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In July 2017, the Western Australian State Government approved the Business  Case 
for the Ocean Reef Marina and committed to contribute $120M towards the public 
infrastructure component of the development and approved LandCorp’s further 
investment of $132m. The Business Case was approved on the most current concept 
plan at the time, Concept Plan 7.2A, acknowledging that the concept plan will be 
refined as the development progressed the approvals phase. Since the Business Case 
was approved refinements have been made to Concept Plan 7.2A to: 

• Address land use conflicts; 

• Improve the design functionality and efficiency of the development; 

• Consider and implement stakeholder and community feedback; and 

• Improve overall project outcomes.  

The Ocean Reef Marina development, like all large-scale developments of State 
significance, will undergo further refinement over time as the development progresses 
through key milestones and additional information and approvals are obtained. 
Ongoing progress updates for the Ocean Reef Marina can be found at https://www.
landcorp.com.au/oceanreefmarina/   

This document is a summarised version of the Business Case, formally approved by 
Government in July 2017. 
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The Ocean Reef Marina development 
will convert an existing boat ramp 
site and surrounding Local and State 
Government owned land to a vibrant 
waterfront precinct providing a range 
of recreational, tourism, residential, 
boating facilities and employment 
opportunities. Covering 79ha of land 
and sea-bed, the development will 
deliver up to 12,000m2 of retail/
commercial floor-space, 1000+ 
dwellings and estimated capacity of 
up to 550 boat pens with associated 
boat-stacking and marine commercial 
facilities.

Purpose of Business Case 
This Business Case is an overview of the 
information prepared for State Government 
and approved in July 2017. The purpose 
of the Business Case process is to give 
consideration and outline the investment 
required by the State Government to ensure 
the successful delivery of the Ocean Reef 
Marina development by LandCorp on behalf 
of the State. Additionally, it provides a 
summary of the development planning and 
de-constraining progress achieved under the 
City of Joondalup’s (the City) proponency to 
date, and the key opportunities to mitigate 
risk and community benefit during delivery. 
The Business Case is prepared based on the 
City of Joondalup’s Concept Plan 7.2A.

OVERVIEW

Concept Plan 7.2A
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Project Overview and Scope 
The Ocean Reef Marina Development’s 
purpose is to convert an existing boat 
ramp site and surrounding Local and State 
Government owned land into a vibrant 79ha 
integrated marina development providing 
boating, recreation, residential and  
tourism offerings.

Development will deliver a range of benefits 
including:

• Addressing the demand for boat 
pens and boat-stacking in the Perth 
metropolitan area;

• Providing increased housing diversity at a 
high amenity node;

• Creating a vibrant waterfront commercial 
precinct and public open space that will 
provide recreational amenity and become a 
tourist attraction; and

• Creating sustainable employment 
opportunities for local residents in food 
and beverage, retail, service commercial, 
tourism and marine related industries.

The marina vision and key parameters, as 
established by the City in 2009 include:

• World class recreation, boating, residential 
and tourist marina development;

• Balance of public, residential and 
commercial amenities;

• Equitable facility for visitors and residents;

• Social and economic maximisation of  
land-use;

• Best practice environmental management 
techniques;

• Transparent, accountable decision  
making process;

• Successful, sustainable partnerships with 
State Government departments and 
agencies; and

• Best practice financial management.

Whilst the City prepared multiple versions 
of potential marina layouts to its elected 
members and wider community, this Business 
Case evaluation focuses on concept iteration 
referred to as 7.2A. This plan forms the basis 
for the various technical studies underpinning 
the current Metropolitan Region Scheme 
(MRS) amendment and Public Environmental 
Review (PER) applications (completed public 
advertising in February 2017).

Under concept plan 7.2A, the project will 
deliver:

• a marina with capacity for up to 550 Boat 
Pens, approximately 200+ Boat Stackers, 
Boat Ramps and associated trailer parking;

• a family beach within the protection of  
the marina;

• up to 12,000m2 of retail/commercial floor-
space, with associated parking;

• extensive community amenity in areas 
of public open space, active play areas, 
landscaped verges and promenades;

• dedicated sites for Marine Commercial, 
Club-House and Sea Rescue areas, with a 
land area for helipad access and a project 
allowance to manage and relocate existing 
occupiers; and 

• over 1,000 residential dwelling units 
in a combination of single residential 
home-sites, apartments and mixed-use 
developments.

The road network within the draft structure 
plan for Ocean Reef Marina has been designed 
to accommodate future public transport 
services.  Through ongoing cross-Government 
collaboration with Department of Transport 
(DoT), Public Transport Authority (PTA) and 
the City, options to connect the waterfront 
precinct with the broader public transport 
network will be pursued. 

