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This report has been prepared by McGrathNicol in accordance with the terms of the 
engagement letter dated 18 January 2019.  A copy of the engagement letter is attached as 
Appendix 1.

The purpose of McGrathNicol’s engagement is to prepare and report on a cost analysis 
identifying the costs and receipts associated with the Ipswich CBD redevelopment, which to 
date has been undertaken by a wholly-owned subsidiary (Ipswich City Properties Pty Ltd 
(ICP)) of Ipswich City Council (Council).

This report has been prepared for Council, with the intention that Council will release the 
report to the public. 

The information contained in the report has been prepared on the basis of:

 financial statements for ICP for the period FY09 to FY18;

 management accounts for ICP for FY19YTD; 

 loan statements for the loan facility between Queensland Treasury Corporation and 
Council; 

 historical information and reports, including bank statements and managing agent reports, 
made available to us by Council; and 

 discussions with and information provided to us by Council employees.

ICP transitioned to a new accounting system in FY12 and information available for prior years 
is less detailed.

Unless otherwise stated, the financial information contained in this report is current to
31 December 2018.

We have not carried out an audit, nor have we verified any of the information given to us by 
Council or ICP.  We have relied upon the information provided.  As the achievement of any 
prediction as to the results of subsequent trading is dependent upon future events, the 
outcome of which cannot be assured, the actual results achieved may vary materially from the 
projections included in this report.  In all circumstances, whilst we believe that the statements 
made by us in this report are accurate, no warranty of accuracy or reliability is given.

In accordance with our policy, we advise that neither McGrathNicol nor any member or 
employee or related or associated entity of the firm undertakes responsibility in any way 
whatsoever, including by way of any errors or omissions arising through negligence or 
otherwise however caused to any persons other than Council.

Factual accuracy

A draft of this report was provided to Council to review for factual accuracy. 

Rounding

Unless otherwise stated, values denoted in:

 millions (A$’m) have been rounded to the nearest hundred thousand; and

 thousands (A$’000 or k) have been rounded to the nearest hundred.

GST

Values are GST exclusive, unless otherwise stated.

Important note

Scope and limitations
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Glossary

$ Australian dollar CBD Central business district GST Goods and services tax

2 Bell Street Long term leasehold interest in Lot 1 on 
RP157021, located at 2 Bell Street, Ipswich

CBD
redevelopment

The redevelopment of Ipswich CBD 
including ICS, Icon Tower, Murphy’s Pub 
and 2 Bell Street

Icon Tower 1 / 
Icon

Land sold by ICP in FY11 on Lot 1 on 
SP246525. Originally part of ICS and 
located at 117 Brisbane Street, Ipswich

Admin DMA Development Agreement-Council Office 
Building between ICP and EPC dated
14 March 2017 (now terminated)

Civic DMA Development Agreement Ipswich Central 
Civic Space dated 15 June 2017 between 
Council and ICP

ICP Ipswich City Properties Pty Ltd

Administration 
Building

Council Administration Building to be 
constructed on Lot 2 on SP300605 at 1 
Union Place, Ipswich (freehold)

Civic Space The development known as Ipswich 
Central Civic Space, proposed to be 
constructed on Lot 1 on SP300605 at
23 Ipswich City Mall (freehold)

ICS Ipswich City Square.  Purchased by ICP 
from Memocorp in March 2009

AFL Deed of Agreement for Lease between 
Council and EPC dated 14 March 2017 
(now terminated)

Council Ipswich City Council Ipswich Central The properties owned/leased by ICP 
included in the plans set out in 
Appendices 3.1 and 3.2 of this report

Approx. Approximately Entertainment 
Precinct

Freehold property at 163 Brisbane Street, 
Ipswich (Lot 1 on RP209886) owned by 
ICP

K Thousands

ASIC Australian Securities and Investments 
Commission

EPC EPC Pacific Ipswich 1 Pty Ltd m Millions

Bell Street Link / 
Bell Street Mall

Freehold property at 24 Ipswich City Mall 
(Lot 2 on SP246525)

FY Financial Year McN McGrathNicol

Capex Capital expenditure FY19YTD Management accounts as at 31-Dec-18 Memocorp Memocorp Australia Pty Ltd
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Glossary 

Murphy’s Pub Freehold property owned by ICP at 5 Union 
Place, Ipswich (Lot 1 on RP2677)

