Ordinary Council Meeting

8 February 2017

Minutes

Members of the public who attend Council meetings should not act immediately on anything they hear at the
meetings, without first seeking clarification of Council’'s position. Persons are advised to wait for written advice
from the Council prior to taking action on any matter that they may have before Council.

Agendas and Minutes are available on the City’s website www.kwinana.wa.gov.au


http://www.kwinana.wa.gov.au/

Vision Statement

Kwinana 2030
Rich in spirit, alive with opportunities,
surrounded by nature —it’s all here!

Mission

Strengthen community spirit, lead
exciting growth, respect the environment
- create great places to live.

We will do this by —

providing strong leadership in the community;

promoting an innovative and integrated approach;

being accountable and transparent in our actions;

being efficient and effective with our resources;

using industry leading methods and technology wherever possible;
making informed decisions, after considering all available information; and
providing the best possible customer service.

Values

We will demonstrate and be defined by our core values, which are:

Lead from where you stand — Leadership is within us all.

Act with compassion — Show that you care.

Make it fun — Seize the opportunity to have fun.

Stand Strong, stand true — Have the courage to do what is right.
Trust and be trusted — Value the message, value the messenger.
Why not yes? — Ideas can grow with a yes.
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Present:

DEPUTY MAYOR P FEASEY
CR W COOPER

CR S LEE
CR S MILLS
CR B THOMPSON
CR D WOOD
MS J ABBISS - Chief Executive Officer
MR R HERON - Acting Director City Strategy
MR P NEILSON - Acting Director City Development
MS M BELL - Corporate Lawyer
MR E LAWRENCE - Director Corporate and Engineering Services

Members of the Press
Members of the Public

= O

1 Declaration of Opening:

Presiding Member declared the meeting open at 7:00pm and welcomed
Councillors, City Officers and gallery in attendance and read the Welcome.

“IT GIVES ME GREAT PLEASURE TO WELCOME YOU ALL HERE AND BEFORE
COMMENCING THE PROCEEDINGS, | WOULD LIKE TO ACKNOWLEDGE THAT
WE COME TOGETHER TONIGHT ON THE TRADITIONAL LAND OF THE
NOONGAR PEOPLE”"

2 Prayer:
Councillor Sandra Lee to read the Prayer
“OH LORD WE PRAY FOR GUIDANCE IN OUR MEETING. PLEASE GRANT US

WISDOM AND TOLERANCE IN DEBATE THAT WE MAY WORK TO THE BEST
INTERESTS OF OUR PEOPLE AND TO THY WILL. AMEN”

3 Apologies/Leave(s) of Absence (previously approved)
Apologies
Her Worship Mayor C Adams
Leave(s) of Absence (previously approved):

Councillor Ruth Alexander from 9 January 2017 to 9 February 2017 inclusive.



4 Public Question Time:

Nil

5 Applications for Leave of Absence:

COUNCIL DECISION
423
MOVED CR B THOMPSON SECONDED CR W COOPER

That Mayor C Adams be granted a leave of absence from 27 February 2017 to the
11 March 2017 inclusive.

CARRIED
6/0

6 Declarations of Interest by Members and City Officers:

Nil

7 Community Submissions:

7.1 Mr Chris Oughton, Kwinana Industries Council regarding item 15.1,
Modified Mandogalup East Local Structure Plan (Version 3) — Part Lots
9002 and 9006 Hoffman Road and 9019 Rowley Road, Mandogalup.

Kwinana Industries Council is pleased that the Proponent of this Application has revised
its Structure Plan to respect the line of the Buffer Zone as proposed several years ago by
the WAPC and more recently as reflected in the government’s Draft legislation to create
the Western Trade Coast Industry Protection Area.

This Council, in particular, knows how important it is to industry to be protected from
residential encroachment, and that this protection needs to be rock solid if existing
industries that rely on a sensible buffer zone are to invest in their own expansions and for
possible new entrants to have the confidence to establish in the Western Trade Coast. Of
course this confidence translates into locally-based jobs for this and the other
communities surrounding the WTC.

That’s 5,000 direct jobs, 26,000 indirect jobs, and 16Bn$ into the State economy annually;
and the Western Trade Coast is only half full, so double these numbers.

Let's be clear, the long term future of the industrial area is reliant on a secure buffer. Itis
the role of the various planning authorities to protect it — and | refer in this case to the
three local governments being yourselves, and the Cities of Rockingham and Cockburn,
and of course the WAPC.

The report refers in numerous places to the Alcoa Residue Storage Area (RSA) Buffer.
Please be very clear on this; the buffer has never been described using these words, as
far as | am aware, by any government department or agency, or anyone other than
people who stand to directly benefit from a westward movement of the buffer.



7 COMMUNITY SUBMISSIONS CONTINUED

That description directly conflicts with the correct wording, which is the ‘Kwinana Air
Quality Buffer’, or KAQB. This is what it has been called for decades.

It is critically important to the protection of the buffer zone that the words used to describe
it are accurate.

It is KIC's view that the description of the Buffer which is referred to in the report could
conceivably be used to support an argument to have the buffer line moved westwards, by
creating uncertainty as to the actual purpose of the buffer, or for what it exists to protect.

Because, tragically, | read Council agendas in my spare time, it was by sheer luck | came
across this agenda report accidently only couple of days ago. This despite KIC having
been a major stakeholder in the previous applications related to this proponent. | could
easily have missed it entirely. This is disappointing. | ask therefore that as a key
stakeholder, KIC, or any known key stakeholder for that matter, be given a heads up in
advance where it is considered a specific Application is likely to warrant comment, in this
instance, by industry. | don't think this is unreasonable.

The wording in the report is, as | have said, factually incorrect when it comes to its
description of the buffer zone in the Mandogalup area.

| urge you move to have this factually incorrect statement reworded in all of the numerous
places it appears in the offers’ report to reflect the correct wording, and that the amended
officers’ report appear in full in the Minutes of this meeting, so that a future party has no
ability, deliberate or accidental, to misrepresent or misconstrue the intent of the buffer in
this, the Mandogalup area, or indeed near any part of the KAQB

8 Minutes to be Confirmed:
8.1 Ordinary Meeting of Council held on 18 January 2017:
COUNCIL DECISION

424
MOVED CR S MILLS SECONDED CR S LEE

That the Minutes of the Ordinary Meeting of Council held on 18 January 2017 be
confirmed as atrue and correct record of the meeting.

CARRIED
6/0



9 Referred Standing / Occasional / Management /Committee
Meeting:

Nil

10 Petitions:
Nil

11 Notices of Motion:
Nil

12 Reports — Community
Nil

13 Reports — Economic
Nil

14 Reports — Natural Environment

Nil



15 Reports — Built Infrastructure

15.1 Modified Mandogalup East Local Structure Plan (Version 3) — Part Lots

9002 and 9006 Hoffman Road and 9019 Rowley Road, Mandogalup
SUMMARY:

The Western Australian Planning Commission (WAPC) is seeking the City of Kwinana’s
(City) comments on a modified version of the Mandogalup East Local Structure Plan
(MELSP) (Version 3) (Attachment 1).

Two earlier versions of the MELSP (Versions 1 and 2) (Attachments 2 & 3) have been
previously considered by Council, including the consideration of submissions received
during the public advertising period. The main issues of concern were the:

a)  width of the Kwinana Industrial (including Air Quality) Buffer (KIB) and how it
impacts on the MELSP;

b)  provision of public open space associated with the primary school within the KIB;

c) provision of an active playing field inside of the KIB; and

d) traffic access to Rowley Road.

The City and WAPC have worked through these concerns with the proponent. Version 3
of the MELSP includes all of the modifications that were recommended by Council for
Versions 1 and 2. The most significant modifications relate to:

a) relocating the local playing field from within the KIB to an area centrally located
within the Mandogalup urban cell;

b) relocating the primary school from an area near the boundary of the KIB to an area
centrally located within the Mandogalup urban cell; and

c) re-configuring the road network to restrict access to Rowley Road.

In addition to the above modifications, the proponent has also made the following
additional modifications to Version 3:

a) changes to accommodate Water Sensitive Urban Design (WSUD) measures; and
b) retention of additional significant trees (additional to the significant trees that were
already being retained in Versions 1 and 2).

The City’s assessment of Versions 1, 2 and 3 are outlined in the Discussion Section of
this report.

The City (Engineering Department) has liaised extensively with the proponent to ensure
that the risk to the City of inheriting ongoing stormwater management problems and
maintenance costs is minimised. The Local Water Management Strategy (LWMS), which
accompanies Version 3, has been modified by the proponent in accordance with the
City’s requirements.

The City is of the view that the proposed LSP is suitable to be forwarded to the WAPC in
accordance with clause 20 of the Planning and Development Regulations 2015 (P&D
Regulations).



15.1 MODIFIED MANDOGALUP EAST LOCAL STRUCTURE PLAN (VERSION 3) — PART LOTS 9002
AND 9006 HOFFMAN ROAD AND 9019 ROWLEY ROAD, MANDOGALUP

OFFICER RECOMMENDATION:

The Council advise the Western Australian Planning Commission (WAPC) that it supports
Version 3 of the Mandogalup East Local Structure Plan (Attachment 1) subject to the
following:

a) Inclusion of a statement in the Local Structure Plan text requiring the preparation
of the following management plans to the City’s satisfaction as part of the
subdivision application process:

i. Urban Water Management Plan
ii. Landscape and Tree Management Strategy
iii. Fauna Management Plan

b)  Forward this Ordinary Council Meeting Report and Council’s resolution to the
WAPC pursuant to clause 20 of the Planning and Development Regulations
2015.

DISCUSSION:

Background
Two versions of the MELSP (Versions 1 and 2) have been previously considered by
Council as described below:

MELSP Version 1

Version 1 of the MELSP (Attachment 2) was submitted to the City, by the proponent, in
August 2014. This version of the MELSP proposed, that the portion of the playing field
being shared with the primary school site be situated within the KIB (The primary school
was situated outside of the KIB but adjacent to the boundary).

Version 1 was considered by Council, on 22 July 2015, prior to advertising. Council
deemed that Version 1 was not satisfactory for advertising for the following reasons:

a) the public open space (POS) associated with the primary school should not be
located within the 1.5km Alcoa Residue Disposal Area (RDA) buffer;

b)  the MELSP required modification to ensure the provision of a suitably sized POS
area for active recreational needs in accordance with the City’s Community
Infrastructure Planning. This POS area should be situated outside the buffer area
and within the Urban zoned land. The provision of the POS may well require a
redesign of the balance of the LSP (eg. the location of roads, Local Centres and
POS).

c) clear and agreed transport arrangements and delivery are required to provide
confidence to Council that it can support the LSPs. Main Roads had objected to a
key entry interchange off Rowley Road proposed by the proponent’s of MWLSP.
This will be a critical intersection for the Mandogalup urban cell.



15.1 MODIFIED MANDOGALUP EAST LOCAL STRUCTURE PLAN (VERSION 3) — PART LOTS 9002
AND 9006 HOFFMAN ROAD AND 9019 ROWLEY ROAD, MANDOGALUP

MELSP Version 2

Version 2 of the MELSP (Attachment 3) included a number of the above modifications,
required by Council at its meeting on 22 July 2015.

That portion of the playing field shared with the primary school site was relocated outside
of the KIB, however, the balance of the local playing field remained within the KIB.
However, Version 2 still proposed providing access and egress to Rowley Road (via the
Mandogalup West LSP), which was not supported by Main Roads WA.

Versions 1 and 2 of the MELSP were both advertised between 7 August and 4 September
2015 and presented to Council on 11 November 2015. At that meeting, Council resolved
to:

1.  Advise the WAPC that the Council does not support Versions 1 or 2 of the MELSP
for the following reasons:

a) The location of the local sports field within 1.5 kilometres of the Alcoa Reside
Disposal Area is not supported. This is because of the uncertainty concerning
the extent of dust ‘lift off’ from the disposal area, particularly given that the City
will be actively encouraging use of the sporting ground for a range of
recreational activities.

b)  Main Roads has advised that it will not permit long term connection from either
the Mandogalup West LSP or MELSP to Rowley Road and a clear solution to
short and long term road access is required

2. Advise the WAPC that the Council would be prepared to support the MELSP subject
to the following modifications and concerns being addressed.

a) The local sports field being situated within the boundary of the Development
Zone within the MELSP. Further, the provision of this POS would likely require
the co-operation of Satterley (MELSP) and Qube (MWLSP) and/or
coordination for its delivery by the City under a developer contribution
scheme. Either way, certainty is required and the Active POS should be
provided to the satisfaction of the City.

b)  The road network in the MELSP and MWLSP should be revised so that long
term access to Rowley Road from both the MWLSP and MELSP is via the
proposed Rowley Road/Hammond Road interchange, located to the west.

MELSP Version 3

Rowe Group, on behalf of the proponent, submitted a third version of the MELSP in
response to the above Council resolution in relation to Versions 1 and 2. The Department
of Planning has requested that the City forward its comments on Version 3, by 27 January
2017.

The modifications to Version 3, described below, are consistent with Council’s
recommendations:
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a)

b)

Primary School and Local Sports Field

In Version 1 of the MELSP, a 5.8ha local sports ground was situated within the KIB
(outside of the boundary of the MELSP). A 3.5ha primary school site was situated
adjacent to the local sports ground, with the intention that the primary school would
utilise a portion of the local playing fields.

