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17.1 LATE ITEM - RESPONSE TO PROPOSED NEW LEASE OVER LOT 3799 
 RANKIN ROAD, NICKOL (BAY VILLAGE)  

File No: LM17086 

Responsible Executive Officer: Chief Executive Officer 

Reporting Author:  Chief Executive Officer 

Date of Report:  17 September 2017  

Applicant/Proponent:  DIF Management Pty Ltd 

Disclosure of Interest:  Nil 

Attachment(s) 1. Referral letter from the Department of 
Planning, Lands & Heritage 

 
 2. Long Term Lease Business Case 
 
 3. Letter to Woodside following Woodside 

presentation to August 2017 Councillor 
Briefing Session 

  

 
PURPOSE 
For Council to consider a proposal from DIF Management Pty Ltd (DIF), to lease Lot 3799 
Rankin Road, Nickol (Bay Village site) for up to 30 years to build, own and operate a FIFO 
Camp to support Woodside’s operational, maintenance and shutdown workforces. 
 
BACKGROUND 
The Department of Planning, Lands and Heritage has written to the City seeking Council’s 
position in relation to a request for a new 30 year lease over the Bay Village site.  
 
The Proposal  
The proposed new lease is for redevelopment of the Bay Village site to accommodate 
Woodside’s FIFO workforce requirements for the foreseeable future. The proposed lease 
term is 15 years with 3 x 5 year options.  The City has been advised that the proponent 
intends to building and operating a 700 Camp for FIFO workers at the site.   
 
The proponents have indicated that the facility is planned to meet the ‘base load (employee) 
demand required for operations and maintenance (not construction)’ with 80% usage being 
Woodside contractors and 20% direct Woodside employees. 
 
The Land 
Particulars of Lot 3799 are listed below: 

 Location:  Corner of Rankin Rd and Bayview Rd, Karratha 

 Size:  6Ha 

 Owner:  State of Western Australia 

 Responsible Authority:  Department of Lands 
 
The Proponent 
While the primary user of the facility is intended to be Woodside and/or contractors employed 
to work on Woodside operated sites, the applicant for the lease of the land is not a Woodside 
owned/operated entity.  The applicant, DIF Management Australia Pty Ltd, DIF is a 
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consortium that intends to finance, build, ‘own’ and operate the facility for the duration of the 
lease.  The DIF consortium includes the Commonwealth Bank, Multiplex Constructions Pty 
Ltd and Compass Group Remote Hospitality Services Pty Ltd.   
 
History - Bay Village Development 
In November 1998 Council resolved to support the development of a 548 person 
“construction” village on the Bay Village site.  This support translated into a conditional 
development approval, granted to Woodside on the 19th February 1999.  
 
At the time of considering Woodside’s original proposal for the Bay Village site, Council 
considered the site appropriate for the use due to its separation from the nearest dwellings, 
with no dwellings facing directly onto the site. The report to Council notes that ‘the 
development has been configured such that it can be easily adapted for either a tourist chalet 
village or subdivided for residential purposes.’ The potential for retention of facility buildings 
for community or commercial use in the future was also contemplated at the time. In its 
resolution, the Council of the day endorsed the end use of the site being either chalet park 
or residential subdivision. 
 
At its meeting in February 1999, Council adopted a Management Statement for the Bay 
Village development.  To encourage integration with the local community, the Management 
Statement included commitments to: 

 A shuttle service to the town centre, sports clubs and community facilities, and 
encouraging occupants to join local clubs and sporting organisations.  

 A lit walkway to the Tambrey Centre. 
 
These commitments were not fulfilled throughout the life of the previous Bay Village 
development. 
 
