
Late Item - Ordinary Meeting of Council - Agenda                                    22 May 2019 

Distribution Date: 17 May 2019 
 
14.5 Stevens Street Site (also known as Port Hedland Retirement 

Village) (File No. 05/05/0017) 
 
Author Manager Project Design and Delivery 
Authorising Officer Chief Executive Officer 
Disclosure of Interest The Author and Authorising Officer declare that they do 

not have any conflicts of interest in relation to this item. 
 
 
OFFICER’S RECOMMENDATION  
 
That Council, with regard to the Stevens Street Site: 
 
1. Confirm its support for a new building on the current site, subject to approval 

from the Department of Communities in relation to: 
a) Land tenure; and 
b) Compliance with provisions included in the notice of breach it has issued 

to the Town. 
 

2. Acknowledges the site is included in the in the Western Australian Planning 
Commission’s draft West End Improvement Plan;  

 
3. Make appropriate budget provisions for the next stage of the project 

(feasibility study and detailed design) as part of the FY2019/20 budget 
adoption; and 

 
4. Commence appropriate tenant and community consultation on the future 

development of the site following approval from the Department of 
Communities. 

 
SIMPLE MAJORITY VOTE REQUIRED 

 
 
PURPOSE 
 
The purpose of this report is for Council to consider supporting a new build at the 
current location on Stevens Street. 
 
DETAIL 
 
Subsequent to the 10 December 2018 Special Council Meeting, the Town has 
progressed the option of requesting a quotation for remediation work to bring the 
Stevens Street site to an acceptable standard.  The Town commissioned reports to: 
• Provide a second structural engineering review of the building; 
• Provide a concept schematic design, for transportable and insitu options, which 

contemplates demolition and replacement of the accommodation buildings and 
community facilities; and  
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• Provide an initial Order of Probable Costs for the options.  
 
The redevelopment options show replacement of the 22 retirement units in a single 
storey development having a similar arrangement to the current development. It also 
includes a common building. The general arrangement is consistent with the current 
development layout. 
 
The transportable facilities will be unlike transportable accommodation used for mining 
projects. They are bespoke / custom made to specifically accommodate retirement 
village residents, including those with a mobility disability. An example of a similar 
facility is Yaandina Hostel in Roebourne. 
 
ENGINEERING REVIEW 
 
A second structural review was commissioned to test the initial findings of KSCE. Wood 
and Grieve undertook the second review of the building, which included all internal roof 
cavities. Council was briefed on this report on two separate occasions.  
 
At the Confidential Briefing on the 3 April 2019, Council was presented with this second 
report and discussions were held outlining the findings and recommendations.  
 
At the Confidential Briefing held on the 17 April 2019, the Principal Structural Engineer 
at Wood and Greives was in attendance to answer more specific questions regarding 
the findings. 
  
The second structural report found: 
• All electrical and hydraulic services are generally at the end of life and in poor 

condition 
• Mechanical Services are in varied condition with many units requiring 

replacement of mechanical services 
• The structural tie down rods, from the underside of the concrete lintel beam to the 

front and rear of all units and storage units, are displaying minor to severe 
corrosion and are not considered able to perform in a cyclone event 

• Roof sheeting and structural columns to the main hall require replacement, and 
• Many of the masonry piers supporting verandas require replacement 
 
The report recommended further investigations into the building, including a thorough 
termite inspection of all timber, and investigation of non-visible tie down and wall tie 
and bed joint reinforcement.  
 
Recommendations for structural rectification in the report aimed to replicate the 
function of the structural elements in the original design only (i.e. assumed to be the 
Standard applicable in 1981) to allow safety in the event of a cyclone.  It did not seek 
to bring the buildings into compliance with modern day Australian Standards. 
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The report concludes: 
 

“The whole of life cost of structural and other upgrades to meet current and future 
stakeholder and regulatory requirements for safety, durability, accessibility and 
functionality, together with required upgrades to services and equipment, fit out and 
finishes, and ever increasing maintenance and repair costs, is likely to equal or 
exceed the cost of replacing with new purpose designed buildings”. 

 
CODE Building Surveyors provided further advice that any rectification works 
undertaken would need to comply with current building standards. 
 
GOVERNANCE REVIEW 
 
As part of its decision making process the Council will have to give due consideration 
to the Joint Venture Agreement it entered into in relation to the site with Homeswest 
(today Department of Communities) in 1999, as well as the notice of breach the 
Department of Communities issued to the Town on 15 January 2018. For this reason it 
is recommended that any decision of Council related to the site be subject to approval 
from the Department of Communities. 
 
