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Executive Summary 
The Alderbury Sports Ground is one of the Towns most highly valued sporting reserves having been used for 
Hockey, Cricket, 'T'-ball and school sporting carnivals for decades.   

The Alderbury Sports Ground Master Plan was developed following Councils' receipt of the Alderbury Sports 
Ground Needs Analysis in August 2017 where approval was granted to develop a master plan for the future 
development of Alderbury Sports Ground (CR17.129). The recommendation endorsed by the Town of 
Cambridge at the Ordinary Council Meeting on 22 August 2017 was: 

(i) the Alderbury Sports Ground Needs Analysis Report be received;  

(ii) a site survey be undertaken prior to commencing the further development options; 

(iii) subject to a satisfactory outcome on (ii) above, two development options are investigated as 
follows:  

Option 1) all potential recommended developments outlined in the Needs Assessment 
Report including a repositioned integrated clubhouse together with a synthetic turf and 
associated infrastructure.  

Option 2) all potential recommended developments outlined in the Needs Assessment 
Report including a repositioned integrated clubhouse but excluding the synthetic turf and 
associated infrastructure.  

(iv) both Option 1 and 2 will explore the developments with or without a Men's Shed;  

(v) a cost/benefit analysis be undertaken on a redeveloped or revamped clubhouse facility, with or 
without a Men's Shed, being built on the combined footprint of the existing clubroom and change 
room/toilet block;  

(vi) level of funding by the various major stakeholders - YMCA Coastal City Hockey Club, the 
Subiaco-Floreat Cricket Club and the Cambridge Rotary Club be determined in relation to any future 
development at the Alderbury Sports Ground.  

The analysis of development options identified potential issues and mitigation measures for the development 
of a synthetic hockey turf, Men’s Shed and clubhouse building.  Advice from councilors via a Council Forum 
and officers of the Town of Cambridge was sought on the potential community acceptance or otherwise of 
each potential development.  After the completion of the assessment process it was subsequently concluded 
that a limited development option excluding a synthetic hockey turf and redeveloped sports clubhouse be 
considered. 

In relation to the Men's Shed, the preferred location now is at the Lake Monger Recreation Club as decided by 
Council at their April 2018 meeting (CR18.53). Therefore, any development of a Men's Shed building at the 
Alderbury Sports Ground will not be further examined on the grounds that the facility is to be part of the Lake 
Monger Recreation Club precinct. 

The Master Plan has been subsequently developed which principally focusses on the replacement of the 
existing toilet/ change room building with a more efficient and functionally appropriate public sports amenity 
building to service the needs of all users on site and mitigate anti-social behaviour. In addition, cricket training 
nets, upgraded floodlighting infrastructure, off-leash dog exercise area, and other reserve embellishments as 
identified through the needs assessment consultation process have been incorporated.   

The Master Plan components can be found at page 48 and it is recommended that the Town support the 
development of Option N and the following design components: 

- Existing YMCC Clubhouse/Pavilion Retained 

- Replacement Toilet/Change room Facilities/Sports Amenity Building 

- Three Cricket Training Nets 
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- Enhanced Boundary Pathways 

- Seating 

- Tree Planting along pathways 

- Additional Skate Park Precinct Infrastructure including a universal access toilet and small play facility. 

- Replacement and Upgrading of Existing Floodlighting 

- Low level lighting adjacent to pathways and to car parking areas. 

- Replacement of Existing Playground to South of Existing Scouts and Guides Building 

- Existing Car Parking Retained 

- Off-leash Dog Walking Area 

The overall cost of the master plan is $4.190M. 

This can be broken down into the following development options: 

- Replacement Toilet/Change Room Facility (Sports Amenity Building) $2,828,899 

- Sports Infrastructure      $644,325 

- Community Recreation Infrastructure    $319,585 

- Skate Park Precinct Infrastructure     $261,954 

- Dog Exercise Area      $135,268 

The detailed master plan and concept floor plan for the sports amenity building (including changing room, kiosk 
and public toilet components) can be found at Appendix A (page 53 and 54) and detailed costs at Appendix B 
(page 55). 

.  
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1. Master Plan Development 
The Needs Analysis to establish the requirements of existing sporting groups, users and the local community 
was undertaken in 2017 and reported to Council in August 2017 where approval was granted to develop a 
master plan for the future development of Alderbury Sports Ground.  This report identifies the process which 
was undertaken and clarifies the recommended approach with regard to future development of the sporting 
reserve.  This section provides an overview of the study area and recaps on the outcome of the needs 
analysis.  

1.1 Alderbury Sports Ground: The Study Area 
Alderbury Sports Ground is the area of land shaded in red at figure 1.  The site is owned by the Town freehold 
and designated for Parks and Recreation under the Metropolitan Regional Scheme.  The ground is currently 
the home to a number of sporting organisations including cricket and hockey and is used for Tee-Ball, school 
sports events and other casual sports activities. In addition, the broader sporting reserve provides an area 
used by the local community for passive and active informal recreational use and dog exercising.  It does not 
include the adjacent Perry Lakes Reserve. 

Figure 1: Alderbury Sports Ground 

 

1.2 The Outcome of the Needs Analysis Process 
The needs analysis process included an assessment of the current built infrastructure and layout of the 
sporting reserve, including its use for informal community recreation purposes.  It also included consideration 
of previous site and facility development options which were raised by sports and community organisations to 
establish the most appropriate development options for the site. 
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The process adopted in the development of the needs analysis and the subsequent master planning phase is 
identified below (dark green - needs analysis completed; light green - master plan components completed; and 
orange - master plan components outstanding) - : 

 

 

  

 

 

 

 

The need analysis identified the following considerations and development opportunities associated with the 
current sports ground infrastructure: 

- The skate park: A well-used facility which would benefit from the addition of ablutions adjacent and 
also the provision of additional passive infrastructure for families of younger children who need to be 
supervised in undertaking the activity. 

- Seating, play equipment and shade can be improved significantly to enhance and facilitate greater 
social interaction. 

- The current YMCC clubhouse/pavilion facility is small and does not provide the level of flexibility 
necessary to facilitate the growth of sport on the sporting reserve. The clubhouse/pavilion building 
has limited functional space and lacks the flexibility to be used by multiple community users at any 
one time. 

- Other user groups either have no access to infrastructure or limited access to the adjacent 
changing/ablution facility.  This facility is of a substandard and there are issues associated with anti-
social activity which need to be addressed.  Ideally the building should be removed and incorporated 
within one multi-purpose building servicing community and sporting needs. 

- The scouts and guides building, being a relatively newer addition, which has recently been 
extended does meet the requirements of its intended purpose and provides flexibility to enable a 
number of functional uses to be undertaken concurrently.   
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- The playing surfaces are recognised as being of a high quality and provide excellent and 
unencumbered playing and training capability. It is important to facilitate the continued and extended 
use of this high-quality infrastructure to facilitate the growing needs of sporting groups. 

- Signage within the site would benefit from a level of continuity at the Sports Ground entry points.  

- There is extensive car parking across the broader Perry Lakes Reserve and surrounding road 
network.  Effective traffic management would however need to be considered and implemented at 
high use times. 

- Whilst there is a reasonable level of tree cover, it could be enhanced to provide greater shade in 
the southern portion of the site. 

- Whilst there is floodlighting throughout the site for both sporting activities and social use, it is 
poor and all are in need of replacement. 

An initial targeted consultation process with sporting club, users and immediate local residents identified 
21 development options to be considered in greater detail.  These included: 

1. More shade shelters throughout the Reserve 

2. A redeveloped clubhouse facility to service the needs of sporting groups currently using the reserve 
within the existing Hockey building footprint 

3. A redeveloped clubhouse facility to service the needs of sporting groups currently using the reserve in 
an alternative location to the current clubhouse area. 

4. The removal of the existing toilet block and replaced with a modern contemporary design 

5. The development of a Men’s Shed at the reserve 

6. The development of a synthetic hockey turf with floodlighting 

7. Provision of additional floodlighting on the reserve to potentially increase sporting use 

8. Provision of additional lighting in the car parking area and adjacent to road access/ footpaths to 
increase safety for users at night. 

9. Better access to the reserve and associated infrastructure for people with disability 

10. Improved and extended car parking 

11. Walking and cycling paths 

12. Additional small sided soccer/hockey pitches in the South-East portion of the site to service junior and 
school sports development. 

13. Introduction of a kiosk on the reserve 

14. Increased seating and social infrastructure in and around the reserve 

15. Introduction of cricket nets to the reserve, 

16. A multi-purpose meeting / activity spaces / club room located within a new facility to serve broader 
community needs 

17. Increased fitness and outdoor gym facilities 

18. More shade trees 

19. Dedicated dog walking areas 

20. More children’s play equipment 

21. Removing some unused lawn areas to provide more native vegetated areas. 
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All of these options were tested through a community consultation process.  It became clear that whilst there 
was relative support for the majority of development options, respondents were opposed to removing unused 
lawn areas to provide more native vegetated areas.  The replacement/redevelopment of the toilet block was 
strongly supported.  The development of a Men’s Shed at Alderbury Sports Ground was received positively, 
although there is undoubtedly strong opposition locally to the development.  In addition, there were 
diametrically opposed views in respect of 2 specific development options.  These included: 

- The development of a synthetic hockey turf with floodlighting 

- A redeveloped clubhouse facility to service the needs of sporting groups currently using the reserve in 
an alternative location to the current clubhouse area. 

