs Assessment Report identified adequate demand for a golf course in Armadale to 
result in annual golf rounds in the order of 20,000 per annum. Table 7.2 summarises the 
financial outcome of variations in the number of rounds played. 
 
This table demonstrates that a relatively small increase in the number of rounds played will 
result in a significant improvement in the financial performance of the golf course. 
 
 
 
 
 
 
 
 

Table 7.2: Profit and Loss Scenario Projections 
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Rounds % change Profit/Loss  

Break even  11,686 120% $9 
No increase 9,700 100% -$35,724 
20,000 rounds 20,000 206% $149,665 
12,500 rounds 12,500 129% $14,673 
150% increase 14,550 150% $51,559 

7.2 DRIVING RANGE 

A series of assumptions have been detailed in order to project future financial performance 
of the golf driving range. No allowance is made for CPI. 

7.2.1 Income Assumptions 

1 Price of a bucket of 50 balls is $9.50, which is comparable with the price paid at 
Wembley and Whaleback driving ranges. 

2 The number of buckets sold is based on data included in the Needs Assessment Report, 
supplemented with what appears to be reasonable: 

 
2,800  Golfers in Armadale (2006) 
5,100  Golfers in Armadale (2021) 
3,950  Golfers in Armadale 2012-13 

Social golfers in Armadale 63.0%  
37.0%  "Serious" golfers in Armadale 
1,462  "Serious" golfers in Armadale 

Driving range market in Armadale 75.0% (Proportion who will use a public 
driving range) 

1,096  Driving range market in Armadale 
Leakage 50.0% (proportion who will use driving 

ranges outside Armadale) 
548  Potential market 

Buckets per person per annum 15 Based on what is reasonable 
8,221  Number of buckets sold per annum 

3 Increases in expenditure in the kiosk on food and beverages has been projected based 
on 2010/11 expenditure of $3.27 per golf round played.  It is assumed that a golfer using 
the driving range will spend 50% of this amount, based on what is considered to be 
“reasonable”. 

7.2.2 Expenditure Assumptions 

1 An allowance of 10% of the following expenditures has been provided to manage and 
operate the driving range: 

Accounting Fees    Administration 
Advertising & Promotion   Bank Charges 
Course Maintenance   Freight & Delivery    
Fuel     Insurance    
Machinery    Mobile Phone    
Printing & Stationery   Telephone 

2 Course Equipment has been increased by 10% to take account of an increase in 
maintenance due to the additional area to be maintained plus an allowance of 7.5% 
of revenue to purchase new balls. 
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3 Loan Payments includes lease payments for a ball retrieval machine valued at $15,000, 
and repaid over 5 years at an interest rate of 8% per annum, with no residual. 

4 Wages have been increased to include one person employed on a casual basis for 2 
hours per day to retrieve golf balls, and paid $21 per hour. 

7.2.3 Driving Range Profit and Loss Projections 

Using these assumptions, profit and loss projections have been prepared for the proposed 
golf driving range.  Table 7.3 shows that the driving range is projected to be profitable, under 
these assumption, generating a profit of $39,743. 
 

Table 7.3: Driving Range Profit and Loss Projections 
 

Projected  
Income   
Kiosk - Sales  
F&B $13,445 
Total Sales $13,445 
Kiosk purchases $8,573 
Kiosk Profit $4,871 
Driving Range $78,099 
Total $82,970 
  
Expenditure  
Administration $2,445 
Salaries $25,918 
On costs $2,333 
Maintenance $8,906 
Loan repayments $3,626 
Total $43,227 
  
Profit and Loss $39,743 

7.2.4 Profit and Loss Break Scenarios 

In preparing a base level financial model for the driving range it has been assumed that 8,221 
buckets of balls will be sold each year. To test how robust the financial model is, a series of 
scenarios were tested. Table 7.4 summarises the financial result of these scenarios, which 
indicates that: 

 Less than half of the base model projected buckets sold is required to operationally 
break even (3,983 compared with 8,221). 

 If the number of buckets of balls sold was only 6,000, the profit would drop to $18,915. 
However, if the number of buckets sold increased to 10,000, the profit would also 
increase to $56,431. 

 If the driving range was financed by a loan repayable over 20 years at an interest rate 
of 8%, the annual repayment will be $138,432.  This can be covered by the driving 
range if 18,742 buckets were sold.  

Table 7.4: Driving Range Profit and Loss Scenarios 
 

 Buckets % change Profit/Loss 
Base model 8,221 100% $39,743 
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Break even 3,983 48% -$8 
Repay loan $1.4m 18,742 228% $138,432 
6000 buckets 6,000 73% $18,915 
10,000 buckets 10,000 122% $56,431 

 
This analysis indicates that the golf driving range has the potential to be a profitable venture, 
and will complement the golf course. 

7.3 COMBINED FINANCIAL PROJECTIONS 

Table 7.5 summarises the operating profitability of a fully redeveloped Armadale Golf Course 
under the assumptions detailed above.  It combines the golf course and driving range 
financial results. 
 
Under the assumptions specified the redeveloped golf course will operate at a profit of 
$39,753.  The scenario analysis indicates that this result may be readily achievable with 
competent management and marketing of the facility. 
 