Primary school playing fields are generally regarded as a sensitive land use and the
City was of the view that the primary school’s playing fields should not be located
within the KIB. The Department of Health expressed similar views.

The proponent responded to the City’'s comments and revised the MELSP (Version
2) to increase the size of the primary school site from 3.5ha to 4ha so that it has its
own self contained playing fields situated outside of the KIB.

At its meeting, on 11 November 2015, Council did not support the balance of the
local playing field being situated within the KIB because of the uncertainty
concerned with dust lift off from the Alcoa Residue Disposal Area and the City would
be responsible for managing and actively encouraging the use of the playing fields.

The modifications, included in Version 3, include relocation of the primary school
site and local playing field so that these facilities are centrally located within the
Mandogalup urban catchment and are no longer situated within, or adjacent, to the
KIB, as proposed in Versions 1 and 2.

The size, location and configuration of the local playing fields in a shared use
arrangement with the primary school, as proposed in Version 3, has been supported
by the Department of Education.

City officers liaised extensively with the proponent in relation to the required size,
shape and location of the balance of the local playing fields and are satisfied with
the configuration of the local playing field shown in Version 3.

Version 3 of the MELSP provides 4.3ha of POS, including 3.4ha of unrestricted
POS (8.84% of gross subdivisible area) and 0.9ha of restricted POS (2.39% of
gross subdivisible area).

The MELSP states that a Landscape Management Strategy will be prepared at the
subdivision stage to guide the development of the open space.

Road network

Versions 1 and 2 of the MELSP were reliant on permanent access to Rowley Road
via a neighbourhood connector within the MWLSP. Main Roads advised that it
would not permit a long term connection from either MELSP or MWLSP to Rowley
Road because Rowley Road will become a four lane divided road and access will
be tightly co ntrolled. Main Roads advised that future access to Rowley Road from
both the MWLSP and MELSP should be via the proposed Rowley Road/Hammond
Road interchange, located to the west.
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At its meeting, on 11 November 2015, Council resolved that it did not support a long
term connection from the MELSP (and MWLSP) directly to Rowley Road and
advised the WAPC that:

The road network in the MELSP and MWLSP should be revised to provide a
Neighbourhood Connector to Hammond Road. Future long term access to Rowley
Road from both the MWLSP and MELSP should be via the proposed Rowley
Road/Hammond Road interchange.

Version 3 has been modified, by the proponent, so that access will be via Hammond
Road which complies with Main Road’s, WAPC's and Council’s position.

A north - south road connection under Rowley Road (through to Barfield Road) has
been previously touted, however, Main Roads and the DoP have advised that a
connection under Rowley Road at Barfield Road is not viable and is not included in
Version 3.

Tree Retention

In accordance with the City’s recently adopted Landscape Feature and Tree
Retention Policy (LPP1), the proponent has undertaken the following additional
aboricultural assessments to identify significant trees and landscape features with
the MELSP area:

o Assessment of melaleuca: Mandogalup (Arborlogic, March 2016); and
. Significant Tree Assessment: Mandogalup (Arborlogic, October 2016)

The proponent has undertaken an aboricultural assessment of individual trees with
a diameter greater than 500mm. An assessment of the structural integrity and
viability of retaining individual trees was also undertaken.

During October 2016, Arborlogic completed an assessment of significant trees to
inform the location and configuration of POS as well as the design of the road
network.

A Landscape Feature and Significant Tree Retention Strategy has been prepared
for the MELSP area in accordance with LPP1. The City has reviewed the strategy
and recommends that it be supported as the basis for retaining significant trees
within the MELSP area. There has been considerably more emphasis placed on
tree retention in Version 3 in accordance with LPP1.

The City will request that a condition be imposed on future subdivision applications
requiring the preparation of a Landscape Feature and Tree Retention Plan in
accordance with the City's Landscape Feature and Tree Retention Policy.
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d)

Local Water Management Strategy (Water Sensitive Urban Design)

The modifications to Version 3, include the introduction of the following water
sensitive urban design (WSUD) measures which are intended to improve the
amenity of the streetscape:

. Rain gardens - a term used to describe an area of land (in this case
approximately 250m?) which is an extension to the road reserve that will serve
as a vegetated drainage area. These areas are intended to be self sustaining
at maturity, include an amended soil profile to strip nutrients from the
stormwater runoff. The rain gardens are not included in the 10% POS
provision.

The use of rain gardens throughout the MELSP will reduce the area down
catchment required for stormwater retention within POS, therefore, increasing the
amount of useable land within POS.

o Tree pits — are to be located throughout the MELSP to capture stormwater up
to the 5 year Average Recurrence Interval (ARI).

The WSUD measures initially proposed, by the proponent, intended utilising road
verges as swales for drainage and overland stormwater flow to rain gardens. The
City was concerned that the reliance on road verges for drainage and overland flow
may result in significant on-going maintenance issues and management costs.

The City (Engineering Department) has liaised extensively with the proponent to
ensure that the risk to the City of inheriting ongoing stormwater management
problems and maintenance costs is minimised. The Local Water Management
Strategy (LWMS), which accompanies Version 3, has been modified by the
proponent in accordance with the City’s requirements.

The use of drainage swales has been replaced by using kerbing to direct
stormwater to tree pits. The LWMS does not include any pit and/or pipe drainage
infrastructure typically provided in greenfield subdivision developments.

The City will request that a condition be imposed on future subdivision applications
requiring the preparation of a Urban Water Management Plan.

OTHER ELEMENTS ASSESSED BY THE CITY OF KWINANA

In addition to the matters discussed above, the City has also assessed version of the
MELSP against the following matters, including the objectives and requirements of
elements of Liveable Neighbourhoods:

Community Design

The MELSP (Version 3) report states that a range of lot sizes are intended to be provided
to facilitate a diversity of dwelling types. The density codes shown on the LSP are
Residential 30 to 60.
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The LSP proposes a yield of approximately 581 lots (674 dwellings). This equates to 15.8
dwellings per gross ‘Urban’ zoned hectare or 30.5 dwellings per net site hectare. The
yield exceeds Direction 2031 which requires 15 dwellings per gross hectare and exceeds
Liveable Neighbourhoods which requires 22 dwellings per net hectare. The City is
satisfied with the lot yield.

Lot Layout
The MELSP (Version 3) allocates a base density of R30, with R40 and R60 allocated to

lots near to the primary school, POS and adjacent to public transport and neighbourhood
connector routes.

The density code range will also provide a range of lot sizes and dwelling types across
the MELSP.

Utilities

The LSP area is able to be connected to water, sewer, electricity, gas and
telecommunications services. It is normal practice for the WAPC to impose subdivision
conditions requiring that these services be provided to an urban standard.

The servicing agencies did not raise any concerns with the MELSP.

Activity Centres and Employment

Consistent with the City’s draft Local Commercial and Activity Centres Strategy (LCAC), a
Neighbourhood Centre (or Local Centre) is not proposed within Version 3 of the MELSP.
LCAC proposes that the Neighbourhood Centre be generally situated within the MWLSP
area.

The proponent undertook a Retail Needs Assessment for the Mandogalup urban cell
which also concluded that there may be an opportunity to provide a supermarket based
centre in the Mandogalup urban cell.

A Neighbourhood Centre is shown in Version 2 of the MWLSP adjacent to the primary
school and playing fields and is a midpoint along the local distributor road that will connect
Anketell and Rowley Roads.

Biodiversity (Vegetation, Flora & Fauna)

A flora survey was undertaken across the LSP area during Spring and Autumn 2007. A
targeted threatened flora survey was also undertaken in 2014. The surveys identified the
MELSP area as being predominantly cleared farmland with patches of eucalypts. A total
of six vegetation types were mapped across the site.

A small confined area of vegetation within the north western portion of the site is identified
through the surveys as being significant and worthy or retention. This is based on the
excellent condition of the vegetation, the relative rarity of this vegetation type within the
local area, and the presence of the Priority 3 Species Cyathochaeta teretifolia. The City
has negotiated for a portion of this vegetation type to be retained in public open space.

The City will request that Fauna Management Plan be prepared at the subdivision stage
to minimise potential impacts to Carnaby’s Black Cockatoo.
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Bushfire Management

The State Planning Policy 3.7 — Planning in Bushfire Prone Areas (SPP 3.7) (WAPC,
2015) and Guidelines for Planning in Bushfire Prone Areas (WAPC, 2015) are the
predominant documents used by decision making authorities and referral agencies during
the consideration of strategic planning proposals, subdivisions and development
applications.

SPP 3.7 states that local structure plans should be accompanied by a Bushfire
Management Plan which includes a Bushfire Hazard Level assessment or BAL Contour
Map for those areas identified as bushfire prone.

The majority of the MELSP area is identified as a Bushfire Prone Area in the Map of
Bushfire Prone Areas (2016), therefore, a Bushfire Management Plan is required for the
area to support the LSP in accordance with SPP 3.7.

The Guidelines state that the following matters should be addressed in the Bushfire
Management Plan:

a) Location of bushfire prone areas;

b)  Avoidance of land use and development intensification extreme hazards areas;

c)  Existing fire fighting infrastructure;

d) Existing and proposed road network and its effectiveness in a bushfire emergency;
and

e) Integration of biodiversity protection in a bush fire management plan

The City’s bushfire management consultant (Preplan) has advised that the Bush Fire
Management Plan (Strategen Environmental, November 2016) is consistent with the
current Guidelines for Planning in Bushfire Prone Areas.

Contamination

A Preliminary Site Investigation was undertaken by the proponent in 2015 which
confirmed a number of potential contamination sources and contaminating activities had
occurred from previous rural activities. On this basis remediation was undertaken to
remove known potential sources of contamination.

Following removal of the potential sources of contamination to an off-site licensed landfill
facility, a Detailed Site Investigation was undertaken. A human health and ecological risk
assessment for the site was then undertaken and concluded that:

a) Residual contamination sources have been removed and there are no residual soll
risks to human health or the environment; and

b)  Ground water and surface water is suitable for non-potable use and irrigation and is
not considered to be a risk to human health.

An accredited contaminated sites auditor was commissioned by the proponent to prepare
a voluntary audit report for the site following completion of the Detailed Site Investigation.
The voluntary audit report has been submitted to the Department of Environment
Regulation (DER) by the proponent to support the assessment of the MELSP under the
P&D Act.
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Acid Sulfate Soils

The DoE’s Acid Sulfate Soil Risk Mapping identifies the majority of the MELSP area as
having a ‘high’ risk of Acid Sulfate Soils (ASS) within 3 metres of the surface. Conditions
are likely to be imposed by the WAPC on the subdivision requiring that ASS is managed
in accordance with the relevant WAPC’s Guidelines.

Consistency of Infrastructure Standards across Multiple Development Sites

The City will require a consistent standard of infrastructure (roads and streetscape,
lighting, POS landscaping) to be provided within the various landholdings in the
Mandogalup urban cell.

LEGAL/POLICY IMPLICATIONS:

For the purpose of the Councillors considering a financial or impartiality interest only,
Satterley Property Group is the proponent and owner of Part Lots 9002 and 9006
Hoffman Road and 9019 Rowley Road, Mandogalup.

Relevant legislation

Planning and Development Regulations 2015

Part 4 of the P&D Regulations sets out the requirements for the preparation, advertising
and assessment of structure plans.

Metropolitan Region Scheme

City of Kwinana Town Planning Scheme 2

ASSET MANAGEMENT IMPLICATIONS:

Version 3 of the MELSP includes the following modifications intended to assist with asset
management and reduce maintenance costs for the City:

a) ensuring that the WSUD measures, to be implemented within the MELSP, do not
impose ongoing management problems or maintenance costs on the City;

b) the WSUD measures are replacing the need for management and replacement of
traditional stormwater infrastructure such pipes and drainage sumps.

c) relocation of the primary school site and local playing field so that these facilities are
centrally located within the Mandogalup urban catchment and are no longer situated
within, or adjacent, to the KIB, as proposed in Versions 1 and 2.

The City liaised extensively with the proponent in relation to the required size, shape and
location of the balance of the local playing fields so that it can accommodate the required
sport and recreation facilities.
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ENVIRONMENTAL IMPLICATIONS:

Metropolitan Region Scheme (MRS) Amendment 1114/33 to rezone Mandogalup from
‘Rural’ to ‘Urban Deferred’ was assessed by the EPA under section 48A of the
Environmental Protection Act 1986 (EP Act). The EPA advised, in a letter dated 13 March
2006, that Amendment 1114/33 did not require “formal assessment” under the EP Act and
provided advice and recommendations. In particular, the EPA advised that it had not
assessed the following issues in its assessment of Amendment 1114/33:

¢ Drainage e Fauna

¢ Peel Harvey catchment ¢ Contamination

e Wetlands e Air emissions

¢ Remnant vegetation ¢ Noise and vibration

The EPA’s decision to not “formally assess” Amendment 1114/33 was on the basis that
the environmental issues listed above can be resolved during subsequent stages of the
planning process. If significant environmental impacts are not resolved as part of the
planning process (eg. local structure plan), then future subdivision and developments may
be referred to the EPA under section 48l of the EP Act. Section 48l places the onus on
the WAPC (subdivision) or the City (development applications) to determine if proposals
(subdivision/development) are likely to cause significant environmental impacts and
whether they should be referred to the EPA for assessment.

