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8.1 NORTHERN CBD PROJECT STAGE 1 PRUDENTIAL REVIEW - PHASE 1 

ENDORSEMENT 
 
Contact Person: Mr James Pollock  
 
 
Why is this matter confidential? 

 
Subject to an order pursuant to Section 90 (3) (b) of the Local Government Act 1999, this 
matter is confidential because information the disclosure of which could reasonably be 
expected to confer a commercial advantage on a person with whom the council is 
conducting, or proposing to conduct, business, or to prejudice the commercial position of the 
council. 
 
 
A. COUNCIL/COMMITTEE TO MOVE MOTION TO GO INTO CONFIDENCE 

 
No action – this motion passed in the open section. 
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B. THE BUSINESS MATTER 
 

8.1 NORTHERN CBD PROJECT STAGE 1 PRUDENTIAL REVIEW - PHASE 1 
ENDORSEMENT 

 
See Attachment No: 1.  Northern CBD Stage 1 Prudential Report 
 
 
Why is this matter before the Council or Committee? 
 

Matters which cannot be delegated to a Committee or Staff. 
 
 
Purpose 

 
For Council to endorse the prudential review of the Northern CBD Project, and to approve 
commencement of Phase 1 infrastructure, services, Prince George Plaza and streetscapes, 
creating allotments ready for multi-storey mixed-use development.  
 
 

STAFF RECOMMENDATION 
 
1. Council receive the Prudential Report (Attachment 1) prepared by BRM Holdich for the 

Northern CBD Project Stage 1, pursuant to Section 48(2) of the Local Government Act 
1999. 

 
2. Council endorse Phase 1 of the project to commence, being the construction of 

infrastructure, services, Prince George Plaza and streetscapes, creating allotments ready 
for multi-storey mixed-use development. The impact of which is a commitment of 
$2,406,000 (equivalent to $370,000 operating) in the 2016/2017 budget. 

 
 

 
 
Relevance to Strategic Plan 
 
Strategy 3. Elizabeth, Adelaide’s northern CBD 
Outcome 3.1 Provision of CBD facilities and services 
 
 
Relevance to Public Consultation Policy 

 
There is no need for Council to undertake public consultation for this matter.  
 
Background 
 
Repositioning Elizabeth as the CBD of the north will significantly improve the wellbeing of 
residents in northern Adelaide by increasing services, economic diversity, and housing 
choice.  
 
The Northern CBD lighthouse project will initiate the transformation of the Elizabeth Regional 
Centre from a car dominated shopping centre to a contemporary, environmentally 
sustainable metropolis, providing a full range of services as the CBD of the North. The 
project is also a catalyst for the Urban Renewal lighthouse project and if successful the 
increase in land value in the Northern CBD will have a flow on effect in the surrounding 
suburbs stimulating private investment. Phase 1 of the project will begin this transformation 
by transforming under used land south of the Civic Centre into a site ready for urban 
development. 
 

http://www.playford.sa.gov.au/webdata/resources/files/Public%20Consultation%20Policy%20Endorsed%20Dec%202013.pdf
http://www.playford.sa.gov.au/webdata/resources/files/Public%20Consultation%20Policy%20Endorsed%20Dec%202013.pdf
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The Playford Community Vision 2043, and 5 year Strategic Plan set the strategic vision for 
the Northern CBD Project. For the last two years Council staff has worked with experts and 
the development industry to determine the best way of achieving this vision.  
 
The expression of interest process undertaken in 2014 and other feedback from the industry 
has shaped our current approach to deliver Phase 1 infrastructure, services, Prince George 
Plaza and streetscapes, creating allotments ready for multi-storey mixed-use development. 
Council was successful in its bid for $2.75m from the Commonwealth Government through 
the Nation Stronger Regions Fund to provide 50% of the cost of these works. 
 
Section 48 of the Local Government Act 1999 requires that Council has an independent 
Prudential Review undertaken for projects that are likely to exceed $4m. 
 