OVERVIEW
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Location 
The Ocean Reef boat ramp is situated 25kms 
north-west of the Perth CBD and some 5kms 
west of the Joondalup City Centre. Hillarys 
Boat Harbour is located 8kms to the south 
and Mindarie Keys Marina is situated 10kms to 
the north.

The marina site is situated to the west of 
Ocean Reef Road, opposite the junction of 
Hodges Drive. Primary road access to the 
harbour is via both Marmion Avenue and 
the Mitchell Freeway off Hodges Drive and 
Ocean Reef Road. A system of dual use paths 
provides access for pedestrians and cyclists.

Land Use Planning and Approvals
The need for a Marina at Ocean Reef has 
long been recognised by State Government 
agencies and the City, with the City of 
Wanneroo first acquiring portions of the site 
for recreational and commercial development 
in 1979. Analysis by the Department of 
Transport (Recreational Boating Facilities 
Study 2008), indicates a strong demand for 
boating facilities linked to the high levels of 
boat ownership, both within the local region 
and broader Perth.

The marina will provide sheltered anchorage 
and safe ocean access for recreational and 
commercial craft as well as the opportunity 
for establishing marine based industries. 

The proposed marina at Ocean Reef is 
an important development for the wider 
Joondalup community. A comprehensive 
survey completed in May 2009 for the 
City, found that community support was 
overwhelming for the development to 
proceed. More than 95% of surveyed 
respondents considered a marina project to 
be important with highest levels of support 
for food and beverage outlets, boardwalks 
and public open space amenities. The current 
marina and landside concept (7.2A) has been 
prepared by the City, having regard to all 
relevant State Planning Policies; Regional 
Planning Frameworks; and City Planning 
Policies / Frameworks. Significant statutory 
planning amendments will be required at both 
the State and Local Government levels before 
development can be initiated for the Ocean 
Reef Marina.

Under the MRS the site is reserved for ‘Parks 
and Recreation’ and ‘Public Purposes (Special 
Use)’. A portion of the project land is also 
identified as ‘Bush Forever’, although part 
of the site is cleared and/or developed. The 
City as proponent lodged a MRS Amendment 
application with the Western Australian 

OVERVIEW
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Planning Commission (WAPC) in July 2014 
to rezone the site for marina development. 
The MRS and PER were concurrently released 
for public comment in November 2016, with 
statutory advertising closing in February 2017.  

It is critical that contemplated residential 
land-uses outlined within the City’s marina 
masterplan are ultimately confirmed by the 
Department of Planning, Lands and Heritage 
(DPLH) as permitted uses and that there 
is flexibility in the concept plan during the 
future detail design phases to improve 
project outcomes and allow delivery of a 
viable project acknowledging the State’s 
fixed contribution for public infrastructure. 
All technical and planning work to date has 
been on the premise that the provision of 
marina breakwaters to protect the marina 
boat harbour functions will enable the delivery 
of supporting residential land-uses within the 
protection of the marina project area. Without 
the delivery of the associated residential uses, 
the marina cannot be financially delivered 
or operated under the terms of this Business 
Case, or likely in any other commercially 
sustainable model. The residential use and 
densities are also required to support the 
viability of the proposed commercial and 
tourism uses. Residential uses are critical to 
ensure a vibrant, activated waterfront and 
deliver on State Government infill targets.

Delivery, Land Development and 
Management
As the Western Australian Government’s land 
and property development agency, LandCorp 
operates across all land development sectors 
to support State-wide growth. 

A key focus is to realise the potential of land 
and infrastructure for all Western Australians 
by delivering excellence in new and revitalised 
residential and economic communities.

Residential communities are delivered using 
infill and traditional development. Economic 

and employment growth is supported 
through the provision of strategically located 
industrial and commercial development. 
LandCorp’s core services include facilitating 
major regional infrastructure development, 
undertaking urban infill and renewal projects 
and city and town centre development.

LandCorp has a track record of delivering 
strategic urban infill projects and marina 
developments. LandCorp, on behalf of the 
State, will be responsible for the delivery of 
the Ocean Reef Marina. Ownership of the 
public marina component is to be transferred 
to the DoT on completion.

Attracting private investment into the 
developed lots for delivery of the landside 
built-form opportunities is intrinsic to the 
delivery strategy. Potential exists for co-
ordinated contractual arrangements with 
partner entities for complex or long-term 
retail/commercial/short-stay projects where 
place-creation outcomes are integral.

The anticipated key programme phases of 
project delivery are:

• Early 2017 to late 2018 – Environmental and 
Statutory Planning Approvals

• Late 2018 to Mid 2022 – Detailed 
Design, Forward Civil Works and Marina 
Infrastructure

• Mid 2021 – Commencement of landside 
works

• Mid 2022 – Commencement of Marina 
Operations and Development Build-Out

• 2025 to 2036+ – Project Development, 
Delivery and Completion.