The needs analysis specifically identified a need for both of the contentious development options and as a 
result, the council recommendation on 22nd August 2017 endorsed the following: 

(i) the Alderbury Sports Ground Needs Analysis Report be received;  

(ii) a site survey be undertaken prior to commencing the further development options; 

(iii) subject to a satisfactory outcome on (ii) above, two development options are investigated as 
follows:  

Option 1) all potential recommended developments outlined in the Needs Assessment 
Report including a repositioned integrated clubhouse together with a synthetic turf and 
associated infrastructure.  

Option 2) all potential recommended developments outlined in the Needs Assessment 
Report including a repositioned integrated clubhouse but excluding the synthetic turf and 
associated infrastructure.  

(iv) both Option 1 and 2 will explore the developments with or without a Men's Shed;  

(v) a cost/benefit analysis be undertaken on a redeveloped or revamped clubhouse facility, with or 
without a Men's Shed, being built on the combined footprint of the existing clubroom and change 
room/toilet block;  

(vi) level of funding by the various major stakeholders - YMCA Coastal City Hockey Club, the 
Subiaco-Floreat Cricket Club and the Cambridge Rotary Club be determined in relation to any future 
development at the Alderbury Sports Ground.  

Following the needs analysis it was determined the Men's Shed facility at Alderbury Sports Ground will no 
longer be pursued by the Rotary Club of Cambridge with their preferred location now at the Lake Monger 
Recreation Club, CR18.53, April 2018 refers. 

Subsequent sections to this report identify the development options considered and the approach taken to 
refine all aspects prior to putting forward a preferred option for consideration by stakeholders and the general 
community.  
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2. The Initial Design Assessment Process 
The following section identifies the approach taken in proofing the site up for various elements of the overall 
site development. Initially a review was undertaken of the constraints on site and the potential locations of a 
turf facility to ascertain the least visually obtrusive location, also having regard to the potential re-location of a 
clubhouse facility. 

2.1 Alderbury Sports Ground: Current Site Constraints  
An initial assessment of Alderbury Sports Ground highlighted the existing stormwater network and implications 
in relation to the bushfire planning requirements.  The analysis identified two existing stormwater pipes of 
900mm diameter which traverse the site in a northeast to southwest direction and newly installed stormwater 
drainage from the skatepark.  This is shown in Figure 2 below. 

Figure 2: Current Stormwater drainage position at Alderbury Sports Ground 

 
The bushfire prone mapping indicated that part of the site lies within a ‘Bushfire Prone Zone’ (as shown in 
figure 3 below). 

Figure 3: Bushfire Prone Zone - Alderbury Sports Ground (Source: Town of Cambridge Intramaps) 

 

Red zone indicates 
bushfire prone 
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Within a ‘bushfire prone zone’ under state government legislation, additional planning and building 
requirements may apply to developments.  The legislation which includes the Planning and Development 
(Local Planning Scheme) Amendment Regulations 2015 and new State Planning Policy 3.7: Planning in 
Bushfire Prone Areas (SPP 3.7) became fully operational on 8th April 2016.  The legislation requires 
development applications in designated bushfire prone areas to be accompanied by a Bushfire Attack Level 
(BAL) assessment. When assessing development applications in bushfire prone areas, local governments 
should consider the existing requirements of the local planning scheme as amended by the LPS Amendment 
Regulations 2015, the objectives and policy measures contained in SPP 3.7, and the Guidelines for Planning 
in Bushfire Prone Areas, including the bushfire protection criteria and other bushfire risk management 
measures applicable to the development application. Where all bushfire protection criteria contained in the 
Guidelines for Planning in Bushfire Prone Areas have been met, the development application is considered to 
be compliant with the requirements of SPP 3.7. 

In addition, it was confirmed that Western Australian Planning Commission approval would be required to 
develop a Men’s Shed at Alderbury Sports Ground.  A Form 1 application for approval to commence 
development would need to be lodged with the Town who are then obliged to forward the application with a 
recommendation to the WAPC for determination. As the reserve can be used for Community Groups it is likely 
that the Men’s Shed would fall into that category. 

WAPC's Development Control Policy 5.3 - Use of Land Reserved for Parks and Recreation and Regional Open 
Space recognises that there will be occasions when it may be appropriate to permit incorporated clubs, 
community groups and in some circumstances private business to locate on land reserved for Parks and 
Recreation or Regional Open Space.  The applicant must however demonstrate: 

I. the nature and scale of the proposal is compatible with the use and zoning of surrounding land, the 
nature and purpose of the reserved land and the environmental character of the location; 

II. there is a community need for the proposed facility in the proposed location; 

III. the community and local government(s) support the proposal; 

IV. the proposal can be integrated with other planned facilities and sharing of facilities by more than one 
incorporated club, community group or private business; and  

V. the proposal is consistent with existing and/or proposed land use and management plans. 

In addition to the above, a tree survey was undertaken to clarify the species and relative quality of each tree 
within the sporting reserve to determine the flexibility and options available for future development. 

2.2 Synthetic Hockey Turf Development Options Appraisal  
The development of synthetic hockey turf infrastructure at Alderbury Sports Ground considered 10 alternative 
location options initially and these are shown overleaf at Figure 4.  

The preliminary layouts were used to test a variety of arrangements to be able to determine the best 
positioning for the proposed building, and synthetic playing field in relation to the existing facilities on the site. 
Layouts which would position the building on the East side of the synthetic field were avoided to ensure 
spectators were not looking into the setting afternoon sun. 

The building footprint was based on the combined clubhouse and Men’s Shed facility (~1,000m2). 

The summary of the options, with the positives and negatives are listed against each below: 

Options 1-4: 

- Positions the building within the small pocket of space at the Western corner of the site, with access 
provided from the existing roadway to the South of the reserve; 

- The building in this location would be quite discreet, and the built form wouldn’t impact too heavily on 
the views across the remainder of the reserve; 
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- It creates a strong connection to the existing basketball court, skate park, and the proposed synthetic 
field – but is quite disconnected from the existing cricket pitch; 

- A number of different options are tested, with the building positioned either to the side of the synthetic 
surface (creates ideal viewing from the building), and at the end of the pitch (which doesn’t provide 
ideal viewing.) 

Options 5 – 9: 

- Positions the building to the N & N/E of the existing skatepark, with access provided from Perry Lakes 
Drive; 

- The building in this location would be more visible for the resident’s that live to the East side of the 
reserve; 

- Similar to Options 1-4, the building in this general location creates a strong connection to the existing 
basketball court, skate park and proposed synthetic field, but is still quite disconnected from the 
cricket pitch; 

- Once the synthetic field starts moving too far North, it begins to impact on a number of existing trees 
– which is assumed wouldn’t be too desirable; 

- A number of scenarios with the building positioned side on to the synthetic fields, and at the end of 
the field. 

Option 10: 

- Positions the building to the South side of the reserve, with access provided from the existing 
roadway to the South of the reserve; 

- The built form is discreet from views for the residents to the East; 

- It creates a strong connection to the existing cricket pitch, and proposed synthetic field, but becomes 
more isolated from the existing skate park & basketball court; 

- The spectator position from the building is somewhere between side and end viewing. 

It became clear during this process that the positioning of the turf would have a detrimental impact on the 
provision of grass pitches within the reserve and potentially result in a reduction of available playing space.  It 
also became evident that, if the stormwater drain were to be avoided, the impact on the clubhouse would be 
significant, resulting in a detachment from the main turf and pitch infrastructure.  At this stage, the design team 
were seeking, as far as practicable, to position the clubhouse facility centrally within the site to improve the 
relationship with all pitches and serviced sports and the skate park. In every option a compromise would need 
to be considered in relation to accessibility, visual impact and servicing (of the clubhouse and turf). 
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Figure 4: Alternative Turf Positions within Alderbury Sports Ground 
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As a result of the initial analysis it became clear that irrespective of where the turf was to be placed, it would 
compromise the use of a pavilion and impact upon rectangular grass pitch provision.  Further analysis was 
then undertaken of where the hockey turf and associated pavilion could go on site, if it were to be 
considered acceptable. 

A further 3 detailed layouts were considered in what were thought to be the least visually obtrusive areas of 
the site.  These are provided at Figure 5, 6 and 7 and specifically focus on the location of the turf and its 
servicing via an extended clubhouse facility (which could include a clubhouse facility for all sporting clubs 
using the reserve) and in addition a Men’s Shed.  In summary these options incorporated the following: 

 OPTION A 

• 7No hockey fields indicated (1No synthetic & 6No turf); 

• The club house is positioned with close proximity to the southern edge of the site, equidistant 
between the synthetic field and cricket pitch; 

• Synthetic field is rotated 22 degrees from North; 

• This layout provides for viewing in a general N/W & N/E direction, although viewing from the bottom 
line of the fields as opposed to side on. 

Commentary: This is not an ideal situation as the relationship to the pitches is poor 

OPTION B 

• Similar to Option A, although the Clubhouse building is rotated 90 degrees and extended further 
into the site; 

• 7No hockey fields indicated (1No synthetic & 6No turf), although field No.2 is moved further North 
to allow the building to extend further into the site; 

• This layout provides more visibility to the side of the playing fields, rather than from the bottom line; 

• In achieving this however, spectators may be looking into the afternoon sun when viewing the 
synthetic field from the proposed building. 