The City is confident that future development in accordance with Version 3 of the MELSP
will not cause any significant environmental impacts.
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STRATEGIC/SOCIAL IMPLICATIONS:

This proposal will support the achievement of the following objectives and strategies
detailed in the Strategic Community Plan and Corporate Business Plan 2016-2021.

STRATEGIC COMMUNITY PLAN 2015-2025

CORPORATE BUSINESS PLAN 2016
- 2021

OBJECTIVE

STRATEGY

ACTION

3.2 Ensure high levels
of environmental
protection are
achieved in new
developments.

3.2.3 Ensure, where
practicable, retention of
remnant vegetation and
natural systems within
new residential
subdivisions.

3.2.3.1 Ensure retention, where
practicable, of remnant vegetation and
encourage the retention of trees and
other flora within new residential
subdivisions above the 10% minimum
required.

3.5 Encourage and
exercise best practice
water management.

3.5.1 Implement the City
of Kwinana Water
Conservation Plan, the
Peel and Cockburn
Catchment Regional
Water Program and
adopt Water Sensitive
Urban Design Technical
Guidelines in order to
maximise water quality,
recovery and reuse.

3.5.1.6 Implement the Water
Conservation Plan

4.1 Residents are
provided with a range
of multifunctional
community places
and accessible
recreation facilities.

4.1.1 Implement the City
of Kwinana’s Community
Infrastructure Plan that
identifies the location,
nature and anticipated
construction date of new
community and
recreation facilities.

4.1.1.2 Ensure Developer Contribution
Schemes are aligned with the
Community Infrastructure Plan.

4.1.1.5 Reach a formal agreement with
public and private education providers
for shared use of facilities in
accordance with the Community
Infrastructure Plan.

4.2 The community
has easy access to
well equipped,
quality parks and
public open spaces.

4.2.1 In accordance with
regulatory standards and
the Community
Infrastructure Plan,
provide active recreation
opportunities and
develop public open
space and infrastructure
in new developments.

4.2.1.1 Implement the City's public
open space development standards to
ensure best practice standards are
implemented and ongoing
maintenance costs are minimised.

4.4 Create diverse
places and spaces
where people can
enjoy a variety of
lifestyles with high
levels of amenity.

4.4.6 Ensure that an
appropriate density of
development is achieved
that accommodates
projected population
growth and is balanced
against community
expectations.

4.4.2 Encourage and promote the
design of places of activity and
enjoyment

4.4.6 Ensure that an appropriate
density of development is achieved
that accommodates projected
population growth and is balanced
against community expectations

4.4.9 Engage with developers on
infrastructure and sustainability issues.
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COMMUNITY ENGAGEMENT:

The City advertised Versions 1 and 2 of the MELSP between the 7 August and 4
September 2015 in accordance with the P&D Regulations. Advertising included the
placement of a notice in a local newspaper, on the City’s webpage and the erection of a
sign on site inviting submissions to be lodged with the City on the LSP.

Under the City’s Community Engagement Policy, adopted by the City in March 2016, the
proposed MELSP is classified as a high impact proposal. The process of engagement
undertaken by the City in August and September 2015, for the MELSP, were consistent
with the processes outlined in the Community Engagement Policy (Community
Engagement Matrix) adopted by the City, in March 2016.

The submissions received during the advertising period for Versions 1 and 2 of the
MELSP have been previously considered by Council. The main issues of concern were
the:

a)  width of the KIB and how it impacts on the MELSP;
b)  provision of public open space associated with the primary school within the KIB;
c)  provision of active playing field inside of the KIB; and

d) traffic access to Rowley Road.

RISK IMPLICATIONS:

The risk implications in relation to this proposal are as follows:

Risk Analysis Description

Risk Event The WAPC could approve the MELSP if the City
fails to provide timely advice in accordance with the
procedures set out in the Planning and
Development Regulations. This could result in
development progressing without due regard for the
City’'s planning policies and objectives.

Risk Theme Failure to fulfil statutory regulations or compliance
requirements

Risk Effect/Impact Compliance

Risk Assessment Strategic

Context

Consequence Moderate

Likelihood Possible

Rating (before Moderate

treatment)

Risk Treatment in place

The City has project management procedures in
place to ensure that statutory deadlines are met.

Response to risk
treatment required/in
place

The City is to give due regard to the MELSP when
providing advice to the WAPC in relation to
subdivision applications and making decisions in
relation to development applications.

Rating (after treatment)

Moderate
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COUNCIL DECISION
425
MOVED CR B THOMPSON SECONDED CR S MILLS

The Council advise the Western Australian Planning Commission (WAPC) that it
supports Version 3 of the Mandogalup East Local Structure Plan (Attachment 1)
subject to the following:

c) Inclusion of a statement in the Local Structure Plan text requiring the
preparation of the following management plans to the City’s satisfaction as
part of the subdivision application process:

iv. Urban Water Management Plan
V. Landscape and Tree Management Strategy
Vi. Fauna Management Plan

d) Forward this Ordinary Council Meeting Report and Council’s resolution to
the WAPC pursuant to clause 20 of the Planning and Development
Regulations 2015.

CARRIED
6/0

Council Note:

The Officer Report has been corrected to amend all references to the term Alcoa Residue
Disposal Area buffer, except when referencing previous Council decisions, to how read,
Kwinana Industrial (including Air Quality) Buffer as this is the terminology used by the Western
Australian Planning Commission.
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EXECUTIVE SUMMARY

This Local Structure Plan addresses the Urban zoned land comprising Part Lots 9002, 9006 and 11
Hoffman Road, and Lot 9019 Rowley Road, Mandogalup. The Local Structure Plan area also includes a
portion of the Peel Main Drain (Lot 8018). The subject site is herein referred to as the Mandogalup East
Local Structure Plan or MELSP.

The Local Structure Plan area was transferred to the Urban zone on 18 March 2014, by notice in the
Government Gazette (notice reference PL403).

The purpose of this Local Structure Plan is to provide a plan for the coordination of future zoning and
subdivision of the subject land to facilitate development for residential purposes, complementary to its
Urban zoning.

The preparation of this Local Structure Plan has been undertaken in liaison with Qube Property Group
(the adjacent landholder comprising the Mandogalup West Local Structure Plan), the City of Kwinana
and all other relevant approval agencies.
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Structure Plan Summary Table

Item Data Section number
referenced in report
Total area covered by the Structure 42.67 hectares 1.2
Plan
Area of each land use proposed: Hectares Lot yield 3
Zones
Residential 22.12 hectares 581 lots
Reserves
Road 11.64 hectares
Parks, Recreation and Drainage 4.3 hectares
Public Purpose - Primary School 1.49 hectares
Estimated lot yield 581 lots 3.3
Estimated number of dwellings 674 dwellings 3.3
Estimated residential site density 30.5 dwellings per gross urban hectare. 3.3
Dwellings per Gross Urban Hectare 15.8 dwellings per residential site hectare.
Dwellings per Site Hectare
Estimated population 1887 people @ 2.8 people per household 3.3
Number of high schools nil 3.7
Number of primary schools 1 primary school 3.7
Estimated commercial floor space (for | Not applicable 3.8
activity centres if appropriate)
Estimated area and % of public open 3.2
space:
Total public open space 4.3 hectares
Unrestricted public open space 3.4 hectares (8.84% of GSA)
Restricted public open space 0.9 hectares (2.39% of GSA)
1:1yr drainage deduction from net area
Composition of public open space:
- Regional open space - nil 3.2
- District open space - 1.15 hectares [playing fields)
- Neighbourhood parks - 2.8 hectares, 4 parks
- Local parks - 0.35 hectares, 2 parks
Estimate percentage of natural area POS Area 5 comprises approximately 0.9 2.1.2and 3.2
hectares of retained vegetation, subject to
detailed design.
Various significant trees and landscape
features to be retained throughout the site,
subject to detailed design.
Note: All information and areas are approximate only and are subject to survey and detailed design.
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Appendix | Document Title Nature of Referral/ Approval status and
Number Document Approval Agency | Modifications
1. Certificates of Title Supporting n/a
2. Government Gazette Supporting n/a
Notice for Urban Zoning
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4. Bushfire Management Requires Approval City of Kwinana/ | Lodged. Awaiting
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5. Acoustic Report Requires Approval Main Roads WA Comments received.
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amended document.

6. Landscape and Public Supporting n/a

Open Space Strategy
7. Transport Assessment Supporting n/a
8. Local Water Management Requires Approval Department of Comments received.
Strategy Water / City of Awaiting approval of
Kwinana amended document.
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1. Structure Plan Ared

This Structure Plan applies to the land contained within the inner edge of the line denoting the
Structure Plan boundary on the Structure Plan map (Refer Plan 1 situated at the end of Part 1 of this
Structure Plan report).

2. Operation
This Structure Plan comes into effect on the day it is approved by the Western Australian Planning
Commission.

3. Staging
Figure 15 of Part Two of this Structure Plan report depicts indicative staging for the subdivision of the
structure plan area.

Development of the site will generally be from the south to north. Whilst water mains are to be
extended from the north, initial site access and sewerage infrastructure servicing will come from the
south.

L. Subdivision and Development Requirements
4.1 Residential densities for the structure plan area are the residential densities shown on the
Local Structure Plan Map, and as indicatively shown at Figure 10.

4.2 The Local Structure Plan is to provide for a minimum of 10% public open space in
accordance with the WAPC's Liveable Neighbourhoods requirements. Public open space is
to be provided generally in accordance with the Local Structure Plan Map, and as indicatively
shown at Figures 11 and 12.

4.3 This Structure Plan is supported by a Bushfire Management Plan (BMP) (Strategen
November 2016). Any land falling within 100 metres of a bushfire hazard identified in the
BMP is designated as a Bushfire Prone Area for the purpose of the Building Code of
Australia.

4.4 Notifications on Title

The Council shall recommend to the Western Australian Planning Commission that a
condition be imposed on the grant of subdivision approval for a notification to be placed on
the Certificate of Title to suitably respond to the following:

al  The Bushfire Management Plan for lots with a Bushfire Attack Level (BAL] rating of 12.5
or higher;

b]  Transport noise for lots that are the subject of noise levels exceeding the noise target
as per State Planning Policy 5.4 - Road and Rail Transport Noise and Freight Considerations
in Land Use Planning.

4.5 Management Plans

The Council shall recommend to the Western Australian Planning Commission that a
condition be imposed on the grant of subdivision approval to respond to the following as
identified by the structure plan:

al  AnUrban Water Management Plan.
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5.

Local Development Plans

A Local Development Plan is required in the following circumstances:

a)
b)
c)
d)
el

il

6.2

Lots with an area of 260 square metres or less;

Irregular shaped lots;

Lots where specific vehicle access and egress control is required;
Lots abutting public open space;

Lots with particular site constraints; and

Lots subject of a notification on title.

Other Requirements

Investigation Area

The classification of land use within Investigation Area 1 has no force or effect until the
Western Australian Planning Commission is satisfied on the advice of the City of Kwinana
and the Department of Education that suitable land has been set aside for the purpose of the
primary school.

A minor amendment to the Structure Plan will be required to remove the Investigation Area
allocation.

Developer Contribution Arrangements

Under the City of Kwinana Town Planning Scheme No. 2, the following development
contribution arrangements apply and/or are contemplated:

al Development Contribution Area 8 for the funding of community infrastructure; and

b)  Development Contribution Area 6 for traditional infrastructure.
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Planning Background

1.1 Introduction and Purpose

The purpose of the Local Structure Plan is to provide a plan for the coordination of future zoning and
subdivision of the subject land. The subject land relates to the urban zoned land within Part Lot 9002
Hoffman Road, Part Lot 9006 Hoffman Road, Part Lot 11 Hoffman Road, and Lot 9019 Rowley Road,
Mandogalup, herein referred to as the Mandogalup East Local Structure Plan or MELSP.

Subdivision and development of the subject land in accordance with this structure plan represents a
logical progression of the development front from the north (Hammond Park], as well as the eastern
side of the Kwinana Freeway (Wandi).

1.2 Land Description

1.2.1 Location

The MELSP is located within the metropolitan south west corridor, within the municipality of the City of
Kwinana. The site is situated approximately 24 km south of the Perth Central Area, and is accessible
via the Kwinana Freeway. The Kwinana Town Centre is located approximately 8 km south of the site
and the Spectacle Regional Reserve approximately 4 km from the subject site.

The subject site is generally bound by the Kwinana Freeway to the east and Rowley Road to the north.
Land to the immediate west of the site is zoned urban and urban deferred. The Urban zoned portion of
the adjoining site is subject to a separate LSP currently being progressed with the City by Qube
Property Group, known as the Mandogalup West Local Structure Plan or MWLSP.

Refer to Figure 1 - Regional Location.

Refer to Figure 2 - Local Location.

1.2.2 Area and Land Use

The MELSP comprises approximately 42.67 hectares of land situated west of the Kwinana Freeway,
immediately south of Rowley Road. The site is currently accessed by Hoffman Road, which runs
parallel to the Kwinana Freeway and connects to Anketell Road in the south.

The subject site has historically been used for agricultural purposes including grazing, cropping and
horse agistment. There are no existing dwellings or structures remaining on site.

Lot 9019 comprises existing vegetation, with some areas of larger and denser vegetation. Lots 9002,
9006 and 11 are generally cleared with some stands of trees. A referral under the EPBC Act was
submitted for the site in August 2014, with an approved controlled action issued by the Department of
the Environment in July 2015, and appropriate offset arrangements secured in October 2015.