New Food 
Precinct

Freehold property owned by ICP at 27 
Ipswich City Mall (Lot 2 on RP209886) and 
leasehold property held by ICP at 25 
Ipswich City Mall (Lot 3 on RP212242)

pa Per annum

P&L Profit and loss

QAO Queensland Audit Office

QR Queensland Rail Limited

QTC Queensland Treasury Corporation

Ranbury Ranbury Management Group Pty Ltd
(external project managers)

Traffic Ramps Leasehold interest held by ICP in ramps on 
Lot 25 CPS2 804975.  Lease with QR 
expires on 31 October 2020

WIP Work in progress

YTD Year to date
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1.1 Summary of costs analysis

1 Executive summary 

We have calculated the costs and receipts associated with the Ipswich CBD redevelopment, which ICP (a wholly-owned subsidiary of Council) was created to undertake.  ICP’s total 
net receipts less costs for its life to date total $(121.56m).  The net costs less the carrying value of assets is $(78.74m). If Council had undertaken ICP’s projects in its own right 
from inception, it may have saved approximately $7.11m, which is largely represented by additional interest costs.  The costs to wind down ICP are estimated at $68.5k to $78.5k, 
excluding internal ICP/Council staff costs, assuming the winding up is complete by 31 December 2019 and no stamp duty for property transfers from ICP to Council.

Source: Financial statements, QTC loan statements and information provided by Council personnel

Variance of $7.11m

Actual net cost of ICP activities 
($m)

Hypothetical net cost to Council 
if Council had undertaken ICP’s 

activities ($m)

Increased cost due to ICP 
undertaking activities ($m)

Asset purchases & other capital costs (84.58) (84.58) -

Asset sales including deferred component of sale price 13.69 13.69 -

Sub total of net capital expenditure (70.89) (70.89) -

Operational costs (11.91) (11.15) (0.76)

Interest costs (38.77) (32.41) (6.35)

Total net costs (121.56) (114.45) (7.11)

Carrying value of assets 42.82 42.82 -

Net costs less carrying value of assets (78.74) (71.63) (7.11)
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ICP acquired land (including ICS) to redevelop and revitalise Ipswich CBD. Pursuant to a development agreement with the developer of Icon Tower 1, ICP sold part of the land for
the development of the Icon Tower 1 and received an initial sale price plus deferred payments (referred to as a “profit share”). ICP engaged EPC through the Admin DMA to develop
a new Administration Building for Council to then lease. The Admin DMA was terminated as analysis indicated Council would be commercially better off to own rather than lease the
Administration Building. On 16 October 2018, Council determined that ICP would no longer manage the Ipswich CBD redevelopment and ICP will be wound up. Further background
to ICP is included at Appendix 3.
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Source: Information provided by Council personnel and ICP records

1.2 Timeline of ICP activities
1 Executive summary

Feb 2018

Oct 2019

ICP engaged EPC to 
develop Council’s 
new Administration 
Building.  

Termination of the Admin DMA with 
EPC.  $7m paid for Administration 
Building costs and intellectual capital, 
in the following instalments:

 $3.5m paid 27 Feb 18; and 

 $3.5m paid 9 Mar 18.  

Dec 2011

XX

Mar 2009

2 Bell 
Street

(purchase) 
$5.9m

ICS 
(purchase) 

$48m

Murphy’s 
Pub

(purchase) 
$0.4m

Icon 
Tower 1 

(land sale) 
$5.3m

Dec 2014 Feb 2018

ICP registered.

Mar 2009
Mar 2017

FY12-FY14

ICP entered into a development agreement with Leighton 
Group for the development of Icon Tower 1 and received 
$13.69m, which is made up of:

 $5.3m for the sale of Icon Tower 1 land; and

 $8.39m in deferred payments from the development of the 
Icon Tower site under the development agreement. 

ICP engaged 
Leighton Group for 
the development of 
the Icon Tower 1.

Jun/Jul 2010

Council and ICP 
resolved to transfer 
ICP’s land, assets 
and operations to 
Council. 

Oct 2018

 Civic DMA for the Ipswich 
Central Civic Space entered 
into by Council and ICP.

 Demolition of existing 
structure on the 
Administration Building 
land.  