History – Bay Village Lease 
The previous lease for the Bay Village site between the State Government and the Woodside 
operated North West Shelf Gas Joint Venturer commenced on 31 January 2001 for a period 
of five years with a further optional term of five years.  An unregistered extension to the term 
was subsequently granted until 30 January 2014.  At the expiry of that lease Bay Village was 
placed into ‘care and maintenance.’   While the site has been untenanted, the lease has 
been extended by agreement between the State and the Woodside Joint venture until 
December 2017.  The City has not been engaged in the consideration of any lease 
extensions.   
 
The lease agreements were prepared under the Land Administration Act 1997 and the North 
West Gas Development (Woodside) Agreement Act 1979, with provisions of the Agreement 
overriding provisions of the lease.  Given that Woodside is not the applicant for the land and 
the fact that it is intended to accommodate staff who are involved with the North West Gas 
Project within this development, Officers are of the view that the lease should be considered 
under the Land Administration Act 1997, not the State Agreement Act. 
 
In July 2017, the City approved an application for demolition and site rehabilitation at the Bay 
Village site.  These works have commenced.   
 
History – Current Proposal 
In mid-2016 the City was advised by Woodside of its intent to call for Expressions of Interest 
(EOI) to develop the Bay Village site as a more modern, contemporary FIFO accommodation 
village.  The EOI proceeded and a subsequent Request for Tender (RFT) process was 
undertaken by Woodside in late 2016 where shortlisted EOI applicants were invited to submit 
more detailed proposals.   
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The City was kept informed of the progress of this procurement process by Woodside and 
in Oct/Nov 2016 City Planning Officers were given the opportunity to comment on the 
designs of the RFT bids.  At that time, the City staff indicated that while some proponent had 
put effort into designing modern camp infrastructure, none of the submitted proposals were 
considered to be a good quality outcome for the City as the proposals were considered to 
lack integration and have inappropriate urban design.   City officers advised Woodside that 
acceptable urban design and community integration would be far easier to achieve at 
alternative sites.  
 
In August 2017, Woodside announced that it had selected a preferred consortium from the 
RFT process for the development of the Bay Village site (DIF Consortium).  While this 
proposal was assessed by officers as being one of the better proposals submitted in the 
RFT, it was not considered to be a good quality outcome. 
 
At a meeting on the 14th August 2017 the DIF Consortium/Woodside discussed the proposal 
with Councillors.  At that meeting DIF/Woodside were advised that the Council had significant 
issues/concerns with the proposal.  These concerns were conveyed in writing with Woodside 
on the 16th August (see Attachment 3). 
 
The DIF proposal that has been forwarded to the Department of Planning, Lands and 
Heritage and subsequently referred to the City for comment is practically the same as the 
proposal that City officers advised was not a good quality outcome in late 2016.  The proposal 
does not address the issues and concerns that were raised in the City’s August 
correspondence.   
 
Timing 
Timing of the granting of the lease is also a consideration.  The granting of a new lease for 
the Bay Village site prior to the granting of development approval is considered premature. 
Consideration of whether and on what terms planning approval should be granted to the new 
lease requires consideration of the merits of the proposed development. The planning merits 
of the proposed development will be considered and determined via the development 
application process. 
 
Notwithstanding the merits of this in-principle position, the relevant Minister/s are not bound 
to place the proposed lease on hold pending a decision on the application for development 
approval.  Given that the lease has been referred to it for comment, Council should consider 
the merits of the proposed new lease and advise the Minister/s of its position on the proposed 
new lease. 
 
Issues 
There are two key issues that Council should consider when determining whether to support 
or oppose the proposed lease. Those issues are: 
 

1. The need for the facility; and if need is demonstrated; and 
2. The appropriateness of the location.   

 
Need 
Woodside Position 
Woodside has stated that they require a ‘baseload’ of approx. 850 accommodation units 
for FIFO employees for the foreseeable future.  This baseload is comprised of Karratha 
Life Extension project workers (approx. 600) Karratha Gas Plant Operational Workers 
(approx. 200) and Pluto Operational Workforce (approx. 50).  In addition to this baseload 
need, there are ‘spikes’ anticipated in accommodation need.  These spikes relate to 
planned maintenance shutdowns at both the Karratha Gas Plant and Pluto.  Woodside 
has indicated that up to a further 700 FIFO accommodation units are likely to be required 
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during shutdowns.  These shutdowns are scheduled intermittently (once or twice per year) 
and operate for relatively short periods (1-3 months.)   
 