The Peel Main Drain (PMD]) and the Dampier to Bunbury Natural Gas Pipeline (DBNGP) both dissect the
site from its eastern to western boundaries.

The south western boundary of the LSP area is defined by the outer edge of the Revised Kwinana
Industrial (including air quality) Buffer (as of 21 September 2010) (herein referred to as KIBJ, being the
extent of the urban zone. Further information on the KIB and its impact on the MELSP area are
provided throughout this report.
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1.2.3 Legal Description and Ownership
The MELSP comprises five land parcels, being:

Lot Number / Address Proprietor Deposited Plan | Volume / Folio
Lot 9019 Rowley Road Wandi Anketell Holdings Pty Ltd 400699 2838/776
Part Lot 9006 Hoffman Road Wandi Anketell Holdings Pty Ltd 70124 2769/ 846
Part Lot 9002 Hoffman Road Wandi Anketell Holdings Pty Ltd 69132 2758/ 177
Part Lot 11 Hoffman Road S and A Galati Rando 76538 2809/ 569
Lot 8018 (UCL - Peel Main Drain) State of WA 77243 LR 3024 /314

The LSP area comprises approximately 42.67 hectares of land.

Refer Figure 3 - Site Plan and Appendix 1 - Certificates of Title.

1.3 Planning Framework

1.3.1 Zoning and Reservations

Land within the MELSP boundary is zoned ‘Urban’ under the Metropolitan Region Scheme (MRS), and

‘Development’ under the City of Kwinana Town Planning Scheme No. 2 (TPS 2).

The land was transferred to the ‘Urban’ zone under the MRS on 18 March 2014, by notice in the
Government Gazette (notice reference PL403). Upon Gazettal of the Urban zone, the site was
concurrently zoned ‘Development’ under TPS 2, by resolution of the WAPC and notice in the
Government Gazette.

The subdivision, use and development of land within the Development zone is to generally be in

accordance with a Structure Plan that has been prepared and adopted under the provisions of 6.17 of

TPS 2.

The Hoffman Road reservation runs parallel to the Kwinana Freeway. Hoffman Road provides access

to the site from Anketell Road and will form part of the development of the site, however is excluded

from the MELSP boundary.

The Peel Main Drain comprises Lot 8018.

The Dampier to Bunbury Natural Gas Pipeline (DBNGP) also dissects the site generally in an east-west

direction along the southern boundary of Lot 9006.
Refer Figure 4 - Metropolitan Region Scheme Zoning.

Refer Figure 5 - Town Planning Scheme No.2 Zoning.

1.3.2 Regional and Sub-Regional Structure Plan

1.3.2.1 Jandakot Structure Plan
The MELSP is situated within the Jandakot Structure Plan area.

The Jandakot Structure Plan was finalised in August 2007 and provides a strategic direction to
coordinate the development of the region while ensuring environmental, social and economic
objectives are met.
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Previously, the major constraint to urban development within this corridor was the resolution of
groundwater and stormwater management. With the preparation of the Jandakot District Water
Management Plan (JDWMP) however, these issues have now been resolved and have been
accommodated in current planning for the cell under this structure plan and the associated Local
Water Management Strategy.

The district level requirements of the Jandakot Structure Plan, such as the identification and
preservation of natural areas, the allocation of public open space and public purpose areas, road
network and hierarchy, and the allocation of school sites have been further refined through the
preparation of this structure plan.

The Jandakot Structure Plan identifies the MELSP area for urban development.

The proposed MELSP is considered to be consistent with the intent and requirements of the Jandakot
Structure Plan.

1.3.2.2 Eastern Residential Intensification Concept (ERIC)

The City of Kwinana's draft District Structure Plan, referred to as the ‘Eastern Residential
Intensification Concept’ (ERIC) was prepared by the City of Kwinana in 2005 to provide strategic
direction and refinement of the future urban areas identified under the Jandakot Structure Plan. Whilst
ERIC has yet to be finally adopted by Council, it provides a framework for the preparation of structure
plans within the urban corridor.

The ERIC plan identifies the following land uses within the MELSP area:
A Residential R20;
4 Residential R25 and Higher;
4 Local Open Space, and
4 Special Residential associated with the Western Power easement.

The MELSP has been prepared giving due consideration to the provisions of ERIC, albeit updated to
respond to the current planning framework, policies, principles and objectives.

1.3.2.3 Draft Perth and Peel @ 3.5 Million

The Draft Perth and Peel [@ 3.5 Million was released for public comment in May 2015, and seeks to
provide a framework for the development of the Perth and Peel regions as the population reaches an
estimated 3.5 million by 2050. The document seeks to meet the targets identified under Directions
2031 and the State Planning Strategy 2050. The suite of documents also includes four draft sub-
regional planning frameworks for the Central, North-West, North-East and South Metropolitan Peel
sub-regions.

The subject site is situated within the South Metropolitan Sub-Region, and is identified as ‘Urban’,
consistent with the current MRS zoning.

1.3.2.3.1 Draft South Metropolitan Peel Sub-Regional Planning Framework

As noted above, the subject site is identified for Urban development under the draft South Metropolitan
Sub-Regional Planning Framework (the Framework]. The Framework identifies a projected additional
dwelling target of 19,549, with a projected additional population of 49,499, within the City of Kwinana.
Indicative subdivision design for the MELSP identifies an approximate yield of 581 lots (674 dwellings),
equating to a population of approximately 1,887 people (based on 2.8 people per household). The
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development of the MELSP will therefore assist in achieving dwelling and population targets identified
under the Draft Framework.

The Draft Framework also requires new urban development meet a residential density target of 15
dwellings per gross hectare. The proposed MELSP is capable of achieving this.

1.3.3 Liveable Neighbourhoods

Liveable Neighbourhoods (2009) is a Western Australian Planning Commission (WAPC] operational
policy that guides structure planning and subdivision for greenfield and large brownfield (urban infill)
sites. The MELSP has been designed in accordance with the principles and requirements of Liveable
Neighbourhoods.

The indicative layout has been designed using relatively short street blocks to provide for a permeable
and legible pedestrian, cycle and vehicle movement network. The public open space network provides
for connectivity through the site, intended to serve a variety of functions to cater for a wide
demographic, with all proposed lots within approximately 200 metres of public open space.

The structure plan provides for a primary school and local playing fields generally central within the
Mandogalup catchment (MELSP and MWLSP areas).

The indicative layout has also had consideration for the existing topography and landform of the site, as
well as facilitating relatively good solar orientation of future lots. Servicing and water management
considerations have also been facilitated within the indicative layout.

In accordance with Liveable Neighbourhoods requirements for a minimum average density of 22
dwellings per residential site hectare, indicative subdivision design for the MELSP achieves
approximately 30.5 dwellings per residential site hectare.

1.3.4 Planning Policies
The MELSP responds to the following City of Kwinana Local Planning Policies:

4 Planning for Bushfire Protection Guidelines
- Preparation of a Bushfire Management Plan to support the MELSP; and

- Consideration of fire management in concept planning and allocation of public open
space, as well as in the landscape master plan.

4 Public Open Space
- Provision of a minimum of 10% open space;
- Consideration for the City of Kwinana Community Infrastructure Plan;

- Consideration of public open space location, size, functional distribution and useability
requirements;

- Consideration for drainage requirements and restrictions within credited public open
space areas; and

- Consideration for requirements regarding conservation and wetland areas within
public open space.
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4 lLandscape Feature and Tree Retention

- Identification and retention of significant trees (in accordance with the definition under
the policy) within public open space and road reserves;

- Consideration of existing site topography in preliminary earthworks, servicing and
drainage considerations, informing the indicative street block layout; and

- The preparation of the landscape feature and significant tree retention strategy
(comprising part of the Environmental Assessment Report).

Other Local Planning Policies to be addressed and considered through the subdivision and detailed
stages include:

Design Guidelines for Medium Density Development;
Crossovers;

Footpaths;

Residential Development

Residential Subdivision Development Guidelines;
Residential Subdivision Road Standards;

Retaining Wall Levels;

Street Lighting;

Street Naming, and

A A A A A h A h

Street Trees and Verge Treatments.

1.3.5 Other Approvals and Decisions

1.3.5.1 Urban Deferred Lifting
As previously noted, the land was concurrently transferred to the ‘Urban’ zone under the MRS and
‘Development’ zone under TPS 2 in March, 2014.

Land adjoining the MELSP on its south western boundary remains Urban Deferred pending resolution
of the KIB and associated land uses.

Refer Appendix 2 - Government Gazette Notice for the Urban zoning.

1.3.5.2 Revised Kwinana Industrial (Including Air Quality) Buffer (21 September 2010)
The south west boundary of the MELSP is defined by the extent of the MRS Urban zone, which aligns to
the Revised Kwinana Industrial (Including Air Quality) Buffer (as of 21 September 2010] (the KIB]. The KIB
is currently subject to draft legislation for the Western Trade Coast Protection Area.

The MELSP provides a road interface to the KIB to provide for flexibility for future land uses within the
KIB, to be defined by the Western Trade Coast Protection Area Bill and subsequent relevant Region and
Local Scheme zonings.

The MELSP proposes drainage within the KIB to support the urban residential development of the
structure plan area. The use of the KIB for urban drainage has been supported by the City of Kwinana.
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Such drainage areas are not proposed to contribute to the public open space requirements for the
MELSP.

Refer Figure 6 - KIB Plan.

1.3.5.3 Mandogalup Train Station

Under the draft Jandakot Structure Plan, two railway station sites were proposed for the Perth to
Mandurah railway line adjacent to the MELSP area, being the Rowley Road (north) and Anketell Road
sites. However, in early 2007 under a Ministerial directive, the then Department of Planning and
Infrastructure in conjunction with the Public Transport Authority began a review of all proposed railway
stations along the Perth to Mandurah railway line, including the Rowley Road (north) and Anketell Road
sites.

As a result of this review, the WAPC resolved in 2008 to consolidate the two sites and endorse a station
400-600 metres south of Rowley Road (Mandogalup Station site). The station was also identified in the
2010 draft Outer Metropolitan Perth and Peel Sub-Regional Strategy for the south-west sub region.

Notwithstanding, the Public Transport Plan for Perth in 2031 was released by the Department of
Transport for public comment in 2011, identifying the location of a single station at either Success or
Mandogalup before 2031, contrary to the WAPC’s resolution of 2008.

Following further review and consideration, and in order to provide certainty for the future
development of the corridor, the WAPC resolved on 23 April, 2013 to delete the Mandogalup station
from future planning for the corridor. The MELSP is therefore reflective of this decision.

1.3.5.4  EPBC Act Referral

The MELSP was referred to the Department of the Environment (DotE) in August 2014. The referral
identified the clearing of 19.7 ha of Carnaby’s Black-Cockatoo foraging and potential breeding habitat.
DotE released a notification in September 2014 determining that the referral was considered a
Controlled Action to be assessed by preliminary documentation. The preliminary assessment
documentation was released for public comment during March 2015. Additional information relating to
the proposal was released for public comment in June 2015. In July 2015 DotE approved the proposed
action subject to a number of conditions relating to clearing procedures, reporting and the acquisition
of an offset property. Satterley Property Group secured the appropriate offset property in agreement
with DotE and the Department of Parks and Wildlife (DPaW) in October 2015. The approval remains in
effect until 31 July 2025.

No clearing to date has been undertaken.
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Site Conditions and Constraints

The following provides a summary of the environmental site conditions and constraints. For further
information the Environmental Assessment Report (EAR] is provided in Appendix 3.

2.1 Biodiversity and Natural Area Assets

2.1.1 Flora and Vegetation
A Level 2 flora survey was undertaken across the MELSP area during Spring and Autumn 2007. A
targeted threatened flora survey was also undertaken in 2014.

The surveys identified the MELSP area as being predominantly cleared farmland with patches of
eucalypts. A total of six vegetation types were mapped across the site, comprising of:

1. Banksia attenuata Low Woodland, with Eucalyptus marginata, Dasypogon bromeliifolius,
Phlebocarya ciliate, local Melaleuca preissiana, Pultenaea reticulata and Hypocalymma
angustifolium, some other natives and, commonly, weeds.

2. Banksia attenuata Low Woodland with Eucalyptus marginata, Allocasuarina fraseriana and
understoreys of Xanthorrhoea preissii, Adenanthos cygnorum, Acacia pulchella, Stirlingia
latifolia and other natives, and of weeds; much of it regenerating after the 2004 fire.

3. Banksia attenuata Low Woodland, with thickets of Adenanthos cygnorum.

4. Eucalyptus rudis very healthy Open Forest in soak/spring, with Melaleuca preissiana and
M. Rhaphiophylla tall trees, over Pteridium esculentum - Cyathochaeta teretifolia -
Baumea articulata Closed Herb-Sedgeland; with Lepidosperma longitudanale, Hemarthria
uncinata, Hibbertia perfoliata, Dielsia stenostachya, Baumea vaginalis, Poa serpentum; few
aliens.

5. Eucalyptus rudis (largely leafless) Woodland (to Open Forest) over Kunzea glaberescens and
Astartea sp. Closed Tall Scrubs, dense Pteridium esculentum and weeds; locally with
healthy Eucalyptus marginata and Melaleuca preissinana trees.