Commentary: The relationship to the pitches is improved but still not a great solution 

OPTION C 

- 6No hockey fields indicated (1No synthetic & 5No turf); 

- The synthetic field is maximised to the 30-degree rotation from North, with the Club House 
following the same rotation; 

- The Club House is located further towards the centre of the site, to capitalise on side viewing to the 
synthetic field and cricket pitch; 

- The additional rotation of the field and building removes some of the viewing in west direction and 
allows for a more N/W viewing angle.  

Commentary: Option C provides the best solution but still not an optimum provision. It also raises the issue 
of where the car parking should go (tight to the existing court with path access to the pavilion) and also 
whether it may be preferential to locate the clubhouse to the north adjacent to Perry Lakes Drive.
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Figure 5: Alderbury Sports Ground Option A 
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Figure 6: Alderbury Sports Ground Option B 

 



16 
 

 

Figure 7: Alderbury Sports Ground Option C 
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Importantly, in all of the three development options the resultant outcome was considered to neither 
meet the needs of the hockey club and nor the requirements of the Men’s Shed without impacting 
adversely on the amenity of the sports ground and its current use.   

Of the key considerations, the most critical were the visual intrusion and potential loss of amenity to the 
surrounding area and users of the sports ground.  Additional 
research was undertaken on current turf hockey facility 
developments to ascertain the full extent of the infrastructure 
required and potential loss of amenity.  The most recent turf 
hockey development has been undertaken at Warwick Hockey 
Club at 86 Lloyd Drive the City of Joondalup where a new 
clubhouse and fenced turf facility has been provided within a 
sporting precinct surrounded by protected bushland in 2017.  
The extent of development is limited by the surrounding 
bushland to two grass pitches and one synthetic turf.  The 
important considerations related to this development include: 

- The extent of floodlighting required to provide sufficient 
coverage of the surface (at 500lux). 

- The provision of a low limestone wall (2 blocks high) to 
prevent balls travelling beyond the playing surface run-
off area. 

- High level mesh fencing located behind the goals to 
contain high shots within the playing surface. 

- Lower level fencing (black) on the sidelines above the limestone wall (approximately 1m in height) 
with additional high-level fencing behind the small sided hockey pitches located across the main 
pitch (3No.). 

- The centralized pavilion which provides viewing capability over all pitches and access to substantial 
maintenance storage at its southern end.  The building provides a kiosk, bar and function room, 
unisex changing facilities, offices and meeting rooms  

The visual impost of the turf development can be seen at figure 8 when taken from the side of the pitch.  
This shows the fencing largely obscured by the surrounding bushland. 

Figure 8: Warwick Hockey Turf 
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Bunbury Hockey Stadium located at Hay Park in Bunbury provides 2 turf hockey pitches and in addition has 
the capability of utilising up to a further 11 full sized grass pitches (shared with the adjacent rugby and 
soccer clubs).  To minimise the visual intrusion of the turf and to provide elevated spectator accommodation 
the turfs are set within a banked surround.   

Figures 9 and 10 below shows the visual impact of the turf developments when viewed from within the Hay 
Park Sporting Reserve.  It is to be noted that the main visual impost related to the floodlighting to ensure 
adequate lighting coverage across the two turfs is maintained (at 500lux).  The level of fencing around the 
turf is minimized through the development of a limestone wall which is 5 blocks high.  Catch fencing is 
provided behind the goals. 

Figure 9: Bunbury Hockey Stadium Turf with surrounding banking 

 

Figure 10: Bunbury Hockey Stadium Turf viewed from within the Hay Park Sporting Reserve 
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The developments at both Warwick and Bunbury have a number of aspects which are relevant to the 
development at Alderbury Sports Ground: 

- Both sites are surrounded by protected bushland.  In the case of the Bunbury site this lies adjacent 
to the south west sports centre on the eastern edge of Hay Park Sporting Precinct.  At Warwick, the 
bushland is located around the perimeter of the site. 

- Fencing around the turf is limited to high level fencing behind the goals and low-level fencing/block 
limestone wall to keep balls within the playing surface. 

- The fencing is generally obscured against the backdrop of the bushland.  The main visual 
imposition relates to floodlighting which extends above the tree canopy. 

- The artificial turf is generally obscured when viewed from a distance within each reserve. 

- Minimal spectator accommodation is required to service both sites.  These are built into the banking 
or through the introduction of limestone steps. 

Further planning was undertaken to ascertain the potential options for development whilst also incorporating 
the additional components which were identified during the needs analysis phase.  In accordance with the 
committee recommendations from August 2017 a site survey was undertaken and this informed the 
subsequent planning process.  This focused attention on the land immediately adjacent to the skatepark and 
the footprint of the existing clubhouse and toilet block infrastructure.  These locations were considered to 
offer the optimum potential for the least visually obtrusive development of the replacement clubhouse and 
also provide the ability to set the turf pitch against the backdrop of Perry Lakes Reserve and the extensive 
mature and semi-mature tree cover. 

A series of development options were then developed in this location.  All development options incorporated 
the following elements: 

- Shade shelters throughout the Reserve. 

- The removal of the existing toilet block and removal of existing sports pavilion. 

- Improved floodlighting for sports training. 

- Low level lighting in the carpark and adjacent to road access and footpaths. 

- Improved access to the reserve and associated infrastructure for people with disability. 

- Improved and extended car parking areas.  The Town of Cambridge ‘Parking Policy 5.1’ doesn’t go 
into the number of bays required for these types of facilities, only that they are ‘assessed on 
component uses.’ A ratio of 1 bay per 9m2 of public floor space was used. 

- Walking and cycling paths. 

- Indicative grass pitch infrastructure. 

- A kiosk option on the reserve. 

- Increased seating and social infrastructure in and around the reserve. 

- Introduction of cricket nets to the reserve. 

- Increased fitness and outdoor gym facilities. 

- More shade trees 

- Dedicated dog walking areas. 

- Additional children’s play equipment. 
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All of the infrastructure was placed on a similar baseline plan in order that the various development options 
related to the turf, sporting clubhouse and Men’s Shed could be assessed. Eight (8) development options 
were considered and these are referenced in Table 1 below. 

Table 1: Development Options Considered at Alderbury Sports Ground 

Plan Description Strengths and Weaknesses 

Figure 11: 
Option F: Turf 
and Clubhouse 
Development 
(Excluding 
Men’s Shed) 

- The development of a clubhouse 
facility and floodlit turf adjacent to the 
skate park 

- An additional car park and separate 
access position off the main service 
road. 

- Retention of 6 full sized grass hockey 
pitches. 

- Cricket nets located to the south west 
of the existing cricket oval adjacent to 
the reserve service road.  

- Strengths: located adjacent to the 
skate park providing opportunities to 
provide toilets changing and 
associated amenities within closer 
proximity to the activity space. 
Floodlighting impact would be 
minimised as it would be set against 
an existing floodlit facility. 

- Weaknesses: A prominent visual 
location for the turf and clubhouse.  
Turf would need to be placed on top 
of the main stormwater drain.   

Figure 12: 
Option G: Turf 
and Clubhouse 
Development 
(Including 
Men’s Shed) 

- The development of a clubhouse and 
Men’s Shed facility and floodlit turf 
adjacent to the skate park. In this 
option the clubhouse extends further 
into the reserve to accommodate the 
Men’s shed component. 

- An additional car park and separate 
access position off the main service 
road. 

- Retention of 6 full sized grass hockey 
pitches. 

- Cricket nets located to the south west 
of the existing cricket oval adjacent to 
the reserve service road. 

- Strengths: located adjacent to the 
skate park providing opportunities to 
provide toilets changing and 
associated amenities within closer 
proximity to the activity space. 
Floodlighting impact would be 
minimised as it would be set against 
an existing floodlit facility. 

- Weaknesses: The most prominent of 
all options for the turf and clubhouse.  
Turf would need to be placed on top 
of the main stormwater drain 

Figure 13: 
Option H: 
Clubhouse 
Development 
Only 
(Excluding Turf 
and Men’s 
Shed) 

- The development of a clubhouse 
facility to the east of the stormwater 
drain and adjacent to the main 
reserve service road.   

- An additional car park and separate 
access position off the main service 
road (reduced in size to reflect the 
lack of a turf and no Men’s Shed). 

- Retention of 7 full sized grass hockey 
pitches. 

- Cricket nets located to the south west 
of the existing cricket oval adjacent to 
the reserve service road. 

- Strengths: located within close 
proximity to the skate park providing 
opportunities to provide toilets 
changing and associated amenities 
to service the activity space. Services 
the majority of grass pitch 
infrastructure and cricket wicket. 

- Weaknesses: A prominent position 
for the clubhouse to ensure it relates 
most effectively with existing grass 
pitch infrastructure.  
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Plan Description Strengths and Weaknesses 

Figure 14: 
Option I: 
Clubhouse and 
Men's Shed 
Development 
only (excluding 
Turf) 

- The development of a clubhouse 
facility and Men’s Shed to the east of 
the stormwater drain and adjacent to 
the main reserve service road.   

- An additional car park and separate 
access position off the main service 
road which results in the building 
extending further northwards into the 
reserve. 