Woodside’s data indicates that failing any new/additional announcements, FIFO bed 
demand is anticipated to drop in 2024.  Having said that, Woodside has indicated that 
they are considering major growth opportunities in Karratha which will further increase 
FIFO accommodation demand if they are to proceed.   
 
Woodside’s assessment is that there are approximately 1000 ‘appropriate’ FIFO 
accommodation units currently available within Karratha.  They have indicated that this 
quantity is insufficient to fill their peak demand hence they are seeking to secure a further 
700 FIFO beds for an extended time period (30 years). 
 
Current Situation 
Since Bay Village was placed in care and maintenance in January 2014, Woodside has 
been filling its ‘baseload’ FIFO accommodation demand using private facilities that exist 
in and around Karratha.  This demand has been an average of 950 units per night, higher 
that the forward projection level of 850 units.   
 
Given Woodside has indicated that need spikes at 1500 units of accommodation 
(including 250 for operational purposes) and that they have indicated that there is 1000 
units of appropriate accommodation available, it is unclear why 700 additional rooms are 
required.  This would seem to be oversupplying the market   
 
A desktop assessment undertaken by City officers indicated that there are sufficient 
accommodation units available within Karratha to meet both baseload need and the 
‘spikes’ in Woodside’s FIFO need, albeit that the accommodation units are spread across 
multiple locations.  City officers understand that Woodside’s preference is for the FIFO 
employees to be primarily located in one facility.  
 
The current proposal is for another 3rd party provider (DIF) to build and operate a facility 
with Woodside essentially underwriting the development through a ‘take or pay’ 
arrangement.  Council’s experience with Gap Ridge Village was that 3rd party 
owner/occupiers tend to try to make unoccupied beds available on the open market, which 
damages the local accommodation market. 
 
In addition to FIFO accommodation, Woodside owns 761 houses in Karratha.  Woodside 
has advised that 123 of these houses are currently vacant. 
 
Discussion 
Council has been a ‘pro-development’ group and has traditionally been very supportive of 
developments within the district that enable greater diversity of choice, more jobs and 
more local opportunities.  The City has worked closely with State and Federal Government 
and resource companies (including Woodside) to rapidly deliver projects and initiatives 
that help achieve this objective.  There has been substantial investment in making 
Karratha a much more appealing place to live. 
   
Whilst acknowledging the need for FIFO in certain circumstances, Council’s adopted 
planning policy position on FIFO accommodation (Policy DP10) indicates a strong desire 
to see a transition to a more normal, residentially based workforce over time. The 
DIF/Woodside proposal seeks to accommodate at least 250 Pluto and Karratha Gas Plant 
operational employees in camp accommodation for at least the next 10 years – possibly 
for 30 years.  
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While understanding the requirement for FIFO for certain roles and functions, City officers 
are yet to be convinced of the need for a facility of this size.  Additionally, no data has 
been provided that substantiates the need for the facility to be in operation for 30 years.  
Councils clearly stated position regarding operational workforces is that they should live 
residentially or, where they are living in FIFO accommodation, that accommodation 
should be integrated within the community – not living in a traditional FIFO camp.  This 
proposal seems to be in direct contravention of that principle.  
  
Clause 67 of the Planning and Development (Local Planning Schemes) Regulations 2015 
states that “The potential loss of any community service or benefit resulting from the 
development” is a matter to be considered by a local government.  Based on the relative 
loss in community benefits that result from a FIFO workforce when compared to a 
residential workforce, the proposed new lease and the associated proposed development 
would result in a very substantial cumulative loss of community benefit over a long-term 
lease period. 
 