Jun 2017
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(70,890,079)

(11,908,573)
(38,765,388)

Capital Operational  Interest

Capital

 Capital costs relate to asset purchases and capital expenditure, 
less receipts from asset sales and a deferred component of funds 
received from the sale of Icon Tower 1 (“profit share” component): 

Interest

 Interest includes the designated QTC loan to Council, 
as well as notional interest on general loan funds 
advanced from Council to ICP: 

 Refer to Appendices 2.4 and 2.5 for further details of 
these calculations. 

The largest cost category incurred by ICP $(70.89m) is asset purchases and capital expenditure less proceeds of asset sales, followed by interest expense $(38.77m), which includes
the interest on a specific QTC loan to Council for ICP, as well as notional interest on general loan funds advanced by Council to ICP. Net operational costs are $(11.91m). Further
details of ICP’s costs are included in Appendix 2.
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Source: ICP financial statements, QTC loan statements, information provided by Council personnel and McN calculations.  

2.1 Breakdown of costs and interest

2 Ipswich CBD redevelopment cost analysis

Operations $m

Revenue (mainly rent) 34.92

Costs (46.83)

Net operating costs (11.91)

Interest $m

Interest on designated QTC loan (24.40)

Notional interest on general loan funds (14.36)

Total interest costs (38.77)

Operational costs

 Net operational costs include the following:

Total net costs: $(121.56m)

 Asset purchases are based on the actual cash spent and include 
adjustments at settlement:

Asset purchases
Includes settlement 

adjustments ($m)

ICS 47.83

Murphy’s Pub 0.40

2 Bell Street 5.87

Total asset purchases 54.10

Costs and receipts  capital in nature $m

Purchase of assets (54.10)

Capital expenditure (23.12)

Other costs (7.36)

Total capital costs (84.58)

Sale of property - Icon 5.30

Deferred component of sale price - Icon 8.39

Total asset sales and deferred component of sale 
price

13.69

Net capital costs (70.89)
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27,816,914 

15,005,602 

Carrying value of assets

Capital costs

Net costs less carrying value of assets

Carrying value of assets

 The carrying value of assets is made-up of:

 land owned by ICP, which is part of the CBD 
redevelopment; and 

 plant and equipment. 

 The carrying values of the assets are from the recorded 
carrying values in the FY19YTD management accounts:

 Refer to Appendices 3.2 and 3.3 for further information 
in relation to ICP’s properties.  

ICP’s accounts record assets with a carrying value of $42.82m. This includes ICP’s carrying value of land, plant & equipment and capital costs held on its balance sheet. ICP’s total
net costs (life to date) are $(121.56m). The total net costs less the carrying value of assets is $(78.74m).

2.2 Breakdown of carrying value of assets

2 Ipswich CBD redevelopment cost analysis

Carrying value of assets $m

Land 27.80

Plant and equipment 0.02

Total 27.82

Capital costs

 “Cost of sales” are capital costs in ICP’s financial 
statements in FY18 and FY19YTD that relate to project 
and development costs of the CBD redevelopment 
project:

 $14.04m in FY18; and 

 $0.97m in FY19YTD.

Total carrying value of ICP’s assets $42.82m

Category $m

ICP net costs (refer to section 2.1) (121.56)

Carrying value of assets 42.82

Net costs less carrying value of assets (78.74)

Source: ICP financial statements, information provided by Council personnel and McN calculations
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(6.93)

(53.85)
(59.35)

(52.83) (54.68) (57.45) (63.19) (69.00)
(75.63)

(105.44)

(121.56)

(6.91) 

(53.49) (58.27) 
(51.05) (52.23) (54.32) 

(59.32) 
(64.38) 

(70.10) 

(98.95) 
(114.45) 

(140)

(120)

(100)

(80)

(60)

(40)

(20)

 -

FY09 FY10 FY11 FY12 FY13 FY14 FY15 FY16 FY17 FY18 FY19YTD

$
m

Comparison of ICP and Council: cumulative net expenditure on the Ipswich CBD redevelopment

ICP - Total spend (including interest) Council - Hypothetical spend (including interest)

If Council had undertaken ICP’s projects in its own right, rather than through ICP, it may have saved $7.11m. The most material cost saving is the additional interest charged on the
funds borrowed by Council from QTC $(6.35m) specifically to on-lend to ICP. An increased interest rate of 1.35% pa applied to these funds, specifically because they were to be on-
lent to a wholly-owned subsidiary.