Land Development and Management - Initially, 
the responsibility for maintaining landside 
public components (eg. boat ramp car park, 
public toilets, public open space, promenades, 
etc) falls to LandCorp for a period specified in 
a maintenance agreement, then usually reverts 
to the Local Government, or the marina 
management body, by prior agreement. 

OVERVIEW
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An agreement should be developed between 
LandCorp and the City to clearly demarcate 
areas of responsibility (including entitlement 
to charge fees) for the preferred option.

COSTING/FINANCIAL 
IMPLICATIONS

Funding Strategy 
The capital cost of the Ocean Reef Marina is to 
be funded by the State Government, via direct 
funding through the Consolidated Fund  
and LandCorp.

The State will be required to allocate $120M 
to the project as a capital appropriation for 
public marine infrastructure components. 
The total $120M equity contribution is forecast 
to be transferred in full by 2021/22 financial 
year. It is assumed LandCorp will obtain the 
funding in advance of key marine-side design, 
enabling and delivery works.

LandCorp will contribute an additional $132M 
to underpin the project, ensuring that the 
landside integrated development components 
are delivered. LandCorp is therefore taking 
on significant project risk on behalf of 
Government to deliver the project outcomes 
and objectives. 

To offset the risk, the project is expected to 
support a direct investment of over $137M in 
boating assets, leveraging further additional 
economic outputs exceeding $414M, and 
generating economic impacts to food and 
beverage exceeding $59M. It is anticipated 
that ongoing employment of over 900 people 
(directly and through flow-on effects) will be 
generated by the development, with over 200 
construction jobs facilitated by the project 
works and rising to 300 jobs per annum, 
supported over the longer term (10+ years) 
built-form roll-out. 

OVERVIEW

Based on LandCorp’s estimate of development 
yield and current average construction pricing, 
the Ocean Reef Marina will attract over $500M 
in estimated private sector investment to
deliver built form on the developed lots.

WHOLE-OF-GOVERNMENT 
CONSIDERATIONS

Regulatory Impact 
Assessment 
The most significant regulatory approvals 
to be obtained include the PER and a MRS 
Amendment, both of which have recently 
completed the public advertising period. 
The City is the current proponent of both 
processes. An excision of the project’s marine 
area from the Marmion Marine Park (A Class 
Reserve) will be required before marine works 
can commence.

DRAFT



BUSINESS CASE  
OCEAN REEF MARINA DEVELOPMENT

Page 8 of 22

Site Details 
Existing uses on the proposed Ocean Reef 
Marina site include extensive car and boat 
trailer parking, boat ramps, coastal recreation 
and amenities, Whitfords Volunteer Sea 
Rescue Group, Ocean Reef Sea Sports Club 
and the Joondalup City RSL, together with 
extensive tracts of coastal reserves. The site:

• comprises undulating terrain including 
ridgelines, limestone outcrops, depressions 
and steep slopes, with soils being a mix of 
white, fine calcareous sand, fine to coarse 
grained tamala limestone, and incorporates 
various areas of high strength limestone 
hardcap, requiring specialised rock 
breaking equipment to excavate;

• has no naturally occurring permanent 
surface water bodies, wetlands or 
ephemeral streams; and

• is not registered as contaminated, and 
is identified as of low to no risk of acid 
sulphate soils. 

Socio-Economic Context 
The key Socio-Economic considerations for the 
Ocean Reef Marina, within the broader context 
of the City, comprising Population, Boating and 
Employment, are summarised below.

Population Context – The North West 
Corridor of the Perth Metropolitan Region is 
experiencing rapid population growth:

• City of Joondalup population is expected 
to reach approximately 188,000 by 2026 
(161,783 in 2011 census);

Joondalup has a higher proportion of 
residents in medium to high income 
categories than Perth Metropolitan Area; and 
Aspects of the Ocean Reef community profile 
reflect more residents involved in managerial 
work and nearly 13% of individuals earned over 
$2,000 per week compared to just over 10% in 
the City as a whole. 