- Retention of 7 full sized grass hockey 
pitches. 

- Cricket nets located to the south west 
of the existing cricket oval adjacent to 
the reserve service road. 

- Strengths: located within close 
proximity to the skate park providing 
opportunities to provide toilets 
changing and associated amenities 
to service the activity space. Services 
the majority of grass pitch 
infrastructure and cricket wicket. 

- Weaknesses: The most prominent 
position for the clubhouse which 
extends further into the reserve to 
accommodate the Men’s shed and 
additional car parking. 

Figure 15: 
Option J: Turf 
and Clubhouse 
Development 
(Excl. Men’s 
Shed) on 
existing 
pavilion site 

- The development of a clubhouse 
facility and floodlit turf, with 
clubhouse on the existing pavilion 
site– orientated in an east to west 
position. 

- To accommodate the turf and pavilion 
the reserve service road is re-aligned. 

- Retention of 6 full sized grass hockey 
pitches. 

- Cricket nets are located to the south 
of the cricket oval (offset from the 
bowling run-up). 

- The option to re-align the cricket 
wicket is considered. 

- Strengths: clubhouse located on the 
existing pavilion footprint and in the 
least visually obtrusive position.   
Existing tree cover will provide a 
backdrop and partially shade the 
building from view.  Existing car 
parking areas remain.  Floodlighting 
and turf would be viewed against a 
‘forest’ backdrop which would 
minimise the visual imposition. 

- Weaknesses: Will require the 
removal of some mature vegetation 
and re-alignment of the service road.  
The clubhouse would not service the 
playing surfaces effectively and 
therefore its functionality is 
compromised. 

  



22 
 

 

Plan Description Strengths and Weaknesses 

Figure 16: 
Option K: 
Clubhouse 
Development 
only (Excl. Turf 
and Men’s 
Shed) on 
existing 
pavilion site 

- The development of a clubhouse 
facility on the existing pavilion site– 
orientated in an east to west position. 

- A re-alignment of the reserve service 
road to accommodate a grass pitch 
adjacent to the new pavilion. 

- Provision of 7 full sized grass hockey 
pitches. 

- Cricket nets are located to the south 
of the cricket oval (offset from the 
bowling run-up). 

- The option to re-align the cricket 
wicket is identified. 

- Strengths: clubhouse located on the 
existing pavilion footprint and in the 
least visually obtrusive position.   
Existing tree cover will provide a 
backdrop and partially shade the 
building from view.  Existing car 
parking areas remain.  

- Weaknesses: Will require the 
removal of some mature vegetation 
and re-alignment of the service road.  
The clubhouse would not service the 
playing surfaces effectively and 
therefore its functionality is 
compromised. 

Figure 17: 
Option L: Turf 
and Clubhouse 
Development 
(Incl. Men’s 
Shed) on 
existing 
pavilion site 

- The development of a clubhouse 
facility, floodlit turf and Men’s Shed 
on the existing pavilion and toilet 
block site – orientated in an east to 
west position. 

- To accommodate the new 
infrastructure, the reserve service 
road is re-aligned. 

- Retention of 6 full sized grass hockey 
pitches. 

- Cricket nets are located to the south 
of the cricket oval (further westwards 
than on the plans excluding the 
Men’s Shed). 

- The option to re-align the cricket 
wicket is considered. 

- Strengths: clubhouse located on the 
existing pavilion footprint and in the 
least visually obtrusive position.   
Existing tree cover will provide a 
backdrop and partially shade the 
building from view.  Existing car 
parking areas remain.  Floodlighting 
and turf would be viewed against a 
‘forest’ backdrop which would 
minimise the visual imposition. 

- Weaknesses: Will require the 
removal of mature vegetation to 
accommodate the full extent of the 
built development and re-alignment 
of the service road.  The clubhouse 
would not service the playing 
surfaces effectively and therefore its 
functionality is compromised.  The 
Men’s shed activities would be most 
visible and its proximity to the 
surrounding residential development 
is closer than all other options. 
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Plan Description Strengths and Weaknesses 

Figure 18: 
Option M: Turf 
and Clubhouse 
Development 
(Incl. Men’s 
Shed) Adjacent 
to existing 
pavilion site 

- The development of a clubhouse 
facility, floodlit turf and Men’s Shed 
adjacent to the existing pavilion site– 
orientated in a northeast to southwest 
position. 

- To accommodate the new 
infrastructure, the reserve service 
road is re-aligned. 

- Retention of 6 full sized grass hockey 
pitches. 

- Cricket nets are located to the south 
of the cricket oval (offset from the 
bowling run-up). 

- The option to re-align the cricket 
wicket is considered. 

- Strengths: clubhouse located close to 
the existing access road against the 
existing mature tree vegetation and 
partly shaded by existing mature 
vegetation surrounding the existing 
pavilion and toilet block. The 
vegetation would also partially 
obscure the turf from view of the 
neighbouring residential areas.   
Existing car parking areas remain 
with a minor extension of the hard 
standing to service the pavilion and 
Men’s Shed.  Floodlighting and turf 
would be viewed against a ‘forest’ 
backdrop which would minimise the 
visual imposition. 

- The clubhouse, whilst not in the 
optimum position from a functional 
viewpoint would be the most effective 
of all options in this locality.  The 
Men’s Shed activities would also be 
obscured from view due to it being 
positioned to the rear of the building 
and within the densely vegetated 
area. 

- Weaknesses: Will require the 
removal of some mature vegetation 
to accommodate the full extent of the 
built development and re-alignment 
of the service road.  The presence of 
a large built form extending beyond 
the current building envelope. 
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Figure 11: Option F: Turf & Clubhouse Development (Excluding Men’s Shed) 
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Figure 12: Option G: Turf & Clubhouse Development (Including Men’s Shed) 
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Figure 13: Option H: Clubhouse Development Only (Excluding Turf &Men’s Shed) 
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Figure 14: Option I: Clubhouse & Men's Shed Development(Excluding Turf) 
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Figure 15: Option J: Turf & Clubhouse Development (Excl. Men’s Shed) on existing pavilion site  
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Figure 16: Option K: Clubhouse Development only (Excl. Turf & Men’s Shed) on existing pavilion site 
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Figure 17: Option L: Turf & Clubhouse Development (Incl. Men’s Shed) on existing pavilion site 

 



31 
 

 

Figure 18: Option M: Turf & Clubhouse Development (Incl. Men’s Shed) Adjacent to existing pavilion 
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2.3 Pavilion and Men’s Shed Considerations 
To support the assessment process, detailed internal layouts were provided for the Sports Clubhouse  and 
Men’s Shed to ascertain the building footprint and potential functionality.   

The clubhouse core space is based on industry guidelines and consisted of: 

- Multi-functional ablutions which can be split and managed for club and public use with toilet 
infrastructure to directly service the skate park 

- Accessible toilets for players and public 

- Umpires/Official Room 

- Medical/First aid 

- Kitchen and kiosk 

- Kitchen storeroom 

- Minimum 100m2 indoor social/function area 

- Administration/Office 

- Outdoor social area with a spectator view over the playing pitches in an easterly direction 

- Internal storage 

- External Storage 

- Cleaners store 

- Utilities/Plant room 

- Maintenance/curators shed 

- Storage and activity space for existing and potential new community user groups 

The Men’s Shed component is based on a floor analysis of comparable Men’s Sheds currently operational 
and referenced in the Needs Assessment Report.  In addition, Cambridge Rotary Club provided additional 
information with regards to the need for space aligned to the financial viability of the facility.  Their analysis 
identified the following elements; 

- A comparative analysis of existing successful Community Shed expenditures and revenue showed 
that a membership of approximately 250 would be required to provide sufficient revenue to permit a 
Community Shed to function sustainably; 

- A shed had to offer a diverse range of activities to attract and retain 250 members; 

- A shed had to be of an adequate size to accommodate as many members as possible per day / 
session working or participating in shed activities simultaneously; 

- A Shed has to provide a good level and range of wood and metal working equipment and tools, and 
also provide a friendly environment that would help create a sense of wanting to belong to the 
Shed, to meet people, build friendships, and to meet members expectations; 

- The shed had to be capable of conducting programs that would assist members in dealing with any 
mental health and/or disabilities;  

- The shed had to add value to the community e.g. conducting professionally supervised vocational 
training courses for students in school holidays etc; and 

- An analysis of shed size indicated that a reduction in space from 450m2 to 250m2 causes an 
approximate 50% reduction in the number of members. 
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Based on a floor and viability analysis the following components were considered to be important: 

Table 2: Men’s Shed Components (Source: Cambridge Rotary Club) 

Room Number of Concurrent Users Desired space (m2) 

Finishing Room 4 42 

Hand tools, Work Benches & Small 
Machines 

9 100 

Machine Room 7 100 

Meeting Room 0 0 

Metal Work Room 3 35 

Office and Tool Store 1 14 

Paint Booth 1 16 

Passage Way 0 0 

South West Storage Area 2 49 

Western Storage Area 0 14 

Wood Turning Room 3 35 

Total 30 405 

The stand-alone sporting clubhouse and combined sporting clubhouse and Men’s Shed is attached as 
Figures 19 and 20 respectively. 