13

3.1 Hypothetical: Council undertakes CBD redevelopment

3 ICP compared to Council - Ipswich CBD redevelopment cost analysis

Potential cost savings

 If ICP had not been registered and Council had pursued the CBD redevelopment in its 
own right, the following costs may not have been incurred:

 QAO auditor’s costs for the yearly audit of ICP’s financial statements ($130k); 

 non-executive director remuneration, which was incurred in FY18 and FY19YTD ($19k);

 yearly ASIC fees (although this amount is not material) ($3k); 

 director expenses, including recruitment memberships and training fees ($34k); and 

 land tax that was incurred in FY17, FY18 and FY19YTD ($573k).  Had Council owned 
the properties, it would have received a public authority exemption for land tax. 

 The designated loan advanced from QTC to Council for the purposes of on-loaning the 
funds to a Council-owned subsidiary incurred an additional interest rate of 1.35% pa on 
top of the standard QTC interest rate applied to Council’s loans.  This equates to an 
additional $6.35m of interest costs incurred by ICP, which would not have been incurred 
by Council.

ICP’s interest expense was $6.35m more than if Council had pursued the CBD redevelopment 
in its own right.  This interest variance is the most material cost differential in a Council 
compared to ICP ownership scenario.  Other identified cost differential items total $0.76m.

Source: ICP financial statements, QTC loan statements, bank statements, information provided by Council personnel and McGrathNicol calculations

Total: $0.76m

Difference of:

Interest variance: ($6.35m)

Other               ($0.76m)

Total ($7.11m)

(132,786)
(18,861)

(34,068)

(572,889)

Expenses (other than interest expense) Council may not have 

incurred in undertaking the CBD redevlopment 

QAO auditor's costs & ASIC charges

Non-executive director remuneration

Director expenses

Land tax
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We estimate the costs to wind down ICP’s operations and wind up the company at $68.5k to $78.5k, assuming it is complete by 31 December 2019. This estimate is based on the
members voluntary winding up of ICP in mid-2019. The costs are high-level estimates and exclude any amount for the time spent by Council personnel. The actual time required to
transfer ICP’s assets and operations to Council is uncertain and may vary from these estimates. The associated costs may also vary depending on the assistance required by Council
to complete various tasks.
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4.1 Wind down timeline and costs 

4 Estimated costs to wind down ICP

1 April 2019 30 June 2019 31 December  20191 July 2019

 Winding up 
commences.

 Transfer of all ICP 
activities, leases and 
contracts to Council 
to complete.

 Winding up complete.

 ICP deregistered.

 Commence transfer of 
all ICP activities, 
leases and contracts 
to Council.

 Time cost of Council staff to undertake activities required to 
prepare ICP to be wound-up.  Activities include, but are not 
limited to:

 transfer of properties to Council;

 assign or novate current contracts and service agreements to 
Council; and 

 transfer operational matters, such as accounting systems and 
insurance.  

 It is difficult to estimate the cost of time that Council employees 
will be required to invest in these processes and, accordingly, a 
dollar value has not been assigned to this work.

 Liquidators’ costs to wind-up ICP of $8.5k. 

 We have assumed (but 
are unable to confirm 
that) the transfer of 
properties to Council 
qualifies for a corporate 
reconstruction exemption 
from stamp duty. 

 If this exemption is not 
obtained, stamp duty 
costs may be material.

Legal fees estimated at 
$30k-$40k to:

 transfer properties to 
Council; and 

 assign or novate 
contracts to Council. 

 Consultant fees 
estimated at $30k to 
assist ICP to prepare 
to wind up. 
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(54.10)

(135.25)
(121.56)

(78.74)

5.30
8.39

42.82

(23.12)

(11.91)
(7.36)

(38.77)

(160)

(140)

(120)

(100)

(80)

(60)

(40)

(20)

 -

Asset purchases Capex Net operating costs Other costs Interest Total costs Sale Deferred component

of sale price

Net costs Carrying value of

assets

Net costs less

carrying value of

assets

$
m

Costs/expenses $135.25m

ICP financed the CBD redevelopment using money borrowed from Council, including funds borrowed by Council from QTC, and then on-loaned by Council to ICP.  Costs totalled 
$(135.25m) and asset sales, which includes a deferred component of funds received as a result of the sale of Icon Tower 1, totalled $13.69m.  ICP’s total costs, less the carrying value 
of ICP’s assets is $(78.74m).