STRATEGIC CONTEXT

EXISTING LAND OWNERSHIP AND FINAL ASSEMBLY AREA (Ha)

Existing Landside Ownership
- State Government (Crown Land)
- City of Joondalup (Freehold)
- Water Corporation (Freehold)

17.48
9.63
2.40

Sea bed Area to be Reclaimed 5.00

Proposed Marine Footprint 44.46

Total Development Footprint 78.97 DRAFT
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Boating Context - A 2016 update review of 
the Perth Recreational Boating Facility Study 
2008, undertaken by DoT projects identified 
that:

• Overall recreational boat numbers in the 
Perth metropolitan area will increase from 
52,951 in 2015 to a projected 78,122 by 
2036, representing a 47.5% increase;

• The total number of boats per 1,000 people 
(boat density) was 27.8 in 2015 - this 
density figure is predicted to be 29.3 by 
2036.  A rise in per capita boat ownership 
amongst the general population suggests 
boating as a recreational activity is 
increasing in popularity;

• Since the 2008 study, the number of 
moorings (pens, boat stacks, swing 
moorings and private jetties) has increased 
by 848, resulting in a total capacity of 3,283 
moorings in the North Metropolitan Area 
(private and public facilities); and

• The shortfall between the total 2036 
estimated demand for moorings and 
current capacity is 1,992. This infrastructure 
gap will largely be met by the following 
mooted projects: Two Rocks boat harbour 
expansion (600 pens); Eglinton boat 
harbour development (Pipidinny Road 
300 pens); Mindarie marina expansion 
(65 pens); and a new boat harbour at 
Ocean Reef (500 pens). Even if these 
projects proceed, there is still a predicted 
outstanding deficit of 527 moorings in the 
North Metropolitan Area by 2036.

Employment Context - The North West 
Metropolitan sub region of Joondalup and 
Wanneroo has a poor level of employment 
self-sufficiency at just 45% and a modest level 
of self-containment of 35% according  
to the WAPC Urban Growth Monitor  
2011/2012 (UGM):

• The UGM has identified a shortage of jobs 
relative to the resident labour force across 
all industry sectors in the NW sub region. 
There are limited local employment nodes 
with the most significant opportunity being 
Joondalup City Centre;

• Directions 2031 identifies an employment 
self-sufficiency target of 60% and the 
marina project would contribute toward 
meeting that target. The most notable 
gaps in regional employment provision to 
which the marina could make a contribution 
are in the industries of construction, retail 
and the service sector including visitor 
accommodation and local services;

• Employment opportunities at the marina 
will be created through various segments 
including:

- Direct employment such as owners and 
operators of offices, cafes and restaurants, 
marine support services at the marina, 
tourist ventures, marine ecology research, 
sea rescue, surf school, marine craft, 
seasonal events and hospitality;

- Construction employment for local 
workers either as self-employed 
tradesmen or as part of employment 
with local contractors; and

- ‘Population driven’ indirect spin off jobs 
generated from the development and the 
construction of the project as a result 
of services to the retail, commercial and 
construction sector activity.

STRATEGIC CONTEXT
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Planning Context 
Significant statutory planning amendments 
will be required at both the State and Local 
Government levels before development can 
be initiated for the Ocean Reef Marina, as 
summarised below.

Metropolitan Region Scheme (MRS) - The 
site is reserved for ‘Parks and Recreation’ and 
‘Public Purposes (Special Use)’. A portion of 
the project land is identified as ‘Bush Forever’, 
although parts the site are cleared and/or 
developed.

A MRS Amendment application was lodged 
with WAPC in July 2014 to rezone the site 
for marina development. In November 2016, 
the WAPC released for advertising the MRS 
Amendment concurrently along with the PER. 
Public advertising closed in February 2017 
with public submissions currently  
being assessed.  

City of Joondalup District Planning Scheme 
2 (DPS) - The site is reserved for ‘Parks and 
Recreation’ and part ‘Public Purposes (Special 
Uses)’. In parallel with the MRS rezoning, 
DPS rezoning to ‘Urban Development’ and 
preparation of a structure plan will be required 
before development and land subdivision 
can commence.

Structure Plan Preparation - In addition to 
the MRS Amendment, preparation of a Local 
Structure Plan (LSP) and a Local Planning 
Policy to guide the built form will be required. 
The City is currently in discussion with DPLH 
to determine the most appropriate planning 
instruments for progressing these, which  
can be prepared in parallel with the  
MRS Amendment.

Other Planning Matters - The concept plans 
have been prepared with regard to all relevant 
state Planning Policies; Regional Planning 
Frameworks; and City Planning Policies  
/Frameworks.

Environmental Context 
Both the marine and landside components 
to the Ocean Reef Marina site have 
environmental matters to be assessed and 
determined by the regulatory authorities prior 
to any progression of any development. These 
are outlined below.

Landside Component (Flora and Fauna) 
The proposed development will require 
partial clearing of ‘Bush Forever’ site 325, 
which will necessitate a suitable Bush Forever 
Negotiated Planning Outcome (NPO) being 
approved by WAPC. A draft NPO has been 
developed in support of the MRS  
amendment application. 

No declared rare flora or threatened flora 
species or ecological communities will be 
impacted by the marina project’s landside 
development. Fauna impact is not expected 
to be significant and can be minimised by 
implementing a management plan.

