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Responsible Officer: Director Planning and Sustainability  
Disclosure of Interest: Nil 
Attachments: 4          
 

Issue 

To consider the revised cost estimates for the Yanchep-Two Rocks Development 
Contribution Plan (DCP). 

Background 

Amendment No. 122 to District Planning Scheme No. 2 was gazetted in September 2014 and 
introduced the DCP provisions into DPS 2. The Yanchep-Two Rocks Development 
Contribution Plan and Cost Apportionment Schedule were subsequently adopted by Council 
in April 2015 (PD07-04/15). The DCP identifies various community facilities and provides 
estimates on the total cost, estimated contributions and the timing for the delivery of 
infrastructure within the Yanchep-Two Rocks area, including: 

 Yanchep Surf Life Saving Club; 

 Yanchep District Open Space (Splendid Park); and 

 Capricorn Coastal Node Facilities. 

The DCP is subject to an annual review requirement to ensure that the cost contribution is 
correctly set to ensure the collection of sufficient funds to cover the cost of approved 
infrastructure items over the life of the DCP. 

To assist in stakeholder engagement, the Yanchep-Two Rocks Development Contribution 
Plan Advisory Committee (TAC) was established to inform the implementation of the DCP. 
The TAC provides information to the City on the number of new dwellings created during the 
review period and predictions for dwelling yields in future years.  It also provides advice on 
cost estimates for infrastructure, land valuations and the design, timing and preferred location 
of facilities. 

The TAC consists of representatives of Parcel Property, Peet, Yanchep Beach Joint Venture 
(YBJV), Development WA, Primewest, Capricorn Village Joint Venture (CVJV), Fini Group, 
and Korda Mentha in accordance with the Terms of Reference agreed by Council on 10 
November 2015 (PS07-11/15). 

Council on 24 July 2018 resolved to increase the Yanchep-Two Rocks DCP cost contribution 
amount from $2,780 per dwelling to $3,485 per dwelling. On 13 November 2018, Council 
considered Amendment 166 to DPS 2 and resolved to extend the operating period of the 
DCP from 10 years to 16 years and approved the revised costs, subject to the gazettal of 
Amendment 166. 

On the 18 June 2019, Amendment 166 to DPS 2 was gazetted and the cost per dwelling 
reduced from $3,485 to $3,175 (current rate). In addition to extending the operation period to 
16 years, the annual review of costs introduced the ‘ID Forecast’ projections to estimate 
future dwelling yields rather than the use of landowner estimates, which were proven to be 
overly optimistic. Due to the current slow market conditions in the development sector, 
however, it is noted that even the ID Forecast projections are currently higher than the 
number of dwellings being created on the ground. 
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Detail 

Technical Advisory Committee 
At the meeting on 20 November 2019, the TAC considered the outcomes of the annual 
review for the Yanchep-Two Rocks DCP (as outlined in Attachment 1) and agreed that 
Council should proceed to advertise the revised costs in accordance with the provisions of 
DPS 2. 
 
In addition, the TAC considered the ‘disbanding’ of the Committee in favour of a less formal 
working group and meet only as required; and the City undertaking further discussions with 
CVJV in relation to the coastal node design and associated DCP costs.  The TAC also 
requested further updates to the landowners on the progress of the land acquisition for the 
Yanchep District Open Space/Splendid Park and other cost factors (including borrowing), in 
accordance with the consultation requirements of DPS 2. 
 
The TAC was formed under the Local Government Act 1995 and has no delegation for 
decision-making. There is no elected member representation and all matters requiring 
Council consideration require a separate report to Council, in accordance with DPS 2. The 
various landowner memberships, in effect, terminated on the day of the Ordinary Council 
elections in accordance with its Terms of Reference. 
 
The majority of the infrastructure works have been completed with the only significant 
remaining costs being associated with the Capricorn Coastal Node and land compensation 
for the Yanchep District Open Space/Splendid Park. The provisions of DPS 2 provide the 
statutory basis for consultation and consideration of costs as part of the annual review 
process, which will be reported to Council on an annual basis. The disbanding of the 
Yanchep-Two Rocks TAC is therefore supported without the need to seek further 
membership. The intent to disband the TAC will be advertised to landowners along with the 
annual review of costs and reported back to Council in due course.   
 
Infrastructure costs 
A summary of the updated cost estimates for each facility is detailed below. The below costs 
include the actuals to date and the estimated remaining costs. 