22

Source: ICP financial statements, QTC loan statements and information provided by Council personnel

2.1 Total net costs to date incurred by ICP

Appendix 2: Ipswich CBD redevelopment cost analysis

 Net operating costs incurred by the 
managing agent and ICP, less all rent 
received from tenants at ICS.  It includes 
operational and other expenditure reported 
in the managing agent monthly reports. 

 Capex includes:

 acquisitions and improvements to 
Ipswich central in FY10 and FY11 of 
$5.42m;

 capital expenditure on CBD 
redevelopment of $15.01m; and

 WIP as at FY19YTD of $2.70m. 

 Interest incurred on the 
designated loan from QTC to 
Council plus notional interest 
incurred on general loan funds 
advanced from Council to ICP 
(refer to Appendices 2.4 and 
2.5). 

 Deferred component of funds 
received from the development of 
the Icon Tower site under the 
development agreement with the 
Leighton Group. 

 Sale of Icon Tower 1 land in 
FY12 for $5.30m (excluding 
deferred component).

 Carrying value of 
ICP’s assets as at 
FY19YTD.  

Purchase costs (including 
settlement adjustments):

 ICS $47.83m;

 Murphy’s Pub $0.40m; and 

 2 Bell Street $5.87m.

Asset sales $13.69m

 Other costs are costs associated with the CBD redevelopment 
that were paid by Council.  These costs include:

 professional fees of $0.28m;

 legal fees of $0.08m; and 

 Administration Building costs and intellectual capital costs 
of $7m, incurred pursuant to the Admin DMA.
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Total costs are $(135.25m) and total receipts are $13.69m, resulting in total net costs of $(121.5m).  Total net costs less the carrying value of ICP’s assets of $42.82m are $(78.72m).  
The analysis excluded non-cash items, such as depreciation and write-downs on loans & assets.  It also excludes the interest charged by Council to ICP, as these are only entries 
between Council and its subsidiary rather than external costs. 
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2.2 Details of costs analysis

Appendix 2: Ipswich CBD redevelopment cost analysis

ICP: summary of costs and receipts on the CBD redevelopment

Category Sub-category Detailed description

Asset purchases/sale

Purchase: $(54.10m)
(includes settlement 
adjustments) 

Sale: $5.30m, 
excluding deferred 
component

ICS

Purchase: $(47.83m)

 ICS was purchased in March 2009 from Memocorp for a contract price of $45m. 

 $7m was paid to Memocorp in FY09 with the balance of the contract price of $38m paid 12 months later in FY10.  The cost analysis 
applies the carrying value of $47.83m for the purchase of ICS.  We understand that the additional $2.83m likely relates to stamp duty, 
settlement adjustments and transaction costs. 

 Refer to Appendices 3.2 and 3.3 for further details regarding the properties included in the ICS purchase. 

Murphy’s Pub

Purchase: $(0.40m)

 Murphy’s Pub was purchased by ICP in December 2014 for $0.40m and has been identified by Council, in its capacity as the local 
government authority, as a character building.  

2 Bell Street

Purchase: $(5.87m)

 In February 2018, ICP purchased the long-term leasehold property (containing a seven storey commercial office tower atop a ground floor 
retail arcade) from receivers.  The lease expires on 27 November 2077. 

 ICP currently occupies level 7 of the office building and Queensland Health is located on the ground floor.  ICP intended to lease space in 
the building to contractors and consultants engaged for the redevelopment of Ipswich Central.  At the completion of the redevelopment, 
the space would be available for general leasing.

Icon Tower

Sale: $5.30m, 
excluding deferred 
component

 The lot on which Bell Street Link is situated (refer to Appendix 3.2) was created by a subdivision of the original lot into two independent 
lots.  Icon Tower 1 was developed on the other lot and, accordingly, value was realised from ICP’s property holdings when the Icon Tower 
1 land was sold in FY12 for $5.30m (excluding GST and a deferred component – refer below).

 An advance of $0.50m paid toward the sale of the Icon Tower 1 land was recognised in ICP’s P&L as “other revenue” in FY11 and the 
balance of funds ($4.80m) was received in December 2011. 