Marine Component (Marine Habitat) - As part 
of the MRS Amendment application, WAPC 
referred the environmental issues to the 
Office of Environmental Protection Authority 
(OEPA). The OEPA has determined that the 
marine component requires the highest level 
of assessment, a Public Environmental Review 
(PER). Following the initial PER assessment, 
the City was required to undertake further 
studies which are now complete, with an 
updated draft PER document submitted in 
May 2016.

Public advertising of the PER was undertaken 
concurrently with the MRS advertising process 
(November 2016 to February 2017).   

The proposed marina footprint will partly 
encroach into Marmion Marine Park, an ‘A’ 
class reserve falling under the provisions 
of the Conservation and Land Management 
Act 1984. Amendment to the Marine Park 
boundary will require support from the 
Conservation and Parks Commission and EPA.

STRATEGIC CONTEXT
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STRATEGIC CONTEXT

Opportunities to potentially offset some of the 
impact of removing part of Marmion Marine 
Park are currently being investigated.

The project will impact the distribution and 
abundance of the Roe’s abalone population at 
the near-shore Burns Beach Reef. A significant 
number of environmental studies have been 
completed to understand the potential impact 
of the development on abalone habitats.

These studies have informed the PER, which 
was advertised publicly for comment and will 
be assessed by the Environmental Protection 
Authority (EPA) at the highest level of State 
environmental assessment. Consultation with 
Fisheries will be required to facilitate ongoing 
management and offset processes. 

Further detailed information, including 
planning diagrams, can be found at the City of 
Joondalup’s website - https://www.joondalup.
wa.gov.au/kb/resident/ocean-reef-marina

Artist impression for illustrative purposes only.
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MARINA DEVELOPMENT VISION

The Ocean Reef Marina development 
will convert an existing boat ramp 
site and surrounding Local and State 
Government owned land into a vibrant 
79ha waterfront precinct providing 
a range of recreational, tourism, 
residential, boating facilities and 
employment opportunities.

Philosophy and Key Parameters
At the City of Joondalup Special Meeting of 
Council on 5 May 2009 Council endorsed  
the following Project Philosophy and  
Key Parameters for the Ocean Reef  
Marina Development:

1. Development Vision

• World class recreation, boating, 
residential and tourist marina 
development 

• Sustainable community amenity 

• Social and economic benefit to all 
residents 

• Balance of public, residential and 
commercial amenities 

• Equitable facility for visitors and 
residents 

• Social and economic maximisation of 
land-use 

2. Environmental Strategy

• Best practice management techniques 

• Coastal processes 

• Flora/fauna 

• Geotechnical 

• Public amenity 

• Innovation in green design and 
sustainability 

• Conservation, maintenance and 
management of the Bush Forever site 

3. Governance and Fiscal responsibility

• High ethical standards 

• Probity, legal and legislative compliance 

• Accurate and timely expediency in the 
preparation and submission of required       
documentation for the approval of a 
structure plan 

• Due diligence in the engagement of 
professional consultants to undertake 
reports/studies 

• Transparent, accountable decision 
making process 

DRAFT
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4. Liaison protocol

• Successful, sustainable partnerships 
with State Government departments 
and agencies 

• Transparent, co-operative 
communication and consultation with 
all relevant agencies 

• Transparent, co-operative 
communication and consultation 
with City residents and the wider 
community 

• Development of a Memorandum 
of Understanding with the State 
Government 

5. Commerciality 

• Best practice financial management 

• Maintaining public ownership 
in accordance with statutory 
requirements 

• Establishment of a joint venture 
partnership 

Place Creation 
A rare opportunity exists to build on a sense 
of place through social and built history 
on this site. The provision of community 
facilities and amenity through the delivery 
of a vibrant marina aligns with the broader 
project vision. The marina facilities and 
beach and retail destinations could  
become key asset in the project’s place 
activation strategy. 

The success of the Mixed Use and Retail 
Development site will be critical in creating 
amenity through an activated, inviting 
and self-sustaining environment for the 
existing surrounding and future residents. 
The involvement of LandCorp in the role of 
place creator in this urban infill mixed use 
development is essential to establishing 
the place character and to ensure that 
appropriate long term outcomes  
are achieved. 

MARINA DEVELOPMENT VISION

DRAFT
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Options Comparison: Publically 
Surveyed Proposal (2009) vs 
Current Planning Proposal
A number of scenarios for the development 
of the marina Project were considered by 
the City, and a preferred plan (Concept 7.2) 
was formulated in response to extensive 
consultation undertaken with the community, 
State Government, and other stakeholders, 
being public survey reviewed in 2009 (95%+ 
approval). Further revisions to improve 
project outcomes were undertaken by the City 
before initiating the MRS/PER for consent to 
advertise (Concept 7.2A), this included:

• Reduction of extent of dredging into  
hard-rock;

• Linking up marine operations previously 
bisected from remaining marina 
development uses;

• Outer Marine Breakwaters rationalised;

• Boat pen configurations rationalised 
yielding pen numbers at ~550 (further 
reconfiguration and optimisation available 
using DoT forecast pen lengths); 

• Single residential housing introduced, 
redistributed apartment typologies 
provided, increasing net sales revenue

• Extent of Retail, Commercial and form of 
accommodation quantum reduced.