Due to the parcel of land being under management order only, the Town’s 
recommendation, should a future development be committed to by Council, is that 
transportable buildings be utilised.  This will enable the buildings to be moved to an 
alternative site if required. 
 
The Council is also required to consider the recommendations included in the Western 
Australian Planning Commission’s Draft West End Improvement Plan, which have been 
included as part of a separate item contained in the business paper for the 22 May 
Ordinary Council meeting.  
 
LEVEL OF SIGNIFICANCE 

 
In accordance with Policy 4/009 ‘Significant Decision Making’, this matter is considered 
to be of high significance. Consultation with tenants and the community will commence 
after the Town has engaged with the Department of Communities. 
 
CONSULTATION 
 
Internal  
 
• Executive Leadership team 
• Manager Governance 
• Elected Members at briefings held on 3 and 17 April 2019 
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External Agencies  
 
• RFF Consultancy  
• Department of Communities 
• Wood and Grieve Structural Engineers 
• The Department of Communities has been sent all additional reports in relation to 

the site, and has been advised that the Town will make further contact following a 
formal Council resolution on the matter 

 
Community  
 
As noted in the ‘Level of Significance’ section of this report, consultation with tenants 
and the community will commence after the Town has engaged with the Department of 
Communities. 
 
LEGISLATION AND POLICY CONSIDERATIONS 
 
Section 3.54 of the Local Government Act 1995 applies, as it relates to ‘Reserves under 
control of local government’. 
 
Occupiers Liability Act 1985 – section 5(1) (duty of care). 
 
Land Administration Act 1997 – section 46 (care, control and management of land). 
 
Civil Liability Act 2002 – section 5B (breach of the duty of care). 
 
Planning and Development Act 2005. 
 
FINANCIAL AND RESOURCES IMPLICATIONS 
 
The table below summarises each option and includes associated commentary, 
providing a high-level indication of the costs of the various options. The pricing is based 
on high-level schematic drawings only, and will require further review following 
Council’s decision on a preferred approach.  
 
All prices include a 60% regional loading allowance due to the proposed building being 
completed in the Pilbara Region. This loading is consistent with more recent 
construction contracts tendered and awarded in Port Hedland by the Town and is 
considered suitable for this exercise. 
 
All prices include a 10% contingency, excluding the remediation option. Due to the 
requirement for further inspection and the likelihood of additional remediation works 
being required, a contingency allowance of 50% has been applied to the remediation 
option.  
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Option Price 

Estimate 
(ex GST)  

Comments 

Site Demolition $216,212 
 

The price excludes tip fees, removal of any 
hazardous material, contaminated materials and 
input from services consultants regarding in-ground 
infrastructure.  

Remediation of 
Existing 
Building 

$ 4,436,160  
 
 

Structural rectification works are based on matching 
compliance with standards at the time of initial build. 
The entirety of the building would therefore not meet 
current construction and building standards.  
 
This solution would also likely incur substantial 
ongoing maintenance costs as the balance of the 
building, which remains in generally poor condition, 
continues to deteriorate.  
 
Further advice from the Building Surveyor and the 
WA Building Commission indicate that any 
remediation works would need to comply with the 
current building and construction standards.  
 
Advice from the Building Surveyor may impact the 
design solution put forward by WGE Engineers. 
  
To verify if the price based upon the current 
specification is still adequate, a revised estimate will 
be sought from the appointed Quantity Surveyor. 

Demolition and 
Redevelopment 
(Insitu) 

$8,812,580 N/A 

Demolition and 
Redevelopment 
(Transportable) 

$9,103,680 Discussions with the Quantity Surveyor indicate that 
transportable facilities have a time-saving benefit; 
however, costs typically end up higher in regional 
areas due to higher mobilisation costs (i.e. labour for 
the installation comes from Perth incurring travel, 
meal, accommodation costs). 
 
This cost also excludes transport of the 
accommodation units to the site.  
 
In this instance, aside from a potential time benefit, 
the use of transportable buildings will allow 
relocation to an alternative site at a later date if 
required.  
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Preferred option for replacement 
 
As already noted, due to the parcel of land being under management order only, the 
recommendation, should a future development be committed to by Council, is that 
transportable buildings be utilised.  This will enable the buildings to be moved to an 
alternative site if required. 
 