The intention of the building is to develop a modular style development which enabled the clubhouse and 
Men’s Shed to operate independently whilst also providing a high degree of shared service infrastructure 
(including toilets, kiosk and storage).  It was designed to enable the clubhouse to be developed in isolation 
from the Men’s Shed, should the Men’s Shed component not prove viable. 

 

Note: During the preparation of this report Council decided at their April 2018 meeting that "the 
Cambridge Rotary Club preferred site for a Men's Shed be within the Lake Monger Recreation Club 
precinct be supported by the Town in-principal subject to further examination". 
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Figure 19: Sports Clubhouse to service all clubs at Alderbury Reserve 
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Figure 20: Combined Sports Clubhouse and Men’s Shed 
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Views were sought from both the YMCC Hockey Club and Rotary Club of Cambridge in relation to both the 
building and site layout.  Their comments are provided below for reference: 

YMCC Hockey Club: 

The YMCC Hockey Club were requested to comment on a number of iterations of the plans to ascertain 
their support or otherwise for any development on site given the Town of Cambridge policy of requiring 
sporting groups to contribute one third of the cost of clubhouses and the potential requirement for the club to 
fund the bulk of the turf construction.  The comments provided below relate to their requirements and 
considerations in the development of both the turf and pavilion.  They have intimated however that if they do 
not receive support for the development of the turf, they would see no requirement to develop a replacement 
clubhouse at their cost as without any benefit to the hockey experience, fund raising from members would 
be a very difficult proposition. 

The Specification: Clubhouse and Men’s Shed Combined: 

- Storage (internal and external): 

o Several of the storage areas will need to be accessible to the grass pitch areas. 

o YMCC will need ~40m2 so allocation of storage space will be important. 

The Specification: Turf 

- Fencing: 

o There will need to be a low‐level (~500mm) limestone wall for ball retention around all 
sides of the pitch. 

o A landscaped bank could be used to minimise visual impact of the wall and also could act 
as a viewing area. 

o Behind the goals there will need to be a 3‐4 m of retractable netting or landscaping for ball 
retention. This netting would only need to be used whilst the turf is in use and could be 
retracted at all other times. 

- Lighting intensity: 

o 250 lux is adequate for most uses and we would work with Hockey WA to ensure 1st 
division games are not scheduled at night. 

- Water: 

o Drinking water is needed near each team bench. 

Site Planning: 

- General layout comments: 

o Any area directly behind the goal of a field has a higher volume of ball activity so will need 
landscaping or a retractable fence behind goals. 

o Need to avoid wasted space. 

o Need a view of turf from clubrooms that is at least between the 25‐50m line. 

o Orientation needs to stay within 15 degrees of north. 

- Visual impact: 

o A major community concern will be loss of visual amenity. 

o Clubrooms that are very visible, particularly in a new location in the middle of the existing 
playing fields, we feel this will not be accepted by the community and YMCC would prefer 
clubrooms screened by natural barriers. 

o Grass banks could be a way to maintain current visual presentation.  
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o Trees and fences will be important. 

- Trees: 

o It will be very important to minimise removal of trees, particularly mature trees. 

o Trees can be planted to improve visual amenity and these should be shown on the 
layouts. 

- Car parking: 

o Car park should not use up oval space or result in any significant impact on existing trees. 

o There is a large amount of car parking area available on the existing site as evidenced by 
the number of cars that are present on Saturday mornings during winter. The number of 
cars on a Saturday morning peak period should reduce due the likely loss of 2 grass 
grounds to accommodate a turf. 

- Existing clubroom and toilet/change room buildings: 

o The community is used to seeing buildings in this location. 

o If these buildings are demolished then the footprint will be wasted as the area is not likely 
to be of any use for sporting activities. 

o Although disruptive during construction, re‐use of the footprint would be wise and YMCC 
would be prepared to manage for one season without clubrooms. 

- Cricket: 

o YMCC note that cricket is looking to increase usage of the Reserve and this will require 
installation of additional pitches. 

o Cricket pitches must sit outside of areas used for a hockey pitch (with ~2m clearance). 

Suggested Solution: 

- Locate the turf in as far south as possible and directly to the west of the existing clubroom footprint. 

- A re‐route of the internal road would provide further opportunity to locate the turf outside of the eye 
line of the rest of Alderbury Reserve. 

- Minimising tree removal is important but some tree removal will facilitate the southwards placement 
of the turf and will shield the turf from residents on the eastern side. 

- Planting of trees along the eastern side of the turf (particularly northern end). 

- Lighting of grass grounds should be out towards the skate park (west of turf). 

- The clubroom building should approximately occupy the existing buildings footprint with a view in a 
westerly direction across the turf with the main viewing area aligned with the field centre line. 

These views have largely been accommodated within Option M above. 

Rotary Club of Cambridge: 

The Rotary Club of Cambridge advised that their comments are quite general.  They also emphasized that 
the value that having a Men’s Shed presence in the facility will add significantly to minimising anti-social 
behaviour and improved security to the new facility and scout hall. The Men’s Shed members could also 
perform periodic maintenance tasks around the facility to the benefit of all users of the facility and to the 
Council by reducing minor works costs. 
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General Comments 

- Any option that is not built on the existing building site will incur separate demolition and services 
termination costs, and create two building sites (albeit temporary). 

- Costs to run services to a new site may be more than building over or adjacent to the existing 
building site depending on the direction of where the feed comes from. 

Facility Plan Layout 

- It is assumed that the internal layout of the Men’s Shed could be modified during the detailed 
design stage to optimise the position of walkways and doors, and to construct an internal acoustic 
enclosure if required. 

- Paved access to one double door would be required. 

- The broad footprint is fine. 

Option G and I 

- The new car park straddles the existing storm water drain which may not be desirable. 

- Location of the building looks fine. 

o It is assumed the Men’s Shed would be at the southern end, and 

o Will permit deliveries to the Men’s Shed via the car park. 

- Sporting clubhouse would have closer proximity and better views of the respective sporting fields. 

- New carpark does not maximise the use of the existing carpark adjacent to the existing buildings, 
and presumably adds more cost. 

- Location is some distance from the scout hall from a security point of view (i.e. having Men’s Shed 
members present during the week). 

- Views of the synthetic pitch will mean spectators will look into the sun in the afternoon and will be 
exposed to a westerly sea breeze. 

Option L 

- It is assumed the Men’s Shed would be at the eastern end of the new facility which will permit 
deliveries to the Men’s Shed via the car park. 

- The tree situation is noted. 

- Maximises use of existing services feeds. 

- Part of the concrete pads may be able to be re-used to reduce construction costs. 

- Trees could be planted at the eastern end to provide additional screening if required post 
construction (or be planted now). 

Option M 

- Location is fine. 

- It is assumed the Men’s Shed would be at the southern end. 

- Paving would be required to the building to permit deliveries. 

- Sporting clubhouse would have closer proximity and better views of the respective sporting fields. 

- Good proximity to existing services feeds. 

Note: A Men's Shed facility at Alderbury Sports Ground will no longer be pursued by the Rotary Club of 
Cambridge with their preferred location now at the Lake Monger Recreation Club (CR18.53, April 2018).  
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Having regard to the visual concerns raised during the concept development process, a visual interpretation 
of Option M was prepared to illustrate the potential visual imposition of a synthetic hockey turf within 
Alderbury Sports Ground.  These are provided at Figures 21 to 26.  

Figure 21: Option M Existing Conditions - looking south (from edge of reserve) 

 

Figure 22: Option M Proposed Indicative Perspective - turf, fencing and clubhouse building looking 
south (from edge of reserve) 
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Figure 23: Option M Proposed Indicative Perspective (zoomed view) - turf, fencing and clubhouse 
building looking south (from within the reserve) 

 

Figure 24: Option M Existing Conditions - looking south west 

 

Figure 25: Option M Proposed Indicative Perspective - turf, fencing and clubhouse building looking 
southwest (from edge of reserve) 
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Figure 26: Option M Proposed Indicative Perspective (zoomed view) - turf, fencing and clubhouse 
building looking southwest (from within the reserve) 
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2.4 Cost Benefit Analysis 
In accordance with the site options developed and referenced under Figures 11 to 18 above, the following 
costs (based on estimated capital build costs produced by Donald Cant Watts Corke Quantity Surveyors) 
and associated benefits/issues can be identified. 

Options Impacts 

Highest Cost Options: 
Option G - $8.5M 
Option L - $8.56M 
Option M - $8.56M 
(estimated construction 
costs) 

- All include the Men’s Shed, Turf and Clubhouse. All options increase 
passive surveillance throughout the day. 

- All options potentially maximise the use of the site from a sporting 
and general recreational perspective. 

- All options address sporting requirements and extended community 
needs (health and wellbeing).  

- Option G is least beneficial due to impact on stormwater drain and 
extending beyond the existing built footprint – visually prominent. 

- Option M provides the highest benefit meeting all sporting needs, 
men’s shed requirements and visually less obtrusive, being located 
adjacent to existing infrastructure and services. 

Medium Cost Options 
with the turf: 
Option F - $6.88M 
Option J - $6.91M 
(estimated construction 
costs) 

- No Men’s Shed and loss of passive surveillance. 

- Option F is most prominent and impacts on stormwater drainage. 

- Option J provides limited impact on trees and natural areas but 
relationship to pitches is poor  

- Hockey Club retained on site. 