Appropriateness of the Location 
Woodside/DIF Position 
Woodside’s strong preference is for a new facility to be built at Bay Village.  DIF have 
applied for the land to meet Woodside’s needs. Woodside/DIF has indicated that it will 
make its best endeavours to integrate the facility into the local community.  While 
discussions have been held re how this may occur, there are no commitments given in 
the lease application.  
  
Current Situation 
Council has consistently advised Woodside that, if a new camp is to be built/operated, it 
needs to be integrated and look, feel and operate like a part of the community.  The City 
has cited the style and location of RTIO’s Cajuput Village in Wickham as an exemplar of 
good quality, integrated FIFO accommodation.  While Woodside/DIF have indicated that 
they will work with the City on this matter, the proposal as submitted is not considered to 
be a quality outcome for the City.  
 
The City has advocated strongly that, if a new FIFO facility is to built, there are better 
locations than the Bay Village site.  In particular, the City has advocated for development 
to occur in the CBD or on the Tambrey Neighbourhood Centre (TNC) site.  Woodside is 
not pursuing development on these sites and has indicated that their assessment is that 
it is uncommercial to build on alternate sites that have been identified.  The City has asked 
for details regarding why it is uncommercial to build in a more central location but is yet 
to be provided with any substantive data that supports Woodside’s position.  
 
Discussion 
While FIFO camp operators often make attempts to integrate tenants into the community 
via commitments to shuttle services, providing ‘lifestyle coordinators’ and/or encouraging 
occupants to join local clubs and sporting organisations, these initiatives represent 
compensation measures rather than a genuine commitment to achieve integration with 
the local community. 

 
LEVEL OF SIGNIFICANCE 
In accordance with Council Policy CG-8 Significant Decision Making Policy, this matter is 
considered to be of high significance in terms of social and economic issues. 
 
COUNCILLOR/OFFICER CONSULTATION 
Officers have been liaising with Woodside representatives regarding this proposal for over 
12 months.  Woodside presented information on plans for the redevelopment of Bay Village 
to Council members and Executive Officers on 14 August 2017. 
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The Business Case submitted by DIF/Woodside indicates that it has met with City 
representatives and addressed Councillors.  The Business Plan indicates that the City is 
supportive of Woodside’s plans. This is not correct. 
 
No mention is made of any concerns the City has expressed (both verbally and in writing) 
regarding this proposal. 
 
COMMUNITY CONSULTATION 
Woodside consulted neighbouring residents when notifying of the decommissioning of the 
existing Bay Village development. The application for development approval for 
redevelopment of the site would be publicly advertised prior to being determined. 
 
STATUTORY IMPLICATIONS  
Section 79 of the Land Administration Act 1997 gives the Minister the power to grant leases 
of Crown land for any purpose. If a new lease is to be entered for the Bay Village site, then 
based on the Gap Ridge Village experience, use should be limited to Woodside employees 
and Woodside contractors and office use only associated with operating the facility. 
 
The North West Gas Development (Woodside) Agreement does not apply to the Pluto Gas 
Plant.  Woodside intends to accommodate FIFO workers for the Pluto Gas Plant on the Bay 
Village site. This raises questions about the validity of continuing to apply powers under the 
North West Gas Development (Woodside) Agreement Act 1979 to this site. 
 
POLICY IMPLICATIONS 
Council adopted Local Planning Policy DP10 - Transient Workforce Accommodation at its 
December 2014 OCM.  DP10 states Council’s preference for operational workers to be town-
based and Council’s expectation that FIFO operational workers should be accommodated in 
high standard, suitably integrated developments.  
 
City officers considered development concepts for the Bay Village site over a year ago and 
advised Woodside that the Bay Village site is not considered to be adequately integrated into 
the community to justify the granting of a long term development approval. 
 
