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1 Jandakot Facility Redevelopment 

1.1 The ERA’s position 
AA5 

Based on advice from its consultant, EMCa, the ERA considers the majority of the expenditure 
DBP has incurred and estimates to incur on the Jandakot Facility Redevelopment during the 
AA5 period is not prudent, and only allows $0.69 million, being 25% of the $2.78 million capex 
proposed. The ERA has, however, approved the $130,000 incurred for erecting a new 
warehouse dome at Jandakot. 

Although the ERA accepted DBP’s proposal for the Jandakot redevelopment in AA5, and EMCa 
maintains the view that it is prudent to develop the Jandakot site1, EMCa has recommended 
the majority of AA5 capex be excluded on the basis that DBP provides no information to 
indicate that it has undertaken works to remedy issues that it identified in its AA5 proposal at 
the site. The planning and design work appears to constitute DBP’s proposed conforming 
capex of $2.78 million which (from its capex model) DBP estimates incurring in 2025.2 

EMCa is concerned that the planning and design work incurred during AA5 is for architectural 
concept plans and site development planning that have been undertaken in advance of a 
strategic plan. EMCa considers that these are not supported by evidence of a coherent long-
term strategic assessment of DBP’s accommodation and facilities needs and options for the 
Jandakot site in conjunction with DBP’s other accommodation in the Perth region, such as its 
current accommodation and facilities in Perth CBD.3 

AA6 

For the AA6 forecast expenditure, EMCa concluded that DBP’s current business case for its 
proposed Jandakot development does not support its proposed expenditure allowance. The 
business case focuses on what DBP proposes to do, but without justifying the redevelopment 
that it now proposes. It presents as a ‘call to action’, as was the case for its AA5 proposal, 
and also presents sufficient evidence to support a redevelopment option as opposed to 
developing at a new location. However, it does not provide evidence to support the scope and 
scale of this proposed redevelopment and benefits to DBNGP operations sufficient to justify 
what it is now proposing.4 

EMCa considers the basis for the project still remains, however, given the lack of justification 
that DBP has provided for its now-preferred option, EMCa considers that a reasonable 
alternative for AA6 could be to allow for what in effect would be the same allowance in the 

 

1 Paragraph 365, Draft decision on revisions to the access arrangement for the Dampier to Bunbury Natural Gas Pipeline (2026 
to 2030) Attachment 4: Regulatory capital base, ERA, July 2025. 
2 Paragraph 250, Review of Proposed DBNGP Access Arrangement (AA6) 2026 – 2030, EMCa, June 2025 
3 Paragraph 118, Draft decision on revisions to the access arrangement for the Dampier to Bunbury Natural Gas Pipeline (2026 
to 2030) Attachment 4: Regulatory capital base, ERA, July 2025. 
4 Paragraph 383, Ibid. 
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ERA’s AA5 Final Decision, now deferred to 2027 and 2028, and which takes into account DBP’s 
proposed 5.2 per cent (nominal) increase in building construction costs.5 

In its review of the AA6 proposal, the ERA is concerned by the lack of quality and sophistication 
of the documentation to justify the proposed expenditure. As noted by EMCa, the basis for 
the project remains, with a redevelopment of the Jandakot facility being a project that meets 
the requirements to be undertaken, the area of concern relates to the lack of evidence for an 
increased scope and expenditure for the project which has not been justified.6 

EMCa’s alternative Jandakot redevelopment forecast, which the ERA has adopted in its Draft 
Decision, is reproduced in the extract from EMCa’s report below. 

 

1.2 DBP’s response to the Draft Decision 
We do not accept the ERA’s Draft Decision on the Jandakot redevelopment. We have modified 
our AA5 capex estimate for 2025, however, we have not amended our capex forecast for AA6. 

As highlighted by the ERA and EMCa, the need to redevelop the Jandakot site remains, and 
creating a safer and more effective work environment for our DBNGP staff is central to our 
employee attraction and retention strategy. At the time of developing the AA6 submission, 
though further progressed than the AA5 plans, the Jandakot redevelopment project remained 
in concept form, with final design assumptions and  still to be defined and 
documented. We have continued to work on these over the past six months and have more 
mature understanding of our accommodation requirements. This includes a  

, which is provided at Appendix A. 