Lowest Cost Options:  
Option H - $5.48M 
Option K - $5.48M 
(estimated construction 
costs) 

- Option H Provides for the sporting codes only with minimal impact on 
the reserve.  Does not relate well to existing pitch infrastructure. 

- Option K is least visually prominent but potentially impacts on trees to 
achieve the size of internal infrastructure necessary to meet the 
needs of the sports. Poor relationship with existing pitch infrastructure 

- Limited passive surveillance during the day. 

- Lowest level of usage and potential need to look for a new anchor 
tenant. 

- No turf and no additional lighting source.  Just massing of the building 
and servicing (including extended services to the facility). 

Medium Cost Options 
without the turf:  
Option I - $7.1M 
(estimated construction 
costs) 

- It is most prominent but has the best relationship to the pitch 
infrastructure.  No impact on trees and incorporates the Men’s Shed. 

- Hockey Club to seek alternative location for a new synthetic turf 
facility. 

Based on this assessment, the most beneficial development incorporating the Men’s Shed, turf and 
Clubhouse is Option M at an estimation of $8.56M. In respect of the lowest cost option, excluding the turf 
and Men’s Shed, Option K at an estimation of $5.48M provides the best return on investment. 

The broad cost estimates for a synthetic turf with lights, walls, fencing/ netting, etc is $1.8M.  The new sports 
club room inclusive of toilets change rooms (i.e. to replace existing buildings) would cost approximately 
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$3.6M.  The Men’s Shed component would cost approximately $1.6M.  This however varies according to the 
site and extent of development proposed. 

2.5 Summary Analysis: Development Options 
The following summarises the main considerations associated with the analysis: 

- The development of a turf can be accommodated within the reserve. The optimum location would 
be adjacent (immediately west) to the existing clubroom and toilet block. 

- To satisfactorily accommodate the turf and clubhouse, it would necessitate the removal of some 
semi-mature and mature trees and the re-alignment of the site access road.. This can be achieved 
without the loss of high quality trees.  

- The main visual imposition would be the massing associated with the relocated clubhouse and 
floodlighting associated with the turf pitch provision. This is mitigated in part by the dense tree 
cover which would act as a backdrop to any development.  

- Both the hockey club and the Rotary Club of Cambridge are supportive of Option M as being the 
optimum development which would serve both of their needs.  However given the number of 
conflicting demands of the various reserve users and residents, all options involve a compromise 
and will not achieve the ‘perfect’ solution1.  

- The YMCC Hockey Club have indicated that it is their over-riding need to develop a turf at the 
reserve. They consider this to be the essential component and do not consider the development of 
a clubhouse as important at this stage. 

- All other site embellishments including seating, BBQ, shading, footpath extensions and enhanced 
play areas can be achieved without impacting on the site for sporting or passive recreational use. 

- The removal and replacement of the existing toilet block is essential.  This can be achieved on the 
existing building footprint, but subject to more effective design to minimise the opportunity for anti-
social activity within the reserve.   

- The opportunity to increase activity on the reserve throughout the day would be highly beneficial to 
increase passive surveillance and reduce the potential for anti-social behaviour further.  However, 
this would necessitate the development of an activity node such as a Men’s Shed, which will 
introduce additional activity and noise in an area where neighbouring residents are reluctant to 
accept. 

  

                                                           
1 During the preparation of this report Council at their April 2018 meeting provided in-principle support for the preferred 
site for a Men's Shed within the Lake Monger Recreation Club precinct, and this is supported by the Rotary Club of 
Cambridge. 
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3. Club Responses: Financial Contributions 
In accordance with the recommendation of council on 22 August 2017, responses were sought from YMCC 
Hockey Club, the Subiaco-Floreat Cricket Club and the Cambridge Rotary Club to determine the level of 
funding which they may be able to provide in relation to any future development at the Alderbury Sports 
Ground. Their views are expressed below. 

3.1 YMCA Coastal City (YMCC) Hockey Club 
The club has referenced their current management of Shenton Turf and provide the following comments: 

- YMCC hold a 25% share in Shenton Turf. The other parties are Westside Wolves (25%) and 
Suburban Lions (50%; resulting from merger of Suburban and Riverside Lions). 

- After accounting for all operating costs Shenton Turf consistently operates with positive net cash‐
flow of ~$100,000 per year with: 

o ~20% of the turnover comes from bar/canteen 

o ~80% comes from turf hire during the hockey season (training and games). 

 The owning clubs in total contribute ~$130,000 p.a. in training fees and the non‐
owning clubs ~$20,000 p.a. 

 Senior games generate ~75% of game fees (~$45,000 p.a.) with the balance 
being for junior games.  This is despite junior games being ~40% of the fixtured 
games. 

 Player entry fees are ~$60,000 p.a. 

 Summer hockey fees are ~$30,000 p.a. 

- Overall the total income annually for the turf is approximately $400k with 50% of the income from 
turf hire, 25% from canteen and bar sales and 25% entry fees. 

- There is no contribution to operational costs from Shenton College or the Education Department 

- The turf replacement (10 yearly surface and 20 yearly underlay replacements) is the responsibility 
of Shentons Club Pty Ltd and the lease requires the clubs to contribute ~$43,000 p.a. to a turf 
replacement fund. At 31 December 2017 that fund had a balance of ~ $265,000. 

- The remainder of free cash flow (~$55,000) is used to fund small capital works and is available to 
be distributed back to the 3 member clubs. 

In respect of capital funding for Alderbury Sports Ground the club stated: 

- YMCC anticipates that it would be required to contribute approximately one third of the up‐front cost 
of a turf at Alderbury Reserve: 

o Based on other turf projects (current project being developed at South Lakes High School 
within the City of Cockburn and Warwick Hockey Club within the City of Joondalup),  the 
precedent funding model is that clubs contribute approximately $500k - $600k and other 
parties such as the Federal Government, State Government (Department of Local 
Government, Sport and Cultural Industries), and local councils, fund the balance. 

- YMCC successfully raised its 25% share of the required capital for Shenton Turf ($80,000), 
therefore has a proven track record of being able to raise funds for key projects 

- YMCC’s equity share in Shenton has been valued within the range of $400,000 ‐$500,000. 
Preliminary discussions with the other equity partners has indicated they have an interest in 
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acquiring the YMCC share if offered. This has the potential to substantially fund YMCC contribution 
in a facility at Alderbury Reserve. 

- The balance of YMCC’s contribution would be provided from a combination of existing club cash 
reserves and club fund raising. 

In respect of ongoing operations and management 

- Approximately 30% of the annual fee paid by a senior turf player contributes towards turf hire. It is 
expected that there would be no more than a modest fee increase to cover any incremental costs 
associated with needing to sustainably operate a turf lease at Alderbury Reserve. 

- Due to the shortage of turf time YMCC is currently renting additional turf time. This cost will be 
redirected to revenue at a turf at Alderbury reserve. 

- Discussions are ongoing with other potential users who wish to gain access to the turf. 

3.2 Cambridge Rotary Club 
The Cambridge Rotary Club (CRC) has referenced both capital funding and ongoing revenue support.   

They have indicated that they have not received any details from the Town of Cambridge with regards to any 
capital cost expectations/ requirements other than a verbal indication that capital costs to construct a joint 
facility may be in the order of $3000m2. They have commented that the cost appears excessive compared 
with figures that their own architects have previously advised.  Nevertheless, they remain confident that 
Rotary can meet one third of the capital costs with contributions from Lottery West, and other funding 
sources proposed by WAMSA/ AMSA, and with the support of Rotary fund raising. 

In respect of the operating budget, the CRC have been advised by the Town of Cambridge that they would 
need to lease the building and contribute one third of the annual building maintenance costs as a condition 
of the lease. Their indicative operational and recurrent costs for maintenance and/or other charges was 
based on: 

- Membership fees including comprehensive individual insurance will be $120 per year. This provides 
approximately 50% of the required operational revenue in the initial years before developing other 
sources of revenue flow; 

- Operating budget is based on achieving a membership of 250 over 3 three years and assumes: 

Revenue: 

o $30,000 from memberships 

o $9,000 from daily use fees, machine accreditation and visits. 

o $12,000 from sales of items made. 

o $4,000 from various small repair jobs. 

o $12,500 from various fundraising and sponsorship opportunities. 

Total Revenue: $67,500 

Expenditure 

o $3,300 catering 

o $14,000 services 

o $6,250 insurances 

o $6,000 council costs 

o $28,000 salaries and wages 
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o $7,000 workshop tools and purchase 

o $2,500 loan repayments 

Total Expenditure: $67,050 

This would provide an overall surplus of $450 annually. This would need to be re-worked in order to 
ensure sufficient revenue is generated to meet expected operational and maintenance obligations 
advised by the Town. 

Following these discussions it has been determined the Men's Shed facility at Alderbury Sports 
Ground will no longer be pursued by the Rotary Club of Cambridge with their preferred location 
now at the Lake Monger Recreation Club, CR18.53, April 2018 refers. 

3.3 Subiaco Floreat Cricket Club 
The following comments were received from the club: 

- Subiaco Floreat Cricket Club (SFCC) rents its facilities at Alderbury Reserve from the Town of 
Cambridge (ToC), so we would not be making any contribution to the capital cost of new club 
rooms, etc that might result in a lease arrangement between SFCC and ToC. 

