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SHIRE OF GINGIN

MINUTES OF THE SPECIAL MEETING OF THE SHIRE OF GINGIN
HELD IN COUNCIL CHAMBERS, 7 BROCKMAN STREET, GINGIN

ON 3 OCTOBER 2017 COMMENCING AT 3:03PM

DISCLAIMER

Members of the Public are advised that decisions arising from this Council Meeting can be
subject to alteration.

Applicants and other interested parties should refrain from taking any action until such time
as written advice is received confirming Council’s decision with respect to any particular
issue.

ORDER OF BUSINESS

1. DECLARATION OF OPENING

The Shire President declared the meeting open at 3.03pm and welcomed those in
attendance.

2. RECORD OF ATTENDANCE, APOLOGIES AND LEAVE OF ABSENCE

2.1 ATTENDANCE

Councillors – D W Roe (Shire President), I B Collard (Deputy Shire President), V Ammon,
M Aspinall, J Court, J W Elgin, C W Fewster (from 3.04pm), F J Peczka and S Smiles.

Staff – J Edwards (Chief Executive Officer, K Lowes (Executive Manager Corporate and
Community Services), A Butcher (Executive Manager Operations-Construction), L
Edwards (Executive Manager Planning and Development), R Rasool (Executive Manager
Assets) and L Burt (Governance/Minute Officer).

Gallery – There were two members of the public present in the Gallery.

2.2 APOLOGIES

Nil

2.3 LEAVE OF ABSENCE

Nil
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3. DISCLOSURES OF INTEREST

Nil

4. PUBLIC QUESTION TIME

4.1 RESPONSES TO PUBLIC QUESTIONS PREVIOUSLY TAKEN ON NOTICE

Nil

4.2 PUBLIC QUESTIONS

Nil

5. PETITIONS, DEPUTATIONS AND PRESENTATIONS

5.1 PETITIONS

Nil

5.2 DEPUTATIONS

5.2.1 Item 11.3.1 Major Land Transaction - Lancelin Caravan Park

Speaker/s: Reg Cocking

5.3 PRESENTATIONS

Nil

6. APPLICATIONS FOR LEAVE OF ABSENCE

Nil

7. CONFIRMATION OF MINUTES

Nil

8. ANNOUNCEMENTS BY THE PRESIDING MEMBER

Nil
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9. UNRESOLVED BUSINESS FROM PREVIOUS MEETINGS

Nil

10. QUESTIONS BY MEMBERS OF WHICH DUE NOTICE HAS BEEN GIVEN

Nil

11. REPORTS

11.1. OFFICE OF THE CEO

Nil

11.2. CORPORATE AND COMMUNITY SERVICES

Nil
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11.3. PLANNING AND DEVELOPMENT

11.3.1 MAJOR LAND TRANSACTION - REDEVELOPMENT OF LANCELIN CARAVAN
PARK

FILE: BLD/2591
LOCATION: RESERVE 21760 (LOT 30 & LOT 762) HOPKINS

STREET, LANCELIN
REPORTING OFFICER: LISA EDWARDS – EXECUTIVE MANAGER

PLANNING AND DEVELOPMENT
REPORT DATE: 3 OCTOBER 2017
REFER: 20 JUNE 2017 ITEM 15.4

OFFICER INTEREST DECLARATION

Nil

PURPOSE

To consider entering into a major land transaction, with Reginald and Donna Cocking and
Christopher and Ornella Sialtsis who are trading as Experience Holiday Parks Pty Ltd to
redevelop and manage the Lancelin Caravan Park under leasehold.

BACKGROUND

The Lancelin Caravan Park (the Park) is situated on Reserve No 21760 and was
previously leased to Esther Investments Pty Ltd. Esther Investments operated the site as
the Lancelin South End Caravan Park until the lease expired on 30 September 2016. As
of 1 October 2016, the Shire has undertaken the day-to-day management responsibilities
of the Park through a management agreement with contractors. This arrangement was
put in place whilst the Shire (in partnership with Tourism WA) conducted a process to seek
Expressions of Interest (Stage 1) and Requests for Detailed Proposal (Stage 2) for this
site.

Advertising for Expressions of Interest commenced on 8 August 2016 and closed on
28 October 2016. Evaluation and shortlisting of respondents occurred during November
and December 2016.

At its meeting of 20 December 2016, Council considered the three Expressions of Interest
received, and subsequently resolved to invite detailed proposals from two parties and
agreed to establish the Lancelin Caravan Park Evaluation and Selection Committee (the
Committee). The Committee consisted of five Councillors and Derryn Belford, Executive
Director Destination and Development, Tourism WA.

Council, at its meeting of 20 June 2017, resolved to:

1. Accept the proposal submitted by Halsall and Associates on behalf of Reginald and
Donna Cocking and Christopher and Ornella Sialtsis to lease and redevelop the
Lancelin Caravan Park.
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2. Offer the proponents the opportunity to provide interim management services at the
Lancelin Caravan Park for a period of up to six months, terminating at 31 December
2017.