Table 7.5: Combined Profit and Loss 
 

Projected  
Income   
Golf Rounds  
Weekend/P Hols $80,022 
Weekday $102,703 
Sub Total $182,725 
Kiosk - Sales  
Merchandise  
Food & Beverage $51,666 
Total Sales $69,604 
Kiosk purchases $44,385 
Kiosk Profit $25,219 
Hire of equipment $7,227 
Miscellaneous  $500 
Driving Range $78,099 
Sub Total $85,826 
Total $293,770 
  
Expenditure  
Administration $27,895 
Salaries $137,078 
On costs $12,337 
Maintenance $48,082 
Loan repayments $28,626 
Total $254,017 
  
Profit and Loss $39,753 

7.4 FINANCIAL IMPLICATIONS FOR COUNCIL 
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The preceding discussion regarding the projected financial performance of the Armadale 
Golf Course indicates that a 20% increase in the number of round splayed is required for the 
golf course to be operated on a break even basis. 
 
Given the current condition of Armadale Golf Course it is unlikely to operate at a financial 
break even without an upgrade.  If an upgrade occurs, potential exists to substantially 
increase the  number of rounds played, and hence increase its profitability.  
 
Development of a golf driving range has the potential be a commercial venture.  It may be 
sufficiently attractive to the private sector to result in a financial investment. From Council’s 
perspective this would spread its financial exposure and hence risk.  However, it is important 
to maintain the nexus between the golf course and driving range. In other words a cross 
subsidy arrangement could apply. 
 
As can be seen from the order of cost estimates, developing golf courses and driving ranges 
are relatively expensive exercises.  It is likely that any future development will occur over a 
number of years. The priority must be the upgrading of the golf course, which are the items 
specified in Stages 1 and 2.  Once the works are completed the financial situation is 
projected to improve. However, a return to Council in the form of rent is likely to be minimal. 
 
In other words Council can expect to have an ongoing financial commitment to operating 
the golf course in the foreseeable future.  Once it is profitable, a rent in the form of “profit 
share” may be appropriate. 
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A P P E N D I X  A :  Q U A N T I T Y  S U R V E Y O R  E S T I M A T E S  
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28 May 2012 
 
 
SGL Consulting Group 
2a Mellor Street 
WEST BEACH SA  5024 
 
 
Attention: Mr Phillip Gray 
 Managing Director 
 
Dear Phillip, 
 
ARMADALE GOLF COURSE REDEVELOPMENT 
ORDER OF COST ESTIMATE 
 
As requested, we have prepared an Order of Cost Estimate for the proposed  
Armadale Golf Course Redevelopment. We refer you to the attached Detailed 
Order of Cost Estimate which further defines the proposed scope of works and 
associated costs. 
 
We summarise the Order of Cost Estimate as follows: 
 
Order of Cost Estimate Summary 
 
 Course Works $1,647,000 
 Practice Facilities $877,000 
 Buildings & Roadworks $3,026,000 
 Utilities $140,000 
 Contingency $300,000 
 Professional Fees $430,000 

 _________ 
 Total (Excl. GST) $6,420,000 
 
Basis of Estimate 
 
This Order of Cost Estimate assumes the work will be undertaken by suitably sized 
building and civil works contractors under competitive tendering conditions using a 
standard building contract. 
 
This estimate should not be used as a comparison to tenders received at any future 
date and it is recommended that further cost planning is undertaken with the 
development of documentation to ensure that any budgetary constraints are met. 
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Escalation Provision for Feasibility 
 
As requested, we have excluded escalation in this estimate as it is unclear exactly 
when the works will be undertaken. 
 
It is recommended that escalation allowances be reviewed to reflect changing 
market conditions with the passage of time. 
 
Current trends and market activity indicate the level of escalation in Perth in the 
upcoming years will be in the order of; (Compounded annually); 
 
 2012  + 5% 
 2013  + 5% 
 2014  + 6% 
 
 Escalation over the construction period will need to be considered, but at a reduced 
rate to reflect expenditure. As a rule of thumb we recommend that the escalation required 
over the construction period is reduced by 60% to reflect the cashflow. 
 
Documents / Briefings 
 
In the preparation of this Order of Cost Estimate we have used the following 
documentation provided to our Office: 
 
 Woodhead Architects Site Plan SK1 dated 7 May 2012 
 Woodhead Architect’s Ground Plan Clubhouse Plan SK3 dated 8 May 

2012 
 SGL Memorandum dated 16 May 2012 
 Discussions with Phil Gray of SGL 
 
Exclusions 
 
In the preparation of this Order of Cost Estimate we have specifically excluded the 
following items, which may require further consideration when preparing an overall 
project feasibility study: 
 
 Excavation and Removal of Contaminated Spoil 
 Upgrade and/or relocation of existing site services over and above current 

estimate allowances 
 Escalation 
 Site Signage, bins, sand replenishment bins, golf ball washers, etc. 
 Retaining walls to tee blocks 
 Upgrade of paths connecting green to tee blocks 
 Dividing panels to range tee off points 
 Site fencing 
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Exclusions (cont.) 
 
 Shelter to driving range 
 Roadway lighting 
 Loose furniture and Specialist Equipment 
 Goods and Services Taxation 
 
We trust this Report is of assistance, however, should you require any further 
information or clarification please do not hesitate to contact our office. 
 
Yours faithfully, 

 
 
 
 
 

 
 
Andrew Knowles 
Associate 
Rider Levett Bucknall 
Andrew.Knowles@au.rlb.com 
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