Deferred component 
of sale price

$8.39m

Icon Tower 1  ICP received deferred payments totalling $8.39m from its development agreement with Leighton Group for the development of the Icon 
Tower site.  The deferred payments were received in the following parts:

 $4.00m in FY12;

 $2.00m in FY13; 

 $1.50m in FY14; and 

 $0.89m in FY17. 

Source: ICP financial statements, QTC loan statements, bank statements and information provided by Council personnel
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2.3 Details of costs analysis (continued)

Appendix 2: Ipswich CBD redevelopment cost analysis

ICP: summary of costs and receipts on the CBD redevelopment

Category Sub-category Detailed description

Capex

$(23.12m)

Acquisitions and 
improvements

$(5.42m)

 Acquisitions and improvements relate to expenditure of approximately $5.42m on the improvement of the CBD redevelopment in FY10 
and FY11.  This total amount was capitalised to ICP’s balance sheet across those two financial years.  Details of the works completed are 
not available, and it is unclear whether the works were completed on ICS generally or the Icon Tower land specifically.

Capital expenditure

$(15.01m)

 Capital expenditure on CBD redevelopment of $15.01m, which took place in FY18 and FY19YTD. 

WIP

$(2.70m)

 Accrued WIP of $2.70m as at FY19YTD relates to site costs, construction costs and professional & consultancy fees, which ICP has
capitalised.

Net operating costs

$(11.91m)

Revenue

$34.92m

 Revenue consists of:

 rental income from tenants at the Entertainment Precinct, Bell Street Link and 2 Bell Street;

 other revenue, which largely relates to recovery of owner’s costs & office rental and car parking revenue; and

 interest from cash at bank.

Operating costs

$(46.83m)

 Operating costs include, but are not limited to:

 materials and services, which includes tenancy expenses, general owner expenses and service charges, including repairs and 
maintenance; 

 expenses relating to the redevelopment of ICS; and

 non-executive directors’ fees. 

 Some of the repairs and maintenance were more akin to capital expenditure (such as air conditioning upgrades); however, they were 
included in the managing agent reports with net operating costs. 

Interest

$(38.77m)

Designated QTC loan

interest $(24.40m)

 Pursuant to the Statutory Bodies Financial Arrangement Act 1982, Council required approval to borrow funds from QTC to on-loan funds 
to ICP for the CBD redevelopment. 

 As the loan from QTC was being on-loaned to ICP, QTC charged additional interest of 1.35% pa on top of its usual interest rate to Council. 

 The interest included in the cost analysis is actual interest incurred by Council on the designated QTC loan for the period FY09 to FY19YTD 
(interest charged by Council to ICP has been eliminated from the calculation).

General funds loaned 
by Council to ICP

notional interest 
$(14.36m)

 In addition to the designated ICP loan facility from QTC, Council also advanced other general funds to ICP.  We have applied to these 
general funds the usual QTC interest rate on funds borrowed by Council to achieve a notional interest calculation.

 The additional interest margin of 1.35% did not apply to these other funds advanced to ICP by Council.

Carrying value of 
assets $42.82m

Accounts  This is the value recognised in ICP’s FY18 financial statements and ICP’s management accounts as at FY19YTD for land, improvements to 
the redevelopment and plant & equipment. 

Source: ICP financial statements, QTC loan statements, bank statements and information provided by Council personnel  
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ICP financed the Ipswich City redevelopment using (a) funds advanced from Council to ICP, received by Council through a designated loan facility with QTC; and (b) Council funds
that were advanced to ICP in addition to the designated ICP loan facility from QTC. QTC charged interest on the designated loan facility with an additional interest margin of
1.35% pa as a result of the funds being on-loaned to a Council wholly-owned subsidiary. The cost analysis also incorporates notional interest calculated on the additional funds
loaned to ICP by Council.
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2.4 Loan summary

Appendix 2: Ipswich CBD redevelopment cost analysis

Source: Financial statements, QTC loan statements and Council personnel

QTC Council ICP

$14.36m interest
(additional interest margin not 

applicable)

$50m advanced $91.36m advanced
(excluding interest)

$41.36m advanced

$24.40m interest
(includes additional 1.35% margin for 

designated facility)

Funds advanced from 
Council to ICP:

 $50m – designated QTC 
loan funds; and

 $41.36m – general funds 
loaned to ICP.

General loan fundsDesignated loan facility

Notional interest calculation on 
general funds loaned to ICP by 
Council as at FY19YTD.