Facility 
2018/2019 

Approved Costs 
2019/2020 

Annual Review 
Difference 

Yanchep Surf Life Saving Club $7,961,163 $7,939,850 -$21,313 

Yanchep District Open Space    

- Land $6,400,000 $6,080,000 -$320,000 

- Oval groundworks $2,873,996 $2,873,996 0 

- Oval landscaping $5,308,188 $5,318,646 $10,458 

- Pavilion $3,039,028 $2,781,721 -$246,849 

Capricorn Coastal Node 
Facilities 

$2,289,531 $2,158,873 -$130,658 

TOTAL $27,871,906 $27,153,086 -$718,820 

 
Loans to fund Infrastructure 
On behalf of the DCP, the City has borrowed funds from the Commonwealth Bank of 
Australia, equating to $9 million currently.   Further borrowing of approximately $4.6 million 
will be required over the next 12 months to facilitate the DCP’s portion of the land acquisition 
of Yanchep District Open Space/Splendid Park ($4.2mil) and to make a cost apportionment 
adjustment between the City and the DCP, which is based on the total estimated dwelling 
yield proposed in the annual review.  
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The remaining interest payment of $3,627,301 has been included into the cost apportionment 
table. This borrowing cost relates to the total estimated loan servicing cost for the life of the 
DCP with the repayment of the principal borrowing not occurring until the end of the 
operational period (2030).  
 
The remaining Coastal Node cost ($2,158,873) does not form part of the borrowing 
projections, as further borrowing by the DCP beyond current commitments is not 
recommended due to the high levels of borrowing already incurred. This position may be re-
considered if market conditions improve during the operational period of the DCP.  
 
To minimise any additional borrowing, the City will continue to liaise with CVJV who are 
progressing with the remaining coastal node design and construction works, as scheduled in 
the Capital Expenditure Plan (CEP) of the DCP for 2021/2022.   
 
Consultation 
 
As outlined above, the TAC was consulted in November 2019 on the outcomes of the annual 
review and accepted the findings of the review for the purpose of landowner consultation 
under DPS 2. 
 
Clause 11.6 of Schedule 14 of DPS 2 requires that where the review recommends that costs 
increase, the City shall invite comment from affected landowners for a period of not less than 
28 days before making any decision to increase the costs that will apply through the DCP.  
 
In accordance with Clause 11.7 of Schedule 14 of DPS 2, Council is required to consider any 
submissions received and within 90 days decide whether or not to increase the costs 
applicable through the DCPs.  As the DCP contribution rate is recommended to be 
increased, Administration will prepare a subsequent report for Council (post-advertising) to 
consider the submissions received and to adopt the revised costs. 

Comment 

The majority of infrastructure spending has been completed through the City’s capital works 
programme, with the main exception being land compensation payable to the landowner 
(YBJV) for Yanchep District Open Space/Splendid Park, the Yanchep Coastal Code works 
and minor landscaping works associated with the Yanchep Surf Life Saving Club.  

 Yanchep Surf Life Saving Club – This project is predominately complete with the 
exception of $56,000 required for the remaining rehabilitation works, which are 
scheduled for the 2019/2020 financial year. All other costs have been finalised and 
included into the cost estimates (actual costs). The total estimated cost for these works 
is $7,939,850 (including remaining rehabilitation works), which represents a minor 
reduction to the cost estimates used in 2018/2019 ($7,961,163) by $21,313. 

 Yanchep District Open Space – Construction costs including oval groundworks, 
landscaping and pavilion construction were completed for $10,974,363, with no 
remaining expenditure. A saving of $246,849 was achieved for the pavilion component of 
this cost.  The acquisition of the Yanchep District Open Space/Splendid Park land is due 
to be completed by April 2020 in accordance with the agreement between the City and 
YBJV. The current land valuation was prepared by Independent Valuers of WA and 
recommends a reduction in the land value from $6,400,000 to $6,080,000 (refer 
Attachment 2). The land acquisition discussions are ongoing with consideration for the 
recent valuation and the City’s agreement with YBJV. In accordance with clauses 12.3 
and 12.4 of Amendment 122 to DPS 2, YBJV may object to the valuation and request a 
review of the valuation, and if after the review the parties do not agree the valuation, 
YBJV may apply to the State Administrative Tribunal for review of the valuation under 
part 14 of the Planning and Development Act 2005. 
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 Capricorn Coastal Node Facilities – The detailed design and relevant approvals are 
being progressed by CVJV in consultation with the City and the Western Australian 
Planning Commission (WAPC). A minor reduction in the estimated costs from 
$2,289,531 to $2,158,873 was recommended by quantity surveyors Donald Cant Watts 
Corke (refer Attachment 3).   The coastal node cost estimates were based on a 
‘template’ design for infrastructure works. However, CVJV has recently obtained detailed 
planning approval from the WAPC for the coastal node development, which is scheduled 
for construction in the 2020/2021 financial year. The City will use the detailed design 
costs to determine a reasonable scope of works that may be included based on the 
original template design and will report the findings to Council and affected landowners 
as part of the next annual review in 2021. In the recent meeting with CVJV it was 
discussed that this would be prefunded by CVJV as the DCP has not scheduled this cost 
until 2021/2022. 