6.  Kunzea glabrescens Closed Tall to Tall Open Scrub; with, in more open sites, Dasypogon
bromeliifolius, Phlebocarya ciliate, Euchilopsis linearis and other natives; some weedy
degraded areas and many dead shrubs over 1 metre tall.

The condition of vegetation ranges in quality across the site from Excellent to Completely Degraded,
with most remnant vegetation being in Very Good to Degraded condition. Weeds are common in the
majority of the bushland existing across the site.

2.1.2 Significant Trees and Landscape Features

In accordance with the City of Kwinana Landscape Feature and Tree Retention Policy, the following
arboricultural assessments have been undertaken for the identified significant trees and landscape
features within the MELSP area:

4 Mandogalup Urban Development Site Lyon Road, Mandogalup Tree Survey (Paperbark
Technologies, July 2014 - Appendix 7 of the EAR).

4 Assessment of melaleuca: Mandogalup (Arborlogic, March 2016 - Appendix 8 of EAR).

LOCAL STRUCTURE PLAN  SPN/O774 7282_16DECOTR_RC 12/12/2016 A



4 Significant Tree Assessment: Mandogalup (Arborlogic, October 2016 - Appendix 9 of EAR].

In response to the Landscape Feature and Tree Retention Policy, arboricultural assessments of
individual trees within unique landscape features and/or having a diameter breast height greater than
500mm were undertaken across the site. Assessment of the structural integrity and viability of
retaining individual trees within the site was also undertaken.

During October 2016, Arborlogic completed a site wide assessment of significant trees, assessing 173
trees as having a retention value of ‘very low’, ‘low’, ‘medium’ or 'high'. The retention value was based
on an assessment of health and/or structural integrity. This was used to inform the location and
configuration of public open space across the MELSP, as well as road network configuration
considerations.

A landscape feature and significant tree retention strategy is provided within the attached
Environmental Assessment Report (refer MELSP Appendix 3).

2.1.3 Conservation Areas
There are no Bush Forever sites or other such areas of conservation significance mapped over the
Structure Plan area.

A Protected Matters database search identified nine species under the EPBC Act that may occur within
the MELSP area. However, during surveys undertaken for the site, no Threatened Ecological
Communities (TEC) as listed under the EPBC Act or the Wildlife Conservation Act 1950, or Priority
Ecological Communities (PEC) as listed by Department of Parks and Wildlife (DPaW) were recorded in
the MELSP area.

A small confined area of vegetation within the north western portion of the site is identified through the
surveys as being significant and worthy or retention. This is based on the excellent condition of the
vegetation, the relative rarity of this vegetation type within the local area, and the presence of the
Priority 3 Species Cyathochaeta teretifolia. A portion of this vegetation type is intended to be retained
in public open space.

The survey recorded one individual of Jacksonia sericea (Priority 4 species) in the MELSP area.
However, the survey noted the removal of this individual during development is not considered to have
a significant impact to this taxon.

2.1.4 Dieback

A dieback assessment of the MELSP area was undertaken in November 2013.

Much of the area was found to be either heavily disturbed (hence unmappable), or completely void of
vegetation (excluded from the assessment). No confirmed dieback infestations were recorded during
the survey, however, some areas exhibited a pattern of vegetation decline consistent with Phytopthora
dieback infestation, and are highly likely to be infested.

A single, uninfested protectable area was identified and demarcated during the assessment. The area
exhibited some signs of vegetation decline; however, representative samples were negative for the
presence of Phytopthora cinnamoni.

A Dieback Management Plan is expected to be required as a condition of subdivision approval.
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2.1.5 EPBC Referral

A Carnaby’s Black Cockatoo habitat assessment was undertaken for the site in 2013. The assessment
identified approximately 19.07 hectares of potential foraging habitat and up to 29 significant trees are
likely to be impacted by the MELSP.

On this basis, an EPBC Act referral was submitted to the Department of the Environment (DotE]) in
August 2014. The referral identified the clearing of 19.7 hectares of Carnaby's Black-Cockatoo
foraging and potential breeding habitat. DotE released a notification in September 2014 determining
the referral was considered a Controlled Action to be assessed by preliminary documentation, with the
preliminary assessment documentation being released for public comment during March 2015.

Additional information relating to the proposal was later released for public comment in June 2015. In
July 2015 DotE approved the proposed action subject to a number of conditions relating to clearing
procedures, reporting and the acquisition of an offset property. Following this, Satterley Property
Group secured the appropriate offset property in agreement with DotE and the Department of Parks
and Wildlife (DPaW) in October 2015. The approval remains in effect until 31 July 2025. No clearing to
date has been undertaken.

Opportunities to minimise potential impacts to Carnaby’s Black Cockatoo will be addressed in the
Fauna Management Plan, to be prepared at the subdivision stage.

2.1.6 Wetlands

There is a Multiple-Use (MU) category wetland mapped over the northern and southern portions of the
MELSP area, with a small area of Resource Enhancement (RE) wetland mapped in the north of the site.
The Resource Enhancement wetland forms part of a larger wetland which originally extended to the
Wandi North Urban Cell, however was dissected and degraded through works associated with the
construction of the Kwinana freeway. Vegetation within the RE wetland is predominantly in a degraded
condition and is considered to have low wetland values. On this basis, the RE wetland is not intended
to be retained under the MELSP.

The closest Ramsar-listed wetland to the site is the ‘Spectacles Reserve,” situated approximately 4
kilometres south of the site. The Spectacles wetland is classified as a Conservation Category Wetland
by the DPaW and is also situated within Bush Forever site number 269.

The Thomsons Lake Nature Reserve is situated approximately 3 kilometres to the north of the MELSP
and comprises the Ramsar-listed Thomsons Lake. This area forms part of the Beeliar Regional Park.

These wetlands will not be impacted by the proposed development.

Refer Figure 7 - Wetland Plan.

2.2 Landform and Soils

The MELSP is situated at the interface of the Bassendean and Spearwood dune systems. Soils within
the site are predominantly Lacustrine deposits consisting of sandy silt and light grey, fine to medium
grey sand over Lacustrine deposits. A small portion in the north of the site does not contain underlying
Lacustrine deposits.

The topography of the site is mostly low lying and gently undulating, with local relief from 12 metres
AHD at the westernmost point to 28 metres AHD in the north. The site slopes generally in a south west
direction.
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2.2.1 Acid Sulfate Soils

The Department of Environmental Regulation (DER) Acid Sulfate Soil Risk Mapping identifies the site
as having a moderate to high risk of Acid Sulfate Soils (ASS) occurring within three metres of natural
soil surface.

A study undertaken for the site in 2009 determined there was a high risk of disturbing potential or
actual ASS during ground intrusive earthworks in the low lying central, western and northern areas of
the MELSP area, given most of this area is less than 1 metre above the water table.

In this regard, an ASS Management Plan will be required to be prepared and implemented as a
condition of subdivision approval.

Refer Figure 8 - Acid Sulfate Soils Plan.

2.2.2 Contamination
The Department of Environmental Regulation Contaminated Sites Database does not list the site as
being a known or suspected contaminated site.

Notwithstanding, a Preliminary Site Investigation was undertaken in 2015 which confirmed a number of
potential contamination sources and contaminating site activities had occurred. On this basis,
remediation was undertaken between June 2015 and February 2016 to remove known potential
contamination sources.

Following removal of all known potential contamination sources to an off-site licensed landfill facility,
the soil and groundwater quality was further investigated (Detailed Site Investigation) to:

4 Assess the nature and extent of contamination, if any, following preliminary remediation
activities at the site.

A Assess the future risk to human health and the environment from residual site
contamination.

Based upon the results of the Detailed Site Investigation (DSI), a human health and ecological risk
assessment for the site was undertaken and concluded:

A Residual contaminant sources have been removed from the site and there are no residual
soil risks to human health or the environment.

4 Groundwater and surface water is suitable for non-potable use and irrigation, and is not
considered to be a risk to human health. Groundwater is not recommended for drinking
water purposes.

4 Groundwater quality is indicative of the regional superficial aquifer and minor groundwater
contamination is considered a result of regional agricultural activities. There are no
unacceptable groundwater or surface water contamination risks to human health and/or
the environment.

Based on the DSI results, no further investigations to characterise soil, groundwater and/or surface
water contamination are deemed necessary and the site is considered to be suitable for residential
purposes, as proposed by the MELSP.

A Contaminated Sites Auditor accredited under the Contaminated Sites Act 2003 was commissioned to
prepare a voluntary audit report for the site and surrounds following completion of the DSI. The
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voluntary audit report was submitted to Department of Environment Regulation in December 2016 to
support the assessment of the MELSP application under the Planning and Development Act 2005.

2.3 Groundwater and Surface Water

2.3.1 Groundwater
There are two aquifers of significance underlying the site; each assigned the name of the major
geological unit in which the aquifer occurs. In descending order of depth from natural surface they are:

4 Superficial Aquifer (unconfined, +20 to -25 mAHD)

4 Leederville Aquifer (confined, -25 to -250 mAHD)

2.3.1.1 Superficial Aquifer

The Superficial Formation forms an unconfined aquifer containing generally fresh to slightly brackish
groundwater (500 to 1500 mg/L Total Dissolved Solids), with slightly acid to neutral pH (5 to 7). The
water table is shallow in places, rising to the surface during winter, depending on surface elevation.

Pre-development groundwater monitoring was completed in 2007 to determine the estimated AAMGL.
Water quality bores were monitored from 19 October 2004 to September 2006.

A summary of the monitoring results are as follows:

4 Average Total Nitrogen (TN) concentrations for all bores were above the ANZECC 2000 TN
guideline of 1.2 mg/L with the exception of WAM3(d).

4 Average Total Phosphorus (TP) concentrations varied between bores. WAM3(d), WAM4(s)
and WAMA4(d) were above the Peel-Harvey WQIP TP target value of 0.1 mg/L.

4 The pHis slightly acidic to neutral (4.5 to 7.1) and below ANZECC guideline values.

The site is characterised by high nutrient concentrations and pH levels generally less than 6.0.
Groundwater quality at the water table, within the Bassendean Sand, is generally acidic due to organic
acids generated by decomposition of vegetation in swampy environments. High nitrate and
phosphorous levels are present in the superficial aquifer in areas of intensive horticulture as a direct
result of fertiliser leaching.

The Superficial Aquifer is the most cost effective groundwater source for irrigation of public open
space for the development of the site.

2.3.1.2 Leederville Aquifer

The Leederville Aquifer is a major regional aquifer from which large yields of fresh groundwater can be
obtained. The groundwater in the Leederville Formation is confined within the potentiometric surface
in this area approximately at ground level.

The South Perth Shale is present from -260 to -310m AHD and forms the confining layer between the
Leederville Aquifer and Yarragadee Aquifer.

2.3.2 Surface Water

The Peel Main Drain runs east to west through the MELSP between Lots 9019 and 9006. The Peel Main
Drain flows into the Mandogalup Swamp at the southern boundary of the site and the Spectacles
Wetland south of Anketell Road. The Peel Main Drain outlets at the Serpentine River, which flows to
the Peel Harvey Estuary.
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The Peel Main Drain was modelled by the Department of Water as part of the preparation of the
Jandakot DWMP. The maximum flood level for the 100 year ARI for the existing system is 16.05 metres
AHD, upstream of the Mandogalup Swamp causing inundation of the Mandogalup Swamp area along
the southern boundary of the site. The balance of the site is not expected to be affected by flooding.

The surface water quality of the Peel Main Drain was measured as part of pre-development monitoring
from October 2004 to September 2006. Results indicate the Peel Main Drain is characterised by high
nutrient concentrations and pH levels generally less than 6.8. This is consistent with other drains in
the area, as well as the historic land use.

2.4 Bushfire Management

The majority of the MELSP is designated as bushfire prone under the Western Australian Map of Bush
Fire Prone Areas (DFES 2016). On this basis, a Bushfire Management Plan (BMP) has been prepared
for the MELSP in accordance with State Planning Policy 3.7: Planning in Bushfire Prone Areas (SPP 3.7)
and Australian Standard 3959 (AS 3959). The BMP is provided within Appendix 4, however the following
provides an overview of fire management assessment undertaken and applicable provisions to
development of the site.

2.4.1 Hazard Assessment

The BMP identifies the site as comprising predominantly a moderate fire hazard, with isolated areas of
extreme hazard associated with remnant vegetation. The development of the MELSP area in
accordance with the proposed layout will result in a reduction to bush fire risk across the site.
Additionally, any existing hazards within the MELSP can be managed through a staged clearing
approach and ongoing fuel management undertaken in and around individual development stages.

The BMP concludes the worst case bushfire hazard currently affecting future development within the
MELSP is from the vegetation existing within the MWLSP. Given the development proposed by the
MWLSP, this risk is considered to be temporary. Notwithstanding, bushfire risk to the MELSP from
this vegetation will need to be adequately managed until such time as this vegetation is removed. This
may be achieved through delayed development, application of AS 3959/Asset Protection Zones (APZ's),
or provision of a temporary low fuel buffer within and along the interfacing boundary of the MWLSP.

There is also existing scrub and woodland vegetation to the east of MELSP along the Kwinana Freeway,
however this is ‘patchy’ in nature and contained within relatively short runs, and will therefore not
facilitate elevated levels of radiant heat and ember attack. The BMP therefore concludes this is not
considered to be a significant bushfire hazard risk to the MELSP.