No Social Impact Assessment or Social Impact Management Plan has been submitted with 
the proposal to justify/support a long term approval being granted. 
 
FINANCIAL IMPLICATIONS 
Woodside has indicated that it will cost approximately $80M to construct this facility with 
approximately $320M spent on operating it over the following 15 years.  There is a stated 
commitment by DIF/Woodside to use local contractors on construction/operations where 
possible. 
 
Lease for the Land would be payable by DIF to the State Government.  In comparison to the 
overall development, these lease fees are very minimal. 
  
If the land were to be leased for the purpose of Transient Workforce Accommodation, the 
leaseholder would be subject to municipal rate levies.  These are estimated to be 
approximately $50M over the 30-year life of the lease.  Currently Bay Village pay minimal 
rates as Valuer General has substantially dropped the valuation of the land since it was put 
in care and maintenance. 
 
STRATEGIC IMPLICATIONS 
The proposal is not aligned to the Council’s approved Strategic Community Plan 2016-2026 
and Corporate Business Plan 2016-2021. 
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RISK MANAGEMENT CONSIDERATIONS 
The level of risk is considered to be high to the City in terms of reputation as the proposal is 
contradictory the Council’s established position on Transient Workforce Accommodation. 
 
IMPACT ON CAPACITY 
There is no impact on capacity or resourcing to carry out the Officer’s recommendation. 
 
RELEVANT PRECEDENTS 
Previous leases for Bay Village and Gap Ridge Village have been for much shorter terms 
with regular opportunities for review. 
 
While not being within our district, similar issues have arisen at BHPBIO’s Kurra Village in 
Newman and in Chevron’s FIFO Village 25km outside of Onslow.  In the Kurra Village 
example, the camp is lease was not renewed, whereas in Onslow the State Government 
agreed to extending the lease (which was not supported by the Shire of Ashburton).  
 
VOTING REQUIREMENTS 
Simple Majority. 
 
OPTIONS: 

Option 1 
As per Officer’s recommendation. 
 
Option 2 – Shorter Term Lease Approval 
That Council by Simple Majority pursuant to Section 3.18 of the Local Government Act 1995 
RESOLVES to SUPPORT a new lease over Lot 3799 Rankin Road, Nickol (Bay Village) for 
a term of five years with a further term option of five years. 
 
Option 3 – Support Long Term Lease Application  
That Council by Simple Majority pursuant to Section 3.18 of the Local Government Act 1995 
RESOLVES to SUPPORT the proposed new lease term of 15 years with up to three further 
term options of 5 years each (30 years). 
 
CONCLUSION 
While the need to assist Woodside address its short-term FIFO bed requirements and any 
additional requirements that result from expansion are acknowledged, the request for a new 
30 year lease for the Bay Village site is not considered appropriate at this time as the 
applicant: 
a) Is yet to adequately address the need for the facility (particularly for the length of term 

requested)  
b) Is yet to address the social impacts of granting such a long term approval; and 
c) The site location is considered to be a poor outcome. 
 
The Bay Village site will not provide for meaningful integration into the local community.  The 
City has provided Woodside site options that would justify a long term approval but Woodside 
remains focused on the Bay Village site.  
 
Currently the 100% Woodside owned and operated Pluto facility operates on nearly 100% 
FIFO employees.  The North West Shelf Facility (which is operated by Woodside but has 
multiple owners) has residentially based staff but does operate with a higher level of FIFO 
workforce that other major local businesses.  The City is eager to see Woodside transition 
to more residential workers over time. There is nothing set out in the proposed 30-year lease 
documentation that indicates this is a material component of Woodside’s accommodation 
strategy.   
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Officers are of the opinion that the application for development approval should be 
determined prior to a decision being made on the lease. If the lease is determined first, then 
it is recommended that Council not support the requested new lease because it would result 
in a long term loss of community benefit with no associated plans to transition to more 
residential workers.  If a new lease is to be granted for the Bay Village site, then a lease term 
of five years with a further five-year option should apply.  If such a lease is to be 
contemplated, then Woodside should be required to prepare a workforce transition plan 
showing how the number of residential workers will be increased over time. The success in 
implementing this plan could then be reviewed as part of considering each lease renewal 
request. 
 