- SFCC would only wish to rent those cricket-related spaces within a new facility, including the 
change rooms, toilets, kitchen, equipment storage area (for roller and covers) and chemical storage 
area. 

- Regarding cricket playing areas, both SFCC and Wembley Districts Cricket Club (WDCC) would be 
looking for a second 5-strip wicket block to be provided at Alderbury Reserve. 

- SFCC would make best endeavours to seek funding support from Cricket Australia, Department of 
Local Government, Sport and Cultural Industries, etc to fund a second 5-strip wicket block and the 
hard deck training nets (i.e. concrete slab, Astroturf and chain wire fencing). 

- In discussion with WDCC, both clubs would each endeavour to fund up to one third of a second turf 
wicket block and any required relocation of the existing wicket block, while SFCC would endeavour 
to fund up to a third of the hard deck training nets.  Any such SFCC funding contributions would be 
subject to entering into a satisfactory maintenance agreement with the ToC. 

3.4 Summary Conclusions: Financial Contributions 
The most significant considerations in respect of the development of the Men's Shed, Synthetic Hockey Turf 
and Sports Clubhouse are: 

- The YMCC Hockey Club has the potential to raise money and invest in the long-term viability of the 
turf.  They are however skeptical of their ability to raise money solely for a clubhouse which would 
not be considered to realise any material benefit to the club. 

- The Rotary Club of Cambridge question the need to develop a new building but consider they have 
the capability to fundraise and achieve the necessary 1/3rd contribution to funding the Men’s Shed. 

- Subiaco Floreat Cricket Club has no desire to commit to any development other than a second 
wicket block and only wish to rent space on an agreed cost basis.  As a secondary user of the site, 
with hockey being the primary user, it is unlikely that a second turf could be achieved without 
compromising the hockey use. 
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4. Alderbury Sports Ground Master Plan and Costs 
Having regard to all aspects of the assessment process it became evident that there were two distinct 
development options that should be put forward for consideration. 

The first of these is for the provision of the turf, clubhouse and Men’s Shed combined, which will offer the 
optimum solution for both the YMCC Hockey Club and Cambridge Men’s Shed in meeting their long-term 
development needs and provide the greatest level of passive surveillance to support all activities within the 
sporting reserve.  This was the option which would meet the outcomes of the needs assessment from an ‘all’ 
user’s perspective and is detailed as Option M at a cost estimation of $8.56M (refer to Section 2).  Analysis 
into the various options has suggested that whilst a turf, clubhouse and Men’s Shed is capable of being 
provided within the reserve, the impact of such a development is unlikely to receive widespread community 
support.  This would be due to the potential loss of visual and park amenity and as a result is likely to 
receive significant local opposition. 

The second option is for the replacement of the existing sub-standard toilet block whilst implementing a 
sporting reserve enhancement program aimed at meeting the broader needs of the wider community who 
access the park for a variety of active and passive recreational uses.  This Option N is the recommended 
option as it is less contentious and conforms to the majority of views of all current Alderbury Sports Ground 
users. In view of the comments received from the YMCC Hockey Club, at this stage it would not be 
appropriate to redevelop their existing pavilion, but merely provide a more functionally appropriate changing 
facility and toilet area (for clubs and other reserve users).  This would mitigate the current anti-social 
activities associated with the design of the existing toilet block and provide a linkage through to the Hockey 
pavilion which will remain in situ until such time that it needs replacing and can be connected to the new 
build. Options are identified for potential Men’s Shed extensions and a replacement sports clubhouse but 
these aspects are not included as part of the recommended master plan. 

The second option will not meet the requirements of the YMCC Hockey Club and therefore their desire to 
develop a synthetic turf will need to be considered on alternative reserves within or adjacent to the Town of 
Cambridge (note the assessment of alternative sites for the synthetic turf was not part of the scope of works 
for this study).  To date no viable alternative solution has yet been put forward which is capable of providing 
a synthetic turf with ancillary grass pitch provision within the same locality (as could be achieved at 
Alderbury Sports Ground).  For this reason the potential extension of the social area is identified on the 
Master Plan. 

In addition, the second option will not meet the requirements of the Rotary Club of Cambridge in developing 
a Men’s Shed.  This too will need to be considered on an alternative site within the same district if it is to 
service the evidential needs of an ageing demographic within the Town of Cambridge.  Importantly, during 
the preparation of this report, in April 2018 Council provided in-principle support for the Rotary Clubs' 
preferred site for a Men's Shed within the Lake Monger Recreation Club precinct subject to further 
examination.  As the Lake Monger site is still being examined, the potential extension to provide a Men’s 
Shed at Alderbury Sports Ground is identified on the Master Plan.  

4.1 Recommended Master Plan and Design Principles 
A recommended master plan - Option N - has been developed for the second of these options.  The final 
Alderbury Sports Ground Master Plan was developed in accordance with the following principles: 

- The existing toilet/ change room building is to be demolished, removed from site and the land made 
good. The current YMCC pavilion/clubhouse will remain until the end of its useful life. 

- The massing and design of the replacement sports amenity building and associated infrastructure 
should respond to the principle purpose of the reserve as a sports ground.  

- The focus of the new building and associated infrastructure is within the existing footprint area of 
the existing toilet/change room building and where possible nestled within the existing tree cover. 
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- The extent of the new changing room infrastructure adheres to guidance published by the relevant 
peak sporting bodies to ensure the standard meets current and future needs and comply with 
Australian Standards. 

- The replacement sports amenity building is multi-functional and multi-purpose in its design with a 
view to serving the needs of all sports ground user groups (including the provision of public toilets). 

- No existing trees are to be removed unless they are diseased, have come to the end of their useful 
life or are non-native.  If a tree or bush is removed, off-sets are to be agreed and planted within the 
sports ground (indicative offsets are to be incorporated as new tree cover on the Master Pan). 

- Any fencing associated with the development of sporting infrastructure (if necessary) should be low 
level and should not impact on the open nature and accessibility to the sports ground. 

- Cricket nets are to be located in the least obtrusive position on site within close proximity of the 
cricket wicket but off-set from the wicket. 

- Loss of amenity to neighbouring residents is to be avoided and wherever possible mitigated 
through the design and positioning of built infrastructure within the Sports Ground. 

- Floodlighting within the sports ground will be limited to recreational and training levels. 

- All floodlighting is to be of a high standard with directional cowls to minimise any potential light spill. 

- The current dog walking area shall be maintained and enhanced with additional social 
infrastructure to support its recreational use (including the provision of a controlled off-leash dog 
walking area which will be subject to further design consideration). 

- A kiosk will be an integral part of the sports amenity building to provide the capability for the 
sporting users to generate income to support their activities. 

- Additional parking will be minimised given the limited increase in private motor vehicle use as a 
result of the changes proposed. 

- The positioning of social infrastructure and additional tree planting will respond to current high 
trafficked walking/ dog walking and exercise areas and will not impact on current and future pitch 
provision. 

- Potential play and fitness equipment will be located adjacent to the main activity areas and are not 
to impact on pitch infrastructure. 

4.2 Master Plan Components 
The Master Plan is detailed in Option N and is provided at Appendix A.  Key design components include the 
following: 

Development  Plan Inclusion 

Existing YMCC 
Clubhouse/Pavilion Retained 

The existing clubhouse will remain and be connected to the 
replacement toilet/ changing facilities through a linked footpath 
access. An option for future extension is shown which highlights 
the desired floor area to accommodate YMCC Hockey Club and 
its partner users 

Replacement Toilet/ Change 
room Facilities/ Sports Amenity 
Building 

To replace the existing toilet/ change room facility with a modern 
design incorporating unisex sporting provision and more effective 
internal and external functional aspects including: 

- 104m2 Change Rooms 
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- 100m2 Change Room Toilets 

- 21.2m2 Public Toilets 

- 40m2 Equipment Storage 

- 39m2 Service area 

- 37m2 Kitchen and Servery 

- 33m2 Umpires and First Aid 

- 175m2 External Paved Area 

The total internal floor space of the proposed sports amenity 
building is 374m2. The current toilet block and combined changing 
facility occupies 564m2 (excluding the external paved area). 

Cricket Training Nets 3 cricket training nets provided between the existing skate park 
and grass pitch infrastructure, off-set from the cricket oval. 

Enhanced boundary pathways Pathways are to be provided around the perimeter of the park to 
increase accessibility for all.  Connections are to be made to 
existing pathways and the skate park to increase potential use. 

Seating To be placed at irregular intervals aligned to the pathways and 
shaded areas. 

Tree Planting Additional trees to be planted along the pathway infrastructure to 
increase natural shade within the reserve. 

Additional Skate Park Precinct 
Infrastructure 

To include: 

- 1no universal access toilet facility; 

- Small play facility under existing trees; 

- Additional shade shelters; 

- Additional seating; 

- Artwork/ stenciling upgrade; 

- Outdoor ping pong table; 

- Upgrade landscaping to address areas of wear and poor 
presentation 

Alderbury Sporting Reserve 
Floodlighting 

- Replacement and upgrading of current floodlighting 
infrastructure to meet current Australian Standards and 
be repositioned to meet sports training needs. 

- Introduction of low level lighting adjacent to pathways 
and accessways to provide increased night time safety. 

- Introduction of low level lighting to existing car parking 
areas. 
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- Existing floodlighting to the south of the reserve is to be 
retained and upgraded in accordance with a staged 
replacement program. 