On the basis of the above hazard assessment (as summarised), the BMP considers the bushfire
hazards within and adjacent to the MELSP, and the associated bushfire risk, is readily manageable
through standard management responses and compliance with acceptable solutions outlined in SPP
3.7 and AS 3959.

2.4.2 Bushfire Attack Level (BAL) Assessment

Vegetation with a ‘Moderate’ or ‘Extreme’ bushfire hazard level is considered bushfire prone and any
proposed development within 100 m of the bushfire prone vegetation extent will require application of
Australian Standard AS 3959-2009 Construction of Buildings in Bushfire-prone Areas (SA 2009) via
implementation of increased building construction standards in response to the assessed Bushfire
Attack Level (BAL).
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The BMP includes a BAL assessment and plan for the MELSP, utilising an indicative subdivision layout
and taking into consideration the landscape master plan proposal (type and nature of public open
space areas etc). The assessment also takes in to account the existing vegetation within the MWLSP.
However, as subdivision within the MWLSP progresses and detailed landscape design is undertaken
for the MELSP, it is likely the extent of classified vegetation will change. On this basis, the BALs are
indicative only and will be reassessed at the subdivision application and/or development application
stage.

2.4.3 Interim Emergency Access

Access to the initial development stages is proposed via Hoffman Road, connecting to Anketell Road in
the south. Following the initial stages of development within the MELSP area and the adjoining
MWLSP (subject to a similar development program), ultimate primary access will be through the
adjoining MWLSP north to Rowley Road. Given the initial development stages will only have one point
of formal public access, an Indicative Fire and Emergency Access Plan has been prepared for the site
(refer Figure 9], providing for alternate emergency access points.

The temporary fire and emergency access route is proposed along the water mains alignment,
connecting from the initial stages in the south of the site, north to Rowley Road. This route has been
determined in consultation with the adjoining owner, Qube Property Group.

The Bushfire Management Plan will be required to be implemented as a condition of subdivision
approval.

Refer Figure 9 - Indicative Fire and Emergency Access Plan.

Refer Appendix 4 — Bushfire Management Plan.

2.5 Heritage

A search of the Department of Indigenous Affairs Aboriginal Heritage Inquiry System identified no
registered sites of aboriginal heritage significance within the MELSP area or immediate surrounds.
However, the search did identify one ‘Other Heritage Place’, being a mythological site (Site 3427 -
Mandogalup Swamp / Spectacles] that extends in to the southern portion of the MELSP area. This
listing does not restrict development.

A search of the Western Australian Register of Heritage Places identified no sites of state heritage
significance within the MELSP area.

A search of the City of Kwinana’'s Municipal Heritage Inventory identified no sites of local historic
significance within the MELSP area.

2.6  Context and Other Land Use Constraints and Opportunities

2.6.1 Peel Main Drain

The Peel Main Drain dissects the site in an east west direction between Lots 9006 and 9019. The drain
is currently constructed to a ‘rural’ standard, and is intended to be upgraded and landscaped to an
urban standard as part of residential development works. The Peel Main Drain will therefore be
integrated in to the public open space for the site, however not credited towards the MELSP 10% public
open space provision.

The Peel Main Drain (PMD) within the subject site is currently under the management of the
Department of Water.
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As with the agreements for the portion of the PMD dissecting the Wandi North LSP area on the eastern
side of the Kwinana Freeway, it is understood the City of Kwinana will take over the management of the
PMD following upgrade works. Further discussion is required in regard to any agreements relating to
the management and maintenance of the drain. The Department of Water has been provided with
initial concepts for the PMD to initiate this discourse.

2.6.2 Dampier to Bunbury Natural Gas Pipeline
The Dampier to Bunbury Natural Gas Pipeline (DBNGP) traverses the MELSP area in an east west
direction between Lots 9006 and 9002. The DBNGP is protected by an easement for its full extent.

The DGNGP is intended to be landscaped to a minimum urban standard, providing a lineal active public
open space corridor through the site. This is consistent with the landscape treatment for the DBNGP
corridor on the eastern side of the Kwinana Freeway within the Wandi North LSP area (Honeywood
estate). Notwithstanding the intended landscape treatment for the DBNGP, the easement is not
afforded a credit toward the MELSP required 10% public open space provision.

2.6.3 High Voltage Power Line Easement
The subject site abuts a high voltage power line easement on its northern boundary. This easement
does not affect the development potential of the site.

The MELSP proposes residential development directly abutting (backing on to) the easement. lItis
anticipated any subdivision approvals for the site will include a standard uniform fencing condition for
this interface. This will provide for a consistent amenity along this interface, whilst also restricting
access within the easement. This approach will also assist with noise attenuation in the north of the
site, mitigating against road and rail noise impacts emanating from the Kwinana Freeway and Rowley
Road (identified by MRWA as a designated freight route).

2.6.4 Noise Management

The Kwinana Freeway and the Perth to Mandurah railway line abuts the MELSP on its eastern
boundary. On this basis, in accordance with State Planning Policy 5.4: Road and Rail Transport Noise and
Freight Considerations in Land Use Planning (SPP 5.4), a Road and Railway Noise Impact Assessment
has been prepared to inform the MELSP, included as Appendix 5 of this report.

The acoustic modelling and assessment considers the potential noise impacts from the Kwinana
Freeway within a 20 year planning horizon (to year 2037). Modelling for the railway line was
undertaken based on the current 2016 situation.

The acoustic modelling indicates that transport noise from both the road and rail infrastructure are
likely to cause noise impacts above the prescribed criteria under SPP 5.4. On this basis, modelling
considered the effect of a 4 metre high noise attenuation wall along the extent of the MELSP abutting
the Kwinana Freeway, as well as along the northern Rowley Road boundary. The noise wall showed a
significant reduction in the predicted transport noise levels, and is consistent with the noise mitigation
strategy adopted for the Wandi North MELSP area on the eastern side of the Kwinana Freeway.

Notwithstanding the construction of a noise attenuation wall, a number of allotments are still predicted
to receive traffic noise levels above the minimum target levels prescribed under SPP 5.4. This will be
managed through notifications on Certificates of Title, requiring dwellings to be constructed to
minimum construction standards consistent with the ‘deemed to comply’ noise limit packages. These
requirements are outlined within the Noise Impact Assessment report contained in Appendix 5 of this
report.
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03

Land Use and Subdivision Requirements

3.1 Land Use

The MELSP sets out land use, residential densities, public open space, public and private transport
provision, environmental considerations and servicing requirements.

The MELSP is proposed to comprise residential development with density codes ranging from R30 to
R60. The MELSP also comprises a range of local and neighbourhood public open space areas in
accordance with Liveable Neighbourhoods requirements, as well as a Primary School site to service
the Mandogalup catchment.

The following describes the design response proposed under the MELSP, and addresses the relevant
elements of Liveable Neighbourhoods (LN]. Please also refer to the land use summary table provided
within the Executive Summary on Page IV of this report.

Please also refer to Plan 1 - MELSP, and Figure 10 - Indicative Zoning and Residential Density Code
Plan.

3.2 Public Open Space

Under the provisions of LN a range of site responsive urban parkland is required, which appropriately
addresses district, neighbourhood and local needs of residents, comprising a mixture of unrestricted
and restricted open space.

The MELSP therefore provides a framework for the hierarchy and location of public open space areas
across the site, considering the requirements for drainage and vegetation retention. Detailed
subdivision design will provide further refinement to the MELSP public open space framework, defining
the configuration, uses and treatment within each public open space area.

The MELSP provides for approximately 4.3 hectares of public open space (POS) across the MELSP area
by way of four neighbourhood and two local parks, as well as local playing fields. This comprises
approximately 3.4 hectares of unrestricted (8.84% of gross subdivisible area) and approximately 0.9
hectares of restricted open space (2.39% of gross subdivisible area). As noted above, the hierarchy and
location of POS areas have been designed to ensure residents are within:

4 150m of a local park;
4 400m of a neighbourhood park; and
4 600m - Tkm of an active playing field.

The following provides a detailed overview of the public open space design response proposed under
the MELSP.

A Landscape and Public Open Space Strategy has been prepared for the MELSP area, depicting the
anticipated use and intent of each of the public open space areas. Refer Appendix é.

Please also refer Figure 11 - Public Open Space Distribution and Figure 12 - Public Open Space
Schedule.
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3.2.1 Public Open Space Area 5

Through consultation with the City’s Technical Officer’s in preparation of the MELSP, the City advised
of its preference to prioritise the retention of upland vegetation within areas of POS rather than the
degraded wetland vegetation located within the mapped RE wetland. It is understood the preference
for upland vegetation is on the basis that upland vegetation is of higher conservation value to the City,
given the extensive and larger wetland reserves which already exist within the locality.

As a consequence, POS 5 was established within the north western area of the site to enable the
retention of a landscape feature and specific trees identified by the City, as well as by definition under
the City of Kwinana Landscape Feature and Tree Retention Policy. The final extent of retention of the
landscape feature will be subject to further detailed landscape design at subdivision stage.

Throughout the MELSP area, significant trees (as defined by the City of Kwinana Landscape Feature and
Tree Retention Policy) have also been identified for retention within areas of POS and road reserves. The
retention of significant trees also formed the basis of the Federal EPBC Act Referral, as approved in
July 2015.

3.2.2 Local Playing Fields

The MELSP and MWLSP provide for a 2.5 hectare local playing fields site located immediately adjacent
to the proposed primary school, intended for a shared-use arrangement. Of the 2.5 hectare site,
approximately 1.15 hectares is situated within the MELSP, and approximately 1.35 hectares in the
MWLSP.

The size, location and configuration of the local playing fields in a shared use arrangement, as
proposed by the MELSP, has been supported by the Department of Education and the City of Kwinana.

The local playing fields are intended to form part of the 10% public open space contribution
(unrestricted POS) for the MELSP, and are therefore included in the public open space schedule.

3.2.3 Peel Main Drain

The Peel Main Drain (PMD] traverses the northern portion of the MELSP area abutting Lots 9019 and
9006. As previously discussed, this drain currently exists within a 20m corridor and is built to a rural
standard. The MELSP proposes additional open space either side of the existing PMD to provide
sufficient width to facilitate the urbanisation of this drain to a living stream profile (with appropriate
urban grades). The reconfiguration of the drain will utilise a mixture of planted, walled or contoured
banks, with native sedges and rushes to assist with nutrient stripping and midge and mosquito control.
The reconfigured drain will be unfenced and landscape in accordance with LN to allow for informal and
passive recreational uses, to be integrated with a neighbourhood park located to the northern
boundary of the PMD corridor.

The landscaped outcome of the reconfigured PMD and associated neighbourhood park will continue
the landscaping treatment of the PMD within the Wandi North LSP area (Honeywood estate).

Whilst intended to serve a passive recreational function and landscaped accordingly, the PMD does not
form part of the credited minimum 10% POS provision for the site.

3.2.4 DBNGP Corridor

The DBNGP, traversing Lots 9006 and 9002, comprises an underground high pressure gas pipeline
protected within an easement. As per the landscape response delivered within Wandi North LSP area
(Honeywood estate), the MELSP proposes the development of the DBNGP as a lineal public open space
corridor to a minimum urban standard, serving an active recreation function.
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Notwithstanding, given the restrictions placed on development and hard landscaping within the
easement, the DBNGP easement does not form part of the credited minimum 10% POS provision for
the site.

3.2.5 Rebated Lot Rain Gardens

The landscape strategy for the MELSP is tightly woven into the Local Water Management Strategy
(LWMS), whereby streetscapes will contain at source infiltration of the minor storm events (up to 5yr
ARI). The development of good streetscapes through landscaping has been a strong objective of the
MELSP, as well as to satisfy the City’s streetscape objectives. Amongst other features, the use of
‘rebated lot rain gardens’ to capture and infiltrate minor event stormwater runoff has been proposed
(as detailed under the LWMS]. The rain gardens are not intended to comprise part of the POS provision
for the MELSP and will be an extension of the road reserve; however will have a significant positive
impact to the streetscape amenity of the MELSP, providing unique landscape opportunities whilst also
serving an important drainage function.

Rebated lot rain gardens are proposed to be positioned at specified locations within the local road
network to capture minor storm events (up to 5 year ARI) higher in the drainage catchment. These will
be developed as traditional rain gardens (of approximately 250m2) adjacent to rebated residential lots,
comprising part of the road reserve (refer Landscape Strategy and LWMS for further detail). These
areas are proposed to be self-sustaining at maturity, include an amended soil profile and specialised
planting palette to address stripping of nutrients contained within the runoff.

The use of rain gardens throughout the road network will reduce the area down catchment required
for minor event stormwater retention within POS, therefore facilitating a greater useability of and
flexibility in the design of POS areas. The location and configuration of POS areas will therefore not be
dictated by minor event drainage events. Notwithstanding, POS areas are intended to accommodate
major drainage events (detention of up to 100 year ARI events), and are therefore proposed to be
located at the low points in the catchment.

3.2.6 External Local Drainage

Whilst drainage is principally managed within the MELSP, two local drainage basins are proposed
within the south western portion of the site situated adjacent to the MELSP area, within the Rural A
zone, straddling the DBNGP. The existing topography results in the general east to west movement of
drainage across the site. The location of the two local drainage basins along the western boundary of
the catchment therefore maximises the drainage efficiency whilst minimising the importation of fill and
earthworks required within these drainage catchments. These are not intended to form part of the
open space contribution for the MELSP area, and are intended to be used for drainage purposes only.
No drainage is proposed to be retained within the DBNGP easement.