 
Analysis of Issues 

 
Prudential Review 
 
BRM Holdich has undertaken a Prudential Review (Attachment 1) for the Northern CBD 
Project Stage 1 in accordance with the Local Government Act 1999. The report covers 
Council’s big ticket items in the project divided into three distinct phases: 
 
Phase 1 – Infrastructure. 
Phase 2 – The Grenville Centre redevelopment. 
Phase 3 – The multi-deck car park. 
 
The Prudential report is an independent analysis of the project, and looks at the project from 
a commercial standpoint.  
  
As defined in Section 48(2) of the Local Government Act 1999, the following legislative 
requirements have been addressed in the Prudential Report (Attachment 1) prepared by 
BRM Holdich: 
 

(a) The relationship between the project and relevant strategic management plans; 
(b) the objectives of the Development Plan in the area where the project is to occur; 
(c) the expected contribution of the project to the economic development of the local 

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

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

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

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

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

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

(i) the most appropriate mechanisms or arrangements for carrying out the project. 
 
 
With regard to the above legislative requirements, the findings and conclusions of the 
Prudential Report are summarised below; 
 



Strategic Planning Committee Agenda 6 08 March 2016 
 

 

a) The Northern CBD Project Stage 1 is in line with the Playford Community Vision and 
the Strategic Plan. 

b) The Northern CBD Project Stage 1 is consistent with the principles of development 
control for the zones. 

c) The economic activity from the Northern CBD project Stage 1 is expected to generate 
an increase in economic output of over $101 million from the investment of $46 
million. The Project will also have an impact of up to 261 jobs through direct, industrial 
and consumption effects. The Project will not impact on related businesses nor will it 
hinder competition. 

d) Community consultation for the Northern CBD Project Stage 1 has been undertaken 
as part of the Playford Strategic and Annual Business Planning processes and as 
such, the community has had the opportunity to influence the project. The community 
will be afforded further opportunities to do so during the development assessment 
process. 

e) Stage 1 of the Northern CBD Project is expected to generate a rates income 
commencing at approximately $0.108 million per annum. 

f) Council’s Asset Management Plan will need to be updated to reflect the increased 
value and operating costs of the Grenville Community Centre and multi-deck car park. 
The increase in recurrent cost is estimated to be $3.2 million over a 10 year period. 

g) Based on the 2015/16 Long Term Financial Plan, it is expected that Playford will 
remain within target ranges relating to financial sustainability indicators for the 
Operating Surplus and the Operating Surplus Ratio. 

h) A high level risk assessment has been undertaken in accordance with the Playford 
Policy to identify any risks associated with the Northern CBD project. The risk register 
should be updated progressively as the project is implemented. 

i) Playford has identified and implemented appropriate procurement arrangements for 
the Northern CBD Project Stage 1 consistent with the Playford Procurement Policy. 

 
Phase 1 
 
After considering advice from consultants, industry experts and the Department of Planning, 
Transport and Infrastructure (DPTI) Council staff have refined the concept plan to the point 
that it is now ready to be documented for construction. A consultant has been engaged to 
undertake this detailed documentation ready for construction.   
 
A decision to endorse Phase 1 will commit Council to approving the Northern CBD budget 
bid for 2016/2017 for $2,406,000 (equivalent of $370,000 operating). These funds are 
required to match the Commonwealth National Stronger Regions Funding as some of the 
funds from 2015/2016 were used to purchase land. 
 
It is anticipated that Phase 1 works will commence mid 2016 with an estimated six month 
construction period.   
 