Despite a decrease in the overall costs of $718,820, the annual review recommends that the 
contribution rate increases from $3,175.25 to $3,398.77. The increase is associated with a 
lower than expected dwelling creation and a reduction in the total estimated dwelling yield 
from 10,868 to 10,220 by 2030. In this regard, dwelling creation is still tracking below the ID 
Forecasts for the area in this financial year, which is likely to result in further increases to 
rates and the City’s proportion of the infrastructure costs, unless dwelling yields increase into 
the future during the operation period of the DCP (2030).   This will depend on the recovery 
of the housing market and the improvement of the State’s economy. 
 
It should be noted that Administration has based the 2019/2020 budget on the estimated 
dwelling yields recommended in the ID forecast and has not lowered the income estimates in 
the budget as part of the mid-year review due to the significant uncertainty regarding dwelling 
creation for the remainder of the financial year, where a further 300 dwellings would need to 
be created to align with the ID Forecast of 348 dwellings (48 dwellings created to date) by 30 
June 2020. 
 
Although the term "dwelling” is used, the intent in the DCP is that it relates to a built dwelling. 
However, where contributions are to be made on subdivisions, the term dwelling may also be 
taken to mean the number of lots. Where multiple or grouped dwelling sites are proposed, 
their contributions will be based on the initial subdivided lot, as well as any additional planned 
dwellings at the time of application for planning approval. 

Statutory Compliance 

The annual review process, including consultation requirements, is outlined in DPS 2.  It is 
noted that in terms of the provisions of DPS 2, landowners may object to the amount of a 
cost contribution and request a review by an independent expert. If this does not result in the 
cost contribution being acceptable to the landowners then landowners can request that the 
cost contribution be determined through a process of arbitration.  A similar right exists for the 
process of determining the value of any land to be acquired through the DCP. 

Strategic Implications 

The proposal aligns with the following objective within the Strategic Community Plan 2017 – 
2027: 

 “4 Civic Leadership 
4.2 Good Governance 

4.2.1 Provide transparent and accountable governance and leadership” 

Risk Management Considerations 

Risk Title Risk Rating 

ST-G09 Long Term Financial Plan Moderate 
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Accountability Action Planning Option 

Director Corporate Strategy & Performance Manage 

 

Risk Title Risk Rating 

ST-S23 Stakeholder Relationships Moderate 

Accountability Action Planning Option 

CEO Manage 

 
The above risks relating to the issue contained within this report have been identified and 
considered within the City’s Strategic Risk Registers.  The Annual review of the DCP will 
assist in addressing the impacts of the strategic risk relating to Long Term Financial Planning 
(LTFP) as it will ensure that appropriate budget monitoring, timing and provisions are 
considered.  In addition, the strategic risk relating to Stakeholder Relationships will apply as a 
key element in the DCP review process to maintain effective engagement with relevant 
stakeholders. 

Policy Implications 

Nil 

Financial Implications 

The annual review of costs has recommended a decrease in total costs by $718,820.  This is 
primarily due to a reduction in the final costs for the Yanchep Surf Life Saving Club and 
District Open Space/Splendid Park.  It should be noted that the final land acquisition costs for 
Splendid Park will not be known until April 2020 at the earliest and could be subject to 
determination by the State Administrative Tribunal in accordance with DPS 2 if disputed by 
the landowner. Despite the decrease in the overall costs, the annual review recommends that 
the contribution rate increase from $3,175.25 to $3,398.77. The increase is associated with a 
continued lower than expected level of dwelling creation in this DCP area and reduction in 
the total estimated dwelling yield from 10,868 to 10,220. 
 