In addition to local drainage, there is also an area of regional drainage to be provided in accordance
with the requirements under the JDWMP. This is to be provided within and adjacent to the Western
Power easement along the southern boundary of Lots 9006, 9002, 11 and 9000. Whilst the regional
drainage area is situated outside the MELSP boundary, it may be created and handed over to the City of
Kwinana as part of the development of the MELSP area.

The location of the local and regional drainage basins within the Rural A zone enables the
maximisation of the residential catchment, assisting in achieving density targets for the site and the
minimum population requirements for the delivery the primary school and playing fields. It is
acknowledged that whilst this arrangement is not a standard approach to residential drainage
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planning, the Mandogalup Cell characteristics, specifically the resulting regional drainage being
dissected from the residential catchment, lends itself to a site specific approach to drainage provision.

This approach has been agreed to in principle by both the Department of Water and the City of
Kwinana.

3.3  Residentidl

An indicative subdivision layout has been prepared for the site, identifying a yield of approximately 581
lots (approximately 674 dwellings). Based on 674 dwellings, the site achieves a density of
approximately 30.5 dwellings per site hectare, and 15.8 dwellings per gross hectare. This is consistent
with Liveable Neighbourhoods targets for a minimum average residential density of 22 dwellings per
site hectare for green field subdivision areas. This is also consistent with the Draft Sub-regional
Planning Framework targets for a minimum of 15 dwellings per gross urban hectare.

For reference, an Indicative Plan of Subdivision is provided at Figure 13. This is provided for
explanatory purposes only, and is subject to review and detailed design at the subdivision stage.

Residential density codes have been allocated across the site and have been used in the preparation of
indicative subdivision layouts and density calculations. The MELSP allocates a base density of R30,
with areas of R40 and Ré60 allocated to lots within proximity to areas of high amenity and access
including (but not limited to) within proximity to the primary school, around public open space, and
adjacent to public transport or neighbourhood connector routes.

The density code range also facilitates a diversity of lot product across the site, providing for a range of
dwelling types. The preparation of Local Development Plans will also assist in facilitating the delivery
of diversity in lot product, as well as seeking to achieve built form outcomes consistent with the
development intent of the site.

Please refer to Figure 10 for the Zoning and Residential Density Code Plan.

3.4 Local Development Plans

A Local Development Plan is required in the following circumstances:
4 Lots with an area of 260 square metres or less;
4 Irregular shaped lots;
4 Lots where specific vehicle access and egress control is required;
4 Lots abutting public open space;
4 Lots with particular site constraints; and
4 Lots subject of a notification on title.
Local Development Plans are to address, as a minimum, the following:
4 Dwelling orientation;
4  Type of fencing;
4 Location of carports/ garages and vehicular access;
4

Surveillance;
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Setback variations;
Solar Orientation; and

Requirements for dwelling construction compliant with an approved Bushfire Management
Plan and Noise Management Plan.

3.5 Movement Networks

The following provides a summary of the proposed movement network. For further information it is
recommended the reader consult the Transport Assessment included at Appendix 7.

3.5.1 Existing Road Network

Hoffman Road

Hoffman Road is a local access road that runs parallel to the Kwinana Freeway, and connects the LSP
area to Anketell Road in the south.

Hoffman Road is proposed to be the interim primary access to the MELSP area, until such time as an
alternate access becomes available via connections to Rowley Road in the north through the adjoining
development on the site’s western boundary [(MWLSP), and connection to Anketell Road in the south via
the future extension of Hammond Road.

The intersection of Hoffman Road and Anketell Road is currently a basic T-intersection. Hoffman Road
is constructed to a sealed rural standard, and is intended to be upgraded to an urban standard as part
of the development of the site.

There is no existing traffic volume data available for Hoffman Road, however given the limited
development adjacent to Hoffman Road volumes are likely low.

Rowley Road

Rowley Road is classified as a District Distributor Type A road in the Main Roads WA Functional Road
Hierarchy. It provides an east-west connection between the South Western Highway (via Eleventh
Avenue in Armadale), Tonkin Highway, Kwinana Freeway and Rockingham Road in Wattleup (via
Wattleup Road).

Rowley Road is currently constructed as a rural standard single carriageway road, with existing traffic
volumes of approximately 4,870 vehicles per day east of Barfield Road and approximately 3,280
vehicles per day between Frankland Avenue and Barfield Road. Notwithstanding, Rowley Road has
been identified as a primary freight route to the Naval Base / Kwinana Beach industrial areas. Timing
for the upgrades to Rowley Road are unknown at this stage. The widening and upgrade of Rowley Road
is not expected to impact the development of the subject site.

There is currently no connection from the subject site to Rowley Road. It is anticipated future
connections will be established via access roads through the land to the west of the site (MWLSP).

Hammond Road (future extension)

Current planning identifies the extension of Hommond Road south to Rowley Road, ultimately
connecting with Anketell Road. The connections of Hammond Road with Rowley and Anketell Roads
are intended to be full movement intersections.

It is anticipated the Neighbourhood Connector proposed along the western boundary of the MELSP,
running north through the MWLSP area, will ultimately connect with Hammond Road to the west,
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providing a higher order access from the site to Anketell and Rowley Roads. Following establishment

of this connection, Hoffman Road will be downgraded to a lower order access road. At this time, itis
expected the intersection of Hoffman Road and Anketell Road will be downgraded to left in/ left out or

be terminated, given its proximity to the Kwinana Freeway interchange.

3.5.2 Proposed Road Network
The proposed road hierarchy for the MELSP has been determined from modelling based on the
indicative subdivision layout, and provides for simple and efficient vehicle movements through the site.

The movement network reflects a strong north-south and east-west configuration modified grid
configuration, with a number of direct connections to the road network within the MWLSP. The street
block lengths are consistent with the requirements of Liveable Neighbourhoods, providing for
connectivity and permeability through the site, for both pedestrians and vehicles.

The indicative road network is proposed to comprise of the following road classifications:

Road Classification

Indicative Upper Traffic Volume
(Vehicles Per Day)

Indicative Road Reserve Width

Neighbourhood Connector A 7,000 25.2 metres
Neighbourhood Connector B 3,000 19.4 metres
Access Street B 3,000 17.9 metres
Access Street D 1,000 15.4 metres

(13.2 metres adjacent to POS)

The road hierarchy primarily consists of Access Street D roads, with a central Access Street B

providing the key north south link connection through the MELSP.

Neighbourhood Connector

The Neighbourhood Connector runs along the western boundary of the MELSP and is proposed to
connect to Anketell Road in the south, initially via an interim connection along the existing Hoffman

Road reserve. This interim connection will be superseded by the ultimate alignment of the

Neighbourhood Connector to Hammond Road to the west.

The Neighbourhood Connector will also extend north to Rowley Road via connections through the
future development within the MWLSP.

Traffic volumes along the Neighbourhood Connector routes are estimated to be between 3,000 to 7,000

vehicles per day.
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TYPICAL NEIGHBOURHOOD CONNECTOR CROSS-SECTION

Access Streets

The access streets are proposed to primarily consist of Access Street D roads, designed to a 15.4
metre cross-section. Where services are only required to one side of the road, such as adjacent to
public open space or the Kwinana Freeway reserve, a reduced Access Street D cross-section of 13.2
metres is proposed. This is consistent with other recent developments within the City of Kwinana,
including within the Wandi North and South LSP areas on the eastern side of the Kwinana Freeway.

Traffic volumes along the access roads are typically estimated to be in the order of 1,000 to 3,000
vehicle movements per day, which is consistent with the road hierarchy classification under Liveable
Neighbourhoods.

Traffic modelling for the MELSP area estimates the completed development will generate in the order
of approximately 4,856 vehicle movements per day.

TYPICAL ACCESS STREET C ROAD CROSS-SECTION

Refer Figure 14 - Indicative Movement Network

3.5.2.1 Truncation Variation - Small Lot Product

In accordance with the provisions of Liveable Neighbourhoods, Element 2 - Movement Network R55,
truncations of 3m x 3m are to generally be provided on corner lots. Notwithstanding, truncations of 6m
x 6m have been the traditional standard applied by Local Governments in greenfield areas.

With the introduction of small lot product, the traditional 6m x 6m truncations significantly impede on
small lot sites. As such, discussions with the City’s Technical Services have indicated that reduced
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truncations of 3m x 3m in accordance with Liveable Neighbourhoods may be entertained at subdivision,
subject to an assessment of appropriate sightlines in accordance with Austroads Standards.

Further assessment and documentation is proposed to be undertaken at detailed subdivision, to enable
truncations and kerb radii in accordance with R55 and R57 of Liveable Neighbourhoods.

3.5.3 Public Transport

The MELSP area is not currently directly serviced by public transport. The closest existing bus service
is Bus Route No. 57, which runs along Lyon Road, north of Rowley Road through Aubin Grove,
approximately 500 metres east of the site.

The Public Transport Authority has advised the area west of the Kwinana Freeway would be served by
future Bus Routes 535 and 536. It is anticipated these routes are likely to commence around year 2016,
subject to the progress of adjoining development and availability of funding. These services will
operate out of the Russell Road/Success train station, and are intended to ultimately connect
Hammond Park to Mandogalup.

Timing for the extension of bus services through Mandogalup is not known at this stage.
Notwithstanding, the proposed Neighbourhood Connector will be designed to accommodate buses,
should future services be established.

The Perth to Mandurah railway line runs along the eastern boundary of the site within the Kwinana
Freeway reserve. The closest passenger stations to the site are Cockburn Central, approximately 6
kilometres to the north, and Kwinana, approximately 5 kilometres to the south. An additional station is
also planned for Russell Road / Success, approximately 2.7 kilometres to the north.

3.5.4 Pedestrian and Cycle Network

In accordance with Liveable Neighbourhoods requirements, footpaths will be provided on at least one
side of every street. A shared path is proposed along the Access Street B running north south through
the site and adjacent to the proposed Primary School.

The Perth Bike Map series shows an existing principal shared path (PSP) along the Kwinana Freeway
adjacent to the MELSP area. The Perth Bike Map also designates Rowley Road and Barfield Road
(north of the site) as being part of the Perth Bicycle Network, and nominates these as continuous
signed routes. The MELSP proposes two connections to the PSP, one in the north of the site and one in
the south.

3.6  Wwater Management

3.6.1 Regional Water Management Strategy

The Jandakot Drainage and Water Management Plan (JDWMP) was released by the Department of
Water in December 2009. The JDWMP provides district scale flood modelling, a surface water
management strategy and a groundwater management strategy, which specify post-development
levels and flows to address the City of Kwinana's District Structure Plan (ERIC).

3.6.2 District Water Management Strategy

A District Water Management Strategy (DWMS) was prepared in 2011 and provides guidance on water
re-use options, stormwater detention basins, monitoring requirements, and structural and non-
structural controls for stormwater treatment. The DWMS has been approved by both the City of
Kwinana and the Department of Water.

LOCAL STRUCTURE PLAN  SPN/O774 7282_16DECOTR_RC 12/12/2016 A



3.6.3 Local Water Management Strategy
A Local Water Management Strategy (LWMS) has been prepared in support of this MELSP, and is
provided at Appendix 8.

The LWMS addresses the MELSP area, and provides a refinement of flood modelling, the surface water
management strategy and the groundwater management strategy to a local scale. The LWMS has
been prepared in accordance with the water sensitive urban design practices as described in the
Stormwater Management Manual of WA.

3.6.4 Proposed Drainage Network and Infrastructure Requirements

3.6.4.1 Wetland Management

The following measures will be implemented to ensure the wetlands and watercourses to the south
and east of the site, including Mandogalup Swamp, will not be negatively impacted by urban
stormwater runoff:

4 All stormwater and groundwater discharge from the development will be treated prior to
discharging to the Peel Main Drain.

4 Peak outflows will be consistent with pre-development flow rates.

3.6.4.2 Regional / District Drainage

As previously discussed, the PMD will be retained through the MELSP area, upgraded to an urban
standard generally characteristic of the design concept implemented for the portion of the drain within
the Wandi North LSP.

The final drain profile will be required to achieve sufficient hydraulic capacity to convey the post-
development 100 year ARI flow within the drain, and maintain the current drain easement width of 20
metres.

It is expected the management and maintenance requirements and responsibilities will be reflective of
the portion of the drain running through the Wandi North LSP area. However, this is subject to further
discussion and agreement between the Water Corporation and the City of Kwinana.

In addition to the PMD, the LWMS identifies an area of district drainage associated with the
Mandogalup Swamp to satisfy the requirements under the JDWMP. This drainage, within the Satterley
landholdings (Lots 9006 and 9002}, is proposed to be retained within the Western Power easement.
The use of the Western Power easement for district drainage purposes is consistent with the drainage
scenarios identified under the JDWMP, recognising this approach has a minimal and manageable
effect on the Spectacles Wetlands, when compared to other scenarios explored.

3.6.4.3 Local Drainage
The local stormwater drainage system has been designed using a major/minor approach.

The major drainage system is designed to manage rainfall events greater than the 5 year ARI, up to the
100 year ARI. The key elements of the major drainage system strategy are as follows:

4 In major storm events the minor drainage structures will be at capacity, with excess
stormwater bypassing the minor drainage structures and discharging to the major storage
basin. The basin is to be located in the lowest point of the catchment.