We maintain the AA6 forecast capital expenditure on Jandakot at $34.6 million. This 
investment is necessary to allow us to retain and attract staff,  

 
5 Paragraph 384, Ibid. 
6 Paragraph 386, Draft decision on revisions to the access arrangement for the Dampier to Bunbury Natural Gas Pipeline (2026 
to 2030) Attachment 4: Regulatory capital base, ERA, July 2025. 
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developments of this type. The ongoing design and development work during 2025 is essential 
for delivery of the Jandakot project. Vendors are appointed via a competitive tender process 
and the magnitude of the design costs are commensurate with a redevelopment of the scale 
and scope proposed. 

Architectural and engineering design fees for redevelopment of a depot site including offices, 
car parks, and warehousing, are typically calculated as a percentage of the total construction 
cost, adjusted for project complexity. Based on industry standards for commercial projects7, 
architectural fees for a project of this size and complexity (likely Group 4 or 5 due to mixed-
use and infrastructure elements) typically range from 4%-6% of the construction cost. By this 
rationale, for a $35 million budget: 

• Low estimate (4.0%): $1.4 million 
• High estimate (6.0%): $2.1 million 
Engineering fees (structural, civil, mechanical, etc.) are often calculated separately and can 
range from 3% to 5% of the construction cost.8 For a $35 million budget, this would result 
in: 

• Low estimate (3%): $1.05 million 
• High estimate (5%): $1.75 million 
As discussed in the following section, we maintain that the Jandakot Facility Redevelopment 
project will require construction costs of $34.6 million. We expect the total cost of architectural 
and engineering design work, including the $1.4 million already incurred, will be around  
$2.8 million. We therefore submit that the $1.7 million we expect to incur during AA5 is well 
within the expected range for fees of this type and therefore should be considered conforming 
and included in the opening capital base. 

1.2.2 AA6 capex – Jandakot Facility Redevelopment 
We maintain the view that the proposed Jandakot Facility Redevelopment is essential for 
workforce retention and attraction and that the proposed development is commensurate with 
achieving this.  

EMCa makes clear in its advice to the ERA that there is prima facie a case for redevelopment 
of the Jandakot site. EMCa also concludes that the costing of the AA6 proposal is adequate if 
the scope and scale of the redevelopment are taken as a given: 

DBP has provided sufficient evidence that, for the scale, scope and concept design 
that it has had prepared, it has a reasonable estimate of the cost. This is evidenced 
by the expert reports it commissioned, including costing by a Quantity Surveyor, and 
an independent cost review.9 

The question therefore remains whether the proposed scope of the AA6 development is 
justified and how this has changed since the original AA5 proposal. 

 
7 https://architecturalfees.com/commercial-architectural-fees/. ArchitecturalFees.com is an independent and reputable public 
source of information for estimating architectural design fees for commercial projects. This site provides detailed fee percentage 
ranges based on construction cost and project complexity (from Group 1: least complex, to Group 5: most complex). While not 
underpinned by a formal standard or accreditation, the site draws on a range of US, UK, Canda and international data and  
provides a useful resource for assessing the reasonableness of architectural fees. 
8 https://engineeringdesignresources.com/tag/how-to-estimate-engineering-design-cost-as-percentage-of-construction-cost/  
9 Paragraph 495, Review of Proposed DBNGP Access Arrangement (AA6) 2026-2030, EMCa, June 2025. 
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1.2.2.1 What changed since the original proposal? 
In its advice to the ERA, EMCa concludes that while construction cost increases will have 
played a part, the main reasons for the increase in the cost estimate from $8.7m (in $2019 
terms) to $35m now, is because of the change in change in scope of what DBP proposes.10  

This assumption is incorrect. While the scope of the proposed development has shifted to 
accommodate the changing needs and expectations of our workforce, it is not accurate to say 
that this was the main reason for the increase in the forecast. The causes of the higher AA6 
forecast are three-fold: 

1. The design of the new site facility has shifted in line with changing workforce expectations 
and retention strategies,  

2. The construction costs have significantly increased post-pandemic 
3. The original AA5 estimate was substantially under forecast 
It is these three factors combined that have changed the capex forecast, with the AA5 
underestimation and economic factors contributing to a far greater extent than any change in 
scope or design. 

These three factors, and their impact are discussed in the following sections. 