Funds advanced from QTC to 
Council.  Closing balance of loan as 
at FY19YTD is $30.07m.

Interest

 The cost analysis 
disregards any interest on 
the loan between Council 
and ICP as these are 
internal.  Rather, the cost 
analysis looks at the total 
costs to the consolidated 
Council group (includes 
ICP), instead of internal 
charges within the 
Council group.
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Interest associated with the CBD redevelopment includes (a) funds advanced from Council to ICP, received by Council through a designated loan facility with QTC; and (b) Council
funds that were advanced to ICP in addition to the designated QTC loan facility. Interest totals $38.77m, which represents the second largest cost of the Ipswich CBD redevelopment
after capital costs.
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Source: ICP financial statements, QTC loan statements, information provided by Council personnel and McN calculations.

2.5 Breakdown of costs and interest

Appendix 2: Ipswich CBD redevelopment cost analysis

 Actual interest of $24.40m is interest accrued on the designated loan 
from QTC to Council for the purposes of the CBD redevelopment.  
Funds advanced pursuant to this designated loan totaled $50m.

 In addition to the designated loan of $50m, Council advanced a 
further $41.36m to ICP for the CBD redevelopment.  Notional interest 
on this component totaled $14.36m (based on the interest rates 
payable by Council pursuant to other general loans from QTC).

Total: $38.77m

(70) (1,632)

(3,751)
(3,243)

(2,697)

(2,554)
(2,484)

(2,449)
(2,304) (2,176)

(1,045)

(8)

(329)

(583)
(832) (1,016) (1,300)

(1,760)
(2,258)

(3,672)

(2,603)

(7,000)

(6,000)

(5,000)

(4,000)

(3,000)

(2,000)

(1,000)

 -

FY09 FY10 FY11 FY12 FY13 FY14 FY15 FY16 FY17 FY18 FY19YTD

$
'0

0
0

ICP: Interest expense per financial year 

Actual interest on designated loan from QTC Notional interest on general funds loaned to ICP

24,404,053 

14,361,335 

ICP: total interest expense for the period FY09 to FY19YTD

Actual interest on designated loan from QTC

Notional interest on general funds loaned to ICP
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ICP was established to purchase land in the Ipswich CBD in 2009 and project manage the development of that land for civic and commercial purposes. The two key projects are the
proposed new Council Administration Building and an adjacent Civic Space. ICP also manages projects on other property parcels within Ipswich city centre, on its land and Council-
owned land.

ICP background and Ipswich City Central Master Plan

 ICP’s main objective was the acquisition and redevelopment of land with a focus on 
revitalising the Ipswich city centre.  Its key focus was on inner city living and the creation 
of a “street based higher order retail precinct”, which was to be centred around Council’s 
new Administration Building and services precinct.

 The retail component is focused on entertainment and food & beverage services, which is 
to differ from the services provided at the nearby Riverlink shopping centre.

ICP’s property interests and projects undertaken by ICP

 ICP’s projects are on its land within Ipswich city centre and on land owned by (or to be 
transferred to) Council. 

 The status of ICP’s two key projects is as follows.  These projects are planned for land 
currently owned by ICP, but intended to be transferred to Council before development:

 Administration Building: In early 2018, Council resolved to own the Administration 
Building and consequently terminated the AFL and the Admin DMA with the third 
party developer, EPC.  At that time, it was also determined that Council would engage 
ICP as the developer of the Administration Building.

 Civic Space: Council engaged ICP to develop Civic Space in Ipswich CBD on land 
currently owned by ICP.  The project is currently on hold.

 Council has since resolved that ICP will not act as developer and will be wound up.

 ICP’s real property interests are within the Ipswich city centre and consist of the following:

Source: Provided by Council personnel 

3.1 Background and key activities

Appendix 3: Background

ICP properties Lot on plan description

Civic Space (currently includes Bell Street 
Green)

1 SP300605

Administration Building 2 SP300605

Entertainment Precinct 1 RP209886

Bell Street Link 2 SP246525

New Food Precinct 2 RP209886

3 RP212242 (leased from QR)

Traffic Ramps 25 CPS2 804975 (leased from QR)

Murphy’s Pub 1 RP2677

2 Bell Street Lot 1 RP157021

THE  

PIAZZA
IPSWICH CENTRAL

IP SWICH CITY COUNCIL

ADMINISTRATION BUILDING

IPSWICH CENTRAL

LIBRARY

COMMONWEALTH

HOTEL
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3.2 Summary of ICP’s current properties and projects

Appendix 3: Background

ICP’s projects and land holdings are within Ipswich city centre. This diagram shows ICP’s projects and the location of the land to which they relate. Many of these projects are on
ICP’s land. Some of the projects are on land owned by Council or other parties.
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 Civic Space/Library/car park upgrade

 Land upon which the Civic Space, 
including the library, is planned for 
development.