4 Discharge rates from POS detention basins will be controlled to pre-development flow
rates.
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A All finished lot levels will have a minimum 0.5 metre clearance above the estimated 100
year ARI flood level of the detention storages.

4 Storage areas are to have a minimum separation of 0.5 metres between maximum or
controlled groundwater levels, and a side slope of 1:6.

4 Catchment A utilises infiltration to dispose of stormwater.
This design strategy is consistent with the objectives provided in the DWMS.

The minor drainage system is designed to manage rainfall events up to the 5 year ARI. The following
strategies are proposed:

4  All lots are to have soakwells to infiltrate the 1year 1 hour rainfall event.

4  Soak wells are to be interconnected, with overflow directed towards the road drainage
system.

4 Approximately 10% of the lot area is expected to contribute to the road drainage system in
events up to the Syr ARI.

4 Retention storages (pocket gardens, linear rain gardens and rebated lot rain gardens) are
to be located throughout the MELSP to increase infiltration higher in the catchment, sized
to contain the critical Syr ARI.

No pit and pipe system is proposed.

In events above the byr ARI, the retention storages are assumed to be full, with excess
stormwater runoff bypassing the structures and discharging to the major detention
storages via overland flow. The detention storages will be located in the catchment low
point with public open space.

In accordance with the processes defined under Better Urban Water Management, an Urban Water
Management Plan (UWMP] will be required to be prepared and implemented at the time of subdivision.
The UWMP will refine and implement the proposed drainage network/system, as defined under the
LWMS.

3.7 Education Facilities

In accordance with discussions undertaken with the Department of Education (DoE) regarding school
catchment requirements, the MELSP proposes one primary school located generally centrally within
the Mandogalup urban cell, to be co-located with the local playing fields in a shared use arrangement.

The provision of one primary school is consistent with the catchment requirements under Liveable
Neighbourhoods, which stipulates an average of one primary school per 1500 lots. Based on current
planning, it is envisaged the current Mandogalup urban cell (MELSP and MWLSP) has the potential to
yield in the order of 1500 lots.

The location, size and configuration of the primary school identified on the MELSP and MWLSP has
been informally supported by the Department of Education and City of Kwinana. Please refer Appendix
11 for email correspondence outlining this support.

Whilst there is currently an informal agreement in place for the location, size and configuration of the
primary school and playing fields as shown on the MELSP and MWLSP, they are contained within an
‘Investigation Area’ to provide flexibility for further investigation in to alternate locations outside the
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current LSP boundaries. The classification of land use within the Investigation Area has no force or
effect until the Western Australian Planning Commission is satisfied on advice of the City of Kwinana
and Department of Education that suitable land has been set aside for the purpose of a primary school
and local playing fields. Should an alternate location not be agreed by the time the development
staging and population demand requires the provision and development of the primary school and local
playing fields, these would be developed as shown on the MELSP and MWLSP.

It is understood from discussions with the DoE, the Mandogalup cell will be serviced by the Wandi High
School site located within the Wandi South LSP area.

A search of the DoE system identifies the Mandogalup area as currently being within the intake areas
for the Hammond Park Primary School (approximately 4.7km to the north), Gilmore College (Kwinana
Senior High School] (approximately 5km to the south), and Atwell College (approximately 7.3km to the
north). Itis understood these will service the proposed Mandogalup population until such time as the
Mandogalup Primary School and Wandi High School are delivered.

3.8 Activity Centres and Employment
The MELSP does not propose any commercial or retail uses, reflective of the current strategic
planning for the locality.

3.8.1 Secondary Centres

In accordance with State Planning Policy 4.2: Activity Centres for Perth and Peel (SPP 4.2), the closest
secondary centres to the MELSP area are Cockburn Gateway (approximately 6 kilometres to the north)
and the Kwinana Town Centre (approximately 7.5 kilometres to the south).

Beside the Perth City Centre (Strategic Metropolitan Centre), these centres comprise the main regional
activity centres within relatively close proximity to the Mandogalup cell. They provide a diversity of
uses, providing for a range of economic and community services required to service the future
population.

3.8.2 District Centre
Current strategic planning identifies a future District Centre to be located within Wandi on Anketell
Road, east of the Kwinana Freeway.

Under the City of Kwinana's Local Commercial and Activity Centres Policy (LCAC), the District Centre has
been allocated approximately 16,000m?2 of retail floor space and 10,000m2 of bulky goods/ showroom
floor space. This floor space allocation is capable of supporting two full line supermarkets and a
discount department store, as well as a wide range of complementary specialty shops.

In accordance with the City of Kwinana Draft Community Infrastructure Plan (2015), the District Centre is
also intended to comprise a range of community facilities.

Mandogalup residents will have direct access to the District Centre via Anketell Road. The centre will
provide for the daily and weekly needs of residents.

Timing for the development of concept plans and lodgement of a Structure Plan for the District Centre
is unknown at this stage, and is subject to ongoing negotiations for a potential anchor tenant.

3.8.3 Neighbourhood / Local Centre
Consistent with the draft LCAC Policy, the MELSP does not propose a Neighbourhood or Local Centre
within the MELSP area. Notwithstanding a Retail Needs Assessment was prepared to inform the
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proposed MELSP and assess the needs of the future population across both the MELSP and MWLSP.
This is provided within Appendix 9.

The assessment concludes there may be spatial opportunity to provide for a single supermarket based
centre in the Mandogalup locality. The potential retails sales from the residential population for the
MELSP and MWLSP will ultimately be capable of supporting a centre of approximately 7,50m? of retail
floor space, comprising a small supermarket and up to 4 specialty shops. These activities will not be
sustained until the full development of the catchment occurs.

On the basis of the modelling undertaken for the current Mandogalup urban cell, the MWLSP identifies
an interim local centre generally central within the catchment.

Notwithstanding, any expansion of the current residential catchment within Mandogalup would
increase the spending capacity and sales potential within the community. Therefore, any future
planning for the expansion of the Mandogalup residential catchment should be cognisant of providing
and planning for additional retail activity.

Should expansion of the residential catchment occur, there may be opportunity to provide a larger
centre. This would ideally be located within close proximity to Rowley Road and the future extension of
Hammond Road to capitalise on the future needs of the Hammond Park community. A centre located
more centrally within the Mandogalup Cell would be less viable given the location of the proposed
District Centre on Anketell Road (east of the Kwinana Freeway). Accessibility and passing trade
exposure would also be limited and therefore be less likely to attract a wider catchment beyond the
current urban area within Mandogalup.

The location of a larger centre in an alternate location to that currently identified under the MWLSP is
subject to zoning and further detailed planning.

3.9 Infrastructure Coordination, Servicing and Staging

The following provides a summary of the infrastructure and servicing for the MELSP area, however for
further information it is recommended the reader consult the Engineering Services Report provided as
Appendix 10.

3.9.1 Water

Preliminary information from the Water Corporation indicates there are no existing potable water
services available within the MELSP area. Notwithstanding, planning for a number of developments to
the north has now resolved supply issues adjacent to the MELSP area, enhancing the regional network
to ultimately provide services to the site.

The Water Corporation has indicated water distribution mains along Brushfoot Boulevard and Russell
Road (situated to the north of the site in Success) have been completed, and a 500DN extension
southwards along Hammond Road / Frankland Avenue will be completed in the near future. To enable
connection of these services to the site, construction of additional water mains southwards along
Frankland Avenue to the intersection of Rowley Road will be required.

Prefunding arrangements for the extension of water supply services to the site is yet to be confirmed
by the Water Corporation.

All internal water reticulation pipe-work will be designed and constructed in accordance with Water
Corporation standards and requirements. Standard Water Corporation head work charges will apply.
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3.9.2 Sewer

Preliminary information from the Water Corporation indicates there are no existing wastewater
services available to the MELSP area. Notwithstanding, wastewater planning for development to the
north has now resolved supply issues adjacent to the MELSP area, enhancing the regional network to
ultimately accept discharge from the MELSP area.

The MELSP area will be serviced in accordance with current Water Corporation sewerage planning.
This sewer planning identifies the need for a prefunded waste water pump station (WWPS), with a long
term pumping rate of approximately 190 litres per second. This is intended to be located in the south-
eastern corner of the MELSP area on Lot 9002.

The WWPS and associated rising main (to be routed through the MELSP area) is required to be
included on the Water Corporation capital works program.

A preliminary staging plan has been developed by Peritas Group for discussion with Water Corporation
that outlines a staged approach proposing to use the existing Honeywood pump station (Thompsons
Lake Pump Station J] by diverting flow under the Kwinana Freeway from the southern corner of the
Mandogalup precinct and upgrading the existing pump station for the increased flow conditions.

This may be a temporary or an interim measure until such time as the Mandogalup catchment
develops to its full extent and as the MWLSP comes on stream in later stages. The Water Corporation
may consider allowing the early stages of the MELSP to gravitate to that catchment to save
construction of the major infrastructure necessary for the Mandogalup catchment to stall the major
expenses within the Capital works for the Mandogalup area.

3.9.3 Electricity
It is intended all lots within the MELSP area will be serviced with underground power. The cost of this
work will be funded by the developer.

Western Power studies indicate the existing power network in the vicinity of MELSP area has
insufficient capacity to accommodate the whole development and provide recommendations for
possible network extensions that would be required to deliver power services to the site. Itis
anticipated the initial stages of the MELSP development could be serviced from the existing network by
way of upgrading existing feeders. However, the exact capacity cannot be established until the detailed
design stage.

Standard Western Power requirements will apply, including the cost for head works upgrades and
exclusions to service the site.

It is understood, as is standard practice, that a number of pad mount sites will be required throughout
the development. The location of these will be determined at the detailed design and subdivision stage.

3.9.4 Gas

ATCo Gas has advised reticulated gas services are available in the surrounding locality.

ATCo gas may provide road crossing conduits for future use; however this is subject to cost allocations
and budgets being approved by the relevant gas authorities. No developer contributions to provide for
future reticulated gas supplies are anticipated.

In addition, as previously noted, the DBNGP traverses the MELSP area in an east west direction
between Lots 9006 and 9002. Earthworks within the DBNGP easement are not permitted, with
adjacent land required to be graded to maintain access and existing DBNGP levels. Any services or
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roads required to cross the corridor will need prior approval of the Dampier Bunbury Pipeline
Authority.

3.9.5 Telecommunications

It is intended all lots within the MELSP area will be serviced with telecommunication services. This will
be either by way of standard Telstra services or an external private supplier such as LBN Co (as was
the case for the Wandi North and South LSP areas).

The service provider will be responsible for installing telecommunication facilities within the
development. The developer will fund the provision of trenches for cable laying. Alternatively, where
cable routes are on the same alignment as Western Power underground power supply routes, the
telecommunications will use, where possible, the Western Power trenches in lieu of the developer
providing additional trenching.

Head works charges for telecommunication service extensions are anticipated.

3.9.6 Earthworks

Based on the information currently available, it is not expected that any major difficulties will be
experienced during the development of the MELSP area in regard to earthworks and the creation of
building pads.

Site grading will generally be determined by the servicing requirements and environmental constraints
of the site, with a view to keeping grading and remodelling to minimum limits wherever possible.

It is anticipated that bulk earthworks will be completed using material available from within the site,
and that if required, importation of material will be locally sourced from existing sand mining
operations within the locality. Once earthworks have been completed, the site will be stabilised either
by the respreading of stockpiled top soil from the bulk earthworks operations, or by hydromulch
stabilisation as appropriate, or otherwise in accordance with the requirements of the City of Kwinana.

Site levels are intended to be set in accordance with the following parameters:

4  Geotechnical and soil parameters are to ensure the site achieves an appropriate site
classification for its purpose, which is generally Class A for residential purposes.

Fill levels are to provide clearance to groundwater.

Building pad levels are to be designed to ensure floor levels maintain a clearance of a
minimum of 0.5 metres to the regional 1in 100 year flood levels.

4 Finished pad levels are to conform to the regional drainage requirements as identified in
the published urban stormwater drainage strategies consistent with recent government
initiatives for the area.

3.9.7 Indicative Staging
It is intended development of the site will commence from the south of the MELSP area and will occur
across approximately seven stages, moving northward.

The staging of development has predominantly being informed by the servicing (delivery of the sewer
pump station) and access requirements for the site (Hoffman Road). Until such time as development to
the west of the site (MWLSP) has commenced providing alternate access, Hoffman Road provides for
the sole access in to the site, connecting with Anketell Road in the south. In addition, the extension of
sewer services will be most efficient and cost effective if occurring in a south to north direction.
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Please refer to Figure 15 for an indicative staging plan. This is subject to further detailed design and is
provided for explanatory purposes only.

3.10 Developer Contribution Arrangements

The MELSP is situated within the Mandogalup cell for the purposes of Developer Contribution
arrangements, and forms part of Development Contribution Area 8 (DCA 8) for community
infrastructure and Development Contribution Area 6 (DCA é) for traditional infrastructure.

DCA 8 was introduced to TPS 2 by way of Scheme Amendment 115 (Gazetted on 19 June 2012).
However, the City of Kwinana has since reviewed the requirements for community infrastructure on
the basis of current planning and population forecasts, in accordance with a revised draft Community
Infrastructure Plan (2011-2031). The City of Kwinana therefore advertised Amendments 145 and 100A,
concurrently with the Community Infrastructure Plan (2015) between 16 October and 30 November
2015, seeking to amend DCA 8 and introduce DCA 6 to TPS 2. A