Adopted Plan Development 
Summary
Concept plan 7.2A has been designed to 
deliver:

• a marina with capacity for 550+ Boat Pens, 
200+ Boat Stackers, Boat Ramps and 
associated trailer parking;

• a family beach within the protection of  
the Marina;

• up to 12,000m2 of retail/commercial floor-
space, with associated parking;

• Extensive community amenity in areas 
of public open space, active play areas, 
landscaped verges and promenades; 

• Dedicated sites for Marine Commercial, 
Club-House and Sea Rescue areas, with a 
land area for helipad access and a project 
allowance to manage and relocate existing 
occupiers; and 

• over 1,000 residential dwelling units 
in a combination of single residential 
home-sites, apartments and mixed-use 
developments.

Financial and Development 
Assumptions
Analysis Approach - LandCorp has 
undertaken a ‘Whole of Government’ financial 
evaluation, to estimate reasonable costs 
and revenues to State Government if it 
were to undertake project proponency. This 
review is based on concept 7.2A. The advice 
of specialist consultants with particular 
experience in design, development,

PROJECT SCOPE & EVALUATION

Concept Plan 7.2A
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OCEAN REEF MARINA
FINANCIAL SUMMARY 

(Excluding GST, Unless Otherwise Noted)

CURRENT MARKET 
DISCOUNTED CASHFLOW 

(Excluding Escalation Allowance)

SALES REVENUE (Net of Selling Costs & GST) $137.2M

ADD State Government Contribution $120.0M

DEVELOPMENT COSTS (Marina & Land Development 
Construction Costs)

$238.6M

NET PROJECT RETURN $18.6M

INTERNAL RATE OF RETURN 5.9%

LANDCORP’S PEAK DEBT $-48.6M

PROJECT SCOPE & EVALUATION

management and valuation of marina 
developments underpins the review of the 
development potential:

• Planning: Taylor Burrell Barnett (TBB);

• Engineering (Terrestrial): Wood & Grieve 
Engineers (WGE);

• Marine Engineering: MP Rogers & 
Associates;

• Environmental: Strategen;

• Valuation and Property Advice: Colliers 
International (Valuations reviewed  
by McGees Property)

• Economic Benefit: Paxon Group 
(superseding Urbacity advice)

In order to verify certain feasibility 
assumptions (eg. approvals timeframes and 
likelihoods), LandCorp has also consulted with 
various other Government agencies, including:

• Department of Transport

• Department of Planning, Lands and 
Heritage

• Office of the Environmental Protection 
Authority

• Department of Biodiversity, Conservation 
and Attractions

• Water Corporation

• Department of Primary Industries and 
Regional Development  

Incorporated Amenity

- Boat Ramps 

- Trailer and General Parking

- Protected (Family) Beach 

- Waterside Pathways (Promenade)

- Active Play Areas 

- Ocean Look-Out point and Fishing 
Access

- Grassed Terraces 

- Destination and Amenity Retail Offerings

- Food and Beverage Offerings 

- Pubic Ablutions and Kiosks 

- Sea Rescue Site Only

- Boating Club-House Site Only

Exclusions

The following items have not been allowed 
for in the project feasibility, and will not be 
delivered by the project: artificial reef, ocean 
pool, northern beach and built form outcomes.  
Unless stated otherwise project scope is 
limited to site creation works only.

While there is sufficient forecast return for LandCorp to deliver the land development, it could only 
do so with a significant equity contribution to largely cover the cost of marina infrastructure.
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PROJECT SCOPE & EVALUATION

Development Site Suitability 
The decision to provide a marina 
development, necessitating the construction 
of extensive protective breakwaters, provides 
a strategic opportunity to un-lock a high-
amenity ocean fronting site with intrinsic 
mixed-use development opportunities.

Preliminary discussions with State utility 
providers have concluded that the subject site 
can be serviced with power, water, sewerage 
and telecommunications. The design will seek 
to balance the amount of cut to fill earthworks  
to minimise: the construction timing; abalone 
impact; and Bush Forever impacts (including 
any impacts on Priority Flora Species). 