Phase 2 and 3 
 
Given the level of investment required by Council to meet the full potential of the project, a 
decision was made to break the project into its three distinct phases and programme over a 
five year period. ‘Phase 2 - Grenville Centre redevelopment’ and ‘Phase 3 - multi-deck car 
park’ are included in the Prudential Review and in capital expenditure forecasts, however it 
was considered prudent to give Council the opportunity to consider whether to approve each 
phase progressively. Future budget bids and resolutions will be sought from Council for these 
phases. 
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Options 

 
Option 1 
 
1. Council receive the Prudential Report (Attachment 1) prepared by BRM Holdich for the 

Northern CBD Project Stage 1, pursuant to Section 48(2) of the Local Government Act 
1999. 

 
2. Council endorse Phase 1 of the project to commence, being the construction of 

infrastructure, services, Prince George Plaza and streetscapes, creating allotments ready 
for multi-storey mixed-use development. The impact of which is a commitment of 
$2,406,000 (equivalent to $370,000 operating) in the 2016/2017 budget. 

  
Option 2 
 
1. Council does not accept the Prudential Review for the Northern CBD Project. 
 
2. Council does not endorse Phase 1 to commence. 
 
 

 
Analysis of Options 

 
Option 1 
 
This option will mean that Council accepts the favourable independent Prudential Review for 
Council’s planned contributions to the Northern CBD Project. It will “green light” Phase 1 of 
the project being the construction of infrastructure, services, Prince George Plaza and 
streetscapes, creating allotments ready for multi-storey mixed-use development, to 
commence. 
 
A future resolution and funding is required from Council to ‘green light’ Phase 2 Grenville 
Centre Redevelopment and Phase 3 – Multi-deck car park. 
 
Option 2 
 
This option will mean that Council does not support the current direction of the project and 
wishes to provide an alternative direction for the project. 
 
 
Financial Implications 
 
The Prudential Report (Attachment 1) provides a detailed assessment of the financial 
implications of the project for Council. Most immediately the endorsement of Phase 1 will 
commit Council to the Northern CBD budget bid for 2016/2017 of $2,406,000 (equivalent to 
$370,000 operating). Future resolutions and budget bids will be required to fund Phase 2 -
Grenville Centre redevelopment and Phase 3 – multi-deck car park.  
 
 
Preferred Options and Justification 

 
Option 1 is the preferred option because it will recognise the independent Prudential Review 
supporting the overall Northern CBD Project, and it will ‘green light’ Phase 1 to commence. 
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C. COUNCIL/COMMITTEE TO DECIDE HOW LONG ITEM 8.1 IS TO BE KEPT IN 
CONFIDENCE 

 
 
Purpose 

 
To resolve how long agenda item 8.1 is to be kept confidential. 
 
 

STAFF RECOMMENDATION 
 

That pursuant to Section 90(2) and Section 91(7) of the Local Government Act 1999 the 
Council orders that the following aspects of Item 8.1 be kept confidential: 
 

 Report for Item 8.1 until September 2016. 

 Attachment(s) for Item 8.1 until September 2016. 

 Discussion for Item 8.1 until September 2016. 

 Decision for Item 8.1 until September 2016. 

 
 

 
 
Options 
 
Option 1 
 
That pursuant to Section 90(2) and Section 91(7) of the Local Government Act 1999 the 
Council orders that the following aspects of Item 8.1 be kept confidential: 
 

 Report for Item 8.1until September 2016. 

 Attachment(s) for Item 8.1 until September 2016. 

 Discussion for Item 8.1 until September 2016. 

 Decision for Item 8.1 until September 2016. 

 
Option 2 
 
The Council/Committee determines a different timeframe for any “in confidence” aspects of 
agenda item 8.1 to remain in confidence. 
 
 

 
Analysis of Options 

 
Option 1 
 
This item is excluded from the public on the basis that it relates to Section 90 (3) (b) of the 
Local Government Act 1999. 
 
It will be appropriate to release the report and attachments in six months (September 2016). 
By this time Council would have approached the market with the first land release, therefore 
there is no longer any need to keep the commercial land values in confidence. 
 
Option 2 
 
The Council may determine that certain or all aspects of agenda item 8.1 remain in 
confidence. 
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