3. Grant delegated authority to the Chief Executive Officer to negotiate the terms of any
management contract arising from Part 2 (above).

4. Authorise the affixing of the Common Seal to, and execution by the Shire President
and Chief Executive Officer of, any management contract arising from Part 2 (above).

5. Prepare a Business Plan under Part 3, clause 3.59 of the Local Government Act
1995 that includes an overall assessment of the proposal.

6. Give statewide (including local) public notice that the Shire of Gingin proposes to
enter into a major land transaction with respect to the Lancelin Caravan Park,
including access to the Business Plan, for a period of six weeks.

7. Upon the cessation of public notice, return the matter to Council for further
consideration and a final decision as to whether it will enter into a major land
transaction (lease arrangement) with the proponents.

8. Make application to the Minister for Lands to amend the purpose of the Vesting Order
over Reserve 21760 from “Camping and Caravan Park” to “Holiday Park”.

9. Seek consent from Minister for Lands, in accordance with the requirements of the
Vesting Order, to enter into a lease over the subject land for a 21 year plus 21 year
term.

10. Authorise a Development Application to be lodged generally in accordance with the
proposal and by the parties as referenced in Part One above, which is to be given
public notice for a period of 21 days.

11. Advise the proponents of the outcome.

Administration, as per Council’s conditions (above), engaged Pracsys Consultants to
prepare a Business Plan that includes an overall assessment of the major land transaction
as required by clause 3.59 of the Local Government Act 1995.

A copy of the Business Plan is attached as Appendix 1. Due to the size of the document
Appendix 1 has been circulated separately and will be kept with the Minutes of the
meeting.

The business plan was advertised for public comment for a period of six weeks with
submissions closing on 7 September 2017. A further comment period was offered to
current lessees of sites within the Park, which closed on 25 September 2017.

As a result of public notice a total of 28 submissions were received which Council must
now consider. All submissions are from existing site lessees, who generally express the
following concerns:

1. They would like to stay at the Park and have enjoyed their holidays at the Park;
2. They agree some upgrades (ie ablutions) are required;
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3. They question why the Shire does not operate the Park directly, and do not consider
that the business plan will generate maximum return to the Shire; and

4. They would like to see the dunes and environs at the Park retained.

In accordance with s.3.59(5) of the Act, Council must now consider the submissions
received and may decide to proceed with the undertaking as proposed in a form that is not
significantly different from what is proposed.

A Schedule of Submissions and Recommended Responses is attached as Appendix 2.

COMMENT

The site currently includes 144 powered sites and 43 unpowered sites. The number of
sites available is not proposed to decrease, and better utilisation of the site allows for the
inclusion of chalets. The staging of the redevelopment of the Park is generally as follows:

Stage Infrastructure Completion
1 • Fully enclosed heated swimming pool with public

access
• Adventure playground including jumping pillow, mobile

racing depot;
• New entry site with express check in;
• Landscaping;
• Meeting room and games room;
• Undercover boat storage site;
• New roads;
• 5 self-contained chalets;
• New camp kitchen; and
• Connection to reticulated sewerage and water service.

June 2018

2 • Eight (2) bedroom chalets;
• New ablution, camper’s kitchen, bbq’s and laundry east

of park.

December 2018

3. • Eight chalets; and
• BBQ and recreation area

December 2019

4 • Nine chalets; and
• Expansion of camping areas eastward

December 2020

Future • Additional cabins and recreational infrastructure –
approval not sought at this time/including in staging

undefined

(Subject to approvals process)

The conversion of sites to short stay holiday sites will occur over a period and the new
lessee will manage this transaction. Each stage includes a plan to convert long stay sites
to tourist sites. The redevelopment proposal would be subject to an application for
development approval process, during which public notice and planning assessment would
occur.
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The Proponent advises that they will attempt to accommodate as many site Lessees as
possible. The sites in the south west will be made available for short stay tourist sites and
where possible those site Lessees may be offered a site within the Park. Each Stage
includes a plan to convert long stay sites to tourist/annual sites. The sites Leases at the
Park expire on 31 December 2017, subject to notice of termination.

The redevelopment proposal would be subject to a Development Approval where Public
Notice and Planning Assessment would occur.

STATUTORY ENVIRONMENT

Local Government Act 1995
Part 3 – Functions of local governments
Division 3 – Executive functions of local governments
Section 3.59 – Commercial enterprises by local governments

Under section 3.59 of the Local Government Act 1995, a local government is required to
prepare a business plan prior to entering into a ‘major land transaction’. A ‘major land
transaction’ is defined as a land transaction (such as a lease) if the total value of any
consideration under the transaction or anything done by the local government for
achieving the purpose of the transaction, is more, or is worth more, than the amount
prescribed for the purposes of the definition.