Artist impression for illustrative purposes only
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Broader Economic Impact  
The term ‘economic impact’ refers to the effects 
of an economic activity on an economic system. 
These effects are measured in monetary terms 
(output and income) and number of jobs 
generated (employment). The total effects 
exceed the initial impact as there are flow-
on effect to other sectors of the economy by 
both businesses and households. Input-output 
analysis was conducted to provide some 
indication of the potential broader economic 
impact of the Ocean Reef Marina.

Input-output tables, produced by the ABS, 
provide detailed information about the 
supply and use of products in the Australian 
economy, and the structure of and inter–
relationships between Australian industries.
These tables were used to derive estimates of 
multipliers for flow-on effects associated with 
the additional demand created by the Ocean 
Reef Marina.

Employment

The following table outlines the estimated 
jobs yield by sector at completion of Ocean 
Reef Marina if developed as shown by the 
Concept Plan.

Sector
Direct 
Jobs 

Estimate

Indirect 
Jobs 

Estimate

Retail jobs 52 22

Food and beverage 
services 145 60

Marina 80-100 135

Typology based – 
other 250 180

Total 520-540 397

Urbacity consulting practice prepared these 
estimates using input-output multipliers 
in combination with research from the 
Department of Treasury and Finance WA and 
other economic academia.

Cost Benefit Summary 
In summary, the cost-benefit analysis of 
the project’s infill-development outcomes 
indicates an additional net-deferral of $26M 
to Government infrastructure spending at the 
urban-fringe of the north-west development 
corridor, captured through the additional 
landside development. Additionally, the 
project is expected to support a direct 
investment of over $137M in boating assets, 
leveraging further additional economic 
outputs exceeding $414M, and generating 
economic impacts to food and beverage 
exceeding $59M. It is anticipated that ongoing 
employment of over 900 people (directly and 
through flow-on effects) will be generated 
by the development. Based on LandCorp’s 
estimate of development yield and current 
average construction pricing, the Ocean Reef 
Marina will attract over $500M in estimated 
private sector investment to deliver built form 
on the developed lots.

BENEFIT ANALYSIS
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LandCorp is nominated as the State 
Government’s representative for the 
Ocean Reef Marina project.

Funding Strategy 
The financial evaluation of the project 
indicates that despite the presence of a 
significant landside development opportunity, 
the project is not independently financially 
viable given the extent of public marine 
facilities. An equity contribution from the 
State will be required for the project marine 
works to be delivered, and LandCorp will 
fund the land development works whilst co-
ordinating the project as a whole.

Given the development positioning as a retail/
commercial waterfront node and tourism 
destination within the north-west metropolitan 
corridor, there is expected to be a strong 
involvement by the private sector, particularly 
in the delivery of integrated mixed-use 
assets with medium to long term operational 
investment horizons.

Procurement 
Procurement of all consultancy, capital works 
and land releases will be undertaken in 
accordance with LandCorp’s policies to ensure 
transparency and fairness through the project. 
A detailed market engagement and release 
strategy for the sale of land and delivery of 
the built form by the private sector will be 
developed during the design phase of  
the project.

Resourcing 
The project feasibility allows for project 
management and administration resources 
enabling an ongoing dedicated leadership and 
management focus. LandCorp’s Metropolitan 
team will resource the project, utilising the 
specialist divisions within the organisation to 
provide advice as needed.

Building upon the City’s incumbent project 
team’s work to date, LandCorp will assemble 
a team of experts across the separate fields of 
marina implementation, urban development 
activation, environmental sustainability 
and retail/economic activation. An external 
Project/Construction Manager may be utilised 
to supplement LandCorp’s delivery expertise.

Place Making 
The project delivery will include a variety of 
community and place-making initiatives to 
assist with business attraction, community 
events, place management and possible 
incentives to create an active and inviting place 
to live. This supplements the natural waterfront 
amenity, proposed high quality landscape 
provisions and other public art allowances 
which will create an inviting public realm. Place 
making will assist to stimulate interest from the 
wider community, Joondalup businesses and 
tourists. The initiatives could act as the catalyst 
for a more vibrant community and provide 
active events to help bind the community 
together and underpin the commercial 
sustainability of the investment.

Governance and Communication 
Strategy
LandCorp’s role will be to deliver the project 
vision and achieve strategic outcomes whilst 
delivering on the State’s financial expectations 
and broader benefits for investing in the site.

LandCorp will continue to work closely with 
key Stakeholders on the project as already 
identified and consulted by the City, to ensure 
an integrated and collaborative development 
is achieved.

DEVELOPMENT IMPLEMENTATION
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Project Governance Structure - A high level 
Project Steering Committee will be formed by 
LandCorp comprising the critical stakeholders 
(at Executive Level) required to ensure the 
Ocean Reef Marina proceeds on an integrated 
‘whole of Government’ basis: DPLH, DoT, 
the City, Local Member for Joondalup and 

LandCorp. A subsidiary Senior Officers 
Working Group will also be established across 
a wide range of State Government Agencies 
to progress critical engagement and feedback 
as the project detail progresses and prevailing 
assumptions are inevitably challenged. 
Ongoing consultation with the community will 
be jointly managed by the City  and LandCorp.