1.2.2.2 Change in scope or design 
The original AA5 business proposed a redevelopment of the entire Jandakot site, and included 
(at a high level) the following scope: 

• Asbestos removal 
• Construction of a new two-storey ~1,500 m2 office building 
• Redevelopment of the existing ~1,600 m2 warehouse, and construction of a ~3,000 m2 

warehouse expansion and workshop, retaining the current outdoor storage area 
• Vehicle management and traffic flow redirection to accommodate at least 20 heavy plant 

movements per day, plus light vehicles for staff and visitors 
• New training and meeting facilities 
  
• Overnight accommodation facilities 
• Bushland areas, gardens and landscaping 
The initial plans for the Jandakot site envisaged in 2019 are provided in Appendix B. 

At the time of the AA5 proposal, designs were preliminary, and costing had been conducted 
at a high level based on advice from a local developer. Formal design application with the City 
of Cockburn had not yet been initiated, and the early costings had not been independently 
verified. 

The proposed scope of the 2019 Jandakot redevelopment was comprehensive and proposed 
a facelift for the entire site that would set DBP’s operations up for the coming decades.  

 
10 Ibid. 
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1.2.2.4 Underestimation in the AA5 forecast 
The original estimate in the AA5 forecast of $8.5 million ($2019), or ~$10.2 million in today’s 
dollars, was significantly underestimated. Although it was the best estimate available at the 
time of developing the AA5 regulatory submission (in line with the requirements of NGR 74), 
it did not fully reflect the cost of the entire scope of works and should have been closer to the 
$34.6 million being proposed today (~$30 million in 2019 dollars). 

The economic regulatory framework establishes strict milestones on the timing of expenditure 
forecasts, requiring the regulated entity to provide five-year ahead forecasts of all expenditure 
in order to determine regulated tariffs. At the time of developing the AA5 forecasts (June to 
December 2019), AGIG had only recently formed and taken ownership of the DBP business 
(May 2017). While a long-overdue refresh of the Jandakot site was part of AGIG’s plans for 
the business, thinking on the project was very early. As a result, the Jandakot redevelopment 
proposal and cost estimate in the AA5 review process was relatively immature.  

The AA5 forecast was based on a high-level estimate provided by the proposed developer, 
supported by early site plans and rough concepts. These are provided in Appendix B. The 
project had not then been through a detailed cost validation or challenge process, and a DA 
for submission to the City of Cockburn had not been prepared. 

As a result, the 2019 forecast omitted costs associated with several material items, including: 

• Feasibility studies 
• Architectural services 
• Engineering services 
• Quantity surveyor services 
• Specialist consulting requirements (e.g. environmental, geotechnical, acoustic) 
• DA administration costs 
• Project management and PMO services 
• Authority headworks 
• Building Act compliance 
• Final design including any amendments 
• Final construction plans 
  

In contrast, the cost estimate developed for the current Jandakot Facility Redevelopment 
project is far more comprehensive and has been verified by an independent quantity surveyor, 
and as EMCa notes, is adequate for the scope and scale of the redevelopment proposed. 

As discussed in section 2.2.2.2, while the look and feel of the new Jandakot Facility has 
changed, the scope of what needs to be delivered today is not a huge departure from what 
was anticipated in 2019. This indicates that the original forecast was unrealistic and should 
not be relied upon as a sound basis for assessing the AA6 forecast. 

A comparison with ATCO Gas Australia’s redevelopment costs of its neighbouring Jandakot 
facility highlights DBP’s original forecast error.  

As discussed in our AA6 business case, we looked at the costs incurred by ATCO to develop 
its neighbouring Jandakot facility. Based on publicly available information, including an EMCa 
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EMCa has misinterpreted our response to an information request, where we included the 
sentence: we don’t think that the ATCO and proposed Jandakot facilities can be reasonably 
compared. This statement was made in response to EMCa’s assumption that training facilities 
could be shared between ATCO and DBP, and was not a suggestion that the ATCO Jandakot 
Redevelopment Project and the DBP Jandakot Redevelopment were incomparable. We 
maintain that our training needs and thus the needs of a training facility are distinct, and as 
such require our own specialised facilities. 

We do not agree that our statement – taken out of context – forms a sound basis for EMCa 
to discount the comparison provided in the AA6 business case. 

We estimate the forecast error accounts for around $15 million of the variance between the 
AA5 forecast and the revised AA6 forecast.  











AUSTRALIAN GAS INFRASTRUCTURE GROUP DBNGP AA6 DRAFT DECISION RESPONSE – AUGUST 2025 18 

 

 

Appendix B 2019 Jandakot redevelopment plans 
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Appendix C 2025 Jandakot redevelopment plans 
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Appendix E AGIG workforce and HSE policies 
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