Given that: 
a) the proposed plans for redevelopment of the Bay Village site include accommodating 

Pluto FIFO workers; and  
b) the Applicant for the lease is not Woodside,  

it is recommended that any new lease be prepared under the Land Administration Act 1997 
only and not the North West Gas Development (Woodside) Agreement Act 1979. 
 

OFFICER’S RECOMMENDATION 
 
That Council by Simple Majority pursuant to Section 3.18 of the Local Government Act 
1995 RESOLVES to: 
 
1. OBJECT to the proposed new lease over Lot 3799 on Deposited Plan 185178 (the 

Bay Village site) because it would result in a long term loss of community benefit 
with no associated plans to transition to more residential workers; 

 
2. OBJECT to the proposed new lease term of 15 years with up to three further term 

options of 5 years each (30 years) because need/demand for the development 
has not been demonstrated; 

 
3. REQUEST the decision on the proposed lease be deferred pending a decision 

being made on the related application for development approval; and 
 
4. REQUEST any new lease for the Bay Village site be prepared under the Land 

Administration Act 1997 only and not the North West Gas Development 
(Woodside) Agreement Act 1979 given that the applicant is not Woodside Pty 
Ltd and the proposal includes accommodating workers not covered by the North 
West Gas Development (Woodside) Agreement. 

 



Government of Western Australia 
Lot Department of Lands 

Regional and Metro Services 
Your ref: 
Our ref: 00506-1981 JOB No: 172396 
Enquiries: Shane Edwards Ph: (08) 6552 4556 

Fax: (08) 6552 4413 
Email: shane.edwards@lands.wa.gov.au 

06 September 2017 

Attn: Ryan Hall 
City of Karratha 
PO Box 219 
KARRATHA WA 6714 

Dear Ryan 

PROPOSED NEW LEASE OVER LOT 3799 ON DEPOSITED PLAN 185178 PURSUANT 
TO SECTION 79 LAND ADMINISTRATION ACT 1997— CITY OF KARRATHA 

On the 23 August 2017, the Department of Planning, Lands and Heritage (DPLH) received 
an application from DIF Management Australia Pty Ltd to redevelop Lot 3799 on Deposited 
Plan 185178, Rankin Road (Bay Village). 

To support the proposed redevelopment, DIF Management Australia Pty Ltd seek a section 
79 Land Administration Act 1997 lease for an initial term of 15 years with with up to three 
further term options of 5 years each (30 years total). 

The proposed redevelopment of Lot 3799 is to support Woodside's long term Fly-in Fly-out 
accommodation requirements for the North West Shelf and Pluto Projects and other future 
projects where required. 

I ask if you could please provide DPLH at your earliest convenience of any comments/ 
objections you may have to the proposed lease grant proceeding. 

I have enclosed a copy of the application from DIF Management Australia Pty Ltd which 
comprehensively outlines the proposed redevelopment and a Smartplan graphic (hachured 
in red) for your reference. 

For further enquiries please contact Mr Shane Edwards, Project Officer, Major Projects, 
Department of Planning, Lands and Heritage on telephone (08) 6552 4556. 

Yours sincerely, 

Shane Edwards 
Project Officer 
Major Projects 

Gordon Stephenson House, 140 William Street Perth Western Australia 6000 PO Box 1143 West Perth Western Australia 6872 
Telephone (08) 6552 4400 Facsimile (08) 6552 4417 Freecall: 1800 735 784 (Country only) 

Email: info@lands.wa.gov.au Website: www.lands.wa.gov.au 
ABN: 68 565 723 484 
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