The cost of DCP facilities is required to be equitably apportioned between the City and 
developing landowners. This apportionment is required to reflect the proportionate 
contribution of the existing community (3089 dwellings) and new development (7131 
dwellings estimated) towards the need for the facilities.  This cost apportionment 
methodology was endorsed by Council and is set out in the DCP Report and Cost 
Apportionment Schedule. 
  
The apportionment methodology was based on the ‘user pays’ principles and results in the 
City’s and DCP liability changing each year depending upon the total estimated dwelling 
yield. The apportionment of costs is adjusted annually between the City and DCP to reflect 
this cost sharing methodology. 
 
The annual review recommends a revised apportionment, where the City’s obligation will 
increase from 28.42% to 30.23% and the DCP obligation will reduce from 71.58% to 69.77% 
to reflect the total estimated dwelling yield, as per the following. 
 

 Existing community / City contribution - 30.23% of total DCP Cost (3089 
dwellings) 

 New growth / Development contribution - 69.77% of total DCP Cost (7131)  
 
This cost apportionment between the City and the DCP directly related to the total dwelling 
yield estimate, which has reduced from 10,868 to 10,220, since the last review and consists 
of actuals to date and the remaining dwelling yield forecast for the remainder of the DCP 
operational period. Variations in the total dwelling yield will in-turn impact on the development 
contribution rate, as well as the City’s proportion of municipal funding.  
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The annual review recommendation results in a greater contribution rate to landowners 
(increase of $224 per dwelling) and an increase in the City’s proportion of the facility costs 
from $7,469,531 to $7,522,336 (increase of $52,805).  
 
It should be noted that the City directly funds its proportion of the project costs at the time of 
construction and therefore loan borrowing costs and Administration costs are met entirely by 
the DCP.  
 
The recommendations of the annual review were reviewed by the City’s external auditors 

William Buck in January 2020 and a copy of their findings has been included as Attachment 

4. The audit opinion is ‘the DCP costs incurred, estimates for remaining development works, 

and proposed CPD rate of $3,398.77 (as per DPS 2 CPD formula) were fairly stated and in 

compliance to DPS 2 and SPP 3.6’. 

Voting Requirements 

Simple Majority 

Recommendation 

Recommendation 

That Council:- 
 
As RECOMMENDED by the Audit and Risk Committee meeting held on 18 February 

2020; 

1. NOTES the outcome of the annual review of the Yanchep-Two Rocks 
Development Contribution Plan as depicted in Attachment 1; 
 

2. ENDORSES the revised Yanchep-Two Rocks Development Contribution Plan 
cost estimates in accordance with Clause 11.4 of District Planning Scheme No. 2 
as outlined in Attachment 1, including:- 

 
a) A decrease in the total infrastructure costs from $27,871,906 to 27,153,086 

as outlined in Attachment 1; 
 
b) An increase in the cost per dwelling from $3,175.25 to $3,398.77, as 

depicted in Attachment 1; and 
 

c) Pursuant to Clause 11.6 of Schedule 14 of District Planning Scheme No. 2 
NOTIFIES affected landowners of the recommendations of the Annual 
Review and INVITES comment in writing from those landowners for a 
period of 28 days, including the request for the termination of the Yanchep 
Two Rocks Technical Advisory Committee; and   

 
3. NOTES that the Yanchep-Two Rocks Development Contribution Plan Technical 

Advisory Committee SUPPORTS the approach set out in 2 above. 
 
 

 
Attachments:  

1⇩ . Attachment 1 - YTR DCP Annual Review 2019 Attachment 19/500375 Minuted  

2⇩ . Attachment 2 - YTR Valuation 2019 19/500413  

3⇩ . Attachment 3 - Community Facilities Cost Report - September 2019 (Final Issue) (2) 19/455969  

4⇩ . Attachment 4 - WILLIAM BUCK EXTERNAL AUDIT 19/501344  
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PS03-03/20 – Attachment 1 

Attachment 1 - YTR DCP Annual Review 2019 Attachment 
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PS03-03/20 – Attachment 2 

Attachment 2 - YTR Valuation 2019 
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PS03-03/20 – Attachment 2 
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PS03-03/20 – Attachment 2 
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PS03-03/20 – Attachment 3 

Attachment 3 - Community Facilities Cost Report - September 2019 (Final Issue) (2) 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 3 
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PS03-03/20 – Attachment 4 

Attachment 4 - WILLIAM BUCK EXTERNAL AUDIT 
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PS03-03/20 – Attachment 4 

 
  