Risk and Issues Management 
A risk management assessment has been 
undertaken with inputs from the core 
consultant team and the City. The key 
project risk areas have been considered by 
LandCorp, with mitigation measures and 
responsibilities identified for action by the 
appropriate parties.

Risks and issues will be managed in line with 
LandCorp’s Risk Management Framework.

Divestment and Ongoing Land 
Management Operations 
At the completion of each stage of subdivision 
and development process, LandCorp will 
market and release residential house, 
residential apartment and residential-mixed 
use land parcels to the market. Development 
Guidelines will be implemented through 
LandCorp’s Contract of Sale mechanism to 
ensure a quality and managed built form is 
delivered by developers and builders.

Where the retail/commercial/tourism or 
mixed-use assets are considered as strategic 
to the long-term place activation and success 
of the development, LandCorp may consider 
alternative investment hold and release 
strategies to facilitate targeted development 
outcomes without sacrificing the long-term 
intrinsic value that the waterfront commercial 
assets will return.

The summary of stakeholders is 
detailed below:

Key Stakeholders 

• Department of Planning, Lands 
and Heritage

• Department of Transport
• Department of Biodiversity, 

Conservation and Attractions
• Department of Water and 

Environmental Regulation
• Department of Treasury
• Department of Primary Industries 

and Regional Development
• Department of Premier and Cabinet
• Water Corporation
• City of Joondalup
• Whitfords Volunteer Sea 

Rescue Group
• Ocean Reef Sea Sports Club
• Joondalup City RSL
• WA Abalone Industry Association
• West Coast Abalone Divers 

Association

Other Stakeholders

• Recfishwest
• WA Surf Living Saving
• Local Environmental Groups
• Public Transport Authority
• Service Authorities
• SWALSC
• WAPC
• Office of the Environmental 

Protection Authority
• Local Joondalup Community

DEVELOPMENT IMPLEMENTATION
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Maintenance of public realm infrastructure 
within land development

Initially, the responsibility for maintaining 
landside public components (eg. public open 
space, promenades, etc) fall to LandCorp for a 
period specified in a maintenance agreement, 
and then will revert to the Local Government. 
The responsibility for public marina facilities 
(eg. boat ramp car park, public toilets, etc) 
may fall to a Local Government or the marina 
management body, by prior agreement. An 
agreement is proposed to be developed 
between LandCorp and the City to clearly 
demarcate areas of responsibility.

Artist impression for illustrative purposes only.

DEVELOPMENT IMPLEMENTATION
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CONCLUSION

LandCorp has prepared a Business 
Case to outline the benefits, program 
and funding required to implement the 
proposed Ocean Reef Marina project 
based on LandCorp as proponent.

The current Concept Plan (7.2A) has a 
capacity for approximately 550 boat 
pens, being in line with the 500 boat pen 
requirement laid out in the 2016 DoT update 
of the Perth Recreational Boating Facility 
Study 2008. As well as contributing to 
meeting the demand for boat pen shortage in 
the Perth metropolitan area, development of 
the marina project will generate a number of 
benefits including:

• Creating a vibrant waterfront commercial 
precinct and public open space that will 
provide recreational amenity and become a 
local tourist attraction;

• Sustainable employment opportunities for 
local residents in food and beverage, retail, 
tourism and marine related industries (It 
is anticipated that ongoing employment 
of over 900 people (directly and through 
flow-on effects) will be generated by the 
development, with over 200 construction 
jobs facilitated by the project works and 
rising to 300 jobs per annum supported 
over the longer term (10+ years) built-form 
roll-out); and

• Increased housing diversity and density, 
leveraging existing infrastructure through 
urban infill.
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Actions/Outcomes and Forecast Timeframes:

July 2017 
State Government Business 
Case Approval 

End 2020 
Marine Works Commence

2021/22 
Stage 1 Subdivision Commences

2022/23 
First Lots Released for Sale

2023/24 
Construction of First Buildings

2025 to 2036+
Project Execution and Completion

Nov 2016
MRS Advertising Commences

(includes Bush Forever Offset) 

Feb 2017 
MRS Advertising Closes

Mid 2018 
WAPC Consideration

Dec 2018 

MRS Approval

Nov 2016 
PER Advertising Commences

Feb 2017
PER Advertising Closes

Dec 2018
 PER Approval

Mid 2020 

Marmion Marine Park Excision

PROJECT CONFIRMATION

PROJECT IMPLEMENTATION

PLANNING OUTCOME ENVIRONMENTAL OUTCOME
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