 Subdivided from the land upon 
which the Administration Building is 
planned for development.

 ICP is in the process of creating a 
further lot for Bell Street Green.

 Contains a small portion of the 
building primarily constructed as the 
New Food Precinct.

Source: Information provided by Council personnel

New Food Precinct

 Consists of:

 27 Ipswich City Mall (e); and

 25 Ipswich City Mall (d) on long-
term lease from QR.

 A small portion of the building also 
runs over the Civic Space land.

Entertainment Precinct

 163 Brisbane Street, Ipswich.

 All tenants are required to vacate by 
no later than 7 June 2019.

Traffic ramps & loading dock

 25 Bremer Street, Ipswich.

 Crown lease expires in 2020.

 ICP is required to demolish the improvements 
by the time of the lease expiry.

Bell Street Green

 Currently an open parking lot.

 Lot to be subdivided from Civic Space.

Bell Street Link / Bell Street Mall

 24 Ipswich City Mall

 The one tenant is planned to be relocated.

Murphy’s Pub

 5 Union Place Mall, Ipswich.

 Constructed circa 1910.

 Closed on purchase, pending restoration.

2 Bell Street, Ipswich

 Commercial & retail building on long-term 
lease from QR.

 ICP has relocated to Level 7 of this building.

 Currently occupied by a number of tenants.

Administration Building

 1 Union Place, Ipswich.

 Demolition of the previous structure is 
complete.

Icon Tower 1 land 

 Sold in FY12 (land only).



7-190305-PROJTOW04-CostAnalysis-SJE

3.3 ICP’s current properties

Appendix 3: Background

ICP refers to its projects within the Ipswich city centre by the names in this table, which are linked to the property descriptions, purchase prices and carrying values. The lot on which
Bell Street Link is situated was created by a subdivision of the original lot into two independent lots. Icon Tower 1 was developed on the other lot and, accordingly, value was
realised from ICP’s property holdings when the Icon Tower 1 land was sold in FY12. This accounts for part of the difference between the purchase price and current carrying value of
ICP’s land holdings.
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Properties currently owned by ICP

Property Location Property type Lot and plan Lease expiry Purchased
Purchase price 

including settlement 
adjustments ($m)

FY19YTD carrying value 
($m)

Civic Space/Bell Street 
Green (ICS)

23 Ipswich City Mall Freehold 1 SP300605 - 2009

$47.83

$27.80

Administration 
Building (ICS)

1 Union Place, Ipswich Freehold 2 SP300605 - 2009

Entertainment
precinct (ICS)

163 Brisbane Street, 
Ipswich 

Freehold building 1 RP209886 - 2009

Bell Street Link/ Bell 
Street Mall (ICS)

24 Ipswich City Mall Freehold building 2 SP246525 - 2009

New Food Precinct 
(ICS)

27 Ipswich City Mall 
(freehold)

Freehold building 2 RP209886 - 2009

25 Ipswich City Mall 
(leasehold)

Leasehold building from QR 3 RP212242 31/08/2086 2009

Traffic ramps & 
loading dock (ICS)

Lot 25, Bremer Street, 
Ipswich

Crown lease of traffic ramp 
and loading dock

25 CP SL804975 31/10/2020 2009

Murphy’s Pub 5 Union Place, Ipswich Freehold building 1 RP2677 - 2014 $0.40

2 Bell Street 2 Bell Street, Ipswich Leasehold building from QR Lot 1 RP157021 27/11/2077 2018 $5.87

Total $54.10 $27.80

Note: 

In The FY19YTD carrying value is representative of the whole of the Ipswich City Central redevelopment.  Capital development costs (in addition to this value) are also included in ICP’s balance sheet 

Source: ICP financial accounts and information provided by Council personnel
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