In light of the proposed term of the lease (42 years) and the fact that the Shire will be
receiving a commercial rent for that duration, the proposed lease will fall within the
definition of a ‘major land transaction’ as set out in section 3.59 of the Local Government
Act 1995. The Local Government (Functions and General) Regulations 1996, Regulations
7-10 include provisions for consideration including the prescribed amount for which local
governments must prepare a business plan.

Shire of Gingin Local Planning Scheme No. 9 (LPS 9)

The land is zoned ‘Tourist’ in the Shire’s Local Planning Scheme No. 9 (LPS 9). The
proposed caravan park is a land use that is generally permitted in the zone. A portion of
the subject location has been identified in the Shire’s draft Coastal Hazard Maps as an
area that may be subject to coastal risks within a 100 year planning timeframe. A
development application will be required to be lodged where such planning matters will be
further considered.

POLICY IMPLICATIONS

Nil

BUDGET IMPLICATIONS

The proposal includes proposed budgets, business plan and a commercial return to the
Shire. The proposed lease period is 21 years with a 21-year option. The proposal
includes a 10-12.5% rent return on the annual turnover. The budget estimate based on
this assumption and prepared by the Proponent is provided as follows:
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Table 1: Budget Estimate

Year Rent Amount p/a
1 $62,618
2 $66,014
3 $97,785
4 $126,196
5 $186,918

It is estimated that in the last year the Park has had a turnover of approximately $475k,
which indicates the above lease fee provided by the proponent is relative. A market rental
review in 2012 indicated the annual rent was $60k. A revised market review was
undertaken in July 2017 and was included within the Business Plan.

The proponents will be improving and investing at the site where each stage is expected to
cost:

Stage Cost
1 $1,787,656
2 $1,374,000
3 $1,053,000
4 $1,500,000
Total
(does not include $1,100,000
as stated in future stage)

$5,714,656

The proposed chalets at the site will be owned by the lessee and removed from site post
lease. It is suggested that the lease document includes a rental review clause based on
either a percentage or a fair market value to provide some discretion to the Shire over the
term of the lease.

For full review of the financial implications please refer to the Pracsys Business Plan at
Appendix 1.

The Business Plan required under the Local Government Act 1995 was prepared at a cost
of $13,000. Tourism WA provided funding of $10k to the Shire for the preparation of the
Business Plan. The balance was drawn from the Shire’s general Legal Fee account.

STRATEGIC IMPLICATIONS

Shire of Gingin Strategic Community Plan 2015-2025

Focus Area Local Business
Objective 4. To facilitate local business growth
Outcome 4.1 Attract new enterprise
Strategy 4.1.1 Attract and develop a diverse range of tourism providers

VOTING REQUIREMENTS – ABSOLUTE MAJORITY
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RECOMMENDATION

It is recommended that Council:

1. Agree to enter into a major land transaction (lease arrangement) with the proponents,
Experience Holiday Parks Pty Ltd with respect to Reserve 21760 (Lots 30 and 762)
Hopkins Street, Lancelin in accordance with the Shire of Gingin Lancelin South
Caravan Park – Leasing Proposal Business Plan dated July 2017 (Appendix 1).

2. Authorise the Chief Executive Officer to prepare a draft lease document for Council’s
consideration.

SUBSTANTIVE MOTION WITH AMENDMENT

Add Point 3.

Moved Councillor Elgin, seconded Councillor Court that Council:

1. Agree to enter into a major land transaction (lease arrangement) with the
proponents, Experience Holiday Parks Pty Ltd with respect to Reserve 21760
(Lots 30 and 762) Hopkins Street, Lancelin in accordance with the Shire of
Gingin Lancelin South Caravan Park – Leasing Proposal Business Plan dated
July 2017 (Appendix 1).

2. Authorise the Chief Executive Officer to prepare a draft lease document for
Council’s consideration.

3. Receive the Schedule of Submissions and endorse the Officer’s recommended
responses.

CARRIED BY ABSOLUTE MAJORITY
9-0

REASON FOR AMENDMENT

Council was of the view that, given the number of submissions received in relation to this
matter, it would be appropriate for Council to formally note their receipt.
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11.4. OPERATIONS-CONSTRUCTION

Nil

11.5. ASSETS

Nil

12. MOTIONS OF WHICH PREVIOUS NOTICE HAS BEEN GIVEN

Nil

13. COUNCILLORS' OFFICIAL REPORTS

Nil

14. NEW BUSINESS OF AN URGENT NATURE

Nil

15. MATTERS FOR WHICH MEETING IS TO BE CLOSED TO THE PUBLIC

Nil

16. CLOSURE

There being no further business, the Shire President declared the meeting closed at
3.28pm.

The next Ordinary meeting of Council will be held in Council Chambers at the Shire of
Gingin Administration Centre, 7 Brockman Street, Gingin on Tuesday, 17 October 2017
commencing at 3.00pm.

_________________
Councillor D W Roe
Shire President
17 October 2017
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