Costs for the project, summarised below, exclude the potential impact of the WAPC 
Implementation Plan (West End dust), include the requirement for external assistance 
for project execution, and assume the use of transportable buildings: 
 

Item Price (ex GST) 
QS OPC (Transportable) $8,275,680.00 
Professional Fees  (12%) $993,081.60 
Project Management (14%) $331,027.20 
Headworks Allowance $500,000.00 
Application Fees $30,000.00 
Sub Total $10,129,788.80 
Contingency $1,519,468.32 
Total $11,649,257.12 

 
The type of proposed buildings to be used at the site are custom designed facilities, 
fully compliant with the Building Code of Australia, designed to accommodate any 
persons eligible to reside at the facility.  
 
As part of the Council’s deliberations associated with the FY2019/20 budget it is 
recommended that consideration be given to the inclusion of a sum to cover future 
detailed design and feasibility study for the site. An appropriate amount will be 
recommended to Council as part of the FY2019/20 budget development process, and 
included in the FY2019/20 budget paper for formal resolution by Council. 
 
STRATEGIC AND SUSTAINABILITY IMPLICATIONS 
 
The following sections of the Town’s Strategic Community Plan 2018-2028 are 
applicable in the consideration of this item:  

1.a.2  Community needs and gaps in health provision are identified and 
delivered 

1.a.6  Town-wide health, safety, recreation and sporting activities and services 
1.d.1  The present and future facilities and requirements of the Town are 

planned for and developed in-line with relevant facility standards and 
community needs 

1.d.2  Facilities and community infrastructure are revitalised across the Town 
1.d.3  Facilities and community infrastructure are well maintained, managed and 

fit for purpose to provide a range of lifestyle opportunities 
3.b.1  The present and future needs for serviced land and infrastructure 

provision are identified, planned and developed 
3.b.2  Emergencies such as cyclones are prepared for, educated about, 

responded to and recovered from in partnership with key agencies 
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3.b.4  Innovation and resilience of the built form are encouraged, assessed and 
implemented  

 
Environmental  
 
There are environmental implications associated with asbestos, termites and the 
current structural damage to the infrastructure. 

 
Social  
 
There are social implications due to the community concerns and interest. 

 
Corporate Business Plan 

 
The following action of the Town’s Corporate Business Plan 2018-2022 applies in 
relation to this item: 

1.d.3 Facilities and community infrastructure are well maintained, managed and 
fit for purpose to provide a range of lifestyle opportunities. 

 
RISK MANAGEMENT CONSIDERATIONS 
 
There is a health risk associated with this item because residents continue to be 
exposed to structurally damaged infrastructure.  The risk rating is considered to be 
High (15) which is determined by a likelihood of possible (3) and a consequence of 
catastrophic (5).  
 
There is a compliance risk because any subsequent development application in 
relation to the site might not comply with the Improvement Plan and Improvement 
Scheme Planning Framework, which may prohibit aged care and other sensitive land 
uses between Taplin and McGregor Street as per recommendation 5 of the Dust 
Taskforce Report. The risk rating is considered to be High (16) which is determined by 
a likelihood of likely (4) and a consequence of major (4).  

  
These risk will be reduced through appropriate consultation with the Department of 
Communities and the WAPC. 
 
OPTIONS 
 
Option 1 – Adopt officer’s recommendation 

 
Option 2 – Do not adopt officer’s recommendation 
 
CONCLUSION 
 
The Town of Port Hedland made a commitment to provide Council advice on options 
and costs for remediation work to bring the Port Hedland Retirement Village to an 
acceptable standard. The Officer’s recommendation provides the most viable 
opportunity for the Town to be able to fulfil this commitment at present. 
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ATTACHMENTS 
1. Wood and Grieve Structural report (Under separate cover) 
2. Code Building Surveyors Advice – Compliance Requirements 
3. QS Report: Opinion of Probable cost – Demolition 
4. QS Report: Opinion of Probable cost – Transportable Buildings 
5. Potential design plans for Site/ layouts – Transportable buildings (Under separate 

cover) 
6. QS Report – Option of Probable cost - Remediation works to common hall 
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ATTACHMENT 2 TO ITEM 14.5 
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ATTACHMENT 3 TO ITEM 14.5 
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ATTACHMENT 4 TO ITEM 14.5 
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ATTACHMENT 6 TO ITEM 14.5 
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