Existing Playground to South of 
Existing Scouts and Guides 
Building 

Existing playground to be replaced subject to a separate design 
process. 

Car Parking Existing car parking to be retained 

Dog Walking Area The southern part of the Alderbury Sports Ground is to be retained 
for an off-leash dog exercise area and occasional overflow for 
sports training.  This is to be designed in consultation with the 
community to ensure an effective and equitable balance of 
activities is maintained. 

4.3 Opinion of Probable Cost 
The overall cost of the replacement toilet block and changing infrastructure together with the proposed park 
embellishments is $4,190,031. A summary of the costs is provided below: 

 

A detailed breakdown of the cost elements is provided at Appendix B.  The above costs exclude: 

- GST 

- Asbestos removal 

- Abnormal ground conditions / contamination etc. 

- Major services diversions 

- Major utility upgrades / contributions & headworks 

- Furnitures Fixtures & Equipment and sports equipment 

- Client costs, legal costs, site costs, agent's fees, finance etc. 

Alderbury Sports Grounds Perry Lakes Drive, Floreat
17/09/2018 - Revision 4

Building Works $1,566,980
External Works and Services $1,607,286

Construction Works Sub-Total 3,174,266$         

Design Contingency 10% 317,426.60$      
Construction Contingency 10% 317,426.60$      
Professional Fees @ 12% 12% 380,911.92$      

Construction Works Total 4,190,031$         

Option N

Total
Options
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- Land purchase costs 

- Client Representative / Project Management Fee / Professional Fees 

- Escalation - costs are current day 

- % for Public Art 

- Environmentally Sustainable Design implications 

- Bushfire prone requirements 

Costs assume Competitive Tender process with local builders using basic palette of materials. 

The development can be broken down into the following components: 

Design Element Detail 
Indicative Cost 

(Inclusive of headworks 
and services) 

Replacement 
Toilet/Change Room 
Facility (Sports 
Amenity Building) 

Demolish the existing Toilet/Change Room Facility 
(564m2) and replace with a modern design 
incorporating: 
• Change Rooms 
• Change Room Toilets 
• Public Toilets 
• Equipment Storage 
• Kitchen and Kiosk Servery 
• Umpires and First Aid Rooms 
Total proposed internal floor space - 374m2 

$2,828,899 

Sports Infrastructure • 3 x Cricket Training Nets - located between 
the existing skate park and grass hockey 
pitch infrastructure. 

• Replace and upgrade existing sports 
floodlighting infrastructure to meet Australian 
Standards and be repositioned to meet sports 
training needs. 

$644,325 

Community 
Recreation 
Infrastructure 

• Existing playground south of Scouts/ Guides 
Building to be replaced subject to a separate 
design process. 

• Enhanced boundary pathways provided 
around the perimeter of the park, and 
connecting with existing pathways and the 
skate park to increase accessibility. 

• Seating placed at irregular intervals aligned to 
the pathways and shaded areas. 

• Additional trees planted along the pathways 
to increase natural shade within the reserve. 

• Low level lighting adjacent to pathways and 
access ways for increased night time safety. 

• Low level lighting to existing car parking 
areas. 

$319,585 
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Design Element Detail 
Indicative Cost 

(Inclusive of headworks 
and services) 

Skate Park Precinct 
Infrastructure 

To include: 
• 1 x universal access toilet facility 
• Small play facility under existing trees 
• Additional shade shelters 
• Additional seating 
• Upgraded artwork/ stencilling 
• Outdoor ping pong table 
• Upgraded landscaping 

$261,954 

Dog Exercise Area • The southern part of the reserve to be 
retained for an off-leash dog exercise area 
and occasional overflow for sports training.  
Subject to a separate design process in 
consultation with the community. 

• Existing floodlighting to the south of the 
reserve to be retained and upgraded in 
accordance with a staged replacement 
program. 

$135,268 

4.4 Recommendations 
It is recommended that Option N Master Plan and Concept floor plan as provided at Appendix A is endorsed 
to enable the Town of Cambridge to undertake community consultation and to further progress the detailed 
designs.  It is further recommended that the Town of Cambridge: 

1. Undertake an arborist investigation on existing trees surrounding the proposed changing room 
and public toilet building location suggested, to determine their condition and whether new 
structures can be built in such close proximity. 

2. Assess the Indicative building locations against the Town of Cambridge's 'Bushfire Prone areas' 
requirements. 

3. Engage in dialogue with the YMCC Hockey Club to determine appropriate alternative sites 
elsewhere for the provision of an artificial turf surface to serve the long term needs of the club. 

4. Engage in dialogue with the Rotary Club of Cambridge to develop options for a Men's Shed at 
Lake Monger Reserve to service the needs of the ageing demographic within the Town. 
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APPENDIX B: Final Master Plan Costings 

 

Alderbury Sports Grounds Perry Lakes Drive, Floreat
17/09/2018 - Revision 4

Building Works $1,566,980
External Works and Services $1,607,286

Construction Works Sub-Total 3,174,266$         

Design Contingency 10% 317,426.60$      
Construction Contingency 10% 317,426.60$      
Professional Fees @ 12% 12% 380,911.92$      

Construction Works Total 4,190,031$         

Exclusion :
Excludes GST
Excludes asbestos removal
Excludes sports equipment
Excludes abnormal ground conditions / contamination etc
Excludes major services diversions
Excludes major utility upgrades / contributions & headworks
Excludes FF&E
Excludes client costs, legal costs, site costs, agents fees, finance etc
Excludes land purchase costs
Excludes Client Representative / Project Management Fee / Professional Fees
Excludes escalation - costs are current day
Excludes % for Public Art
Excludes ESD
Bushfire prone requirements
Costs assume Competitive Tender process with local builders using basic pallette of materials
Notes :
OPC based on indicative proposal drawings provided
All quantities and rates are provisional therefore subject to adjustment
Scope and quantities based on Alderbury Sports Ground Needs Analysis Report
All external works and service allowances are Provisional
Assuming all playing fields are in appropriate condition 
Existing Playground review capped at $50k scope allowance

Option N

Total
Options
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Alderbury Sports Grounds Perry Lakes Drive, Floreat

Option N
17/09/2018 - Revision 4

FUNCTIONAL AREA Qty Unit Rate Total 

Clubhouse Facility
Allowance for clubhouse facility 430 m2 $3,500 $1,505,000
Allowance for external paved area 171 m2 $200 $34,200
Allowance for demolishing existing buildings 1389 m2 $20 $27,780

Indicative Clubhouse Facility Sub-Total 601 m2 $2,607.29 $1,566,980

Exclusions
Future Building Works

External Works
Allowance for site clearance / levelling 1 Sum $125,000 $125,000
Allowance for soft landscaping 1 Sum $50,000 $50,000
Allowance for hard landscaping 1 Sum $50,000 $50,000
Allowance for upgrade to landscaping 1 Sum $50,000 $50,000
Allowance for bins, bike racks, signage etc 1 Sum $20,000 $20,000
Allowance for small play facility under existing trees 1 Sum $50,000 $50,000
Allowance for additional shade shelters 1 Sum $20,000 $20,000
Allowance for artwork / stenciling upgrade 1 Sum $10,000 $10,000
Allowance for outdoor ping pong table 1 Sum $5,000 $5,000
Allowance for new seating 1 Sum $30,000 $30,000
Allowance for pathway 2232 m2 $50 $111,600
Allowance for Off leash dog exercise area (including fencing) 1 m $88,660 $88,660
Allowance for cricket nets 3 no $25,000 $75,000
Allowance to remove trees 1 Sum $5,000 $5,000
Allowance for Preliminaries 10% Sum $69,026.0
Allowance for UAT to existing skate park 1 Sum $100,000 $100,000

External services
Allowance for stormwater /water 1 Sum $25,000 $25,000
Allowance for sewer 1 Sum $25,000 $25,000
Allowance for gas 1 Sum $10,000 $10,000
Allowance for electrical and lighting 1 Sum $150,000 $150,000
Allowance for feature lighting 1 Sum $20,000 $20,000
Allowance for floodlighting 1 Sum $280,000 $280,000
Allowance for upgrading existing floodlighting 1 Sum $120,000 $120,000
Allowance for pumps/tanks/hydrants 1 Sum $25,000 $25,000
Allowance for communications 1 Sum $5,000 $5,000
Allowance for security 1 Sum $20,000 $20,000
Allowance for Preliminaries 10% Sum $68,000.0

Indicative External Works and Services Sub-Total $1,607,286

Estimated Total Current Day Construction Budget $3,174,266

Option N

Overall Development Component Breakdown Total Cost
Replacement Toilet/Change Room Facility (Sports Amenity Building) $2,828,899

Sports Infrastructure $644,325
Community Recreation Infrastructure $319,585

Skate Park Precinct Infrastructure $261,954
Dog Exercise Area $135,268
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Dave Lanfear Consulting is located in Fremantle: 

Dave Lanfear Consulting Pty Ltd 
Business Foundations Inc 
Unit 14 
Terminus Quarters 
18 Pakenham Street  
Fremantle WA 6160 
 
 

Phone: 0477708891 

Email: dlanfear@davelanfearconsulting.com.au  

 

Web: www.davelanfearconsulting.com.au  

ABN: 90849638924 

ACN: 614 290 934 
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